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PLANNING COMMISSION MEETING 

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

ROLL CALL 
Mike Giller   Mark Leas      Allen Frechter   Matt Smith  
Ethan Guerra    Elaine Gort      Susan Propper remote  
 
APPROVAL OF MINUTES 
With no changes, the November 4, 2025 Planning Commission Minutes were approved.  
 
APPROVAL OF AGENDA 
With no changes, the November 18, 2025 Planning Commission Agenda was approved. 
 
PUBLIC COMMENT ON HISTORIC PRESERVATION ISSUES: 

• None 
 
WORK SESSIONS: 
1.  Neighborhood Preservation Policy 
Mr. Kulick presented an overview of potential Phase 2 neighborhood preservation policies (NPP) desired 
by the Town Council, including bulk plane and wall plane massing regulations to limit floor area above 
the main level, Policy 7R revisions, and additional opportunities for positive points. 
 
Commissioner Questions / Comments: 
Bulk Plane and Wall Plane Massing: 
Mr. Leas:  Can you further explain the double counting density in vaulted rooms. (Mr. Kulick: We 

have had a provision in the Conservation District to double count vaulted ceilings. This 
would be similar to that provision for the purpose of counting density. By making it 
count as density it would prohibit people from bypassing the rule to limit floors above 
the main level by creating a large vaulted space that still contributes to visual mass on 
the exterior.) 

Mr. Giller:  Vail does this above 16’, the density is counted double. 
Mr. Smith:  What will be the definition of “main level”? (Mr. Kulick: Yes, we need to come up 

with a definition for main level that ties it to grade. Something to be worked out.) 
Mr. Guerra:  What will be the ceiling height? Plate height or ridge height? (Mr. Kulick: We would 

look for your recommendation.) 
Mr. Leas:  Specificity with the code is very important. 
Mr. Guerra:  For a shed roof, it should be measured from lower shed height if using plate height.  
Mr. Giller:  For Vail, it is 16’ measured from floor to bottom of finished ceiling. 16’ is generous. 

Worth looking at the Vail code. (Mr. Kulick: Would we risk of incentivizing a flat roof 
design?) As rooms get to certain dimensions, ceilings get higher. If people want that, 
they could have it but it would limit bulk in other areas of the home.  

Mr. Guerra:  16’ might be too high.  
Mr. Kulick:  If people are comfortable measuring to a specific point, we could include that in the 

revisions.  
Mr. Gort:  On a shed roof, how would this be calculated? Most young people building homes want 

a large shed roof with prominent windows for views. [Ms. Gort shared a printed photo 
of modern shed roof residence with prominent glazing and high shed roof.] 

Ms. Propper:  12’ sounds appropriate to me.  
 









Mission: The Town of Breckenridge protects, maintains, and enhances our sense of community, historical heritage, and 
alpine environment. We provide leadership and encourage community involvement. 

Memo          
                                           
To:  Town Council  
From:  Rick Fout, Chief Building Official and Philip Sweat, Deputy Building Official  
Date:  November 19th, 2025 (for second reading on 11/25/25) 
Subject: 2024 ICC Code Amendements Ordinance Second Reading 

________________________________________________________________________________________ 
 
Town Council Goals (Check all that apply) 
 

 More Boots & Bikes, Less Cars         Leading Environmental Stewardship 
 Deliver a Balanced Year-Round Economy        Hometown Feel & Authentic Character 
 Organizational Need 

 
Summary 
The Council held a first reading on the series of updated building codes on November 11th, 2025. Attached to 
this memo is the full ordinance with all of the proposed amendments included. No changes to the 
ordinance or its amendments have occurred since first reading.     
 
Background  
As review, the Town of Breckenridge typically adopts a new series of building codes once every six 
years. We are currently using the 2018 versions of the International Code Council (ICC) codes, along with 
a few national, state, and local codes.  Listed below are the codes that are proposed for re-
adoption/adoption. Codes A through L are proposed for re-adoption, codes M and N are proposed for 
first-time adoption.     
 

(A) The 2024 International Building Code 
(B) The 2024 International Residential Code 
(C) The 2024 international Plumbing Code  
(D) The 2024 International Mechanical Code 
(E) The 2024 International Fuel Gas Code 
(F) The 2024 International Existing Building Code  
(G) The 2024 International Fire Code 
(H) The ICC A117.1-2017 Accessible and Usable Buildings and Facilities Code 
(I) The 2024 International Swimming Pool and Spa Code  
(J) The 2023 National Electric Code 
(K) The 2006 ICC Electrical Code 
(L) The 1997 Uniform Code for the Abatement of Dangerous Buildings 
(M) The 2025 Colorado Wildfire Resiliency Code 
(N) The 2025 Summit County Aquatic Health Code   

 























 
 

BUILDING CODES ORDINANCE 
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 1 
COUNCIL BILL NO. ___ 2 

 3 
Series 2025 4 

 5 
AN ORDINANCE REPEALING AND READOPTING WITH CHANGES CHAPTER 1 OF 6 

TITLE 8 OF THE BRECKENRIDGE TOWN CODE CONCERNING THE BUILDING 7 
CODES OF THE TOWN OF BRECKENRIDGE; ADOPTING BY REFERENCE AND 8 

AMENDING: THE INTERNATIONAL BUILDING CODE, 2024 EDITION INCLUDING 9 
APPENDIX P; THE INTERNATIONAL RESIDENTIAL CODE, 2024 EDITION, 10 

INCLUDING APPENDIX BE AND BG; THE INTERNATIONAL PLUMBING CODE, 2024 11 
EDITION INCLUDING APPENDIX C; THE INTERNATIONAL MECHANICAL CODE, 12 

2024 EDITION, INCLUDING APPENDIX A; THE INTERNATIONAL FUEL GAS CODE, 13 
2024 EDITION, INCLUDING APENDIX A AND B; THE INTERNATIONAL ENERGY 14 

CONSERVATION CODE, 2024 EDITION; THE INTERNATIONAL EXISTING BUILDING 15 
CODE, 2024 EDITION; 16 

THE INTERNATIONAL POOL AND SPA CODE, 2024 EDITION; THE NATIONAL 17 
ELECTRICAL CODE, 2023 EDITION; THE ICC ELECTRICAL CODE – 18 

ADMINISTRATIVE PROVISIONS, 2006 EDITION; THE UNIFORM CODE FOR THE 19 
ABATEMENT OF DANGEROUS BUILDINGS, 1997 EDITION; THE COLORADO 20 

WILDFIRE RESILIENCY CODE, 2025 EDITION; THE COLORADO MODEL ELECTRIC 21 
READY AND SOLAR READY CODE, 2023 EDITION; ADOPTING BY REFERENCE 22 

WITHOUT AMENDMENTS THE INTERNATIONAL FIRE CODE, 2024 EDITION, 23 
INCLUDING APPENDICES B THROUGH Q AND THE ICC A117.1-2017 STANDARD FOR 24 

ACCESSIBLE AND USABLE BUILDINGS AND FACILITIES, 2017 EDITION. 25 
 26 

WHEREAS, the Town of Breckenridge previously adopted Ordinance 2019-38, which 27 
adopted with amendments certain codes of the 2018 building code series published by the 28 
International Code Council; and 29 
 30 

WHEREAS, the Town of Breckenridge also adopted an energy conservation code which 31 
has since been repealed and replaced by Ordinance 2025-14, which is scheduled to go into effect 32 
concurrently with the adoption of the other 2024 codes under this ordinance; and 33 

 34 
WHEREAS, the Town of Breckenridge now wishes to repeal the codes listed herein and 35 

adopt, with amendments, the 2024 editions of certain codes published by the International Code 36 
Council as well as other specified codes. 37 

 38 
NOW, BE IT ORDAINED BY THE TOWN COUNCIL OF THE TOWN OF 39 
BRECKENRIDGE, COLORADO: 40 
 41 























https://codes.iccsafe.org/lookup/IRC2024V1.1_Pt03_Ch03_SecR315/4395



























































































































































