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Section I: Introduction
This application is for annexation, rezoning and approval of special review
use for a seasonal recreation vehicle and camping park located
adjacent to the Town of Eagle, on a 13.5-acre parcel of property
accessed from Brush Creek Road.

Figure 1: Base Camp Eagle location (in yellow) and vicinity map. The camp is located
between several existing and future Town of Eagle trails and trailheads.

The owners will phase the building of this seasonal campground starting
this year (2021). The project concept was previously reviewed with the
Town of Eagle staff, planning commission and Town Council (formerly
known as the Board of Trustees) in the summer of 2019.
Many community stakeholders cited the lack of camping options in Eagle
as a significant challenge to strengthening recreation tourism. The Base
Camp Eagle property is a unique opportunity to establish a seasonal RV
Park and campground to address the needs of a community – it is not a
large-scale campground or typical Recreational Vehicle park.
Base Camp Eagle (the “Park”) is ideally located close to Town amenities,
public land and trailheads. The park is owner-operated with the owner
living on the same property. Landscaping, dark sky and seasonal
restrictions are designed in order to provide a quality experience to guests
and create adequate buffering from neighboring properties.
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There is an immediate demand to increase recreation infrastructure. Our
community places high value on outdoor amenities and recreation. The
Eagle and Brush Creek valleys have become popular spring, summer and
fall destinations due to ideal climate, easy access to a variety of public
lands (Town and County open space, BLM, USFS, State parks) and a
diversity of trails, trailheads and outdoor activities.
However, recreation-based tourism can also have negative impacts on
public lands and environmental resources. Dispersed public campsites
don’t have defined parking, trash collection, fire-rings or sanitation
facilities.

Figure 2: With an unobstructed open view south and east to the Brush Creek valley, Base
Camp Eagle is in a unique location between the Town of Eagle and the preserved open
spaces of Brush Creek Valley Ranch.

Around Eagle are examples of dispersed campsites on Bellyache Ridge,
Hardscrabble Road and in both east and west Brush Creek. These sites are
frequented by visitors not mindful of the damage they are doing to the
landscape. Trash, waste and unattended campfires have become more
common as Eagle’s popularity has swelled.
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Figure 3: Special events, such as the Colorado High School Cycling League
championships, would benefit from construction of Base Camp Eagle and a variety of
improved camping opportunities close to Town.

Base Camp Eagle will benefit local businesses by providing convenient
access to a diversity of RV and tent campers normally leaving Town for
public land campsites. On site management will regulate campfires, noise
and any offensive behavior as detailed in the park operations and
management plan.
A connector single-track trail is planned in the dedicated Town right of
way, along Brush Creek Road. This trail will initially connect campers to
the Haymaker trail system, and eventually, connect to a bridge and trail
on Town open space to the Wall trailhead and Hardscrabble trails
beyond. The owners of the project have coordinated a use agreement
with the Haymeadow development to facilitate this important trail
connection and will work with the Town and Hardscrabble Trails group to
construct the Wall trailhead connection.
No long term (over 15 day) camping will be permitted at Base Camp
Eagle. Trash and recycling will be available. An information kiosk and selfcheck in station will greet visitors on arrival with information about the
Town trails system and campground rules. The campground will operate
as dark sky friendly – very limited lighting for signage and security will be
downcast and not cause glare to preserve visual access to the night sky.
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A detailed Park operations and management plan is included with this
submittal.

Figure
4: A check
in and localBoard
information
at a
USFS
campground.
Self Check
In and Information
(Woodboard
with self
pay,
USFS
example)

The Park will build up to 49 individual RV and camping sites (“pads”),
including 4 group camping sites that can accommodate 8-10 tent
campers with shared community fire rings and picnic tables for a total of
53 sites. A fixed bike tuning stand and tools will be installed for guests to
use while staying at the Park.
Both camp and RV sites are generously sized and designed to take
advantage of the views of the entire Brush Creek valley. Landscaping
plans include shrubs, trees and berms along Brush Creek Road to soften
the appearance of the park and seasonal activity.
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Figure 5: Basecamp Eagle property, existing conditions (looking northeast towards
Bellyache Ridge).

At a future date, 4 small cabins may be constructed to offer a variety of
camping experiences. The project will be phased according to the timing
of approval and market conditions.
All roadways, parking, signage, lighting and utilities (electrical, 4 frost-free
hydrants, privy vaults for toilets and dump station), landscaping and
campsites (west loop and group sites) will be constructed in the first
phase. A portion of the center loop may also be constructed in the first or
second phase, which will include buildout of the center loop and east
loop. The project plans also show locations for future rental cabins and
bathhouse to be constructed in a final phase.
All buildings - including the pit toilets - will be constructed of reclaimed
and
weathered
barn
wood
to
reflect
a
western
style
(larkspurbuildings.com for representative styles).

Phase I: Pit Toilets will be custom made by Larkspur Buildings.
Antique Western Style with reclaimed wood and rusted metal roof
with covered porch.

Phase II & III: Future bathhouse and rental cabins will be custom made
by Larkspur Buildings. Antique Western Style with reclaimed wood
and rusted metal roof with covered porch.

Figure 6: Architecture of pit toilets and future bath house and cabins will reflect historic
materials and western vernacular of the Brush Creek valley.

As detailed in this application and attachments, approval of the Base
Camp Eagle will be a benefit to the Town.
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Section II: Land Use and Development Standards evaluation
This Application has been prepared in accordance with Eagle Municipal
Code standards and requirements, as described in Title 4, Land Use and
Development Code.
According to Section 4.05.030.A Conditions or rezoning:
1. The rezoning is compatible with surrounding land uses, and is consistent
with the Town’s goals, policies and plans;
Applicant Response: Base Camp Eagle will be approved through
annexation, zoning to a Rural Resource Zone District and concurrent
approval of special use review for a Recreational Vehicle Park. The
existing single-family dwelling units were constructed in 1974 and 1977 –
before current County zoning and subdivision regulations – and are
legally non-conforming to the existing County Resource zone district.
No jurisdictional wetlands or floodplain impacts are anticipated or
proposed, and significant impacts to natural resources are mitigated by
the seasonal operating limits of the facility and associated open space
trail closures for wildlife. Compatibility is also assured through the
implementation of a park management plan and on-site ownership.
Infrastructure to support the project is in place or is available to support
the project in a phased approach.
The project is designed to minimize environmental impacts as
detailed in the Environmental Impact Report. The project will not cause
significant deterioration of water and air resources. Campfires are
strictly limited to designated locations and may be further restricted in
accordance with the management plan submitted and any prevailing
local fire restrictions.
The applicant has held several pre-application meetings to review the
plans with both the Town of Eagle Planning Commission and the Town
Council (formerly known as the Board of Trustees). The Project achieves
the vision and goals for recreation tourism and infrastructure
compatible with the Elevate Eagle Comprehensive Plan December 15,
2020, including:
Goal 1-2. Expand and diversify the Town’s economic opportunities.
Goal 1-2.4. Work to attract and retain businesses that support and
enhance Eagle’s tourism revenues, while also seeking to build upon
entrepreneurship.
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Goal 2-4. Connect Eagle’s unique neighborhoods physically and
visually through a walkable and trail-oriented environment with highquality wayfinding.
Goal 2-8.4. New development should create connections to existing
trails and pedestrian areas within the Brush Creek character area,
where appropriate.
Goal 2-8.5. Enhance multi-modal and pedestrian connectivity within
the Brush Creek Character Area.
Goal 3-1.2. Provide opportunities for campsite development in or near
Town.
Goal 3-3.1. a. Support efforts to enhance and expand parks, trails
(hiking, biking, motorized), and recreation amenities.
Goal 3-3. b. Require new development to provide adequate parks,
trails and other recreational facilities, and connections to
pedestrian/bicycle-oriented amenities.
Goal 4-1.2. Protect and preserve wildlife habitat, movement corridors
and other sensitive lands.
Goal 4-1.3. Mitigate impacts to the natural environment and native
species.
Goal 4-3.6. Encourage site designs and alternative transit incentives that
reduce the demand for automobile trips in the area.
As reported by the Plan, the lack of formalized camping options in Eagle is
a potential impediment to recreation infrastructure and economic
development. Base Camp Eagle responds to this challenge and is in
substantial conformance to applicable goals, policies and plans of the
Town.
2. That the land to be rezoned in error or the existing zoning is inconsistent
with the Town’s goals, policies and plans;
Applicant Response: The land is currently zoned Resource through
Eagle County. Annexation and rezoning to the Town’s Rural Resource
designation is consistent with Town goals, policies and plans as detailed
herein. The request for special review use is also consistent with
Ordinance No. 09 (Series of 2020) amending Section 4.04.060 of the
Eagle Municipal Code Schedule of Uses permitted in Residential Zone
Districts.
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3. That the area for which rezoning is requested has changed substantially
such that the proposed rezoning better meets the needs of the
community; or
Applicant Response: The proposed zoning and approval from the Town
better meets the needs of the community as expressed through many
different Town officials and others. The applicants have provided a
fiscal impact analysis based on occupancy and trip related spending
estimates. This estimate also includes application of the Town lodging
tax.
The project will benefit Eagle financially as modeled in a
preliminary impact study (Attachment G).
4. That the rezoning is incidental to a comprehensive revision of the Town’s
zoning map which recognizes a change in conditions and is consistent
with the Town’s goals, policies and plans
Applicant Response: This criterion is not applicable.
According to Section 4.05.010.A, All Special Uses:
1. The proposed use is consistent with the provisions of this chapter and
with Town’s goals, policies and plans;
Applicant Response: The use is consistent with all Town goals, policies
and plans.
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Figure 7: Base Camp Eagle site landscape and lighting plan.
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2. The proposed use is compatible with existing and allowed uses
surrounding or affected by the proposed use;
Applicant Response: The proposed use is compatible with existing and
allowed uses surrounding the project and is seasonal in nature. An
increased setback and significant landscaping buffer are proposed
along Brush Creek Road. Site design is sensitive to existing neighbors,
wildlife use and context.
The owners are working with the Town on several trail connections to
the Park, so guests can “park once” and still be connected to all Eagle
offers for recreation, dining and shopping without having to get back
in their car.
We will continue to work closely with the Town of Eagle, Haymeadow
developer and the Hardscrabble Trails coalition to coordinate trail
construction, access and conform to seasonal trail wildlife closures. A
detailed park operations and management plan is included as part of
the application (Attachment G).
3. Street improvements adequate to accommodate traffic volumes
generated by the proposed use and provision of safe, convenient
access to the use and adequate parking are either in place or will be
constructed in conjunction with the proposed use, as approved by the
Town; and
Applicant Response: The project will dedicate a 30-foot strip of land
adjacent to Brush Creek Road as new right of way for future trails or
road improvement projects. A traffic analysis is included in the
application (Attachment D) and adequate parking will be constructed
per Town requirements as detailed on the application site plans.
4. The special conditions for specific uses, as provided in the section, are
met.
Applicant Response: The project is proposing a recreational vehicle
park permitted as designed. The project is provided water by the Town
of Eagle, and they have confirmed sufficient water supply for the
project.
Vault privy toilets and a vault dump station will be regularly maintained
in accordance with Eagle County Onsite Wastewater Treatment
regulations. The project is or can be adequately served by all public
services. The project is working with the Town to establish multiple trail
Base Camp Eagle
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connections. The applicant is the owner, and will encourage a “park
once” approach for guests and work closely with the Town to
coordinate area information and multiple modes of access to the
campground.

Figure 8: Basecamp Eagle property, existing conditions (looking northwest
towards the existing barn and Castle Peak).

According to Section 4.04.100.G.7, Legal, nonconforming uses, structures
and lots:
7. When a parcel containing a nonconforming use or structure is annexed
to the Town, said use or structure shall be considered a legal
nonconforming use or structure if said use or structure was permitted
under county zoning regulations at the time of annexation and subject to
conditions imposed by the County prior to annexation.
Applicant Response: The single-family home and additional dwelling on a
property less than 35 acres in size were approved and permitted by Eagle
County in 1974 and 1978 (Attachment A). As submitted to the Town, both
single family homes are legally conforming in the Rural Residential zone
district.
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According to Section 4.10.030 Recreational Vehicle Park, Design and
Operation:
A. Size and density.
Applicant Response: The Park meets minimum size requirements; it
comprises approximately 9.97 acres of the 13.49-acre property. The Park
does not exceed the maximum of 20 campsites per acre density. There
are 49 RV and dry camping sites and 4 group sites on 9.97 acres in the
Base Camp Eagle Park. Density is less than 6 campsites per acre as
proposed.
B. Setbacks.
Applicant Response: The Park sites are set back over 100’ from Brush
Creek Road. The dumpster enclosure is 115 feet from Brush Creek Road,
screened by a wood enclosure, and located to buffer light trespass off
the property. The special use complies with all site design requirements.
C. Campsite.
Applicant Response: The Park sites are generously sized and average
1,500 square feet, including tent camping sites. Each site will be furnished
with a picnic table and fire ring constructed over an improved surface
(washed gravel, crusher fines or equivalent) in order to avoid muddy
conditions during rain events. Sites will have convenient access to a frostfree hydrant for water and a vault privy (waterless pit toilet).
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Figure 9: Campsites are generously sized, and landscaping is placed to preserve
view while create buffers between guests. Site density is less than 1/3 of the
maximum established by Town Code.

D. RV placement.
Applicant Response: Every site is accessible to the internal access
driveway; RV sites meet all dimensional requirements of the Town and will
have access to four conveniently located frost-free hydrants for water, a
dump station and a vault privy toilet.
E. Vehicular Circulation.
Applicant Response: Driveways will circulate as shown on the site plan,
can accommodate RV and emergency vehicle turning movements. The
driveways will be constructed of crushed gravel/road base in order to
minimize dust and erosion and to facilitate maintenance for the owners.
The dump station will be constructed with an improved pullout and will
not interfere with park vehicular circulation. Trash collection is also
located for convenient access by guests and waste haulers.
F. Parking.
Applicant Response: Parking is provided for each tent space and RV
space in accordance with the code. Two parking spaces are provided
for each group campsite, intended to accommodate 8 to 10 people per
Base Camp Eagle
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site. Additional guest parking spaces are included on the west loop near
the barn for dry camping sites. Each RV site can accommodate a full-size
RV towing a vehicle, plus an additional vehicle.
G. Landscaping.
Applicant Response: Landscaping is planned in conformance with
Section 4.07.020 of the Development Code. A landscape plan has been
developed for the project and is included in the attached site plans. The
project will be operated as a dark sky park and careful placement of
landscape berms will mitigate visual impacts to neighboring properties.
A variety of trees, including Spruce, Pine, Boxelder and Thornless Hawthorn
are proposed. A grove of fruit trees intended to be harvested by Park
guest is planted on the west edge of the campground. A small bluegrass
turf area is added for common area and a variety of shrubs including
Ginalla maple, Siberian peashrub, purple leaf plum, elder and lilac are
planned between dry camp sites and throughout the park.
RV sites will be reseeded with Pawnee butte low-grow native seed mix,
and all disturbed areas outside the camping loops will be reseeded with a
native mountain seed mix that does not require permanent irrigation once
established. Picnic tables will be conveniently located close to the edge
of parking and the table and firepit will be constructed on a washed
gravel or crusher fines base to avoid muddy conditions in the area of
camping.
For regular campsites, tent pads will be edged and
constructed with wood mulch or pea gravel. Two sites will be designated
as ADA (planned as west loop site #1, center loop site #5) and the toilets
will be constructed as accessible.
H. Accessory uses.
Applicant Response: Accessory uses will be incidental to the Park, and
may include bike rentals, camp concessions and a vegetable stand for
guests. A sheltered bike tuning station including a stand and tools will also
be provided for use by the guests of the Park.
I.

Outdoor recreation areas.

Applicant Response: At least 1.77 acres of land, or 17% of the Park, will be
used for common area, including a large grass field adjacent to the
group camping sites. A single-track trail will be constructed along the
front of the Park, in dedicated right of way, in order to create a seasonal
public trail connection between Hardscrabble and Bellyache trails. The
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applicant will continue to coordinate with the Town and Haymeadow
developer to connect this trail to the Haymaker trail in the location of the
Extra Credit trailhead using the old cabin road until a future date when a
actual trail will be constructed to the Haymaker trail.
J. Health and sanitation.
Applicant Response: The Park will comply with requirements for water
supply, sewage collection and disposal, refuse, insect and rodent control,
fires, cooking and eating facilities, sanitary facilities, service buildings,
privies and safety. A detailed operations management plan has been
submitted as part of this application. A phased approach to water and
wastewater connections is anticipated and will be detailed in the
Annexation and Development Agreement.
K. RV parks in areas subject to flooding.
Applicant Response: The Park is not in an area subject to flooding.
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