
Planning Commission Meeting Agenda
Tuesday, April 4, 2023, 5:30 PM 

Council Chambers
150 Ski Hill Road

Breckenridge, Colorado

5:30pm - Call to Order of the April 4, 2023 Planning Commission Meeting; 5:30pm Roll Call 
Location Map           2
Approval of Minutes          4
Approval of Agenda

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

5:40pm - Consent Calendar
1. 32 Rounds Single Family Residence (CC) 32 Rounds Road; PL-2023-0055  6

5:45pm - Town Projects
1. Stillson (Stables Village) Master Plan (SVC) 710 Wellington Road; PL-2023-0034  29

6:15pm - Other Matters
1. Town Council Summary

6:30pm - 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.

1



Ski Hill Rd

Hw
y 9

Wellington Rd

Ma
in 

St 
NPa

rk 
Av

e N

Boreas Pass Rd

Fre
nc

h S
t S

Bridg
e S

t

Four Oclock Rd Rid
ge

 St
 S

Corkscrew Dr

Ma
in 

St 
SPa

rk 
Av

e S

Fre
nc

h S
t N

Vil
lag

e R
d

Reiling Rd

Fren
ch G

ulch
 Rd

Royal Tiger Rd

Hig
h S

t S

SCR 709

Sta
ble

s D
r

Gold Flake Ter N

SCR 708

Pin
e S

t N

Br
ok

en
 La

nc
e D

r

Wood
s D

r

Pin
e S

t S

Adams Ave E

Rachel Ln

Logan Dr

Peer
less

 Dr

Lincoln Ave

White
 Cl

ou
d D

r

Klack
 Rd

Kin
gs

 Cr
ow

n R
d

Ha
rris

 St
 S

Br
iar

 R
os

e L
n

Sunb
eam

 Dr

Peak Eight Rd

Gold
 King

 Way

Beavers Dr

Peak Nine Rd

Tomahawk Ln

Air
po

rt R
d

Settlers Dr

Lu
isa

 D
r

Locals Ln

Wind
wood

 Cir

Hig
h S

t N

He
rm

it D
r

Co
lum

bin
e R

d
Watson Ave

Brigh
t Hope

 Dr

Grey
 Ln

Wolff 
Lyo

n R
d

Gr
an

dv
iew

 D
r

Boulder Cir

Riverwood Dr

Ca
rte

r D
r

Timber Trail Rd

Red Feather Rd

Sawmill R
d

Lo
ma

x D
r

Christie Ln Campion Tr

Union Tr

Am
be

r C
t

Sn
ow

be
rry

 Ln

Highwood Cir

Iliff
 C

t

Brookside Ln

Sh
ep

pa
rd 

Cir

Blu
ff C

t

Sisler Green

Br
ec

ke
nr

idg
e S

ou
th

J

2

jessiel
Callout
Stables Village Master Plan, 710 Wellington Rd.



Hig
hw

ay
 9

Tiger Rd

Air
po

rt R
d

Rounds Rd

SCR 450

Hig
hla

nds
 Dr

Hig
hfi

eld
 Tr

Hamilton Ct

Dyer Trl
Westerman Rd Go

ld 
Ru

n R
d

Sta
n M

ille
r D

r
Ma

in 
St 

N

Fairways Dr

Long Ridge Dr

Glen Eagle Loop

Discovery Hill Dr

Denison Placer

Shor
es 

Ln

Coyne Valley Rd

Silve
r Cir

Ma
rks

be
rry

 W
ay

Preston Way

Reiling Rd

Evans Ct

Lake Edge Dr

Mark
s L

n

Byron Ct

Forest Cir

Linden Ln

Park Ave N

SCR 452

Valley Brook St

Peerless Dr

Floradora Dr

Golden Age Dr
Fletcher Ct

Go
ld 

Ru
n G

ulc
h R

d

Mumford Pl

Clu
bh

ou
se

 D
r

Spencer Ct

Peabody Ter

McGee Ln

Ta
ss

els
 Lp

Sh
eke

l Ln

Ba
rne

y F
ord

Buffalo Ter

Sa
ge

 D
r

De
we

y P
lac

er

Breckenridge North J 3

jessiel
Callout
32 Rounds SFR, 32 Rounds Rd.



Town of Breckenridge  Date 03/21/2023 
Planning Commission Regular Meeting  Page 1 
 
PLANNING COMMISSION MEETING 

The meeting was called to order at 5:32 pm by Chair Frechter. 

ROLL CALL 
Mike Giller  Mark Leas  Allen Frechter   Susan Propper 
Ethan Guerra  Steve Gerard  Elaine Gort 
 
APPROVAL OF MINUTES 
Mr. Leas would like it noted that he would like the Commission to receive gondola lot plans as soon as 
they are available because they are many pages which is difficult for him to review in the given 
timeframe. 
 
With the suggested changes, the March 7, 2023 Planning Commission Minutes were approved. 
 
APPROVAL OF AGENDA 
With no changes, the March 21, 2023 Planning Commission Agenda was approved. 
 
PUBLIC COMMENT ON HISTORIC PRESERVATION ISSUES: 

• No comments 
 
CONSENT CALENDAR: 
1.  Engle Residence Addition (CC), 102 New England Drive, PL-2023-0044 
 
Mr. Gerard:  With this remodel they will have one additional bedroom and one additional bathroom, 

does this property hold a short-term rental license? (Mr. Cross: It does not hold a 
license to my knowledge.) I note this because in other communities it is apparent that 
properties with short-term rental licenses are expanding to increase capacity. It will also 
be difficult to get equipment to this location, how will trees be protected and how with 
the lot be fenced since there is no disturbance envelope? (Mr. Cross: The lot will be 
fenced at the setbacks for this project and trees will be individually protected with 
fencing. Prior to the building permit issuance, I will inspect the site to ensure trees are 
protected. Engineering will also be able to state if they would like the fence to be in a 
specific location.) The driveway slope is 12 percent and above the allowed 8 percent. 
(Mr. Cross: This property was originally developed in the County and was annexed into 
the Town so the existing driveway does not meet our standards. Because this addition 
is not affecting the driveway they are not required to come into compliance with the 
current driveway slope standards. Engineering has reviewed this application and agrees 
they do not need to make the driveway come into compliance.) 

Mr. Leas:  These drawings are difficult to read and understand the design intent. (Mr. Cross: It can 
be difficult how the architect is showing existing versus proposed.) I am used to seeing 
the existing versus proposed elevations separately that clearly show the intended 
design.  

 
With no call ups, the Consent Calendar was approved as presented. 
 
OTHER MATTERS: 
1.  Capacity Analysis 
Ms. Puester presented an overview of the recent capacity analysis and dashboard for the Town.  The 
Commission was asked for questions or comments. 
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Town of Breckenridge  Date 03/21/2023 
Planning Commission Regular Meeting  Page 2 
 
Commissioner Questions / Comments: 
Mr. Gerard:  Are the dips and data fluctuations being analyzed? (Ms. Puester: Yes, these are being 

looked at by Staff.) One large uptick there by lodging. (Mr. Kulick: That is snow-
sculpture weekend. Generally, the largest visitation day of the year.) 

Mr. Leas:  What is the Town’s perspective about capacity? (Ms. Puester: There is no magic 
number for capacity but we will be using the data to make management and program 
decisions, like implementing different strategies for parking or transit for example.) 
The largest visitation days are ski days, this puts the Town at odds with Vail Resorts 
who wants to maximize visitors to the ski area. (Ms. Puester: I don’t think that we 
consider this to be at odds with Vail Resorts; skiing is part of our community. There is 
no specific definition of capacity at this time; this is a way to analyze future decisions 
and maybe direct people to certain areas or limit events and so on through 
programming changes.) 

Ms. Propper: Is there a date for when the future counter will be installed and when the study will be 
repeated? (Ms. Puester: We will update this every year and can change monitoring to 
be more frequent if we recognize trends that we want analyze more in real time. Also, I 
believe the south end traffic counter will be installed this summer.) 

Mr. Frechter:  Could this data be collected monthly? (Ms. Puester: We could.) 
Mr. Leas:  What was the cost of the study? (Ms. Puester: It was approximately $25,000 to make 

the initial dashboard. It costs $6,000 approximately to update each time in today’s 
cost.) 

Mr. Gerard:  How does the Council foresee sharing this with the public? (Ms. Puester: Right now, it 
is not accessible to the public. It would need a more user-friendly format and more 
context to be used by the public. We haven’t discussed that much to date however I 
have presented it to other groups.) 

Mr. Frechter:  I think about the mobile data and see how the cellular grid is used by 80 percent 
visitors. This is something that can disrupt the livelihood of businesses in town and 
safety when calls can’t be made. I hope there is consideration for things that could 
improve this.  

Ms. Gort:  Can we see the traffic counter? (Ms. Puester: It is embedded in the pavement at Hwy 9 
and Tiger Rd.) 

 
2.  Town Council Summary 
 
ADJOURNMENT: 
The meeting was adjourned at 6:16 pm. 
 
 

____________________________________ 
Allen Frechter, Chair 
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Project Title:

Proposal:

PC#:

Project Manager:

PC Meeting Date:

Preapplication Meeting Date (REQUIRED): March 8, 2023 Clif Cross

Date of Report:

Property Owner:

Agent:

Proposed Use:

Address:

Legal Description:

Area of Site in Square Feet: 53,681 sq. ft. 1.23 acres

Existing Site Conditions:

Area of building: Proposed Square Footage

Main Level: 3,643 sq. ft.

Lower Level: 2,346 sq. ft.

Total Livable: 4,915 sq. ft.

Garage: 967 sq. ft.

Mechanical: 107 sq. ft.

Total Density: 5,989 sq. ft.

Land Use District (2A/2R):

Density (3A/3R): Allowed: 9000 sq. ft. Proposed: 4,915 sq. ft.

Above Ground Density (3/A): 1:8.50 (or 6,315 sq. ft.) Proposed: 5,989 sq. ft.

F.A.R.

No. of Main Residence Bedrooms:

No. of Main Residence Bathrooms:

Height (6A/6R):

Ridgeline and Hillside Development (8A): 

 Drip line of Building/Non-Permeable Sq. Ft.: 5,908 sq. ft. 11.01%

Hard Surface/Non-Permeable Sq. Ft.: 7,462 sq. ft. 13.90%

Open Space / Permeable: 40,311 sq. ft. 75.09%

Required Square Footage: 1,866 sq. ft. 25% of paved surfaces is required

Proposed Square Footage: 1,700 sq. ft. (22.78% of paved surfaces)

NO

Required:

Proposed:

Fireplaces (30A/30R):

Number of Gas Fired:

Building/Disturbance Envelope?      None

Site and Environmental Design (7R):

Lot Coverage/Open Space (21R):

Snowstack (13A/13R):

32 Rounds Single Family Residence

30.9 feet overall

Staff has considered this policy and does not find that this development is subject to Policy 8.

*Max height of 35’ for single family outside Conservation District unless  otherwise stated on the recorded plat.

Class C Major Single Family Development Review Staff Report

Construct a new single family residence with 5,989 square feet of density. The residence will have four (4) 
bedrooms, five and a half (5.5) bathrooms, an exercise room, desk nook, and a three (3+) vehicle garage. The 
property will have seven (7) gas fireplaces and two (2) outdoor gas fire pits. 

March 30, 2023

4 bedrooms

5.5 bathrooms

The rectangular lot has a steep upward slope to the east and narrows to the west along Rounds Road. The lot  
does not feature a Building or Disturbance Envelope and is bordered by two adjacent parcels. The lot is covered 
with mature tree growth and shrubs. There are two easements located on the property; 1) a 50' trail easement 
is on the eastern boundary of the property, and 2) a 10' foot drainage easement centered along the southern 
property line.

March 21, 2023
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Clif Cross, Planner I

PL-2023-0055

1:8.96 FAR

Outdoor Heated Space (33A/33R):

9 Gas Fired

4 spaces

6 spaces

Staff recommends negative four (-4) points for the location of the proposed garage, which creates a 
long driveway and excessive site disturbance. Staff is comfortable with the proposed retaining walls 
since they are below four feet in height.                                                                                                                                                                                                                                                                                                                              
32 Rounds Single Family Residence (THIS PROPOSAL)
Driveway Length (F): 325’
Paving Area (SF): 6,762 SF
Site (SF): 53,681 SF
% of Site: 12.6%                                                                                                                                                                    
Trees Removed for Drive: 50                                                                                                                                         
*(see Defensible Space plan from 2022 Highlands Wildfire Mitigration Work that was not implemented; 
proposed 26 trees that should be removed, a majority in proposed driveway location)

 

Code Policies (Policy #) 

Arthur Budzynski / A & J Property Investments LLC

Andy Stabile / Allen-Guerra Architecture

Single Family Residence

32 Rounds Road

Lot 60, Highlands at Breckenridge Filing #2

Parking (18A/18/R):

EV Capable and EVSE Installed Spaces (33A/33R):

Staff assigns positive two (+2) points for the installation of two (2) Electronic Vehicle Supply Equipment 
(EVSE) in the garage of the residence. 
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25' Required: Front Yard Setback 61' Proposed: Side Yard Setback

40' Proposed: Side Yard Setback

35' Proposed: Side Yard Setback

50' Required: Rear Yard Setback 116' Proposed: Rear Yard Setback

Architectural Compatibility (5/A & 5/R):

Exterior Materials and Colors: 

Roof:

Garage Doors:

Planting Type Quantity Size

Aspen 45 (25) 2" caliper, 2.5" caliper - multistem

Colorado Spruce 20 12'

Native Shrubs 35 5 Gallon

Defensible Space (22A): Complies

Drainage (27A/27R): 

Driveway Slope:

Point Analysis (Sec. 9-1-17-3):      

Staff Action:      

Additional Findings:

Additional Conditions of Approval:      

Landscaping (22A/22R): Staff finds that sufficient mature spruce and aspen trees exist to provide screening/buffering from the adjacent streets and neighboring 
lots. No new landscaping is proposed with this application.

The proposed architecture and finishes match the existing home and that of the other homes in the 
neighborhood.

Wood clad garage doors

Setbacks (9A/9R):

12. Applicant must submit a new set of plans that corrects the proposed snowstack area to a number above the 
required 25% of paved surfaces (1,886 square feet).                                                                                                                                                                                                                                                                                                 
22. Staff must inspect the retaining walls to ensure that during construction the height does not exceed the 
allowed four (4) feet. If the retaining walls exceed four (4) feet in height, staff will assign negative points to the 
project under 7R: Site and Environmental Design. At that time, the applicant must provide plans stamped by a 
registered professional engineer licensed in Colorado, to the Town Engineer for the retaining walls and pass a 
point analysis.
23. Applicant shall execute and record with the Summit County Clerk and Recorder a covenant and agreement 
running with the land, in a form acceptable to the Town Attorney, requiring two (2) Electronic Vehicle Supply 
Equipment (EVSE) installed spaces be maintained in perpetuity on the property. Applicant shall be responsible 
for payment of recording fees to the Summit County Clerk and Recorder.                                                                                                                                     
28. Applicant shall execute and record with the Summit County Clerk and Recorder a covenant and agreement 
running with the land, in a form acceptable to the Town Attorney, requiring compliance in perpetuity with the 
approved landscape plan for the property. Applicant shall be responsible for payment of recording fees to the 
Summit County Clerk and Recorder.

See Color/Material Board
Metal Roof: US Metals. Standing Seam in "Dark Bronze"                                                                                                                                                        
Shingle Roof: Gaf Timberline Ultra HD - 50 Year, in "Pewter Gray".
Window/ Wood Trim: stained in "Burnt Hickory"
Siding: vertical siding, Specialty Wood Products in "Silver Plume"; horizontal siding, Specialty Wood Products in 
"Cimarron"                                                                                                                                        Stone 
Veneer: Dry stacked "Highlands Park" stone
Fascia: stained in "Cape Blackwood"
Metal Accent: Natural finish                                                        

The proposed material usage falls within the 25 percent or less threshold for non-natural materials on each 
facade.

Gaf Timberline Ultra HD - 50 Year, in "Pewter Gray"; Metal Roof - US Metals - Standing Seam in "Dark Bronze"

This application has met all Absolute Policies. Staff recommends negative four (-4) points under Policy 7R for 
the location of the garage which creates excessive driveway, positive two (+2) points under Policy 22R for an 
above average landscape plan, and positive two (+2) points under Policy 22R for an above average landscape 
plan for a passing score of zero (0) points.

Staff approves the 32 Rounds Single Family Residence, PL-2023-0055, Lot 60, Highlands at Breckenridge, 
Filing #2, with a passing point analysis of zero (0) points, located at 32 Rounds Road, with the attached Findings 
and Conditions.  

50.0' Combined Required: Side 
Yard Setback

Precedent:  
36 Rounds Single Family Residence (36 Rounds Road; PL-2017-0644)
Driveway Length (F): 322’
Paving Area (SF): 5,470 SF
Site (SF): 79,427 SF
% of Site: 6.9 %                                                                                                                                                        
Trees Removed for Drive: *(unknown due to lack of plan set, precedent used because same developer and 
next door to proposed development)
                                                                                                                                                                                         
Westerman Lookout (370 Westermann; PL-2021-0083)
Driveway Length (F): 306’
Paving Area (SF): 4,607 SF
Site (SF): 54,886 SF
% of Site: 8 %                                                                                                                                                           
Trees Removed for Drive: 6
                                                                                                                                                                                         
Schocket Residence (52 Stillson Placer Terrace; PL-2021-0172)
Driveway Length (F): 287’
Paving Area (SF): 5,066 SF
Site (SF): 59,099 SF
% of Site: 8.8 %                                                                                                                                                           
Trees Removed for Drive: 40

6.	Staff finds the proposed retaining walls do not warrant negative points under Policy 7R since they are below 
four (4) feet in height. 
7.	Staff find the attic storage space above the garage does not count towards the above ground square 
footage due to the ceiling height being less than five (5) feet in height. If the ceiling height were to be increased 
to over five (5) feet in height, the square footage will be counted towards the allowed above ground square 
footage (6,315 sq. ft.).                                                                                                                                                                                                                  

8.00%

Positive drainage away from the residence is proposed.

Staff recommends positive two (+2) points for an above average landscape plan.                                                                                                                                                                                                                                                       
Precedent:                                                                                                                                                              
Rocha Residence (518 Golden Age Drive; PL-2022-0035)
Spruce: 6 @ (10’)
Fir: 6 @ (10’)
Aspen: 25 (12 @ 2” caliper) (13 @ 3” caliper)
Shrubs: 59 @ 5 gal

Schocket Residence (52 Stillson Placer Terrace; PL-2021-0172)
Spruce: 18 @ (10’ – 16’)
Aspen: 24 @ 3” caliper
Shrubs: 72 @ 5 gal

Cobb Residence (105 N Gold Flake Terrace; PL-2020-0364)
Spruce: 31 @ 8’
Aspen: 28 @ 2.5” caliper
Shrubs: 53 @ 5 gal
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TOWN OF BRECKENRIDGE 

 

32 Rounds Single Family Residence 

Lot 60, Highlands at Breckenridge Filing #2 

32 Rounds Road 

PL-2023-0055 

 

 

FINDINGS 

 

1. The project is in accord with the Development Code and does not propose a prohibited use. 

 

2. The project will not have significant adverse environmental impact or demonstrative negative aesthetic effect. 

 

3. All feasible measures mitigating adverse environmental impacts have been included, and there are no 

economically feasible alternatives, which would have less adverse environmental impact. 

 

4. This approval is based on the staff report dated March 30, 2023, and findings made by the Planning 

Commission with respect to the project. Your project was approved based on the proposed design of the project 

and your acceptance of these terms and conditions imposed. 

 

5. The terms of approval include any representations made by you or your representatives in any writing or plans 

submitted to the Town of Breckenridge, and at the hearing on the project held on April 4, 2023, as to the nature 

of the project. In addition to Commission minutes, the audio of the meetings of the Commission are recorded. 

 

6. Staff finds the proposed retaining walls do not warrant negative points under Policy 7R since they are below 

four (4) feet in height.  

 

7. Staff find the attic storage space above the garage does not count towards the above ground square footage due 

to the ceiling height being less than five (5) feet in height. If the ceiling height were to be increased to over five 

(5) feet in height, the square footage will be counted towards the allowed above ground square footage (6,315 

sq. ft.). 

 

CONDITIONS 

 

1. This permit does not become effective, and the project may not be commenced, unless and until the applicant 

accepts the preceding findings and following conditions in writing and transmits the acceptance to the Town of 

Breckenridge. 

 

2. If the terms and conditions of the approval are violated, the Town, in addition to criminal and civil judicial 

proceedings, may, if appropriate, issue a stop order requiring the cessation of work, revoke this permit, require 

removal of any improvements made in reliance upon this permit with costs to constitute a lien on the property 

and/or restoration of the property. 

 

3. This permit expires eighteen (18) months from date of issuance, on October 11, 2024, unless a building permit 

has been issued and substantial construction pursuant thereto has taken place. In addition, if this permit is not 

signed and returned to the Town within 30 days from the permit mailing date, the duration of the permit shall 

be 18 months, but without the benefit of any vested property right. 

 

4. The terms and conditions of this permit are in compliance with the statements of the staff and applicant made 

on the evidentiary forms and policy analysis forms. 

 

STAFF RECOMMENDATION: Staff has approved this application with the following Findings and Conditions 

and recommends the Planning Commission uphold this decision.  
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5. Nothing in this permit shall constitute an agreement by the Town of Breckenridge to issue a certificate of 

occupancy for the project covered by this permit. The determination of whether a certificate of occupancy 

should be issued for such a project shall be made by the Town in accordance with the applicable provisions 

of the Town Code, including, but not limited to the building code. 

 

6. Driveway culverts shall be 18-inch heavy-duty corrugated polyethylene pipe with flared end sections and a 

minimum of 12 inches of cover over the pipe. Applicant shall be responsible for any grading necessary to allow 

the drainage ditch to flow unobstructed to and from the culvert. 

 

7. At the point where the driveway opening ties into the road, the driveway shall continue for five feet at the same 

cross slope grade as the road before sloping to the residence. This is to prevent snowplow equipment from 

damaging the new driveway pavement. 

 

8. Applicant shall field locate utility service lines to avoid existing trees. 

 

9. An improvement location certificate of the height of the top of the foundation wall and the height of the 

building’s ridge must be submitted and approved by the Town during the various phases of construction. The 

final building height shall not exceed 35’ at any location. 

 

10. All hazardous materials used in construction of the improvements authorized by this permit shall be disposed 

of properly off site. 

 

11. Each structure which is authorized to be developed pursuant to this permit shall be deemed to be a separate 

phase of the development. In order for the vested property rights associated with this permit to be extended 

pursuant to Section 9-1-17-11(D) of the Breckenridge Development Code, substantial construction must be 

achieved for each structure within the vested right period of this permit. 
 

12. Applicant must submit a new set of plans that corrects the proposed snowstack area to a number above 

the required 25% of paved surfaces (1,886 square feet). 

 

PRIOR TO ISSUANCE OF BUILDING PERMIT 

 

13. Applicant shall submit proof of ownership of the project site.  

 

14. Applicant shall submit and obtain approval from the Town Engineer of final drainage, grading, utility, and 

erosion control plans. 

 

15. Applicant shall provide plans stamped by a registered professional engineer licensed in Colorado, to the Town 

Engineer for all retaining walls over four feet in height. 

 

16. Any exposed foundation wall in excess of 12 inches shall be finished (i.e. textured or painted) in accordance 

with the Breckenridge Development Code Section 9-1-19-5R. 

 

17. Applicant shall identify all existing trees, which are specified on the site plan to be retained, by erecting 

temporary fence barriers around the trees to prevent unnecessary root compaction during construction. 

Construction disturbance shall not occur beyond the fence barriers, and dirt and construction materials or debris 

shall not be placed on the fencing. The temporary fence barriers are to remain in place until issuance of the 

Certificate of Occupancy. 

 

18. Existing trees designated on the site plan for preservation which die due to site disturbance and/or construction 

activities will be required to be replaced at staff discretion with equivalent new trees, i.e. loss of a 12 inch 

diameter tree flagged for retention will be offset with the addition of four 3-inch diameter new trees. 

 

19. Applicant shall submit and obtain approval from the Town of a construction staging plan indicating the location 

and type of construction fencing, all construction material storage, fill and excavation material storage areas, 

portolet and dumpster locations, and employee vehicle parking areas. No staging is permitted within public 
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right of way without Town permission. Any dirt tracked upon the public road shall be the applicant’s 

responsibility to remove. Contractor parking within the public right of way is not permitted without the express 

permission of the Town, and cars must be moved for snow removal. A project contact person is to be selected 

and the name provided to the Public Works Department prior to issuance of the building permit.   

 

20. The public access to the lot shall have an all-weather surface, drainage facilities, and all utilities installed 

acceptable to Town Engineer. Fire protection shall be available to the building site by extension of the Town's 

water system, including hydrants, prior to any construction with wood. In the event the water system is installed, 

but not functional, the Fire Marshall may allow wood construction with temporary facilities, subject to approval. 

 

21. Applicant shall submit and obtain approval from Town staff of a cut sheet detail for all exterior lighting on the 

site. All exterior lighting on the site or buildings shall be fully shielded to hide the light source and shall cast 

light downward. Exterior residential lighting shall not exceed 15’ in height from finished grade or 7’ above 

upper decks. 

 

PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY 

 

22. Staff must inspect the retaining walls to ensure that during construction the height does not exceed the 

allowed four (4) feet. If the retaining walls exceed four (4) feet in height, staff will assign negative points 

to the project under 7R: Site and Environmental Design. At that time, the applicant must provide plans 

stamped by a registered professional engineer licensed in Colorado, to the Town Engineer for the 

retaining walls and pass a point analysis. 

 

23. Applicant shall execute and record with the Summit County Clerk and Recorder a covenant and 

agreement running with the land, in a form acceptable to the Town Attorney, requiring two (2) 

Electronic Vehicle Supply Equipment (EVSE) installed spaces be maintained in perpetuity on the 

property. Applicant shall be responsible for payment of recording fees to the Summit County Clerk 

and Recorder.   

 

24. Applicant shall revegetate all disturbed areas with a minimum of 2 inches topsoil, seed, and mulch. 

 

25. Applicant shall remove leaf clutter, dead branches and dead standing trees from the property, dead branches on 

living trees shall be trimmed to a minimum height of six (6) feet and a maximum height of ten (10) feet above 

the ground. 

 

26. Applicant shall remove all vegetation and combustible material from under all eaves and decks. 

 

27. Applicant shall create defensible space around all structures as required in Policy 22 (Absolute) Landscaping. 

 

28. Applicant shall execute and record with the Summit County Clerk and Recorder a covenant and 

agreement running with the land, in a form acceptable to the Town Attorney, requiring compliance in 

perpetuity with the approved landscape plan for the property. Applicant shall be responsible for 

payment of recording fees to the Summit County Clerk and Recorder. 

 

29. Applicant shall paint all garage doors, metal flashing, vents, flues, rooftop mechanical equipment, meters, and 

utility boxes on the building a flat, dark color or to match the building color. 

 

30. Applicant shall screen all utilities. 

 

31. All exterior lighting on the site or buildings shall be fully shielded to hide the light source and shall cast light 

downward.  Exterior residential lighting shall not exceed 15 feet in height from finished grade or 7 feet above 

upper decks. 

 

32. At all times during the course of the work on the development authorized by this permit, the permittee shall 

refrain from depositing any dirt, mud, sand, gravel, rubbish, trash, wastepaper, garbage, construction 

material, or any other waste material of any kind upon the public street(s) adjacent to the construction site. 
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Town shall provide oral notification to permittee if Town believes that permittee has violated this condition. 

If permittee fails to clean up any material deposited on the street(s) in violation of this condition within 24 

hours of oral notice from Town, permittee agrees that the Town may clean up such material without further 

notice and permittee agrees to reimburse the Town for the costs incurred by the Town in cleaning the streets. 

Town shall be required to give notice to permittee of a violation of this condition only once during the term 

of this permit.  

 

33. The development project approved by this Permit must be constructed in accordance with the plans and 

specifications, which were approved by the Town in connection with the Development Permit application. 

Any material deviation from the approved plans and specifications without Town approval as a modification 

may result in the Town issuing a Stop Work Order and/or not issuing a Certificate of Occupancy or 

Compliance for the project, and/or other appropriate legal action under the Town’s development regulations. 

A Stop Work Order may not be released until a modification to the permit is reviewed and approved by the 

Town. Based upon the magnitude of the modification, another hearing before the Planning Commission may 

be required. 

 

34. No Certificate of Occupancy or Certificate of Compliance will be issued by the Town until: (i) all work done 

pursuant to this permit is determined by the Town to be in compliance with the approved plans and 

specifications for the project, and all applicable Town codes, ordinances and standards, and (ii) all conditions 

of approval set forth in the Development Permit for this project have been properly satisfied.  If either of these 

requirements cannot be met due to prevailing weather conditions, the Town may issue a Certificate of 

Occupancy or Certificate of Compliance if the permittee enters into a Cash Deposit Agreement providing that 

the permittee will deposit with the Town a cash bond, or other acceptable surety, equal to at least 125% of the 

estimated cost of completing any required work or any applicable condition of approval, and establishing the 

deadline for the completion of such work or the satisfaction of the condition of approval. The form of the Cash 

Deposit Agreement shall be subject to approval of the Town Attorney. “Prevailing weather conditions” 

generally means that work can not be done due to excessive snow and/or frozen ground. As a general rule, a 

cash bond or other acceptable surety will only be accepted by the Town between November 1 and May 

31 of the following year. The final decision to accept a bond as a guarantee will be made by the Town of 

Breckenridge.  

 

35. Applicant shall submit the written statement concerning contractors, subcontractors and material suppliers 

required in accordance with Ordinance No. 1, Series 2004. 

 

36. Applicant shall construct all proposed trails according to the Town of Breckenridge Trail Standards and 

Guidelines (dated June 12, 2007). All trails disturbed during construction of this project shall be repaired by 

the Applicant according to the Town of Breckenridge Trail Standards and Guidelines. Prior to any trail work, 

Applicant shall consult with the Town of Breckenridge Open Space and Trails staff. 
 

37. Applicant shall be held responsible for any deterioration or damages caused by development or 

construction activities to any Town infrastructure, public rights-of-way, or public property. This 

includes but is not limited to deterioration or damages to roadway surfaces, curbs, drainage systems, 

sidewalks, and signage. Applicant must rectify such deterioration or damages to the previous condition 

at their own expense. Town shall provide written notification to permittee if Town believes that 

permittee has caused deterioration or damages which would enact this condition. If permittee fails to 

rectify deterioration or damages in violation of this condition, permittee agrees that the Town may 

resolve such deterioration or damages and permittee agrees to reimburse the Town for the costs 

incurred by the Town. Town shall be required to give notice to permittee of a violation of this condition 

only once during the term of this permit. Any failure to rectify deterioration or damages or provide 

reimbursement without Town approval may also result in the Town issuing a Stop Work Order and/or 

not issuing a Certificate of Occupancy or Compliance for the project, and/or other appropriate legal 

action under the Town’s development regulations. 

 

38. The development authorized by this Development Permit may be subject to the development impact fee 

imposed by Resolution 2006-05 of the Summit County Housing Authority. Such resolution implements the 

impact fee approved by the electors at the general election held November 7, 2006. Pursuant to 

11



intergovernmental agreement among the members of the Summit Combined Housing Authority, the Town 

of Breckenridge is authorized to administer and collect any impact fee which is due in connection with 

development occurring within the Town. For this purpose, the Town has issued administrative rules and 

regulations which govern the Town’s administration and collection of the impact fee. Applicant will pay any 

required impact fee for the development authorized by this Development Permit prior to the issuance of a 

Certificate of Occupancy. 
   

 (Initial Here) 
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PLANT LEGEND

SYMBOL QTY BOTANICAL NAME COMMON NAME SIZE

35 RIBES ALPINUM &
ROSA WOODSII

ALPINE CURRANT
& WOODS ROSE 5 GAL

POPULUS
TREMULOIDES ASPEN

PICEA PUNGENS COLORADO
SPRUCE

ALL
DISTURBED
LOCATIONS

NATIVE SEED MIX
(SEE LANDSCAPE

NOTES)

1. EROSION CONTROL METHODS: CONTROL ALL RUNOFF WITHIN SITE PER SUBDIVISION
STANDARDS AND COUNTY REQUIREMENTS BY UTILIZING, SINGLY OR IN COMBINATION,
NON-EROSIVE DRAINAGE MATS, SILT FENCING, DIVERSION SWALES, AND DIKES AS NECESSARY
TO TRAP, INTERCEPT, AND DIVERT RUNOFF WITHIN BUILDING ENVELOPE.

2. NATIVE LANDSCAPING AREA IN CONTACT WITH BUILDING ENVELOPE WILL BE PROTECTED FROM
ROOF RUNOFF AS SHOWN IN WALL SECTION. RIVER ROCK RIPRAP IS TO EXTEND 8" BEYOND DRIP
LINE.

3. EXISTING VEGETATION SHALL BE PROTECTED AS MUCH AS POSSIBLE TO PROMOTE XERISCAPING
- PER TOWN OF BRECKENRIDGE CODE SECTION 3603.C3.

4. ALL EXISTING TREES WITHIN 15' OF THE PROPOSED RESIDENCE MUST BE REMOVED TO CREATE
DEFENSIBLE SPACE, PER TOWN CODE.

5. REMOVE ALL EXISTING BEETLE KILL TREES, PER HOA GUIDELINES.
6. TREE REMOVAL TO BE COORDINATED BETWEEN OWNER, GENERAL CONTRACTOR, HOA, AND

TOWN PLANNING STAFF, PRIOR TO REMOVAL.
7. ALL AREAS WITHIN BUILDING ENVELOPE AND WITHIN 40' OF DRIVEWAY OUTSIDE OF ENVELOPE

TO BE RE-VEGETATED WITH 100% NATIVE HIGH COUNTRY GRASS SEED MIXTURE CONSISTING
OF:

30% SLENDER WHEATGRASS
15% CANBY BLUEGRASS
10% BIG BLUEGRASS
10% IDAHO FESCUE
10% SHEEP FESCUE
10% WESTERN WHEATGRASS
5% BLUE WILDRYE
5% TUFTED HAIRGRASS

ALONG WITH A MIXTURE OF PERENNIALS & GROUND COVER, PER SUMMIT COUNTY DEVELOPMENT
CODE.

8. A DRIP IRRIGATION SYSTEM SHALL BE INSTALLED TO ALL NEW TYPES OF TREES AND SHRUBS,
PER THE TOWN REQUIREMENTS.

LANDSCAPE NOTES

CREATE A 6" SOIL SAUCER WITH TOPSOIL AROUND
TREE

TOPSOIL MIX PER LANDSCAPE NOTES;
TAMP MIX AND ADD WATER IN LAYERS OF 6"

3"-4" OF SHREDDED BARK MULCH

CLEANLY PRUNE ALL DAMAGED ROOT ENDS

DIAMETER OF EXCAVATION TO BE 12" MINIMUM
BEYOND THE SPREAD OF THE ROOTS

WIRE AND FABRIC TREE RING

STAKE ALL DECIDUOUS TREES W/ 5' STEEL T
STAKES

DECIDUOUS TREE PLANTING

CREATE A 6" SOIL SAUCER WITH TOPSOIL AROUND
TREE

TOPSOIL MIX PER LANDSCAPE NOTES

3"-4" OF SHREDDED BARK MULCH

CROWN OF ROOT BALL SHALL BEAR SAME
RELATION TO FINISHED GRADE AS IT BORE TO
PREVIOUS GRADE

CUT AND REMOVE TOP 1/3 OF BURLAP
(IF NON-BIODEGRADABLE WRAP IS USED, REMOVE
TOTALLY)

COMPACT SUBSOIL TO FORM PEDESTAL AND
PREVENT SETTLING

NOTE:  STAKE AS NEEDED

CONIFEROUS TREE PLANTING

45

20

(25) 2" CAL
(20) 2.5" CAL

12'

BOULDER RETAINING WALL

PLAN
NORTH

SCALE:

2
L1.1

BOULDER RETAINING WALL DETAIL
N.T.S.
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36 Rounds Single Family Residence 
(36 Rounds Road; PL-2017-0644)
Driveway Length (F): 322’
Paving Area (SF): 5,470 SF
Site (SF): 79,427 SF
% of Site: 6.8 %
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Westerman Lookout (370 Westerman; PL-2021-0083
Driveway Length (F): 306’
Paving Area (SF): 4,607 SF
Site (SF): 54,886 SF
% of Site: 8 %                                                                                                                                                           
Trees Removed for Drive: 6
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ROOF HEIGHT CALCULATIONS

POINT  NAT GRADE   FIN GRADE   MEASURED    ROOF        CALCULATION     HEIGHT
   ELEVATION   ELEVATION         FROM ELEVATION

  A    9,772.0' 9,772.0'  NAT GRADE 9,796.6'    9,796.6' - 9,772.0'   24.6'
  B    9,776.3'    9,776.3'   NAT GRADE 9,801.0'    9,801.0' - 9,776.3' 24.7'
  C    9,782.0'    9,784.1'   NAT GRADE 9,799.1'    9,799.1' - 9,782.0' 17.1'
  D    9,776.0'    9,784.1' NAT GRADE 9,802.6'    9,802.6' - 9,776.0' 26.6'

Schocket Residence (52 Stillson Placer 
Terrace; PL-2021-0172)
Driveway Length (F): 287’
Paving Area (SF): 5,066 SF
Site (SF): 59,099 SF
% of Site: 8.8 %
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Planning Commission Staff Report 
 
Subject: Stillson (Stables Village) Master Plan, Town Project Hearing (PL-2023-0034) 
 
Proposal: The Stillson (Stables Village) Master Plan proposes a new for-sale workforce 

housing development located in Planning Area-A (PA-A), planned for the Stillson 
Patch Placer tract, located on the south side of Wellington Road on the former site 
of the Breckenridge Stables. The Master Plan proposes 61 workforce housing units, 
including 5 single-family units, 38 duplex units, and 18 triplex units. The Planning 
Area-B (PA-B) of the Stillson tract will remain allocated to governmental uses, 
such as open space, recreation, public works storage, snow storage, and solar 
energy production.  

 
Project Manager: Sarah Crump, Planner II 
 
Date: March 29, 2023 (for meeting of April 4, 2023) 
 
Applicant/Owner: Town of Breckenridge 
 Allen-Guerra Architecture 
 
Agent:  Norris Design 
 
Address:                   710 Wellington Road 
 
Legal Description:  TR 6-77 Sec 31 Qtr 4 Mining Claim(s) cont 38.868 acres Stillson Patch Placer Myrtle 
                                   Annie Lode MS #1466 
 

Site Area:  PA-A    9.08 acres 
 PA-B  29.79 acres 
 Total  38.87 acres 
  
Land Use District: PA-A 
 LUD 46: A new LUD for PA-A was created and adopted by Town Council on 

February 28, 2023. This LUD allows for workforce housing, recreation, and open 
space. Single-family, duplex, and triplex residences designed to facilitate net zero 
energy goals are allowed at a density of 8 units per acre (UPA). 

  
 LUD 15: Governmental uses and affordable residential; not to exceed 1 unit per 20 

acres. Area for service activities provided by public agencies.  
  
 PA-B 
 LUD 1: Low density residential and recreational; 1 unit per 10 acres. Meant to protect 

predominately steep slopes and environmentally sensitive areas. Serves as a scenic 
background and preserved area for mountain wetlands, development buffers, and 
recreational opportunities.  

  
 LUD 15: Governmental uses and affordable residential; not to exceed 1 unit per 20 

acres. Area for service activities provided by public agencies.  
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Allowed Density: 8.4 Acres in LUD 46 (8 UPA allowed)                          107,520 sq. ft. (67.2 Single  
         Family Equivalents (SFEs)) 

   
                                    Proposed Density:                                     
                                    Duplex and triplex units:                                               102,624 sq. ft. (64.14 SFEs)      
                                    Including single-family units with unlimited density:                        115,634 sq. ft.  
                                    64.14 Duplex and triplex SFEs + 5 Single-family SFEs =                    69.14 SFEs 
 
                                    Adjusted Proposed Density (10% exclusion for employee housing):                                 
 
                                                                                69.14 SFEs * 90% = 62.23 SFEs 
                                                                             62.23 SFEs /8.4 acres = 7.41 UPA 
 
Site Conditions: The tract fronts Wellington Road to the north and Stables Drive passes through the 

eastern edge of the property. This property serves as the town limit to the south and is 
flanked by a residential unincorporated Summit County neighborhood to the south. 
The property was dredge-mined in the early 1900s and once contained tailing piles 
deposited by past dredge mining operations; however, much of the dredged rock 
piles have been removed leaving the north portion of the site mostly barren.  The 
northern portion has much surface disturbance and limited tree cover. The southern 
portion of the tract is forested. The property slopes uphill from the northwest to the 
southeast. Two 150-foot electrical power line easements transect the property from 
northeast to southwest across the northern portion of the property and from east to 
west across the southern portion of the property.  

 
Adjacent Uses: North: Wellington Road Right-of-Way, French Creek Drainage, and Vista Point 

residential subdivision  
 East: Lincoln Park at Wellington residential subdivision 
 South: Unincorporated Summit County, single family residential homes 
 West: Xcel Energy utility electric power substation and Revetts Landing residential 

subdivision 
 

Item History 
 
The Town of Breckenridge owned property provides space for various government services and 
activities. Current uses include public works storage and equipment staging, snow storage, solar 
farming, recreation opportunities including a bike park and trails, and open space. The eastern portion of 
the property, along Stables Drive, has been used as the Breckenridge Stables since the mid-1990s. This 
portion of the site contains various animal barns, riding rings, and corrals. Equine uses on the property 
are proposed to cease with the pursuit of this Master Plan. 
 
Recognizing the need for more for-sale workforce housing, the Town has hired a design team to master 
plan Stillson Patch Placer. This Town owned parcel has long been considered as a potential site for 
workforce housing. The site is split among several land use districts with each allowing varying degrees of 
residential density. A new land use district was created for the residential portion of the site to allow a 
maximum density of 8 UPA.  
 
In fall 2022, several work sessions were conducted with the Town Council to perform a fit test which 
determined the location and approximate number of units that would be appropriate for a residential 
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development at Stillson Patch Placer. On January 10, 2023, the Council approved Staff to hire a design 
team selected through an RFP process to move ahead with Master Planning the area for residential 
development.  
 
A work session with the Planning Commission was held March 7, 2023 to discuss the Stillson Master Plan. 
At that work session, the Commission agreed with the average slope methodology used to establish the 
existing grade across the site. The Commission also agreed with the analysis that considers the triplex units 
like duplex units regarding parking requirements and the Commission supported the proposed fencing in 
the draft Master Plan.  
 
The Town Council held a First Reading on March 28, 2023 for a Developer Contract that would secure 
Allen-Guerra Architecture to design and Thrive Home Builders to construct the Stables Village 
development.  
 

Staff Review 
 

Since no proposed changes in use or new developments are proposed for PA-B, the Staff review and 
remainder of this report will only focus on PA-A of the Master Plan where a workforce housing 
development is planned.  
 
For this Town Project Hearing, staff has reviewed this Master Plan against all applicable polices of the 
Development Code. Those policies not applicable with the review of the Master Plan will be analyzed with 
the separate Development Permit applications for each of the individual residences and site improvements 
at a future date.  
 
Land Use Guidelines (2/A & 2/R): The residential portion of PA-A lies within new LUD 46, which was 
approved by Town Council on February 28, 2023. LUD 46 allows for workforce housing, recreation, and 
open space. The LUD allows single family, duplex, and triplex residences designed with contemporary 
architecture to facilitate net zero energy goals at a density of 8 UPA. The northern portion of PA-A will 
remain in LUD 15 and will be for government uses such as a new compost and recycling drop-off location 
open to all Town of Breckenridge residents, detention pond, and open space.  Staff has no concerns. 
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Density (3/A & 3R): Density will be transferred by the Town for the housing development within PA-
A, not to exceed 8 UPA. The site will be developed at a maximum density of 8 UPA per the LUD 46 
Land Use Guidelines (LUGs). Each unit type also has a specified maximum density in the Master Plan. 
Staff has analyzed the proposed density on site and finds that it is 7.41 UPA, which is below the allowed 
density of 8 UPA. The Master Plan proposes that single family and duplex units be allowed one exterior 
storage shed per unit, designed to meet the architectural standards of the neighborhood and not to exceed 
100 square feet in size. These storage sheds will not count against density limitations. Staff has no 
concerns. 
 
Architectural Compatibility (5/A & 5/R): The proposed architecture will incorporate mountain 
contemporary designs to maximize solar efficiency. Maximizing solar efficiency requires large shed-
roofs which have been analyzed for their specific geometry and angulation to provide maximum solar 
gains. The use of a natural and muted color palate including browns, grays, blues, rusts, and greens on 
exterior elements is proposed. Variations in building sites, layouts, and designs, along with variation of 
color and materials will avoid the visual impression of many duplicate structures.  
 
The Master Plan proposes the use of natural appearing synthetic materials and up to 100 percent non-
natural exterior materials on exterior facades. Non-natural siding, such as composite wood, on 100 
percent of any façade warrants negative six (-6) points under the materials matrix in 9-1-19-5R: Policy 5 
(Relative) Architectural Compatibility. Staff discourages any one material used to cover 100 percent of 
any façade to provide for a variety of materials and diversity of design.  
 
 

Material Points* Notes 
Composite 
wood siding 

>0-33% of any façade 
warrants negative two (-
2) points.  
>33-66% of any façade 
warrants negative four (-
4) points. 
>66-100% of any façade 
warrants negative six (-
6) points 

 

Metal siding Up to 25% per façade 
warrants no negative 
points. 
>25-50% of any façade 
warrants negative two (-
2) points.  
>50-75% of any façade 
warrants negative four (-
4) points. 
>75-100% of any façade 
is prohibited per section 
9-1-19-5A-B 

Per 9-1-19-5A Section A. 1. all exterior metal 
elements must be non-reflective. 
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Material Points* Notes 
Fiber 
cement 
siding 

Warrants negative three 
(-3) points when applied 
with no supplemental 
natural materials. 

No negative points will be assigned when applied 
with natural materials such as natural wood accents 
or a natural stone base on each elevation and 
provided the fiber cement siding is compatible with 
the general design criteria listed in the land use 
guidelines.** 

*To determine the allocation of points, façade area is measured from the fascia board to finished 
grade. Such measurement shall include column elements, windows, and chimneys, but shall not 
include decks and railing elements. 
**Natural materials for the purpose of offsetting the application of fiber cement siding can include 
elements such as railings, decking, or other architectural details not included in the calculation of 
the façade area as long as these natural material elements are applied on the same elevations as 
the fiber cement siding.  
 

After Master Plan approval, the architectural design of each individual structure will be reviewed for 
Development Code compliance and approved through the Class D-Major development review process at 
the administrative level.  
 
Building Height (6/A &6/R): This site has been heavily disturbed from previous mining activities, as 
well as for past government and equine uses. The site slopes upward from north to south and has many 
pits and undulations. The Code allows for an average grade to be used on previously disturbed sites to 
establish the existing grade. A diagram displaying the average grade across PA-A is included in the 
Master Plan as Exhibit B. This average grade will serve as the established existing grade. No structures 
will be greater than 35 feet in height above the established existing grade or proposed final grade, 
whichever is greater. The Code does allow for exceptions for solar penetrations which can be above the 
35-foot height limitation.  
 
Site and Environmental Design (7/R): The majority of proposed developed uses on PA-A are to occur on 
the portions of the site previously disturbed by dredge mining, government, or equine activities. A detention 
pond and bioswale on the western edge of the development will provide an adequate drainage area for the 
neighborhood. The bioswale will also serve as a natural buffer between the residential area and the 
continued government uses on PA-B. This will be analyzed in detail by the Engineering Department when 
site specific development permit plans are submitted. 
 
Proposed structures will be designed around the existing site contours which have an overall north to south 
upslope. Differing unit types have been designed with consideration of the site’s slope to minimize the 
amount of cut and fill. Some units will require retaining wall systems as shown on Exhibit A. Based on the 
number, length, and height of some retaining walls being over 4 feet in height, Staff recommends the 
maximum of negative four (-4) points be assigned to the Master Plan under the Development Code 9-1-19-
7R: Policy 7 (Relative) Site and Environmental Design: Section C. Retaining Walls.  
 
Placement of Structures (9/A & 9/R): Stables Village will utilize the setbacks of a perimeter boundary per 
Development Code 9-1-19-9R Section D. 2. d. which allows other residential development to have setbacks 
measured to a common perimeter boundary for the entire neighborhood for duplex, multi-family, or cluster 
single-family homes. The proposed front and side setbacks meet or exceed the requirements of this Relative 
Policy. A required front garage setback of 23 feet meets the Development Code standard of an 18-foot 
surface parking space on the exterior of the garage and a 5-foot setback from the public right-of-way. This 
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will prevent any vehicles parked on the exterior of the garages from extending into the public sidewalk. 
Triplex units will front a private alleyway and therefore require a lessor front garage setback than units that 
front the public loop road. The proposed rear setback (a minimum of 10 feet for all structures to the 
perimeter boundary) does not conform to the Relative Policy but does conform to the Absolute Policy for 
rear setbacks. Deficiency of the Relative Policy for one setback (rear setback) warrants negative three (-3) 
points under 9-1-19-9R: Policy 9 (Relative) Placement of Structures: Section D. 2. d. Perimeter Boundary.  
 
Setbacks: 
 Single Family Duplex Triplex 
Front  As measured from the 

primary structure to the 
ROW. 

15’ 15’ 15’ 

Front (Garage) As measured from the 
garage entry to the ROW. 

23’ 23’ 20’ 

Side As measured to the 
perimeter boundary. 

5’ 5’ 8’ 

Rear As measured to the 
perimeter boundary. 

10’ 10’ 10’ 

Building separation The greater measurement 
overrides.  

15’ 15’ 5’ 

 
Snow Storage (13/A & 13/R): Adequate snow storage will be provided in the development through two 5-
foot snow storage easements on both sides of the loop road. Additional snow storage pockets along the alley 
and public loop road are also proposed. Together these areas total 15,111 square feet, an area greater than 
25 percent of the areas to be cleared of snow. Staff has no concerns. 
 
Storage (14/R): Multi-unit residential developments are encouraged to provide on-site storage areas. 
Preliminary floorplans of the triplex units show exterior storage closets and interior dedicated storage areas 
within each garage bay. These areas will exceed five percent of the density of the proposed floorplans as 
encouraged under per the Development Code 9-1-19-14R: Policy 14 (Relative) Storage.  
 
Refuse and Recycling (15/A & 15/R): Multi-unit residential developments must provide a shared trash 
dumpster including room for recycling inside a shared enclosure. The master plan proposes a location for a 
shared dumpster and recycling enclosure for this development located on the west side of the interior loop 
road. Individual units will not have individual roll-off trash can collection. 
 
A new compost and recycling enclosure is shown on Stables Drive at the development entryway. This 
facility will be accessible community-wide to all Town residents and will not be exclusive for the Stables 
Village neighborhood. Staff has no concerns. 
 
Access and Circulation (16/A & 16/R) (17/A): The site is accessed from the existing Stables Drive 
which will be enhanced to accommodate increased traffic and will incorporate traffic calming measures 
to slow vehicles entering this residential area. Internal circulation is provided by a semi-circle 31-foot 
public right-of-way loop through the site. The loop road connects to Stables Drive on both ends. A 
private alleyway to access the triplex units will connect Stables Drive to the western most section of the 
loop road. The loop and alleyway are unnamed, as of yet. 
 
A public bike and pedestrian trail will be created which parallels Stables Drive and connects Wellington 
Road to the existing bike park to the south. An internal public sidewalk which parallels the loop road is 
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proposed on the west side of the right-of-way. Interior sidewalk connections to proposed and existing 
public trails intersect the site.  
 
Parking (18/A & 18/R): The proposed single family, duplex, and triplex units will have adequate 
parking allocated that meets or exceeds the Code, dependent upon bedroom counts. Each single-family 
home will have two garage and two exterior spaces. Each duplex and triplex unit will have at least one 
garage space and one exterior parking space. Additional visitor parking is located on the west end of the 
alley and at the south community park close to new trail connections. Some of these parking spaces will 
be used as snow storage areas in winter months.  
 
As discussed in the work session, Staff recommends that the required parking for the triplex units be 
considered in the same way as duplex units regarding parking requirements under the Code. The newly 
adopted parking maximums do not consider triplex units, only duplex and multi-unit residential. Single-
family and duplex units do not have parking maximums under the requirements, but multi-family units 
are capped with a parking maximum of 1.65 spaces per dwelling unit for units of 1 bedroom and larger, 
per 9-3-8: Off Street Parking Requirement Section B. Outside the Service Area.  
 
Town Council has expressed their concern about a potential deficiency of parking at this development 
during previous work sessions. If Staff considered the triplex units as “multi-family” under the parking 
requirements these units would be overparked by six spaces because each triplex unit will be designed 
with a garage and driveway space. Because the proposed parking will be assigned to each individual lot 
and is not a shared parking pool typical of multi-family condos, having fewer spaces would present an 
equity issue in this neighborhood and therefore Staff recommends the triplexes be considered in the 
same way duplexes are considered for parking requirements, as these are both designed as single-family 
attached units. Staff has no concerns with the proposed number of parking spaces. 
 
Recreation (20/R): Numerous trail connections and new trails are proposed throughout the site and on 
public open space to the south. Two pedestrian-only trails are also proposed to avoid bike and pedestrian 
conflicts. A new recreation path which extends from Wellington Road to the Wellington Bike Park will 
parallel Stables Drive. The exterior bioswale includes an integrated trail which encircles the residential area 
and connects to the existing Wellington Trail to the south.  
 
Interior community parks are located to the north and south of the triplex units, and on the west and south 
sides of the loop road. These spaces are allocated to a children’s play area and open space. Amenities such 
as a dog run, communal garden area, and community gathering pergola are additional proposed 
programming.  
 
Staff recommends an additional positive three (+3) points under, 9-1-19-20R: Policy 20 (Relative) Recreation 
Facilities, for the provision of a public bike and pedestrian recreation trail which will improve the public 
access from Wellington Road to the Wellington Bike Park. Policy 20/R has some of the most extensive 
precedent for positive points awarded. Generally speaking, positive three (+3) points have typically been 
awarded to trails and park spaces, while positive six (+6) points have been awarded to major public 
recreational buildings and lift systems.  
 
Recent projects that have also received positive three (+3) points for contributions to recreation: 
2021 – BGV Gondola Lot Master Plan for providing a public park. 
2021 – Hotel Breckenridge public trail easement. 
2021 – Breck Central Market recreation path easement and dedication.  
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Open Space (21/R): The Master Plan allocates greater than 30 percent of the planned area as open space, 
exceeding the requirements of 9-1-19-21R: Policy 21 (Relative) Open Space. The amount of open space 
provided of 260,000 square feet, is comparable to or exceeds open space allocations of the Wellington 
Neighborhood and Lincoln Park. The treed area of the site to the east of Stables Drive will remain 
preserved open space. 
 
Landscaping (22/A & 22/R): Landscaping is proposed to be xeric or low-water intensive plantings. 
Adequate landscaping will be provided on the exterior bioswale buffer and in the interior community 
park spaces. Individual residential sites will be evaluated for appropriate landscaping during their site-
specific development reviews. 
 
Social Community (24/R): This Master Plan fulfills a large community need identified by the Town 
Council: the provision of additional for-sale workforce housing units. Positive points are awarded under 
this policy for a development composed of 100 percent affordable units. All 61 units will be deed-
restricted and will be offered for sale to qualified individuals earning between 80 and 140 percent of the 
area median income (AMI). This qualifies the project for ten positive (+10) points.  
 
The project also meets a specific Council goal from 2021 and qualifies for an additional six positive (+6) 
points under section B. of Relative Policy 24, where projects that are identified to meet a Town Council 
Goal of the past three years are eligible for additional positive points. The 2021 Town Council Goals 
included a desire that the “…Breckenridge workforce lives in Town and there is a diversity of housing 
types and prices for locals (sufficient to preserve the sense of community and support the local 
economy).”  
 
Recent housing projects that have also received positive six (+6) points for meeting a Council goal: 
2022 – Justice Center Housing 
2022 – Alta Verde II Workforce Housing 
2021 – Alta Verde Workforce Housing  
 
Infrastructure (26/A & 26/R): The development will be accessed by a publicly maintained 31-foot 
right-of-way. The right-of-way will include 10-foot driving lanes, 3-foot pans on either side, and a 5-
foot public sidewalk on the west side of the loop. The smaller width of driving lanes is appropriate for 
this low volume road, will improve the neighborhood feel, and promote traffic calming. There will also 
be a 5-foot easement for snow storage on either side of the right-of-way. The proposed 10-foot lane 
widths do not meet Engineering Standards and will require a variance from the Town Engineer. 
Engineering has provided an attached memo stating their preliminary support for the proposed right-of-
way, lane widths, and easement sizes.  
 
Subdivision (35/A) & Subdivision Standard 9-2-4-5: Lot Dimensions, Improvements and 
Configuration: This Standard requires Disturbance Envelopes for all lots at the time of Subdivision but 
makes an exception for building footprint lots if they are specifically authorized in an approved master plan. 
This Master Plan proposes to authorize building footprint lots. 
 
Fences, Gates, and Gateway Entrance Monuments (47/A): Fencing yards outside of the historic district 
is not allowed unless authorized in a vested master plan. The Master Plan proposes an allowance for slatted 
wooden 3-foot-tall fences on single-family and duplex lots. These fences will not be allowed to project in 
front of the front façade of a residence and must follow the footprint lot from the side yard around the rear. 
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The Town will provide a 6-foot-tall privacy fence on site area PA-B between the bioswale and the existing 
public works area. This privacy fence will adequately provide safety for separation of uses and buffering 
and screening to shield the residential neighborhood from public works activities. Privacy fencing will only 
be allowed in this area.  
 
Point Analysis (Section: 9-1-17-3): A summary of the Staff recommended point analysis is below. 
Individual point analyses will be undertaken as site specific developments are proposed on the Master 
Planned site in the future.   
 

Positive Points (+19) 
 
Policy 20R Recreation: Positive three points (+3) for the paved recreation trail segment. 
Policy 24A Social Community: Positive ten points (+10) for providing a 100 percent deed-
restricted employee housing development. 
Policy 24R Social Community: Positive six points (+6) for meeting a Town Council goal.  
 
Negative Points (-13) 
 
Policy 5R Architectural Compatibility: Negative six (-6) points for the proposed use of up to 100 
percent non-natural exterior materials.  
Policy 7R Site and Environmental Design: Negative four (-4) points for the height and length of 
retaining walls. 
Policy 9R Placement of Structures: Negative three (-3) points for a minimum 10-foot rear 
setback. 
 
Total Score: Passing point analysis of positive six (+6). 

 
Staff Recommendation 

 
Staff finds that the proposed Master Plan meets all Absolute Policies in the Development Code. Staff 
recommends that the Planning Commission recommend approval of the Stillson Master Plan with the point 
analysis listed above to the Town Council and attached Findings and Conditions of Approval. Following 
this hearing and pending an affirmative recommendation from Planning Commission, a Town Project 
Hearing will be held with the Town Council on April 11 to consider approval of the Master Plan described 
above.  
 
Suggested motion: “I move that the Planning Commission recommend approval to the Town Council of 
the Stillson Master Plan Town Project, PL-2023-0034, located at 710 Wellington Rd, with a passing 
point analysis of positive six (+6) points under the Development Code’s Relative Policies and meeting 
all Absolute Policies, with the attached Findings and Conditions of Approval.” 
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TOWN OF BRECKENRIDGE 
 

Stillson (Stables Village) Master Plan 
TR 6-77 Sec 31 Qtr 4 Mining Claim(s) cont 38,868 acres 

Stillson Patch Placer Myrtle Annie Lode MS #1466 
710 Wellington Road 

PL-2023-0034 
 

FINDINGS 
 
1. This project is a “Town Project” as defined in Section 9-4-1 of the Breckenridge Town Code because 

it involves the planning and design of a public project. 
 

2. The process for the review and approval of a Town Project as described in Section 9-14-4 of the 
Breckenridge Town Code was followed in connection with the approval of this Town Project. 

 
3. The Planning Commission reviewed and considered this Town Project at a work session on March 

7, 2023.  In connection with its review of this Town Project, the Planning Commission scheduled 
and held a public hearing on April 4, 2023, notice of which was published on the Town’s website 
for at least five (5) days prior to the hearing as required by Section 9-14-4B of the Breckenridge 
Town Code.  In addition to posting on the Town’s website, notice of the Planning Commission’s 
public hearing on a proposed town project shall be given in the same manner as is required for a 
final hearing on a Class A development permit application pursuant to chapter 1 of this title. Failure 
of a person to receive the notice described in this section shall not impair the validity of the Planning 
Commission’s public hearing on a proposed town project, or the Planning Commission’s 
recommendation to the town council with respect to such proposed town project. Because the 
process of reviewing and approving a town project is discretionary and administrative, and not 
quasi-judicial, any member of the Town Council may properly attend the Planning Commission’s 
public hearing(s) and deliberations with respect to a proposed town project.  At the conclusion of 
its public hearing, the Planning Commission recommended approval of this Town Project to the 
Town Council. 

 
4. The Town Council’s final decision with respect to this Town Project was made at the regular meeting 

of the Town Council that was held on April 11, 2023. This Town Project was listed on the Town 
Council’s agenda for the April 11, 2023 meeting, that was posted in advance of the meeting on the 
Town’s website. Before making its final decision with respect to this Town Project, the Town Council 
accepted and considered any public comment that was offered. 

 
5. Before approving this Town Project the Town Council received from the Director of the Department 

of Community Development, and gave due consideration to, a point analysis for the Town Project 
in the same manner as a point analysis is prepared for a final hearing on a Class A development 
permit application under the Town’s Development Code (Chapter 1 of Title 9 of the Breckenridge 
Town Code).   

 
6. The Town Council finds and determines that the Town Project is necessary or advisable for the 

public good, and that the Town Project shall be undertaken by the Town. 
 

7. Per Town Code Section 9-14-2 Town Council Authority Over Town Projects, the Town Council has 
the authority, in its sole discretion, has the sole and final authority to determine all aspects of the 
town project, including but not limited to, its location and design. Chapters 1, 3 and 12 of this title 
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and the town of Breckenridge land use guidelines do not apply to town projects, but town projects 
shall be processed instead in accordance with the provisions of this chapter. 

 
8. The project will not have a significant adverse environmental impact or demonstrative negative 

aesthetic effect. 
 

9. All feasible measures mitigating adverse environmental impacts have been included, and there are no 
economically feasible alternatives which would have less adverse environmental impact. 

 
10. If the real property which is the subject of this application is subject to a severed mineral interest, 

the applicant has provided notice of the initial public hearing on this application to any mineral 
estate owner and to the Town as required by Section 24-65.5-103, C.R.S. 
 

 
CONDITIONS 

 
1. This permit does not become effective, and the project may not be commenced, unless and until the 

applicant accepts the preceding findings and following conditions in writing and transmits the 
acceptance to the Town of Breckenridge. 

 
2. If the terms and conditions of the approval are violated, the Town, in addition to criminal and civil 

judicial proceedings, may, if appropriate, issue a stop order requiring the cessation of work, revoke 
this permit, require removal of any improvements made in reliance upon this permit with costs to 
constitute a lien on the property and/or restoration of the property. 

 
3. This permit expires three (3) years from date of issuance, on April 11, 2026, unless a building permit 

has been issued and substantial construction pursuant thereto has taken place. In addition, if this permit 
is not signed and returned to the Town within 30 days from the permit mailing date, the duration of 
the permit shall be three years, but without the benefit of any vested property right. 

 
4. The terms and conditions of this permit are in compliance with the statements of the staff and applicant 

made on the evidentiary forms and policy analysis forms. 
 
5. Nothing in this permit shall constitute an agreement by the Town of Breckenridge to issue a certificate 

of occupancy for the project covered by this permit. The determination of whether a certificate of 
occupancy should be issued for such project shall be made by the Town in accordance with the 
applicable provisions of the Town Code, including, but not limited to the building code. 

 
6. Applicant shall not commence site grading and utility improvements on site until the required 

Infrastructure Permit has been issued from the Town’s Engineering Department. 
 

7. Applicant shall not commence construction of any structure on site until a Development Permit 
and Building Permit have been issued by the Town’s Community Development Department. 
 

8. Prior to any individual dwelling unit within the Master Plan area receiving a Certificate of 
Occupancy, a covenant, declaring the unit as deed restricted workforce housing in perpetuity, 
shall be recorded with the Summit County Clerk and Recorder. 

 
 
 (Initial Here)______________________ 
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Town Project Hearing Impact Analysis
Project:  Stillson (Stables Village) Master Plan Town Project Positive Points +19 
PL: PL-2023-0034 >0
Date: 3/29/2023 Negative Points - 13
Staff:   Sarah Crump, Planner II <0

Total Allocation: +6 
Items left blank are either not applicable or have no comment

Sect. Policy Range Points Comments
1/A Codes, Correlative Documents & Plat Notes Complies
2/A Land Use Guidelines Complies
2/R Land Use Guidelines - Uses 4x(-3/+2)
2/R Land Use Guidelines -  Relationship To Other Districts 2x(-2/0)
2/R Land Use Guidelines - Nuisances 3x(-2/0)
3/A Density/Intensity Complies

3/R Density/ Intensity Guidelines 5x (-2>-20) Complies
Single-family, duplex, and townhomes, 
allowed up to 8 UPA in LUD 46.

4/R Mass 5x (-2>-20)
5/A Architectural Compatibility Complies

5/R Architectural Compatibility - Aesthetics 3x(-2/+2) - 6

The Master Plan proposes the use of natural 
appearing synthetic materials and up to 100 
percent non-natural exterior materials on 
exterior facades. Non-natural siding, such as 
composite wood, on 100 percent of any 
façade warrants negative six (-6) points.

6/A Building Height Complies

6/R Relative Building Height - General Provisions 1X(-2,+2)

For all structures except Single Family and Duplex Units outside
the Historic District

Complies

A diagram displaying the average grade 
across PA-A is included in the Master Plan as 
Exhibit B. This average grade will serve as the 
established existing grade. No structures will 
be greater than 35 feet in height above the 
established existing grade or proposed final 
grade, whichever is greater. 

6/R Building Height Inside H.D. - 23 feet (-1>-3)
6/R Building Height Inside H.D. - 25 feet (-1>-5)

6/R Building Height Outside H.D. / Stories (-5>-20)

6/R Density in roof structure 1x(+1/-1)
6/R Broken, interesting roof forms that step down at the edges 1x(+1/-1)

For all Single Family and Duplex/Multi-family Units outside the 
Conservation District

6/R Density in roof structure 1x(+1/-1)
6/R Broken, interesting roof forms that step down at the edges 1x(+1/-1)
6/R Minimum pitch of eight in twelve (8:12) 1x(0/+1)
7/R Site and Environmental Design - General Provisions 2X(-2/+2)
7/R Site and Environmental Design / Site Design and Grading 2X(-2/+2)
7/R Site and Environmental Design / Site Buffering 4X(-2/+2)

7/R Site and Environmental Design / Retaining Walls 2X(-2/+2) - 4

Some units will require retaining wall systems 
as shown on Exhibit A. Based on the number, 
length, and height of some retaining walls 
being greater than 4 feet, Staff recommends 
the maximum of negative four (-4) points. 

7/R
Site and Environmental Design / Driveways and Site Circulation 
Systems

4X(-2/+2)

7/R Site and Environmental Design / Site Privacy 2X(-1/+1)
7/R Site and Environmental Design / Wetlands 2X(0/+2) 
7/R Site and Environmental Design / Significant Natural Features 2X(-2/+2)
8/A Ridgeline and Hillside Development Complies
9/A Placement of Structures Complies Complies
9/R Placement of Structures - Public Safety 2x(-2/+2)
9/R Placement of Structures - Adverse Effects 3x(-2/0)
9/R Placement of Structures - Public Snow Storage 4x(-2/0)

41



9/R Placement of Structures - Setbacks 3x(0/-3) - 3

Relative Policy Recommended:
Front: 15 ft.
Side: 5 ft.
Rear: 15 ft.

Proposed:
Front: 15 ft. 
Side:5-8 ft.
Rear: 10 ft (does not comply with Relative but 
complies with Absolute)

12/A Signs Complies
13/A Snow Removal/Storage Complies

13/R Snow Removal/Storage - Snow Storage Area 4x(-2/+2) Complies
Proposed: 15,111 sq. ft. (>25%)

14/A Storage Complies

14/R Storage 2x(-2/0) Complies
Townhomes will provide greater than 5% of 
density to dedicated storage.

15/A Refuse Complies

15/R Refuse - Dumpster enclosure incorporated in principal structure 1x(+1) Complies
A shared trash and recycling enclosure will be 
provided on the west side of the loop road.

15/R Refuse - Rehabilitated historic shed as trash enclosure 1x(+2)

15/R Refuse - Dumpster sharing with neighboring property (on site) 1x(+2)

16/A Internal Circulation Complies
16/R Internal Circulation / Accessibility 3x(-2/+2)
16/R Internal Circulation - Drive Through Operations 3x(-2/0)
17/A External Circulation Complies

18/A Parking Complies Complies

The proposed parking exceeds Code 
requirements.Each single-family home will 
have 2 garage and 2 exterior spaces. Each 
duplex and triplex unit will have at least 1 
garage space and 1 exterior parking space. 
Additional visitor parking is located on the 
west end of the alley and at the south 
community park close to new trail 
connections. 

18/R Parking - General Requirements 1x( -2/+2)
18/R Parking-Public View/Usage 2x(-2/+2)
18/R Parking - Joint Parking Facilities 1x(+1)
18/R Parking - Common Driveways 1x(+1)
18/R Parking - Downtown Service Area 2x( -2+2)
19/A Loading Complies

20/R Recreation Facilities 3x(-2/+2) +3 

Staff recommends positive three (+3) points  
for the provision of a public bike and 
pedestrian recreation trail that parallels 
Stables Drive which will improve the public 
access from Wellington Road to the 
Wellington Bike Park. 

21/R Open Space - Private Open Space 3x(-2/+2) Complies
Required: 30% of site
Proposed: 260,000 SF (66% of site)

21/R Open Space - Public Open Space 3x(0/+2)

22/A Landscaping Complies Complies

Landscaping is proposed to be xeric or low-
water intensive plantings. Adequate 
landscaping will be provided on the exterior 
bioswale buffer and in the interior community 
park spaces. 

22/R Landscaping 2x(-1/+3)
24/A Social Community Complies
24/A Social Community / Above Ground Density 12 UPA (-3>-18)
24/A Social Community / Above Ground Density 10 UPA (-3>-6)

24/R Social Community - Employee Housing 1x(-10/+10) +10 
100% of project density will be deed restricted 
employee housing.

24/R Social Community - Community Need 3x(0/+2) +6 Meets 2021 Council Goal.
24/R Social Community - Social Services 4x(-2/+2)
24/R Social Community - Meeting and Conference Rooms 3x(0/+2)
5/R Social Community - Conservation District 3x(-5/0)
24/R Social Community - Historic Preservation 3x(0/+5)
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24/R
Social Community - Primary Structures - Historic 
Preservation/Restoration - Benefit

+1/3/6/9/12

24/R
Social Community - Secondary Structures - Historic 
Preservation/Restoration - Benefit

+1/2/3

24/R Social Community - Moving Primary Structures -3/10/15
24/R Social Community - Moving Secondary Structures -3/10/15

24/R Social Community - Changing Orientation Primary Structures -10

24/R Social Community - Changing Orientation Secondary Structures -2

24/R
Social Community - Returning Structures To Their Historic 
Location

+2 or +5

25/R Transit 4x(-2/+2)
26/A Infrastructure Complies

26/R Infrastructure - Capital Improvements 4x(-2/+2) Complies

The development will be accessed by a 
publicly maintained 31-foot right-of-way. The 
right-of-way will include 10-foot driving lanes, 
3-foot pans on either side, and a 5-foot public 
sidewalk on the west side of the loop. 

27/A Drainage Complies
27/R Drainage - Municipal Drainage System 3x(0/+2)
28/A Utilities - Power lines Complies
29/A Construction Activities Complies
30/A Air Quality Complies
30/R Air Quality -  wood-burning  appliance in restaurant/bar -2
30/R Beyond the provisions of Policy 30/A 2x(0/+2)
31/A Water Quality Complies
31/R Water Quality - Water Criteria 3x(0/+2)
32/A Water Conservation Complies
33/R Energy Conservation 

New Structures; Percent Energy Saved Beyond Adopted 
Residential Energy Code Standard

33/R Obtaining a HERS index +1
33/R 20-39% +2
33/R 40-59% +3
33/R 60-79% +4
33/R 80-99% +5
33/R 100%+ +6

Commercial Buildings - % energy saved beyond the IECC 
minimum standards

33/R Savings of 10%-19% +1
33/R Savings of 20%-29% +3
33/R Savings of 30%-39% +4
33/R Savings of 40%-49% +5
33/R Savings of 50%-59% +6
33/R Savings of 60%-69% +7
33/R Savings of 70%-79% +8
33/R Savings of 80% + +9

33/R Heated driveway, sidewalk, plaza, etc. 1X(-3/0)

33/R
Outdoor commercial or common space residential gas fireplace 
(per fireplace)

1X(-1/0)

33/R Large Outdoor Water Feature 1X(-1/0)
Other Design Feature 1X(-2/+2)

33/R
10 or more additional EV Capable spaces over the required 
minimum as determined in the IECC.

1

33/R
Three (3) additional EVSE Installed parking spaces over the 
required minimum as determined in the IECC.

+3

34/A Hazardous Conditions Complies
34/R Hazardous Conditions - Floodway Improvements 3x(0/+2)
35/A Subdivision Complies
36/A Temporary Structures Complies
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37/A Special Areas Complies
37/R Special Areas - Community Entrance 4x(-2/0)
37/R Special Areas - Individual Sites 3x(-2/+2)
37/R Special Areas - Blue River 2x(0/+2)
37R Special Areas - Cucumber Gulch/Setbacks 2x(0/+2)
37R Special Areas - Cucumber Gulch/Impervious Surfaces 1x(0/-2)
38/A Home Occupation Complies

38.5/A Home Childcare Businesses Complies
39/A Master Plan Complies
40/A Chalet House Complies
41/A Satellite Earth Station Antennas Complies
42/A Exterior Loudspeakers Complies
43/A Public Art Complies

43/R Public Art 1x(0/+1)

44/A Radio Broadcasts Complies
45/A Special Commercial Events Complies
46/A Exterior Lighting Complies

47/A Fences, Gates And Gateway Entrance Monuments Complies Complies

Allowance for slatted wooden 3-foot-tall 
fences on single-family and duplex lots. These 
fences will not be allowed to project in front of 
the front façade of a residence and must 
follow the footprint lot from the side yard 
around the rear. The Town will provide a 6-
foot-tall privacy fence on site area PA-B 
between the bioswale and the existing public 
works area to sheild the neighborhood from 
public works activities. 

48/A Voluntary Defensible Space Complies
49/A Vendor Carts Complies
50/A Wireless Communications Facilities Complies
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AeccDbContour (AecCivilBase)

AeccDbContour (AecCivilBase)

AeccDbContour (AecCivilBase)

AeccDbContour (AecCivilBase)

1. Development Plan Concept:
This neighborhood will become a model for climate action in the Town of Breckenridge and is envisioned to be a carbon neutral, net zero workforce housing development. A key component of this plan is the creation of affordable 
housing on Planning Area A (PA-A) and the preservation of existing uses on Planning Area B (PA-B) to maintain adequate facilities to service governmental uses such as Public Works operations. 

Planning Area Table:

2. PA-A: Stables Village:
The purpose for the development of Planning Area A, Stables Village, is to create workforce housing adjacent to the existing Wellington and Lincoln Park neighborhoods which serves local residents. Stables Village is intended to be 
a neighborhood with a focus on green infrastructure and sustainability, improving long term livability for the future residents. Home types will include for sale Single Family, Duplex and Triplex units. Other accessory uses typically 
associated with residential development are also permitted, such as parking facilities, open space, and amenities. Snow storage for the loop, alley, and paved walks will be provided at 25% of the paved areas. The total required area 
of snow storage will be 15,111 sf. The total amount of open space provided in PA-A will be 260,000 sf.

3. PA-B: Utilities, Governmental Uses and Open Space:
Approximately 30 acres are to remain in the current condition and will have no change of Land Use District. Land uses include the following, as permitted by the LUD.
 Utilities:
 Solar Panels
 Detention
 Overhead Transmission Lines
 Utility Easements

4. Design Standards
A. The architectural design will facilitate the goal of creating a carbon neutral, net zero neighborhood.  Mountain Contemporary design will be utilized to maximize solar panel efficiency.  The use of large sheltering roof forms and a 
sense of informality will be complemented by natural materials such as horizontal ship lap and board and batten siding. Natural appearing synthetic materials may be used in compliance with the Town of Breckenridge’s development 
codes. 100% of exterior materials may be non-natural. Wood elements will be either stained or painted with muted colors, chosen from a natural palette of browns, grays, blues, rusts, and greens.  Brighter hues may be chosen for 
elements such as windows and window trim.  Design diversity will be achieved with site variations as well as color, material and detailing to create unique building designs. Development review for all individual single family, duplex, 
and triplex units will be completed as Class D Major Development Permits.

B. Development Standards

 * The Triplex units front a private drive and are not subject to the 23’ setback required by TOB Engineering Code.

C. Fencing
There will be two fence types in the community, privacy fencing and split rail fencing designed to the specifications of the Master Plan. Privacy fencing is appropriate where specified in the Master Plan along the northwest site 
boundary between PA-A and PA-B. Split rail fencing may occur on the footprint property line but will not be doubled up against an adjacent fence. Split rail fencing must begin in the side or rear yard to the limited common element 
line. If fencing occurs on side yard along an adjacent street, start of fence must be set back 2’ from the front street face of building. Front yards shall not be fenced.

5. Transfer of Development Rights (TDR): 
Density is proposed to be transferred to the site by the Town of Breckenridge prior to the issuance of any building permits. 

6. Amenities:
Community amenities such as a dog run, outdoor gathering spaces, community gardens, bike fix-it stations, native grass lawn areas, and nature play may be provided that will enhance social interaction and create spaces for residents 
to enjoy a healthy lifestyle and environment. The central open space can be accessed by trail connections that link the inner horseshoe to the outer horseshoe. The outer horseshoe will provide connections to regional trails and 
amenities including the Wellington Trail, Barney Ford Trail, High Point Trail and bike pump track. Trail signage will be provided and include preferred user groups (walkers, mountain bikers, hikers). A paved recreation path parallel to 
Stables Drive will connect from the bus stop on Wellington Road, to the compost and recycling facility, and south to the pump track. Reference Exhibit A - Trails And Open Space for conceptual design.

7. Building Height: 
Structures in excess of 35’ above existing or proposed grade, whichever is greater, are prohibited. Building height is measured to the highest point of the roof pitch. Solar panels on top of the roof are exempted from the 35’ building 
height limitation per the development code. Existing grade shall be determined from the average slope of the site due to past disturbance from mining, see Exhibit B - Average Slope Establishing Existing Grade. 

8. Traffic, Circulation, and Public Transit:
Stables Village will be accessed from Stables Drive which connects to Wellington Road at the north of the site. A looped road will provide the primary access to the homes. Secondary access will be provided via a private alley that 
will service the triplexes at the center of the horseshoe. There is a Free Ride Bus Stop within a tenth of a mile. Pedestrians and bicyclists can access this bus stop via the proposed ten foot paved rec path parallel to Stables Drive.

9. Landscaping:
It is recommended that all landscape materials be xeric or low water use. Pollinator gardens and plants that 
attract pollinators are encouraged. Sod is not permitted. Site grading is designed to provide gentle slopes 
at amenities and trails. Where necessary, boulder retaining walls are utilized to hold grade and allow for these features.
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Planning Area Approximate 
Acreage

Proposed Deed Restricted 
Residential Units

Allowed 
Density Zoning Permitted Uses

A PA-A 9.075 61 8 UPA LUD 46 and 15
Workforce Residential: Single Family, Duplex, Triplex
Open Space, Trails and Recreation, Compost, Trash and Recycling Enclosure

B PA-B 29.785 0 per LUD LUD 1 and 15

Open Space, Trails and Recreation
Public Works Storage
Other Government Uses
Snow Storage

Development Standards Single Family Duplex Triplex
Setbacks

Front (Primary structure to ROW) 15’ 15’ 15’

Front (From garage entry to ROW) 23’ 23’ 20’*

Side 5’ 5’ 8’

Rear 10’ 10’ 10’

Building Separation Minimum 15’ 15’ 5’

Maximum Allowed Density (Total square footage of above and below ground areas with greater than 5’ head height including 
garage and mechanical spaces)

Density Per Unit Type 2,500 SF Upslope: 2,200 SF
2BR: 1,650 SF

3BR: 1,850

2BR: 1,500 SF
3BR: 1,600 SF
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Stillson Master Plan. Originally approved by Development Permit PL - 2022-XXX on April XX, 2023

Development Standards Table Notes:
1. Side and rear setbacks are measured to the established neighborhood perimeter boundary not 
individual footprint lot lines.
2. Decks must meet setbacks.
3. At grade patios must be separated from one another by a minimum of 3 feet or have a privacy 
wall between them.
4. 4-bedroom, single family units are required to have 3 parking spaces per unit. 3-bedroom, 
duplex units are required to have 2 parking spaces per unit. 2-bedroom, duplex units are required 
to have 2 parking spaces per unit. 3-bedroom, triplex units are required to have 2 parking spaces 
per unit. 2-bedroom, triplex units are required to have 2 parking spaces per unit. Compost/
Recycling area shall have a minimum of two parking spaces.
5. Single Family and Duplex units shall be allowed one exterior storage shed, which meets 
setbacks and does not exceed 100 sq ft. Triplex units shall not be allowed storage sheds. Sheds 
must match the architectural standards of the neighborhood. Sheds do not count against the density 
limitations as noted in the Planning Area Table.

BOULDER RETAINING WALL
SCALE: 1" = 1'-0"

NOTES:
1. CONTRACTOR SHALL SUBMIT SMALL SAMPLE OR PHOTOS OF BOULDERS FOR APPROVAL.
2. STACK BOULDERS WITH 2:1 BATTER AND LEAN TO UPHILL SIDE, BOULDERS SHOULD BE NO

SMALLER THAN 18"X18"X18".

AMENDED SOIL, REFER TO
LANDSCAPE PLANS FOR
TREATMENT AND SPECS FOR
DEPTH

2'-4' DIAMETER BOULDERS

COMPACTED CLASS 6 GRAVEL
TO PROVIDE STABILITY,
COMPACT IN 6" MAXIMUM LIFTS

UNDISTURBED SOIL

MIRIFI 140 N FILTER FABRIC,
KEY FABRIC IN BELOW
TOPSOIL, EXTEND 2' MINIMUM

BURY TWO-THIRDS OF BASE
COURSE FOR STABLE
FOUNDATION, 12" MINIMUM

DAYLIGHT

1

2

3

4

5

6

7

4' MAXIMUM
HEIGHT

1

2

3

4

5

1/2

1

6" MIN.

MINIMUM 2/3 OF WALL HEIGHT

5

2 MAX
1

7

The recording of this mylar satisfies the requirement of paragraph (N) of Policy 39 (Absolute) of Section 9-1-19 of the Breckenridge Town Code concerning the recording of a notice of the approval of a master plan. 
MASTER PLAN CERTIFICATE
A master plan is governed by and is subject to Policy 39 (Absolute) of the Breckenridge Development Code, chapter 1 of Title 9 of the Breckenridge Town Code, as amended from time to time. Although a master plan is a site specific plan 
as that term is defined by law, a master plan is only a general, conceptual plan for the future development of the subject property. The approval of a master plan is not the Town’s final approval for the development of the subject property. 
Approval to actually develop the subject property requires one or more further site specific approvals from the Town in the form of additional development permit(s) issued pursuant to the Town’s Development Code, as well as the issuance 
of any required permits under the Town’s building and technical codes.
The provisions of this master plan are binding upon the owner and all subsequent owners of all or any portion of the real property which is the subject of this document in accordance with and subject to the terms and conditions of the Town 
of Breckenridge Development Code.
Interested parties should check with the Town of Breckenridge Department of Community Development to determine the duration of the vested property rights for the approved master plan, as well as the duration of the approved master 
plan.
The master plan may be amended, abandoned, or withdrawn only in accordance with the applicable provisions of the Town of Breckenridge Development Code.
Approval of this master plan is no assurance that the subject property will ultimately be developed in the manner described in the approved master plan. Interested persons should obtain and review copies of all future site specific 
development permits, subdivision plats, other Town-issued land use approvals, and applicable title information for the subject property before deciding to purchase or invest in any of the real property that is subject to this master plan.

OWNER:

TOWN OF BRECKENRIDGE     DIRECTOR OF COMMUNITY DEVELOPMENT

By:         By: 
 

Date:        Date:
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NOTES
1. LANDSCAPE DATA PRESENTED HERE IS FOR REFERENCE ONLY. AMOUNTS AND LOCATIONS

OF TREES AND SHRUBS MAY CHANGE.
2. AMENITY AREAS SHOWN MAY MOVE OR CHANGE BASED ON FINAL GRADING.
3. ALL DISTURBED AREA WILL BE RE-SEEDED WITH NATIVE SEED MIX.
4. NATIVE LAWN AREAS TO BE SEEDED WITH LOW NATIVE SEED MIX.
5. THE PLANT LIST FOR THIS SITE IS INTENDED TO UTILIZE LOW WATER PLANT SPECIES.
6. TRAILS SHOWN ARE AT CONCEPTUAL LOCATION AND ARE TO BE FIELD FIT AFTER

CONSULTATION WITH OPEN SPACE DEPARTMENT.

"LOW GROW MIX" BY ARKANSAS VALLEY SEED CO, OR APPROVED EQUAL

DRYLAND NATIVE SEED MIX (WATER CONSERVING)

SHORT NATIVE SEED MIX (WATER CONSERVING)

LANDSCAPE BED
LANDSCAPE BED AREAS TO CONTAIN AMENDED SOIL, WEED CONTROL FABRIC, SHREDDED
CEDAR MULCH, SHRUBS, GRASSES AND PERENNIALS.

ALL DISTURBED
AREAS

CHARACTER IMAGERY

 SHORT NATIVE MIX TO INCLUDE VARIETIES OF FESCUE AND LOW WATER BLUEGRASS

EXHIBIT A - TRAILS AND OPEN SPACE

STABLES VILLAGE

NORTH SCALE

0 25 50 100

RECREATION PATH

BIKE TRAIL

EXISTING TRAILS

PEDESTRIAN TRAIL

BIOSWALE / DITCH

INTERNAL CIRCULATION

SNOW STORAGE
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EXHIBIT B - AVERAGE SLOPE ESTABLISHING EXISTING GRADE
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NORTH SCALE

0 25 50 100

47



Memo                                         
To:  Sarah Crump, Planner II 

From:  Shannon Smith, Town Engineer 

Date:  3/2/2023 

Subject: Stables  

 

Engineering Staff have reviewed the proposed Mater Plan for the Stables Village development and given 
preliminary approval of a modified roadway section and right-of-way (ROW) width. As proposed, a 31-
foot  ROW accommodates a 20’ asphalt roadway section, 36” valley pans, and a 5’ attached sidewalk. 
Snow storage and utility easements are provided adjacent to the ROW for public use. The reduced ROW 
section alongside the easements is acceptable for this very low volume neighborhood road and will not 
compromise public safety or access. The proposed alley will be platted as a private access and will be 
privately maintained. 

Staff have also reviewed the preliminary grading and drainage concepts for the project and understand 
that all code requirements will be met regarding both water quality treatment and detention.  
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