
Planning Commission Meeting Agenda
Tuesday, June 4, 2019, 5:30 PM 

Council Chambers
150 Ski Hill Road

Breckenridge, Colorado

5:30pm - Call to Order of the June 4, 2019 Planning Commission Meeting; 5:30pm Roll Call 
Location Map           2
Approval of Minutes          3
Approval of Agenda

5:35pm - Public Comment On Historic Preservation Issues (Non-Agenda Items ONLY; 3-Minute Limit 
Please)

5:40pm - Consent Calendar
1. Breckenridge Peaks Residence (CK) 210 South Pine Street, PL-2019-0147   6

5:45pm - Preliminary Hearings
1. Collins Residence (CK) 106 South High Street, PL-2019-0068     28

6:15pm - Other Matters
1. Town Council Summary (Memo Only)       57    

2. Handbook of Design Standards Update       62 

6:45pm - Adjournment

For further information, please contact the Planning Department at (970) 453-3160.

The indicated times are intended only to be used as guides.  The order of the projects, as well as the
length of the discussion for each project, is at the discretion of the Commission.  We advise you to be
present at the beginning of the meeting regardless of the estimated times.
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PLANNING COMMISSION MEETING  
 
The meeting was called to order at 5:30 p.m. by Chair Giller. 
  
ROLL CALL  
Christie Mathews-Leidal   Jim Lamb         Ron Schuman 
Mike Giller  Steve Gerard 
Dan Schroder    Lowell Moore  
  
APPROVAL OF MINUTES 
With no changes, the May 7, 2019 Planning Commission Minutes were approved. 
 
APPROVAL OF AGENDA 
With no changes, the May 21, 2019 Planning Commission Agenda was approved. 
 
PUBLIC COMMENT ON HISTORIC PRESERVATION ISSUES: 

 No comments. 
 
WORK SESSIONS: 
1.  Off Street Parking Policy Review 
Ms. Puester presented an overview of recent changes to the Development Code in regards to off street 
residential parking requirements outside of the Parking Service Area, and how they are being interpreted by 
staff in the first few applications seen by the Commission.  Planning Commissioners were asked for feedback 
and if they were comfortable with the interpretation thus far. 
 
Commissioner Questions / Comments:  
Mr. Schroder:  In the policy, do they have to be identified and shown so we know where these spaces are? 

(Ms. Puester: Yes, they are required to show all required parking spaces on the site plan. 
This is a balancing act. Our code currently allows for tandem parking and we have seen two 
stacked typically. If more than two in a stack than we are also looking at more pavement, 
more hard surface and more disturbance, less open space on sites.)  On ones  with long 
paver strip driveways on the side of a building running all the way to the back, could an 
owner propose they tandem 5 on those strips?  (Ms. Puester: In practice, yes but per our 
interpretation thus far, we are looking at 3 spaces as precedent but that is why we are here.) 
(Mr. Grosshuesch: Tandem in the dictionary says 2.) 

Ms. Leidal:  Would you allow 3-4 tandem? (Ms. Puester: We are thinking three could be reasonable.) 
Mr. Truckey:  One of the plans, page 11 of packet, that’s where we have at least triple back-to-back 

parking.  So we are struggling with this and looking for input. One of the solutions is that 
the landowner manages their parking issue.  However, if it’s managed poorly, they will 
start to park on the street and we’ll have issues. 

Mr. Gerard:  Street parking is prohibited for rentals. 
Ms. Leidal:  Three is pushing it for me. I like the code change to require more spaces, and the parking 

management is on the people staying there.  But neighbors are also impacted.  I live across 
the street from a rental and have had people park in my driveway so they can shuffle cars.  
It’s a no-win situation.  But this is a good start.  Let’s make sure we don’t allow 
commercial uses to start doing this. 

Mr. Moore:  What was the old rule? (Ms. Puester: Two spaces for a single family home.) 
Mr. Lamb:  The historic district is a parking nightmare.   
Mr. Kulick:  To Christie’s point, it’s what we can approve.  If there are three designated spaces, and they 

put 8 in there, there’s nothing that says they can’t.   
3
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Mr. Grosshuesch: You can easily see someone say they don’t want to pave over the sites.   
Mr. Giller:  Is there any info provided for overnight paid parking on Airport Rd.? (Mr. Grosshuesch: It 

is available). 
Mr. Moore:  At our condo, we actually would provide people with the info for what to do if they had 

extra cars.  
Ms. Puester:  Do you have any thoughts (referring to site plan on screen) if they have to shuffle? (Mr. 

Giller: That’s a good thing and important for the renters to know. I wouldn’t want to 
expand paving.  I think it’s a necessary answer to a problem.) 

Mr. Schroder:  We don’t want people parking on the street.  It’s in the Town’s best interest to have the 
applicant lay out as many spaces as possible.  This should be given to the renters to show 
them how to park. 

Mr. Gerard:  When we were doing the walking tour for the stakeholders group, people expressed that the 
Town was not enforcing the parking ordinance.  If the Town doesn’t get tough and enforce, 
it will still be a parking free-for-all.  In our HOA it was like that until people got some 
fines.  Enforcement of this goes up the food chain, people need to be talking about it. 

Mr. Moore:  Parking in the alley, people need to be getting tickets.  Our parking company – do they 
have jurisdiction other than the metered areas?  (Mr. Grosshuesch: Yes, they enforce in the 
Historic District.  One thing we should get on the table is that in the historic district, we are 
floating a proposal where on those sites where we have perpendicular parking and half is in 
town ROW, when the short term rental permits come up for renewal, we would require 
owners to show that they comply 100 percent with parking policies and that they are 
completely on private property. If they can’t meet that standard, then we would deny the 
license.  If you were not going to be short term renting, (then as an incentive) we would 
consider grandfathering that condition and allow people to keep doing it.  We will vet this 
idea internally and then potentially advance it to the Town Council for adoption. Mr. 
Moore: Sounds reasonable. 

Mr. Lamb:  You can’t compare where Christie lives with where I live (in the historic district).  And you 
can’t say it’s just short term, it’s a long term parking problem too.  (Mr. Kulick: Largely 
when we see people apply for the residential parking permit, it is where a home was rented 
to multiple people long term.  To Jim’s point, it’s accurate.)  Speaking for a few long term 
rentals, is that they are getting huge bucks for these places by letting 10 people live there. 

Mr. Schuman:  Enforcement can solve that.  There’s nothing from HOAs that show what meets the code 
for parking. 

Ms. Puester:  Legally we can’t stop an application because of the HOA rules.  We may have seen it when 
the subdivision was approved, and it gets modified overtime and we can’t hold entitlements 
subject to an HOA process. 

Mr. Schuman:  Fines work. 
Mr. Lamb:  Something making this more complicated is that people used to park at the Library 

overnight, and where there is now the Arts District.  Now you can’t park overnight in the 
Library lot which sits empty overnight. That use could alleviate some pressure. A lot of the 
parking in my neighborhood has gone away.  Also, the paid parking on Ridge now pushes 
people to park further into the residential areas of the historic district so they don’t have to 
pay. 

Mr. Grosshuesch:  Right now, PD is not enforcing overnight parking prohibitions on Harris and High Streets.  
Harris and High is an area of study of ours, and we’ve gone out there during peak times to 
see how full it is. We’ve never seen it more than 60 percent occupied.  Ridge and French 
Streets are another story.  We are evaluating the idea of expanding the residential parking 
permit program to cover those two streets. 

Mr. Lamb:  I just got a notice from PD that I had to take down parking signs in front.  I was surprised 
they could regulate content on signs because of the Gilbert sign case. (Mr. Grosshuesch: 
The Town Attorney said signs could not control what happened in the Town ROW.  Tim 
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Berry is very aware of that case.  When did you get the letter?)  Mr. Lamb: A couple of 
days ago.  Also, in front of Longbranch, the Town said they could have those spaces.  (Mr. 
Grosshuesch: Those are out of the ROW.) 

Ms. Leidal:  Do you want to consider this parking requirement for duplexes?  Would you need it?  (Ms. 
Puester: we will have to look at that.) 

 
2.  Handbook of Design Standards Update 
Ms. Puester presented an update on recent meetings held with the Historic and Conservation Districts 
Stakeholder Group and their consensus regarding proposed updates to the Handbook of Design Standards 
including the meeting held this afternoon.  Planning Commissioners were asked for their feedback. 
 
Mr. Schroder:  Can they still move the building and get the negative points? (Mr. Truckey: Yes.)  Mr. 

Schroder: How could they offset with a lot of positive points?  (Mr. Truckey: Workforce 
housing, energy efficiency, landscaping, historic preservation).   

Mr. Gerard:  Did we discuss a positive point for going down to 8 feet width (in regards to connectors)?  I 
think if they agreed to 8 ft, they got positive points.  (Mr. Truckey: We couldn’t resolve the 
formula today (regarding length).  It may be some criteria for commission and staff to 
review.)  (Mr. Grosshuesch: Part of the formula is attached to the height of the building to 
be connected, and the height of the addition). There was another discussion about positive 
points for reducing non-conformities and I think that has merit. 

Ms. Leidal:  Don’t we give that now under historic preservation?  (Peter: Yes, but this would break it 
out as its own policy.) 

Mr. Schuman:  I like the 8 width and 12 length to try to stick to.  On the process, once the stakeholders 
have their last meeting, do we get another chance to review before it goes to Council?  
(Peter: Yes, it will come to the Planning Commission.) 

Mr. Gerard:  I was stunned at the pushback on connectors.  I thought that would be an easy fix. 
Ms. Leidal:  Did you discuss the addition location off a connector?  Does it have to be behind, or can it 

be like a dog-leg?  (Mr. Grosshuesch: Off the back of the primary structure.)  (Mr. Gerard: 
You have to maintain one sidewall.)  (Ms. Puester: One sidewall has to be maintained 
(referenced the diagram on screen).)  (Mr. Truckey: You could potentially pivot the 
structure even if it wasn’t straight behind.  We want to limit that to avoid it being too 
visible from the street.)  (Mr. Grosshuesch: You can only have access to the mass bonus if 
you respect the wall plains.)  (Ms. Puester: The state actually likes the roof plane changing 
to be perpendicular.)  Ms. Leidal: I would hope that we can draft something to not see a U-
shape where the new structure comes up to toward the front. 

Ms. Leidal:  Was the no change to UPA a big discussion?  With one average size module you think we 
don’t need to reduce the UPA? (Mr. Grosshuesch: NO, it should keep it with the scale). 

Mr. Giller:  I thought the meeting went well and it was a diverse representation of the citizens.  It was 
interesting that the discussions would end up in the middle and reach consensus.  I think it 
worked well.   

 
OTHER MATTERS: 
1.  Town Council Summary (Memo Only) 
 
ADJOURNMENT: 
The meeting was adjourned at 6:23 pm. 
 
 
   
  Mike Giller, Chair 
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Applicant will pay any 
required impact fee for the development authorized by this Development Permit prior to the issuance of a 
Certificate of Occupancy.
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In the early years of Breckenridge’s development, 
the East Side area was composed primarily of single family residences, many of which were 1-1/2 stories. 
Of these, the second floor was often tucked into the roof gables. Dormers were frequently used for upper 
floor windows. A mix of materials existed in primary structures, including combinations of rustic log and 29



more refined painted wood clapboard. Wood was by far the dominant building material and wood shingles 
were typical on earlier roofs, with metal roofs also appearing within the historic period of significance.

Historic buildings that survive range between 500 and 2,300 square feet,

“Within the eastside residential, north end residential, and the North Main Street 
residential character areas, a maximum of 9.0 units per acre for aboveground density for new 
construction is allowed…” 

“New buildings should be in scale with existing historic and 
supporting buildings in the area.”

Development densities of less than nine units per acre are recommended.”

 “In land use districts 11, 17 and 18, and those portions of 182 and 19 which lie north 
of Lincoln Avenue or south of Washington Street, a maximum height of twenty three feet (23') is 
strongly encouraged. 

Priority Design Standard 81: Build to Heights that are similar to those found historically. 
This is an important standard which should be met on all projects. 
Primary facades should be one or two stories in height, no more. 
Secondary structures must be subordinate in height to the primary building. (Ord. 32, Series 
2010)
The purpose of this standard is to help preserve the historic scale of the block and the character 
area. 30



Note that the typical historic building height will vary for each character area
Priority Design Standard 86: Design new buildings to be similar in mass with the historic character 
area context. 

The overall perceived size of the building is the combination of height, width and length and 
essentially equals its perceived volume.
This is an important standard which should be met on all projects. 

 Building height should be similar to nearby historic buildings.
Primary facades should be 1 or 1 and ½ stories tall. (Some 2-story portions may be considered 
if they are set back from the street.)
Refer to height limits in ordinance. 
Note that the height limits are absolute maximums and do not imply that all buildings should 
reach these limits. Visually appropriate buildings are often ones which are less than the 
maximum height allowed by ordinance.

Priority Design Standard 121: Use roof forms that reflect the angle, scale and proportion of historic 
buildings in the East Side Residential character area. 

Roof shapes have a significant impact on the character of this area because they can be seen 
from higher elevations of mountain slopes. 
Those styles which were popular in the 19th century and are still in use today, such as high 
gable, high hip, shed and gambrel, are appropriate. 
Roofs should have a slope similar to those used historically. 
Note that although many gable roofs were accented with dormers, these were used in limited 
numbers on an individual building. 
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Maintain the present balance of building materials found in the 
Character Area.

Use painted wood lap siding as the primary building material. An exposed lap dimension of 
approximately 4 inches is appropriate. This helps establish a sense of scale for buildings 
similar to that found historically
“Contemporary interpretations of historically-compatible materials are discouraged. Wood 
imitation products are discouraged as primary façade materials because they often fail to age 
well in the Breckenridge climate. The long-term durability of siding materials will be 
considered.” 
“Modular panel materials are inappropriate.” 
“Masonry (brick or stone) may only be considered as an accent material. Stone indigenous to 
the mountains around Breckenridge may be considered.”
“Logs are discouraged.”
Rough-sawn, stained or unfinished siding materials are inappropriate on primary structures.

“The proportions of window and door openings should be similar to 
historic buildings in the area” “this is an important design standard

“Use a ratio of solid to void that is similar 
to those found on historic and supporting buildings.” 

“Use building components that 
are similar in size and shape to those found historically along the street” “these
include windows, doors and porches.”
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Use building features similar in size and shape to those used traditionally.” 

“Windows should be similar in size and shape to those used historically.”
“Doors that include glass are encouraged.” 

Priority Design Standard 80A: Use connectors to link smaller modules and for new additions to historic 
structures. 

1.  The connector and addition should be located at the rear of the building or in the event of a 
corner lot, shall be setback substantially from significant front facades. 
2.  The width of the connector shall not exceed two-thirds the width of the facade of the smaller of the 
two modules that are to be linked. 
3.  The wall planes of the connector should be set back from the corners of the modules to be linked 
by a minimum of two feet on any side. 
4.  The larger the masses to be connected are, the greater the separation created by the link should 
be: a standard connector link of at least half the length of the principal (original) mass is preferred, a 
minimum of six feet length is required. (In addition, as the mass of the addition increases, the 
distance between the original building and addition should also increase. In general, for every foot in 
height that the larger mass would exceed that of the original building, the connector length should be 
increased by two feet.) 
5.  The height of the connector should be clearly lower than that of the masses to be linked. The 
connector shall not exceed one story in height and be two feet lower than the ridgeline of the modules 
to be connected. 
6.  A connector shall be visible as a connector. It shall have a simple design with minimal features 
and a gable roof form. A simple roof form (such as a gable) is allowed over a single door. 
7.  When adding onto a historic building, a connector should be used when the addition would be 
greater than 50% of the floor area of the historic structure or when the ridge height of the roof of the 
addition would be higher than that of the historic building. (Ord. 8, Series 2014) 
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 “Use evergreen trees in front yards where feasible.” 

“Begin with a tree, or cluster of trees, large enough in scale to have immediate visual impact. 
 “Reinforce the alignment of street trees along property lines.” 

“Planting new cottonwood trees to define the street edge is encouraged.” 
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May 28 Town Council Meeting 
  

  

 

  

 

 

  

 
 

 

 

Welcome to the newsletter summarizing The Town of Breckenridge's latest Council Meeting. Our goal is to 

provide our citizens with thorough and reliable information regarding Council decisions. We welcome any 

feedback you may have and hope to see you at the meetings. 
  

 

Managers Report  

 

 

Public Projects 

• Peak Communications commenced construction for Fiber9600 on May 23rd on the Main Street 

Alley at Watson Avenue. The crews will work along the Main Street and Ridge Street Alleys, the 

Riverwalk to Adams Ave, and the Rec Path throughout June. Temporary delivery zones will be 

established on Main Street to accommodate businesses that typically take delivery from the alleys. 
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Work may be performed on Saturdays by the contractor during this period with a later 9:00 am 

start time. 
• The Breckenridge Skate Park was completely remodeled in October 2014. It is a heavily-used 

public amenity that is beginning to show some signs of wear and tear. Several members of the skate 

community as well as Recreation Department Skateboard Instructors have expressed concerns 

regarding crumbling coping along many of the skate park pool/bowl walls. The total estimated cost 

to replace 222 coping blocks is $33,118. Staff proposes to use previous spending authority from 

recreation projects to cover the expense. Construction will begin in early July and take 

approximately 3 weeks. 

  

  

 

Housing 

• Staff and the Housing Committee have been working on a new program, "Housing Helps." The goal of 

the Housing Helps Program is to incentive deed restrictions and to preserve existing units that serve 

locals in the Upper Blue through the following ways: o Buy Downs: Buying a unit and recording a deed 

restriction on the unit. The unit would be sold for a lower price to a local worker. o Buying a Deed 

Restriction: Paying a unit owner to record a deed restriction on their property. o Project Financing for 

Deed Restrictions: Provide money to developer (or employers) in return for deed restricting units. 

Moving forward, staff is going to continue to discuss with the committee the program guidelines for 

Housing Helps that outline the budget, timeline, unit criteria, how to value a deed restriction, how to 

market/phase and launch the program, and program timeline. 

Finance  

• April is largely reflective of March tax collections. The Town is approximately $1.02M over 2019 

budgeted revenues in the Excise fund. This is mostly due to sales tax being $474k over budget and Real 

Estate Transfer Tax up $473k over budget. Sales Tax is $577k ahead of prior year; RETT is up $473k 

over prior year. 

  

 

Other Presentations 

 

 

Summer Arts Preview 
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• Council received an update on the Riverwalk construction. Backstage Theater Summer Season: Taming 

of the Shrew, Into the Woods, Totally Red!, and Little Shop of Horrors, 13,000 people come through the 

theater annually. 
• Backstage: Sweeney Todd will open on October 3 and the lobby will be transformed into the "Fleet 

Street Haunted House." Breck Film Fest: third week of September. Several "sold out" performances 

with the Summit Film Society. 40th year next year, growing state recognition. 
• Breck Music: Education events reached over 3,000 students in Summit/Lake/Park Counties, Breck 

Music presents will be bringing larger acts like Real Estate and Trombone Shorty. 2019 BMF season will 

be called "Song & Dances." 
• NRO: focus on women in the arts, 110 free community programs this summer, in 2018 NRO raised 20k 

for other non-profits in Summit County (FIRC, first responders, FDRD), will be showing ET with a live 

orchestra. 16 concerts at Riverwalk Center. 
• BCA: Wave (May 30-Jun 2), Town Party is June 13, new classes in the arts district (woodworking 

classes, welding classes, new series where people can drop in and pick a project), bike in movie night on 

June 26. 

 

 STR Discussion 

• Staff have been administering this program since the beginning of 2019. The hotline has functioned as planned, 

and calls are being documented. Finance hired an additional staff person to administer the program. The 

database of license holders and responsible agents has served to assist both the hotline administration as well 

as licensing compliance efforts. Staff has become aware of measures taken by other communities, both here in 

Summit County and elsewhere. They include zoning limitations, occupancy limits for units, concentrations 

limits, additional taxes/fees, rental day caps, mediation for persistent issues, and neighbor notifications. Staff 

wanted to begin the discussion with Town Council of what next steps might be explored. "I think it's important 

to discuss what our goals are surrounding this," Rick Holman, Town Manager.  Staff will explore ideas, talk to 

other municipalities, and come back to Council with suggestions.  
• Discussion: "My goal is to focus more on the impacts of short term rentals, specifically in single family home 

situations. It's impacting all of the neighborhoods throughout town, especially the historic district," Wolfe. "I 

think we have to look at the motivations and the tax rates. Some of the lodging properties are paying 

significantly more property taxes (up to 25%) than these single family home short term rental units." 
• "I think there's a difference between these large houses that are renting out the full property and people who 

are renting out rooms," Gigliello.  
• "These rentals are using way more water and impacting our systems to a much larger extent. We are building a 

new water plant because of this increased usage from 30 people in a house at a time," Mayor Mamula. 
• "I think STR creates three problems. First, displacing employee housing. Second, increased price points affect 

the entire market value so less affordability across Town. Third, I feel that investment properties don't add to 

community value because people aren't here," Gallagher. 
59



• "I don't want to be draconian. I just want to charge them for what they're using (like the extra water)," Mamula. 

"There are some place where there are requirements that you have to live in a house for a year before you're 

allowed to short term rent it," Wolfe. 
• "For me, it's about character. This is really changing the character of our neighborhoods," Carleton. "I think 

there could be two licenses. One where it's really a commercial business. Second, people who are trying to 

'make it work' and it's not as aggressive." 
• "It can't be about money. It can't be about revenue generation. It has to be about quality of life. Any kind of 

increase needs to be about preserving and raising quality of life," Mayor Mamula. "I think there needs to be 

penalties for the complaints," Owens. 

2019 Wildfire Mitigation Efforts  

• Chipping - The program starts Monday, June 17th and will run 16 weeks, ending Friday, October 4th. 

Mitigation - Funds from 1A are planned to be used for large scale, high visibility, immediate and long-term 

projects. 
• USFS: The Town entered into a Memorandum of Understanding (MOU) with the USFS to protect the Town of 

Breckenridge municipal drinking water supply and infrastructure for Indiana Gulch. 

Design Standards Review 
• Handbook of Design Standards Recommendations Original (Winter&Co.) Compared to Stakeholder Group as 

of May 16, 2019. 

Sustainable Breck Annual Report 

• Jessie Burley presented on the substantial steps the Town of Breckenridge took in 2018 in regards to 
sustainability. 

 

Regular Council Meeting 

 

 

  

Legislative Review  

• An Ordinance to Annex Kenington Townhomes (Second Reading): In summer of 2018, the Town 

requested that Kenington Townhome Owners join in a valid annexation petition. Pursuant to Section 22 

of the Water Service Agreement the owners of the Kenington Townhomes are required to join in a valid 

annexation petition when directed to do so by the Town. (Passed 7-0) 
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• Ordinance to Approve Long Term Ground Lease with VSRI (Second Reading): This memorandum 

summarizes the key terms and conditions of the Ground Lease proposed for execution between Vail 

Summit Resorts, Inc. (“VSRI”), as landlord, and the Town, as tenant, for the development of a new 

parking facility on the South Gondola Lot. (Passed 7-0) 
• Ordinance Approving a Franchise Agreement with ALLO Communications (First Reading): A franchise 

agreement authorizes the cable provider to use the Town’s rights-of-way to install its equipment and 

operate its cable system. Without a franchise agreement the cable provider could not legally use the 

Town’s rights-of-way to operate its business. (Passed 7-0) 

• Ordinance to Amend Peak 8 Hotel Agreement (First Reading): The applicant for the Lionheart East 

Peak 8 Hotel (LH Mountain Ventures) has applied for a modification of the Development Agreement on 

the property approved by the Town Council on July 10, 2018 (Ordinance 15, Series 2018) which the 

Town Council reviewed at the May 14 meeting. The Council gave direction regarding modifications to 

the proposed the workforce housing requirement. (Passed 7-0) 
• Supplemental Appropriation for Parking Garage for 2019 Budget (Resolution): The resolution will 

increase 2019 budgeted expenses to the Town’s Capital Fund (003) $3,000,000 that will be assigned to 

the Project. As this appropriation is for a capital expense, the budget authority persists until the funds 

are expensed or other Council action is taken to remove the authority. (Passed 7-0) 
• Resolution to Approve IGA with Summit School District Regarding Transfer of McCain Property 

(Resolution): The Town and the Summit School District have drafted an agreement for a land exchange 

where the Town would transfer ownership of two Blue 52 Townhomes and a 10 acre parcel to be used 

for district uses only on the McCain Subdivision in exchange for an 8.7 acre vacant Summit School 

District parcel on Block 11. (Passed 7-0) 
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MEMORANDUM 
 
TO: Planning Commission 
 
FROM: Julia Puester, AICP, Planning Manager 
 
DATE:  May 30 for June 4, 2019 
 
SUBJECT: Handbook of Design Standards in the Historic and Conservation Districts 
 Stakeholder Group Update Memo 
 
 
After receiving new surveys conducted on recent additions to historic structures, the surveyor and the 
State Historic Preservation Officer (SHPO) had some concerns which staff is trying to address. 
   
Staff hired Winter & Company, the authors of the original Handbook of Design Standards in the 
Conservation and Historic Districts, to review revisions and new interpretations of the Secretary of 
Interior Standards for Rehabilitating Historic Structures in relation to the Town’s Handbook and 
relevant Development Code policies.  Winter & Company developed a series of recommendations that 
were first shared with the public at a March 19, 2019 open house. At the public open house, staff heard 
concerns from some members of the public on these recommendations. In response, the Town Council 
directed staff to assemble a stakeholders group to further vet the recommendations.  Four stakeholder 
group meetings have taken place and staff would like to update the Planning Commission on the 
consensus points more formally than the verbal update given at the work session May 21.  
 
Staff has provided an attachment with a comparison chart of the original recommendations from Winter 
& Co. (left column) and the consensus reached by the stakeholders group (right column) for review.  
The chart includes topics which are the primary concerns from SHPO and the stakeholder group 
consensus points. The group has gone through all the primary topics of concern and will be meet June 
4th, prior to the Planning Commission meeting to confirm the results in the consensus table attached. 
 
The steps that have been taken to date include: 
 
Planning Commission Work Sessions:  

• June 5, 2018-Planning Commission work session on Cultural Resource Survey Results with Carl 
McWilliams 

• November 9, 2018- Planning Commission Field Trip of Historic District 
• January 2- First Planning Commission work session  
• February 19- Second Planning Commission work session  
• March 21- Stakeholder Group Consensus Points Update 

 
Town Council Work sessions: 

• March 12- Town Council work session  
• March 12- First reading of temporary moratorium 
• March 26- Second reading of temporary moratorium 
• May 28- Stakeholder Group Consensus Points update 

 
Public Open House: 

• March 19, 2019 
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Stakeholder Meetings: 
• April 10, 2019 
• April 24, 2019 
• May 7, 2019 
• May 21, 2019 

 
Staff anticipates having draft language prepared for a June Planning Commission meeting for further 
review. Staff will be available at the meeting to answer any questions from the Commission or receive 
any feedback from the Commission. 
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Handbook of Design Standards Recommendations  

Original (Winter&Co.) Compared to Stakeholder Group  

as of May 16, 2019 

 

Topic Recommendations to Come into 
Conformance with SOI 

(Winter& Co.) 

Stakeholder Group Consensus 
& Remaining Topics 

Density & 
Mass 

 

• Eliminate massing bonuses within 
the Historic District. 

• Eliminate the ability to go up to 
12 UPA with negative points. 

• Allow up to 10 UPA within the 
Historic District rather than 9 
UPA (flexibility to use all as 
density or use some for mass for 
garage). 10 UPA includes both 
density and mass. 

• Incorporate all above ground 
structures in UPA calculations 
including garages and all 
secondary structures. 
 

Consensus: 
• Residential additions limited to one 

additional module of average size (as 
determined by the established average size 
modules in the existing Handbook). 

• No change to existing UPA policy. 
• No change to existing commercial character 

areas and new (non-historic and vacant) 
residential. 

• Mass Bonus (in character areas which allow 
for mass bonuses, which are generally 
residential):  

No mass bonus: 0 points; 
o 10% mass bonus: Some 

negative points; and 
o 20% mass bonus: More 

negative points (with the 
addition well screened as 
viewed from the street). 

 
 

Additions • Designs that appear as two 
separate buildings (which may 
incorporate an underground 
connector between the structures) 
would receive positive points. 

• Design standards to produce 
clearly subordinate additions. 

• Designs that maintain the general 
ratio, or perception, of building to 
open space on the lot are 
preferred. 

• Any new above ground building 
or addition must not exceed 
100% of the square footage of 
the above grade square footage of 
the primary historic structure. 

Consensus: 
• The position of the addition- especially 

regarding the alignment of the sidewalls-
should be compared to the sidewalls of the 
historic building. One sidewall plane shall not 
exceed the side wall plane of the historic 
structure.  Maintaining the plane of both 
sidewalls is preferred. 

• Designs that appear as two separate buildings 
(which may incorporate an underground 
connector between the structures) would 
receive positive points. 
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Topic Recommendations to Come into 
Conformance with SOI 

(Winter& Co.) 

Stakeholder Group Consensus 
& Remaining Topics 

• The proportion of the addition 
should respect the proportions of 
the historic building. 

• Additions and new secondary 
structures building heights limited 
to no more than ½ story taller 
than the surviving historic 
structure. 

• Roof form should be simple and 
orientation on the new structure 
or addition is encouraged to be 
perpendicular to the historic 
structure. 

• The position of the addition- 
especially regarding the 
alignment of the sidewalls-should 
be compared to the sidewalls of 
the historic building. One 
sidewall plane shall not exceed 
the side wall plane of the historic 
structure.  Maintaining the plane 
of both sidewalls is preferred. 
 

Connectors 
 

• One connector allowed. 
• The one connector may only 

project from the rear of the 
historic building. 

• Length: 12 feet max 
• Width: 8 feet max 
• Should be clearly subordinate to 

structures which are connected. 
• Rooflines should step down to 

follow topography and remain 
lower than the historic structure. 

• Below grade connectors are 
encouraged. 

Consensus: 
• One connector allowed. 
• The one connector may only project from 

the rear of the historic building. 
• Length:  

• 10’ minimum; and 
• no specific maximum limitation. 

• Width:  
• 8’  would receive positive points; 
• 2/3 the length of the width of the 

historic structure allowed with 
requirement to retain the historic 
wall beyond the 8’ width; and 

• Below grade and open air 
(breezeway) connector would 
receive positive points. 

• Should be clearly subordinate to structures 
which are connected. 

• Rooflines should step down to follow 
topography and remain lower than the 
historic structure. 

• Below grade connectors are encouraged 
with positive points. 
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Topic Recommendations to Come into 
Conformance with SOI 

(Winter& Co.) 

Stakeholder Group Consensus 
& Remaining Topics 

Moving 
Historic 

Structures 

• Historic structures are not 
allowed to be moved. 

• A variance process will be 
created with criteria which would 
allow for the moving of a historic 
building, such as an 
encroachment or hazardous 
condition affecting the structure. 
Moving a structure for 
development purposes is not 
allowed. 
 

Consensus: 
• Allow historic buildings to move with 

negative points per code (no negative points 
to fix encroachments).Add an exemption for 
drainage, and street 
construction/realignment issues that create a 
scenario where movement of the historic 
structure is appropriate. 

 

Paved Areas • Excessive non-porous paving 
material will receive negative 
points. 

• Require paving strips for 
vehicular access. 

Consensus: 
• Paving strip or similar installment in 

appearance. 

Parking • New parking spaces in front yards 
are not allowed. 

• Parking is preferred in rear and 
side yards. 

Consensus: 
• If property has alley access, parking is 

required to be provide off the alley.  
• For properties with no alley access, access 

may be taken from the side yard. 
• Parking in the front yard (e.g. in front of the  
     primary structure) is not allowed. 

 
Rating System  

(Priority 
Policy 20) 

• A rating system consistent with 
the SOI standards of two 
categories will be implemented 
(Contributing and non-
contributing). 
 

Consensus:  
• A rating system consistent with the SOI 

standards of two categories will be 
implemented (Contributing and non-
contributing). 
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