
 
 

 
PLANNING COMMISSION AGENDA 

Tuesday, March 05, 2013 
Breckenridge Council Chambers 

150 Ski Hill Road 
 

 
7:00pm Call To Order Of The March 5 Planning Commission Meeting; 7:00 P.M. Roll Call  
 

 Location Map 2 
 

 Approval Of Minutes 4 
 

 Approval Of Agenda  
 

7:05pm Consent Calendar  
1. Bechtel Residence (MGT) PC#2013015; 195 Byron Court 12 
2. Hughes Residence (MGT) PC#2013013; 106 Stillson Placer Terrace 23 
3. Tyler Residence (MGT) PC#2013014; 1418 Highlands Drive 34 

 
7:15pm Worksessions  

1. Breckenridge Arts District Architecture Update (JC); 127 South Ridge Street 43 
 

7:30pm Town Council Report  
 

7:45pm Final Hearings  
1. Breckenridge Grand Vacations Lodge at Peak 8 (MM) PC#2012075; 1593 Ski Hill Road 44 

 
9:00pm Other Matters  
 

9:15pm 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 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. 



JBreckenridge North
Town of Breckenridge and Summit County governments
assume no responsibility for the accuracy of the data, and
use of the product for any purpose is at user's sole risk.

printed 4/12/2011

Tyler Residence
1418 Highlands Drive

Bechtel Residence
195 Byron Court
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PLANNING COMMISSION MEETING 
 
The meeting was called to order at 7:00 pm 
 
ROLL CALL 
Kate Christopher Trip Butler Dan Schroder 
Gretchen Dudney  Jim Lamb Eric Mamula 
Dave Pringle arrived at 7:05pm. 
Gary Gallagher, Town Council Liaison 
 
APPROVAL OF MINUTES 
With no changes, the February 5, 2013 Planning Commission meeting minutes were approved unanimously 
(7-0). 
 
APPROVAL OF AGENDA 
With no changes, the February 19, 2013 Planning Commission meeting agenda was approved unanimously 
(7-0). 
 
CONSENT CALENDAR: 
1. Swanson Homestead (MGT) PC#2013010; 678 Tiger Road 
2. Rocky Mountain Lodge (MGT) PC#2013011; 152 North Woods Drive 
 
With no requests for call up, the Consent Calendar was approved as presented. 
 
WORKSESSIONS: 
1. Moving Historic Structures (CN) 
Mr. Neubecker presented. Staff last presented on the topic of moving historic structures during the Planning 
Commission meeting of January 2, 2013. At that time, Staff heard support for the following changes: 
• Moving historic structures to another lot should be allowed by variance only. 
• Moving historic structures should require restoration and preservation of the structure. 
• Points for primary and secondary structures should be allocated separately, but no more than +15 points 
should be possible for restoration of a primary and secondary structure combined.  

 
There was no consensus on requiring both a variance and assigning negative points for moving a historic 
structure to another lot. A modified policy on moving historic structures was presented. The key changes to 
the policy from January 2nd included: 
• Require restoration / preservation for any structure that is moved.  
• Reducing the negative point allocations for moving historic secondary structures (on-site) to a maximum 
of negative three (-3) points. (Previously negative five (-5) points were possible.) 

• Separating the positive points for restoring historic primary and secondary structures (on-site).  
• Reducing the positive point increments for restoring primary structures, with a maximum of +12 points. 
• Positive points for restoring secondary structures allowed up to +3 points.  
• Clarifying that the points are allocated per Development Permit. (Example: If there are 2 primary 
structures on site, and both are approved under the same permit, the points are assigned only once. 
Similarly, negative points are allocated only once.) 

• Changing the word “site” to “lot” to clarify that structures should remain on their existing legal parcel.  
 
Staff believed that these changes meet the goals of the Commission; however, Staff welcomed Commission 
input and questions. After this meeting, Staff would like to take this item to Town Council and begin the 
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ordinance process. 
 
Commissioner Questions / Comments: 
Mr. Mamula: Are we thinking now that if you don’t have a secondary structure that you are probably only 

going to get +9 points now, since +12 points seem to be… Are we limiting people who don’t 
have a secondary structure? Under B1 of the proposed policy we have language about 
moving structures being prohibited, but in Moving Historic Structures, it is ok. (Mr. 
Neubecker: The intent was that we prohibit it with an absolute policy, and if it gets approved 
with a variance they would still get the negative 15 points.) What keeps somebody from 
demolishing? (Mr. Neubecker: It would violate historic code and lower the rating of the 
structures, which violates and Absolute policy ; there is a possibility for demolition if there 
is no other option for saving it, or moving it, or restoring it.) 

Mr. Pringle: I have to agree with Mr. Mamula; it seems like there is a big difference in getting the +6 
points and the +9 points; I wasn’t quite sure what had changed there. I also agreed with Mr. 
Mamula about the fuzzy language about demolishing and wondered whether someone could 
get a limited number of points if they don’t have a secondary structure. (Mr. Neubecker: 
Most of the properties that we have seen have secondary structures on them; most of these 
are restoring both primary and secondary structures. In order to make this more flexible, it 
might make sense to separate them out.) I can understand the concern. 

Ms. Dudney: As I remember it, we had applications come in where there were no positive points for the 
secondary structure and there were for the primary, and we gave you advice to separate them 
out. But you raised rightly the possibility of incorrectly assessing points. At the last meeting, 
Mr. Pringle recognized that and you said maybe it should just be more subjective. 

Mr. Pringle: If you’re going to move it, preserve it. But it’s so complicated now, I can hardly recognize 
it. 

Ms. Dudney: The Staff felt like there were too many positive points for the primary; the max you can get 
is +6 points now. 

Mr. Pringle: What if you preserved the project as it was originally, and you got +15 points for the 
primary and there was a secondary structure restored as well perfectly, all you would get is a 
pat on the back. (Mr. Neubecker: There are ways that you can get negative points even 
though you are doing a perfect restoration on a property; change of use, etc.) But would 
changing the use be allowed? (Mr. Neubecker: Yes. It’s a relative policy.) Do we feel that 
the Barney Ford Museum is a wonderful preservation effort? It’s not the same use as it was 
when it was originally constructed. (Mr. Neubecker: You could potentially get some uses or 
see impacts that would negatively affect the point assessment.) You’re right, but our code 
only addresses the exterior. The concern with too many positive points if it doesn’t relate 
well to other policies in the code is that they can be used to offset other points. (Mr. 
Grosshuesch: If someone is going to get +12, it will be a museum; we maybe need to ratchet 
this back into something that we are more likely to see. If you get a lot of positive points we 
won’t have the flexibility anymore in the other relative policies (like setbacks and building 
heights etc). We can score these however you want; we wanted to recognize the need for 
separate point analyses for secondary and primary structures. If you left it the way it is, you 
would be flooding the point analysis with more positive points. The assumption is that there 
will be a secondary structure on every project you see which we know is not the case.) With 
your first assertion, that’s the beauty of the code. I think people have had to fight for every 
point that they received. I go back to my premise, if we left the code alone and if they want 
to move a secondary structure on the lot, there would be no negative points given and they 
have to preserve it. 

Mr. Mamula: My question was more about a precedent going forward; something we used to give +12 for, 
we now give +9. 
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Ms. Dudney: I agree with you, Mr. Mamula. (Mr. Neubecker: We are taking out the requirement of the 
secondary structure for the positive points. It’s no longer in the requirement for +12 points) 

Mr. Mamula: If you don’t have a secondary structure it doesn’t matter to you anyway. If you just want to 
fix up your house, and your capability is only +9 because you don’t have one, that’s my 
point. (Mr. Grosshuesch: We just added another way to get more points through the energy 
conservation policy.) 

Ms. Dudney: One other factor: in all of the applications that we have seen, people have moved that 
secondary structure which achieves negative points. I worry that there may be unintended 
consequences. I don’t mind eliminating the +15, but I do mind only having +6; I’m afraid 
that our prior applications wouldn’t have passed. (Mr. Neubecker: The quickest way to get a 
project approved is to not accumulate negative points.) (Mr. Grosshuesch: Keep in mind, 
you only have to get to zero to pass a point analysis; so far we haven’t denied anyone; it 
isn’t like there aren’t enough ways to accumulate positive points. When you get into +12 and 
+15 points, that is a rich opportunity to earn positive points.) 

Mr. Schroder: Great discussion but it seems right to me; I like the way the whole lot would be looked at 
collectively. Ultimately I think that the Staff has done a good job of blending the two and 
they made it work. Now we have one policy for a lot in the Historic District, which was part 
of our prior discussion. If you don’t have a secondary structure on your property, that’s what 
you have to work with and this isn’t relevant, so I think it works. 

Mr. Lamb: I think it works; my opinion is that we have over-rewarded for positive points in the past and 
we are never going to write an ordinance that will take everything into consideration. 

Mr. Butler: I can live with it too, I think that our prior applications were accumulating negative points 
for building on the property line, etc, and they renovated it to eliminate the negative points. 
We should still be discouraging changing the orientation; our intent should be to remind 
people of historically what was here in Breckenridge.   

Ms. Christopher: At first glance the points are a little confusing but we’ve talked about it and I’ve got a handle 
on it; I think that the applicants are not going to move without some sort of positive points; 
the way Staff has it, it encourages historic preservation. 

Ms. Dudney: Four of the commissioners like this as written; I would make the modification that you could 
get +9 points even with an addition. 

Mr. Mamula: I don’t know that I would change anything. I’m on the fence. My concern is that it is not 
enough points to get someone to do a good job. If people are still going to renovate and 
make it livable and it is worth the money to buy it, put in a basement, then I’m okay with 
this. Once we start hearing that people can’t make it work with this point system, then we 
should fine tune it, I’m fine with this and interested to see where we go. 

Mr. Pringle: I still think we should have left this with the original point analysis. It’s too complicated 
now. 

Mr. Gallagher: On the one hand I can understand that not awarding enough points to encourage a great 
restoration and on the other hand it causes the Applicant to go back and forth with Staff. I’m 
okay with the points; it bothers me to penalize the addition. The Council wanted to 
encourage ‘life’ activity, and that would be the only place we are penalizing too much. But 
we shall see. The proof is in the pudding. 

 
Ms. Dudney opened the worksession to public comment. There was no public comment and the worksession 
was closed. 
 
The Commission was in agreement the policy was ready to move forward to Town Council for adoption of a 
formal ordinance. 
 
TOWN COUNCIL REPORT: 
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Mr. Gallagher: 
Firstly, next Tuesday at Council, we will have a public comment session regarding the McCain property. It 
will be at 6:00pm for people to make known their thoughts. Secondly, for over 10 months now, there has been 
a landfill task force meeting trying to get their hands around a funding discussion with respect to 
landfill/recycle. Right now the County has to subsidize it and the County is leaning towards a real estate tax 
on the ballet. Council was brought up to date and we discussed it and Council asked Wendy Wolf to go back 
to the Landfill Task Force to let them know the Council is not in favor of a real estate tax because the value of 
one’s home has nothing to do with trash or recycling that you are going to generate. We would prefer a “pay 
as you throw”, as opposed to laying it on real estate tax. More things are going to be driven down to the local 
level, and we will see more of this. 
 
Regarding the rodeo, Council extended from 5 weekends to 11 weekends. The promoter requested if he could 
bring livestock on a Friday afternoon; Council agreed. Promoter asked for two additional bull riding events 
(in July and around Labor Day); Council agreed. Promoter asked for a Children’s rodeo from 12-2pm on 
Saturdays. Council felt that having two events on same day wasn’t fair to the people who live and work along 
Airport Road (due to the increased traffic). However, if he could do a children’s program just prior to the 
adult program, we would be open minded to that scenario. Council also decided we really need another venue 
for the rodeo. In 2014 if the rodeo business model continues to be successful, we need to locate this 
somewhere on the McCain property.   
 
COMBINED HEARINGS: 
1. Peak 7 and 8 Master Plan 5th Amendment (MM) PC#2013006; Ski Hill Road 
Mr. Neubecker presented on behalf of Mr. Mosher. Pursuant to the terms of the approved Development 
Agreement between the Town of Breckenridge, Vail Summit Resorts, Inc. (VSRI) and Peak 8 Properties, LLC 
("Properties") VSRI proposes to modify the Amended Peak 7 & 8 Master Plan with the following:  
• Residential density at Peak 8 is to be increased by 11.5 SFEs 
• Commercial density at Peak 8 is to be increase by 5.0 SFEs 
• The definition of Guest Services Facilities is to be amended 
• The amenities multiplier allowed in Section 9-1-19:24 of the Development Code is to be increased for the 
Master Plan from 200% to 600% 

• The parking required for the residential units in the Peak 8 Properties development (PC#2012075) may be 
reduced from that required by the Town's Off-Street Parking Regulations and the Parking Study for 
Breckenridge Ski Resort Amended Peaks 7 & 8 Master Plan dated August 1, 2001 

And for clarification to the Master Plan Notes: 
• The description of the heights of buildings is to be revised to make it clearer that the LUD 39 heights are 
recommended and not absolute. 

 
To date there have been four previous amendments to the Peak 7 & 8 Master Plan. In summary:  
• 2000155 – The major amendment to the old 1984 original Breckenridge Ski Resort Master Plan (which was 
also amended in 1986). 

• 2005105 – Modify the 2000155 amendment to transfer 48 Single Family Equivalents (SFEs) of density to 
Peak 7 (41.5 residential SFEs and 6.5 commercial SFEs). Also a reallocation of 9 SFEs of Skier Services 
density from Peak 7 to Peak 8. 

• 2006131 – Modify to the 2005105 amendment to convert 2.0 SFEs of commercial density to 2.0 SFEs of 
residential density. 

• 2008033 – Modify the 2006131 amendment to purchase 2.80 Single Family Equivalents (SFEs) from the 
TDR program and place them within the Peak 7 Master Plan area. The density was used at the Grand Lodge 
on Peak 7 to convert the existing employee housing units into market-rate units. (The required employee 
housing was relocated per the Code requirements.) 
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There have also been several Density Transfer Agreements and Development Agreements related to the Master 
Plan. 
 
Portions of this proposal are related to the active development review for the Breckenridge Grand Vacations 
Lodge at Peak 8 (PC# 2012075). The last public hearing for that development was heard by the Planning 
Commission on December 4, 2012. 
 
This master plan amendment is essentially a housekeeping matter to reflect changes already approved by the 
Development Agreement between the Town, VSRI, and Peak 8 Properties, LLC. There are no substantive 
changes to the master site plan, architectural character or circulation. This amendment will simply clarify on the 
plan the density transfers, amenity bonus and parking issues approved in the Development Agreement. As part of 
this amendment, a clarification is also proposed to the master plan language on height measurement.  
 
Pursuant to the terms of the Development Agreement among the Town, Vail Summit Resorts, Inc. ("VSRI"), and 
Peak 8 Properties, LLC ("Properties") dated August 14, 2012 and recorded January 8, 2013 at Reception No. 
1013548, Summit County, Colorado, VSRI proposes the following amendments to the Peaks 7 & 8 Master Plan: 
 
1. Residential density is to be increased by 11.5 SFEs to accommodate the larger size units that are proposed 
with the Grand Vacations Lodge at Peak 8 (PC# 2012075).  

2. Commercial density is to be increased by 5.0 SFEs to accommodate a small restaurant (approximately 1,500 
square feet), a spa (approximately 3,000 square feet) and a sundries store (approximately 500 square feet) that 
are proposed with the Grand Vacations Lodge at Peak 8 (PC# 2012075). 
a. The additional 16.5 SFEs (11.5 residential and 5 commercial) that are proposed to be added to the density 
may only be allowed after a development permit for a project including such density is approved and the 
density is provided from transferable development rights (TDR) pursuant to the Intergovernmental 
Agreement between the Town and Summit County.  

3. The definition of Guest Services Facilities is to be amended, first, to delete lockers for employees, restrooms, 
storage areas not used for recreational equipment for sale or rent, and lift and lift personnel facilities and, 
second, to provide for those four categories of uses to be defined as “Support Facilities” and for Support 
Facilities not to be assessed against density or mass provided that the Support Facilities areas are legally 
guaranteed to be used only for those limited uses and do not exceed 17,594 square feet.   

4. The amenities multiplier allowed in section 9-1-19:24 of the Development Code is to be increased for the 
Peak 8 portion of the Master Plan from 200% to 600%. 

5. The parking required for each unit for the Grand Vacations Lodge at Peak 8 (PC# 2012075) may be reduced 
from the one space per unit to 0.77 spaces per unit. (This has been factually supported by a written analysis 
prepared by a qualified parking consultant (Felsburg, Holt, and Ullevig) as required by the Development 
Agreement.) 

6. For clarification only, the description of the heights of buildings is to be revised to make it clearer that the 
LUD 39 heights are recommended and not absolute height limitations, grade is to be measured from proposed 
grade (with more detailed description) and that the provisions of the Development Code in effect in 2003 
providing for negative points to be assessed for heights in excess of the heights provided for in the applicable 
LUD apply to the approval of buildings proposed within the Master Plan area. 

 
Staff views this application as fulfilling the conditions of the 2012 Development Agreement between the 
Town of Breckenridge, Vail Summit Resorts, Inc., and Peak 8 Properties, LLC. It also provides an 
opportunity to add detail to the methods of review and point assessment for measuring building height in the 
Master Plan notes. Staff welcomed any additional comments. 
 
Commissioner Questions / Comments: 
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Ms. Dudney: On Page 48; do I understand correctly that there were Master Plans in 94, 96, 05, 06, 08 and 
2012; this is going all of the way back to 1994? (Mr. Neubecker: The plans in 1994/96 were 
completely different than our current Master Plans. This was the plan prior to Vail Resorts 
owning the ski resorts. The town and Vail Resorts agreed that we didn’t want to see that 
project built. Gross violation of new wetlands understandings, which was why from 
2000-03, we redesigned the Master Plan. The 05, 06, 08 were virtually identical to those, 
with some changes to density.  

Mr. Pringle: There are elements that are specific to Grand Vacation Lodge and then some to the whole 
Peak 8 base. (Mr. Neubecker: Only the Peak 8 base is what were are considering tonight, 
except for the transfer of the density going to that site.) 

 
Applicant Presentation: Randy May, Vail Resorts Development Company (VRDC): 
As Mr. Neubecker indicated, the changes to the Master Plan that we are looking at tonight are related to the 
Development Agreement approved by Town Council. While there is some overlap into the Grand Vacation 
Project, it is appropriate to keep my comments associated with the Amendment that you are looking at 
tonight. There are six items tonight including density increases, change in the amount of square footage per 
unit, guest services, clarifications of methodology in measuring heights, for those three buildings and going 
back to the 2003 Master Plan, which took 6 ½ years to accomplish. Very little else is being changed to the 
Master Plan. There is no change in the height requirements. The parking is strictly with the project being 
proposed and that’s related to the parking study accomplished and submitted to the Town. There have been 
two or three fit tests associated with Master Plan Amendments in the past that showed proposed locations 
uses and heights of buildings. As time goes on, all of those items in the fit test need to be adjusted to market 
demands and Breckenridge Ski Area operations are changing with the guests wants and needs. During the 
time required to build out Peak 8, there will be changes and there will be Amendments. In 2003 there were 
some basic agreements that everyone bought into. There was going to be major development, there would be 
large buildings and we need to bring our ski facilities up to what the public was demanding. As we go along 
and develop, those are the types of things we are trying to accommodate. As demands change, those facilities 
are going to change; however, the basic agreements are still in place. There has been a lot of information out 
there about both the Master Plan Amendment and the proposed Grand Vacations Project. A lot of the 
information has some erroneous information being distributed. I think we are happy to answer questions 
associated with that information but the Master Plan that we are looking at this evening is pretty 
straightforward. We are trying to incorporate our prior agreements into the Master Plan. 
 
Commissioner Questions / Comments: 
Ms. Dudney:  In the transfer of the 11.5 SFEs to Grand Vacation, I didn’t see anything in the language that 

it was just going to be larger units. Can you use these SFEs however you wish? (Mr. May: 
Those are specific to that site and that development typically looks at 1,350 square feet, 
which is more than what Vail Resorts have looked at in the past. That increase in density is 
associated with that development and associated with that project specifically. I will tell you, 
previous Master Plans fit test on that site had about the same number of units just less square 
footage than what is being proposed in that development. The last fit test that was done, 
there were some estimates of the height of those buildings. We’ve probably done 15 or 20 of 
those fit tests.) 

Mr. Pringle:  Is this Development Agreement with Vail Resorts or Breckenridge Grand Vacations? (Mr. 
May: Both.) If Breckenridge Grand Vacations decides to not pursue this, does the 
development agreement go forward? (Mr. Stephen C. West, West, Brown, Huntley & 
Hunter, P.C.: I think that they would stay in place, but would be hard to use because the 
density transfer refers back to the development agreement and is contingent upon a building 
permit on a site being issued by the Planning Commission. Mr. May referred to some of the 
information out there; the changes to the height in here, looking back at the way we wrote 
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and the way we approved the height restriction left some room for confusion, so we came up 
with some clarification language. The buildings were always going to be taller than the 5 
story height.) 

 
Ms. Dudney opened the hearing to public comment. 
 
Roger Koenig, One Ski Hill Place 
Prepared statement: 
Issues regarding Master Plan: I request that my written comments be included in the minutes of this meeting. 
This meeting is a public hearing called in compliance with the Breckenridge Town Code. “Prior to adoption 
of this plan, the Town Council shall hold a hearing.”  
   
These comments are addressed to the Town Council: As we know, Town Council has the sole authority to 
adopt Master Plan Amendments. Please accept the letter attached to this written statement and the email 
correspondence between Chris Neubecker and myself. It is a plain English summary of the Peak 7 and Peak 8 
Amendment. Clearly the building proposal counts 7 stories as shown on the December 4th east elevation view; 
unfortunately I could not find any such summary into tonight’s package. I respect that Town Council not 
accept these changes in this public hearing. It will far exceed our acceptable densities, parking, etc. This is 
against 2005 Master Plan; I see no reason for Council to vote against its citizens. The limits of 2005 Master 
Plan should not be violated. 
 
There was no further public comment, and the hearing was closed. 
 
Commissioner Questions / Comments: 
Mr. Lamb: Is the Development Agreement a legally binding document? We are just cleaning up the 

language? (Mr. Neubecker: You could call it that; it still requires that the Master Plan be 
changed. When the Council reviews an agreement they do not do a point analysis. It is up to 
the Planning Commission to do point analysis. On March 5th, our meeting will deal with 
architectural standards for the Peak 8 Breckenridge Grand Vacations building. At that time 
this project needs to pass on its own merit for point analysis.) 

Mr. Schroder: The code 6/R is building height; it is a relative policy. If we were to exceed 5 stories up to 7 
stories and obtain negative 20 points which could be remedied with positive points from 
other elements in the project. 

Mr. Mamula: I did not expect anyone to be here tonight; we assumed that this (development proposal) 
would happen. Council has made their decision on the density transfer, 600% amenities 
increase, so there is nothing in here that is shocking to me. The real discussion is at site 
specific permitting, which is when we decide if this stuff even fits. I don’t see that we have 
any leeway other than to vote yes, being a quasi-judicial body like we are. 

Mr. Lamb: I agree with what Mr. Mamula said. 
Mr. Pringle: Mr. May is right; this is where the Town intended to put large buildings. Hopefully no one is 

too surprised by this, there will be many flexible changes that will be approved or applied 
for over time through the Master Plan and other buildings coming along. Thank you very 
much for attending. The real meeting will be coming in the future. This is a housekeeping 
effort on our part. 

 
Mr. Pringle made a motion to approve the Point Analysis for the Peak 7 & 8 5th Amended Master Plan, 
PC#2013006, Ski Hill Road. Ms. Christopher seconded, and the motion was carried unanimously (7-0). 
 
Mr. Pringle made a motion to approve the Peak 7 & 8 5th Amended Master Plan, PC#2013006, Ski Hill Road. 
Ms. Christopher seconded, and the motion was carried unanimously (7-0). 
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PRELIMINARY HEARINGS: 
1. Maggie Point Homes (MM) PC#2013004; 9523 Highway 9 (Withdrawn at the request of the Applicant.) 
 
OTHER MATTERS: 
Mr. Mamula: A citizen asked me about a new home building across from Little Red Schoolhouse, and the 

dark sky policy and what the issue with the lighting. I haven’t paid attention to it at night. 
(Mr. Neubecker: We believe the fixtures do meet the dark sky policy. There is a solid fixture 
containing the light source, and there is a glass element that is lower than the fixture; the 
light is contained within a solid piece and that is the element that needs to meet the code. 
The light has to be contained above in a horizontal plane through which the light passes, and 
it is.) 

 
ADJOURNMENT:  
The meeting was adjourned at 8:37 p.m. 
 
   
 Gretchen Dudney, Chair 

-11-



 

Class C Development Review Check List

Project Name/PC#: Bechtel Residence PC#2013015
Project Manager:

Matt Thompson, AICP
Date of Report: February 25, 2013 For the 03/05/2013 Planning Commission Meeting
Applicant/Owner:

Agent:

Proposed Use:

Address:

Legal Description:

Site Area: 55,951 sq. ft. 1.28 acres
Land Use District (2A/2R):

     
Proposal:

Existing Site Conditions:

     

Density (3A/3R): Allowed: unlimited Proposed: 2,604 sq. ft.
Mass (4R): Allowed: unlimited Proposed: 3,132 sq. ft.

To build a 3,132 sq. ft. single family residence

Leslee Bechtel

bhh Partners

Single family residence

195 Byron Court

Lot 47, Highlands at Breckenridge, Filing #10

The property slopes downhill at 14% from the road towards the rear of the lot.  The 
lot is covered in moderately sized lodgepole pine trees.  There is 40' access, utility 
and drainage easement along southwestern property line.  Also, there is a 25' utility 
and drainage easement crossing the southeastern portion of the property.  

1: Subject to the Delaware Flats Master Plan

Mass (4R): Allowed: unlimited Proposed: 3,132 sq. ft.
F.A.R. 1:17.86 FAR
Areas:

Lower Level: 1,130 sq. ft.
Main Level: 1,474 sq. ft.
Upper Level:
Garage: 528 sq. ft.
Total: 3,132 sq. ft.

Bedrooms: 3
Bathrooms: 2.5
Height (6A/6R): 30 feet overall

Lot Coverage/Open Space (21R):
 Building / non-Permeable: 2,737 sq. ft. 4.89%

Hard Surface / non-Permeable: 2,677 sq. ft. 4.78%
Open Space / Permeable: 50,537 sq. ft. 90.32%

Parking (18A/18/R):
Required: 2 spaces
Proposed: 2 spaces

Snowstack (13A/13R):
Required: 670 sq. ft. (25% of paved surfaces)
Proposed: 720 sq. ft. (26.90% of paved surfaces)

(Max 35’ for single family outside Historic District)
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Fireplaces (30A/30R):      1 gas

Accessory Apartment: N/A

Disturbance envelope
 
Setbacks (9A/9R):

Front: within the disturbance envelope
Side: within the disturbance envelope
Side: within the disturbance envelope
Rear:

The residence will be architecturally compatible with the neighborhood. 
Exterior Materials: 

Roof:

Garage Doors:

Landscaping (22A/22R):
Planting Type Quantity Size
Colorado Spruce 3 (1) 6', (2) 10'
Aspen

12
(6) 2" - (6) 3" caliper, 50% 
multi-stem

Potentilla 10 5 gallon
Buffalo Juniper 10 5 gallon
Peking Cotoneaster 10 5 gallon

Drainage (27A/27R): 

Driveway Slope: 8 %
Covenants:

within the disturbance envelope

Positive away from residence

2x4 trim with 1x4 vertical boards insulated garage doors with windows

Building/Disturbance Envelope?      

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

1x4 vertical wood siding, 1x8 horizontal wood siding, vertical metal base siding, and 
a natural stone veneer.  

Asphalt shingles "Weathered wood" 

Covenants:

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

Staff Action:      

Comments:      

Additional Conditions of 
Approval:      

Staff has conducted an informal point analysis and found no reason to warrant positive or 
negative points.  The application meets all Absolute and Relative Policies of the Development 
Code.  

Staff has approved the Bechtel Residence, PC#2013015, located at 195 Byron Court, Lot 47, 
Highlands at Breckenridge, Filing 10 with the attached Findings and Conditions.  

-13-



TOWN OF BRECKENRIDGE 
 

Bechtel Residence 
Lot 47, Highlands at Breckenridge, Filing 10 

195 Byron Court 
PC#2013015 

 

 
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 February 25, 2013, 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 March 5, 2013, as to the 
nature of the project.  In addition to Commission minutes, the meetings of the Commission are tape-recorded. 

 
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 September 12, 2014, 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. 
 
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. 

 
 

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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6. 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. 

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

 
8. 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. 

 
9. At no time shall site disturbance extend beyond the limits of the platted site disturbance envelope, including 

building excavation, and access for equipment necessary to construct the residence. 
 

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. 

 
PRIOR TO ISSUANCE OF BUILDING PERMIT 

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

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

erosion control plans. 
 

14. 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. 

 
15. 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. 
 

16. 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. 

 
17. 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. 

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

location of 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 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.   

 
 

19. Applicant shall install construction fencing in a manner acceptable to the Town Planning Department.   
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20. 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. 
 

21. Applicant shall submit to and obtain approval from the Department of Community Development a 
defensible space plan showing trees proposed for removal and the approximate location of new 
landscaping, including species and size. Applicant shall meet with Community Development Department 
staff on the Applicant’s property to mark trees for removal and review proposed new landscaping to meet 
the requirements of Policy 22 (Absolute) Landscaping, for the purpose of creating defensible space. 
 

PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY 
 

22. Applicant shall revegetate all disturbed areas with a minimum of 2 inches topsoil, seed and mulch. 
 
23. 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. 
 

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

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

26. 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. 

 
27. Applicant shall screen all utilities. 

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

downward. 
 

29. 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. 
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.  

 
30. 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. 

 
31. 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 
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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.  

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

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

33. 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 
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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Class C Development Review Check List

Project Name/PC#: Hughes Residence PC#2013013
Project Manager:

Matt Thompson, AICP
Date of Report: February 26, 2013 For the 03/05/2013 Planning Commission Meeting
Applicant/Owner:

Agent:

Proposed Use:

Address:

Legal Description:

Site Area: 60,215 sq. ft. 1.38 acres
Land Use District (2A/2R):

     
Proposal:

Existing Site Conditions:

     

Density (3A/3R): Allowed: 7,500 sq. ft. Proposed: 6,502 sq. ft.
Mass (4R): Allowed: unlimited Proposed: 7,706 sq. ft.
F.A.R. 1:7.81 FAR

The property slopes uphill steeply at 17% from the road towards the rear portion of 
the lot.  The lot is heavily covered in small to medium diameter lodgepole pine 
trees.  There is a 10' snowstack easement in the southwest corner of the lot.  Also, 
there is a 30' access, utility and drainage easement along the western property line.  

1: Residential 

To build a 7,706 sq. ft. single family residence

David and Jill Hughes

Allen-Guerra Design-Build (Ben Henson)  

Single family residence

106 Stillson Placer Terrace

Lot 7, Gold Flake Subdivision Filing No. 3A

F.A.R. 1:7.81 FAR
Areas: Finished Unfinished
Lower Level: 2,469 sq. ft. 295 sq. ft. (Mechanical room and yard storage)
Main Level: 3,176 sq. ft.
Upper Level: 857 sq. ft.
Garage: 909 sq. ft.
Total: 7,411 sq. ft. Total = 7,706 sq. ft.   

Bedrooms: 4
Bathrooms: 4.5
Height (6A/6R): 34 feet overall

Lot Coverage/Open Space (21R):
 Building / non-Permeable: 6,746 sq. ft. 11.20%

Hard Surface / non-Permeable: 3,900 sq. ft. 6.48%
Open Space / Permeable: 49,569 sq. ft. 82.32%

Parking (18A/18/R):
Required: 2 spaces
Proposed: 3 spaces

Snowstack (13A/13R):
Required: 975 sq. ft. (25% of paved surfaces)
Proposed: 975 sq. ft. (25.00% of paved surfaces)

Fireplaces (30A/30R):      3 gas, 1 EPA Phase II wood burning

(Max 35’ for single family outside Historic District)
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Accessory Apartment: N/A

Disturbance envelope
 
Setbacks (9A/9R):

Front: within the disturbance envelope
Side: within the disturbance envelope
Side: within the disturbance envelope
Rear:

The residence will be architecturally compatible with the neighborhood.  
Exterior Materials: 

Roof:

Garage Doors:

Landscaping (22A/22R):
Planting Type Quantity Size
Quaking Aspen

54
(27) 1.5", (27) 2" minimum 
caliper

Colorado Spruce
16

(4) 8', (4) 10', (4) 12', (4) 
14'

Alpine currant and rose wood 23 5 gallon

     

Drainage (27A/27R): 

Driveway Slope:

Building/Disturbance Envelope?      

within the disturbance envelope

Positive away from residence

Cedar sided with small windows to match residence

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

Fascia rough sawn 2x cedar, soffit rough sawn 1x6 tongue and groove cedar, 
horizontal siding 2x12 hand hewn cedar with tan colored chinking, vertical siding 
1x6 and 1x10 rough sawn board on board, windows aluminum clad dark chocolate 
in color, wood decks 2x oak to match interior wood flooring, and a natural stone 
veneer.  

50-year asphalt shingle "weathered wood" 

Driveway Slope: 8 %
Covenants:

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

Staff Action:      

Comments:      

Additional Conditions of 
Approval:      

Staff has approved the Hughes Residence, PC#2013013, located at 106 Stillson Placer, Lot 
7, Gold Flake Subdivision Filing No. 3A, with the attached Findings and Conditions. 

Staff does believe the property qualifies at ridgeline or hillside development, hence applicant 
is required to meet Ordinance No. 40, Series 2006, concerning Ridgeline and Hillside 
Development.  New landscaping has been added to the downhill side of the proposed house 
to effectively screen the visibility of the proposed development.  

Staff conducted an informal point analysis and found to reason to warrant positive or negative 
points.  The application meets all Absolute and Relative Policies of the Development Code.  
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TOWN OF BRECKENRIDGE 
 

Hughes Residence 
Lot 7, Gold Flake Subdivision, Filing No. 3A 

106 Stillson Placer Terrace 
PC#2013013 

 

 
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 February 26, 2013, 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 March 5, 2013, as to the 
nature of the project.  In addition to Commission minutes, the meetings of the Commission are tape-recorded. 

 
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 September 12, 2014, 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. 
 
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. 

 

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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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. At no time shall site disturbance extend beyond the limits of the platted site disturbance envelope, including 

building excavation, and access for equipment necessary to construct the residence. 
 

11. All hazardous materials used in construction of the improvements authorized by this permit shall be disposed 
of properly off site. 

 
12. 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. 

 
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 of 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 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 
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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. Applicant shall install construction fencing along the disturbance envelope in a manner acceptable to the 

Town Planning Department.   
 

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. 
 

22. Applicant shall submit to and obtain approval from the Department of Community Development a 
defensible space plan showing trees proposed for removal and the approximate location of new 
landscaping, including species and size. Applicant shall meet with Community Development Department 
staff on the Applicant’s property to mark trees for removal and review proposed new landscaping to meet 
the requirements of Policy 22 (Absolute) Landscaping, for the purpose of creating defensible space. 
 

PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY 
 

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

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

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

27. 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. 

 
28. Applicant shall screen all utilities. 

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

downward. 
 

30. 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. 
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.  

 
31. 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. 
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32. 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.  

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

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

34. 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 
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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Class C Development Review Check List

Project Name/PC#:
Tyler Residence PC#2013014

Project Manager:
Matt Thompson, AICP

Date of Report:
February 22, 2013 For the 03/05/2013 Planning Commission Meeting

Applicant/Owner:

Agent:

Proposed Use:

Address:

Legal Description:

Site Area: 
45,302 sq. ft. 1.04 acres

Land Use District (2A/2R):

     
Proposal:

Existing Site Conditions:

     

Density (3A/3R): Allowed: unlimited Proposed: 3,022 sq. ft.
Mass (4R): Allowed: unlimited Proposed: 3,955 sq. ft.

The property slopes uphill at 10% from the road towards the rear of the lot.  The lot 
has a healthy forest of lodgepole pine, spruce and aspen trees.  The Middle Flume 
Trail straddles the southern property line, within a 30' trail easement.  

Valerie Tyler and Roger Damle

Frederico Valdez, III - Valdez Architects

Single Family Residence

1418 Highlands Drive, Breckenridge, CO 80424

Lot 213 - Filing 8, Highlands at Breckenridge

To build a 3,955 sq. ft. single family residence

Portion of lot in LUD 6 and a portion in LUD 1: Subject to the Delaware Flats Master 
Plan

Mass (4R): Allowed: unlimited Proposed: 3,955 sq. ft.
F.A.R. 1:11.45 FAR
Areas:
Lower Level: 1,347 sq. ft.
Main Level: 1,603 sq. ft.
Mechanical: 72 sq. ft.
Garage: 933 sq. ft.
Total: 3,955 sq. ft.

Bedrooms: 3      
Bathrooms: 2.5
Height (6A/6R): 28

Lot Coverage/Open Space (21R):

 Building / non-Permeable: 3,763 sq. ft. 8.31%

Hard Surface / non-Permeable: 2,389 sq. ft. 5.27%

Open Space / Permeable: 39,150 sq. ft. 86.42%

Parking (18A/18/R):
Required: 2 spaces
Proposed: 3 spaces

Snowstack (13A/13R):
Required: 597 sq. ft. (25% of paved surfaces)

(Max 35’ for single family outside Historic District)
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Proposed: 634 sq. ft. (26.54% of paved surfaces)

Fireplaces (30A/30R):      2 gas 

Accessory Apartment: N/A

Building envelope
 
Setbacks (9A/9R):

Front: within the building envelope
Side: within the building envelope
Side: within the building envelope
Rear:

The residence will be architecturally compatible with the neighborhood.  
Exterior Materials: 

Roof:

Garage Doors:

Landscaping (22A/22R):
Planting Type Quantity Size
Colorado Blue Spruce 4 8'
Aspen 4 2 1/2" caliper 
Potentilla 8 5 gallon
Cistena Plum 3 5 gallon
Twinberry Honeysuckle 8 5 gallon

Drainage (27A/27R): 
Driveway Slope: 8 %
Covenants:

within the building envelope

Positive away from residence

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

1x6 horizontal cedar channel lap siding, vertical 2x6 spruce siding, 4x8 sheet metal 
siding, stucco, exposed heavy timber beams and support elements, and  natural 
Castle Rock ledge stone.

Heavy cut, thick butt composition asphalt shingles

Custom doors to match vertical siding

Building/Disturbance Envelope?      

Covenants:

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

Staff Action:      

Comments:      

Additional Conditions of 
Approval:      

Staff has approved the Tyler Residence, PC#2013014, located at 1418 Highlands Drive, Lot 
213 Highlands Filing 8, with the attached Findings and Conditions.  

Staff conducted an informal point analysis and round no reason to warrant positive or negative 
points.  The application meets all Absolute and Relative Policies of the Development Code.  
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TOWN OF BRECKENRIDGE 
 

Tyler Residence 
Lot 213, Highlands at Breckenridge, Filing 8 

1418 Highlands Drive 
PC#2013014 

 

 
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 February 22, 2013, 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 March 5, 2013, as to the 
nature of the project.  In addition to Commission minutes, the meetings of the Commission are tape-recorded. 

 
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 September 12, 2014, 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. 
 
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. 

 

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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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. At no time shall site disturbance extend beyond the limits of the platted building envelope, including building 

excavation, and access for equipment necessary to construct the residence. 
 

11. All hazardous materials used in construction of the improvements authorized by this permit shall be disposed 
of properly off site. 

 
12. 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. 

 
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 of 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 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 
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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. Applicant shall install construction fencing along the building envelope in a manner acceptable to the Town 

Planning Department. 
 

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. 
 

22. Applicant shall submit to and obtain approval from the Department of Community Development a 
defensible space plan showing trees proposed for removal and the approximate location of new 
landscaping, including species and size. Applicant shall meet with Community Development Department 
staff on the Applicant’s property to mark trees for removal and review proposed new landscaping to meet 
the requirements of Policy 22 (Absolute) Landscaping, for the purpose of creating defensible space. 
 

PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY 
 

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

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

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

27. 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. 

 
28. Applicant shall screen all utilities. 

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

downward. 
 

30. 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. 
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.  

 
31. 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. 
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32. 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.  

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

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

34. 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 
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) 

-39-



-40-



-41-



-42-



  1 

 

 

 

 

Memorandum 

To: Planning Commission 

From: Jennifer Cram, Planner III 

Date: February 27, 2013 

Re: Breckenridge Arts District Preliminary Architectural Sketches  

Staff brought the conceptual site plan for the Breckenridge Arts District to the Commission on January 
15, 2013. The Commission’s comments were very helpful and the site plan is continuing to move 
forward.  
 
During the worksession on March 5th staff would like to present some preliminary architectural 
sketches for some of the new structures proposed. Since the sketches are not available at the time 
publishing this packet, we will present hard copies for your review during the meeting on Tuesday. If 
plans are available earlier, we will provide them to the Commission by email. Sketches are currently 
in process and are at a stage that can be modified with Commission input.  
 
Our current philosophy for new structures within the Arts District is to be creative with materials while 
being harmonious with the recommended module size, building height, roof forms and window and 
door openings for the Historic and Conservation Districts and specifically the South End Residential 
Character Area. Priority Policy 90 states that “new materials that appear to be the same in scale, 
texture and finish as those used historically may be considered”. 
 
We want to create a unique character for the Arts District campus while still respecting our Historic 
District Guidelines. We understand that this is a challenge and we look forward to the Commission’s 
comments to help us achieve this. 
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Planning Commission Staff Report 
 

Subject: Breckenridge Grand Vacations Lodge at Peak 8  
 (Class A, Final Hearing; PC# 2012075) 
 

Proposal: To construct a 75 (each a 2-bedroom lock-off) unit interval ownership resort 
condo-hotel at the base of Peak 8 ski area with associated amenities and 
underground parking. 

 
Date: February 21, 2013 (For meeting of March 5, 2013) 
 
Project Manager: Michael Mosher, Planner III 
 

Applicants/Owners: Peak 8 Properties, LLC, Rob and Michael Millisor 
 Vail Resorts Development Company (VRDC), Randy May  
 

Agent: Mathew Stais; Mathew Stais Architects 
 

Address: 1593 Ski Hill Road 
 

Legal Description: A portion of Tract C, Peak 8 Subdivision #1 (pending re-subdivision) 
 
Site Area:  2.467 acres (107,481 sq. ft.) pending re-subdivision 
 
Land Use District: Development is subject to the recently approved Fifth Amendment to the 

Amended Peak 7 & 8 Master Plan, PC#2013006, previous amendments to this 
Master Plan and the Development Agreement between the Town of Breckenridge, 
Vail Summit Resorts, Inc., and Peak 8 Properties, LLC. 

  
 LUD 39 Residential, Lodging—SFR, Duplex, Townhomes, Condominiums, 
  Condo-hotels, Hotels and Lodges @ 4 UPA 
 
Site Conditions: The building is to be located roughly where the existing Bergenhof building and 

the access drive are currently. The Cucumber Gulch Preventative Management 
Area (PMA) is to the north and east of the development site. None of this site is 
within the PMA or the Cucumber Gulch Overlay Protection District. A six-foot 
wide trail easement for skier and snowboard access runs along the southwest 
property line. 

 
Adjacent Uses: North: Ski Hill Road, Skiwatch Road, Cucumber Gulch Preventative 
  Management Area 
 East: Cucumber Gulch Preventative Management Area, Future Building 804 
  (VRDC) and One Ski Hill Place 
 South: Peak 8 Ski Area 
 West: Skiwatch Condos and Peak Eight Place Subdivision 
 
Density: Allowed per the Fifth Amendment to the Amended Peak 7 & 8 Master Plan and 

Development Agreement with Town of Breckenridge: 
 Residential (Condo-hotel): 
 Per agreement with VRDC:  80.0 SFE residential   (96,000 SF) 
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 Transfer of Development Rights  
 (TDR) up to: 11.5 SFE residential   (13,800 SF) 
  Total: 91.5 SFE residential (109,800 SF) 
  
 Commercial with TDR up to: 5.0 SFE commercial (5,000 SF) 
  
 Note: Per the Master Plan, the Guest Services of First Aid and Employee Lockers 

do not count as density or mass. 
  
 Proposed: 
 Residential (Condo-hotel) with 5.0 TDR: 85.000 SFE residential (101,995 SF) 
 Commercial with 4.986 TDR: 4.986 SFE commercial (4,986 SF) 
 Total 89.986 SFEs           (106,981 SF) 
 (5.6 SFEs residential (6,720 SF not used) 
  
 Amenities Required  
 (1/35 of proposed Residential): 2,913 SF 
 (Density beyond the 1/35 is not counted) 
 Proposed Amenities: 21,826 SF 
 
Mass: Allowed: 
 Residential (Condo-hotel): 109,800 SF 
 25% mass bonus: 27,450 SF 
 Commercial mass with TDR: 5,000 SF 
 Total: 142,250 SF 
 
 Allowed amenity 600% mass bonus: 
 Amenities (6/35): 17,478 SF 
  
 Total allowed overall mass: 159,728 SF 
 
 Proposed overall mass: 
 Residential (Condo-hotel): 100,921 SF 
 Commercial: 2,394 SF 
 Guest Services: 0 SF 
 Amenities: 0 SF 
 (the 6,889 SF shown above ground is exempt) 
 Common Area 48,713 SF 
 Proposed total mass: 152,028 SF  

Height: Per LUD 39 and Master Plan:  62’-0” (Five stories) 
 Proposed Height:  65’-7” (Negative points) 

Parking: Required: 
 Per Parking Study and Master Plan - 0.85 spaces per 1-Bedroom or lock-off  
 Residential (Condo-hotel): 128 spaces 
 Commercial =1/400 SF: 13 spaces 
 Total required: 141 spaces 
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 Proposed: 167 spaces (26 over)   
 
Snow stack: All areas snow-melted 
 
Setbacks: Per Code: 
 Front: 10 feet absolute; 15 feet relative 
 Sides (West and East): 3 feet absolute; 5 feet relative 
 Rear: 10 feet absolute; 15 feet relative 
 Proposed: 
 Front: 18 feet 
 West side: 5 feet 
 East side: 15 feet 
 Rear: 15 feet 
 
Employee Housing: 3.51 percent of the residential density, 3,755 SF, is to be deed restricted off site.  
 
Refuse: Trash/recycling enclosure is proposed within the lower level of the building off 

the future Peak 8 Bus Loading area. 
 
Loading Areas: Loading docks and receiving areas are included at north entry to lower parking 

garage. 
 
Emergency Access: Emergency vehicle parking area is proposed adjacent to the southeast-most edge 

of the building at the end of the surface-parking aisle, per Red White and Blue 
Fire District request. The mass and density of this area is exempt from 
Development Code Policies as a Quasi-governmental agency. 

 
Changes since the December 4, 2012 Second Preliminary Hearing: 

1. Project team met several times with Skiwatch and Peak 8 Place neighbors to hear their concerns. 
2. Moved both buildings an additional 6 feet from Skiwatch/Peak 8 Place property line. 
3. Worked with Breckenridge Sanitation District to locate Skiwatch sewer main on BGV property 

in order to fully preserve existing trees along Skiwatch property line. 
4. Worked with neighbors to enhance year round trail access through BGV property to BSR 

skiway.  
5. Created grade change between ski trail and outdoor aquatics to provide sound buffer in response 

to Skiwatch concerns. 
6. Added landscaping adjacent to Skiwatch garden level units in response to neighbors concerns. 
7. Worked with BSR to finalize skiway regarding to enhance skier safety. 
8. Redesigned outdoor areas along BSR skiway to create more stepping and pedestrian interest. 
9. Redesigned South Building service elevator and adjacent stair core in response to neighbors 

concerns. 
10. Added more detail at first floor lobby, including stone veneer and timber trim to break up length 

of glazing in response to staff concerns. 
11. Added more detail within outdoor aquatics and landscaping plans for final hearing. 
12. Relocated trash collection area to BSR bus turnaround (plaza level) due to TOB engineering 

concerns with interim access to terrace level. 
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13. Redesigned North Building upper floors to flip larger 4BR units to east side, away from Peak 8 
Place, increasing setback from 16 to 24 feet from property line and lowering roof ridge by an 
additional 6 feet vertically, in response to neighbors concerns. 

14. Lowered north building upper floors by 3.5 feet, in response to neighbors concerns. 
15. Lowered south building upper floors by 1.5 feet, in response to neighbors concerns. 
16. Redesigned North Building ‘C’ unit and relocated deck to face south, away from Peak 8 Place, in 

response to neighbors concerns. 
17. Redesigned North Building ‘K’ unit and relocated deck to face northwest, away from Peak 8 

Place, in response to neighbors concerns. 
18. Redesigned South Building ‘C1’ unit and relocated deck to face southwest, away from Peak 8 

Place, in response to neighbors concerns. 
19. Relocated South Building 5th floor ‘C1’ unit, away from Peak 8 Place, in response to neighbors 

concerns. This unit was relocated to South Building 4th floor and changed to type B unit. 
20. Redesigned plaza & terrace level units to incorporate sloped roofs, porch roofs and timber 

brackets to create a more pedestrian scale.   
21. Redesigned entry and stair elements at skier plaza; eliminated pavilion roof structure, simplified 

stairs, created a more linear café patio in the spirit of a ‘sidewalk café’ along the skiway. 
22. Redesigned South Building roof forms at 5th floor ‘attic units’ (east elevation) to create major 

and minor hierarchies of roof forms. 
23. Simplified and consolidated window types; enlarged windows and patio doors to add more glass 

on exterior walls or upper floors. 
24. Revised wall siding material changes to echo the varying forms of the wall planes, varying the 

siding in vertical layers rather than horizontally per previous submissions. 

Item History 
 
The Planning Commission approved the Amendment to the Peaks 7 and 8 Master Plan (PC#2005105) 
on December 6, 2005. There have been some modifications to the allowed density since 2005 including 
density transfers (PC#2008033) and conversions of density from commercial to residential 
(PC#2006131).  
 
The Fifth Amendment to the Amended Peak 7 & 8 Master Plan, PC#2013006 was approved by the 
Planning Commission on February 19, 2013 and the Town Council on February 26, 2013. This 
amendment modified the density as shown below: 
 
  

PLANNING AREA 
 
APPROX. 
AREA ACRES 

 
RESIDENTIAL SFES 

 
COMMERCIAL 
SFES 

 
GUEST 
SERVICES 
FACILITIES 
SFES 

 
TOTAL 
 SFS 

A PEAK 7 BASE 19.6 171.3 5.0 9.0 185.3 
B PEAK 8 BASE 22.7 282  

293.5 
14.5  
19.5 

 
48 

344 
361 

C PEAK 8 SKI 
TERRAIN 

121.5 0 0 0 0 

D TIMBER TRAIL 16.3 22 0 0 22 
E MAINTENANCE 

CTR 
15 0 0 0  

F CUCUMBER 56.3 0 0 0  
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GULCH 
 TOTAL 251.4 475.3 

486.8 
19.5 
24.5 

57 551.8 
568.3 

 

 PLANNING 
AREA 

ALLOWED USES 

A PEAK 7 BASE MULTI-UNIT RESIDENTIAL, DUPLEX, COMMERCIAL, GUEST SERVICES FACILITIES, 
GONDOLA, PARKING 

B PEAK 8 BASE MULTI-UNIT RESIDENTIAL, DUPLEX, COMMERCIAL, GUEST SERVICES FACILITIES, 
GONDOLA, PARKING 

C PEAK 8 SKI 
TERRAIN 

GUEST SERVICES FACILITIES AND SKI RUNS 

D TIMBER TRAIL SINGLE FAMILY RESIDENTIAL 

E MAINTENANCE 
CTR 

MAINTENANCE FACILITY 

F CUCUMBER 
GULCH 

OPEN SPACE, TRAILS, GONDOLA AND WATER QUALITY AND DRAINAGE FACILITIES 

 TOTAL  

 
Staff reminds the Commission that, as with any Master Plan, the density numbers represent a maximum 
allowed. Any development is still subject to all of the policies in the Development Code and, for 
approval, must pass a Point Analysis with a score of zero (0) or greater. Also, as one ‘unit of density’ or 
Single Family Equivalent (SFE) for condo-hotel use equals 1,200 square feet, the actual number of 
dwelling units may differ from the number of SFEs being used.  
 
Per the applicant: The Residential density is to be increased by 11.5 SFEs to accommodate the larger 
size units that are proposed for inclusion in the project proposed at the Peak 8 Base (1,350 square feet 
approximately for each 2 bedroom unit as opposed to the 1,200 square feet provided for each SFE under 
the Town Code). 
 
Policy 39/A Master Plan: Besides identifying density and uses, another purpose of a Master Plan is to 
“allow the Town and the developer to further define and clarify the land use and development policies 
which will govern the development of the property beyond those express policies provided in the 
applicable Town development policies, including, but not limited to, the land use district guidelines”. 

The Master Plan has identified, in addition to other criteria: 

• The minimum parking requirements and that all residential parking is to be located underground. 
• Building Height. Besides identifying that the suggested building height is established per Land 

Use District 39, building height shall be measured to finished grade (not natural grade). Also, 
negative points may be incurred from Policy 6, Building Height (Relative) from the 
Development Code for any height overages beyond those identified in the Land Use Guidelines.  

• Specific design concepts like: 
o “premium lodging units, expanded Guest Services Facilities and limited retail and 
restaurant uses”,  

o “Developing in a manner that protects and preserves critical natural features, including 
Cucumber Gulch wetlands, wildlife corridors and significant wildlife habitat”, and 
Hydrogeologic and other forms of mitigation will be provided if necessary to ensure that 
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groundwater resources now feeding Cucumber Gulch will be uninterrupted and 
substantial degradation of wildlife resources will be prevented.” 

o “The focal point of Peak 8 is the “Grand Lodge”, a new Breckenridge landmark that 
establishes a high standard of quality for the new development.  Adjacent lodging 
designed in a mountain-resort style will cradle the mountain-front plazas.  Toward the 
ends of the Peak 8 Base area the buildings will be lesser in height and density as 
compared to the center or core of the Peak 8 Base.  Visual impacts adjacent to Four 
O’Clock Subdivision and Skiwatch Condos will be minimized by utilizing roof forms that 
step down at the edges, while still maintaining steeply pitched roofs, which are 
characteristic of mountain architecture.” 

o “The architecture will present a rustic mountain lodge style through the use of authentic 
stone foundations, large sheltering roof forms, large shaded windows, simple but strong 
detailing and a sense of informality.  Natural and natural appearing materials such as 
lap and shingle siding, board and batten siding and real stone faced foundations will 
enhance the character and blend with natural surroundings.  Natural appearing synthetic 
materials may only be used as exterior building materials where fire retardant materials 
are required by building and/or fire codes, or for elements, where in the determination of 
the Planning Commission, the synthetic material is indistinguishable from pedestrian 
level.  The use of synthetic exterior building materials is subject to the Town of 
Breckenridge Development Code.  No stucco will be used on any exterior building 
elevation.  Wood elements will be stained, with muted colors chosen from a natural 
palette of weathered browns and grays.  Brighter hues may be chosen for elements such 
as windows and window trim.  Design diversity will be achieved with each type of 
building, or cluster of buildings, which may have their own style based on these qualities.  
This is one of the few places in Breckenridge, where larger buildings can comfortably be 
in scale with the mountain backdrop and clearly be dominated by the surrounding 
natural mountain setting.” 

All applicable Master Plan Notes that affect this application will be referenced in this Staff report along 
with any related Development Code policies. 
 
The Master Plan also contains illustrative conceptual drawings to explain how the development might 
look. We refer to these as “Fit Test” drawings. These drawings were submitted at initial review to 
convey a general (not exact) concept of how the density and circulation might be placed on the property. 
These drawings do not represent a binding part of the master plan, just a general guideline. Noted on 
these drawings is “Note: Building heights noted on this ‘Fit Test’ represent general heights needed to 
accommodate assigned densities for the purpose of establishing development character. Actual building 
heights will be determined at the time of Development Permit submissions.” 
 
The placement of the proposed building with this application respects the “Fit Test” drawings indicated 
on the Master Plan illustrative conceptual drawings. 
 
Per the latest Master Plan Modification:  

• 11.5 of the Residential SFEs and 5 of the Commercial SFEs at the Peak 8 Base are subject to 
and may be developed only upon the transfer of 16.5 transferable development rights pursuant to 
the Intergovernmental Agreement concerning transfer of development rights between the Town 
and Summit County, which transfer may occur only after a development permit providing for the 
additional Residential and Commercial SFEs has been approved.”. 
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• “The provisions of subsection 9-1-19:24 (Relative):D of the Breckenridge Town Code, in effect 
on the date of approval of this Amendment, notwithstanding, in connection with the future 
development of the Property pursuant to the Master Plan, meeting and conference facilities or 
recreation and leisure amenities over and above that required in subsection 9-1-19:24 
(Absolute) of the Breckenridge Town Code, in effect on the date of approval of this Amendment, 
shall not be assessed against the density and mass of a project when the facilities or amenities 
are legally guaranteed to remain as meeting and conference facilities or recreation and leisure 
amenities and they do not equal more than 600% of the area required under said subsection 9-1-
19:24 (Absolute).” 

• “Guest Services Facilities will not include lockers for employees, public restrooms, storage 
areas (not including storage areas for recreational equipment for sale or rental) and lift and lift 
personnel facilities (“Support Facilities”) already constructed at the time of approval of this 
Amendment or to be constructed.” 

• “Residential: 1 space/unit, except single-family and lock-off units, which shall comply with the 
Town’s Off-Street Parking Regulations provided that the parking required for lock-off units may 
be reduced from the requirements of such Regulations if the Town finds that a written analysis 
provided at no cost to the Town and prepared by a qualified parking consultant supports a 
decrease from the 2 off-street parking spaces otherwise required to be provided for each 2 
bedroom unit with a lock-off or divisible room.” 

Building Height (6/A & 6/R): As specified in the Master Plan, and per Land Use District 39, building 
heights are recommended at 5-stories. Per the Development Code, the first two stories are counted as 13-
feet tall each and subsequent stories are counted at 12-feet tall each. Hence, a 5-story multi-family 
building will have a height of 62 feet, measured from the mean (mid-point between ridge and eave) of 
the roof to the proposed grade below. In addition, the relative portion of this policy allows this height to 
be exceeded with negative points being incurred: 
 
 
(2) Outside The Historic District: 

a. For all structures except single-family and duplex units outside the historic district: Negative points 
under this subsection shall be assessed based upon a project's relative compliance with the building 
height recommendations contained in the land use guidelines, as follows: 

-5 points  
  

  Buildings that exceed the building height recommended in the land use guidelines, but 
are no more than one-half (1/2) story over the land use guidelines recommendation.*  

-10 
points    

  Buildings that are more than one-half (1/2) story over the land use guidelines 
recommendation, but are no more than one story over the land use guidelines 
recommendation.   

-15 
points    

  Buildings that are more than one story over the land use guidelines recommendation, but 
are no more than one and one-half (11/2) stories over the land use guidelines 
recommendation.   

-20 
points    

  Buildings that are more than one and one-half (11/2) stories over the land use guidelines 
recommendation, but are no more than two (2) stories over the land use guidelines 
recommendation.   

      Any structure exceeding two (2) stories over the land use guidelines recommendation will 
be deemed to have failed absolute policy 6, building height.   

       b. For all structures except single-family and duplex units outside the historic district: 
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Additional negative or positive points may be assessed or awarded based upon the 
planning commission's findings of compliance with the following:   

1 x  
(-1/+1)    

   1. It is encouraged that buildings incorporate the uppermost story density into the roof 
of the structure, where no additional height impacts are created. * 

1 x 
 (-1/+1)   

   2. Buildings are encouraged to provide broken, interesting roof forms that step down 
at the edges. Long, unbroken ridgelines, fifty feet (50') or longer, are discouraged.   

*Highlight added 
 
The finished grade as described in the Master Plan is shown on Sheet A109. The original Peak 7&8 
Master Plan (and this provision is still part of the Master Plan) allowed for the applicant to establish 
natural grade at the base of Peak 8 since Ski Hill Road, the parking lots, driveways and the Bergenhof 
were placed into the natural hillside destroying the natural slope with new cut and fill.  
 
Once finished grade is established (Sheet A109) then building height is measured the same way as 
described in the Development Code. The height of a building as measured from any point from within a 
building’s foundation or around a building’s foundation perimeter to a point directly below. In the case 
of multi-family buildings (including this building), measurement is taken from points around the outside 
edge of the building’s perimeter to proposed grade and from within the building’s foundation perimeter 
to the established finished grade. 
 
The height of the tallest portion of this building (each side counts as one building since it is connected 
underground) is 65’-7”, measured to the mean to finished grade below. This is no more than 1/2 story, or 
6-feet, over the recommended height of 62-feet. (68-feet is the upper limit for -5 points.) As a result, 
negative five (-5) points are shown on the attached Point Analysis. 
 

As noted above, positive points may be awarded to buildings that show broken, interesting roof forms 
that step down at the edges and for providing density in the roof forms. Staff believes that the revised 
drawings meet these two criteria (see composite elevations) and we have shown positive two (+2) points 
on the Point Analysis. Does the Commission concur? 
 

As noted in the Master Plan, “Toward the ends of the Peak 8 Base area the buildings will be lesser in 
height and density as compared to the center or core of the Peak 8 Base.” 
 
For reference: 
   
One Ski Hill Place: 
Height - 76’-0” ~ 100’ at cupola (-15 points) 
Density - 129,333 square feet 
 
 

This Proposal: 
Height - 65’-7” (-5 points) 
Density - 106,981 square feet 
(So. Bldg 66,406 SF + No. Bldg. 40,575 SF) 
 

Land Use (Policies 2/A & 2/R): Per the Land Use Guidelines for District 39 and the Amendment to the 
Peaks 7 and 8 Master Plan, residential and lodging uses are recommended. The proposed multi-family 
use and associated amenities, commercial and support uses are allowed. Staff believes the proposal 
meets the intent of this policy and the Master Plan. We have no concerns. 
 
Density/Intensity (3/A & 3/R)/Mass (4/R): As described in the Master Plan and also in the Land Use 
Guidelines, the bases of the Peak 7 & 8 ski areas are encouraged to have high intensity development. As 
submitted and with the pending density transfer and the amenity mass bonus identified in the approved 
Master Plan, the proposal is under the allowed density and mass. Staff has no concerns. 
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Architectural Compatibility (5/A & 5/R): Along with this policy the Master Plan requires that the 
architecture presents “a rustic mountain lodge” with “natural stone foundations, large sheltering roofs, 
large shaded windows and simple, but strong detailing, and steeply pitched roofs”. 
 
All the proposed materials are natural, with the exception of those above 30-feet. As required by the 
Building Code, above 30-feet the exterior materials must be fire retardant. Hence, fiber-cement siding, 
trim and fascias, are proposed with the appearance of natural wood. 
 
The foundation “base” is natural stone, as described in the Master Plan. The wood siding is stained with 
muted colors with weathered browns and grays. The primary roof is an asphaltic composition shingle of 
a dark color and the secondary roofs are bronze standing seam metal. All trim is cedar except at eaves 
above 30-feet. The building is sided with horizontal lap siding and vertical shiplap siding. There will be 
a color material board presented at the evening meeting. Staff believes the submitted plans abide with 
intent of Policy 5 and the Master Plan. Does the Commission Agree?  
 
Site and Environmental Design (7/R): Utilizing the slope of the hill, significant portions of the 
building have been buried below grade to reduce the overall massing. On the uphill (west) side abutting 
the public rights of way, the north building appears as a 2 to 3-story building. The south building 
appears as a 3-story building along the west edge. The east side faces the ski area base plaza and 
walkways. There are a series of terraced plazas stepping up with the slope of the hill west towards the 
larger building mass. These plazas incorporate planters and pockets of planting areas. The full height of 
the building is visible from this elevation.  
 
Since the last review, and responding to neighbors’ concerns, the entire building has been shifted further 
east, away from the west property line by 6-feet creating a setback of 20-feet.  As a result of this shift, 
there is additional land area along the west property line for landscaping in and more distance from the 
existing mature pines adjacent to Skiwatch Drive. (Please refer to Sheet L1, Planting Plan.) Staff 
believes that given the intensity of the development suggested in the Land Use Guidelines and the 
Master Plan, the buffering is adequate. We welcome any Commissioner comments.  
 
Placement of Structures (9/A & 9/R):  As noted above the placement of the building exceeds the 
recommended setbacks for this policy. Staff has no concerns.  
 
Snow Removal and Storage (13/R): All exterior hardscape and paving for the project is proposed to be 
snow melted. As a result, negative three (-3) points are shown on the Point Analysis under Policy 33 
(Relative) Energy Conservation below. 
 
Refuse (15/R): Per this section of the Code: All developments are encouraged to provide for the safe, 
functional and aesthetic management of refuse beyond that required by title 5, chapter 6, "Trash 
Dumpsters And Compactors", of this code. 
A. The following trash dumpster enclosure design features are encouraged to be incorporated in the 
enclosure design: 1 x (+1) Incorporation of trash dumpster enclosure into a principal structure. 
 
The drawings show the refuse and recycling located within the building mass. We are showing positive 
one (+1) point for this design on the Point Analysis. 
 
Access / Circulation (16/A & 16/R; 17/A & 17/R): Residential vehicular access and service access to 
the property is taken off Ski Hill Road adjacent to the existing Skier Bus drop-off for the base of Peak 8. 
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After entering the property, guests may leave their vehicle with the bellman at the Porte de Cochere or 
park it themselves after checking in. The driveway then loops back and allows access to the 
underground parking garage or allows return to Ski Hill Road. Service vehicles also use the same access 
off Ski Hill Road, but turn into the underground parking garage at a door furthest from the guest access 
away from the Porte de Cochere. Once the guest has parked their car in the underground parking garage, 
four elevators (in groups of two) located at walk-able midpoints in the garage provide access to all upper 
levels. The service elevators shown are not accessible by the guests. 
 
Refuse: The refuse access is shown to be taken from the existing east driveway of the adjacent Skier Bus 
drop-off area. Staff has concerns about the location of this use. The access drive to the refuse door is 
located at the end of a public crosswalk and it crosses a future sidewalk that will be used by skiers from 
the Bus Drop-off area (see site plan). Per this policy: “(3) Delivery Areas: Delivery areas and refuse 
pickup should be located away from public spaces.”  For this design, we are showing negative three (-3) 
points in the Point Analysis under this policy.  
 
First Aid/Emergency Access: A First Aid Station for the Ski Area is located at the southeast portion of 
the Plaza Level. This allows Ski Patrol easy access off the slopes and access to their emergency vehicle, 
via direct connection to the underground parking garage. Emergency vehicle access to the slope is being 
provided from Ski Hill Drive through the plaza to access to the first aid station near the slopes. The Red 
White and Blue Fire District endorses this design. Staff has no concerns. 
 
Access Easement: The applicants have been working with the Skiwatch Condominium owners and the 
Peak Eight Place Subdivision owners to realign the existing 6-foot wide skier and snowboard access 
easement with this design. The plans show the new alignment along the west edge of the south building 
from Skiwatch Drive south towards the Skiwatch Condominiums. The path splits allowing skier access 
to and from the ski area. There is also group of picnic benches shown for public use. This easement shall 
be shown on the subdivision application for this site that is currently under separate review. 
 
Parking (18/A & 18/R): Per this section of the Code: 
1 x (-2/+2) A. General Parking Requirements: It is encouraged that each development design their 
parking in a manner that exceeds the minimum requirements of the off street parking regulations. The 
town will evaluate the implementation of this policy based on how well the applicants meet the following 
criteria: 
2 x (-2/+2) (1) Public View: The placement and screening of all off street parking areas from public 
view is encouraged. 
  
As part of the amended Master Plan 0.85 parking spaces per unit (or 1.7 per 2-bedroom lock-off) are 
required with this application. As a result, for the 75, 2-bedroom lock-offs 128 parking spaces are 
required. Commercial parking is counted at 1 space per 400 square feet (per Code). For the commercial 
uses, 13 parking spaces are required. Therefore, total required is 141 spaces. The plans are showing 168 
spaces (26 spaces more than required).  
 
100% of the parking, including the commercial parking, is being provided underground. Similar to the 
other developments at Peaks 7 and 8, Staff is showing positive four (+4) points on the Point Analysis.  
 
Open Space (21/R): As a residential use 32,244 square feet (30%) of the site area should remain as 
open space. The plans show that 32,861 square feet (30.6%) is being provided. Staff has no concerns.  
 
Landscaping (22/A & 22/R): The landscaping plan (Sheet L1) shows: 
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• 39 Spruce (8-10 feet tall) 
• 164 Aspen (2-3 inch caliper with 50% multi-stemmed) 
• 27 Montgomery Spruce (4 feet tall) 
• 249 Dogwood and Mountain Snowberry Shrubs (5-Gal.) 
• Native grass and sod 

At Staff’s suggestion, three additional 10-foot tall spruce trees will be added long Skiwatch Drive for 
additional buffering. We have reviewed this plan with our landscape architect and are recommending 
positive two (+2) points under this policy.  
 
Social Community / Employee Housing (24/A &24/R): The applicants are proposing to provide 
3.51% of the residential density, or 3,755 square feet, in off-site employee housing. Negative two (-2) 
points are incurred as a result.   
 
Amenities: The proposed plan is intending to provide an outstanding amenities package for the guests 

beyond what is required by the Development Code and beyond what typical condo-hotels are 
providing in Breckenridge. These are to include: 

• Library/board room 
• The market (sundries) 
• Food service (The Bergy Café) 
• Ski valet 
• Indoor aquatics 
• Locker rooms 
• Grotto (hot tubs, sauna, steam) 
• Full service spa 
• Fitness area 
• Kids club 
• Multi-purpose space 
• Public restrooms 
• Private theatres 
• Arcade/game area 
• Long-term owner storage 
 
3 x (0/+2) 
D. Meeting And Conference Rooms or Recreation and Leisure Amenities: The provision of meeting and 
conference facilities or recreation and leisure amenities, over and above that required in subsection 
A of this policy is strongly encouraged. (These facilities, when provided over and above that required 
in subsection A of this policy, shall not be assessed against the density and mass of a project when the 
facilities are legally guaranteed to remain as meeting and conference facilities or recreation and 
leisure amenities, and they do not equal more than 200 percent of the area required under subsection 
A of this policy.) (Ord. No. 9, Series 2006) 

 
Per the Master Plan:  
5)  AMENITIES:   
The provisions of subsection 9-1-19:24 (Relative):D of the Breckenridge Town Code, in effect on the date of 
approval of this Amendment, notwithstanding, in connection with the future development of the Property 
pursuant to the Master Plan, meeting and conference facilities or recreation and leisure amenities over and 
above that required in subsection 9-1-19:24 (Absolute) of the Breckenridge Town Code, in effect on the 
date of approval of this Amendment, shall not be assessed against the density and mass of a project when 
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the facilities or amenities are legally guaranteed to remain as meeting and conference facilities or 
recreation and leisure amenities and they do not equal more than 600% of the area required under said 
subsection 9-1-19:24 (Absolute). 
 
The drawings indicate that there is to be 21,826 square feet in added amenities. With a minimum of 2,913 
square feet required, the plans show over six times the required amount. The planned amenities will be 
similar to those on the other properties developed by the applicants. Past projects that have exceeded the 
requirements by larger amounts and received positive six points at final review. As a Condition of 
Approval, the applicants would also record a covenant securing this space as amenities in perpetuity for the 
project. We heard Commission support awarding positive six (+6) points for the added amenities and have 
added this to the Point Analysis.  
 
Staff notes that all but 6,889 square feet of the amenities have been buried below the building into the 
hillside. The Master Plan allowed a mass bonus of 600% for this use and is not counted as density or mass. 
As submitted, only 32% of the allowed mass is actually above ground and is not counted.  
 
Transit (25/R): Per the Development Code: 
 
Nonauto Transit System: The inclusion of or the contribution to a permanent nonauto transit system, 
designed to facilitate the movement of persons to and from Breckenridge or within the town, is strongly 
encouraged. Nonauto transit system elements include buses and bus stops, both public and private, air 
service, trains, lifts, and lift access that have the primary purpose of providing access from high density 
residential areas or major parking lots of the town to the mountain, etc. Any development which 
interferes with the community's ability to provide nonauto oriented transportation elements is 
discouraged. Positive points shall be awarded under this policy only for the inclusion of or the 
contribution to nonauto transit system elements which are located on the applicant's property. (Ord. 37, 
Series 2002) 
 
Similar to the Grand Lodge at Peak 7, the applicants are providing a shuttle van service (with covenant) for 
the guests at the Breckenridge Grand Vacations Lodge at Peak 8. As in the past applications, Staff is 
showing positive four (+4) points for this provision.  
 
Utilities Infrastructure (26/A & 26/R; 28/A): All public utilities are available in the Ski Hill Road 
right of way. Some existing utilities cross the development parcel and will be relocated. The existing 
sewer lines for Skiwatch Condos and Peak 8 Place currently cross the project site, and will be relocated 
to the new Skiwatch Drive right of way. Staff has no concerns. 
 
As part of this application and part of the Phase 3 portion of construction the applicants will be re-
constructing Skiwatch Drive to comply with the Master Plan, flattening the grade at the intersection of 
Ski Hill Road.  The road grades and drainage are being reviewed by the Engineering Department and 
will be presented as part of the Subdivision Application review.  
 
Drainage (27/A & 27/R): A preliminary Grading and Drainage Plan has been reviewed by the 
Engineering Department. 
 
Per the 2005 Master Plan: “Hydrogeologic and other forms of mitigation will be provided if necessary to 
ensure that groundwater resources now feeding Cucumber Gulch will be uninterrupted and substantial 
degradation of wildlife resources will be prevented.” 
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Surface and Ground Water: It is anticipated that there may be excavation deep enough to potentially affect 
ground water with this building. The project is not within the PMA, however, its detention facilities and 
water quality treatment facilities will be designed to integrate with those of the Subdivision improvements. 
The end result will be that the detention facilities and water quality treatment facilities will exceed the 
Town’s Water Quality and Sediment Control Standards of 90% trap efficiency for all sediments of 0.005 
mm or larger. 
 
The applicant has retained Ganser Lujan & Associates to prepare a report summarizing projected 
impacts on groundwater that may impact Cucumber Gulch, along with potential mitigation measures.  
The draft report summarizes that the impacts of this development can be successfully mitigated by 
recharging the groundwater downhill of the project site across Ski Hill Road. 
 
Prior to issuance of the Building Permit, the applicant will need to submit to and obtain approval from 
the Town Engineer of a final hydro-geological report, mitigation plan and drawings identifying all 
impacts to the Cucumber Gulch PMA as a result of this development. Final details of the Stormwater 
Management Plan/Best Management Practices (BMPs) plan shall be submitted to and approved by the 
Town Engineer. In addition, the applicant shall submit to the Town Engineer a drainage design memo 
updating any proposed revisions to previous accepted drainage concepts for Peak 8 prior to any 
construction. 
 
Also, the applicant shall obtain written approval of the proposed "Future" vertical and horizontal 
alignment of Ski Hill Road, along with proposed storm sewer improvements, from Vail Resorts prior to 
any construction. The applicant has agreed to implement these measures as a Condition of Approval.  
 
Energy Conservation (33/R): The goal of this policy is to incentivize energy conservation and 
renewable energy systems in new and existing development at a site plan level. This policy is not 
applicable to an application for a master plan. This policy seeks to reduce the community's carbon 
footprint and energy usage and to help protect the public health, safety and welfare of its citizens. 
 
C. Excessive Energy Usage: Developments with excessive energy components are discouraged. 
However, if the planning commission determines that any of the following design features are required 
for the health, safety and welfare of the general public, then no negative points shall be assessed. To 
encourage energy conservation, the following point schedule shall be utilized to evaluate how well a 
proposal meets this policy: 
 
1x(-3/0)  Heated driveway, sidewalk, plaza, etc.   
 
The driveway access to the building, the circular drop off area, and all of the plazas are proposed to be 
snow-melted. We are showing negative three (-3) points for extent of the snow melt for the project.  

Project Signage: Locations for the monument sign and signs on the building have been roughly located 
on the plans. Any finished signage will be handled under a separate permit application. Additionally, the 
applicant has not yet submitted a formal name for this development. A Condition of Approval has been 
added requiring that prior to selecting a name for this development, the applicant shall obtain Town 
Staff and County approval.  

Point Analysis (Section: 9-1-17-3): At this final review, we have found the following: 
Negative points are incurred for: 
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• Policy 6/R, Building Height (-5) for exceeding the recommended height by less than one-half 
story. 

• Policy 16/R, Refuse (-3) Refuse pick-up conflicts with Public crossing and sidewalk. 
• Policy 24/R, Employee Housing (-2) 3.51% of the residential density, or 3,579 square feet, in 

off-site employee housing.  
• Policy 33/R, Energy Conservation (-3) for heating all outdoor drives and plazas. 
• Policy 33/R, Energy Conservation (-1) One exterior Gas-fired pit. 
• Total (-14)  

Positive points are awarded for: 

• Policy 6/R, Building Height (+2) for showing broken, interesting roof forms that step down at 
the edges and for providing density within the roof forms. 

• Policy 15/R, Refuse (+1) for having the refuse and recycling located inside primary building. 
• Policy 18/R, Parking (+4) for locating 100% of the parking out of public view. 
• Policy 22/R, Landscaping (+2) meeting the requirements for positive points. 
• Policy 24/R, Social Community (+6) for greatly exceeding the required amenities. 
• Policy 25/R, Transit (+4) for providing a shuttle van service (with covenant) for the guests. 
• Total (+19) 

The proposal is showing a passing score of positive five (+5) points.  
 

Staff Recommendation 
 
The applicants and agent have been working extensively with Town Staff and the neighbors to reach this 
point in the design of this application. The list of changes above is a good example of the response to the 
many concerns. We have the following questions for the Commission: 

1. Does the Commission support awarding positive two (+2) points for the roof plans showing 
broken, interesting roof forms that step down at the edges and for providing density in the roof? 

2. Does the Commission agree that the proposed architecture abide with intent of Policy 5 and the 
Master Plan? 

These are a series of conditions to be met prior to the applicant obtaining a building permit. These are 
standard for final detailed review by Town Staff and are typically needed in a building set:  

• Final drainage, grading, utility, and erosion control plans. 
• Final hydrogeological report, mitigation plan 
• Final details of the Stormwater Management Plan/Best Management Practices (BMPs) plan 
• Final construction plans 
• Final plan approval of the proposed sanitary sewer system from the Upper Blue Sanitation 

District 
• Final plan approval of the proposed domestic water system from the Town of Breckenridge 

Water Division 
• Approval of the proposed "Future" vertical and horizontal alignment of Ski Hill Road, along 

with proposed storm sewer improvements, from Vail Resorts 
• Submit to the Town Engineer a drainage design memo updating any proposed revisions to 

previous accepted drainage concepts for Peak 8 
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• Submit to the Town Engineer Final construction plans and related report detailing the proposed 
subsurface drainage system and related new discharge of the under-drain system back to 
Cucumber Gulch 

• Record with the Summit County Clerk and Recorder the Notice of Approval for the Master Plan 
pursuant to paragraph (n) of Policy 39 (Absolute) of section 9-1-19- of the Breckenridge Town 
Code for the recently approved Fifth Amendment to the Amended Peak 7 & 8 Master Plan, 
PC#2013006 

• Approval of the Subdivision Application for Lot 2, A Resubdivision of the Remainder of Tract 
C, Peak 8 Subdivision 

• Obtain a Certificate of Density Transfer from the Summit County Planning Department for the 
transfer of  no more than 11.5 Single Family Equivalents (SFEs) of residential density and no 
more than 5.0 SFEs of commercial density 

We welcome any additional comments or questions.  

Staff is recommending the Planning Commission approve the final Point Analysis for the 
Breckenridge Grand Vacations Lodge at Peak 8, PC# 2012075.  

Staff also recommends the Planning Commission approve the Breckenridge Grand Vacations Lodge 
at Peak 8, PC# 2012075 along with the attached Findings and Conditions.  
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Commissioner Questions / Comments from the December 4, 2012 Meeting 
 
Mr. Pringle: The development of the Master Plan has been an ongoing process and I believe that we are as close as we 

are going to get. The developer listened to us, and I think that they made it a subordinate development to 
One Ski Hill Place and that is key. They have achieved that and are well within their density. The 
agreement that they made with Council extends their density and mass and I think that they are working in 
the best interests of the Town that although will not be satisfactory to everyone, that in the long run 
everyone will be able to live with it. From day one I have always said that these were going to be big 
buildings. We are seeing that; I have great empathy for the people at Ski Watch and Peak 8; we tried to 
make sure that Ski Watch has views. I believe that the neighbors have views to the mountain and to Baldy. 
I don’t know if we will ever make it so that all views will be not be interrupted. I think that the Applicants 
show view corridors that are commensurate with what the Master Plan depicted. The roof lines of the 
building more represent a broken roof line that is interesting to look at from many angles. It’s no longer a 
blank wall. The glass storefront; Mr. Stais is very good with providing what the Town wants; I think he’ll 
do a great job to softening that look and it will be satisfactory. Do they deserve +6 points for amenities? I 
don’t know; I’d like to wait and see on that. We need to discuss the appropriate amount of amenities; I 
would take a look at past precedent and if it matches history, then it might warrant +6 points. Do they 
adequately buffer the site? Yes, I think that they do. I’m sure if you’re close to them, you’d like them set 
back farther, but they are exceed in some places required by the town.  I don’t know what to do about the 
shadows. I don’t think that there is anything devious in the shadow projections. The Staff does an adequate 
and professional job of reviewing these projects and I hope everyone knows how lucky we are to have 
them. I think you take a look at the ‘only negative 2 points’ and say that the Applicant is doing a good job. 
I think that we can move forward with comfort knowing we are going to get a good project up there. I am 
so proud of the way that this base area has been developed up until this point; it just pops. It isn’t cluttered 
up and garbage; it’s very clean, majestic that has stood the test of time. I think that the developer can 
massage it a little to give people a better comfort level, but we are well on the road. Thank all of you for 
coming. Your input here is valuable. 

Mr. Schroder: Everyone’s input is taken down for the Staff and Applicant. We are preliminary; it is hard for some of the 
neighbors who were enjoying open space prior. View corridors; we gain a view corridor in this rendition 
from the last presentation. Also, I looked up the definition of Master Plan, and it is “ a universally a 
guiding document” Our job is to use the development code; the code has been met, and there is a positive 
score. The building forms are broken and are interesting, step down at the edges, and that is what we were 
looking for. The glass door front; I’m sure we will see a nice product. The added amenities; I wonder, 
most of these are for the consumer of the product. Site buffering; the Applicant is buffering the property 
and setbacks are met. The shadow projection plans; there are a lot of shadowing from the current trees but 
I spent time looking around Breckenridge and where aren’t there going to be shadows? Regarding point 
assessment, I am in support of the majority of the points as presented by Staff. 

Ms. Dudney: I agree with Mr. Pringle and Mr. Schroder. 
Mr. Butler: I think that it’s worth saying, that this follows the intent of the Master Plan; I can see why some folks don’t 

think that it does, because of the compact nature of the Master Plan. I do think that the developer has done 
a good job of adhering to the intent of the Master Plan. I do see 6 points for the amenities. 

Ms. Christopher: It’s nice to have community feedback to help us to create a better community; I agree with Mr. Schroder 
and Mr. Pringle. My biggest concern with the shadow on the road that it is a Town issue now, and we will 
have to take care of it more. 

Mr. Mamula: I still don’t think that it meets the intent of the Master Plan. I still think it is too large; it is too close to the 
buildings, the buffer isn’t adequate at all. Now it’s a piece of property that we are trying to put a couple of 
buildings on; I appreciate the differences between the original submittal and tonight’s. The biggest 
difference right now is that the south building was labeled Phase one and Phase two. A 30 foot move of a 
building this size, I don’t feel like it meets the intent of the Master Plan. I would like the buildings to step 
more on the edges, the roof is way more complex and the edges are not as square, but really, it doesn’t live 
up to what I think. I think in the next presentation you have to do a very basic job of how you are 
measuring the building. It looks big to everyone in the audience and you need to explain it so that everyone 
explains. These are definitely bigger than what is in my recollection. We have 5 votes for going forward on 
the points, but I have an issue for giving positive points for an increase in amenities for the consumer. I 
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would like to discuss that in the future. To me, it seems like double dipping, in particular because it is 
private amenity space. Everything else, if Mr. Mosher supports it, it will be difficult to undo anything in 
the point analysis. This is not about money for us; if there is one place that there is no money involved, this 
is it. This is based solely on code. On both sides, we can never think about this as if it is about money. 
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February 27, 2013

Tom Daugherty

Public Works Director

P.O. Box 168
Breckenridge, CO 80424

Dear Mr. Daugherty:

The purpose of this letter report is to provide URS’ opinion regarding the developer’s proposed
solution to the foundation drainage issue and wetlands recharge, which is described in the attached

email from Don Ganser to the Town dated February 22, 2013 (Attachment 1).

Introduction

URS  finished a lengthy telephone call with Don Ganser during which we discussed the report
entitled “Draft Assessment of Groundwater Conditions and Evaluation of Impacts, Numerical

Modeling Analysis, Grand Lodge at Peak 8 Base Area Development” which was prepared by Ganser

Lujan & Associates (GLA) November 16, 2012)”.   Before our call, URS  reviewed the draft report
and other relevant reports provided by the Town’s  office, and then we sent Mr. Ganser a list of

questions about the modeling (Attachment 2).  During the call, Mr. Ganser was able to answer many

of my questions, but he deferred addressing URS questions relative to   the model setup and
calibration details until his partner Mr. Lujan could provide input.  Nonetheless this teleconference

provided a clearer understanding of the developer’s proposal and the modeling analysis conducted by

GLA. URS obtained the necessary responses to our questions to complete this letter report.

Proposed Concept of Building Foundation Drainage and Alternative Wetland Recharge Plan

As Mr. Ganser described it, the developer’s current concept is to install drains surrounding the

foundations of all the proposed new buildings known as the Ground Lodge at Peak 8.  Each of the

building foundations (Phase 1, Phase 2 and Phase 3) will be excavated to an elevation of 9954 feet,
which will be the lowest elevation of these drains.  This is the drain elevation specified in the

numerical groundwater model for Scenario 1 reported by GLA.  The results of this modeling

indicated that the drains would induce a relatively small amount of drawdown in shallow groundwater

levels, about 0.5 to 1.0 foot, in wetland areas located to the north of the of the proposed
buildings.  The model results also indicated that drawdown would not extend significantly into the

Cucumber Gulch Wetlands down-gradient of the proposed building.
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Tom Daugherty

Public Works Director

February 27, 2013

Page 2
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Evaluation of Alternative Concept for Groundwater Recharge

To mitigate the small drawdown effect on the wetlands to the north of the buildings, the developer
had previously considered pumping the drain water uphill for discharge into the existing wetland

mitigation ponds constructed in the vacated county road to the north of the proposed Phase 3

building.  Now however, the developer is proposing the following  alternative concept:   Convey the
foundation drain water by gravity flow through a pipe installed below Ski Hill Road into the recently

rehabilitated ponds in upper Cucumber Gulch.

Conclusion and Recommendation

Conceptually URS  agrees with the recharge alternative now being proposed by the developer.  URS
favors this new alternative because it does not involve pumping the foundation drain water uphill to

recharge the groundwater system further west of where it now enters Cucumber Gulch.   It is URS’

opinion that the available information indicates that the new proposed alternative would minimize the
disruption of the natural groundwater flow caused by the building foundation drains because the drain

water would be replaced into the Cucumber Gulch wetlands immediately downhill of the proposed

buildings.  URS suggested to Mr. Ganser that the mechanism for groundwater recharge most likely to
be effective here involve conveying the drain water into a perforated pipe (i.e. spreader pipe) installed

in a shallow sand-filled trench constructed parallel to and downhill from Ski Hill Road.  The length of

the perforated pipe may vary from 20 feet to more than 100 feet, depending on the actual flow rate of

the drains.  In summary, the proposed concept is viable and will not have a significant impact on the
ground water feeding the Cucumber Gulch.

Yours truly,

URS CORPORATION

John W. Thackston

Principal Hydrogeologist

cc: File

-62-



Final Hearing Impact Analysis
Project:  Breckenridge Grand Vacations Lodge at Peak 8 Positive Points +19 
PC# 2012075 >0

Date: 2/24/2013 Negative Points - 14
Staff:   Michael Mosher, Planner III <0

Total Allocation: +5 
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

Project complies with the Land Use District 39 
Guidelines and the approved Amended Peak 
7&8 Master Plan.

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) 0

RESIDENTIAL 91.5 SFE  (109,800 SF) 
Allowed; 85.00 SFE  (101,955 SF) Proposed --
- COMMERCIAL  5.0 SFE  (4986 SF) Allowed; 
5.0 SFE  (5,000 SF) Proposed.

4/R
Mass 5x (-2>-20) 0 Allowed overall mass: 159,728 SF --- 

Proposed total mass: 152,028 SF 
5/A Architectural Compatibility / Historic Priority Policies Complies
5/R Architectural Compatibility - Aesthetics 3x(-2/+2)
5/R Architectural Compatibility / Conservation District 5x(-5/0)

5/R
Architectural Compatibility H.D. / Above Ground Density 12 
UPA

(-3>-18)

5/R
Architectural Compatibility H.D. / Above Ground Density 10 
UPA

(-3>-6)

6/A Building Height Complies
Subject to  Land Use District 39 Guidelines 
and the approved Amended Peak 7&8 Master 
Plan.

6/R Relative Building Height - General Provisions 1X(-2,+2)
For all structures except Single Family and Duplex Units outside 

the Historic District
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) - 5

Per LUD 39 and Master Plan:  62’-0” (Five 
stories) --- Proposed Height:  65'-7"

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

For all Single Family and Duplex 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) 0

Building shifted east adding area along the 
west property line for enhanced landscaping in 
addition to added distance room the existing 
mature pines adjacent to Skiwatch 
Condominiums and Skiwatch Drive. 

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

Some retaining walls terraced and planted, 
others are tall and not terraced.

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
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) 0

Snow Melt System proposed for 100% of 
paved areas.
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9/R
Placement of Structures - Setbacks 3x(0/-3) 0

The placement of the building exceeds the 
recommended setbacks for this policy. 

12/A Signs Complies
13/A Snow Removal/Storage Complies
13/R Snow Removal/Storage - Snow Storage Area 4x(-2/+2) Snow Melt System proposed.
14/A Storage Complies
14/R Storage 2x(-2/0)
15/A Refuse Complies

15/R
Refuse - Dumpster enclosure incorporated in principal structure 1x(+1) +1 

The applicants propose to have the refuse and 
recycling located inside the parking garage.

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) - 3

Refuse pick-up conflicts with public crosswalk 
and sidewalk

16/R Internal Circulation - Drive Through Operations 3x(-2/0)
17/A External Circulation Complies
18/A Parking Complies
18/R Parking - General Requirements 1x( -2/+2)

18/R
Parking-Public View/Usage 2x(-2/+2) +4 100% of the parking, including the commercial 

parking, is being provided underground. 
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)
21/R Open Space - Private Open Space 3x(-2/+2) 0 32,861 SF of open space provided or 30.6% 
21/R Open Space - Public Open Space 3x(0/+2)
22/A Landscaping Complies

22/R
Landscaping 2x(-1/+3) +2 

39-Spruce (8'-10' tall); 164 Aspen (2"-3" 
caliper 50% multi-stem); 27 4-foot tall 
Montgomery Spruce; 249 shrubs (5-gal.)

24/A Social Community Complies

24/R
Social Community - Employee Housing 1x(-10/+10) - 2

3.51% of Density (3,755 SF) to be provided off-
site in Employee restricted housing.

24/R Social Community - Community Need 3x(0/+2)
24/R Social Community - Social Services 4x(-2/+2)

24/R
Social Community - Meeting and Conference Rooms 3x(0/+2) +6 

Outstanding amenties package provided well 
in excess of Town requirements. 600% of 
required amenities provided. 

24/R Social Community - Historic Preservation 3x(0/+5)

24/R
Social Community - Historic Preservation/Restoration - Benefit +3/6/9/12/15

25/R Transit 4x(-2/+2) +4 Guest shuttle service and covenant provided
26/A Infrastructure Complies
26/R Infrastructure - Capital Improvements 4x(-2/+2)
27/A Drainage Complies

27/R
Drainage - Municipal Drainage System 3x(0/+2) 0 Preliminary drainage reviewed by Engineering 

and Public Works Departments. 
28/A Utilities - Power lines Complies
29/A Construction Activities Complies
30/A Air Quality Complies All fireplaces are gas fired.
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 - Renewable Energy Sources 3x(0/+2)
33/R Energy Conservation - Energy Conservation 3x(-2/+2)

HERS index for Residential Buildings
33/R Obtaining a HERS index +1
33/R HERS rating = 61-80 +2
33/R HERS rating = 41-60 +3
33/R HERS rating = 19-40 +4
33/R HERS rating = 1-20 +5
33/R HERS rating = 0 +6
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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) - 3 Heating of all outdoor paved spaces.
33/R Outdoor commercial or common space residential gas fireplace 1X(-1/0) - 1 One gas fired exterior fire pit proposed. 
33/R Large Outdoor Water Feature 1X(-1/0)

Other Design Feature 1X(-2/+2)
34/A Hazardous Conditions Complies
34/R Hazardous Conditions - Floodway Improvements 3x(0/+2)
35/A Subdivision Complies
36/A Temporary Structures Complies
37/A Special Areas Complies
37/R Community Entrance 4x(-2/0)
37/R Individual Sites 3x(-2/+2)
37/R Blue River 2x(0/+2)
37R Cucumber Gulch/Setbacks 2x(0/+2)
37R Cucumber Gulch/Impervious Surfaces 1x(0/-2)
38/A Home Occupation 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
48/A Voluntary Defensible Space Complies
49/A Vendor Carts Complies
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TOWN OF BRECKENRIDGE 
 

Breckenridge Grand Vacations at Peak 8 
A portion of Tract C, Peak 8 Subdivision #1 (pending re-subdivision) 

1593 Ski Hill Road 
Permit #2012075 

 

 
FINDINGS 

 
1. The proposed project is in accord with the Development Code and does not propose any prohibited use. 
 
2. The project will not have a 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 February 21, 2013 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 March 5, 2013 as to the 
nature of the project. In addition to Commission minutes, the meetings of the Commission are tape recorded. 

 
6. 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.  
 

7. Subject to the Town’s Department of Community Department receiving adequate assurances of or security 
for completion of the authorized infrastructure improvements or return of the Sale Parcel generally to the 
condition it was in before the commencement of any work, the Town’s Department of Community 
Development is hereby authorized to permit the excavation for and construction of infrastructure 
improvements, including, but not limited to, demolition of the Bergenhof building located on the Sale 
Parcel (subject to obtaining a demolition permit from the Town), construction of storm water management 
facilities, and relocation of utilities, and site excavation after issuance of the Permit but before issuance of a 
building permit. 

 
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 years from date of issuance, on March 12, 2016, unless a building permit has been 

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

STAFF RECOMMENDATION: Staff recommends the Planning Commission approve this application with 
the following findings and conditions.  
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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. All hazardous materials used in construction of the improvements authorized by this permit shall be disposed 

of properly off site. 
 

7. 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. 
 

8. 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 snow plow equipment 
from damaging the new driveway pavement. 

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

 
10. Per the approved Development Agreement Development Agreement between the Town of Breckenridge, 

Vail Summit Resorts, Inc., and Peak 8 Properties, LLC; Upon: (a) final approval of (i) the transfer of TDRs 
consisting of up to 16.5 SFEs (11.5 for residential use and 5 for commercial use) to the Sale Parcel, (ii) a 
Class A Development Permit amending the Master Plan to allow for such additional density (the “Master 
Plan Amendment”), and (iii) a Class A Development Permit for the Sale Parcel acceptable to Buyer and 
Owner allowing for the development of the Sale Parcel utilizing up to 91.5 SFEs for a Condo-Hotel  (as 
provided for in the Town Code) at 1,200 square feet of density per SFE and up to 5 SFEs for commercial 
use at 1,000 square feet of density per SFE (the “Permit”); and (b) the passage of any time periods within 
which any referendums, appeals or other challenges to such approvals must be brought, without any such 
referendums, appeals or other challenges having been filed, commenced or asserted, Buyer shall: (A) pay 
$25,000 to the Town to be applied to the Town’s ongoing Cucumber Gulch preservation activities, and (B) 
pursuant to the terms of the IGA, pay the then-current price per TDR for each TDR required to support the 
total residential density authorized by the Permit minus the total residential density of 80 SFEs to be 
assigned to the Sale Parcel by Seller under the Master Plan.. 

 
PRIOR TO ISSUANCE OF BUILDING PERMIT 

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

erosion control plans. 
 
12. Applicant shall submit to and obtain approval from the Town Engineer of a final hydrogeological report, 

mitigation plan and drawings identifying all impacts to the Cucumber Gulch PMA as a result of this 
development. Final details of the Stormwater Management Plan/Best Management Practices (BMPs) plan 
shall be submitted to and approved by the Town Engineer. 
 

13. The applicant shall submit to the Town Engineer Final construction plans for approval prior to beginning any 
site, grading, utility or roadway improvements on the project. 

 
14. The applicant shall obtain Final plan approval of the proposed sanitary sewer system from the Upper Blue 

Sanitation District prior to any construction. 
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15. The applicant shall obtain Final plan approval of the proposed domestic water system from the Town of 
Breckenridge Water Division prior to any construction. 

 
16. Prior to issuance of a building permit, applicant shall submit to the Town of Breckenridge a letter of 

agreement from Vail Resorts Development Company indicating that Vail Resorts Development Company 
approves the final design for Ski Hill Road and proposed storm sewer improvements, and that the final road 
design will integrate with any future development.  

 
17. The applicant shall submit to the Town Engineer a drainage design memo updating any proposed revisions to 

previous accepted drainage concepts for Peak 8 prior to any construction. 
 
18. The applicant shall submit to the Town Engineer Final construction plans and related report, for approval 

prior to any construction, detailing the proposed subsurface drainage system and related new discharge of the 
under-drain system back to Cucumber Gulch. 

 
19. The access drive to the proposed building is considered temporary and will need to be realigned to match 

future Ski Hill Road geometry when Vail Resorts develops the site to the east. 
 

20. Applicant shall record with the Summit County Clerk and Recorder the Notice of Approval for the Master 
Plan pursuant to paragraph (n) of Policy 39 (Absolute) of section 9-1-19- of the Breckenridge Town Code for 
the recently approved Fifth Amendment to the Amended Peak 7 & 8 Master Plan, PC#2013006. 
 

21. The Subdivision Application for Lot 2, A Resubdivision of the Remainder of Tract C, Peak 8 Subdivision 
shall be approved by the Town of Breckenridge and the final subdivision plat shall be recorded with the 
Summit County Clerk and Recorder. In addition, the Subdivision Application for A Resubdivision Plat of the 
Remainders of Tract B-2, Peak 7 Subdivision, shall be approved by the Town of Breckenridge and the final 
subdivision plat shall be recorded with the Summit County Clerk and Recorder. All expenses for the creation 
of the subdivision plats and recording fees shall be paid by others and not the Town of Breckenridge.  
 

22. Applicant shall obtain a Certificate of Density Transfer from the Summit County Planning Department for the 
transfer of  no more than 11.5 Single Family Equivalents (SFEs) of residential density and no more than 5.0 
SFEs of commercial density, or a lesser amount if otherwise approved by the Town Council through the final 
development permit review process. The Certificate of Density Transfer shall be recorded with the Summit 
County Clerk and Recorder to run with the land on Lot 2, A Resubdivision of the Remainder of Tract C, Peak 
8 Subdivision. 

 
23. 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. 
 

24. Applicant shall identify all existing trees that 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. 

 
25. 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. 

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

location of 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 right of way without 
permission from the Town of Breckenridge Public Works Department.  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 
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contact person is to be selected and the name provided to the Public Works Department prior to issuance of 
the building permit.   

 
27. The road 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. 

 
28. Applicant shall submit a 24”x36” mylar copy of the final site plan, as approved by the Planning Commission 

at Final Hearing, and reflecting any changes required.  The name of the architect, and signature block signed 
by the property owner of record or agent with power of attorney shall appear on the mylar. 

 
29. 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. 
 

30. Applicant shall submit to and obtain approval from the Department of Community Development a 
defensible space plan showing trees proposed for removal and the approximate location of new 
landscaping, including species and size. Applicant shall meet with Community Development Department 
staff on the Applicant’s property to mark trees for removal and review proposed new landscaping to meet 
the requirements of Policy 22 (Absolute) Landscaping, for the purpose of creating defensible space. 

 
31. Applicant shall reimburse the Town for the costs incurred for the services of the Town Attorney and other 

consultants hired by the Town in connection with the review of this application. 
 

32. Applicant shall revise the final Landscaping Plan to show three (3) additional spruce trees, each a minimum 
of ten feet (10’) tall, on the western side of the north building.  
 

33. Applicant shall submit to and obtain approval from the Town of Breckenridge and Summit County 
Emergency Service for the final name of the proposed development. This name shall not conflict with the 
name of existing or approved condominiums, hotels or other projects in such a manner that may cause 
problems or delays for the provision of emergency services. 

 
PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY 

 

34. Applicant shall execute and record with the Summit County Clerk and Recorder a covenant and agreement, in 
a form acceptable to the Town Attorney, an employee housing covenant permanently restricting 3,755 square 
feet of employee housing within the project, or elsewhere in the Upper Blue Planning Basin, but outside the 
Town of Blue River. 

 
35. 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 that the “Guest Shuttle” transit 
system as proposed remains in operation in perpetuity. 

 
36. 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 that the driveway and hardscape 
snowmelt system be maintained in perpetuity. 

 
37. Applicant shall record with the Summit County Clerk and Recorder, in a form acceptable to the Town 

Attorney, a covenant for the proposed Meeting Rooms/Amenities/Conference Rooms restricting the proposed 
21,826 square foot of amenities and conference space in perpetuity of the project for use as amenities and to 
be owned as general common space.  
 

38. Applicant shall revegetate all disturbed areas where revegetation is called for, with a minimum of 2-inches 
topsoil, seed and mulch. 
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39. 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. 

 
40. Applicant shall remove leaf clutter, dead standing and fallen trees and dead branches 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 ground. 

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

 
42. Applicant shall paint all flashing, vents, flues, rooftop mechanical equipment and utility boxes on the building 

a flat, dark color or to match the building color. 
 

43. Applicant shall screen all utilities. 
 

44. 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 not issuing a Certificate of Occupancy or Compliance for the project, 
and/or other appropriate legal action under the Town’s development regulations. 

 
45. 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.  

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

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

47. 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 
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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TOWN OF BRECKENRIDGE 

 
Breckenridge Grand Vacations Lodge at Peak 8  

A Portion of Tract C, Peak 8 Subdivision #1  
1593 Ski Hill Road 

PC#2012075 
 

DECISION 
 

1. This application (“Application”) was submitted by Peak 8 Properties, 
LLC  (the “Applicant”) and Vail Resorts Development Company. The Applicants seek a 
Class A Development Permit to construct a 75 (each a 2-bedroom lock-off) unit interval 
ownership resort condo-hotel at the base of the Peak 8 ski area with associated amenities 
and underground parking, all as more specifically described in the Application and 
supporting documentation. The real property upon which the proposed improvements are 
to be constructed is hereafter referred to as the “Property.” 

 
2. The Planning Commission has jurisdiction over the Application pursuant 

to the Town of Breckenridge Development Code1 and the power and authority granted to 
the Planning Commission by the Town of Breckenridge Charter and the Breckenridge 
Town Code.   

 
3. The final hearing on the Application (“Hearing”) was held on March 5, 

2013. The Planning Commission had previously held preliminary hearings on the 
Application on September 18, 2013 and December 4, 2012. 

 
4. At the Hearing the Applicant, through its representatives, appeared and 

gave testimony and presented evidence in support of the Application. At the Hearing 
other interested parties were given the opportunity to appear and gave testimony 
concerning the Application. Such testimony and evidence is contained in the record of the 
proceedings pertaining to the Application. 

 
5. All of the members of the Planning Commission are familiar with the 

property that is the subject of the Application.  
 
6. All members of the Planning Commission have carefully considered all of 

the evidence submitted pertaining to the Application, both oral and written, and the 
applicable requirements of the Development Code. 

 
7. To the extent that any legally irrelevant evidence was presented at the 

Hearing such evidence has been ignored by the Planning Commission in making its 
decision on the Application. 
 

8. The Property is subject to the Amended Peak 7 & 8 Master Plan (“Master 
                                                 
1 Chapter 1 of Title 9 of the Breckenridge Town Code, 
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Plan”). The Master Plan was originally adopted August 1, 2001, but has been amended 
five times since then. The most recent amendment to the Master Plan (the “Fifth 
Amendment to the Master Plan”) was approved by the Town Council on February 26, 
2013.  Although the Fifth Amendment to the Master Plan was approved after the 
Application was filed, the Applicant has elected to have the Application reviewed under 
the Fifth Amendment to the Master Plan as authorized by Section 9-1-24 of the 
Development Code. 

 
9. Pursuant to Section 9-1-17-6 of the Development Code, the Applicant has 

the burden to prove that the Application complies with all applicable provisions of the 
Development Code, including implementing all relevant policies, by a preponderance of 
the evidence. 
 

10. An “absolute policy” is defined in Section 9-1-5 of the Development Code 
as “a policy which, unless irrelevant to the development, must be implemented for a 
(development) permit to be issued. The policies are described in Section 9-1-19 of this 
Chapter. ” More simply stated, in order to be approved an application for a development 
permit must comply with all applicable absolute policies set forth in the Development 
Code. 

 
11. A “relative policy” is defined in Section 9-1-5 of the Development Code 

as “a policy which need not be implemented by a development, but for which positive, 
negative, or zero points are allocated based on the features of the proposed development.” 
This means that a development permit application need not score zero or higher on each 
individual relative policy, so long as the total points awarded (or assessed) under all 
relevant relative policies total zero or higher. 

 
12. The Town’s land use system as reflected in the Development Code 

measures the impacts of a proposed development against both “absolute” development 
policies and “relative” development policies.   

 
13. Section 9-1-17-3 of the Development Code provides as follows: 

 
9-1-17-3: ASSIGNMENT OF POINTS: 

 
All policies are applied to all developments: Classes A, B, C, and D, 
unless otherwise expressly provided in a particular policy. Relative 
policies are assigned points, and unless provided differently in a particular 
policy, a negative score indicates that the policy is implemented but the 
proposed development will have a negative impact on the community on 
the basis of that particular policy. A score of zero indicates either that the 
particular policy is irrelevant to the proposed development or that a 
negative impact on the basis of that particular policy is completely 
mitigated. A positive score indicates that the proposed development 
implements a policy in such a way that there will be a positive impact on 
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the community (i.e., the community will benefit) on the basis of that 
particular policy.  
 
A point analysis shall be conducted for all policies relevant to an 
application, and shall be completed prior to the final hearing on the 
application. 
 
Unless otherwise expressly provided in a particular policy, each relative 
policy is assigned points for the applicant's performance, as follows: 
 

+ 2 (or 
greater)  

-  Awarded for providing a significant public benefit 
with no substantial public detriment, or for an 
excellent job of implementation. The more the public 
benefit without substantial public detriment, or the 
better the job of implementation, the more the award 
of positive points.  

+ 1  -  Awarded for providing some public benefits, 
mitigating a minor public detriment, or for doing a 
good job of implementation.  

0  -  Awarded if the policy is irrelevant, if there is no 
public benefit and no public detriment from the 
project, if there is a public detriment which has been 
fully mitigated, or for an adequate job of 
implementation.  

- 1  -  Assessed for an inadequate job of implementation, or 
for producing some public detriment.  

-2/-3 
(or 
greater)  

-  Assessed for substantially no effort at implementation 
or for an unmitigated significant public detriment. 
The less the effort at implementation, or the greater 
the degree of unmitigated significant public 
detriment, the greater the assessment of negative 
points.  

 

Where a different range of points or standards for the award of positive 
points or the assessment of negative points are provided in a particular 
policy, such range of points or standards for the award or assessment of 
points shall apply. 

 
14. Section 9-1-17-3 of the Development Code provides as follows: 
 
9-1-17-4: ASSIGNMENT OF MULTIPLIERS: 
 
Multipliers established by the Town Council are used to determine the 
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relative importance of the policy vis-à-vis the other policies. The meaning 
of each multiplier is as follows: 
 

x1  -  Indicates a policy of minimal importance.  

x2  -  Indicates a policy of moderate importance.  

x3  -  Indicates a policy of average importance.  

x4  -  Indicates a policy of relatively significant community 
importance.  

x5  -  Indicates a policy of significant community importance.  

 
15. The “point analysis” required to be conducted by Section 9-1-17-3 of the 

Development Code is the Planning Commission’s final determination of whether an 
application implements all applicable absolute policies of the Development Code, and is 
also the final allocation of positive or negative “points” reflecting the extent to which the 
application complies or does not comply with the relevant relative policies of the 
Development Code.  

 
16. Prior to the Hearing the Department of Community Development prepared 

a proposed point analysis on the Application in accordance with Sections 9-1-17-3 of the 
Development Code. The proposed point analysis reflects the Department’s best 
professional judgment of the manner and degree to which the Application implements all 
of the relevant relative policies of the Development Code, as well as the Department’s 
best professional judgment as to whether the Application complies with all of the relevant 
absolute policies of the Development Code. 
 

17. The proposed final point analysis for the Application reflects that the 
Application implements or has no effect on all relevant absolute polices. 

 
18. The proposed final point analysis for the Application reflects a total score 

of +5 points. The Department’s rationale for assessing or awarding points is set forth in 
the record of the Hearing. 
 

19. The Department’s analysis of the Application’s compliance with the 
relevant absolute policies, as well as its relative point assignments for each of the 
applicable relative policies of the Development Code, as set forth in the proposed point 
analysis, are correct.  

 
20. The Department’s proposed point analysis for the Application is approved 

and adopted as the final point analysis for the Application.  
 
21. The approved final point analysis reflects that the Application implements 

or has no effect on all relevant absolute polices. 
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22. The approved final point analysis reflects a net award/assessment of +5 
points under the relevant relative policies. 

 
23. Section 9-1-18-1(E)(5) of the Development Code provides, in pertinent 

part, as follows: 
 
If the proposed development implements or has no effect on all relevant 
absolute policies and is allocated zero or [a] net positive number of points 
for the relative policies, the Planning Commission shall approve the 
proposed development.   
 
24. The Development Code, as reflected in Section 9-1-17-6(C), requires that 

the Planning Commission consider the Town’s past precedent when considering an 
application for a development permit. This section creates a rebuttable presumption that a 
proposed development that is substantially the same factually in relation to a particular 
development policy as a previous development and implements the policy in substantially 
the same manner and degree will be treated the same as the previous development. Here, 
the rebuttable presumption provided in Section 9-1-17-6(C) has not been rebutted by 
sufficient competent evidence to allow the Planning Commission to vary from the 
requirement of Section 9-1-17-6(C) that past precedent be followed in deciding the 
Application. To the extent that the Planning Commission found past precedent to be 
relevant to its consideration of the Application (as reflected in the record of proceedings 
with respect to the Application), the Planning Commission has considered such past 
precedent in its evaluation of the Application. Further, the Planning Commission finds 
and determines that its decision on the Application is consistent with the Town’s past 
precedent with respect to all development policies that are relevant to the Application, 
and that the decision complies with the requirements of Section 9-1-17-6(C) of the 
Development Code. 

 
25. Section 9-1-17-7 of the Development Code authorizes the Planning 

Commission to impose conditions of approval on a Class A development permit 
application. 

 
26. The conditions of approval hereinafter set forth are reasonably necessary 

in order to adequately protect the public health, safety and welfare, and to ensure that a 
particular development policy will be implemented in the manner indicated in the 
Application, and this Decision. 

 
27. After carefully considering the record in this matter, the Planning 

Commission finds and determines that: 
 
A.  the Applicant has met its burden of proof and sufficiently demonstrated that 

the Application satisfies the applicable requirements of the Development 
Code; and  

B. the Applicant is entitled to conditional approval of the Application.  
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IT IS THEREFORE ORDERED that the application of Peak 8 Properties, LLC, 
and Vail Resorts Development Company for a Class A Development Permit to develop 
the property located at 1593 Ski Hill Road, Breckenridge, Colorado, as more specifically 
described in and as limited by the Application, is hereby GRANTED, with the additional 
findings and subject to the conditions set forth on the attached Exhibit “A”, which is 
incorporated herein by reference.  

 
This Decision is the final decision of the Planning Commission on the Application 

for all purposes. 
 
A copy of this Decision shall be mailed by the Secretary to the Applicant at its 

address as shown on the Application. 
 
 ADOPTED this 5th day of March, 2013. 
 
      TOWN OF BRECKENRIDGE PLANNING  
      COMMISSION 
 
 
      By:_________________________________ 
            Chair 
 
ATTEST: 
 
 
 
____________________________ 
Secretary 
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Exhibit “A” 
 

Additional Findings/Conditions of Approval 
 
 

TOWN OF BRECKENRIDGE 
 

ADDITIONAL FINDINGS 

 
1. The proposed project is in accord with the Development Code and does not propose any 

prohibited use. 
 
2. The project will not have a 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 February 21, 2013 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 March 5, 2013 as to the nature of the project. In addition to Commission 
minutes, the meetings of the Commission are tape recorded. 

 
6. 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.  
 

7. Subject to the Town’s Department of Community Department receiving adequate 
assurances of or security for completion of the authorized infrastructure improvements or 
return of the Sale Parcel generally to the condition it was in before the commencement of 
any work, the Town’s Department of Community Development is hereby authorized to 
permit the excavation for and construction of infrastructure improvements, including, but 
not limited to, demolition of the Bergenhof building located on the Sale Parcel (subject to 
obtaining a demolition permit from the Town), construction of storm water management 
facilities, and relocation of utilities, and site excavation after issuance of the Permit but 
before issuance of a building permit. 

 
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. 
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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 years from date of issuance, on March 12, 2016, 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. All hazardous materials used in construction of the improvements authorized by this permit 

shall be disposed of properly off site. 
 

7. 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. 
 

8. 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 snow plow equipment from damaging the new driveway pavement. 

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

 
10. Per the approved Development Agreement Development Agreement between the 

Town of Breckenridge, Vail Summit Resorts, Inc., and Peak 8 Properties, LLC; 
Upon: (a) final approval of (i) the transfer of TDRs consisting of up to 16.5 SFEs 
(11.5 for residential use and 5 for commercial use) to the Sale Parcel, (ii) a Class 
A Development Permit amending the Master Plan to allow for such additional 
density (the “Master Plan Amendment”), and (iii) a Class A Development Permit 
for the Sale Parcel acceptable to Buyer and Owner allowing for the development 
of the Sale Parcel utilizing up to 91.5 SFEs for a Condo-Hotel  (as provided for in 
the Town Code) at 1,200 square feet of density per SFE and up to 5 SFEs for 
commercial use at 1,000 square feet of density per SFE (the “Permit”); and (b) the 
passage of any time periods within which any referendums, appeals or other 
challenges to such approvals must be brought, without any such referendums, 
appeals or other challenges having been filed, commenced or asserted, Buyer 
shall: (A) pay $25,000 to the Town to be applied to the Town’s ongoing 
Cucumber Gulch preservation activities, and (B) pursuant to the terms of the IGA, 
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pay the then-current price per TDR for each TDR required to support the total 
residential density authorized by the Permit minus the total residential density of 
80 SFEs to be assigned to the Sale Parcel by Seller under the Master Plan.. 

 
PRIOR TO ISSUANCE OF BUILDING PERMIT 

 
11. Applicant shall submit and obtain approval from the Town Engineer of final drainage, 

grading, utility, and erosion control plans. 
 
12. Applicant shall submit to and obtain approval from the Town Engineer of a final 

hydrogeological report, mitigation plan and drawings identifying all impacts to the 
Cucumber Gulch PMA as a result of this development. Final details of the Stormwater 
Management Plan/Best Management Practices (BMPs) plan shall be submitted to and 
approved by the Town Engineer. 
 

13. The applicant shall submit to the Town Engineer Final construction plans for approval prior 
to beginning any site, grading, utility or roadway improvements on the project. 

 
14. The applicant shall obtain Final plan approval of the proposed sanitary sewer system from 

the Upper Blue Sanitation District prior to any construction. 
 
15. The applicant shall obtain Final plan approval of the proposed domestic water system from 

the Town of Breckenridge Water Division prior to any construction. 
 

16. Prior to issuance of a building permit, applicant shall submit to the Town of Breckenridge a 
letter of agreement from Vail Resorts Development Company indicating that Vail Resorts 
Development Company approves the final design for Ski Hill Road and proposed storm 
sewer improvements, and that the final road design will integrate with any future 
development.  

 
17. The applicant shall submit to the Town Engineer a drainage design memo updating any 

proposed revisions to previous accepted drainage concepts for Peak 8 prior to any 
construction. 

 
18. The applicant shall submit to the Town Engineer Final construction plans and related 

report, for approval prior to any construction, detailing the proposed subsurface drainage 
system and related new discharge of the under-drain system back to Cucumber Gulch. 

 
19. The access drive to the proposed building is considered temporary and will need to be 

realigned to match future Ski Hill Road geometry when Vail Resorts develops the site to 
the east. 
 

20. Applicant shall record with the Summit County Clerk and Recorder the Notice of Approval 
for the Master Plan pursuant to paragraph (n) of Policy 39 (Absolute) of section 9-1-19- of 
the Breckenridge Town Code for the recently approved Fifth Amendment to the Amended 
Peak 7 & 8 Master Plan, PC#2013006. 
 

21. The Subdivision Application for Lot 2, A Resubdivision of the Remainder of Tract C, Peak 
8 Subdivision shall be approved by the Town of Breckenridge and the final subdivision plat 
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shall be recorded with the Summit County Clerk and Recorder. In addition, the Subdivision 
Application for A Resubdivision Plat of the Remainders of Tract B-2, Peak 7 Subdivision, 
shall be approved by the Town of Breckenridge and the final subdivision plat shall be 
recorded with the Summit County Clerk and Recorder. All expenses for the creation of the 
subdivision plats and recording fees shall be paid by others and not the Town of 
Breckenridge.  
 

22. Applicant shall obtain a Certificate of Density Transfer from the Summit County Planning 
Department for the transfer of  no more than 11.5 Single Family Equivalents (SFEs) of 
residential density and no more than 5.0 SFEs of commercial density, or a lesser amount if 
otherwise approved by the Town Council through the final development permit review 
process. The Certificate of Density Transfer shall be recorded with the Summit County 
Clerk and Recorder to run with the land on Lot 2, A Resubdivision of the Remainder of 
Tract C, Peak 8 Subdivision. 

 
23. 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. 
 

24. Applicant shall identify all existing trees that 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. 

 
25. 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. 

 
26. Applicant shall submit and obtain approval from the Town of a construction staging plan 

indicating the location of 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 right of way without permission from the Town of 
Breckenridge Public Works Department.  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.   

 
27. The road 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. 

 
28. Applicant shall submit a 24”x36” mylar copy of the final site plan, as approved by the 

Planning Commission at Final Hearing, and reflecting any changes required.  The name of 
the architect, and signature block signed by the property owner of record or agent with 
power of attorney shall appear on the mylar. 

 

-80-



Exhibit “A” 

29. 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. 
 

30. Applicant shall submit to and obtain approval from the Department of Community 
Development a defensible space plan showing trees proposed for removal and the 
approximate location of new landscaping, including species and size. Applicant shall 
meet with Community Development Department staff on the Applicant’s property to 
mark trees for removal and review proposed new landscaping to meet the requirements of 
Policy 22 (Absolute) Landscaping, for the purpose of creating defensible space. 

 
31. Applicant shall reimburse the Town for the costs incurred for the services of the Town 

Attorney and other consultants hired by the Town in connection with the review of this 
application. 
 

32. Applicant shall revise the final Landscaping Plan to show three (3) additional spruce trees, 
each a minimum of ten feet (10’) tall, on the western side of the north building.  
 

33. Applicant shall submit to and obtain approval from the Town of Breckenridge and 
Summit County Emergency Service for the final name of the proposed development. This 
name shall not conflict with the name of existing or approved condominiums, hotels or 
other projects in such a manner that may cause problems or delays for the provision of 
emergency services. 

 
PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY 

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

and agreement, in a form acceptable to the Town Attorney, an employee housing covenant 
permanently restricting 3,755 square feet of employee housing within the project, or 
elsewhere in the Upper Blue Planning Basin, but outside the Town of Blue River. 

 
35. 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 
that the “Guest Shuttle” transit system as proposed remains in operation in perpetuity. 

 
36. 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 
that the driveway and hardscape snowmelt system be maintained in perpetuity. 

 
37. Applicant shall record with the Summit County Clerk and Recorder, in a form acceptable to 

the Town Attorney, a covenant for the proposed Meeting Rooms/Amenities/Conference 
Rooms restricting the proposed 21,826 square foot of amenities and conference space in 
perpetuity of the project for use as amenities and to be owned as general common space.  
 

38. Applicant shall revegetate all disturbed areas where revegetation is called for, with a 
minimum of 2-inches topsoil, seed and mulch. 
 

39. 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. 

-81-



Exhibit “A” 

 
40. Applicant shall remove leaf clutter, dead standing and fallen trees and dead branches 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 ground. 

 
41. Applicant shall create defensible space around all structures as required in Policy 22 

(Absolute) Landscaping. 
 

42. Applicant shall paint all flashing, vents, flues, rooftop mechanical equipment and utility 
boxes on the building a flat, dark color or to match the building color. 

 
43. Applicant shall screen all utilities. 

 
44. 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 not 
issuing a Certificate of Occupancy or Compliance for the project, and/or other 
appropriate legal action under the Town’s development regulations. 

 
45. 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.  

 
46. Applicant shall submit the written statement concerning contractors, subcontractors and 

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

47. 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 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 
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development authorized by this Development Permit prior to the issuance of a 
Certificate of Occupancy. 

   
 (Initial Here) 
 

-83-



-84-



-85-



-86-



-87-



-88-



-89-



-90-



-91-



-92-



-93-



-94-



-95-



-96-



-97-



-98-



-99-



-100-



-101-



-102-



-103-



-104-



-105-



-106-



-107-



-108-



-109-


	AGENDA
	Call to Order of the March 5 Planning Commission Meeting; 7:00 p.m. Roll Call
	Location Map
	Approval of Minutes 
	Approval of Agenda
	Consent Calendar
	1. Bechtel Residence (MGT) PC#2013015; 195 Byron Court
	2. Hughes Residence (MGT) PC#2013013; 106 Stillson Placer Terrace
	3. Tyler Residence (MGT) PC#2013014; 1418 Highlands Drive

	Worksessions
	1. Breckenridge Arts District Architecture Update (JC); 127 South Ridge Street

	Town Council Report
	Final Hearings
	1. Breckenridge Grand Vacations Lodge at Peak 8 (MM) PC#2012075; 1593 Ski Hill Road

	Other Matters
	Adjournment

