
 
Town Council Regular Meeting 

Tuesday, August 11, 2026, 7:00 PM 
Town Hall Council Chambers 

150 Ski Hill Road 
Breckenridge, Colorado 

THE TOWN OF BRECKENRIDGE CONDUCTS HYBRID MEETINGS. This meeting will be held in person 
at Breckenridge Town Hall and will also be broadcast live over Zoom. Join the live broadcast available by 

computer or phone: https://us02web.zoom.us/j/83517414335 (Telephone: 1-719-359-4580; Webinar ID: 835 
1741 4335). If you need special assistance in order to attend any of the Town's public meetings, please notify 

the Town Clerk's Office at (970) 547-3127, at least 72 hours in advance of the meeting. 
This document may not fully meet accessibility standards due to technical limitations, format constraints or original source content. If you require this information in an 

alternative format or need assistance accessing its content, please contact the Town Clerk's Office at (970)547-3127 or websiteclerk@townofbreckenridge.com.  

I. CALL TO ORDER, ROLL CALL 

II. APPROVAL OF MINUTES 
 A. TOWN COUNCIL MINUTES - JULY 28, 2026 

III. APPROVAL OF AGENDA 

IV. COMMUNICATIONS TO COUNCIL 
 A. PUBLIC COMMENT (NON-AGENDA ITEMS ONLY; 3-MINUTE TIME LIMIT PLEASE) 
 B. BRECKENRIDGE TOURISM OFFICE UPDATE 

V. CONTINUED BUSINESS 
 A. SECOND READING OF COUNCIL BILLS, SERIES 2026 

VI. NEW BUSINESS 
 A. FIRST READING OF COUNCIL BILLS, SERIES 2026 
  1. COUNCIL BILL NO. 8, SERIES 2026 — AN ORDINANCE AMENDING TITLE 9, CHAPTER 1, 

POLICY 24 (ABSOLUTE) THE SOCIAL COMMUNITY, REGARDING EMPLOYEE HOUSING 
IMPACT MITIGATION FOR EXTERIOR FOOD AND BEVERAGE AREAS, POLICY 37 
(ABSOLUTE) SPECIAL AREAS, REGARDING RIVERWALK COMPATIBLE 
IMPROVEMENTS, POLICY 47 (ABSOLUTE) FENCES, GATES AND GATEWAY ENTRANCE 
MONUMENTS, REGARDING FENCES WITHIN THE RIVERWALK SPECIAL AREA, AND 
CHAPTER 15, SIGNS ON PRIVATE PROPERTY, REGARDING SIGNAGE WITHIN THE 
RIVERWALK SPECIAL AREA, OF THE BRECKENRIDGE TOWN CODE. 

 B. RESOLUTIONS, SERIES 2026 
  1. RESOLUTION NO. 15, SERIES 2026 — A RESOLUTION AUTHORIZING THE EXECUTION 

AND RECORDING OF A DENSITY SUNSET COVENANT  
 C. OTHER 

VII. PLANNING MATTERS 
 A. PLANNING COMMISSION DECISIONS 
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VIII. REPORT OF TOWN MANAGER AND STAFF 

IX. REPORT OF MAYOR AND COUNCIL MEMBERS 
 A. CAST/MMC 
 B. BRECKENRIDGE OPEN SPACE ADVISORY COMMITTEE 
 C. BRECKENRIDGE TOURISM OFFICE 
 D. BRECKENRIDGE HISTORY 
 E. BRECKENRIDGE CREATIVE ARTS 
 F. CML ADVISORY BOARD UPDATE 
 G. SOCIAL EQUITY ADVISORY COMMISSION 
 H. ARTS & CULTURE MASTER PLAN STEERING COMMITTEE 

X. OTHER MATTERS 

XI. SCHEDULED MEETINGS 
 A. SCHEDULED MEETINGS FOR AUGUST, SEPTEMBER AND OCTOBER 

XII. ADJOURNMENT 
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EXECUTIVE SESSION CERTIFICATE 
 
 
Town of Breckenridge  ) 
County of Summit  ) 
State of Colorado  ) 
 
 
I, Kelly Owens, the duly elected, qualified and acting Mayor of the Town of Breckenridge, hereby 
certifies as follows: 
 
As part of the town council regular meeting on Tuesday, July 28, 2026 at 5:15 pm, Council Member 
Gerard moved to convene an executive session pursuant to Paragraph 4(a) of Section 24-6-402, C.R.S. for 
to discuss the purchase, acquisition, lease, transfer or sale of real, personal, or other property interest and 
Paragraph 4(e) of Section 24-6-402, C.R.S determining positions relative to matters that may be subject to 
negotiations, developing strategies for negotiations, and instructing negotiations.  
 
The Mayor stated a motion had been made to go into executive session pursuant to Section 24-6-402, 
C.R.S Paragraph 4(a) and Paragraph 4(e).  
 
The subject of the executive session as stated in the motion included:  
(i) Discussion of potential property acquisition located in the Upper Blue Basin. 
 
A roll call vote was taken and all were in favor of the motion.                 
 
Council Member Gerard made a motion to adjourn and Council Member Beckerman seconded the 
motion. All were in favor of the motion and the executive session was adjourned at 5:37 p.m. Mayor 
Owens stated Council came out of executive session and no decisions had been made.  
 
This certificate shall be included before the minutes of the regular Town Council meeting of Tuesday, 
July 28th, 2026. 
 
ATTEST:      TOWN OF BRECKENRIDGE 
 
 
 
 
_______________________________   __________________________________ 
Mae Watson, Town Clerk    Kelly Owens, Mayor 
 
 
 
 
As Town Attorney, I hereby attest that it is my opinion that the portion of the discussion in executive 
session which was not recorded constitutes a privileged attorney-client communication that is not required 
to be recorded pursuant to C.R.S. §24-6-402(2)(d.5)(II)(B). 
 
ATTEST: 
 
 
______________________________ 
Keely Ambrose, Town Attorney 
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I) CALL TO ORDER, ROLL CALL 

Mayor Kelly Owens called the meeting of July 28, 2026, to order at 7:01pm. The 
following members answered roll call: Emily Lutke, Carol Saade, Marika Page, Dick 
Carleton, Steve Gerard, Jay Beckerman, and Mayor Kelly Owens.  
 

II) APPROVAL OF MINUTES 
There were no changes or corrections to the Town Council meeting minutes of July 14, 
2026. Mayor Owens declared they would stand approved as presented. 

 
III)  APPROVAL OF AGENDA 

Town Manager Shannon Haynes stated there were no changes to the agenda.  
 
IV) COMMUNICATIONS TO COUNCIL 

A) PUBLIC COMMENT (NON-AGENDA ITEMS ONLY; 3-MINUTE TIME LIMIT) 
Mayor Owens addressed the public with updated information. She explained that the 
Highlands have not been sprayed yet this year due to limited staffing. Staff conduct two 
sprays each summer, prioritizing the highest‑need areas. The Highlands were sprayed last 
summer, but were not included in this summer’s first round. Mayor Owens confirmed 
that the Highlands will be sprayed later this year and staff will work to send 
communications to the HOAs. Mayor Owens also stated the Town works to use the least 
toxic sprays available when possible.   
 
Mayor Kelly Owens opened public comment. 
 
With no public comments, Mayor Owens closed public comment. 
 

V) DISABILITY PRIDE MONTH PROCLAMATION 
  Mayor Owens read the Proclamation into the record.  
 
VI) CONTINUED BUSINESS 

A) SECOND READING OF COUNCIL BILLS, SERIES 2026 
1)  COUNCIL BILL NO. 7, SERIES 2026 — AN ORDINANCE AMENDING TITLE 9, 
 CHAPTER 1, SECTION 5, DEFINITIONS; SECTION 9-1-19-24R, POLICY 24  
 (RELATIVE) SOCIAL COMMUNITY; SECTION 9-1-19-51A, POLICY 51 
 (ABSOLUTE) ACCESSORY DWELLING UNIT OF THE BRECKENRIDGE TOWN 
 CODE. 

Mayor Owens read the title into the record. 
 
Cliff Cross, Planner II, stated there were no changes between first and second reading and 
staff recommend approval upon second reading.  
 
Council Member Gerard moved to approve COUNCIL BILL NO. 7, SERIES 2026 — 
AN ORDINANCE AMENDING TITLE 9, CHAPTER 1, SECTION 5, DEFINITIONS; 
SECTION 9-1-19-24R, POLICY 24 (RELATIVE) SOCIAL COMMUNITY; SECTION 
9-1-19-51A, POLICY 51 (ABSOLUTE) ACCESSORY DWELLING UNIT OF THE 
BRECKENRIDGE TOWN CODE. Council Member Carleton seconded the motion.  
 
The motion passed 7-0.  
 

VII)    NEW BUSINESS 
             A)  FIRST READING OF COUNCIL BILLS, SERIES 2026  

B) RESOLUTIONS, SERIES 2026  
1) RESOLUTION NO. 14, SERIES 2026 — A RESOLUTION IMPLEMENTING A 

TEMPORARY MORATORIUM ON THE ISSUANCE OF PERMITS FOR EXTERIOR 
FIRE SUPPRESSION SYSTEMS FOR RESIDENTIAL AND COMMERCIAL 
PROPERTIES SERVED BY THE WATER UTILITY.  
Mayor Owens read the title into the record.  
 
James Phelps, Director of Public Works, introduced a resolution to adopt a six‑month 
moratorium on exterior fire suppression systems. He explained that the pause is needed to 
evaluate potential impacts on the town’s water utilities and to ensure the technology 
complies with building regulations and standards. 
 
Chief Jay Nelson of the Red, White, and Blue Fire District  emphasized the district 
supports innovation and encourages continued research into the technology. He explained 
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that the District only adopts official positions once technology has been vetted, proven to 
meet standards, and shown to comply with codes. Because this technology is so new, 
consistent national standards do not yet exist. Chief Nelson emphasized that the intent of 
the moratorium is not to discourage innovation, but to ensure new systems meet required 
standards and testing protocols. Chief Nelson welcomes collaboration with technology 
manufacturers and the building department.  
 
Philip Sweat, Deputy Building Official, stated the Building Division recommends Town 
Council approve the 6-month moratorium. 
 
Council Member Gerard asked how many systems have been installed in the county and 
whether the Town has issued any permits for an exterior fire suppression system. Sweat 
responded that only one system has been installed in the county, outside Town limits, and 
that no permit applications in relation for such systems have been submitted or are in 
progress within the Town. 
 
Sweat also outlined what may be required as part of a permit application for this type of 
system. 
 
Mayor Owens opened public comment.  
 
Dustin Ballamore, a founder and operator of one of the wildfire sprinkler systems, stated 
that the moratorium will help lead to a better product. He also recommended extending 
the moratorium to include standard irrigation systems, as they can be used in a similar 
way. 
 
Mayor Owens closed public comment. 
 
Council Member Gerard moved to approve RESOLUTION NO. 14, SERIES 2026 — A 
RESOLUTION IMPLEMENTING A TEMPORARY MORATORIUM ON THE 
ISSUANCE OF PERMITS FOR EXTERIOR FIRE SUPPRESSION SYSTEMS FOR 
RESIDENTIAL AND COMMERCIAL PROPERTIES SERVED BY THE WATER 
UTILITY. Council Member Beckerman seconded the motion.  
 
The motion passed 7-0.  

 
C) OTHER  
 

VII)  PLANNING MATTERS  
A) PLANNING COMMISSION DECISIONS  

Planning Decisions were approved as presented. 
 

IX)  REPORT OF TOWN MANAGER AND STAFF 
Deputy Town Manager Scott Reid reported that the Community Event and Animation 
Grant program is now live, and one application has been received so far. He noted that 
staff will return to Council with updates on applications submitted, approvals, and the 
status of the fund. 
 
Reid also noted Business Vitality Working Group has been initiated and the first meeting 
will be on August 4th.  
 
Town Manager Shannon Haynes stated there are tickets available for Council for two 
BCA events and Summit Foundations Wine in the Mine.  

X) REPORT OF MAYOR AND COUNCIL MEMBERS 
A)  CAST/MMC 

No update.  
 

B)  BRECKENRIDGE OPEN SPACE ADVISORY COMMISSION 
 Council Member Beckerman described a site visit to the B&B trailhead during the last 
 meeting, where commissioners reviewed the proposed placement of a double-vault toilet 
 and a potential new trail in the area known as the Rose. He also explained the matrix 
 analysis used to determine which trails are selected for construction. Council Member 
 Beckerman added that there is a desire to keep the name McCain Drive to honor the 
 previous landowner. 
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C)  BRECKENRIDGE TOURISM OFFICE 
No update. 

 
D)       BRECKENRIDGE HISTORY 

 No update.  
 

E)       BRECKENRIDGE CREATIVE ARTS 
Council Member Gerard reported that a meeting was held on the 23rd. He noted the 
group is focused on reviewing and responding to proposed BCA changes. He also shared 
that preparations for BIFA have begun, including a planned VIP opening event to meet 
the artists. BCA staff are moving forward with plans to offer 4–6 ticketed music events 
during the shoulder season at the Riverwalk Center. 
 

F)        CML ADVISORY BOARD UPDATE 
       No update.  
 

G)        SOCIAL EQUITY ADVISORY COMMISSION 
 Council Member Saade and Council Member Lutke described the success of the Vista 
 Verde community event the commissioners attended.  
 

H)       ARTS & CULTURE MASTER PLAN STEERING COMMITTE 
 No report.  
 

XI) OTHER MATTERS 
   
XII) SCHEDULED MEETINGS 

 SCHEDULED MEETINGS FOR AUGUST, SEPTEMBER, OCTOBER.  
 

XIII)  ADJOURNMENT 
With no further business to discuss, the meeting adjourned at 7:24 pm. Submitted by Mae 
Watson, Town Clerk.  

 
 
  
ATTEST:  
  
  
___________________________________ _________________________________  
Mae Watson, Town Clerk   Kelly Owens, Mayor  
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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:  Sarah Crump, AICP, Senior Planner 
Date:  August 5, 2026  (for August 11, 2026 Council meeting) 
Subject: Town Code Amendments Related to Exterior Food & Beverage Employee Housing Mitigation and 

Riverwalk Special Area (First 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 
Town Planning staff recommends Town Council adopt code amendments to eliminate exterior food and 
beverage areas from employee housing impact mitigation requirements townwide to reduce barriers and 
encourage businesses to improve and activate outdoor spaces. Staff also recommends adopting code 
amendments that would provide incentives for properties within the Riverwalk Special Area to make private 
improvements along the Riverwalk, such as allowing additional signage, revising existing density bonuses to 
make them more implementable, incorporating commercial storage, and allowing solid fencing for screening. 
Adoption of the proposed code amendments are meant to enhance the Riverwalk Special Area by incentivizing 
Riverwalk-compatible improvements on private property. Amended code language is provided in the attached 
bill for Town Council consideration on first reading. 
 
Background 
In 2005, an incentive program was adopted for the “Riverwalk Special Area”, defined as the area bounded by 
Ski Hill Road to the north, Park Avenue to the south, Main Street on the east, and the Blue River on the west. 
The incentives are outlined in Policy 37/A Special Areas of the Development Code and provide waived 
parking requirements and possible density bonuses in exchange for the development of “Riverwalk 
compatible improvements”. As written, the program is somewhat complicated and has not proven very 
effective. Staff believes only one property has used this code provision to construct Riverwalk-compatible 
improvements since the program’s inception in 2005.  
 
At previous work sessions on October 28, 2025, April 14, and May 26, 2026, Town Council directed Planning 
staff to revise Policy 37, draft additional Riverwalk Special Area incentives, and further consider incentives that 
should be expanded and allowed for businesses townwide and/or which could apply specifically to the 
Riverwalk Special Area. Planning staff recommended that Council consider eliminating exterior food and 
beverage areas from employee housing impact mitigation townwide. Planning also recommended that incentive 
proposals for additional signage, revising the allowed Riverwalk Special Area density bonuses to incorporate 
commercial storage, and solid fencing for screening be considered specifically for the Riverwalk Special Area. 
These incentives were drafted with the help of input from business and property owners within the Riverwalk 
Special Area who commented on what might work best to help activate the corridor and encourage 
improvements in this area. 
 
Proposed Code Amendments 
Townwide: 

• Exterior food and beverage areas  
The Town has not seen the development of any new or expanded exterior food and beverage areas 
since exterior food and beverage areas were added to the commercial uses for which employee 
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housing impact mitigation is required. To encourage outdoor activation and improvements, exterior food 
and beverage areas are removed from Policy 24 employee housing impact mitigation requirements 
townwide. 
 

Specific to the Riverwalk Special Area:  
• Additional signage 

The sign code is amended to allow for additional signage on commercial properties that front both Main 
Street and the Riverwalk Special Area. Code changes also allow for an additional menu display box. 

 
• Fencing for rear storage screening 

Fencing designs specific to screening commercial storage areas were added for the Riverwalk Special 
Area. Solid fencing that must comply with the material requirements of the Handbook of Design 
Standards for the Historic and Conservation Districts is allowed up to 6 feet tall and 15 feet in total 
length. The fencing does not have to be linear and can be “L” shaped, not following the property lines, 
to provide the best screening.  

 
• Revised density and special area requirements under Policy 37 

Policy 37 is revised to make the section clearer and easier for business and property owners to 
implement by removing unclear definitions of “leasable” and “non-leasable floor area” and “other 
Riverwalk Compatible improvements” that limited taking advantage of an existing small density bonus. 
The allowed one-time density bonus for Riverwalk-compatible improvements is clarified, and a small 
additional density bonus of 200 square feet was added for rear storage sheds meant to contain 
commercial storage. 
 

Public outreach/engagement 
Planning staff conducted an information gathering session on November 20, 2025 with approximately ten local 
entrepreneurs and property owners who operate within the Riverwalk Special Area. At this session, the most 
consistent feedback was in favor of eliminating employee housing impact mitigation with many participants 
stating that business expansion, especially for changes of use and outdoor dining, was cost-prohibitive when 
the cost of this policy was factored in, often costing much more than the improvements. Staff has been in 
communication with participants of the November 20th session with periodic updates regarding progress toward 
making code changes related to the Riverwalk Special Area. Planning continues to receive support from 
business owners who desire to see the Town move in this incentive-based direction that would activate the 
Riverwalk Special Area and eliminate some barriers to business expansion. A separate Business Vitality Work 
Group, an informal group comprised of local business owners throughout Town, met for the first time on August 
4, 2026. This workgroup expressed full support for removing exterior food and beverage employee housing 
mitigation requirements, citing the same concerns as business owners from the Riverwalk Special Area group.  
 
Financial Implications 
If exterior food and beverage areas are removed from employee housing impact mitigation requirements, the 
Town would no longer collect fees associated with these requirements. No fees or employee housing mitigation 
for exterior food and beverage areas have been paid to date. Otherwise, improvements on private property 
would be the financial responsibility of the private property owner or applicant. 
 
Equity Lens 
Related to the Town’s Equity Blueprint and corresponding Equity Lens, any code amendments to Chapter 1, 
Development Code Policies 24/A, 37/A, 47/A, and Chapter 15, Signs on Private Property, would be neutral as 
they would apply to all private property owners within the Riverwalk Special Area. Future improvements 
incentivized by these code amendments would benefit visitors and residents alike.  
 
Staff Recommendation 
Staff recommends Town Council adopt the proposed code amendments on first reading. The bill for first reading 
is attached. Staff will be available for any questions. 
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1 
 

COUNCIL BILL NO. ___ 1 
 2 

Series 2026 3 
 4 

Additions To The Current Breckenridge Town Code Are 5 
Indicated By Bold + Double Underline; Deletions By Strikeout 6 

 7 
AN ORDINANCE AMENDING TITLE 9, CHAPTER 1, POLICY 24 (ABSOLUTE) 8 
THE SOCIAL COMMUNITY, REGARDING EMPLOYEE HOUSING IMPACT 9 
MITIGATION FOR EXTERIOR FOOD AND BEVERAGE AREAS, POLICY 37 10 
(ABSOLUTE) SPECIAL AREAS, REGARDING RIVERWALK COMPATIBLE 11 
IMPROVEMENTS, POLICY 47 (ABSOLUTE) FENCES, GATES AND GATEWAY 12 
ENTRANCE MONUMENTS, REGARDING FENCES WITHIN THE RIVERWALK 13 
SPECIAL AREA, AND CHAPTER 15, SIGNS ON PRIVATE PROPERTY, 14 
REGARDING SIGNAGE WITHIN THE RIVERWALK SPECIAL AREA, OF THE 15 
BRECKENRIDGE TOWN CODE. 16 
 17 
WHEREAS, in an effort to ensure that business development contributed towards 18 
the critical employee housing needs that the Town of Breckenridge was and is 19 
addressing through its local workforce housing programs, the Town of 20 
Breckenridge previously implemented employee housing impact mitigation 21 
requirements on all development activities occurring within the Town; and 22 
 23 
WHEREAS, the Town of Breckenridge has evaluated the employee housing 24 
impact mitigation requirements for, specifically, exterior food and beverage areas 25 
and finds that, when applied to exterior food and beverage areas, the employee 26 
housing impact mitigation policy creates unintended consequences for local 27 
business development including slowing or impeding business development and 28 
expansion, limiting commercial improvements townwide, and discouraging 29 
activated spaces along the Riverwalk; and 30 
 31 
WHEREAS, the Town Council finds that the intended benefit of the policy in 32 
offsetting the employees generated by this type of commercial redevelopment is 33 
presently outweighed by the unintended consequences of making business 34 
development more challenging in the context of creating new exterior food and 35 
beverage areas; and 36 
 37 
WHEREAS, Council and Community goals of the Town of Breckenridge include 38 
delivering a balanced, year-round economy and a hometown feel and authentic 39 
character, initiatives to which local business development is paramount; and 40 
 41 
WHEREAS, the Town Council desires to amend the policy to remove the 42 
requirement for employee housing mitigation for businesses seeking to add new 43 
or expand commercial exterior food and beverage areas, as well as incorporate 44 
additional business incentives to construct Riverwalk compatible improvements to 45 
further incentivize activation of the Riverwalk Special Area.  46 
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 1 
NOW, THEREFORE, BE IT ORDAINED BY THE TOWN COUNCIL OF THE 2 

TOWN OF BRECKENRIDGE, COLORADO: 3 
 4 

Section 1.   That section 9-1-19-24A: POLICY 24 (ABSOLUTE) THE SOCIAL 5 
COMMUNITY, SECTION C, be amended by deleting the language stricken and adding 6 
the language underlined to read as follows: 7 
 8 
C. Employee Generation and Mitigation Rates: 9 

1. The "Employee Generation Rates by Type of Use Table," below, shall be applied to 10 
each type of use listed in subsection B2 of this section. For any use not listed, the 11 
director shall determine the applicable employee generation rate by consulting the 12 
town's then-current current nexus study. 13 

Employee Generation Rates by Type of Use Table 14 

Type of Use Employee Generation Rate 

Restaurant – Food Service 
 

Fast food/counter service 3.26 employees per 1,000 
square feet 

Sit down/table service – outdoor space up to 25% of 
indoor size* 

8.34 employees per 1,000 
square feet 

Sit down/table service – outdoor space greater than 
25% of indoor size* 

12.78 employees per 1,000 
square feet 

Outdoor additions** 4.44 employees per 1,000 
square feet 

Taphouse/Brewery/Bar (without food service) 2.73 employees per 1,000 
square feet 

Health and Wellness (e.g. yoga, fitness, gym, physical 
therapy) 

3.41 employees per 1,000 
square feet 

Personal Service (e.g. salon, spa, nailcare, skincare) 5.54 employees per 1,000 
square feet 

Retail 2.95 employees per 1,000 
square feet 
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Office 6.26 employees per 1,000 
square feet 

Hospitality (e.g. condominium/hotel, divisible unit, 
hotel/lodging/inn, timeshare interests) 

0.23 employees per 
room/unit/divisible unit 

*Rate applied to indoor square footage only. 1 

**Rate applied only if previous outdoor space was less than or equal to twenty-2 
five percent (25%) of indoor size. 3 

 4 

Section 2.   That section 9-1-19-37A: POLICY 37 (ABSOLUTE) SPECIAL 5 
AREAS, be amended by deleting the language stricken and adding the language 6 
underlined to read as follows:  7 

Blue River: An applicant whose project is adjacent to, or separated by only an 8 
alley from, the Blue River shall comply with the following special conditions: 9 

A. Applicant Participation In Riverwalk Area Improvements: An applicant whose project 10 
is within the "Riverwalk" area as defined below shall participate in the construction of 11 
those improvements set forth in the "Riverwalk improvement plan", as amended from 12 
time to time, or shall participate in any Improvement District established by the town to 13 
develop the Blue River corridor. (Ord. 18, Series 2005) 14 

1. Definitions: As used in this subsection A: 15 

OTHER RIVERWALK IMPROVEMENTS: An improvement constructed on private 16 
property within the Riverwalk which is not a Riverwalk compatible improvement. 17 
 18 
RIVERWALK: The area bounded by Ski Hill Road on the north, South Park Avenue on 19 
the south, Main Street on the east and the easterly bank of the Blue River on the west 20 
where the town has constructed or intends to construct public improvements in order to 21 
make the area more attractive for use by the residents of, and visitors to the town. 22 
 23 
RIVERWALK COMPATIBLE IMPROVEMENT: An improvement constructed on private 24 
property which is necessary or useful in order to provide greater visibility of or 25 
pedestrian access to the Riverwalk, and which helps a building to achieve a functional 26 
and aesthetic compatibility with the Riverwalk. Examples include, without limitation, a 27 
rear entry improvement, such as a porch; door; vestibule; window; landscaping; outdoor 28 
seating area or public gathering place, such as a deck or patio; or other decorative 29 
features consistent with design policies appropriate for the area.  30 
 31 
2. Limitation Concerning On Site Parking: An applicant for a project with an existing 32 
commercial use may not locate new or additional parking on site. 33 
 34 
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3. Credit For Voluntarily Abandoned Parking Spaces: The parking requirement for any 1 
property within this area will be reduced to the extent of the number of functional 2 
parking spaces voluntarily abandoned by the property owner. 3 
 4 
4. Parking Requirement For Riverwalk Compatible Improvement: No additional parking 5 
shall be required as a result of the construction of a Riverwalk compatible improvement. 6 
 7 
5. Loss Of Parking Space Resulting From Construction Of Riverwalk Compatible 8 
Improvement: Where an applicant can demonstrate that one or more functional parking 9 
spaces could have been provided on land which has been used for the construction of a 10 
Riverwalk compatible improvement, the town shall waive the parking requirement for the 11 
number of functional parking spaces which were lost as a result of the construction of 12 
such Riverwalk compatible improvement. 13 
 14 
6. Development Agreement For Density Bonus: Notwithstanding anything 15 
contained in this chapter, the town council may, by development agreement, 16 
authorize the planning commission to review and approve (subject to compliance 17 
with all other applicable development policies of the town) a development permit 18 
containing a density bonus for qualifying development occurring within the 19 
Riverwalk under the following circumstances. The provisions of chapter 9 of this 20 
title shall apply to any application for a development agreement submitted under 21 
this subsection A(6); provided, however, that no application fee normally required 22 
under section 9-9-8 of this title shall be required to be submitted in connection 23 
with such application. 24 

B. Construction Of A Riverwalk Compatible Improvement: 25 

1. The provisions of this subsection B shall apply only to commercial development. 26 
 27 
2. The provisions of this subsection B shall apply only to an application for a 28 
development permit to construct a Riverwalk compatible improvement for nonleasable 29 
floor area which could not otherwise be approved because the site of the proposed 30 
development: a) is over the allowed aboveground density and overall density/mass 31 
allowed by section 9-1-19-5A, "Policy 5 (Absolute) Architectural Compatibility" 9-1-32 
19-3A, “Policy 3 (Absolute) Density/Intensity”, of this chapter as of May 1, 2005, or 33 
b) lacks sufficient remaining aboveground density to allow for the construction of the 34 
proposed Riverwalk compatible improvement. 35 
 36 
3. Subject to the other provisions of this subsection B, an a one-time aboveground 37 
density bonus of 200 square feet or 20 percent of total density, whichever amount 38 
is smaller, for nonleasable floor area may be allowed for the construction of a 39 
Riverwalk compatible improvement. 40 
 41 
4. For the density bonus described in subsection B(3) of this section to be 42 
allowed, an applicant shall demonstrate that: a) there are no Riverwalk 43 
compatible improvements already located on the property, or b) if there are 44 
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5 
 

existing Riverwalk compatible improvements on the property, 1) such 1 
improvements are insufficient to provide adequate visibility of or pedestrian 2 
access to the Riverwalk, or to adequately allow the building to achieve a 3 
functional and aesthetic compatibility with the Riverwalk; and 2) the construction 4 
of the proposed Riverwalk compatible improvement is necessary in order to 5 
provide greater visibility of or pedestrian access to the Riverwalk, and to help the 6 
building achieve a functional and aesthetic compatibility with the Riverwalk. 7 
 8 
5. The amount of any aboveground density bonus for nonleasable floor area 9 
granted pursuant to this subsection B shall be limited to the amount of density 10 
needed to create a functional Riverwalk compatible improvement as determined 11 
by the town council. 12 

C. Construction Of Other Riverwalk Improvement: 13 

1. The provisions of this subsection C shall apply only to commercial 14 
development. 15 

2. Within the Riverwalk, the town may allow the construction of additional 16 
density for leasable floor area that is not a Riverwalk compatible improvement, 17 
subject to the following conditions: 18 

a. Such additional density for leasable floor area shall be approved only in 19 
connection with the concurrent approval of a new Riverwalk compatible 20 
improvement; 21 
 22 
b. Such additional density shall be allowed only if the Riverwalk compatible 23 
improvement is constructed concurrently with or prior to the construction of 24 
such additional density; and 25 
 26 
c. The applicant must provide a substantial public benefit to the town in 27 
connection with the approval of such additional density. Such public benefit must 28 
be contained on the property upon which the additional density will be 29 
developed, and shall, in the judgment of the town council, significantly further the 30 
town's established goals for the development of the Riverwalk. An example of an 31 
acceptable public benefit shall include, without limitation, the granting of a 32 
nonexclusive public easement for use of private property to the town for 33 
Riverwalk compatible improvements in addition to the pedestrian easement to 34 
allow for public ingress and egress for the Riverwalk. Any such easement shall 35 
be subject to the approval of the town attorney. Public benefits provided under 36 
this subsection C(2)c, may, in the discretion of the town council, suffice for the 37 
commitments described in section 9-9-4 of this title. 38 
 39 
d. The amount of additional density allowed under this subsection C(2) for the 40 
construction of an improvement that is not a Riverwalk compatible improvement 41 
shall not exceed the amount of density allowed on the property under the land 42 
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use guidelines, and shall be roughly proportional to the public benefit provided 1 
by the applicant as determined by the town council; and 2 
 3 
DC. Compliance With Other Development Policies: Except as expressly provided 4 
above, an applicant whose project is subject to the provisions of subsection C B of this 5 
section shall also be required to comply with all other applicable development policies of 6 
this code and the town's historic district guidelines. However, the town may waive the 7 
connector element requirement when warranted in light of all other relevant aspects of 8 
the proposed development.  9 
 10 
D. Commercial developments within the Riverwalk Special Area shall be allowed a 11 
one-time density bonus, in addition to the density bonus contemplated in Section 12 
B., of no more than 200 square feet for the construction of a rear storage shed for 13 
concealing commercial storage on the property adjacent to the Blue River. Such 14 
storage sheds shall be subject to the applicable Handbook of Design Standards 15 
for the Historic and Conservation District. Storage sheds should only be used to 16 
substantially reduce the visible exterior storage of commercial items and clutter 17 
to the benefit of the Riverwalk Special Area. Properties which take advantage of 18 
this density bonus shall be expected to store the majority of items out of view of 19 
the Riverwalk. Failure to utilize the storage sheds allowed under this section 20 
consistent with the intent stated herein shall be grounds for revocation of the 21 
shed development permit.  22 
 23 

Section 3.   That section 9-1-19-47A: POLICY 47 (ABSOLUTE) FENCES, 24 
GATES AND GATEWAY ENTRANCE MONUMENTS, SECTION B, be amended by 25 
deleting the language stricken and adding the language underlined to read as follows:  26 
 27 
B. Within The Conservation District: Fences within the Conservation District shall be 28 
reviewed under the criteria of the "Handbook of Design Standards for the Historic and 29 
Conservation District". Where fences are required by law and the proposed fence 30 
design does not meet the handbook of design standards, the Planning Commission may 31 
approve an alternate design if all of the following required criteria are met: 1) the project 32 
as a whole is in substantial compliance with the "Handbook of Design Standards for the 33 
Historic and Conservation Districts"; 2) the alternate fence design does not have a 34 
significant negative aesthetic impact on the development and it complies as much as 35 
feasible with the handbook of design standards; 3) a fence design that meets the 36 
"Handbook of Design Standards for the Historic and Conservation Districts" could not 37 
meet the design required by law.; 4) the fence is within the Riverwalk Special Area 38 
of the Conservation District. Fences within the Riverwalk Special Area that do not 39 
meet the Standards for the Historic and Conservation Districts shall be allowed 40 
only along the portion of the property facing the Blue River for the purpose of 41 
screening commercial outdoor storage areas. Such screening fences shall not 42 
exceed 6 feet in height or 15 feet in total length, may be solid, and shall be 43 
constructed of metal, wood, or wood-look materials in a design compatible with 44 
the Conservation District. Such screening fences may be installed at or interior to 45 
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the property line, and may be “L” shaped or non-linear, to provide the most 1 
effective screening from the Riverwalk Special Area. 2 
 3 
 4 

Section 4. That section 9-15-5: SIGNS ON PRIVATE PROPERTIES, 5 
DEFINITIONS, be amended by deleting the language stricken and adding the language 6 
underlined to read as follows: 7 
 8 
BUILDING FRONTAGE: The length of a building facing a street or alley, Riverwalk 9 
Special Area, or, where a mall exists, building frontage means that portion of the mall 10 
that is parallel to the street. In the case of a corner lot, the building frontage may be 11 
either of the street frontages, but not both, at the option of the property owner. Where a 12 
property is tandem with another lot and has no frontage on a public street, the adjacent 13 
tandem property shall be disregarded, and the building frontage means the façade of 14 
the building nearest the public street. A depiction of building frontage is as follows: 15 

 16 
Section 5. That section 9-15-15: SIGNS ON COMMERCIAL PROPERTIES, 17 

SECTION H. be amended by deleting the language stricken and adding the language 18 
underlined to read as follows: 19 
 20 
H. Display Boxes: Each restaurant, bar, or lounge may have one display box sign. If the 21 
size of the display box is 2 square feet or less the display box shall not count against 22 
the allowable sign area. If the size of the display box exceeds 2 square feet, the area of 23 
the display box in excess of 2 square feet counts against the allowable sign area. 24 
Where a building has two (2) frontages, such as within the Riverwalk Special 25 
Area, a restaurant, bar, or similar may have a display box sign at both frontages. 26 
 27 
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Section 6. Except as specifically amended hereby, the Breckenridge Town 1 
Code, and the various secondary codes adopted by reference therein, shall continue in 2 
full force and effect. 3 
 4 
 Section 7. The Town Council hereby finds, determines, and declares that it has 5 
the power to adopt this ordinance pursuant to the provisions of: (i) Section 31-35-402, 6 
C.R.S.; (ii) Article XIII of the Town Charter; and (iii) the powers possessed by home rule 7 
municipalities in Colorado. 8 
 9 
 Section 8. The Town Council hereby finds, determines, and declares this 10 
ordinance to be in the best interest and preservation of the public health, safety, and 11 
welfare. 12 
 13 

Section 9. This ordinance shall be published and become effective as provided 14 
by Section 5.9 of the Breckenridge Town Charter. 15 
 16 

 INTRODUCED, READ ON FIRST READING, APPROVED AND ORDERED 17 

PUBLISHED IN FULL this ____ day of _____, 2026.  A Public Hearing shall be held at 18 

the regular meeting of the Town Council of the Town of Breckenridge, Colorado on the 19 

___ day of ____, 2026, at 7:00 P.M., or as soon thereafter as possible in the Municipal 20 

Building of the Town. 21 

 22 
TOWN OF BRECKENRIDGE, a Colorado 23 

     municipal corporation 24 
 25 
 26 
 27 
          By: ______________________________ 28 
     Kelly Owens, Mayor 29 
 30 
ATTEST: 31 
 32 
 33 
 34 
_________________________ 35 
Mae Watson,  36 
Town Clerk 37 
 38 
 39 
APPROVED AS TO FORM: 40 
_______________________ 41 
Town Attorney 42 
 43 
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Memo                                         
To:  Breckenridge Town Council  
From:  Mark Truckey, Community Development Director and Sarah Crump, Senior Planner 
Date:  August 5, 2026 (for the August 12, 2026 meeting) 
Subject:  TDR Density Sunset Covenant for Highlands Riverfront Subdivision and Miller Flats 

Condominiums (Resolution) 

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 Town has a bank of transferable development rights (TDRs) or density that may be transferred to 
qualifying receiving sites for the construction of workforce housing. The Second Amended and Restated 
Annexation Agreement of the Braddock-Miller Subdivision, recorded with the Summit County Clerk and 
Recorder at Reception No. 1023515, instructs that the Town will transfer up to 100 single family equivalents 
(SFEs) of density for the construction of workforce housing units to the Braddock-Miller Subdivision, now 
known as the Highlands Riverfront Subdivision and Miller Flats Condominiums. The Highlands Riverfront 
Subdivision (previously the Braddock-Miller Subdivision) was approved by the Town Council on May 25, 2021 
and Miller Flats Condominiums were approved by Town Council on August 27, 2024. Eleven duplex 
structures and 22 one-bedroom units of workforce housing equating to 22.51 SFEs, are currently completed 
or under final construction at these sites.  Per Town Code and adopted policies, density must be transferred 
to the property to account for the density associated with workforce housing within the Braddock-Miller Master 
Plan.  
 
Attached are a resolution and a density sunset covenant that will extinguish density the Town currently holds 
on the F Lot to account for the deed restricted housing at Highlands Riverfront and Miller Flats Condominiums. 
After this density covenant is executed, a remainder of 92.15 SFEs of density will exist on F Lot. Of these 
remaining SFEs, 22.44 SFEs are attributed to the existing Riverwalk Performance Center. 

 
Background  
The Joint Upper Blue Master Plan (JUBMP) provides policy direction on several land use issues in the Upper 
Blue Basin. The JUBMP was adopted by the towns of Breckenridge and Blue River and Summit County. One 
of the major policy discussions that occurred in the 2011 update to the JUBMP was density for affordable 
housing. A policy related to this issue requires the Town of Breckenridge to extinguish density it owns to 
account for density in new affordable housing projects. 
 
On January 28, 2020, the Council adopted an ordinance amending the Town’s Development Code as follows: 

 
E. Density For Employee Housing Projects: When new employee housing projects are developed 

within the corporate limits of the Town, the Town government may, in its sole discretion, transfer 
density it owns to the employee housing project at a one to one (1:1) ratio (i.e., transfer 1 
development right for every 1 employee housing project units permitted to be built). 

 
Public outreach/engagement 

   None 
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Financial Implications 
   None 
 

Equity Lens 
The Town’s TDR program for workforce housing allows for the construction of attainable workforce 
housing, creating a more economically diverse local community comprised of workers and community 
members that span across the income spectrum who are able to live where they work. This specific 
workforce housing project focuses on middle-income earners achieving 100-150 percent of the area 
median income. 

Staff Recommendation 
The Council is asked to review the attached resolution and density sunset covenant, provide any additional 
direction or revisions regarding the documents, and then take action to adopt the attached resolution. In 
addition to this legislative action, staff will provide further detail of the Town’s workforce housing TDR program 
and existing Town owned available density during the Planning Matters portion of the work session. Staff 
would like the opportunity to provide a TDR overview and address some TDR questions during that work 
session that relate to how TDR transfer ratios may be addressed for workforce housing projects in the 
Comprehensive Plan Revisions.  
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 1 
 RESOLUTION NO. _________ 2 

 3 
SERIES 2026 4 

 5 
A RESOLUTION AUTHORIZING THE EXECUTION AND RECORDING OF A  6 

 DENSITY SUNSET COVENANT 7 
(Highlands Riverfront Subdivision and Miller Flats Condominiums Workforce Housing) 8 

 9 
WHEREAS, pursuant to policies set forth in the Joint Upper Blue Master Plan, and in 10 

accordance with Section E of Policy 3(Absolute) (Density/Intensity) of Section 9-1-19 of the 11 
Breckenridge Town Code, the Town is required to transfer density it owns to approved 12 
attainable workforce housing projects at a 1:1 ratio (i.e., transfer one development right for 13 
every one attainable workforce housing development right permitted to be built); and 14 

WHEREAS, Breckenridge Lands, LLC is developing a workforce housing project known 15 
as the “Highlands Riverfront Subdivision” and “Miller Flats Condominiums”; and 16 

WHEREAS, the Second Amended and Restated Annexation Agreement of the 17 
Braddock-Miller Subdivision, recorded with the Summit County Clerk and Recorder at Reception 18 
No. 1023515, instructs that the Town will transfer up to 100 single family equivalents (“SFEs”) of 19 
density for the construction of workforce housing units to the Braddock-Miller Subdivision, now 20 
known as the Highlands Riverfront Subdivision and Miller Flats Condominiums; and 21 

WHEREAS, the Town Council finds and determines it is therefore necessary and 22 
appropriate to extinguish twenty-two and fifty-one one-hundredths (22.51) SFEs of density from 23 
the Town’s “F Lot” property in order to account for the workforce housing density being 24 
constructed at the “Highlands Riverfront Subdivision” and “Miller Flats Condominiums”; and 25 

WHEREAS, a proposed “Density Sunset Covenant” have been prepared by the Town 26 
Attorney, a copy of which is marked Exhibit “A”, attached hereto and incorporated herein by 27 
reference; and 28 

WHEREAS, the proposed Density Sunset Covenant permanently extinguishes a total of 29 
twenty-two and fifty-one one-hundredths (22.51) SFEs of density previously allocated to the 30 
Town’s F Lot property in order to account for the density that is being used to construct 31 
workforce housing in “Highlands Riverfront Subdivision” and “Miller Flats Condominiums”; and 32 

WHEREAS, the Town Council has reviewed the proposed Density Sunset Covenant, 33 
and finds and determines that it should be approved. 34 

 35 
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NOW, THEREFORE, BE IT RESOLVED BY THE TOWN COUNCIL OF THE TOWN OF 1 
BRECKENRIDGE, COLORADO, as follows: 2 

Section 1.  The Density Sunset Covenant that is attached as Exhibit “A” to this resolution 3 
is approved, and the Town Manager is authorized, empowered, and directed to sign such 4 
documents for and on behalf of the Town. After it is signed, the approved Density Sunset 5 
Covenant shall be recorded in the real property records of the Clerk and Recorder of Summit 6 
County, Colorado in order to give record notice that the Town has accounted for the density that 7 
was used to construct the workforce housing at “Highlands Riverfront Subdivision” and “Miller 8 
Flats Condominiums”. 9 

Section 2.  This resolution is effective upon adoption. 10 

RESOLUTION APPROVED AND ADOPTED this ___ day of ___, 2026. 11 
 12 
     TOWN OF BRECKENRIDGE 13 
 14 
 15 
 16 
     By: ________________________________ 17 
            Kelly Owens, Mayor 18 
 19 
ATTEST: 20 
 21 
 22 
_______________________ 23 
Mae Watson,  24 
Town Clerk 25 
 26 
APPROVED IN FORM 27 
 28 
 29 
_______________________ 30 
Town Attorney  Date 31 
 32 
 33 
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DENSITY SUNSET COVENANT  
 
 Page 1 of 3 

EXHIBIT A 1 
 2 

DENSITY SUNSET COVENANT  3 
          4 
 This Covenant (“Covenant”) is made ______________________, 2026 by the TOWN OF 5 
BRECKENRIDGE, a Colorado municipal corporation (“Town”). 6 
 7 
 WHEREAS, Town owns the following described real property situate in the Town of 8 
Breckenridge, Summit County, Colorado: 9 
   10 
 Tract F Four Seasons of Breckenridge Village Filing No. 2 (LKA Part of Tract F) 11 
 12 

(“Town’s Property”) 13 
; and 14 
 15 
 WHEREAS, the Town’s Property is commonly known as the Town’s “F Lot” property; 16 
and 17 
 18 

WHEREAS, pursuant to policies set forth in the Joint Upper Blue Master Plan, and in 19 
accordance with Section E of Policy 3(Absolute) (Density/Intensity) of Section 9-1-19 of the 20 
Breckenridge Town Code, the Town is required to transfer density it owns to attainable workforce 21 
housing projects at a 1:1 ratio (i.e., transfer one development right for every one attainable 22 
workforce housing development right permitted to be built); and 23 

 24 
WHEREAS, Breckenridge Lands, LLC is developing a project that includes attainable 25 

workforce housing units known as the “Highlands Riverfront Subdivision” and “Miller Flats 26 
Condominiums”; and  27 

 28 
WHEREAS, the Second Amended and Restated Annexation Agreement of the Braddock-29 

Miller Subdivision, recorded with the Summit County Clerk and Recorder at Reception No. 30 
1023515, instructs that the Town will transfer up to 100 single family equivalents (“SFEs”) of 31 
density for the construction of workforce housing units to the Braddock-Miller Subdivision, now 32 
known as the “Highlands Riverfront Subdivision” and “Miller Flats Condominiums”; and 33 

 34 
WHEREAS, the Town Council finds and determines it is therefore necessary and 35 

appropriate to extinguish twenty-two and fifty-one one-hundredths (22.51) SFEs of density from 36 
the Town’s “F Lot” property in order to account for the density being constructed at the “Highlands 37 
Riverfront Subdivision” and “Miller Flats Condominiums”.   38 

 39 
NOW, THEREFORE, Town agrees as follows: 40 
 41 

1. Extinguishment of Density. Twenty-two and fifty-one one-hundredths (22.51) single 42 
family equivalents of density previously allocated to Town’s Property are forever 43 
extinguished. Following the execution of this Covenant, there will be ninety-two and 44 
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fifteen one-hundredths (92.15) SFEs of density remaining on the Town’s Property, of 1 
which twenty-two and sixty-nine one-hundredths (22.69) SFEs are currently assigned to 2 
the existing Riverwalk Center building.   3 

 4 
2. Recording; Covenant to Run With Land. This Covenant shall be placed of record in the 5 

real property records of Summit County, Colorado, and the covenants contained herein 6 
shall run with the land and shall bind the Town and all subsequent owners of Town’s 7 
Property, or any interest therein. 8 

 9 
3. Town’s Acknowledgment of Covenant Validity. Town agrees that any and all requirements 10 

of the laws of the State of Colorado to be satisfied in order for the provisions of this 11 
Covenant to constitute a restrictive covenant running with the land shall be deemed to be 12 
satisfied in full, and that any requirements of privity of estate are intended to be satisfied, 13 
or, in the alternative, that an equitable servitude has been created to insure that the covenant 14 
herein contained shall run with the land. This covenant shall survive and be effective as to 15 
successors and/or assigns of all or any portion of Town’s Property, regardless of whether 16 
such contract, deed or other instrument hereafter executed conveying Town’s Property or 17 
portion thereof provides that such conveyance is subject to this Covenant. 18 

 19 
4. Authorization By Resolution. The execution and recording of this Covenant was 20 

authorized by Town of Breckenridge Resolution No.  ____, Series 2026, adopted August 21 
11, 2026. 22 

 23 
       24 

25 
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TOWN OF BRECKENRIDGE, a Colorado 1 
      municipal corporation 2 
 3 
 4 
                     5 
      By:____________________________________  6 
             Shannon B. Haynes, Town Manager 7 
 8 
ATTEST: 9 
 10 
 11 
 12 
__________________________ 13 
Mae Watson, 14 
Town Clerk 15 
     16 
 17 
STATE OF COLORADO ) 18 
    ) ss. 19 
COUNTY OF SUMMIT )  20 
 21 
 The foregoing instrument was acknowledged before me this _____ day of 22 
_______________________, 2026, by Shannon B. Haynes, Town Manager of the Town of 23 
Breckenridge, a Colorado municipal corporation. 24 
 25 
 WITNESS my hand and official seal. 26 
 27 
 My commission expires:  _____________________. 28 
 29 
 30 
      ___________________________________ 31 
      Notary Public 32 
 33 
 34 
 35 
 36 
 37 
 38 
 39 
 40 
 41 
 42 
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Memo                                         
To:  Breckenridge Town Council 

From:  Mark Truckey, Director of Community Development 

 Date: August 5, 2026 

Subject: Planning Commission Decisions of the August 4, 2026 Meeting 

DECISIONS FROM THE PLANNING COMMISSION MEETING, August 4, 2026: 
 
CLASS A APPLICATIONS: None. 

 
CLASS B APPLICATIONS: None. 
 
CLASS C APPLICATIONS: None. 
 
TOWN PROJECT HEARINGS: None. 

 
OTHER: None. 
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Town of Breckenridge  Date 08/04/2026 
Planning Commission Regular Meeting  Page 1 
 
PLANNING COMMISSION MEETING 

The regular meeting was called to order at 5:30 p.m. by Chair Propper. 

ROLL CALL 
Mike Giller absent Mark Leas      Matt Smith   Allen Frechter remote 
Ethan Guerra   Elaine Gort     Susan Propper  
 
APPROVAL OF MINUTES 
With no changes, the July 21, 2026 minutes were approved. 
 
APPROVAL OF AGENDA 
With no changes, the August 4, 2026 Planning Commission agenda was approved. 
 
PUBLIC COMMENT ON HISTORIC PRESERVATION ISSUES: 

• None. 
 
WORK SESSIONS: 
1. Comprehensive Plan Strategic Growth and Underutilized Parcels Density Analysis 

Mr. Cross again presented the Comprehensive Plan strategic growth and underutilized parcels 
analysis, this time focusing on comparing density guidance with existing development patterns. 

 
Commissioner Questions / Comments: 
 
Mr. Leas:  The existing density near and on the Breck Elementary site is greater than what is 

allowed currently. Would the existing Breck Elementary density be allowed to continue if 
it were redeveloped? (Mr. Cross: Yes and no. We would want to be sympathetic to the 
nearby Historic District ramping up density from north to south.) (Mr. Kulick: This site is 
outside the Historic and Conservation Districts; at this time, future development would 
not need to comply with the Historic District standards.) 

Mr. Smith:  For this Breck Elementary lot would we need to consider the parcel as a whole or could it 
be divided? (Mr. Kulick: Certainly this area could be further subdivided in the future. To 
be clear the School District controls this parcel and the Town does not have any 
controlling interest. The exercise tonight is purely illustrative.)  

Ms. Gort:  What is the purpose of evaluating and refining the Top 30? (Mr. Cross: We are going to 
continue to refine and polish these parcels. Thirty was an arbitrary goal point to break up 
the data to be digestible.) What is the purpose of creating the Top 30? (Mr. Cross: The 
Comprehensive Plan will incorporate policies and guidance as to how to approach 
developing the identified top parcels.) (Mr. Kulick: This mapping exercise is a mandate 
by the State to identify opportunities to provide potential housing and accommodate 
growth. As a community, Breckenridge has been proactive at producing workforce 
housing. We have this list and now we are considering each parcel through the human 
lens of feasibility.) 

Mr. Guerra:  We’re only identifying lots that have potential for development. It doesn’t mean they will 
be developed in the future. 

Ms. Gort:  The core of Breckenridge has become less local and it would be nice to bring locals back 
to our downtown. 

Mr. Smith:  A lot of these identified parcels are parking lots. Would the loss of parking be a 
consideration for these parcels? (Mr. Cross: The Town is completing a parking study 
currently and that information will be incorporated into this analysis. We currently have a 
large parking garage that sits empty.) 
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Mr. Guerra:  We don’t have a parking problem in Breckenridge. We have the perception of a parking 

problem.  
Mr. Smith:  As Americans, we prefer smaller parking lots with shorter walks instead of large, 

centralized parking reservoirs.  
Mr. Frechter:  There are some parking lots that are redundant but others that are necessary. I don’t see 

the issue as distance but rather it is cumbersome to get in and out of the garage on a busy 
day. 

Mr. Cross:  Vail, for example, operates with two parking garages and everyone walks through the 
Villages. Could Breckenridge benefit from a similar model? 

Mr. Kulick:  We can look at this with nuance. It is not the case that all the identified parking areas 
would be developed, there are ways to strategize through parking structures and 
development to keep the same number of spaces if one of the lots were to be developed. 

Ms. Gort:  We’re different than Vail. People visiting are going there because that is the event, 
whereas in Breckenridge, often as a local, you’re just popping in to do something quick.  

Mr. Leas:  Vail is not a good example. It was a constructed Town and is a whole different thing than 
our historic Town. It was conceived at a different time when things could be constructed 
conveniently. We are working with historic infrastructure. Whereas here, it is nice to go 
into Town and park in the center of Town. It would be a mindset shift.  

Mr. Kulick:  We’ve delved heavy into parking but this is a good discussion. This is always an issue 
when we get comments about more wanting more parking or free-parking. We 
unfortunately can’t create another front row parking spot in front of a Main Street 
business and having paid parking creates a rotation instead of someone taking the space 
for an entire day.  

Ms. Gort:  We must consider age and accessibility when we are considering any future changes to 
parking or redeveloping the parking lots. 

Mr. Smith:  The methodology is sound to rely on GIS to narrow the number of parcels and then do 
some filtering through human knowledge and context. 

Mr. Frechter:  The methodology is great; don’t exclude privately owned properties just because of 
ownership. May consider a separate category of high-potential privately owned lots that 
could be developed with a development agreement. 

 
 
OTHER MATTERS: 
1. Town Council Summary 

 
 
ADJOURNMENT: 
The meeting was adjourned at 7:07 p.m. 
             
                                                      ___________________________________________  

Susan Propper, Chair 
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Date Meeting Location Time

Tuesday, August 11th, 2026 First Meeting of the Month Council Chambers 2:00 pm / 7:00 pm

August 20th - 23rd BIFA Throughout Town All Day

Tuesday, August 25th, 2026 Second Meeting of the Month Council Chambers 2:00 pm / 7:00 pm

Tuesday, Sept. 8th, 2026 First Meeting of the Month Council Chambers 2:00 pm / 7:00 pm

September 17 - 20, 2026 Breckenridge Film Festival Throughout Town All Day

Tuesday, Sept. 22nd, 2026 Second Meeting of the Month Council Chambers 2:00 pm / 7:00 pm

September 23 - 25, 2026 Colorado Governor’s Conference Beaver Run All Day

September 25 - 27, 2026 30th Annual Breckenridge Oktoberfest Main Street All Day

August 11th, 2026 Board of County Commissioners Meeting County Courthouse 9:00am / 1:30pm

Workforce Housing Committee Town Hall 10:30am

August 13th, 2026 Upper Blue Sanitation District Administrative Office 5:30pm

August 17th, 2026 Summit Combined Housing Authority Virtual 1:00pm

Open Space & Trails Meeting Town Hall 5:30pm

August 18th, 2026 Board of County Commissioners Meeting County Courthouse 9:00am

Liquor & Marijuana Licensing Authority Town Hall 9:00am

Planning Commission Meeting Town Hall 5:30pm

August 19th, 2026 Social Equity Advisory Commission Town Hall 5:30pm

August 20th, 2026 Breck Create Town Hall 2:00pm

August 25th, 2026 Board of County Commissioners Meeting County Courthouse 9:00am / 1:30pm

August 26th, 2026 Summit Stage Transit Board Meeting Senior Center 8:15am

Breckenridge Tourism Office Board Meeting BTO Office 8:30am

August 27th, 2026 RW&B Board Meeting Main Street Station 3:00pm

September 1st, 2026 Board of County Commissioners Meeting County Courthouse 9:00am

Planning Commission Meeting Town Hall 5:30pm

September 2nd, 2026 Police Advisory Committee PD Training Room 7:30am

Breckenridge Events Committee Town Hall 9:00am

September 8th, 2026 Board of County Commissioners Meeting County Courthouse 9:00am / 1:30pm

Workforce Housing Committee Town Hall 10:30am

September 9th, 2026 Breckenridge History Town Hall Noon

September 10th, 2026 Upper Blue Sanitation District Administrative Office 5:30pm

September 15th, 2026 Board of County Commissioners Meeting County Courthouse 9:00am

Liquor & Marijuana Licensing Authority Town Hall 9:00am

Planning Commission Meeting Town Hall 5:30pm

Only 2 Council Members at each meeting, a third just means it needs to be posted.

The Council has been invited to the following meetings and events. A quorum may be in attendance at any or all of them. 

Other Meetings

August 2026

September 2026
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Date Meeting Location Time

Only 2 Council Members at each meeting, a third just means it needs to be posted.

The Council has been invited to the following meetings and events. A quorum may be in attendance at any or all of them. 

September 16th, 2026 Social Equity Advisory Commission Town Hall 5:30pm

September 17th, 2026 QQ - Quality and Quantity - Water District CMC 10:00am

September 21st, 2026 Summit Combined Housing Authority Virtual 1:00pm

Open Space & Trails Meeting Town Hall 5:30pm

September 22nd, 2026 Board of County Commissioners Meeting County Courthouse 9:00am / 1:30pm

September 23rd, 2026 Summit Stage Transit Board Meeting Senior Center 8:15am

Breckenridge Tourism Office Board Meeting BTO Office 8:30am

September 24th, 2026 Breck Create Town Hall 3:00pm

RW&B Board Meeting Main St Fire Station 3:00pm

October 7th, 2026 Breckenridge Events Committee Town Hall 9:00am

October 8th, 2026 Board of County Commissioners Meeting County Courthouse 9:00am

I-70 Coalition Keystone Policy Center 1:00pm

Planning Commission Meeting Town Hall 5:30pm

October 12th - 16th, 2026 NWCCOG Board Meeting Silverthorne Office 10:00am

TBD Transit Advisory Council Meeting 8:00am

Water Task Force Meeting 9:30am
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