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1
1.1 OVERVIEW/SUMMARY
The West Steamboat Springs area is that
part of the Yampa River Valley lying
northwest of Steamboat Springs. It is
encompassed generally by Copper Ridge
on the east, the broad curve of Deer
Mountain on the north and west, and
Emerald Mountain on the south. Over the
years, growth in Steamboat Springs has
tended south, toward the ski mountain and
beyond. With the exception of the
Steamboat II subdivision developed in the
1960’s, and the recently developed Heritage
Park and Silver Spur subdivisions, the West
Steamboat Springs area outside the City
limits has remained primarily in large-lot and
agricultural uses.
This plan focuses on the area north of the
Yampa River from the existing city limits to
the west side of Steamboat II. This is the
area designated in the 2004 Steamboat
Springs Area Community Plan (SSACP) as
the primary area suitable for higher density
residential growth in the Steamboat Springs
vicinity. If residential growth cannot occur
within the Steamboat Springs urban area, it
will likely be forced to outlying areas such
as Oak Creek, Stagecoach, Hayden and
Craig. This will result in increased
commuting time, road and infrastructure
costs, traffic impacts, split family life and
other social costs, and higher costs of
recruiting a work force for Steamboat
Springs businesses.
The original 1995 SSACP designated the
West Steamboat Springs area for future
urban growth and affordable housing, and
recommended that a more detailed plan be
prepared for this area. The result was the
1999 WSSAP. This update of the WSSAP
includes changes based on the 2004
SSACP, landowner concerns, and citizen
input.

INTRODUCTION

An important goal of this plan, is to bring
about affordable housing for the working
people of Steamboat Springs. This goal will
be achieved through a combination of
regulation and incentives including but not
limited to density which can be a significant
means to lessen the cost of a home.
Density requires urban services. The City
of Steamboat Springs is already set up to
provide urban services. Thus, annexation
to the City will be required for those areas
that will be developed at urban densities. It
is also envisioned that some portions of the
sub-area will be developed at densities that
do not require urban services and that they
will remain under County jurisdiction.
This West Steamboat Springs Sub-area
plan is a joint effort between the City and
County in collaboration with the property
owners to comprehensively plan the entire
sub-area to assure that coordinated and
compatible development occurs in the most
cost-effective manner possible.
In the overall West Steamboat Springs area,
urban density development is limited first by
transportation infrastructure, particularly the
capacity of US Hwy 40 into downtown
Steamboat Springs. Second, in
consideration of the visual impacts to this
major gateway to Steamboat Springs,
urban-level development has been limited to
the area north of US Hwy 40, an area that is
largely screened from view and yet is
accessible, developable, and has its own
extraordinary views.
The plan envisions between 1,100 and
2,600 dwelling units. This is a significant
development considering that Steamboat
Springs currently has approximately 7,000
dwelling units. Current development rates,
suggest that this is a long-range plan. This
projection could be affected by the
emerging trends in second-home purchases
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and retirement.
In order to minimize traffic impacts on an
existing road system that has capacity
limitations, another goal is that the West
Steamboat Springs plan area be developed
in accordance with the concept of a
community, with a high degree of selfsufficiency – and access to a wide variety of
jobs and amenities – to substantially reduce
travel into and through downtown
Steamboat Springs. This goal will be met
through a small core commercial area, sites
for schools, recreation, businesses, and the
proposed New Victory Parkway that
provides an internal road connection to the
major establishments at The Curve
commercial center.
The goal of creating adequate affordable
housing to address the community’s needs
will be met by public/private partnerships
and through annexation agreements and
inclusionary zoning policies that require at
least 20% of the dwelling units in the
annexed area to meet long-term affordability
criteria and incentives offered to those
developments that create a higher
percentage of affordable units.
With reliance on the private sector to meet
affordable housing goals, it is important that
the overall development be successful –
attractive, livable and cost-effective. To this
end, the plan contains Design Guidelines
that address key “community-building”
considerations such as streets and alleys,
open space, the mixture of unit types, and
building-to-building and building-to-street
relationships. These guidelines are
patterned after traditional forms that have
worked successfully in Steamboat Springs.

1.2 BACKGROUND
In 1995, the City of Steamboat Springs and
Routt County adopted the Steamboat
Springs Area Community Plan (SSACP), a
comprehensive plan for the City and
surrounding area. The Community Plan

defined six planning sub-areas, including
the West Steamboat Springs Area. A key
recommendation of the Community Plan
was to develop a detailed master plan for
the West Steamboat Springs area.
The West Steamboat Springs Area plan
adopted November 16, 1999, was the
implementation of that recommendation.

1.2.1 How the Plan was Created
The 1999 West Steamboat Springs Area
Plan was developed jointly by the City of
Steamboat Springs and Routt County with a
team of consultants headed by Winston
Associates. The City and County Planning
Departments provided day-to-day direction.
Additional input was provided by other City
and County departments, the Steamboat II
Metropolitan District, and residents and
landowners of the planning area who
attended numerous neighborhood meetings.
The plan was created in two phases. The
first phase draft plan identified two key
issues that required further study before the
plan could be completed – future airport
development and regional traffic capacity.
The planning process was suspended for
approximately 18 months while these
supplemental studies were completed. The
second phase incorporated new insights
gained by the supplemental studies, by
additional City/County collaboration and
agreements, and additional public input.

1.2.2 Goals and Directions for West
Steamboat Springs from the
Community Plan
A key “preferred direction” established in the
1995 Steamboat Springs Area Community
Plan stated: New urban growth areas will be
limited to Lake Catamount to the south (of
Steamboat Springs) and new
neighborhoods in West Steamboat between
the Steamboat Springs Airport and
Steamboat II.

West Steamboat Springs Area Plan (WSSAP) – Adopted June 19th, 2006

Page 8

Since then, the anticipated Lake Catamount
ski area resort village has been replaced by
a much lower density development plan.
Thus, the only remaining area identified in
the Community Plan for “urban growth”
outside of the City of Steamboat Springs is
the West Steamboat Springs area. This
significantly increases the role of West
Steamboat Springs for future growth and
affordable housing for the Steamboat
Springs area.
Another “preferred direction” of the 1995
Community Plan relating specifically to the
West Steamboat Springs area was:
The West Steamboat Springs area
will accommodate a series of new,
affordable, year-round
neighborhoods, with a range of lot
sizes and housing types.
The Community Plan also established
policies specific to the West Steamboat
Springs area:
¾ Encourage the development of
appropriate land uses within the airport
influence area.
¾ Improve the visual quality of the US
HWY 40 corridor throughout the
community.
¾ Site new neighborhoods that are
sensitive to the environmental features
and maintain key scenic resource
values.
¾ Require appropriate “neighborhood”
structure for new developments (e.g.
walking distance to transit stops, mix of
residential densities, a range of public
uses – parks, open space, and
convenient access to neighborhood
commercial).
¾ Time infrastructure provisions with
community needs, and balance costs
between the public sector and
neighborhood developers.
¾ Promote community interaction, while
maintaining privacy for residential
development.

¾ Ensure a comprehensive roadway and
transit system.
¾ Ensure adequate open space,
recreation facilities and a quality system
of trails.
¾ Promote community commercial
development between the downtown
and existing City limits.
¾ Ensure the sensitive addition of
industrial uses.
Action items from the Community Plan
included the following two specific tasks:
¾ Create a detailed master plan for West
Steamboat Springs area including:
water, sewer, arterial roadways, a
strategy for other services, guidelines
for traditional neighborhoods, and
criteria for annexation that addresses
the logical and cost-effective provision
of infrastructure or services.
¾ Create annexation policies that address:
timing of annexation, timing of
infrastructure and services,
improvements, and any cost sharing to
pay for improvements.

1.2.3 Directions from the City Council
and County Commissioners
Finally, at a joint meeting in May of 1998 to
kick off Phase II, the City Council and
County Commissioners reinforced several
key objectives for the West Steamboat
Springs area Plan:
¾ Provide a significant quantity of
affordable housing;
¾ Minimize the public cost of infrastructure
and public services;
¾ Determine whether the land south of the
Yampa River should be removed from
the Urban Boundary of Steamboat
Springs Area Community Plan; and
¾ Assure that the plan is achievable.

1.2.4 Vision and Objectives from
Public Input
At the initial June 1996 neighborhood
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meeting for the West Steamboat Springs
Area Plan, the attendees generated the
following additional objectives as a Vision
for the planning area:
¾ Preserve views - to the mountains and
the broad Yampa River valley.
¾ Keep development away from the ridge
tops that screen and provide separation
between developed areas.
¾ Preserve the US HWY 40 corridor as a
scenic gateway to Steamboat Springs.
¾ Maintain the present feeling of safe,
family-oriented neighborhoods.
¾ Assure that new homes will be in scale
with adjacent existing ones.
¾ Promote affordability and quality of
housing, as well as owner-occupancy.
¾ Provide parks.
¾ Preserve ranch lands and agriculture,
particularly south of the Yampa.
¾ Preserve the natural systems (riparian,
wetland, etc.), especially along the
Yampa.
¾ Provide a bus system and bike paths for
alternate modes of transportation.
¾ Avoid commercial development that is
not compatible with residential uses.
These cumulative directions and policies from the Community Plan, City and County
and the public - became the initial objectives
of the West Steamboat Springs Area Plan.

1.3 WSSAP 2006 UPDATE

was not achieved.
There were several reasons the City and
County decided to proceed with an update
of the WSSAP
¾ Section 7.2.2 of the 1999 WSSAP that
states there should be a regular review
of the plan at least every five years.
¾ To incorporate updated information and
policies from the 2004 Steamboat
Springs Area Community Plan update.
¾ To review WSSAP elements that may
have contributed to the failure to meet
affordable housing goals.
On April 20th, 2005 the Steamboat Springs
City Council and the Routt County Board of
County Commissioners held a joint meeting
to provide direction for the WSSAP update.
The following goals and discussion items
were agreed upon.

1.3.2 WSSAP Update Goals
1. Assure that the plan is achievable; this
is important since the West Steamboat
area is designated as the primary
location for new affordable/attainable
housing in the Steamboat Springs
area.
2. Review, and if necessary, amend the
plan to ensure consistency with the
recently adopted Steamboat Springs
Area Community Plan update.
3. Keep it Simple. The update should fix

1.3.1 Background
After the 1999 adoption of the West
Steamboat Springs Area Plan (WSSAP)
there was significant development in the
plan area including the Silver Spur and
Heritage Park subdivisions in the County,
and West End Village within the existing city
limits. However the development occurred
only in areas within the existing city limits or
with prior County approvals. No new land
was annexed to the City in the six years
following adoption. Consequently one of the
primary objectives of the plan, the creation
of significant amounts of affordable housing,

the problems that have been discovered
in the five years since it was adopted
and include updated information and to
do so relatively quickly.
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1.3.3 WSSAP Update Discussion
Items
Land Use
1. Update should include clear goals while
allowing for flexible implementation
2. Density as shown on the future land use
plan should be reevaluated based on
physical and market constraints
3. Increase flexibility in phasing of
development for land contiguous to city
limits
4. Consider minor expansion of the Urban
Growth Boundary (UGB) in the Slate
Creek area
5. Increased flexibility in the
location/timing of commercial
development
6. Relationship between the Steamboat
Springs airport and development in
West Steamboat should be clarified
Fiscal/Budget
1. Eliminate policies requiring special fees
for regular city services
2. Revenue sharing – update to include
consideration of revenue and/or
services sharing between County and
City
3. Developers to be responsible for
infrastructure financing and construction
Affordable Housing
1. Requirements for 33% affordable
housing should be reevaluated (and
possibly reduced)
2. Increased flexibility in location of
affordable housing
3. Update plan to clarify that affordable
housing requirements only apply to
areas to be annexed

2003 Routt County Master Plan and the
May 2004 Revision to the SSACP.

1.4 REPORT ORGANIZATION
Meeting the “achievable plan” objective
requires that the West Steamboat Springs
Area Plan a) responds to site conditions, b)
is realistic in the marketplace, and c) enjoins
the City, County and property owners in a
productive and mutually beneficial
partnership. Thus, this plan document
begins with an analysis of Existing
Conditions that could have an influence on
land uses in the West Steamboat Springs
area. Chapter 3 describes the Master Plan
and Framework Plan that were developed
after evaluating several alternative
combinations of land uses and density
Ways to achieve affordable housing are
discussed in Chapter 4, followed by a fiscal
impact analysis in Chapter 5. Design
Guidelines found in Chapter 6 will help
assure that the livability objectives of the
Master Plan will be met in the development
of individual projects.

1.3.4 WSSAP Vision
WSSAP Update Shall Be Consistent with
the Visions, Policies, and Actions in both the
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2

ENVIRONMENTAL CONDITIONS AND
EXISTING LAND USES

2.1 THE PHYSICAL SETTING
The original West Steamboat Springs
planning area included roughly six square
miles, beginning at the west boundary of
Steamboat Springs and extending just
beyond the Steamboat II subdivision. It
included the entire Yampa River Valley
bounded by Emerald Mountain on the
south, Elk River Road on the east, and the
gentle curve of Deer Mountain on the north
and west.
This updated plan focuses on the 2.5
square mile area that has been identified as
suitable and appropriate for future
development. The West Steamboat Springs
plan boundary as shown on the maps in this
plan was established in response to
community input during the review and
adoption of the original 1999 plan and the
2004 Steamboat Springs Area Community
Plan (SSACP) update.
The land within the West Steamboat
Springs plan boundary consists of a plateau
that is divided by minor north/south ridges
and drainages. The plateau is partially
transected by the remnants of an old
roadway known as the Old Victory Highway.
US Hwy 40, which parallels the Yampa
River, provides the main highway corridor
linking Steamboat Springs to Hayden and
other towns to the west.

of the broad expanse of the valley to the
south, and Emerald Mountain beyond.
The substantial ridge along the north side of
US Hwy 40 has occasional breaks that act
as “windows” to allow glimpses into the
plateau to the north. (Figure 1) Deer
Mountain broadly confines the plateau.
Within the plateau, a number of minor northsouth ridges divide the plateau into smaller
basins (Slate Creek and several smaller,
unnamed drainages). These basins are like
large outdoor “rooms” visually separated
from each other. Potential development
confined within these basins would not be
visible from each other, greatly lessening
the overall visual impact. For example, the
Steamboat II subdivision is nestled in one of
these “rooms” and cannot be seen from US
Hwy 40 or even from within the plateau until
one is immediately adjacent.

2.1.2 Wildlife

2.1.1 Physiography and Views
Approaching Steamboat Springs from the
west, the US Hwy 40 corridor “gateway”
presents first impressions of a natural,
undeveloped valley. For the most part, the
north side of US Hwy 40 is framed by a
steep ridge. Along the south side of US
Hwy 40 the land drops precipitously into the
Yampa Valley, allowing uninterrupted views

Figure 1: Outdoor “rooms" created by ridges
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The Yampa River corridor is a rich wildlife
area. It contains blue heron nesting areas,
winter range concentrations of bald eagles
and the Spring gathering area for the
Greater Sandhill crane. Protection of these
sensitive areas is one of the reasons the
Urban Growth Boundary (UGB) was moved
north of the Yampa River where there is no
significant wildlife habitat. The intermittent
drainages, both north and south of US Hwy
40, offer potential wildlife migration
corridors.

2.1.3 Geologic Hazards
Geologic hazards found in the Steamboat
Springs area include various forms of slope
instability: ground subsidence, rockfall,
faults, landslides, mud and earth flows, and
slope failure. Slope instability is caused by a
number of natural factors, including
weathering, erosion, groundwater changes
and gradual deterioration of strength in
slope-forming materials. Two geologic
hazards related to slope instability have
been mapped in the West Steamboat
Springs Area plan boundary. They are
Potentially Unstable Slopes and Rockfall
areas.
Potentially Unstable Slopes are areas with
variable characteristics approaching
instability but with no specific on-site
examples of failure. Potentially Unstable
Slopes are indicated on the steep slopes
immediately west of the airport. The
Potentially Unstable designation can range
from a nuisance condition (debris fall on a
road cut) to extreme instability (mass soil
movement). Mitigation measures can range
from simply reseeding, to prevent erosion,
to total avoidance of the area for
development.
Rockfall is typically applied to an area with
steep slopes and unstable rock
outcroppings. There is only a small area of
Rockfall hazard that has been identified in
the plan area. It is located on the steep cut
slopes on the north side of Hwy 40 and
should not impact development in West
Steamboat.

In all of these conditions, the area of
potential failure is only generally mapped
and requires individual site examination to
determine the actual hazard. Within an
area designated as Unstable, there may
also be very stable slopes, where erosion
has exposed stable bedrock. However, the
route of access to these areas still needs to
have site-specific analysis. All known or
suspected hazard areas, including those
mapped as Potentially Unstable Slopes or
Rockfall areas, necessitate site-specific
geological investigation to determine the
feasibility of development and required
mitigation.

2.1.4 Drainage and Floodplains
The dominant drainage feature in the West
Steamboat Springs area is the Yampa
River, which traverses from east to west.
New urban development has been
precluded in the valley bottomland due to
the designated 100-year flood plain 1 , the
drainage tributaries, and associated wetland
areas.
Within the upper plateau, most of the
drainageways are generally dry but
occasionally carry significant storm runoff.
Natural drainages are stable under most
conditions. However, increases in water
volumes from spring thaw can erode banks
and cause significant damage that is
expensive to repair. The increased runoff
from new development needs be retained
and released in ways that will protect the
drainageways. Drainageways also serve as
valuable wildlife habitats and wildlife
migration corridors for both large and small
mammals and birds. They can also provide
a corridor for trails for people.
The major drainageways of the West
Steamboat Springs area should be
preserved in their natural conditions. Within
1 Note: the Flood Prone areas shown on the Existing Conditions Map were derived from the
FEMA (Federal Emergency Management Agency) maps from the Steamboat Springs Area
Community Plan. Currently Routt County allows development within the floodplain under certain
conditions but not in the floodway. The floodway is a much narrower zone that meets specific
criteria of depth and current.
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new development they should be designed
to accommodate 100-year storm flows,
preserve riparian wildlife habitats, protect
sufficient vegetation to assure stable banks
and allow pedestrian trails.

2.1.5 Soils 2
Most of the soils in the planning area are
relatively deep, well-drained loams and silty
clay loams that have shrink-swell potential
and other problems typical of clay-based
soils found throughout the Steamboat
Springs area. These soils are more difficult
on which to build, but do not significantly
add to the cost of construction. For
example, drilled piers, typically required on
about 30% of structures in the Steamboat
Springs vicinity, add 2% to 3% to the cost of
typical home construction. However, they
can add up to 20% more on large homes
located on steep sites.
One soil in the area will have more
significant implications for development.
Kildor variant clays (soil map number 89
and 120) have relatively shallow depth to
shale (40”) as well as high shrink-swell
potential. In the West Steamboat Springs
area the potential for these soils is primarily
on the steep sides and tops of major ridges
— such as the airport mesa, the ridge north
of M&M Auto, and the ridge just east of the
Steamboat II subdivision. South of US Hwy
40 the majority of these soils are located on
ridges and side slopes that are either too
steep for building (greater than 30%) or
outside of the water service (planning)
boundary.
These soil conditions do not preclude
development and can be overcome through
site engineering. For example, the
easternmost houses of Steamboat II and a
number of houses in Heritage Park and
Silver Spur are constructed on these soil
conditions. These conditions do, however,
increase construction costs, e.g. blasting
may be required for foundations, utilities.
2 Source: unpublished draft manuscript and hand drawn soils maps obtained
from the Natural Resource Conservation Service.

2.2 EXISTING LAND USES
2.2.1 Agricultural
Within the planning area, the current
predominant use is agricultural with a
mixture of large and small parcels. Some of
the parcels have been family-owned for
several generations. Almost half of the land
within the plan boundary is held by a single
landowner and has been platted as the
“540-subdivision”. A 15 lot subdivision of
35+acre parcels located in Sections 1 and
2, Township 6 North, Range 85 West, and
Sections 35 and 36, Township 7 North,
Range 85 West.

2.2.2 Residential
A portion of the West Steamboat Springs
planning area has already been developed
as single-family lots. In the western portion
of the planning area, Steamboat II Filings 1
and 2, Silver Spur, and Heritage Park
(approximately 400 total lots) are almost
fully developed. The average lot size in all
of these subdivisions is approximately 1/3
acre to 1/2 acre. For year-round residents
who work in Steamboat Springs, the
Steamboat II neighborhood has been for
decades one of the most affordable singlefamily residential neighborhoods in the
Steamboat Springs area. The more recently
developed Silver Spur and Heritage Park
subdivisions are generally less affordable
than Steamboat II while still providing
housing for middle and upper-middle
income households.

2.2.3 Commercial and Industrial
The most significant new commercial area
for West Steamboat Springs is known as
“The Curve”, located on a curve in US Hwy
40 near its intersection with Elk River Road
(Routt County Road 129). This developing
commercial center is focused around a
hardware store and other retail services.
Another retail area on US Hwy 40 is the
Riverside Center, just west of the Riverside
subdivision.
North of The Curve is a mixture of industrial
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and commercial uses in an expanding light
industrial/retail area.
The M&M Auto Salvage yard is located
within the city limits and just outside the
plan boundary on a prominent knoll north of
US Hwy 40. Just west of M&M Auto is the
Routt County Rifle Club outdoor shooting
range. The Routt County Rifle Club’s use
permit runs for the life of its use. The range
provides a convenient training area for local
law enforcement officers and hunters. Years
of use will necessitate a significant cleanup
of lead shot, copper bullets, etc. The
Division of Wildlife also leases a portion of
this land for storage.
Two small commercial areas occur at the
westernmost end of the study area — the
former Riverbend Restaurant and lodging
(just west of the golf course and south of US
Hwy 40) and Farrow Repair directly
opposite, across US Hwy 40. Riverbend
has a Planned Unit Development (PUD)
approval; however a recent fire caused
extensive damage to the restaurant and it
will not be rebuilt. Farrow Repair is a nonconforming use that was in existence before
the adoption of the Routt County Zoning
Resolution in 1972.

2.2.4 Open Space and Recreation
Silver Spur includes an extensive open
space and trail system as well as a
children’s playground and park. Within
Steamboat II are two small neighborhood
park parcels. Heritage Park School
(private) has platted five soccer fields for the
Steamboat Youth Soccer Association and a
tot lot and playground. There is also a short
section of soft surface trail along the north
side of Heritage Park that parallels US Hwy
40.
Near the far west end of the planning area
is the nine-hole Steamboat Golf Course, a
popular recreation facility with local golfers.
A little further southwest, just outside the
plan boundary is the 22-acre Hard Rock
open space site.
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2.3 WATER
The West Steamboat Springs area can be
furnished potable water by the City of
Steamboat Springs. The City currently
provides water to the Steamboat II
Metropolitan District, which in turn supplies
Steamboat II, Heritage Park and Silver Spur
Estates. The Steamboat II water main is a
12” trunk line running approximately eastwest through the center of the upper plateau
north of US Hwy 40. This trunk line
generally follows the alignment of the Old
Victory Highway from West Acres to Routt
County Road (RCR) 42. The central
location of this trunk line means that
relatively easy water access is available to
the entire upper plateau.
If a developer wishes to develop a parcel
that is not adjacent to the trunk line, he/she
must install a connector water line.
Therefore, the implication for a costeffective water system is that initial new
development in the West Steamboat
Springs area will likely begin close to the
existing trunk water line and gradually
extend outward. However, there may be
other constraints/considerations that result
in development starting further away from
the trunk line. In either case, the developer
will be responsible for providing the
necessary water infrastructure, including
any necessary loops/connections to ensure
that the adequate redundancy and fire flow
is provided for the new development.

2.3.1 Water Pressure
The City of Steamboat Springs has two
water pressure zones for the West
Steamboat Springs area.
¾ The West Valley low zone serves the
majority of the West Steamboat Springs
plan area. The existing Steamboat II
trunk line provides service to the portion
of this area north of US Hwy 40. The
upper limit of this zone is elevation
6,770 ft.
¾ The City and West Steamboat
intermediate zone extends to elevation

6900' but serves only the northeast
portion of the study area, including the
land northwest of the airport.
Due to the steepness of the terrain
surrounding the West Steamboat Springs
area, to extend water service to areas
above the existing zones would require
significant additional expense with relatively
small increases in service area. Therefore,
the existing zones are the effective limits of
water service in the West Steamboat
Springs area until additional infrastructure is
installed.

2.3.2 Water Capacity
Currently, the City is contracted to furnish
the Steamboat II Metropolitan District
150,000 gallons of water a day (0.15 million
gallons per day or MGD). The City has
sufficient water rights to provide water to all
the plan area. Three nearby wells, operated
by Steamboat II Metropolitan District,
provide additional water to the plan area.
West Steamboat Springs treated water is
treated at the Fish Creek Water Filtration
plant operated by Mount Werner Water.
Significant additional development in the
West Steamboat Springs area may trigger a
need for water capacity improvements –
both water lines and expanding water
treatment facilities. These costs are
typically recouped through water tap fees
and/or construction of infrastructure by the
developer.
Extra water capacity is currently available
on a first come, first serve basis. In future,
the City of Steamboat Springs may consider
an allocation system that gives preference
to certain land uses. Depending on the type
of allocation system that is used, there
could be impacts on the availability of water
for development in the West Steamboat
Springs area.
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2.4 WASTEWATER
2.4.1 Wastewater Plant Capacity
The Steamboat Springs Regional
Wastewater Treatment facility (Regional
Treatment facility) is located between the
Yampa River and Twenty Mile Road in the
westernmost portion of the study area. The
most recent plant expansion was completed
in 2001. Additional plant capacity will have
to be added to accommodate full buildout of
the West Steamboat area. The cost of
future expansion of the plant is generally
paid for by using the tap fees that are
assessed to users.
Wastewater treatment capacity is currently
available on a first come, first served basis.
In future, the City of Steamboat Springs
may consider an allocation system that
gives preference to certain land uses.
Depending on the type of allocation system
that is used, there could be impacts on the
availability of wastewater treatment capacity
for development in the West Steamboat
Springs area.

2.4.2 Service Lines
A pair of large City-owned interceptor lines
bring wastewater from Steamboat Springs
to the Regional Treatment facility. The
interceptors follow the south side of the
Yampa River, then cut diagonally across the
lowlands to the Regional Treatment facility,
crossing under the railroad tracks.
Because sewer systems are gravity
dependent, topography influences the
placement of lines. Topography divides the
plateau area north of US Hwy 40 into three
service areas: Steamboat II, Gun Club and
Slate Creek.

Any additional development in the
Steamboat II service area will require
connection to the Steamboat II Interceptor.
Development may require increasing the
capacity of this lift station.
The Slate Creek Service area can tie into
the main Steamboat Interceptor via a
previously installed line that can take
advantage of an existing crossing under US
Hwy 40 near the Sleepy Bear Mobile Home
Park. This crossing was installed during the
reconstruction of US Hwy 40 several years
ago. The existence of this connection and
the relatively short distance to the main
Steamboat Interceptor makes this a
relatively easy and low-cost area for
development.
The central (Gun Club area) portion of the
plateau will require installing a new
interceptor extension flowing eastward
along US Hwy 40 to the crossing at Sleepy
Bear. The costs associated with this US
Hwy 40 interceptor suggest that higher
density development may be required in the
central area to help amortize the cost of the
interceptor extension. Directing flows
eastward may require a lift station.
Within the overall system, several locations
in the West Steamboat Springs area are too
low to connect by gravity to either the
proposed US Hwy 40 interceptor extension
or the Steamboat II lift station. These
locations would require a second lift station.
They are shown on the Utility Map.

The Steamboat II service area is already
connected to the Regional Treatment facility
via the Steamboat II Interceptor. This 10”
and 12” line connects Steamboat II
southward under US Hwy 40, the Yampa
River and the railroad tracks to a deep (30’)
lift station at the Regional Treatment facility.
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2.5 TRANSPORTATION
3

A 1998 Mobility and Circulation Study
assessed possible options for increasing
traffic flow through town. In 2004, a
comprehensive traffic study that included
the West Steamboat area was completed in
conjunction with the Steamboat Springs
Area Community Plan (SSACP) update.
Both studies highlighted the fact that the
peak traffic period in Steamboat Springs
occurs in the summer. This is only partially
due to tourist through-traffic. To a large
degree, it is local traffic and overnight
guests that push volumes significantly
higher in summer than in winter. Therefore,
traffic planning necessarily focuses on the
summer condition.
Traffic from the west and north of
Steamboat Springs arrives via US Hwy 40,
Elk River Road and Twenty Mile Road. Due
to natural constraints (Copper Ridge, the
Yampa River and Howelsen Hill), the
section of US Hwy 40 near the library
cannot be widened and therefore acts as a
constriction to traffic. This is illustrated on
the Transportation Volume/Capacity map
where bars have been drawn at several
locations across the road system. At each
bar is shown the cumulative existing traffic
as well as the cumulative roadway capacity.
Over the last 20 to 30 years, traffic volume
through Steamboat Springs has increased
by an average of 3% per year. This
increase reflects a combination of traffic
from tourism as well as local residents and
construction traffic.
Clearly, the West Steamboat Springs area,
west and north of The Curve has
reasonable roadway capacity remaining.
The zone with least capacity is referred to
as "the bottleneck" near the library. The
Circulation and Mobility Plan identifies this
section of US Hwy 40 as severely
constrained by steep slopes, the Yampa
River and Howelsen Hill - all of which make
3

additional capacity in this location difficult
and expensive. The 2004 SSACP update
traffic study also identified US Hwy 40
between 13th Street and the intersection
with RCR 129 as nearing capacity.
The 2004 SSACP update provides the
following estimates of what level of
development west of the bottleneck will
trigger the need for additional capacity
improvements.
Table T-2: West Steamboat Springs Road
System Improvements
Improvement

Development Potential1

No Improvements
(Existing Road
System)
US 40
13th - Elk River
Road
US 40
Elk River Steamboat II
Elk River Road
US 40 - Downhill
Drive

2008
600 Residential
580,000 SF Commercial
2013
1,100 Residential
1.1 million SF Commercial
2022
1,900 Residential2
1.9 million SF Commercial
2027 (Buildout)
2,635 Residential
2.4 million SF Commercial

1.

Level of development that could occur in West
Steamboat Springs (and projected year) before road
system would require additional improvement.
Development potential assumes all transit and pedestrian
improvements identified previously are implemented and
the community shifts to a higher reliance on alternative
modes.
2
. Because no capacity improvements through the bottleneck
have been included in this Plan, any development beyond
1,100 residential units and 1.1 million SF of commercial
space would increase the delay through that area.

Therefore, a major objective of the West
Steamboat Springs Area Plan is to develop
in a manner that minimizes its contribution
to US Hwy 40 traffic volumes through the
bottleneck. This can be accomplished in a
variety of ways:
A. Make the West Steamboat Springs
neighborhood as self-sufficient as
possible. This means providing
convenience shopping, a post office,
medical services, day care,
employment opportunities, schools,

Mobility and Circulation Study, Transplan, 1998
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and recreation (parks and athletic
fields) to reduce the number of trips
to and through downtown Steamboat
Springs. Concentrating many of
these uses into a pedestrian friendly
West Steamboat “Village Center” will
also help to reduce traffic within the
West Steamboat area.
B. Create a new central collector near
the historic alignment of County
Road 42 (previously known as the
“Old Victory Highway”) that will allow
future residents to travel to the West
Steamboat Commercial/ business
area without entering US Hwy 40.
The central collector road,
henceforth referred to as the “New
Victory Parkway”, should have an
informal character as it passes
through open areas. As it passes
through urbanized areas it should
take on a more formal character,
perhaps tree-lined with a planted
median (see Design Guidelines)
C. Connect the New Victory Parkway to
the north side of Downhill Drive to
provide West Steamboat residents
access to Downhill Drive/Copper
Ridge businesses, the airport and
RCR 129 without having to use US
Hwy 40. Traffic signals will
eventually be required at the
Downhill Drive/ US Hwy 40 and
Downhill Drive/RCR 129
intersections. The signalized
intersections will be due to additional
traffic generated by the New Victory
Parkway connection and increased
background traffic on RCR 129 and
US Hwy 40 which will make left turn
movements to and from Downhill
Drive increasingly difficult.
D. Other potential road connections
should also be created from the New
Victory Parkway south to US Hwy
40, and northwest around the north
end of the airport to Elk River Road
(“the Slate Creek Connector”).
These routes will provide flexibility to
residents, especially for trips in other
directions (Hayden, Clark, the

airport) as well as alternate routes
for safety vehicles. Note that there
may be acceptable alternatives to
the alignments shown herein.
E. Design all development to be transitfriendly, that is, locate higher
densities and commercial areas
close (within 1/8th mile, optimally) to
central bus collection points, and
arrange road systems to
accommodate bus circulation loops
and connection to existing
neighborhoods.
F. Create an internal network of bicycle
and pedestrian trails 4 through the
West Steamboat Springs area.
Assure that individual developments
connect to, and construct, their
respective portion of the bike/ped
system, as well as provide local
paths and sidewalks within each
neighborhood. Connect the West
Steamboat Springs bike routes to
downtown so they can be used for
commuting.
G. Improve transit service to the West
Steamboat Springs area. As noted
on page 6-23 of the SSACP “without
transit improvements, only 300
housing units and 290,000 SF of
commercial space could be
developed before heavy congestion
occurs” at the bottleneck.

4

A Travel Data survey revealed that a surprisingly high
number of local trips – 16% of all work trips – occur via
bicycle.
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2.6 LAND USES NEAR THE AIRPORT
The Bob Adams Field Steamboat Springs
airport is located at the north end of
Steamboat Springs on a bluff overlooking
the City. The easternmost edge of the West
Steamboat Springs area is contiguous with
the airport. Aircraft that use the airport fly
over portions of the planning area.
The airport was constructed in the early
1950s with two turf runways. The northsouth runway was paved before the end of
1963. In 1963, five based aircraft and
approximately 2,000 annual operations
used the facility. Commuter service was
inaugurated in 1971 and grew steadily. In
1989 there were 24 Adams Field-based
aircraft, 4,000 commuter operations and
16,000 general aviation (private plane)
operations. In 1989, the City took
ownership of the airport from the County
and now runs it through its Department of
Transportation Services. In 1994, shortly
after significant improvements were made to
the Terminal building, the carrier
unexpectedly terminated commuter
operations. Since then the airport has been
operated as a general aviation facility. In
2005, there were approximately 85 aircraft
based at the airport. Airport staff estimates
there will be at least 10,500 operations
providing service to 30,000+ people in
2005.

circle the airport, they typically do so at a
radius of 2 miles or more.

2.6.2 Airport Layout Plan
In 1998, the City completed an Airport
Layout Plan for the Steamboat Springs
airport 6 . The plan identifies existing and
potential use levels and physical
improvements necessary to provide various
service levels. It also recommends land use
in the immediate vicinity of the airport that
would be compatible with proposed service
levels and FAA guidelines and regulations.
A comprehensive update of the Airport
layout plan is scheduled for completion in
2006. The update will also address land
uses near the airport. Landowners and
developers are encouraged to consult the
current Airport Layout Plan to ensure
proposed developments are compatible with
the Airport.

2.6.3 Flight Pattern
All airports have a designated Flight Pattern
to organize airplanes approaching the
airport from many directions. The Flight

2.6.1 Operations
The airport has one runway, oriented
approximately north/south. The airport can
accommodate commercial short-take-offand-landing (STOL) planes, carrying up to
50 passengers. Small, private planes and
occasionally corporate jets, some of which
come for mechanical services offered at the
airport, currently use the airport.
Larger, faster aircraft (jets, for example)
usually approach the airport from a long,
straight-in trajectory. If they are required to
5

See Airman’s Information Manual, Federal Aviation
Administration.

Figure 2: Typical rectangular flight pattern 5

Pattern is rectangular in shape, with sides
parallel to and approximately one mile from
the runway. Aircraft typically enter the
Flight Pattern at approximately 800 to 1,000
feet above ground and follow the pattern
6

Steamboat Springs/Bob Adams Field Airport Layout Plan
Update, 1998, Bernard Dunkelberg & Company
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making left-hand turns. The final turn puts
them in line with the runway for landing.
Practicing pilots often stay in the Flight
Pattern for repetitive take-offs and landings.
Planes in the Flight Pattern are usually at an
elevation (800 to 1,000 feet above the
runway level) that permits them to land on
the runway and glide without engine power
in the case of an emergency.
Uses within this area that could create
hazards to flight (distracting lights, glare,
smoke, electronic interference, etc.) may be
regulated to limit potential conflicts with
airport operations.

2.6.4 Noise
The majority of complaints about airports
are related to noise. The FAA does not
regulate noise levels for airports. Rather, it
recommends land uses that are compatible
with various noise levels. Each community
is responsible to set its own noise level
restrictions.
Airport noise is characterized via a
nationally standardized system that
generates noise contour levels similar to a
topographic map. The system does not
estimate the noise from an individual aircraft
but rather averages the cumulative noise
level over a 24-hour period – the unit of
measure is day-night level (DNL). The DNL
contour levels are created by a computer
model based on the projected airplane use
characteristics for a given airport. They are
concentric ovals with the highest DNL levels
closer to the runway, gradually dropping off
(as sound does) with increasing distance
from the source.
The DNL contour modeling in the 1998
airport layout plan assumes a resumption of
commercial operations with a DASH 8 type
aircraft. Even with an increasing level of
service in the future, the expected 60 DNL
(lowest level modeled) does not impact the
West Steamboat Springs Plan area. With
respect to land use compatibility, 60 DNL is

considered the threshold of significant
noise.
This is not to say that no noise can, or will,
be, detected near the Steamboat Springs
airport. Noise sensitivity is usually relative
to the level of background noise. For
example, people in a noisy urban setting will
be less sensitive to overhead aircraft noise
than those living in the quieter conditions of
Steamboat Springs. Though the noise
levels at the airport will be low by national
standards, they will likely be noticeable in
the vicinity of the Steamboat Springs airport.
In the FAA national criteria, virtually all land
uses are considered compatible with DNL‘s
of 65 or less. However, FAA guidelines
suggest that within the Flight Pattern area
some noise-sensitive uses should be
discouraged, such schools, churches and
hospitals. For residential uses in the Flight
Pattern area, the FAA recommends:
a) that construction standards will result in
a 25 dB interior noise reduction, and
b) that avigation easements
(acknowledgment of the presence and
impacts of an airport) be granted by
developers prior to granting building
permits.
The FAA further suggests that higher
density developments (multiple family units,
apartments, etc.) are generally more suited
to airport noise areas than low-density
development, by virtue of their higher
ambient noise levels.
According to local builders, attaining a 25
dB noise reduction is a matter of increasing
insulation and glazing on windows, which is
not expensive or difficult, and using other
mitigation techniques as set forth in the
Airport Layout Plan.

West Steamboat Springs Area Plan (WSSAP) – Adopted June 19th, 2006

Page 32

2.7 GOAL
Preserve natural features and wildlife
within the West Steamboat area.

trail systems within drainages to the
extent compatible with wildlife habitat
protection.

2.8 POLICIES

3. Locate trails and recreational amenities
outside important wildlife and riparian
areas.

2.8.1 Views
1. Protect scenic corridors along US Hwy
40. Avoid development of the steep
hillsides and ridges that run along the
north side of US Hwy 40. Require a
detailed slope, ridgeline and "seen area"
(visual impact) analysis from US Hwy 40
as part of the submittal requirements for
development proposals.

2.8.3 Geology
1. Avoid locating development in areas
that are unstable. Site-specific geologic
investigation must occur on lands
designated as Potentially Unstable or
Rockfall prior to any development
approvals.

2. From US Hwy 40 and other public
locations, preserve views of Emerald
Mountain, Mt. Werner, the Yampa River
valley to the south of US Hwy 40 and
the natural “gateway” experience.
3. New commercial development along US
Hwy 40 is discouraged. Avoid "strip"
commercial development along US Hwy
40 and road corridors. Use clusters of
compact development set back from the
road.
4. Place parks to take advantage of views
within and across each development.
5. Align roads to take advantage of views
of prominent landmarks
6. Protect nighttime viewing of the stars.
All streetlights should be downcast and
opaquely shielded and placed at
intersections and in other locations
required for safety and security to
encourage walkable neighborhoods.

2. Provide explicit notice to future
landowners of potential geologic
hazards, including ground subsidence,
rockfall, faults, landslides, mud and
earth flows, and existing or potential
slope failure.
2.8.4 Drainage
1. Size setbacks and easements to
accommodate 100-year storm flows,
preserve riparian wildlife habitats,
protect vegetation to assure stable
banks and to allow multiple use nonmotorized trails, e.g. pedestrian and
equestrian.
2. Apply the City’s urban drainage and
stormwater management criteria and
'best management practices' to the
West Steamboat Springs area.
Encourage natural or grass-lined
stormwater drainage swales and
channels wherever possible.

2.8.2 Wildlife
1. Follow guidelines set forth in the Wildlife
Resources section of the Routt County
Master Plan.

3. Require coordinated drainage and
stormwater management plans in all
development proposals. Reserve
adequate drainage easements to
accommodate subsequent
development.

2. Preserve and enhance drainages for
wildlife habitat and migration. Consult
with Colorado Division of Wildlife during
development review to ensure sufficient
width to allow wildlife movement. Locate

4. Require stormwater and drainage
easements to be sized to accommodate
trail systems, to the extent compatible
with wildlife habitat protection. (See also
Wildlife Policy #2)
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2.8.5 Existing Land Uses
1. Allow continuation of existing uses, even
if non-conforming.
2. Encourage continuation of agricultural
uses in the Yampa Valley, especially
irrigated hay meadows south of US Hwy
40. Encourage continuation of
agricultural uses on the upper plateau
until replaced by development.

2.8.6 Water
1. Adequate water supply and pressure
exist for the West Steamboat Springs
area. Expansion of the water treatment
facilities may be required by future
growth in the region (including West
Steamboat Springs). Expansion costs
must be paid for by new development
proportionally, including but not limited
to tap fees.

2. Expansion of the wastewater treatment
facilities may be required by future
growth in the region (including West
Steamboat Springs). Expansion costs
must be paid for by the new
development proportionally, including
but not limited to tap fees . New
development will be responsible for
wastewater system collection
infrastructure that is required by the new
development.
2.8.8 Transportation
1. All development in the Plan area should
be transit-oriented. Development should
include a transit center in the Village
Center, transit stops in residential areas
and efficient bus route connections
within the context of a regional
transportation plan.
2.

Link the Village Center area to
neighborhoods, and neighborhoods to
neighborhoods through trails, sidewalks,
and transit stops. Development in the
Plan area will include the design and
construction of certain streets as
pedestrian-oriented with a focus on
pleasurable walking experiences to
community facilities and safe routes for
school children to travel to school and
recreation facilities.

3.

Design and build streets in the Plan
area to provide an integrated connected
system of roadways.

4.

Avoid the use of dead ends and cul-desacs on arterials, collectors and local
streets to disperse traffic throughout the
neighborhoods.

5.

Designate portions of the New Victory
Parkway through the Village Center as
an urban parkway. Parkways are
important signature streets upon which
important building and commercial
areas should front.

6.

Extension of the transportation network
(roads, trails, sidewalks) to provide
required access will be the responsibility
of the developer. This may include

2. New development will be responsible for
water system delivery infrastructure
(identified in the City’s Treated Water
Master Plan) that is required by the new
development including
looping/redundant infrastructure
required to ensure adequate fire flow.
3. Water service will not be provided to
plumbing fixtures that are above the
service elevations.
4. Water service will not be extended into
areas outside the Urban Growth
Boundary (UGB) without a formal
revision to the WSSAP and only if the
level of service meets the goals and
policies of the WSSAP.

2.8.7 Wastewater
1. Lift stations typically require significant
maintenance and are subject to
occasional failure. Therefore, areas that
would require new lift stations will not be
considered for development. Most of
the plateau area can be served by
gravity connections to the Regional
Treatment facility -- without secondary
lift stations.
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offsite improvements to extend
infrastructure to the development.
7.

8.

9.

Where new roads connect to existing
roads, connections or densities may be
limited if existing road capacity is not
sufficient and no improvements are
identified to adequately upgrade the
existing roadway.
A cost reimbursement mechanism such
that initial developers may be
reimbursed for offsite infrastructure
expenses they incur that serves later
development may be negotiated with the
City of Steamboat Springs as part of the
required annexation agreement. The
implementation of a special district may
be an appropriate tool for creating a cost
reimbursement mechanism.
In order to permit traditional
neighborhood streets (narrow road
widths, shorter radius curbs, etc.)
alternate road standards consistent with
AASHTO and industry practice may be
approved providing adequate provisions
for emergency services, utilities,
drainage, and snow storage are
provided. Planning standards (such as
garage setbacks, roof pitch direction,
side lot setback, etc.) may also need to
vary to accommodate different road
standards.

10. To ensure a coordinated street system
each new development shall be required
to dedicate adequate rights-of-way and
connection points for the New Victory
Parkway and all other streets and trails
in conjunction with new development
proposals and annexations.
11. New development will incorporate
consistent, high quality design
standards for the New Victory Parkway,
other major streets, and major
intersections that include consistent
streetscape design, e.g. signage, street
lights, shelters and pedestrian paving.
12. Design the New Victory Parkway to
accommodate on-street parking in the
Village Center.

13. A developer may choose to fund certain
infrastructure in West Steamboat
through a Special District or other
similar mechanism. The City of
Steamboat Springs and Routt County
will cooperate in the development of any
reasonable funding mechanism.
Also see Section 3.4.5 for additional
Policies related to trails.

2.8.9 Airport
1. Residential uses in the Flight Pattern
area may be allowed with the following
conditions:
• Use of non-reflective exterior
materials.
• Use of construction techniques that
reduce interior noise levels by 25
decibels (lower than achieved by
typical construction techniques).
• Granting to the City or County
avigation easements that notify
potential owners of the airport
impacts and require compliance with
height, light and sound attenuation
measures.
2.9 ACTIONS
2.9.1 Transportation
1. Review industry standards to develop
alternative planning, streetscape design,
and street design criteria for pedestrian
oriented and traditional neighborhood
village streets. (Responsibility: City of
Steamboat Springs Public Works
Department in cooperation with City
Planning.)

2. Identify entry points into the West
Steamboat Springs Area (from US Hwy
40 and RCR 129) with gateway entry
treatment including signage, lighting,
and landscaping. (Responsibility: New
intersections – developer; existing
intersections – City of Steamboat
Springs)

3. Revise City of Steamboat Springs transit
policies to provide guidelines for "transit-
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friendly" and “transit oriented”
development (TOD). (Responsibility:

obtain necessary trail connections or
river access. (Responsibility: City Parks

City of Steamboat Springs Department of
Transportation Services)

and Recreation Dept in cooperation with
Steamboat II Metro District, Routt
County, CDOT and area landowners.)

4. Provide transit service to the Plan area
neighborhoods, including Steamboat II
as development warrants.
(Responsibility: City of Steamboat
Springs/Routt County)

5. Prepare a traffic impact study to identify
the specific traffic levels at which
improvements to existing road
infrastructure will be required. The study
should include an access control plan
for CDOT approval identifying new and
existing access locations, movements,
turn lanes, and traffic control on US Hwy
40 from RCR 129 to the Riverbend
property. The study should provide the
same information for new connections to
Downhill Drive and RCR 42 and RCR 44
and the existing connection at RCR
129/Downhill Drive. (Responsibility: City
of Steamboat Springs Public Works)

6. Pursue an extension of the existing core
trail to the trail system in the Silver Spur,
Heritage Park and Steamboat II
subdivisions so that trail users can
access Steamboat Springs without
using US Hwy 40. Core trail extension
should provide access to the Hard Rock
open space parcel. The proposed
alignment should be routed away from
the Yampa River as necessary to buffer
and protect sensitive wildlife/riparian
areas. A detailed wildlife and
environmental analysis will be required
to determine the optimum alignment.
(Responsibility: City Parks and
Recreation Dept in cooperation with
Steamboat II Metro District, Routt
County, CDOW and area landowners.)

7. Within 3 years of the first development
under this plan, extend the core trail to
Sleepy Bear/Slate Creek area to provide
transportation alternative for
development in West Steamboat. Site
and design a safe crossing over or
under US Hwy 40. Work with
landowners in Yampa River Valley to

8. Pursue grant or other funding

opportunities to integrate existing trails
within the boundaries of the Steamboat
II Metro District. Including a safe
crossing over or under US Hwy 40 to
soccer fields, school and golf course at
Heritage Park. (Responsibility:
Steamboat II Metro District in
cooperation with CDOT, City, County)
9. Monitor traffic levels at key intersections

along US Hwy 40 between 13th Street
and Steamboat II. Work with CDOT to
ensure required capacity improvements
on US Hwy 40 are constructed as
necessary. Five-year reviews of WSSAP
and SSACP should include detailed
analysis of transportation capacity
issues. (Responsibility: City of
Steamboat Springs Public Works)
10. The City of Steamboat Springs and

Routt County in cooperation with CDOT
will pursue transportation improvements
as outlined in Table T-2 of the SSACP in
keeping with the concurrency policies
and strategies in the SSACP.
(Responsibility: Steamboat Springs City
Council and Routt County
Commissioners)

2.9.2 Airport
1. In conjunction with the update to the
Airport Layout Plan create land use
policies/regulations in conformance with
the appropriate FAA
regulations/guidelines for the area
surrounding the airport to address
avigation easements, noise attenuation
requirements, light requirements and
FAA height requirement in the area
surrounding the airport. (Responsibility:
City Department of Transportation
Services in cooperation with City and
County Planning)

2. Should airport operations and/or the
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users of the Steamboat Springs airport
change in the future, the land use plan
and zoning in the vicinity of the airport
will be reviewed and revised as
necessary to assure compatibility with
proposed uses. (Responsibility: City
Planning in cooperation with the City
Department of Transportation Services)
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3
3.1 POTENTIAL URBAN
DEVELOPMENT
The combination of the environmental
constraints and land use conditions results
in the Master Land Use map that delineates
areas of potential urban development.
These are the areas of developable land
that remain after subtracting major
ridgelines, steep hillsides and major
drainages.
The delineation of the potential urban
development on the Master Land Use map
is somewhat general and approximate. It is
not intended to preclude development of
suitable land, or to imply that certain areas
will be developed, but rather to provide a
general indication of the location and
quantity of land that might ultimately
develop in the West Steamboat Springs
area. The potential urban development
area constitutes approximately 1,100 acres
of developable land.

3.2 TOTAL RESIDENTIAL UNITS AND
DENSITY – A FUNCTION OF
MULTIPLE CONSIDERATIONS
How many total residential units should be
developed in West Steamboat Springs?
Simply based on land area with only
moderate densities, the cumulative total
could be quite large.
Given the desire to minimize traffic impacts
on US Hwy 40, a goal for West Steamboat
Springs is to create the lowest density
possible that will achieve the other primary
West Steamboat Springs objectives:
1. Achieve significant affordable housing,
and
2. Minimize costs to the public (the City,
County, and Special Districts).

THE MASTER LAND USE PLAN
These two objectives are interrelated and
complementary – affordability is achieved
by reducing the cost-per-dwelling of land,
infrastructure and fees. The most effective
way to do this is to develop at higher
densities. That is, the more homes per mile
of road the less the cost of the road
assessed to each home. The same is true
for land costs, utility costs, profits and some
development fees. Higher density also
results in a more efficient layout of public
utilities, which helps achieve the second
objective above.
Another means of minimizing public costs
related to affordable housing is to allow
some of the costs of the affordable units to
be subsidized by market-rate units. This is
accomplished by requiring each developer
to provide a mix of affordable units with the
market-rate units. In most cases, this
effectively transfers some of the costs of the
affordable units to the market units.
This concept is referred to as “inclusionary
zoning”. The regulatory tool is typically
implemented by requiring that affordable
units comprise a minimum percentage of all
new units. It is used in a number of
Colorado communities, e.g. Aspen,
Telluride, Carbondale. Typical minimum
affordable housing requirements in these
communities range from 10% to 30%. In
addition to a minimum percentage, each
program includes a unique combination of
affordability targets, ownership restrictions,
and phasing requirements.
This Plan includes a minimum 20%
affordable housing requirement for all new
residential development in the West
Steamboat Area. Chapter 4 – Achieving
Affordability; includes additional background
information and detailed recommendations
regarding the inclusionary zoning program
for West Steamboat.
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In 1995, the shortage of affordable units in
the Steamboat Springs area was estimated
to be approximately 700 units 7 . Realizing
that West Steamboat Springs is virtually the
only remaining opportunity for future growth,
the original 1999 plan set an ultimate
affordable housing target of 800 units for the
West Steamboat Springs area, and a
general inclusionary zoning ratio of 1:2.
This implied a buildout target of
approximately 2,400 new units, in addition
to the approximately 200 units that existed
in the Steamboat II subdivision.
That goal, while laudable, may have been
too ambitious. This update of the West
Steamboat Springs Area Plan includes a
minimum 20% affordable housing
requirement. Using the new percentage and
the same 800 unit affordable housing target
of the of the original 1999 plan would result
in a total buildout of approximately 4,000
units in addition to the 400+ (existing and
permitted) units in the Steamboat II,
Heritage Park, and Silver Spur subdivisions.
That type of density has proven not to be
feasible, or desirable for a variety of
reasons. Consequently this update will set
an acceptable range of residential units
based upon fulfilling the traditional
neighborhood design vision of the original
plan within the particular constraints of the
West Steamboat area.
3.2.1 Traditional Urban Patterns of

Steamboat Springs
The vision for West Steamboat is one that
integrates the historic pattern of Old Town
Steamboat with the topography of west
Steamboat to create a livable community
with a true “sense of place”.
Many of the elements desired for the West
Steamboat Springs neighborhood can be
found in the older, residential areas of
7

Routt County Comprehensive Affordable Housing Program
Action Plan, 1/6/1995. See also Achieving Affordability
chapter below.

Steamboat Springs (‘Old Town’
neighborhoods). These include:
1. Streets arranged generally in a
connected, rectilinear (grid) pattern that
result in many options for routes of
travel;
2. A mixture of densities (large lots, small
lots, attached and detached houses)
within a neighborhood (in several areas
there are residential and business uses
that coexist compatibly);
3. Residential uses in close proximity to
large public open spaces and
recreational areas. Old Town is
surrounded by abrupt transitions
between residential areas and public
recreational and natural areas. Emerald
Mountain, Spring Creek Park,
Strawberry Park/Buffalo Pass and
Howelsen Hill provide easily accessible
outdoor/recreational experiences for
residents;
4. Integration of natural areas within the
urban fabric. Examples include the
Yampa River core trail and Butcherknife
Creek Stehley Park;
5. Street trees, detached sidewalks, and
streets with no sidewalks as a public
realm that encourage walking and a
lively social atmosphere; and
6. Garages set back from the front facade
of homes or located on alleys, which
results in a distinct lack of emphasis on
the automobile while reducing the mass
of buildings.
An analysis of Old Town Steamboat land
uses completed for the 2004 SSACP update
shows a total area of 1,437 acres with 1,343
dwelling units (du). This equates to an
average density of 0.9 du/acre. A closer
look reveals 595 acres, almost 40% of the
Old Town area, is open space. Residential
use accounts for 396 acres, not including
road right of way, which equates to a net
density of 3.4 du/acre for the residential
areas of Old Town Steamboat.
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A similar development pattern on the
1150+/- acres of undeveloped land inside
the UGB in West Steamboat would result in
approximately 1,075 dwelling units and 452
acres of open space.
3.2.2 Constraints
A variety of development constraints are
analyzed in Chapter 2 including water and
sewer service availability, soils, steep
slopes, scenic preservation, transportation,
and the Steamboat Springs Airport. Based
on that analysis, it is clear that the primary
constraint on development in West
Steamboat is the transportation capacity of
the US Hwy 40 corridor.
Assuming high levels of transit use and
widening of US Hwy 40 to four lanes
between 13th Street and CR129/Elk River
Road up to 1,100 residential units and 1.1
million SF of commercial space can be
accommodated west of the 13th Street
bottleneck. If the bottleneck is addressed 8
and other improvements are completed
including widening US Hwy 40 to four lanes
all the way to Steamboat II, a total of 2,635
additional residential units and 2.4 million
SF of commercial space can be
accommodated west of 13th Street.
3.2.3 Buildout Summary
The target buildout of West Steamboat is
between 1,100 and 2,600 dwelling units,
with a minimum of 20% meeting the
affordable housing requirements of this
Plan. The final number will depend largely
on the effectiveness of traffic and transit
improvements to the US Hwy 40 corridor
over the next 10 to 20 years.
3.2.4 Phasing
The phasing plan map from the original
1999 Plan included four different phases of
development that generally progressed from
8

The 1998 Circulation and Mobility Plan explored 15 options
th
of addressing the 13 Street bottleneck. All of the options
include significant costs and impacts, to date there has been
no consensus on which, if any, of the options is acceptable.

east to west starting at the existing city
limits. In this update the phasing plan map
has been eliminated in favor of increased
flexibility. The basic requirement that all new
development be annexed into the City of
Steamboat Springs has been retained.
However, there is no requirement that
development move sequentially from east to
west.
In order to provide opportunities for
affordable and workforce housing the City
and County would like to see development
of West Steamboat start in the near future.
The original WSSAP was adopted six years
ago and to date there have been no
annexation/development applications. This
update of the Plan was completed in part to
address policies and requirements of the
original Plan that may have precluded cost
effective development areas requiring
annexation. This Plan update includes a
two-year review, if there are no annexation
applications within that time, it may be
appropriate for the City and County to
undertake a comprehensive review of how
and where to accommodate new affordable
and workforce housing.

3.3 THE AREA PLAN
Overall, a traditional development plan is
proposed, using grid streets and house-tostreet relationships patterned after those
found in the older sections of Steamboat
Springs.
To avoid the uniformity that characterizes
typical subdivisions, it is desired that each
development include a range of lot sizes
and/or unit types, similar to the variety found
in the older parts of Steamboat Springs. By
keeping the buildings roughly similar in size,
as seen from the street, single-family
homes, duplexes and small apartment
buildings can coexist comfortably on the
same block. The added advantage of this
approach is that housing for varying income
levels can be distributed throughout the
community, rather than be relegated to
enclaves.
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The WSSAP envisions a variety of land
uses as described in the remainder of this
chapter. Unlike the original 1999 WSSAP,
the Master Land Use Map does not assign
specific areas for each type of land use.
This WSSAP update is flexible regarding
the location of each land use provided the
quality and character of the development
meets the high standards set forth in this
plan.

3.3.1 Village Center – Mixed Use High
The Village Center will consist of local
commercial uses (convenience stores, small
offices, restaurants, delis) mixed with higher
density residential — possibly ranging from
town houses to small walk-up apartments.
Housing units above the ground floor
commercial facilities will add to the stock of
affordable housing and give people
presence and life to the center even when
the other facilities are closed.
The center is intended to be a “walk-to”
focal point for the community that will also
provide a range of civic needs such as day
care, post office substation, fire and police
annex, school, a library reading room, and
places of worship. It is also intended to
provide public outdoor space such as a
small park or square.
Due to the overall size of the West
Steamboat area (1,100 acres) it is
impossible to create a single Village Center
that will be pedestrian accessible to the
entire area. In fact there are a variety of
locations that could accommodate the
Village Center:
• The land immediately east of Silver Spur
across from RCR 42 has the necessary
infrastructure in close proximity to over
300 homes, which would provide the
benefit of diverting some existing traffic
away from US Hwy 40. This location is
also close to the existing school owned
parcel.
• The Slate Creek area on the east end of

•

•

the plan area, near US Hwy 40 has
similar attributes to those listed for the
area near Silver Spur.
The original 1999 Plan included a
Village Center in the middle of the West
Steamboat area. This has the
advantage of being the most centrally
located.
Another option is to locate the center a
little further north (still within the Urban
Growth Boundary (UGB)) where the
topography is generally flatter and
development might be easier.

If justified by market conditions, additional
smaller mixed use centers might be
appropriate. These might include a small
“Clark Store” style convenience center,
combined with a variety of higher density
housing types.

3.3.2 Residential
Neighborhood Residential – Medium
Intended to provide affordable living in close
proximity to the Village Center, this use will
include small apartments, town houses and
twin houses (duplexes) and single family
residential.

Neighborhood Residential – Low
Single family residential (with mother-in-law
units) on varied lots ranging from 5,000 –
20,000 square feet. Majority (80% or more)
of lots should be 10,000 square feet or less
to be consistent with Old Town development
patterns.

Rural Residential
This land use category, on the northern
periphery of development area, will remain
in the County - initially zoned for agricultural
use (one unit per 35 acres). Slightly higher
density may be possible through a Land
Preservation Subdivision (LPS) that would
result in lots concentrated in clusters with
surrounding open space. A third density
category (1 unit per 5 acres) would be
possible if the additional density is achieved
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areas are not expected to directly provide
affordable housing. Rather, they are
intended to:
¾ Create a transition to surrounding low
density or open lands;
¾ Facilitate regional open space
objectives; and
¾ Provide an additional means for a
property owner to generate income to
subsidize affordable housing in other
areas of the WSSAP.

3.3.3 Commercial/Light Industrial

Figure 3: Illustrative comparison of various
densities (bold box = approx. 10 acres).

through a transfer of development rights 9
from areas in the surrounding Yampa Valley
that are outside the UGB (see Transfer of
Development Rights below).
The low-density lots in the Rural Residential
9

Transfer of Development Rights (TDR) is a means of
preserving open space at relatively low public cost. To
accomplish this, land designated as a “receiving” parcel, is
allowed to develop at a higher density than underlying
zoning if the additional units are transferred from a “sending”
parcel. A “sending” parcel is typically a parcel of land that is
desired to be preserved as agriculture or open space.
Typically, the Development Rights must be purchased from
the owner of the sending parcel. This allows the owner of
the sending parcel to preserve his or her property yet still be
compensated for a its development value. If the “sending”
and “receiving” parcel are owned by the same individual,
only a transfer of Development Rights is required.

A TDR program requires the creation of a formal system to
keep track of the development credits. The most successful
program in Colorado is in Boulder County, where the County
y
acts as a facilitator between buyers and sellers. In other
programs, a public entity performs the function of a “bank” to
actually buy and sell development rights and establish a
consistent value for the rights.

Commercial and light industrial uses include
car repair, equipment storage,
manufacturing, and many other uses that
are often unsightly but are essential to a
balanced, full-service community. Unlike
Steamboat Springs, many resort
communities relegate these uses to out-ofthe-way locations or to nearby communities
that require long travel for services that are
usually necessities. The City Council has
made it a priority to preserve areas for
future industrial uses in and near Steamboat
Springs.
The existing light-industrial areas include
the Downhill Drive area north of The Curve,
Elk River Road parcels, and the M&M
salvage yard on the ridge top west on US
Hwy 40.
There are certain locations within the Plan
area that may be better suited for industrial
uses, including the following:
•

Developable Areas close to the
airport may be better suited to
industrial/commercial uses rather
than residential uses due to noise
concerns.

•

The Routt County Rifle Club (Rifle
Club) shooting range site might be
suitable for redevelopment as a
commercial/industrial site. With
future development immediately
north, the shooting range may no
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longer be compatible. Since the
Rifle Club site fronts directly on US
Hwy 40 it is less desirable for
residential. Due to its surrounding
hillsides it is only briefly visible from
US Hwy 40 and is physically
separated from future residential
development to the north.
Redevelopment would require
appropriate design and landscaping
to preserve the US Hwy 40 scenic
corridor.

3.3.4 Schools, Fire Station, and other
Public Facilities
The Steamboat Springs School District
owns property near US Hwy 40 just east of
Steamboat II that is being reserved for a
future school. The parcel is sufficient to
accommodate a small elementary and
middle school with a park and playing fields.
At least one additional school site will likely
be needed if buildout in West Steamboat
approaches the higher end of the target
range. It will be incumbent on the
developers in West Steamboat to work with
the School District to ensure adequate
site(s) are dedicated to the District.
The West Steamboat area is currently
served by the downtown fire station on
Yampa Avenue. Based on existing and
proposed development, a West Steamboat
fire station will be needed to provide
adequate response time. The Steamboat
Springs Rural Fire Protection District
(SSRFPD) has identified the area east of
Silver Spur as a good location for a future
fire station (noted on Master Land Use
map). Another alternative is to include a fire
station site in the Village Center.

3.3.5 Parks, Trails, and Open Space
Small neighborhood park sites will be
required for all development. The criteria for
their location should be generally as follows:
Size:

1/2 to 2 acres in size

Service area: 1/4 to ½ mile radius (walking
distance), not requiring crossing
a collector road.
Facilities: playground equipment,
benches, shade, open grass
area.
Large community parks, open spaces, and
recreational areas will be an integral part of
development in West Steamboat. The
ridges and drainages of the WSSAP area
provide opportunities for a large
interconnected open space area. The
northern end of the Slate Creek drainage
may provide the best opportunity to restore
and enhance a large natural area within the
West Steamboat area. A combination of
steep slopes, unstable soils, potential
wildlife habitat, and proximity to the airport
precludes cost effective development of this
area.
A comprehensive network of hard and soft
surface trails will be required for all
development in West Steamboat. The trail
system should address both recreational
and transportation needs with a hard
surface trail backbone that connects the
Village Center to the existing Yampa River
core trail. The City of Steamboat Springs
has conceptual plans to extend the core trail
at least as far as Steamboat II.
At Sleepy Bear Trailer Park, the trail should
be extended up the Slate Creek drainage
into West Steamboat. To ensure a safe and
efficient trail system an underpass or bridge
will be required at US Hwy 40.
There is also a need to interconnect the
existing Silver Spur, Steamboat II, and
Heritage Park trails. Potential connections
and routing are shown on the Road and
Trails map. At least one, and possibly two
trail underpasses should be created to
separate trail uses from US Hwy 40 and
create a West Steamboat loop. Eventually
this system might be connected along the
Yampa River to create an even larger
regional trail loop.
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3.3.6 Summary - Features of the
WSSAP
A. A lively “Village Center”, where retail
activity and public functions provide
focal points for the community. The
center's facilities will meet a variety
of local needs: convenience
commercial, institutional uses, child
care, post office, fire/police, offices,
a school and public parks.

¾ a natural, open scenic corridor
along US Hwy 40 minimizing
'strip commercial' appearance
and function.
H. Strongly encourage continuation of
agricultural uses in all undeveloped
portions of the Plan area.

B. A transit-friendly layout, with higher
densities concentrated along the
proposed New Victory Parkway and
Slate Creek Road to allow walkingdistance access to bus routes for a
majority of the residents.
C. A socially and economically diverse
community with affordable housing
intermixed with market-rate homes.
D. Interesting, diverse neighborhoods
with a variety of lot and unit sizes
and types blended together
throughout the community so as not
to create mono-character enclaves.
E. A pattern of interconnected streets
that connect neighborhoods,
disperse traffic and serve as
distinctive public places.
F. A combination of developed and
natural open space, with a variety of
recreation amenities, including a
network of interconnected trails for
both recreationists and commuters.
G. Preservation of key environmental
and visual features, including:
¾ interior ridges that create
boundaries and embrace distinct
sub-area neighborhoods while
separating and screening
development from each other
and from public thoroughfares;
¾ natural stream courses and
drainage ways to maintain
natural drainage patterns, wildlife
habitat and movement corridors
and minimize the need for
expensive storm sewer systems;
West Steamboat Springs Area Plan (WSSAP) – Adopted June 19th, 2006

Page 45

3.4 GOAL
Establish a development pattern that
simulates traditional forms that have
worked successfully in Steamboat
Springs such as Old Town
3.5 POLICIES
3.5.1 Overall
1. Urban types of development will be
allowed only in areas that are
annexed to the City of Steamboat
Springs. The City will annex only
parcels that are contiguous to the
existing City limits in accordance
with state and local statutes.
2. The property currently platted as the
“540 Subdivision” will be required to
include a designated area for a
Village Center and areas for,
commercial/light industrial uses,
schools, emergency services, parks,
trails, and open space as necessary
to ensure orderly development in
conformance with this plan.
3. Other properties to be annexed may
be required to include designated
areas for commercial/light industrial
uses, schools, emergency services,
parks, trails, and open space as
necessary to ensure orderly
development in conformance with
this plan.
4. The Master Land Use map is
intended to provide a delineation of
the areas that are available for
development in West Steamboat. It
is not intended to establish limits of
the areas that are suitable for
development that will be determined
through site-specific constraints
analysis.
5. New urban level development in
West Steamboat should be in
general conformance with the
Design Guidelines contained in
Section 6 of this plan.

6. The land outside the Urban Growth
Boundary (UGB) of the WSSAP
shall remain at a density of 1 unit per
35 acres except as approved
through a Land Preservation
Subdivision (LPS) or Transfer of
Development Rights (TDR) program.
7. In the West Steamboat Springs Area
only, consider parcels of 35 acres or
more (including remainder parcels in
Land Preservation Subdivisions), as
holding zones that could be rezoned to higher densities in the
future, consistent with the WSSAP.

3.5.2 Village Center
1. The property currently platted as the
“540 Subdivision” will be required o
submit a detailed Master
Development Plan in consultation
with adjoining property owners and
with the participation and approval of
the City prior to annexation.
2. Creation of a Village Center is a
required part of the development of
West Steamboat. The Village Center
should incorporate uses that
leverage, complement and support
each other while creating a
community focal point. Including,
but not limited to, institutional uses
such as post office, childcare, fire
station, police substation, public
buildings, churches, etc. as well as
some community neighborhood
retail such as grocery store,
neighborhood convenience store,
bank, coffee shop, laundry, dry
cleaners, bakery, restaurants, etc.
3. The core area of the Village Center
should reflect the best of the
traditional character of Steamboat
Springs while helping establish a
distinct identity in its own right.
Include design elements such as
street trees, wide sidewalks and
appropriately scaled public spaces
that tie the center together and
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identify it as the "heart of the
community".
4. Link the Village Center with
surrounding neighborhoods through
the provision of trails and sidewalks
and transit stops.
5. Include multiple types of housing
opportunities in the Village Center,
such as apartments and condos
above the office and retail uses.
Flexibility in zoning requirements is
required to accommodate the mixed
uses of the Village Center (use of
the Commercial Old Town (CO) or
Commercial Neighborhood (CN)
zone districts would be appropriate).
6. Include high density housing within
and adjacent to the Village Center to
provide sufficient population to
ensure cost effective transit.
7. Encourage the development of a
multi-purpose community center for
the community at large.

3.5.3 Residential
1. Place higher density housing adjacent to
and near the Village Center.
2. Develop residential areas as a
community of individual neighborhoods,
defined and buffered by open space.
Encourage pedestrian use with an
internally connected street system that
is linked to other neighborhoods in
multiple locations.
3. Provide affordable housing intermixed
with market-rate housing recognizing
that differences in lot coverage, height
and scale create a beneficial vitality.
4. Encourage exceptional design that
incorporates compact development
patterns combined with open space as
an option to suburban sprawl.

6. Utilize a portion of the Plan area as
identified on the Master Land Use map
as a receiving zone for density
transferred from the surrounding areas.
7. Innovate with various types of
residential structures such as duplexes,
multi-family, carriage houses, etc. to
achieve affordability.

3.5.4 Commercial/Light Industrial
1. Provide an adequate amount of light
industrial land in the City to keep a
balanced, full service community.
Locate light industrial uses to minimize
their visual impact while taking
advantage of areas with infrastructure
and higher noise levels.
2. Encourage mixed-use development
outside the Village Center that supports
the concept of pedestrian friendly
neighborhoods. Careful site design that
clearly favors pedestrian access and
provides sensitive integration with
surrounding development will be
required.
3. The M&M and Routt County Rifle Club
sites, may be appropriate for highwayoriented uses such as a small business
park, office and/or indoor manufacturing
that can also have an attractive
appearance. Set this development back
from US Hwy 40. Use high quality
architecture and landscape design to
preserve the scenic corridor. Screen
parking and outdoor storage behind
buildings.
4. Avoid development on the highly visible
M&M knoll by clustering on the lower
portion of the property. Restore the
knoll to a natural appearance.
5. On and near the airport, locate uses that
augment existing airport improvements
and are compatible.

5. To address affordable housing needs,
secondary units, etc. are encouraged in
single-family residential areas.
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3.5.5 Parks, Trails, and Open Space
1. Provide a broad range of opportunities
for open space, developed parks and
recreation activities to: A) reduce the
need for automobile travel to Steamboat
Springs for recreation, and B) provide
important quality-of-life amenities for
residents in the area.
2. Provide small, walk-to mini parks for
very young children and for focal points
for each neighborhood.
3. Require a comprehensive trail system
plan to be implemented as part of all
new development. Include ridgelines,
hillsides and natural drainages and
other open spaces as trail corridors 10 .
4. Provide a large community park within
the West Steamboat Springs area. If
possible integrate the park with a school
facility for efficient joint use of facilities.
Size the community park to serve the
active recreation needs of the West
Steamboat Springs area.
5. Include public spaces appropriately
scaled to the commercial development
and community activities that are
central to the Village Center.

2. The City shall review and if necessary
revise the Community Development
Code to accommodate and encourage
the land uses, housing types and
standards listed herein. If necessary,
revise or create zoning district(s) or
regulations to allow neighborhood
Village Center development, including:
• mixture of lot sizes and unit types
adjacent to each other;
• “unit-over-the-store” building form;
• mixed use commercial integrated
with adjacent residential uses; and
• build-to (maximum setback) lines
rather than minimum setbacks.
(Responsibility: City Planning)
3. Initiate a Transferable Development

Rights (TDR) program. Designate Rural
Residential area on the Plan at one unit
per 35 acres (1/35) as base density,
with a density of up to one unit per 5
acres (1/5) allowed. Do further analysis
to determine implementation
mechanisms, e.g. need for TDR bank,
value of TDR’s. (Responsibility: County
Planning in cooperation with City
Planning)

6. Allow recreation uses to continue at the
Steamboat Golf Club site.
7. Encourage continuation of agricultural
uses on open lands in the Yampa Valley
and the undeveloped portions of the
plan area.

3.6 ACTIONS
1. If there are no annexation applications

in the West Steamboat area within two
years of the adoption of the updated
WSSAP the City and County shall
undertake a comprehensive review of
the WSSAP. (Responsibility: City
Council and Board of County
Commissioners)
10

Additional Trails Policies and Action Items included
under Transportation in Section 2.
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4
4.1 BACKGROUND
One of the fundamental objectives of the
West Steamboat Springs Area Plan
(WSSAP) is the provision of attainable and
affordable housing. Affordable housing is
housing that is accessible over the longterm to the working people of Steamboat
Springs and Routt County. This includes
locally employed residents of all ages.
Housing is defined as “affordable” by the US
Department of Housing and Urban
Development (HUD) if a household pays no
more than 30% of its gross income for rent
and utilities or mortgage payment and
utilities.
For purposes of measuring the adequacy of
the affordable housing supply, this definition
is usually targeted at a range of income
relative to the Area Median Income (AMI)
for a given area. The 2005 AMI for a family
of four in Routt County is calculated at
$72,700.
INCOME CATEGORIES
CATEGORY
Upper
Middle

% AMI
>120%
80 –119%

Moderate

50-79%

Low

30-49%

Very Low

<30 %

INCOME
$87,200+
$58,000 –
$87,200
$36,350 $58,000
$21,800 $36,350
< $21,800

Note: Table based on Routt County 2005 Area Median
Income (AMI) of $72,700 for a family of 4 persons. Data
provided by US Dept of Housing and Urban Development
(HUD).

In addition to income ranges, affordable
housing needs cover a broad spectrum of
home types, sizes, and prices. Affordable
housing for a single person making 60%
AMI is priced from $90,000 - $130,000.
Affordable housing for a family of four
making 120% AMI is between $330,000 and

ACHIEVING AFFORDABILITY
$475,000 11 . So a $90,000 one-bedroom
condominium and a $475,000 single-family
house can both be considered “affordable”
housing.

4.2 AFFORDABILITY STRATEGIES
The WSSAP is varied enough that a wide
variety of tools and programs can be
applied at the same time – a “layer-cake”
approach.
Several key strategies that will have the
greatest impact in West Steamboat Springs
are:

4.2.1 Active involvement of YVHA
To be most effective, the “layer cake”
approach will require careful and consistent
coordination. The Yampa Valley Housing
Authority (YVHA) could fill such a role,
including but not limited to the following:
¾ set specific goals for various categories
of affordable housing;
¾ provide overall direction for
implementation, from inception through
property management;
¾ act as ‘central clearing house’ to assist
people who need housing as well as
potential developers who can take
advantage of state and federal
assistance;
¾ take a lead role for specific affordable
housing developments whether through
facilitating new development
independently or through partnerships
with the private sector;
¾ manage the affordable housing units
(monitor and enforce deed restrictions,
verify applicants, etc.).
11

One of the challenges of affordable housing is the number
of different variables that affect what qualifies as affordable.
In the example of a family of four making 120% AMI, the
difference between $330,000 and $475,000 being
considered affordable is the difference between 0% or 20%
down payment combined with 6.9% vs. 5.6% interest rates.
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¾ fund raise to support affordable housing
projects;
¾ provide assistance with down-payment
and other grants and loans; and
¾ regularly inform the public of affordable
housing status, needs and opportunities.

4.2.2 Creation of higher-density
neighborhoods
Higher density can reduce the per unit cost
of land and infrastructure. Higher density
can be achieved with a variety of unit types:
small lot detached homes, duplexes, town
houses, small apartment units,
apartments/condos units over stores/offices
and secondary (“mother-in-law”) units.
Higher densities and a mixture of lot sizes
and unit types within each neighborhood will
provide a rich, diverse community
reminiscent of original Steamboat Springs.
These neighborhoods can include both
home ownership and rental opportunities,
and will include market and deed-restricted
units.

4.2.3 Inclusionary Zoning
An Inclusionary Zoning (IZ) requirement has
been established with this plan. It
establishes a ratio of affordable units to
market rate units that must be included in
each development. It is based on the
premise that the City and County value the
long-term community benefit of providing
workforce housing and recognize the
development community as the catalyst to
provide it.
The IZ program is designed to be clear and
easy to understand and to mesh seamlessly
with the City of Steamboat Springs
Inclusionary Zoning requirements. The IZ
requirement includes a minimum ratio of
affordable units, as well as incentive based
approaches, including those offered by
landowners/developers in order to reach the
goal of creating more workforce housing.
the minimum IZ requirement for new
development in West Steamboat is 20% of
the units must be affordable for residents

making 80% of AMI. This requirement is
within the range adopted by a number of
comparable resort communities in Colorado.
The 20% is also based upon the prevailing
affordable housing needs as articulated in
the 2003 Routt County Housing Needs
Assessment. The governing bodies may
need to re-evaluate the minimum
requirement as economic conditions change
and/or based upon similar studies that
provide such findings in the future.
The WSSAP plan indicates that up to 2600
total units may be built in the WSSAP area.
At 20%, the number of affordable units
generated would be 520. Compared to
zero, this number is significant and
represents the minimum inclusionary units,
not the maximum.
While 20% represents the minimum
inclusionary requirement, the WSSAP also
provides incentives to developers that are
willing to provide more. Potential financial
incentives include various fee and permit
waivers, reduced tap fees, and other
considerations.
Furthermore, if a developer wants to do
more or provide assets that do not
necessarily fit within the prescribed
incentives the developer could present a
number of assets or valuable resources to
the City/County that fulfill the objective of
affordable housing provisions. These could
include but are not limited to:
1. Contribution of land for purposes of
affordable housing, either on or off site,
to the City or County, YVHA or similar
agency. (Land must be acceptable to
the City/County.) Such property may be
used by other developers for the
provision of their respective inclusionary
housing requirement.
2. Construction of affordable housing for
rental or homeownership that serves the
<50% AMI.
3. Establishment of a long term funding
source to the City/County for specific
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purpose of affordable housing
construction and/or services.
4. Inclusion of more municipal services,
inclusion of amenities in City’s capital
improvements plan.
5. A “25% for 25%” inclusionary zoning to
density bonus.
6. Contributions of existing housing
(apartment buildings, condominiums
etc) for long-term affordable housing.
Combinations of these items could be
included in an inclusionary housing
proposal.

4.2.4 Commit each participant to
contribute to affordable
housing.
Typically, affordable housing mandates are
left to the homebuilder to accomplish.
However, the home builder is typically the
last in a long chain of participants, each one
of whom has impacted the cost of
development. From the initial raw land sale
to home construction, each step of the
development process contributes to the end
cost of housing. Therefore, cost reduction
for affordable housing needs to be shared
by each participant, from the very first stage
of the process.

master planning (before annexation). The
affordable components should be built and
marketed concurrent with the market-rate
units. A developer could be allowed to
enter into a partnership with YVHA to build
and/or manage the affordable units.

4.2.5 Encourage the private sector to
take a stronger role in affordable
housing.
Ways to accomplish this might include:
¾ Provide non-financial technical
assistance (perhaps through YVHA)
such as help with state and federal
grant/loan requirements, forms,
procedures.
¾ Encourage the development of market
rate units that are affordable for
moderate and middle income categories
with no, or few, public subsidies
(acknowledging that all development
receives some public subsidy).
¾ Encourage private contributions (both
financial and land) to YVHA.
¾ Facilitate a voluntary, private employer
affordable housing contribution program.

Since annexation and zoning to urban
densities create value for the initial raw land
seller, affordable housing participation
should be required from the beginning of the
land development process (at the
annexation agreement) and should be
shared by each participant in the process.
It will be important that the development of
the affordable component of any project not
be deferred until after the market-rate
portion is developed. This could result in
neighborhood opposition, inaccurate
estimates (and therefore unfeasible
projects), or transfers of ownership without
clear commitment for the affordable
component. Therefore, each project should
be required to clearly delineate the
affordable component at the time of initial
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4.2.6 Assure that the affordable
housing remains affordable in
the future.
New residential development is generally
considered to create a net operating deficit
for the City (covered in more detail in
Section 5 – Fiscal Impact). The City is
willing to annex new residential
development despite the fiscal impact in
order to maintain a healthy and diverse
community that provides housing
opportunities for its workers. Therefore it is
incumbent on the city to ensure that new
affordable housing which is required under
this plan, or which receives significant public
subsidies remains affordable in the future.
Otherwise, the existing supply will have to
be replaced as well as meeting the
increased needs of the future. Controls or
restrictions that could be used, individually
or in multiples, include:
¾ Ownership - make sure that potential
owners do not own other real estate
investment properties
¾ Residency - owners/renters should be
workers in Routt County.
¾ Size - The units can be smaller than
typical market-rate units, which will help
preserve affordable prices.
¾ Price - Set prices targeted at various
percentages of the affordable income
range (the price may have to be
subsidized by the price of market-rate
units)
¾ Income - Assure that potential owners
do not receive supplemental non-earned
income.
¾ Resale - Fix the rate of price increase
(relative to length of ownership) that
may be realized by owner at the sale of
unit.
The restrictions should be set at the
minimum level necessary to achieve
permanent affordable, housing for Routt
County workers and their families. There
may also be varying degrees of restriction –
proportionate to the degrees of public

subsidy received, and to the degree of
permanence achieved.

4.3 GOAL
Provide a minimum of 33% of the
aggregate number of housing units to
working people of Steamboat Springs
who qualify for Community Housing in
accordance with the City’s Inclusionary
Zoning regulations through collaborative
private/public partnerships.

4.4 POLICIES
1. As part of any annexation submittal,
each new development within the West
Steamboat area shall provide a detailed
affordable housing plan. The plan must
provide a minimum of 20% permanent
affordable housing for ownership and
occupancy by eligible households with
an average of the Community Housing
Units being permanently deed restricted
to rental or ownership and occupancy by
eligible households with incomes at
eighty percent (80%) of AMI. The
implementation of these requirements
should be modeled on the City of
Steamboat Springs Inclusionary Zoning
(IZ) Ordinance.
2. Ensure that affordable housing is
available to local workers in the
community on a permanent basis. To
accomplish this, affordable units shall
be permanently deed restricted in
accordance with a deed restriction
enforceable in the State of Colorado, as
approved by the City Council.
3. For those developments that propose to
achieve more than 20% permanently
affordable dwelling units, the City will
consider providing incentives and
assistance, in the form of grants, low or
zero interest financing, cost sharing of
installation of public utilities, additional
density or increased building height, etc.
Additional assistance may be provided
by the City and County through YVHA.
Developers are encouraged to propose
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creative alternatives to meet affordable
housing goals as described in the
Section 4.
4. The affordable units in any project must
be clearly delineated in the project
development plan, must be similar in
style and materials to the market rate
units and must be constructed and sold
concurrent with the market-rate
components of the project.
5. Inclusionary zoning requirements will
continue to apply throughout further
resubdivisions of the same property to
other developers and must be required
regardless of transfer or assignment of
title or a portion thereof. In other words,
no net decrease or dilution of
inclusionary zoning requirement through
further subdivision of property.
(Townhome plats for the creation of
duplexes are exempt)
6. Payment in-lieu may be accepted in
accordance with the City’s Inclusionary
Zoning Ordinance. It can also be utilized
for fractional remainders from 20%
minimum requirement. Funds from the
payment in-lieu fee are to be used solely
for the development of new affordable
housing units within the Steamboat
Springs City limits with priority given to
the West Steamboat Springs Area. The
citywide Inclusionary Zoning Ordinance
shall be used to guide collection and
distribution of funds.

unnecessarily hinder development of
affordable housing. (Responsibility: City
Planning)
2. Establish an inclusionary payment in-

lieu fee in accordance with the City’s
Inclusionary Zoning regulations.
(Responsibility: City Planning)
3. To the extent feasible and possible, the

City and County will partner with the
Yampa Valley Housing Authority and
private sector partners to provide entrylevel/workforce housing in the West of
Steamboat Springs area.
(Responsibility: City Planning in
cooperation with YVHA, County
Planning, Building Department and
development community)
4. The City will develop and adopt an

incentives matrix that will help increase
the percentage of affordable housing
from the minimum required.
(Responsibility: City Council)

7. Developers may choose to deed land to
the City to satisfy their obligation under
Section 4, with the approval of City
Council.
8. The City and County should share the
cost of providing affordable housing (in
excess of the minimum 20%) across the
whole West Steamboat Springs
Planning area.

4.5 ACTIONS
1. Review Community Development Code,
eliminate or amend any provisions that
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5
5.1 BACKGROUND
There will be a variety of significant costs
associated with the development of the
West Steamboat Springs area. Obviously,
there will be the costs of the individual
homes, and the roads and utilities to serve
them. These costs are typically the
responsibility of each developer. But over
and above the costs of each development,
there will be costs for the major roads and
utilities to serve the entire area, such as the
New Victory Parkway, fire station(s), and
trunk water and sewer lines. In addition,
after the development is completed, there
will be ongoing costs for services, such as
road maintenance and snow plowing, police
and fire protection, and repairs to utilities.
What are the fiscal implications of the West
Steamboat Springs development – on the
City, the County and the residents? The City
and County charge at the outset of this
planning process was:
In general, the developer and future residents
should carry most of the financial burden –
the formula for funding should impact the City
and County the least amount possible.
However, certain developments within the
West Steamboat Springs Area that have
community benefit (such as meet
affordable/attainable housing goals) and have
an efficient provision of urban services may
qualify for different criteria for financing
assistance for the City and County, including
annexation. 12

The approach outlined below achieves a
key goal of the West Steamboat Springs
Area Plan (WSSAP) – Ensure that the fiscal
impacts on the citizens of Steamboat
Springs are minimized and the benefits to

12

May 8, 1998 Joint Meeting Summary, Jeff Winston

FISCAL IMPACT

the community are commensurate with or
greater than the costs to the community.
The costs of development can be divided
into two general categories: capital costs
and operating costs. Capital costs are
one-time costs associated with construction,
usually prior to the sale of lots. Operating
costs are long-term costs. By their very
nature, capital costs and operating costs
must be analyzed differently.

5.2 CAPITAL COSTS
Capital costs are the costs of fixed structural
improvements such as roads, utilities, fire
stations. Capital costs are financed in a
variety of ways. Items that are generally
provided by a developer include the internal
roads and utilities and land required for
parks, fire stations and schools. Where a
facility, such as a collector road, will be
used by more than one developer, it can be
financed through a fee charged to each
developer. Sometimes infrastructure items
are installed by a government or quasigovernment entity (special district), which
then recoups the costs through taxes or
special fees. For example, the cost of
improvements to the Steamboat Springs
Regional Wastewater Treatment facility and
the Steamboat Interceptor line are included
in the tap fees charged by the City of
Steamboat Springs.
In West Steamboat Springs, the
developer(s) and/or future landowners
(through a special district) will be
responsible for financing all capital costs.
Table 5-1 lists the major capital expense
items anticipated for the West Steamboat
area.
Certain “community” capital items that serve
a larger region can be funded in a variety of
ways to ensure that new development in
West Steamboat pays its fair share.
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Potential funding sources included a special
district, impact fees, land dedication or other
mechanisms. A decision on the most
appropriate financing/ contribution
mechanism(s) shall be negotiated between
the major developer(s) and the City,
possibly during the annexation and
development review process. This will
create a template for subsequent
annexations in West Steamboat. No matter
which funding mechanism(s) is/are chosen,
the City and County will have to complete a
TABLE 5-1
ITEMS

CAPITAL

Water & Sewer
Trunk service lines
Local service lines
Plant/expansions
Water tanks
Sewer interceptor line
Roads
Internal/local roads
Main/2ndary collectors
Parks
Neighborhood parks
Plazas, pocket parks
Community Parks
Trails
Pedestrian trails
Route 40 over/underpass
Fire
Land for station
Station
Trucks
Public Safety
Police station
Community Space
Community Center
Athletic Field
Playgrounds
Transportation
Center (bldg)
Bus Stops/shelters
Buses

detailed study of the costs, phasing and
appropriate cost allocation for each of the
Community capital items.

5.3 OPERATING COSTS
Operating costs are usually related to
recurring expenses such as
maintenance/repair, staff salaries,
replacements. The City will incur the vast
majority of the operating costs since all
urban level development in West Steamboat
will be annexed. The operating costs
include: plowing and road
maintenance/repair, emergency services
(police, fire, etc), parks and recreation, and
transit service. While residential
development is the main beneficiary of
these services, it does not provide a direct
or steady source of revenue to offset the
associated costs.
The main source of revenue for the City is
sales tax. Of the total sales tax received, the
City Finance Department estimates that
locals contribute approximately 37% and
tourists 63%. Consequently, new residential
development is generally considered to
have a negative impact on the City budget;
this is true both for new residential
development within the existing City limits
and for development which will be annexed.
In the case of West Steamboat, this
disadvantage is potentially balanced by the
public benefit provided by the affordable
housing that will be required as a condition
of annexation.

5.4 GOAL
Ensure the fiscal impacts on the
citizens of Steamboat Springs are
minimized and the benefits to the
community are commensurate with
or greater than the impacts on the
community.
5.5 POLICIES
1. Each landowner and/or developer in the
Plan area will be responsible for
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construction of all necessary (on-site or
off-site) infrastructure at his/her own
expense unless the benefits to the City
of participating are clearly demonstrated
as outlined in Section 4.3. Furthermore,
each landowner and developer may be
required to participate in a special
district or other mechanism to finance
and construct any necessary community
or offsite infrastructure (fire station,
collector roads, utility lines, etc.).
5.6 ACTIONS
1. During the annexation/development
review process the City will work with
the major landowner(s) in West
Steamboat to determine the most
appropriate method to finance major
community capital items, a special
district, impact fees, land dedications, or
other financing mechanism, land
dedications, capital contributions, or
donation of capital facilities may be
used. To facilitate this decision, the City
and County will undertake a study of the
costs, phasing, and appropriate cost
allocation (between new and existing
developments) of required community
capital items. (Responsibility: City and
County)

2. Consider adoption of a concurrency
management system to ensure capacity
of roads, utilities, water & sewer,
schools, and other infrastructure and
services of the City are adequate to
handle each new development that
comes on line in West Steamboat
Springs. (Responsibility: City of
Steamboat Springs)
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6

DESIGN GUIDELINES

6.1 BACKGROUND
The potential of the West Steamboat Springs area is more than just a subdivision, or even a
collection of subdivisions. Rather, the vision is that of a complete, well-rounded community that
achieves affordability objectives by mixing affordable and market-rate units. It is always
important to create livable communities, but especially so in this case -- to attract the marketrate homes that will help underwrite the cost of developing the affordable units. Therefore, it will
be important that the community be an attractive place to live and that the homes and buildings
are aesthetically pleasing. Lots and blocks should be arranged to promote neighborliness and
convenience to services. Streets should be pleasant public spaces, while being efficiently
interconnected and pedestrian- and transit-friendly. In short, West Steamboat Springs has the
promise to become a truly livable community that is sustainable in the long term.
Key specific Urban Design goals for West Steamboat Springs include:
1. Create a true ‘sense of place’, with development being subordinate to, and adapting to, the
natural setting. Integrate development into the rolling terrain, leaving hillsides and
drainageways as open space that surrounds each neighborhood, enhancing access to trails
and maximizing property values.
2. Develop West Steamboat Springs as a true extension of the historic Steamboat Springs
pattern and fabric that works so well, including the connected road system; walkable, treelined streets; an intimate street-to-house relationship and a mix of building types that fosters
social interaction and neighborliness.
3. Provide housing for a variety of family sizes, incomes and age groups that bring about lively,
diverse and safe communities.
4. Establish an integrated, convenient transportation system, focused on alternatives to the
automobile, that provides efficient internal circulation and a connection to “The Curve”
commercial district that minimizes impacts on US Hwy 40.
5. Provide a system of parks and civic spaces that help organize the private development while
providing community gathering areas and pedestrian thoroughfares.

6.2 PURPOSE
The West Steamboat Springs Area Plan (WSSAP) is a refinement of the general prescriptions
outlined in the Steamboat Springs Area Community Plan (SSACP). In order to achieve the
unique vision and specific goals for the West Steamboat Springs area, the WSSAP must be
more detailed in its focus and more specific in its recommendations than a typical master plan.
To this end a series of design guidelines are provided below. Their purpose is twofold:
1. To bring about land development projects that are integrated with respect to roads and
infrastructure, and compatible with respect to general building relationships and forms; and
2. To provide consistency in and predictability to a development review process.
These guidelines are based on the traditional neighborhood patterns of Old Town Steamboat
Springs as outlined in Chapter 3. They will be used by staff, Planning Commission, and
City Council in reviewing projects for consistency with the Plan.
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The guidelines consist of several components:
¾ The Guideline (italicized text)
¾ Occasional diagrams to clarify the guideline and identify key dimensions (key dimensions
are identified by letters that refer to Tables 9 and 10 that follow)
¾ Explanatory text to provide background and amplify the intent of the guideline
¾ Sketches and photos, for illustrative purposes only, to show possible applications of the
guidelines
The guidelines are intended to be flexible and
convey general parameters with respect to
arrangement of streets, lots, blocks and general
building forms and relationships.

6.3 GUIDELINES
6.3.1 Open Lands and Open Space
Preserve skylined ridgelines, steep hillsides (over
30%), and significant drainages in a natural
condition.

The West Steamboat plateau is punctuated by
ridges, drainages and rolling terrain that give
the area its unique character. Preservation of
these features will buffer each pocket of
development from the other, as well as lessen
the overall visual impact on the area. These
open space buffers also offer the possibility of
extensive, close-by open space and trails for
an exceptional passive recreation amenity for
the residents. Finally, the West Steamboat
plateau has unparalleled views of Emerald
Mountain and Mount Werner. If preserved,
these open space buffers will assure distant
views, further enhancing the appeal of the area
for future residents. Preservation of these
views will provide a view amenity that extends
well into the West Steamboat Springs
neighborhoods.

Figure 7: Swales, meadows and long views
from the West Steamboat Springs Area

Figure 8: Drainageway preserved/enhanced
in natural condition

Drainageway easements should be sized to protect an adequate passageway for storm
water as well as provide a natural corridor for wildlife and pedestrian trails, where
appropriate. Project plans should include a Storm Water Management system, which
requires utilizing the most current engineering designs to reduce erosion and preserve the
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natural channels. Since drainages are often wildlife corridors, trails should be located on the
periphery of the drainage and only cross or enter into the drainage at strategic locations. 13

6.3.2 Grid Street Pattern
Most streets in the West Steamboat Springs Area
should have multiple connections (avoid cul-desacs) in a grid-like pattern, modified in response to
terrain and other physical features.

Contemporary street systems (found in some
areas of Steamboat Springs) consist of
collector streets, local streets and cul-de-sacs.
In this system, the dead-end cul-de-sacs have
a high degree of privacy (and no through
traffic), but at the expense of the other streets
that receive all of the traffic (See Figure 9).
The common response to the traffic volumes
and speed on collector streets is to face
homes away from the collector and onto a
local street. This is often accompanied by tall
privacy fences on the collector side, which
creates an impersonal “canyon” effect. (See
Figure 10).

Figure 9: Typical cul-de-sacs channel all traffic
onto a few collector streets (shaded).

Streets in the older part of Steamboat Springs
are arranged in a basic rectilinear pattern – a
grid. A grid street pattern need not be
rigorously rectilinear. In fact curved and angled
streets add interest and vitality, as shown in
Figure 11. However, it can be taken too far.
For example, the Steamboat II streets (Figure
11) all connect (no cul-de-sacs), but it is not a
very efficient arrangement in that the long
blocks tend to channel much of the traffic past
a few houses near the single entrance.
A variation on the traditional street layout that
may be applied to West Steamboat Springs is
to reduce the depth of individual lots somewhat
while still allowing sufficient area for detached
garages, front porches, and useable
backyards. This maintains the same street
appearance, but reduces the area of each lot.
This in turn reduces the land cost per home.
The land area saved can either reduce the
land cost per house, or it can be grouped into

Figure 10: Typical response to big collectors is to
construct privacy fences/walls, which creates
impersonal and undesirable 'canyons'

13

See: Planning Trails with Wildlife in Mind, Colorado State
Parks, 1998.
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common open space – either as a central
courtyard or a mid block pedestrian passage
that can also serve as a snow storage area. In
either case, although the lots are smaller, each
benefits from the adjacent open space. Figure
12 compares the lot and block patterns of
Steamboat Springs, Steamboat II and one
concept for West Steamboat Springs. Figure
13 shows the resulting density comparisons.

Figure 11: Above: Original
Steamboat Springs street pattern.
Below: Steamboat II suburban
street pattern
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Figure 12: A=Traditional Steamboat Springs lot, B= Steamboat II lot, C= proposed configuration

Figure 13: Density comparison between lot and block patterns

West Steamboat Springs Area Plan (WSSAP) – Adopted June 19th, 2006

Page 65

6.3.3 Alleys
Developments may include alleys with 20’ rights-ofway wherever topography allows.

Alleys are integral to original Steamboat
Springs. Alleys allow parking and garages to be
accessed from the rear of the lot, hidden from
view of the street. This in turn allows narrower
lots, which can increase density without
changing the character of the street.
Steamboat Springs alleys currently have 16’
rights-of-way, with a 10 to 12’ travel lane. This
width does not allow much snow storage and
increases the effort required to remove snow. A
slight increase in right-of-way width (to 20’), and
paving, will greatly increase functionality and
efficiency (See summary of dimensions in Table
9 later in this chapter). Where alleys cannot be
constructed due to topographic or other
constraints encourage rear garages that are
accessed from the front.

Figure 14: Typical Steamboat Springs alley.

6.3.4 Garages
Garages should be accessed from rear alleys
(preferred). Garages and accessory buildings
should be set back 4’ from the alley ROW to allow
for turning movements and snow storage. If
accessed from the street, garages should be set
back from the street at least 20 further than the
façade of the house.

Figure 15: Garages dominate the house
front and the street view

Most contemporary subdivisions place the
garage at the front of the house, often closer to
the street than the house itself. The resulting
view that greets a visitor is a blank wall of
impersonal garage doors or cluttered garage
interiors. From within such homes the street is
partially or wholly obscured, reducing the
security of “eyes on the street” and contact with
neighbors.
The contrast with ‘old town’ Steamboat Springs
is striking. With garages at the rear of homes (on
Figure 16: Traditional Steamboat Springs
an alley) the view of the street is dominated by
homes with garages recessed
homes and the street is visible from each home.
The result is usually a greater feeling of neighborhood on the street. Without driveways, there
is also a continuous strip for street tree planting, creating shade and a more interesting street
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view. Even then, the garages are recessed further into the lot leaving the street dominated by
homes. Lots with driveways from the front (street) need to be wider to allow for the width of the
drive and/or the garage. The mass of the garage can be further reduced with the use of glass
windows, pillars between garage doors and articulated door panels.

6.3.5 Street Widths
Streets should have paved running surfaces that are wide enough for safe vehicle passage at
appropriate speeds, yet narrow enough to slow traffic, be safer and foster neighborhood interaction. In
addition to vehicles and pedestrians, the street and/or ROW widths need to be designed to
accommodate drainage, parking, snow plowing, and snow maintenance.

Streets are more than thoroughfares for vehicles. As public spaces they
are often the focus for social interaction and even recreation. Pleasant
streets result from the interplay
and location of adjacent buildings,
landscaping, sidewalks and
vehicles. Even on-street parking
adds to the activity and vitality of
the street. The tools available to
influence street design include:
zoning to control uses, setbacks
and build-to lines to establish
building locations, and the
width/design speed of the road
itself. The combination of all of
these parts can make the street a
memorable public space as well
as a functional passageway.

Figure 17: Streets need to be as narrow as possible, yet still wide
enough to accommodate winter conditions

Typically, vehicle speed increases with the width of roadways. Recent
traffic-calming efforts in other communities suggest that narrowing travel
lanes will reduce speeding. Narrow streets cause people to slow down to
pass each other, and to drive more slowly even when there aren’t other
cars present. At the same time, Steamboat Springs’s heavy snowfall (up to
several feet in a single storm) requires a significant area for snow storage.
In the older sections of Steamboat Springs pavement widths vary greatly,
from 25’ to 35’, including a zone for snow storage in winter and on-street
parking during the rest of the year. The wider the street however, the more
asphalt to be installed, repaired and eventually replaced. Thus, the
optimum street width is a balance between the width desired for snow
removal and the narrowness desired for slower traffic and a greater sense
of neighborhood.

West Steamboat Springs Area Plan (WSSAP) – Adopted June 19th, 2006

Page 67

Street Cross Sections
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6.3.6 Small Curb Radii
Short radius curbs are desired to slow the speed of turning
movements and to shorten pedestrian crossing.

The corner curb radius impacts traffic turning speed
and the pedestrian feel of the street. The typical 25’ to
40’ corner radius encourages turning at higher speeds
— which intimidates pedestrians and gives them more
distance to cross from corner to corner. Smaller curb
radii are more “pedestrian friendly” in slowing cars and
creating a shorter crossing distance at crosswalks.

Figure 18: Shorter curb radii tend
to slow traffic on turns.

6.3.7 Grass Drainage Swales
Grass swales are preferred for street drainage,
except where the density of development will
generate runoff volumes and speeds that require
structural drainage.

The curb-and-gutter required by most cities is
not only expensive, but also increases the speed
of runoff, which then requires detention basins to
avoid flooding downstream properties and
overloading stream channels. Accelerated runoff
also tends to carry higher levels of sediment and
pollutants, which can only be removed by
filtration or settling.
In older Steamboat Springs, the grass-swale
drainage system seems to be adequate for
much of the older part of town. A grass-swale
system minimizes development costs, improves
water quality and contributes to small town
character.

Figure 19: Grass drainage swales in 'old town' help
maintain small town character and help filter runoff.

6.3.8 Planting Strip
All streets in West Steamboat Springs should have a
6’ to 10’ planting strip (for street trees and lawn)
between the paved street surface and the sidewalk.

Planting strips separate sidewalks from streets
and provide a common location for street trees.
They also serve as additional snow storage
areas in winter. Once a standard feature in ‘old
town’ Steamboat Springs, they are now found on
only a few stately streets such as 7th Street.

Figure 20: Planting strip with street trees in 'old
town'
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6.3.9 Build-to Zone (Minimum/maximum
setbacks)
The front façade of houses should be located within the
build-to zone for each land use type.

The character of older Steamboat Springs can in
part be attributed to the consistency of the alignment
of houses along the street, and the fact that the
houses are relatively close to the street. Houses
relatively close to the street tend to enclose the
street space, giving it the feeling of an outdoor
‘room’. Facades consistently close to the street
create the walls of the room and focus attention on
buildings, activities and people rather than on
pavement, parking lots and cars. Shallower
setbacks also reduce the overall lot depth (and total
lot area) while shifting a larger proportion of the lot
area to the rear where it is more usable than the
front yard. For front accessed lots, shallow setbacks
reduce the length of driveways (and therefore their cost).

Figure 21: Build-to-zone establishes
both maximum and minimum setbacks
(see Table 9). Note that building A
does not comply.

To achieve these objectives, a build-to zone is proposed
(as an alternative to a minimum setback line) for the West
Steamboat Springs area. A build-to zone sets both a
minimum and maximum setback for the house façade
(although the porch may encroach up to 6’ into this
zone). The build-to zone is typically deep enough (at
least 15 feet) to allow variety and individuality while still
maintaining overall consistency within each block.

6.3.10 Varied Lot Sizes and Building
Types
To avoid monotony, and to aid the intermixing of
family sizes, ages and income levels, lot sizes
should be varied within neighborhoods. At least
seven basic building types are envisioned for the
West Steamboat Springs area. Each project and
neighborhood should be comprised of a mix of
at least three of the building types, intermixed to
provide a variety of housing opportunities.

Figure 22: Varied lot sizes and house
types within a neighborhood.

To help create a sense of community in the West Steamboat Springs area, it is desired to avoid
creating enclaves of any one house type or income level. Rather, what is envisioned is a mixture
of lot sizes and house types within any single neighborhood. The actual lot sizes should include
a range of sizes, some larger and some smaller, so as to arrive at an average of the indicated
density.
There are two principal ways to achieve a mix of lots and building types. One is to mix them
within an individual block. In Figure 22 above, attached townhomes are intermixed with various
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types of single-family homes around a central park. An alternative is to juxtapose a block of one
unit type next to a block of another unit type. The shift in unit types should occur at the alley or
rear lot line so that similar building types are across the street. The objective is to avoid long
extents of a single unit type.

Figure 23: A variety of house sizes and styles on a residential street.

Table 9 is a guideline to implement the goal of varied building types within each neighborhood.
The “D.U./acre” column represents a range of density (maximum and minimum dwelling units per
acre) suggested for each Land Use type. The density is based on the total contiguous area of the
Land Use Type, including streets, alleys and small parks, included in any given development
project. The remaining columns indicate the number of units (expressed as a percentage of total
units) of several different Building Types that is desired in each Land Use. To assure variety, for
each Land Use type (except Light Industrial), three of the four designated categories are
suggested. For example, in a Neighborhood Res. Medium zone, one could have a mix of 10%
small apartment units, 30% town house units, and 60% small-lot single family units (three of the
four categories, total = 100%).
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Additional guidelines that may be of interest in evaluating development proposals in West
Steamboat:
1. Parks and Civic Use: A minimum of 4% of the total area of each Land Use Type should be
allocated for parks and/or civic use.
2. Commercial FAR: For the Village Center and other commercial areas, the commercial floor
area ratio (FAR) should fall in the range of .6 to 1.0.
3. Industrial FAR: For Light Industrial, the FAR should not exceed .5 and the floor area of
residential uses shall not exceed ½ the floor area of light industrial uses, to a maximum of 4
units/acre.

6.3.11 Building Types and Key Lot Dimensions
At least seven basic building types are envisioned for the West Steamboat Springs area. Uses
and key dimensions for each unit type are summarized in the table below (letters refer to
diagrams in guidelines below):
TABLE 10
Ground floor use
Upper floor(s) use
Off-street parking
Main building
Accessory bldg
Commercial
Front setback (A)
Side setback (B)
Rear setback
Primary bldg
Garage (C)
Garage setback from
front façade (D)
Max. lot coverage
Bldg height (eave)
Main building
Outbuilding
Carriage house max
area

BUILDING USES AND KEY LOT DIMENSIONS
Small Lot
Detached

Large-lot
Detached

Townhouse
or Duplex

Small
Apartment

Shopfront
Mixed-use

Commercial

Residential
Residential

Residential
Residential

Residential
Residential

Residential
Residential

Commercial
Residential

Commercial
Either

2/unit
1/unit
n.a.
7’ – 25’
10’

2/unit
1/unit
n.a.
7’ – 25’

1.5/unit
n.a.
n.a.
7’ – 25’
none

1.5/unit
n.a.
n.a.
7’ – 25’
15’

1.5/unit
n.a.
1/350 s.f.
0’ – 15’
none
15’

15’

4’
20’

15’
4’
n.a.

15’

4’
20’

n.a.

n.a.

n.a.

65%

65%

65%

80%

100%

100%

24’
20’ (carriage
house)
650 s.f.

24’
20’ (carriage
house)
650 s.f.

24’
10’

24’
n.a.

36’
n.a.

36’

Large-lot and Small-lot Detached Single Family Homes
Detached residential are typically free-standing single-family
residences, not to exceed two stories in height (a maximum
of 24’ - measured to the principal eave line). Parking via an
alley is preferred wherever possible. However, Large-lots
(lot more than 60’ in width) can have access to a garage
from either the front street or an alley. Small-lot (lot 30’ to
60’ in width) should have alley or shared access to
garages/parking areas to maximize the width of the lot that is
usable for the dwelling. Garages accessed from the front
street should be a minimum of 20 feet behind building
facade. An accessory living unit may be located within the
main structure or above the garage (carriage house). [See
Table 10 for dimensions indicated by letters in Figure 24]

1/350 s.f.
0’ – 15’

Figure 24: Diagram of key dimensions:
Single family - Large lot - with and
without alley (see Table 10 above for
key to dimensions)
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Townhouse and Duplex (Double House)
Attached single-family residences share at
least one common wall. They should not
exceed two stories in height (a maximum of
24’ in height, measured to the principal eave
line). Off-street parking, whether open,
covered or enclosed, should be entered via
a rear alley [See Table 10 for dimensions
indicated by letters in Figure 25]

Figure 25: Key dimensions: Town house with
alley
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Small Apartment Buildings
Residential units placed one above another,
that share one or more common walls, may
be either (rental) apartments or (owned)
condominiums. They may be accessed via
internal or external stairways. To blend with
neighboring detached and/or attached
residential units they should not exceed two
stories in height (a maximum of 24’
measured to the principal eave line) and
should not have more than 6 units per
building. Parking should be beneath or
behind the building, accessed via an alley.
[See Table 10 for dimensions indicated by
letters in Figure 27]

Figure 27: Key dimension: Small
Apartment Building with underbuilding parking, or optional
detached parking.

Figure 26: Small apartment
building

Shop-front Mixed-use
These units combine ground floor
commercial uses with residential uses
above (studios and small apartments for
singles and small families). They should not
exceed three stories in height (a maximum
of 36’ measured to the principal eave line).
[See Table 10 for dimensions indicated by
letters in Figure 28]

Figure 28: Key dimensions: Shopfront mixed use (live/work) building
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Community Facilities

Community Facilities may include fire
station, branch library, police sub-station,
etc. This building type will require
individualized design but should be located
in the Village Center and blended with
surrounding buildings in terms of size,
materials and colors.

Figure 29: One example of a small-scale community
facilities building
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APPENDIX A – ACTION ITEMS TABLE
Action Item
Transportation – Section 2.9.1

Page Responsibility

1. Review industry standards to develop alternative
planning, streetscape design, and street design
criteria for pedestrian oriented and traditional
neighborhood village streets.
2. Identify entry points into the West Steamboat
Springs Area (from US Hwy 40 and RCR 129) with
gateway entry treatment including signage, lighting,
and landscaping.
3. Revise City of Steamboat Springs transit policies to
provide guidelines for "transit-friendly" and “transit
oriented” development (TOD).
4. Provide transit service to the Plan area
neighborhoods, including Steamboat II as
development warrants.
5. Prepare a traffic impact study to identify the specific
traffic levels at which improvements to existing road
infrastructure will be required. The study should
include an access control plan for CDOT approval
identifying new and existing access locations,
movements, turn lanes, and traffic control on US
Hwy 40 from RCR 129 to the Riverbend property.
The study should provide the same information for
new connections to Downhill Drive and RCR 42 and
RCR 44 and the existing connection at RCR
129/Downhill Drive.
6. Pursue an extension of the existing core trail to the
trail system in the Silver Spur, Heritage Park and
Steamboat II subdivisions so that trail users can
access Steamboat Springs without using US Hwy
40. Core trail extension should provide access to
the Hard Rock open space parcel. The proposed
alignment should be routed away from the Yampa
River as necessary to buffer and protect sensitive
wildlife/riparian areas. A detailed wildlife and
environmental analysis will be required to determine
the optimum alignment.
7. Within 3 years of the first development under this
plan, extend the core trail to Sleepy Bear/Slate
Creek area to provide transportation alternative for
development in West Steamboat. Site and design a
safe crossing over or under US Hwy 40. Work with
landowners in Yampa River Valley to obtain
necessary trail connections or river access.
8. Pursue grant or other funding opportunities to
integrate existing trails within the boundaries of the

35

35

35

36

City of Steamboat Springs
Public Works Department
in cooperation with City
Planning
New intersections –
developer; existing
intersections – City of
Steamboat Springs
City of Steamboat Springs
Department of
Transportation Services
City of Steamboat
Springs/Routt County

36

City of Steamboat Springs
Public Works

36

City Parks and Recreation
Dept in cooperation with
Steamboat II Metro
District, Routt County,
CDOW and area
landowners

36

City Parks and Recreation
Dept in cooperation with
Steamboat II Metro
District, Routt County,
CDOT and area
landowners

36

Steamboat II Metro District
in cooperation with CDOT,
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Action Item
Steamboat II Metro District. Including a safe
crossing over or under US Hwy 40 to soccer fields,
school and golf course at Heritage Park
9. Monitor traffic levels at key intersections along US
Hwy 40 between 13th Street and Steamboat II.
Work with CDOT to ensure required capacity
improvements on US Hwy 40 are constructed as
necessary. Five-year reviews of WSSAP and
SSACP should include detailed analysis of
transportation capacity issues.
10. The City of Steamboat Springs and Routt County in
cooperation with CDOT will pursue transportation
improvements as outlined in Table T-2 of the
SSACP in keeping with the concurrency policies
and strategies in the SSACP.
Airport – section 2.9.2
1. In conjunction with the update to the Airport Layout
Plan create land use policies/regulations in
conformance with the appropriate FAA
regulations/guidelines for the area surrounding the
airport to address avigation easements, noise
attenuation requirements, light requirements and
FAA height requirement in the area surrounding the
airport.
2. Should airport operations and/or the users of the
Steamboat Springs airport change in the future, the
land use plan and zoning in the vicinity of the airport
will be reviewed and revised as necessary to assure
compatibility with proposed uses.
Master Land Use Plan – Section 3.6
1. If there are no annexation applications in the West
Steamboat area within two years of the adoption of
the updated WSSAP, the City and County shall
undertake a comprehensive review of the WSSAP.
2. The City shall review and if necessary revise the
Community Development Code to accommodate
and encourage the land uses, housing types and
standards listed herein. If necessary, revise or
create zoning district(s) or regulations to allow
neighborhood Village Center development,
including:
• mixture of lot sizes and unit types adjacent to
each other;
• “unit-over-the-store” building form;
• mixed use commercial integrated with adjacent
residential uses; and

Page Responsibility
City, County

36

City of Steamboat Springs
Public Works

36

Steamboat Springs City
Council and Routt County
Commissioners

36

City Department of
Transportation Services in
cooperation with City and
County Planning

36

48

City Council and Board of
County Commissioners)

48

City Planning
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Action Item
build-to (maximum setback) lines rather than
minimum setbacks.
3. Initiate a Transferable Development Rights (TDR)
program. Designate Rural Residential area on the
Plan at one unit per 35 acres (1/35) as base
density, with a density of up to one unit per 5 acres
(1/5) allowed. Do further analysis to determine
implementation mechanisms, e.g. need for TDR
bank, value of TDR’s

Page Responsibility

•

Affordable Housing – Section 4.5
1. Review Community Development Code, eliminate
or amend any provisions that unnecessarily hinder
development of affordable housing.
2. Establish an inclusionary payment in-lieu fee in
accordance with the City’s Inclusionary Zoning
regulations.
3. To the extent feasible and possible, the City and
County will partner with the Yampa Valley Housing
Authority and private sector partners to provide
entry-level/workforce housing in the West of
Steamboat Springs area.
4. The City will develop and adopt an incentives matrix
that will help increase the percentage of affordable
housing from the minimum required.
Capital Facilities – Section 5.6
1. During the annexation/development review process
the City will work with the major landowner(s) in
West Steamboat to determine the most appropriate
method to finance major community capital items, a
special district, impact fees, land dedications, or
other financing mechanism, land dedications,
capital contributions, or donation of capital facilities
may be used. To facilitate this decision, the City and
County will undertake a study of the costs, phasing,
and appropriate cost allocation (between new and
existing developments) of required community
capital items.
2. Consider adoption of a concurrency management
system to ensure capacity of roads, utilities, water &
sewer, schools, and other infrastructure and
services of the City are adequate to handle each
new development that comes on line in West
Steamboat Springs

48

County Planning in
cooperation with City
Planning

55

City Planning

55

City Planning

55

City Planning in
cooperation with YVHA,
County Planning, Building
Department and
development community
City Council

55

59

City Council and Board of
County Commissioners

59

City Council
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APPENDIX B – ENGINEERING REPORT
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