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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:  Planning Commission  
From:  Rick Fout, Chief Building Official, and Philip Sweat, Deputy Building Official 
Date:  November 24th, 2025 (for Dec 2nd, 2025 meeting) 
Subject: ICC Building Codes Education Session  
________________________________________________________________________________________ 

 
Town 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 

Staff has prepared this memo to provide the Planning Commission with more background on the 
various codes that the Building Division administers. The Building Division has been working with the 
building community in a series of open house meetings, March through November 2025, to educate 
them on the new building codes that are now adopted and taking effect on January 13th, 2026.  
 
There are seven main International Code Council (ICC) Codes that are required for re-adoption per the 
Town’s regular adoption schedule of every six years. Staff has provided an outline of the seven main 
codes and has highlighted the impacts of the primary changes those codes will have on our building 
community. Staff notes that the adoption of the new codes are required in order to stay on our 
traditional six-year cycle. Staff tries to stay as consistent as possible with the other municipalities in our 
County to achieve a more seamless application for designers and builders across jurisdictional lines.   

 
Background  

(1) The International Energy Conservation Code, the IECC, addresses energy conservation requirements 
for all aspects of energy uses in both commercial and residential construction, including heating and 
ventilation, lighting, water heating, and power usage for appliances and building systems. There are 
numerous revisions in the 2024 IECC, many of which have been the focus of an ongoing series of 
public meetings that staff have been holding with local architects and builders. Some of the changes 
include interior lighting, auto off or auto dimming is now required throughout many buildings. 
Additionally, some of the changes include more stringent insulating factors. For instance, R-Values 
have risen significantly (become more stringent) for commercial walls, and U-Factors have dropped 
slightly (become more stringent) for windows, doors and skylights. Overall, Energy Requirements have 
become more robust throughout the 2024 IECC, rising to become within 5% of the Department of 
Energy’s Zero Energy Ready Homes Program, and over 10% above the Summit Sustainable Building 
Code (the SSBC). The long-standing SSBC is being eliminated as a result of this code change, and our 
neighboring Summit and Frisco Building Departments agree with this approach. Many of our area 
stakeholders seem excited about that proposed substantial simplification to the Energy Code locally.  
 

(2) The International Building Code, the IBC, is a model code that provides minimum requirements to 
safeguard the public health, safety and general welfare of the occupants of new and existing buildings 
and structures. Notable changes from the 2018 to the 2024 IBC include consideration of higher wind 
and snow loads and updated expanded provisions for Temporary Structures concerning periodic 
installation & maintenance inspections. The higher wind and snow load provisions could generally 
increase construction costs to some structural assemblies in ceilings and roofs. 







Important Changes Summary for the 2024 International Code Council I-
Codes Adoption with Amendments 

 
o Residential Fire Sprinkler Requirements: Reduces the home size where the fire sprinkler 

suppression is required from the existing 6,000 square feet to 4,500 square feet. 
 
 

o 2025 Colorado Wildfire Resiliency Code: Adopts by reference the state mandated 
requirements for building hardening and other measures to reduce susceptibility to wildfire. 

 
 

o Construction document requirements: Refers to the administrative rules and regulations of 
the building department to allow greater flexibility and adjust to new technologies. 

 
 

o Temporary Certificate of Occupancy: Added in the commercial code and amended in the 
residential code to allow the Director of Community Development or the Chief Building 
Official to issue such certificates at their discretion. 

 
 

o Definition of Bedroom: A new definition added to both the commercial and residential 
codes to provide consistency between other Town Codes and outside agencies’ definitions. 

 
 

o Appendix P, Sleeping Lofts and the Definition for a Sleeping Loft: Appendix P and the 
definition are added in the commercial code to allow greater flexibility for design 
professionals to propose additional sleeping areas.  

 
 

o Address Identification: Alignment with RWB Fire Protection District requiring 12” 
numbers/letters on commercial and 5” or 4” reflective numbers/letters on residential.  

 
 

o Airborne and Structure-borne Sound: Amended to allow up to 100 square feet of floor area 
that is not at an entry/exit as an exemption for alterations and remodels.  

 
 

o Underlayment and Ice Barriers: Both commercial and residential codes are amended to 
allow similar materials that meet the intent of the code. 

 
 

o Frost Protection: Amended to allow Colorado Licensed Structural Engineers to determine 
frost depth for decks that may support roofs and may be more than 30 inches above grade. 

 
 

o Certificates of Completion: Allows the issuance to be “upon request”. 
































































