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E 
 
 INFORMATION GUIDE FOR: 
 

Demolition 
 

• DEFINITION 
To raze, disassemble, tear down or destroy forty percent (40%) or more of an existing 
structure (prior to commencing development) as measured by the surface of all exterior 
wall and roof area above finished grade and associated assembly and components 
necessary for the structural integrity of such wall and roof area.  Demolition shall also 
include the removal of a dwelling unit in a multi-family or mixed-use building, its 
conversion to non-residential use, or any action which penetrates demising wall or floors 
between Multi-Family Housing Units if such action is undertaken to combine the units.   
 

• Measurement: 
The City Zoning Officer shall measure the extent of demolition by requesting the 
applicant to submit the following: 
 

o The surface area of all existing (prior to commencing development) exterior wall 
assemblies (facades) above natural grade, and all roof assemblies.  Not counted in 
this calculation are exterior fenestrations, such as doors, windows, skylights, etc. 

o The exterior surface area, as described above, to be removed.  Wall or roof area 
being removed to accommodate new fenestration shall be counted as exterior 
surface being removed. 

o The diagram shall depict each exterior wall and roof segment as a flat plane with 
an area tabulation.  See Figure below and Section 26.575.020(E) of the City of 
Aspen Land Use Code 
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 Demolition Example 
Figures 1:  

  Existing Structure 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

 
Exterior Wall Area (sq. ft) =   906 
Exterior Roof Area (sq. ft.) =  1574 
 
Figure 2 
Proposed Expansion After Demolition 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
As shown above, the existing room has a proposed expansion to their single family home.  
The remodel is realigning the rear-entry and all of the demolition will be taking place on 
Walls A, B, C and D, along with Roof Planes 1 and 2 (See Figure 1).The renovation is 
going to include demolition to various walls and the removal of certain fenestration.  As 
shown, the majority of the east end of the house (Wall D) is being expanded along with 
expansion of the western half of Wall C. The southern-most wall (A) is losing the 
existing door.  Roof 2 is being extended to the south to accommodate the expansion and 
to provide a new porch/entry area. 

Wall: C 

Wall: D 

Wall: B Wall: A 

Roof: 1 

Roof: 2 
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Figure 2:  Exterior Changes 
(Areas Calculated for Demolition are Cross‐Hatched) 

 
 
 
 
 
 
 
 
 
 
 
 
                

Wall A on Existing Home             Wall A on Proposed Home 
          Square Ft. = 47             Square Ft. = 65 
                       Square feet of demo = 30 
                 (Removal of door for new window) 
 
 
 
 

 
  Wall B and Roof 1 on Existing Home       Wall B and Roof 1 on Proposed Home 
     Sq Ft. of Roof =  72/ Sq. ft. of Demo = 14      Sq. ft of proposed roof = 58 
      Sq. ft. of Wall = 51/ Sq. ft. of Demo = 15      Sq. ft of proposed wall = 39 
(Window fenestration not included, as it is not 

being replaced.) 
 
 
 
 (Example and Figure 2 cont.) 

Roof 1 Demo: 
    14 sq. ft. 

Wall B Demo: 
    15 sq. ft. 
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Wall C and Roof 2 on 
Existing home: 
Sq. Ft. of Roof 2 = 703 
Sq. Ft. of demo = 193 
Sq. Ft. of Wall C = 106 
Sq. Ft. of demo = 91 
(Window fenestration is 
being removed and replaced 
so counts toward total) 
 
Wall C and Roof 2 on 
Proposed home: 
Additional Roof Plane added 
to development (Roof 3).  
There are now three facades 
on this southern‐facing 
portion of the home; 
however the demo listed 
above is all that is calculated. 
 
  
Wall D on Existing Home: 
Sq. Ft of Wall D = 195 
Sq Ft of demo = 223   
(The increase above is 
related to the entry door 
and by expanding the wall 
thus relocating the north 
window which is now 
calculated.  The window is 
45 sq. ft., door is 30) 
 
Wall D on Proposed Home: 
The same sq. footage exists, 
just now on two separate 
eastern‐facing facades.  A 
portion of the south window 
is exempt from the 
calculation, being that a new 
entry door has taken its 
place. 
 

 

Roof 2 Demo:
   193 sq. ft. 

Wall C Demo:
   91 sq. ft. 

Wall D Demo:
   91 sq. ft. 

Eastern wall 
expansion 

New entryway 

New entry 
door 
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o As shown in the figures above, the areas of exterior wall have been calculated and 
identified.  Also, the specific areas where fenestration is or is not counted have 
been clarified.  Assume, for the purposes of this exercise, that all exterior wall 
square footage of the existing home has been calculated and equals 2,480 sq. ft.  
By examining the diagrams, it can be calculated that there is 566 sq. ft. of 
demolition.  Therefore, only 23% demolition is taking place and Demolition, as 
defined by the Land Use Code, is not triggered because 40% of the exterior 
structure or support is not being removed. 

 
 

• DEMOLITION AND GROWTH MANAGEMENT 
 

Due to Aspen’s appeal as a resort environment and because of the physical constraints of 
the upper Roaring Fork Valley, there is constant pressure for the redevelopment of 
dwellings currently providing resident housing for tourist and second-home use.  This 
type of redevelopment often results in the displacement of individuals and families who 
are an integral part of the Aspen work force.  This trend usually takes place within the 
redevelopment of free-market multi-family housing.   
 
Preservation of the housing inventory and provision of dispersed housing opportunities in 
Aspen have been long-standing planning goals of the community.  The provisions in 
Section 26.470.070(5) of the Code were created to assist in the success of this goal.  The 
following is a summary of these requirements. 
 

• Requirements for Combining, Demolishing, Converting or Redeveloping Free-
Market Multi-Family Housing Units:  Only one (1) of the following two (2) options is 
required to be met when combining, demolishing, converting or redeveloping a free-
market multi-family residential property.  NO NET LOSS OF DENSITY BETWEEN 
THE EXISTING AND PROPOSED DEVELOPMENT SHALL BE ALLOWED. 
 
OPTION 1 

Type: Requirement(s): 
100% Replacement • Replacement housing of no less than 100% of 

the number of units, bedrooms and net livable 
area demolished. 

• The replacement units shall be deed-restricted 
as resident occupied affordable housing. 

• An applicant may choose to provide mitigation 
units at a lower category designation. 

• When the 100% standard is accomplished, the 
remaining development on-site may be free 
market residential development with no 
additional affordable housing mitigation 
required, as long as there is no increase in the 
number of free-market residential units on the 
parcel. 
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 OPTION 2 
Type: Requirement(s): 

50% Replacement  • Construct affordable housing consisting of no 
less than 50% of the number of units, bedrooms 
and the net livable area demolished. 

• The replacement units shall be deed-restricted 
as Category 4 housing (may choose to provide 
mitigation units at a lower category) 

• When the 50% standard is accomplished, the 
remaining development on-site may be free 
market residential as long as additional 
affordable housing mitigation is provided, and 
there is no increase in the number of free-
market residential units on the parcel. 
[See 26.470.070. (3)]. 

• Free-market units in excess of the total number 
originally on the parcel shall be reviewed 
pursuant to 26.470.080.02 

 
• Requirements for Demolishing Affordable Multi-Family Housing Units: 

 
In the event a project proposes to demolish or replace existing deed-restricted affordable 
housing units, the redevelopment may increase or decrease the number of units, 
bedrooms or net livable area such that there is no decrease in the total number of 
employees housed by the existing units.  The replacement units shall be reviewed by the 
Aspen/Pitkin County Housing Authority (APCHA) and a recommendation forwarded to 
the Planning and Zoning Commission. 

 
• Fractional Unit Requirement: 

 
When affordable housing replacement requirement involves a fraction of a unit, cash-in-
lieu may be provided only upon the review and approval of the City council. 

 
• Location Requirement: 

 
Multi-family replacement units, both free-market and affordable, shall be developed on 
the same site on which demolition occurred, unless the owner shall demonstrate and the 
P&Z determines that replacement of the units on site should be in conflict with the 
parcel’s zoning or would be an inappropriate solution due to the site’s physical 
constraints.  When either of the above results, the owner shall replace what units are 
possible on site (which the P&Z determines) and may replace the remaining units off site 
(at a location determined by the P&Z with a recommendation by APCHA). 
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• Timing Requirement: 
 
Any replacement units requirement to be deed-restricted as affordable housing shall be 
available for occupancy at the same time as, or prior to, any redeveloped free-market 
units, regardless of location (on-site or off). 

 
• Redevelopment Agreement: 

 
The applicant and the City of Aspen shall enter into a redevelopment agreement that 
specifies the manner in which the applicant shall adhere to the approvals granted pursuant 
to this Section and penalties for noncompliance. 

o City of Aspen may require a bond or other financial instrument insuring 
compliance with the agreement 

o To be reviewed and approved by the City Attorney 
o Shall be recorded before an application for a demolition permit may be accepted 

 
• Growth Management Allotments: 

 
The existing number of free-market residential units, prior to demolition, may be replaced 
exempt from growth management, provided that the units conform to the provisions of 
the Demolition Section of the Land Use Code. 

 
• Exemptions (To Be Determined by the Community Development Director): 

 
o Replacement after a non-willful demolition (i.e., flood, fire, or other natural 

catastrophe, civil commotion, or similar event not purposefully caused by the land 
owner).  Exact replacement of the demolished structure is required, unless new 
building codes or zoning calls for an exception. 

o When the demolition of Multi-Family Housing Units are by the order of a public 
agency for reasons of preserving the life, health, safety, or general welfare of the 
public. 

o When the replacement is for units that previously did not house local residents.  
Occupancy records, leases, affidavits, etc. may be required as proof. 

o The demolition, combining, conversion, replacement, or redevelopment of 
“Bandit Units.”  Replaced or redeveloped Bandit Units shall be deed restricted as 
Resident Occupied affordable housing pursuant to APCHA guidelines. 

o Any development action involving demising walls or floors/ceilings necessary for 
the normal upkeep, maintenance, or remodeling of adjacent Multi-Family 
Housing Units. 

 
**This is only a guide for Demolition in the City of Aspen.  The official and full regulations are 
in the Land Use Code.** 
See Section 26.575.020(B), Measurement 
See Section 26.470.070(5), Demolition of Multi-Family Housing 
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