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TOWN OF
BRECKENRIDGE

Planning Commission Meeting Agenda
Tuesday, June 20, 2023, 5:30 PM
Council Chambers
150 Ski Hill Road
Breckenridge, Colorado

5:30pm - Call to Order of the June 20, 2023 Planning Commission Meeting; 5:30pm Roll Call
Location Map

Approval of Minutes 2
Approval of Agenda

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

5:40pm - Work Sessions
1. Policy 48A: Voluntary Defensible Space 7

6:15pm - Other Matters
1. Handbook of Design Standards Update 13

2. Town Council Summary
6:45pm - Adjournment

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

The indicated times are intended only to be used as guides. The order of the projects, as well as the
length of the discussion for each project, is at the discretion of the Commission. We advise you to be

present at the beginning of the meeting regardless of the estimated times.
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PLANNING COMMISSION MEETING

The meeting was called to order at 5:30 pm by Vice Chair Leas.

ROLL CALL
Mike Giller absent Mark Leas Allen Frechter absent Susan Propper
Ethan Guerra Steve Gerard Elaine Gort remote

APPROVAL OF MINUTES
With the below changes, the May 16, 2023, Planning Commission Minutes were approved.

Mr. Gerard suggested changes on pages 4 and 5 of the packet. Mr. Ratzan, property owner of 114 S Main
Street, speaks. There was a question about whether there was a planned wall opening between the
buildings of 112 S Main Street and 114 S Main Street and the owner was emphatic there was not a
planned opening between the two buildings. The notes should reflect this statement.

Mr. Leas indicated “the solar system that I spoke of for eight to twelve minutes was reflected in three
sentences.”

Mr. Leas quote should state, “stair element for the building to the north, was the stair element proposed in
the front or the back?”

APPROVAL OF AGENDA
With no changes, the June 6, 2023, Planning Commission Agenda was approved.

PUBLIC COMMENT ON HISTORIC PRESERVATION ISSUES:
e None

WORK SESSIONS:

1. Open Space Master Plan

Ms. Anne Lowe, Open Space & Trails Manager, gave an overview of the newly adopted 2023 Open
Space & Trails Master Plan.

Commissioner Questions / Comments:

Mr. Guerra: As an avid trail user for almost 40 years, what OST has done has been incredible. We
have world class trails here. The signage from last year was a great addition. Marking
some loops would be an excellent way to enhance the system. You talked about trail
interactions; wilderness areas have volunteer programs to mitigate user conflict. Have
you considered something similar? (Ms. Lowe: We do have a couple trail ambassadors,
but 68 miles of trails is a lot for two people to cover. We are looking at Pitkin County
Open Space who recently hired trail enforcement officials with badges who are
education focused but can give citations if needed. We would consider going a route
that is education focused.)

Mr. Truckey: The BOSAC has been discussing these issues for a while and there has been a
resistance to having directional uses or other user conflict mitigation with the
understanding that we may eventually have to institute some of the measures that other
places like Aspen and the Front Range have already done. Construction of trails in
Aspen requires first going through an extensive public review process, which
significantly affects the speed at which new trails can be implemented.

Ms. Gort: I love all the trails in Breckenridge. Have you considered doing something like trails in
Europe where posts have a way post number? Technology on the trail isn’t always
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Mr. Gerard:

Mr. Guerra:

Mr. Gerard:

Ms. Propper:

Mr. Truckey:

Ms. Gort:

Mr. Kulick:

Ms. Gort:

reliable so wayfinding that you can follow without your phone is important. I also want
to thank you for adding the ADA trails. This is important for those aging in our
community. You’re not currently allowing e-Bikes on the nonpaved system trails, what
if you considered only a few specific trails that would allow mountain e-Bikes? (Ms.
Lowe: The Council and other Summit County Governments have been holding strong
so far on not allowing them on trails other than the recreation path.)

In the plan under habitat protection, | personally have an interest in habitat protection
in areas where you have a historic wildlife crossings in a developed area. I have been
trying for several years to implement dark sky practices in the wetlands area of the Golf
Course. You could add dark sky protections to your habitat protection practices. Some
outreach to the Highlands community about the trail easements across properties that
are part of the Town’s Open Space and strategic outreach to some neighborhoods about
the benefits of these easements and what they provide to the community is important.
(Ms. Lowe: | agree this type of outreach is something we should conduct.) I agree with
Ethan about the increased number of conflicts. | don’t think there is a consistent
understanding of right-of-way. Signage at the beginning of trails and at portals to
educate could help.

There is conflict because there is inconsistency among the biking community about
who has the right-of-way. Some users, wrongly, argue that faster downhill bikers
should have the right-of-way.

The loop identification is a great addition.

I have also had conflicts with bikers. | appreciate the signage that Nikki LaRochelle did
but it is limited and only in a few locations. | am not sure that there is identification on
some trails that they are multi-use. | appreciate the use separation on Barney Ford. If
there are more opportunities on trails to further separate uses, | would support that. |
am supportive of the trails workplan and the focus on signage. | like the idea of color-
coding the loops for wayfinding. | am an FDRD volunteer ranger, and | do frequently
run into folks out there. We don’t have enforcement authority; we can call someone
who does if there is a larger issue. | don’t know if we need enforcement authority; my
uniform and hat identification usually encourage compliance. | was wondering whether
you accept conservation easements into the Open Space system? (Ms. Lowe: The town
hasn’t added a conservation easement in a long time; we currently hold one. In the
Lower Blue Basin there are several easements. We are open to the idea, but we just
don’t have the same opportunities at this time in the Upper Blue Basin for conservation
easements).

There are not a lot of large pieces of land left to have a conservation easement. But it is
a good tool if we can make it happen.

I noticed some of the etiquette signs, the Strava ones, are not up anymore? (Ms. Lowe:
We do try to rotate that signage to keep it fresh for users. Seeing the same signs over
and over cause people to ignore them. It could be that those signs were simply moved
to a new location, or they could have been removed.)

I would like to point out that in most cases, related to speed conflicts, it is not the out-
of-Town visitor that is speeding on trails. It is usually the familiar local who is
speeding.

I am curious if it is possible to eliminate the daily awards on apps like Strava locally
for online apps to avoid speeding in conflict areas? (Ms. Lowe: | will have to look at
whether it is possible to work with private apps to limit these in conflict areas.) (Mr.
Kulick: 1t might be possible to petition the apps in certain high-conflict areas to remove
routes or awards in those specific locations, but I doubt it is possible to eliminate them
from the jurisdiction entirely.)
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Mr. Leas:

Mr. Truckey:

Mr. Leas:

Mr. Kulick:

Mr. Guerra:

It is amazing to live in Breckenridge and enjoy the trail system. Thank you. Do you
know if wildlife use the same trails? (Ms. Lowe: They do! Using trails is often easier
for wildlife. We are setting up additional wildlife cameras to gather more data and have
a better understanding of wildlife movements.) | was thinking about the historic
wildlife movement patterns and moose in the wetland areas near the Gondola. We

need to be sensitive about the wildlife that is within the Town corridor not just the
backcountry. (Ms. Lowe: We don’t allow the Gondola to run from mid-May to June
15" to support the calving season in Cucumber Gulch Preserve.) We do notice that
during ski season the moose are fewer and when the mountain is closed the moose
return. | want to make a point about unintended consequences. | know that there has
been hard work on the Upper Blue River Basin Master Plan to restrict the density.
Those manifest themselves in the lack of housing for our workforce. Basic economics
indicate that if we limit something we increase the cost of it. We do have ourselves to
blame for increasing the value and cost of land. There is not a lot of land left for
Breckenridge to try to solve the housing crisis. Many Commissions and Councils that
have governed Breckenridge for many years have not planned long-term for the
housing that will be required in the future. The Town had an opportunity to add pockets
of more dense housing in areas like the Highlands at one time and chose not to do so. |
just want to point out the long-term consequences of our actions.

The Open Space sales tax has been a huge legacy over the past 26 years in enabling the
Town to purchase and support this program. (Ms. Lowe: The Open Space program has
grown over the years from one full-time planner to now four full-time and nine
seasonal.)

| remember the rock tailings from years ago along the Blue River which are removed
now. How did that plan come together? (Ms. Lowe: | can’t speak to how it came about
throughout Town. On the McCain property we recently redesigned the River so that it
has wide meandering curves and more sinuosity. This helps with flood mitigation.)
The rock tailings are actually the precursor and legacy of Landscape Policy 22R. We
might question points assigned for landscaping now but prior to a lot of development in
Town it was not so picturesque with all the mine tailings. The landscape policy tried to
incentivize installation of substantial landscaping to mitigate the undesired effects of
dredge mining.

Build it and they will come. We do have world class biking in this area.

OTHER MATTERS:

1. REMP / Policy 33A & 33R Update

Mr. Truckey reviewed the revisions to Policy 33 Energy Conservation that are included in the upcoming
Renewable Energy Mitigation Program (REMP) Council Bill scheduled for first reading at the June 13
Council Meeting. Commissioners were asked if they had any comments on the Policy 33A & 33R

language.

Commissioner Questions / Comments:

Residential fireplaces:

Mr. Guerra:

Mr. Leas:

Regarding limiting gas fireplaces to two inside, in my experience with high-end homes,
usually owners want at least one in the living room, one in the recreation room, and one
in the master bedroom. This is at a minimum.

People are not going to use these fireplaces all at once. | don’t think limiting the
number of fireplaces makes a difference in the amount of gas being used at all.
Limiting the number arbitrarily is an optics only and feel-good move. What about
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Mr. Guerra:
Mr. Leas:
Mr. Guerra:
Ms. Gort:
Ms. Propper:

Mr. Gerard:

Mr. Guerra:

having the option of making the third fireplace indoors if owners would prefer it to be
indoors and not outdoors?

Maybe there is a way to attach the number to square footage? In a high-end home that
is 8,000-9,000 square feet having only two indoor fireplaces is limiting.

The use of the home is something to consider as well. A second home will have less
fireplace use than a full-time residence.

| think the number two might be too low.

| agree, this is more of an optics situation. Two might be too few.

I could go along with Mr. Leas’ suggestion. If they want to forego the outdoor
fireplace, they could have a third one on the interior.

I think this is a good idea and a way to encourage less outdoor use. You could have the
language that states three fireplaces are allowed and only one of the three can be
outdoors.

I think we should mandate timers on the outdoor fireplaces. (Mr. Truckey: | need to
confirm but believe this is already in the ordinance.)

Qutdoor heated paving:

Mr. Leas:

Mr. Guerra:

Mr. Gerard:

Mr. Guerra:

Suppose someone has solar thermal to heat their outdoor paving. Does this count
toward the required offset? (Mr. Truckey: Yes, this would count toward the offset.)
Specifically on heated driveways, the problem started with areas like Timber Trail
when Planning and past Commissions approved lots with small building envelopes.
The issue should be considered at the start of the development so that we are allowing
for the house and the snow stack that people are going to be required with the
programming that they want to have. With more programming they have to heat their
driveway because there is no room for snow stack on the lot. If we were to have
another Timber Trail type subdivision, we should anticipate this.

To play Devil’s Advocate, that is their choice to have a large home and no room for
snow storage that necessitates heating the driveway.

I would argue let’s not do that in the future and instead plan for the programming that
is to be expected on an expensive lot.

Positive points for not installing gas to the property:

Ms. Gort:

Mr. Gerard:

Mr. Guerra:

Would you include a provision that a house can’t install a propone tank? What about
the propone heaters outdoors? (Mr. Kulick: I believe there is already a provision
against large propane tanks in Town limits.) Are there considerations to encourage
commercial kitchens that could go electric? What about the propane heaters used
outside? (Mr. Truckey: Commercial kitchen electrification is something that could
come in the future. Education with restaurants about the use of induction cooktops
would be helpful—they work great. Regarding outdoor propane heaters, we will not be
regulating those at this time. That would open up a whole new set of issues.)

I think these positive points are a great way to encourage electrification. | think the
Town should also come up with a way to monetarily incentivize it for people who want
to make the transition to all-electric, but the costs are too high.

The monetary incentive could be a huge driver. Retrofitting a house from gas to electric
is very expensive. Also, we should incentivize houses to install larger electric panels at
the time of construction that can handle greater electric loads and anticipated electric
needs in the future. The Town should incentivize electrification on any remodel or
addition as well.

2. Town Council Summary
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ADJOURNMENT:
The meeting was adjourned at 7:34 pm.

Mark Leas, Vice Chair
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Memo

TOWN OF BRECKENRIDGE
To: Planning Commission COMMUNITY DEVELOPMENT
From: Clif Cross, Planner 11

Community Development Department
Date: June 15, 2023 (for meeting of June 20, 2023)
Subject: Work Session: Policy 48A: Voluntary Defensible Space

The purpose of this work session is to discuss Policy 48A: Voluntary Defensible Space and the similarities
and contrasts regarding the implementation of guidelines for properties located within the downtown
core and properties outside. (For the purpose of this memo, the downtown core is generally defined as
spanning east to west from High Street to Park Avenue and north to south from the North Park Avenue/
Main Street intersection to the Boreas Pass/ South Main Street intersection.)

Within the past few years, the Red, White and Blue Fire District, Summit County and other local
municipalities have amended the 2018 International Fire Code (IFC) to include Fire Wise Standards for
their guiding framework on Defensible Space. Although Fire Wise Standards propose similar mitigation
work as Policy 48, the Town has continued to operate within the Development Code framework to also
preserve visual buffers to the greatest extent possible, balancing the landowner’s ability to achieve
defensible space with the physical characteristics.

The intentions of these two regulations are in part to provide landowners with a framework to reduce
hazardous fuels and create fire breaks while encouraging biodiversity and protecting life and property.
Policy 48 takes an additional step to preserve visual buffers and protect the scenic backdrop of
Breckenridge because the high alpine environment and natural landscape are an important attribute and
value of the Town. Although the two regulations’ objectives align regarding Defensible Space, the Fire
Wise Standards organize the Zones with alternative distance measurements and guidance for
landscaping, primarily within the first few feet of the structure. Detailed in the sections below, the Fire
Wise Standards introduce an Immediate Zone that would make most of the trees within the Town’s
Downtown Core eligible for removal which is a concern.

Although Policy 48 does not directly recognize the zero (0) to five feet (5’) zone described by the Fire
Wise Standards, staff finds Policy 48 provides the ability to review applications on an individual basis to
find the balance of preserving visual buffers and following similar guidelines to create Defensible Space.
The flexibility provided by Policy 48 is important to accommodate the unique property situations while
still meeting the overall objectives.

Town of Breckenridge Policy 48A: Voluntary Defensible Space

The Town of Breckenridge Defensible Space Policy is divided into three (3) distinct zones (see below).
Each of the Zones focuses on a different section of the property with the structure as the center point.
Radiating



out from the structure, Zone One measures thirty feet .
] i Distance from Structure
(30') from the structure including attached porches
and or decks. Zone Two measures seventy-five feet Zone 1 Oto 30
(75') or less from the structure and shall exclude the Zone 2 30'to 75’
portion of the property located within Zone One. Zone
Three shall extend beyond Zone Two to the property Zone 3 75"+
boundary.

One of the primary distinctions between this code and the Fire Wise Standards is within Zone One. Per
Policy 48 guidance, any healthy trees, shrubs, and other landscaping materials that provide visual buffer
must be preserved within Zone One if they are well spaced, but all dead or diseased trees and branches
must be removed. The code also provides guidance on leaf clutter, mulch, firewood, and other
combustible materials to be removed entirely or shall be trimmed.

For many properties located within our downtown core, this Zone is fundamental for introducing
landscaping as visual buffers due to the limited lot sizes, open space, and setbacks from property lines.
Within Policy 48, there is guidance on considering the physical characteristics of the property like its
proximity to a roadway, parking lot, and other similar areas that create fuel firebreaks. For example, Park
Avenue/CO Highway 9 acts as a large fuel firebreak on the western edge of the Downtown Core and is
further emphasized by parking lots adjacent to the east. This space and surrounding private lots have
preserved landscaping to provide visual buffering and preserve the natural landscape of the Town. By
reviewing each application for Defensible Space individually, staff can strike a balance between allowing
landowners to reduce the chance of a structure fire spreading and maintaining the visual buffering
between properties. This also achieves the objective of preserving the scenic backdrop our community
has come to enjoy.

Fire Wise Standards, Amendments to 2018 IFC — Red, White, and Blue Fire District

Our community partners have adopted Fire Wise

Standards as amendments to their 2018 IFC for the Distance from Structure

implementation of Defensible Space. As mentioned Immediate Zone Oto 5’

before, these guidelines set forth different zone Intermediate
distance measurements starting with the Immediate Zone 5'to 30

Zone which measures five fe.et (5") fro.m the edge of Extended Zone 30’ to 100’
the structure. The Intermediate Zone is next and

measures thirty feet (30’) from the edge of the structure and does not include the Immediate Zone. The
Extended Zone which extends to the property line (in some cases) is divided into two sections: 1) thirty
feet (30’) to sixty feet (60’) away from the structure and 2) sixty feet (60’) to one-hundred feet (100’)
away from the structure. A visualization of the Fire Wise Standards is below.

The Fire Wise Standards details the Immediate Zone as a small fuels firebreak around the footprint of
structures. The framework specifies all vegetation, combustible and flammable materials must be moved
away from the structure as well as all dead and diseased trees, shrubs, and other landscaping materials.
It also provides guidance on leaf clutter, mulch, firewood, and ground fuels to be removed entirely.



TREE SPACING

EXTENDED ZONE:
30 to 60 feet:
Trees/clumps of trees
should have a minimum
of 12 feet between
tree tops

EXTENDED ZONE:
60 to 100 feet:
Trees/clumps of trees
should have a minimum
of 6 feet between
tree tops

INTERMEDIATE ZONE: 5 to 30 feet:
Trees/clumps of trees should have a
minimum of 18 feet between tree tops.

Source: National Fire Protection Association®. All rights reserved. Visit www.nfpa.org
Within the downtown core the Fire Wise Standards would make many of the trees eligible for removal to
provide fuel firebreaks on individual properties. Specifically, properties that are limited in size and
maximize the building footprint to fill the envelope created by setback guidelines. Staff finds this
concerning as it does not detail the preservation of any visual buffering within this Zone for landowners
restricted by their lot. Although it does specify the standards shall not permit the removal of healthy
trees, shrubs, and other landscaping materials required by the Town as part of an approved landscaping
plan, staff would need the ability to evaluate each application on visual buffering to preserve the natural
landscape, especially in the Downtown Core. Further, the Fire Wise Standards does not provide guidance
on considering possible fuel firebreaks created by adjacent physical characteristics like roadways or
parking lots.

A Summarized Comparison

Both the Fire Wise Standards and Policy 48 share similar objectives regarding the reduction of fire risk,
preservation of healthy vegetation, and removal of dead or diseased trees. However, Policy 48
specifically requires the preservation of visual buffers and the town’s scenic backdrop as the high alpine
environment and natural landscape are important attributes of Breckenridge.

Policy 48 Fire Wise Standards
The intent is to allow landowners to voluntaril . . . .
. . ., y The intent is to reduce the risk of fire spread, protect
reduce fire fuels, provide areas for effective fire .
Intent . . . life and property, and encourage the development of
suppression, protect life and property, preserve visual diverse forests
buffers, and protect the town’s scenic backdrop. )
Requires the preservation of healthy trees, shrubs, Emphasizes the preservation of healthy trees, shrubs,
Vegetation and other landscaping materials in Zones One and and other landscaping materials in Zones One and
Preservation | Two if they are well spaced and reduce the risk of fire | Two if they are well spaced and reduce the risk of fire
spread. Dead branches need to be pruned. spread. Dead branches need to be pruned.
, . Dead and diseased trees, shrubs, and other
Dead and diseased trees, shrubs, and landscaping . , .
Tree . . landscaping material must be removed in all zones,
materials must be removed in all zones, except one
Removal snag per acre may be preserved for wildlife habitat except one snag per acre may be preserved for
gp yoep : habitat wildlife habitat.
Visual Preserves visual buffers to the greatest extent
Buffers possible, considering the landowner’s ability to No mention of visual buffers.
achieve defensible space.




Examples Outside of the Downtown Core

Below is the landscape plan for the recently approved single-family residence on a 1.82-acre lot located
at 36 Rounds Road. The lines in shades of blue identify the Defensible Space measurements of five feet
(5’) and thirty feet (30’). As you can see by the location of the tree plantings in reference to the different
measurement lines, this property can follow the guidelines set forth by the Fire Wise Standards for the
Immediate Zone while satisfying the visual buffer requirements of Policy 48. Properties that have larger
lots and greater setbacks will usually have the ability to create fuel firebreaks closer to the structure
while maintaining visual buffering closer to the edge of the property lines easier than properties that are

size restricted.
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To provide an alternative example, below is a satellite image of the Tyra Summit Condo complex located
at 650 Four O’clock Road. Although this property is located outside of the Downtown Core, staff has
included this example to discuss situations where properties outside of the core are limited by physical
characteristics like lot size and setbacks too. As you can see in the image below, the property is bounded
by the Four O’clock Road right-of-way as well as the Four O’clock Run ski back trail. These two physical
features adjacent to the property help to provide fuel firebreaks offsite while landscaping and visual
buffers can be preserved closer to the structure for privacy between the densely located residential
buildings. The mote of surface parking further emphasizes the fuels firebreaks that are created by the
property’s physical characteristics. Properties that have similar lot size restrictions would not be able to
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follow the Fire Wise Standards to create firebreaks closer to the structure and achieve the objectives of
Policy 48 for preserving the visual buffering.

Example Within the Downtown Core

Below is the Hazardous Fuels Reduction (HFR) plan for the Wellington Square Condos located along
Wellington Road on the eastern edge of the Downtown Core. As you can see in the satellite image
(below left) and the site plan (below right), the property is a collection of fifteen (15) single family
residences positioned on a 1.68 acres parcel. The green marks on the site plan are the location of the
trees which coordinate with 2019 satellite imagery on the left. Due to the increased density on a smaller
lot, the Fire Wise Standards would eliminate most of the landscaping on this property and leave it bare
of a natural landscaping. By following Policy 48, the property can preserve visual buffering while creating
defensible space. As you can see in the photos below, the property is surrounded on three sides by
public roads but still provides visual buffer and emphasis the fuels firebreak with large spacing between
the trees. In between the residences, groups of trees were thinned out and trimmed to reduce
hazardous fuels but retained buffering for privacy between the residences. As mentioned before, Policy
48 gives staff the ability to evaluate each property within the context of its physical characteristics to
preserve visual buffering to the greatest extent possible while achieving the objectives of Defensible
Space.
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As staff proceeds to draft a potential code amendment to update the Town's regulations regarding
defensible space, staff has the following directional questions for the Commission.

Questions for Commissioners:

1. Does the Commission agree with staff’s identification of the challenges faced when trying to
implement the full guidance of Fire Wise Standards within the Downtown Core and certain
properties outside of the core (e.g. Tyra example)?

2. Are there additional concerns that the Planning Commission would like to note for
consideration?

Staff will take comments from the Planning Commission and return with a draft changes to the code if
found necessary.
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TOWN OF
Memo BRECKENRIDGE
To: Planning Commission

From: Sarah Crump, Planner llI

Date: 6/15/2023 for June 20, 2023 Meeting

Subject: Handbook of Design Standards Update

Staff is pleased to share that the document layout update of the amended 2019 Handbook of Design
Standards for the Historic and Conservation Districts is finally complete.

In 2019, the Council adopted updates to the Town’s Handbook of Design Standards for the Historic and
Conservation Districts. Since that time, Staff worked with a consultant to develop a new layout and
document template for the Design Standards. The new document is easily searchable, digitally
navigable, clearly identifies priority design standards, and has a polished and modern document design
that adheres to the Town’s color and font document standards. Creation of the new document was a
collaborative effort from Staff. We must recognize Chapin LaChance, former Planner I, who created the
design diagrams and the contemporary photos found throughout the document. Please reference this
new version of the 2019 Handbook of Design Standards when reviewing projects within the Historic and
Conservation Districts.

The updated Handbook can be found on the Town’s website here:
https://www.townofbreckenridge.com/home/showpublisheddocument/23241
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