BOARD OF COUNTY COMMISSIONERS
JULY 9, 2019
PLANNING CASE # PLN18-078:
CLASS 5 MAJOR PUD AMENDMENT
Major Amendment t o the Copper Mountain Planned Unit Development (PUD)
PROJECT INFORMATION:
Location:
A-Lift Neighborhood / Copper Mountain Resort
Request:

Major PUD Amendment to the Copper Mountain Resort PUD to accomplish the
following:
1. Land Use:
a. Increase the Equivalent Units (EU) on Parcel 32, A-Lift, from 30 to 72.
b. Increase the commercial square footage on Parcel 32, A-Lift, from 1,000 to
11,000.
c. Decrease the EUs on Parcel 18, Chapel Lot, from 239 to 194.
d. Decrease the commercial square footage on Parcel 18, Chapel Lot, from
28,149 to 19,849.
e. Addition of hotel and condos as allowed uses on Parcel 32, A-Lift.
f. Removal of Parcels 33, Triple Treat East, and Parcel 34, Stables and
transfer of 1,700 square feet of commercial density to Parcel 32, A-Lift.
g. A new definition for “Event Plaza” to be located on Open Space Parcel X
(OS-X).
h. Land use table revisions to accomplish the foregoing as well as other
outstanding previously approved revisions.
2. Housing
a. Clarification to the priority leasing and sales process.
3. Open Space
a. Addition of Open Space Parcel CC (OS-CC) and establishment of permitted
uses.
b. Addition of Trails T21, T22, T23 and T24.
c. Revisions to private open space golf course alignment within Open Space
Parcel X (OS-X).
4. Building and Site Design
a. Addition of Design Standards for Parcel 32, A-Lift, including specific
parameters for site development, road design, architecture and landscape.
b. Increase in building height for Parcel 32, A-Lift, up to 65' for hotel and multifamily structures and 35' for single-family and townhome units.
c. Reduction of setbacks from local access roads from 20’ to 10’.
5. Roads and Parking
a. Addition of standards for A-Lift Transit Road “shuttle road”.
b. Modification to Road Maintenance Agreement language.
6. Development Triggers
a. Addition of development triggers for Parcel 32, A-Lift, including:
one employee housing unit in the multi-family structure, development of
parking and snow storage in Parcel 31, Maintenance Lot, wetland
mitigation, trail construction, golf course construction, public restroom
building at the Alpine Lift, restoration of historic cabin and West Tenmile
Creek Reach 2 restoration.
7. Other amendments to accomplish the foregoing.
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PLANNING COMMISSION RECOMMENDATION:
The Ten Mile Planning Commission met on June 11, 2019 and recommended that the BOCC
approve the request by a vote of 6 – 0. A summary of the meeting is included in this report.
STAFF RECOMMENDATION:
Approval with 10 findings and no conditions. Resolution to be drafted subsequent to BOCC
decision.

ATTACHMENTS:
A: Visual Simulations (provided by the applicant)
B: Narrative (provided by the applicant)
C: Proposed Redlined PUD Text and Amended Exhibits
D: Public Comments Received as of 7-3-2019
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PLANNING DEPARTMENT
970.668.4200
www.SummitCountyCO.gov

0037 Peak One Dr. PO Box 5660
Frisco, CO 80443

STAFF REPORT
TO:

Board of County Commissioners

FROM:

Jessica Potter, Planner II

FOR:

Meeting of July 9, 2019

SUBJECT:
PLN18-078, Major Amendment to the Copper Mountain PUD – A-Lift
Neighborhood
APPLICANT:
OWNER:
REQUEST :

Copper Mountain Resort (Graeme Bilenduke) & Continuum Partners (Mike
Anderson)
Powdr – Copper Participation LLC
Major PUD Amendment to the Copper Mountain Resort PUD to accomplish the
following:
1. Land Use:
a. Increase the Equivalent Units (EU) on Parcel 32, A-Lift, from 30 to 72.
b. Increase the commercial square footage on Parcel 32, A-Lift, from 1,000 to
11,000.
c. Decrease the EUs on Parcel 18, Chapel Lot, from 239 to 194.
d. Decrease the commercial square footage on Parcel 18, Chapel Lot, from
28,149 to 19,849.
e. Addition of hotel and condos as allowed uses on Parcel 32, A-Lift.
f. Removal of Parcels 33, Triple Treat East, and Parcel 34, Stables and
transfer of 1,700 square feet of commercial density to Parcel 32, A-Lift.
g. A new definition for “Event Plaza” to be located on Open Space Parcel X
(OS-X).
h. Land use table revisions to accomplish the foregoing as well as other
outstanding previously approved revisions.
2. Housing
a. Clarification to the priority leasing and sales process.
3. Open Space
a. Addition of Open Space Parcel CC (OS-CC) and establishment of permitted
uses.
b. Addition of Trails T21, T22, T23 and T24.
c. Revisions to private open space golf course alignment within Open Space
Parcel X (OS-X).
4. Building and Site Design
a. Addition of Design Standards for Parcel 32, A-Lift, including specific
parameters for site development, road design, architecture and landscape.
b. Increase in building height for Parcel 32, A-Lift, up to 65' for hotel and multifamily structures and 35' for single-family and townhome units.
c. Reduction of setbacks from local access roads from 20’ to 10’.
5. Roads and Parking
a. Addition of standards for A-Lift Transit Road “shuttle road”.
b. Modification to Road Maintenance Agreement language.
6. Development Triggers
a. Addition of development triggers for Parcel 32, A-Lift, including:
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one employee housing unit in the multi-family structure, development of
parking and snow storage in Parcel 31, Maintenance Lot, wetland
mitigation, trail construction, golf course construction, public restroom
building at the Alpine Lift, restoration of historic cabin and West Tenmile
Creek Reach 2 restoration.
7. Other amendments to accomplish the foregoing.
PROJECT DESCRIPTION
Location:
Legal Description:
Subdivision
Existing Zoning:
Proposed Use:
Density Transfer:

Total site area:
Adjacent land uses:
East:
West:
North:
31)
South:

A-Lift Neighborhood
A portion of Lot 2B, Copper Mountain East Neighborhood
Copper Mountain Resort PUD, Parcel 32 and Parcel OS-X
Single-family residential, multi-family residential, hotel, employee
housing, commercial
Residential: 42 Equivalent Units (EUs) from Parcel 18 (Chapel Lot)
for a total of 72 EUs on Parcel 32 (A-Lift)
Commercial: 1,500 sq. ft. from Parcel 34 (Stables), 200 sq. ft. from
Parcel 34 (Triple Treat East), and 8,300 sq. ft. from Parcel 18
(Chapel Lot) for a total of 11,000 sq. ft. of Commercial (This is an
increase of 43 EUs and 10,000 sq. ft. of Commercial.)
Approximately 7.7 acres
Highway 91
White River National Forest (Ski Resort Operations)
Maintenance and Storage Area, Copper Mountain PUD (Parcel
Alpine Lift, Copper Mountain PUD (Parcel OS-X)

Overview of Proposal:
Powdr-Copper, the resort Owner, and Continuum Partners, the developer for this project, are
requesting a Major Amendment to the Copper Mountain Planned Unit Development (PUD) to
facilitate a new development at the base of the Alpine Lift. The proposal includes increasing the
Equivalent Units (EUs) on Parcel 32/A-Lift from 30 to 72 and increasing the commercial square
footage from 1,000 to 11,000 in order to accommodate a plan for a 53 room hotel, 20
condominium units that will be privately owned but can be incorporated into the hotel stock for
short term rental, 1 Employee Housing Unit, 10 townhomes, and 5 single family lots, as well as
commercial space including a hotel bar, restaurant, and spa.
The PUD divides the resort into development parcels and specifically lists the uses allowed on
each parcel. PUD Parcel 32, the subject parcel, is approximately 3.35 acres and is zoned for 30
equivalent units (EUs), equating to between 12 and 30 actual units. The range in number of
units represents the EUs as assigned by the PUD, but the Conceptual Development Plan in the
Copper PUD shows the A-Lift Neighborhood containing 12 single-family homes. The proposal
would enlarge the size of Parcel 32 to approximately 7.7 acres, shift its location to the west, and
transfer additional density to the site.
In addition to density and use, other areas of the PUD are proposed for modification with this
request, including: design standards for the A-Lift Neighborhood, development triggers, trails,
connectivity, road maintenance, open space, a clarification of the workforce housing leasing
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provisions, and other minor changes that relate to this proposal, or as in the case of the
workforce housing leasing language, minor modifications to clarify current provisions.
Background :
The Ten Mile Planning Commission (Commission) and Board of County Commissioners
(BOCC) reviewed a conceptual version of this request at work sessions in the fall of 2017. The
Commission and BOCC both expressed general support for the project, yet offered specific
concerns about disturbance to areas with development constraints such as wetlands and steep
slopes, the sentiment that the development should maintain a public openness and not become
an “exclusive enclave”, the necessity of trail/transit connections between the development and
the main resort areas, and concerns about this development detracting from the vitality of
Center Village.
In September 2018, the applicant submitted the request for a Major PUD Amendment. The
referral/ review letter listed areas of specific concern with the proposal, one of which was
compliance with the Copper Mountain Subbasin plan, as general compliance with master plans
is a requirement to approve a PUD Amendment. In response to review comments, in December
2018 the applicant initiated the process to amend the Copper Mountain Subbasin Plan, and in
April 2019 the Ten Mile Planning Commission approved the request to allow more intense
commercial and residential uses in the A-Lift neighborhood than were previously contemplated,
as well as to adjust the size and location of the A-Lift Neighborhood in the subbasin land use
map (PLN18-122) (The BOCC discussed the Master Plan amendment request at work sessions
on January 22 and March 19, 2019). In March 2019 the applicant submitted a revised PUD
Amendment proposal that addressed the remainder of the concerns raised by staff following the
September submittal. Over the past nearly two years, and specifically this spring, staff and the
applicant have worked cooperatively to fine-tune the proposal and text amendments to the
Copper PUD which are included as Attachments and will be discussed in further detail in this
report.
The Ten Mile Planning Commission met on June 13, 2019 and unanimously (6-0) recommended
that the BOCC approve the request. Commissioner comments were supportive, generally
stating the following: a high-quality hotel will be a positive addition to both the resort and County,
the proposal feels well-designed, and trail connections have been thoughtfully incorporated.
The Commissioners emphasized that as the neighborhood is developed that it should be
integrated into the fabric of the resort as opposed becoming an exclusive enclave, and that it
should be, as the applicant contends, an inviting place for locals and non-hotel guests. To
emphasize this sentiment, the Commission made a suggested revision to the introduction of the
design standards for the A-Lift Neighborhood in the PUD to contain the following underlined and
italicized language: “The A-Lift Neighborhood is conceived as a destination within the greater
Copper Community for locals and visitors to connect with its mountain setting and organized to
shape intimate and human-scaled spaces.” The applicant did not have concerns with this
addition, and it has been included in the PUD redlines included in Attachment C.
Format of this Report:
This report is organized by topic such as land use, density, connectivity, master plan
conformance, etc. The last section of this report discusses overall compliance with the criteria
of approval for a Major PUD Amendment which are copied below.
12202.05: Findings for Major PUD Modification Zoning Amendments
The BOCC may approve a major PUD modification zoning amendment, only if the application
meets all relevant County regulations and standards (unless unique provisions have been
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created per the provisions of this Code) and provided the Review Authority makes the following
findings:
A. The modification is consistent with the efficient development and preservation of the entire
PUD.
B. The modification does not affect, in a substantially adverse manner, either the enjoyment of
land abutting upon or across a street from the PUD or the public interest.
C. The modification is not granted solely to confer a special benefit upon any person.
D. The proposed PUD modification is in general conformance with the goals, polices/actions and
provisions of the Summit County Countywide Comprehensive Plan and any applicable basin
or subbasin master plans.
E. The proposed PUD modification is consistent with the purpose and intent of the County's
Zoning Regulations.
F. The proposed PUD modification is consistent with the County’s Rezoning Policies.
G. The proposal is consistent with the policies constituting the purpose and intent allowing for the
establishment of Planned Unit Development, as set forth in §12200.01 of this Code, as well as
the policies supporting the purpose and intent of allowing a Major PUD Modification Zoning
Amendment, per §12202.01 of this Code.
H. In light of the purpose and intent of PUD designations and modifications, the proposal furthers
the public health, safety integrity and general welfare, as well as efficiency and economy in the
use of land and its resources.
I. The applicant has provided final evidence of adequate water, sewer, access, utilities and other
required infrastructure to serve present demands, and adequate access and infrastructure is
also available to serve reasonably anticipated future demands.
J. The Review Authority has reviewed and approved the PUD text and any revised exhibits, and,
for the BOCC’s review, the PUD is suitable for the Chairman’s signature and recordation.
A-Lift Neighborhood Overview :
In 1993, Copper Mountain rezoned three parcels of land acquired from the US Forest Service in
the Homestake Land Exchange (a congressionally approved land exchange) that were zoned
NR-2 (Natural Resource) to incorporate them into the Copper Mountain Resort PUD. One of the
three parcels was the East Trade (A-Lift area) parcel, and following a PUD amendment, was
brought into the PUD, designated as the A-Lift Neighborhood, and allocated 69 equivalent units
and 5,000 square feet of commercial space. Subsequently in 2008, as part of a major PUD
amendment, density in the A-Lift Neighborhood was reduced to 30 EUs and 1,000 square feet of
commercial density, which is what is it zoned for today.
The Copper Mountain PUD allows density to be transferred between parcels in conjunction with
a major amendment to the PUD. The PUD Amendment analyzes a development proposal, and
establishes development considerations such as density, height, access, water/sewer
capabilities, development triggers, and design standards, with the specific details of the
proposal being reviewed during site plan review process.
The proposed development area consists of approximately 7.7 acres within PUD Parcels 32 and
OS-X. The proposal includes a 53-room hotel, 20 condominiums, 1 Employee Housing Unit
incorporated into the condominium building, 10 townhomes, and 5 single-family lots. The 20
condominiums will be privately owned; however these units may be short-term rented by the
hotel operator. The hotel amenities include a fitness center and pool, and the hotel restaurant,
bar, and spa will be open to the public. The hotel also includes a club affiliation program for
members.
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The A-Lift Neighborhood is located to the west of Highway 91 in the southeast portion of the
PUD. The resort’s existing maintenance and storage area and golf holes 12, 16, 17 and 18 are
located to the north of the project site. The Triple Treat day skier parking lot and golf hole 15 are
located within the proposed project area. The existing Alpine Lift terminal is located south of the
Triple Treat Parking Lot and is proposed to be relocated approximately 100 feet up the hillside
from its current location. Four expert level ski runs connect to the Alpine Lift. Existing natural
features include forested wetlands, steep slopes, and other wetland areas. The largest existing
wetland lies between the proposed single-family homes and townhomes. Slopes of 30 percent
or greater are mostly located to the southwest of the project area with some smaller areas of
steep slopes located within the project area.
Figure 1: Vicinity Map

Figure 2: Existing Conditions (slopes over 30% are shown lightly shaded with larger extents of slopes over
30% in medium gray, wetlands are shown with darker gray shading); existing and proposed Parcel 32 are
dashed.
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Figure 3: Site Plan
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Figure 4: Site Plan from Work Session in 2017
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Figure 5: Aerial of Development Site: Location of Single-Family Lots in Yellow, Townhome Duplexes in
Orange, Condos in Red, Hotel in Purple, Access is from Hwy 91 Shown with a White Arrow

Overview of Changes from Work Session:
In comparing the request with the conceptual proposal evaluated during the 2017 work session
(Figures 3 and 4 above), the most significant changes are as follows:
 Impacts to wetlands and steep slopes have been eliminated or significantly reduced
 Residential density on A-Lift has increased from 60 EUs to 72 EUs and commercial
density increased from 10,000 to 11,000 square feet
 The A-Lift PUD parcel boundary has decreased from 8.5 acres to 7.7 acres
 Access has been approved by CDOT from Hwy 91 south of the development
 The Event Barn has been eliminated
 The Condos have been relocated lower down the hillside to the east of the hotel
 Bicycle/pedestrian and shuttle/transit connections are proposed linking A-Lift to the rest
of the resort
 Creekside North Development Parcel is being reduced to 0.89 acres to compensate for
the loss in open space in the A-Lift Neighborhood, and 1.51 acres will be designated as a
new open space Parcel OS-CC
Recent Development at Copper Mountain :
During the work session in 2017, concerns were raised about the A-Lift proposal detracting from
the vitality of Center Village as well as ongoing concerns about the provision of workforce
housing considering a new commercial development. Since the work session, two projects in
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development / construction are relevant to these concerns. Element 29, a hotel in Center
Village on Parcel 18/Chapel Lot was approved via PLN18-054 and a building permit has been
issued for construction. Additionally, Employee and Affordable Housing apartments have been
approved via PLN19-016 on the northern portion of the Alpine Parking Lot. These projects
relate directly to the aforementioned concerns, and demonstrate Copper’s commitment to
providing for the vitality of the resort as a whole.
Density and Land Use:
Parcel 32 is currently zoned for 30 EUs and 1,000 square feet of commercial density. The
applicant proposes to transfer an additional 42 EUs and 10,000 square feet of commercial
density to the parcel as well as add hotel/lodge, hotel/condo, condominiums, and resort support
as allowed uses. The residential density will be transferred from Chapel Lot/Parcel 18 (42 EUs)
and the commercial square footage from Chapel Lot/Parcel 18 (8,300 sq. ft.), Stables/Parcel 34
(1,500 sq. ft.), and Triple Treat East/ Parcel 33 (200 sq. ft.). Parcels 33/Triple Treat East Parking
and 34/Stables are in the A-Lift Neighborhood and are proposed for deletion with this
amendment. Both are logical removals - the requirement for construction of the Triple Treat
East Parking Lot has been removed from the PUD, and the Stables Parcel, which allows
commercial equestrian operations, is no longer a desired use by the resort at this location.
The proposed changes to Table 1 of the PUD are shown below. Additions are shown in red and
deletions are shown in blue strikethrough. Note, the below proposed changes to the Chapel Lot
EU also reflect the recent administrative transfer of 3 EUs to Parcel 17 for the Snowbridge
Square conversion of commercial spaces to three residential uses, approved in March 2019
(PLN19-001).
Chart 1: PUD Table 1: Permitted Uses and Densities
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Proposed Density on Parcel 32
Residential and hotel density in terms of EU conversions are specified in Table 2 of the PUD.
The required residential EUs for the development as proposed are summarized below. The
proposal, as submitted, will require 70 EUs. The applicant is requesting a total of 72 EUs on the
Parcel to allow for design flexibility. The following chart depicts the current residential
development plan and the required EUs.
Chart 2: Residential EU Allocation
Square Footage

Units

EU/unit

EUs

Single Family

2,500+

5

2.5

12.5

Townhomes

2,499 max.

10

1

10

20

1 EU / 1,400 sq. ft.

23.76

1,060

1

0

0

519 max.

44

1/3

14.66

520+

9

1

9

Condos
Employee Housing
Hotel
Less than 520 sq. ft.
Greater than 520 sq. ft.
Totals

89

69.92

Chapter 1 of the PUD defines Commercial, Resort Support, and Conference Facilities; the
definitions are copied below:
“Commercial ” shall mean space where merchandise, products or services are purchased by the
general public, including, without limitation, space used as retail sales establishments, restaurants,
bars and lounges, farmer’s markets, flea markets, rental shops, for-profit day care, public lockers,
ticket windows, professional offices, season pass offices, and real estate sales offices, excluding
space that is a Community Facility, Resort Support Facility, Lodging Services, Cafeteria, Conference
Facility or free to use recreational facility.
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“Resort Support Facilities ” shall mean the buildings or spaces that are provided or occupied by
services or operational facilities, which are used in connection with the operation of a destination
resort, excluding Cafeterias. Examples of such facilities include maintenance facilities, utility facilities,
storage facilities, transportation facilities, lift terminals, ski school facilities (limited to areas for staff,
equipment and guest warming), non-commercial laundry facilities, Lodging Services, public
restrooms, Employee Housing support facilities, Employee cafeterias, and administrative offices
related to any of the foregoing.
“Conference Facilities ” shall mean the facilities used for professional or private meetings or
gatherings. These facilities shall be limited to banquet halls, conference rooms, exhibit halls, meeting
rooms, boardrooms, and other spaces used for conference services, and administrative offices
related to the foregoing.

The applicant has stated that the commercial density on the site will consist of the restaurant,
bar, and spa within the footprint of the hotel. According to the applicant, there will be
approximately 11,000 square feet devoted to commercial uses.
The definition of commercial (see above) specifically exempts lodging services and conference
facilities from commercial density. The PUD does not limit the size of resort support uses or
other uses that are not defined as commercial or residential. Event space, not including a bar or
other commercial use, meets the definition of conference facilities which falls under the umbrella
of resort support. According to the applicant, there is approximately 7,000 square feet devoted
to resort support on the site. If the PUD Amendment is approved, the details of the floor space
allocations will be re-evaluated during site plan review.
Event Plaza:
Event Plaza, already a permitted use on OS-W, is being added as an allowed use on OS-X and
being defined in the PUD. The proposed definition to be added to Chapter 1 is copied below:
“Event Plaza” shall mean an outdoor resort space owned and managed by the Owner
offering an area for community and guest events and activities including but not limited to
weddings, meetings, celebrations and special occasions. The space may be offered for
rent to groups on a per event basis, but its primary function is to provide space for
community and guest activities.
The Event Plaza is shown on the proposed amended Recreation Plan in the PUD (PUD Exhibit
I). The Event Plaza will be an at-grade plaza or a lawn, and will not contain permanent facilities.
It will be managed and operated by the resort and function similarly to the Event Plaza in East
Village, used for weddings and other special occasions. Staff originally had concerns about this
space functioning in a commercial manner or as an extension of the hotel. As proposed by the
applicant, the description intentionally does not include the term “facilities”, so that OS-X is
maintained in an open manner; and to address Staff’s concerns about it effectively being an
extension of the hotel, it is specified in the definition that the space is leased on a per event
basis by Copper and managed by Copper.
Access to Site:
Access to the A-Lift Neighborhood is proposed from Hwy 91 opposite the future access to the
Far East Day Skier Parking Lot. The Colorado Department of Transportation has issued an
access permit to the developer allowing a full movement intersection with requirements for
deceleration lanes.
This access meets CDOT’s requirements for intersection spacing, eliminates potential day skier
traffic conflicts, and reduces impacts to golf. The traffic report, prepared by Felsburg, Holt, and
Ullevig states that Hwy 91 will maintain an acceptable level of service when accounting for the
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increase in vehicle trips resulting from the development. Staff does not have concerns with the
access to the site as proposed.
PUD Parcel Boundary Changes:
The project proposes to amend the boundaries of Parcel 32/A-Lift, Open Space OS-X, Parcel
22/ Creekside North, add a new open space parcel, OS-CC, and eliminate Parcel 33/Triple
Treat Lot and Parcel 34/Stables (Figures 6 & 7, below).
Figure 6: Existing Parcel Map

Figure 7: Proposed Parcel Map
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Parcel 32 is shown in the current PUD Conceptual Development Plan at approximately 3.35
acres in the location of the Alpine Parking Lot, and is proposed to increase to approximately 7.7
acres and shift up the hillside to the west. Parcel 22/Creekside North will be reduced to 0.89
acres and a 1.51 acre OS-CC will be created from the remaining portion of Parcel 22. Parcels
33 and 34 totaling approximately 2.7 acres will be incorporated into OS-X.
The reduction in Parcel 22 is appropriate - the development of this site as conceptualized in the
PUD is dependent on the elimination of the dedicated transit lane (AKA “shark lane”) and the
realigning of Copper Road. The likelihood of these two projects occurring seems less realistic or
desired as the resort evolves, and the area proposed to be dedicated as OS-CC would not be
developable unless those modifications to Copper Road were to occur. While this open space
parcel is on the edge of Copper Road, and is essentially useless for development at this time, it
borders OS-L and OS-O, and its inclusion and dedication as open space will create a larger
open space area north of Tenmile Creek; additionally, the parcel boundary will encompass
wetlands, a portion of a pond, and provides public access to the creek. The creation of OS-CC,
modifications to the boundary of Parcel 22, and elimination of Parcels 33 and 34 are supported
by Staff; the modifications to the boundary of Parcel 32/A-Lift is analyzed in more detail
throughout this report through discussion of items such as development constraints and visual
impacts.
Open Space
There are 295 acres of open space within the PUD categorized as either Private Open Space,
owned by the resort, or Public Open Space, which is or will be dedicated to the County as
development occurs. During the 2008 Major PUD Amendment, the accounting of open space
and a commitment from the resort for no net loss of open space was incorporated into the PUD.
At that time, an in-depth analysis of open space occurred, and the required acreages of the
open space parcels, including the implementation mechanism to restrict and record the size of
each parcel was included in Table 13 of the PUD. Table 13 stipulates that the Golf Course
Parcels south of Copper Road, (OS-P, OS-U, OS-V, OS-W, and OS-X) add up to 124.48 acres.
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The applicant is proposing to add OS-CC to this grouping of parcels to maintain the required
124.48 acres as depicted below. Since OS-CC will be formed from a reduction in the size of a
development parcel, and the boundary of OS-X will be reconfigured to absorb Parcels 33 and
34, the proposed increase in the size of Parcel 32/A-Lift will not result in a loss of open space.
Chart 3: Excerpted Section from PUD Table 13: Open Space Tabulation

Golf:
Modifications to the golf course will be required to accommodate the development. The golf
course is located on private open space at the resort. Hole 15 will be relocated, as the hotel is
proposed along the alignment of this hole, and adjustments to Holes 12, 14, 13, and 16 will be
required. At work session, the applicant anticipated shortening the course by 236 yards;
however, the current proposal results in no loss of par nor yardage. Hole 15 will be relocated
lower down on the hillside between Holes 14 and 13. The access road to the A-Lift
neighborhood will be aligned between Holes 14 and 15. Hole 15 will increase from a par 3 to
par 4, and Hole 14 will decrease from a par 4 to par 3. Depictions of the changes to the golf
course are shown below.
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Figure 8: Golf Course Modifications (Course south of Copper Road)

Regardless of this rezoning request, the development of the A-Lift Neighborhood anticipated in
the PUD would result in some type of modification to the golf course to accommodate
development and access. The applicant contends that playability and the aesthetic experience
of the golf course will be improved through this submittal with additional landscaping and water
features added. Staff does not have concerns with the modifications proposed to the golf
course.
Trails, Transit, and Connectivity
Access to the A-Lift Neighborhood is approved by CDOT from Highway 91 south of the golf
course. No buses are planned to serve the development and no buses currently serve the
Alpine Lift or Triple Treat Parking Lot. The applicant has stated that the development will be
designed to encourage residents and guests to leave their personal vehicle parked in the valet
garage and use transit or trails to move within the resort. New trails (T21, T22, T23 and T24)
are proposed as well as a shuttle road (T21) which will also be designed to accommodate
bicycles and pedestrians. These connections are depicted on the following exhibits.
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Figure 9: Summer Trails Plan, Excerpted from Exhibit G

Figure 10: Winter Trails Plan, Excerpted from Exhibit G
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Shuttle Road (T21)
The internal access between the A-Lift neighborhood and rest of the resort (T21) is proposed as
a transit road serviced by on-demand shuttles, with the inclusion of bicycle/pedestrian modes.
There is no internal access for passenger vehicles proposed between the A-Lift neighborhood
and the rest of the resort. As the proposal evolved, both Staff and CDOT emphasized that Hwy
91 is neither designed nor should it function as a thoroughfare for vehicular traffic between A-Lift
and the other areas of the resort. In this context, the importance of transit and trail connections
linking A-Lift to the rest of the resort are essential components of this development.
The Copper Mountain Resort Association (CMRA) operates an on-demand shuttle service, the
“Copper Coach.” CMRA provided a letter with the application discussing their funding and
stating that additional shuttles are planned as more hotels come online to meet increased
demand. The applicant has stated that the hotel will operate their own on-demand shuttles as
well. The PUD will underscore the importance of the shuttle service and road functioning into
the future as proposed; accordingly, included in the PUD is a provision that would require
upgrades to the shuttle road allowing passenger vehicles if the on-demand shuttles at the resort
cease or reduce operation. Proposed PUD Section 4.3.F is copied below:
The A-Lift Transit Road (“shuttle road”) shall accommodate transit, bicycles and
pedestrians with private vehicle traffic prohibited. This road is the primary transportation
connection between the A-Lift Neighborhood and the rest of the resort. If the resortbased transit operations are removed from this road or proposed to be reduced, any
potential alternative shall maintain this primary transportation connection. All such
modifications shall be reviewed and approved by the County via the appropriate
Development Review process.
The shuttle road will also function as the secondary emergency access for the neighborhood.
Summit Fire and EMS has reviewed the proposal and has no concerns with this secondary
emergency access. The Fire District has stated that the paved width, which can be inclusive of
pans/shoulders, shall be 20’. The final details and design of T21 will be reviewed during site
plan.
In addition to bike and pedestrian use of the shuttle road (T21), the applicant is proposing new
trail connections with this rezoning request to further integrate A-Lift into the resort, as
summarized below (see also Figures 9 and 10):




T22: summer pedestrian connection to T24
T24: summer connection between East and Center Villages
T23: winter pedestrian connection to East Village

Profiles of the trails, provided by the applicant, are shown below:
Figure 11: Trail Profiles
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Staff supports the proposed trail connections. The importance of connectivity between the A-Lift
Neighborhood and the resort was emphasized during the work session, especially in the
context, as stated in the subbasin plan, that A-Lift is not intended to become a major portal to
the resort. Increased connectivity integrates the neighborhood into the resort. Staff is able to
support the proposal, even with the lack of an internal passenger vehicle connection to the rest
of the resort, based on the functionality of the trail connections proposed for both summer and
winter, the on-call shuttle service options, and the provision to require modifications to the
shuttle road should the resort-based shuttle service cease or reduce operation.
Development Triggers:
The Copper PUD contains a list of improvements that must occur in association with the
development of a specific parcel. In evaluating this request, Staff and the applicant have added
triggers related to development of the A-Lift Neighborhood, such as timelines for the completion
of trails. Additionally, triggers associated with Creekside North were analyzed with this request
due to the proposed reduction in size of that parcel to compensate for the expansion of the A-Lift
Parcel; some triggers are directly associated with the physical development of the Parcel, such
as abandoning the mass transit lane (AKA “shark lane”), but some of the triggers associated
with Creekside North including creek restoration, have broader implications for the public and
entire PUD. Staff and the applicant identified four triggers with broader implications, and
assigned their completion to other PUD Parcels in addition to Creekside North and A-Lift as
detailed below.
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Figure 12: Excerpt from PUD Exhibit P: Triggers for Creekside North






Stream Reach 3 restoration: now required with A-Lift/Parcel 32 or Parcel 22, whichever
occurs first
Stream Reach 2 restoration: now required with Sky Chutes/Parcel 24 or Parcel 22,
whichever occurs first
Dedication of OS-O and OS-L (Tenmile Creek Corridor Public Open Space): now
required with Sky Chutes/Parcel 24 or Parcel 22, whichever occurs first
Beeler Transportation Center: The full development and need for the Transportation
Center is predicated upon the removal of the shark lane which is directly associated with
the development of Creekside North; however the development of the Beeler
Transportation Center would also provide specific benefits for riders of the Summit Stage
and Copper transit riders. A new trigger is proposed that by October 2020 Copper and
the County will cooperatively analyze the following sites for greater transit efficiency: 1.
Passage Point, 2. East Village, and 3. Alpine Parking Lot.

The above-mentioned triggers are still associated with Creekside North should the site be
developed prior to A-Lift/Parcel 32 or Sky Chutes/Parcel/24. The transit sites mentioned in the
last bullet point were identified following meetings with the resort and the Summit Stage.
The following additional triggers are proposed with the development of A-Lift/Parcel 32. Most of
the triggers are necessary to accommodate the development of the neighborhood; however
many of these improvements will benefit the resort public as a whole. For instance, a summer
pedestrian connection between A-Lift and Center Village is required. This connection (T24) will
also allow for a summer connection between East and Center Village as well as a connection
between East Village and the Colorado Trail; these are connections that are highly desired for
the Copper community. Triggers to be associated with Parcel 32/A-Lift are bulleted below:
A-Lift Development Triggers:
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Improvements for PUD-wide snow storage in Maintenance Lot/Parcel 31 (the current
snow storage location will be displaced with the new location and improvements to Hole
15)
Construct 45 additional parking spaces at Maintenance Lot/Parcel 31 (this was a trigger
already associated with A-Lift)
T21 (shuttle road): required prior to 1st CO at A-Lift
T22: Summer trail connection between A-Lift and East Village: Prior to 8th CO
T23: Winter trail connection between A-Lift and East Village (East Village is already
connected to Center Village in the winter via T17): Prior to 1st CO for hotel or condo
T24: Summer connection between A-Lift and Center Village (also connects East to
Center Village): Prior to 8th CO
Deliver Phase 1 of Employee/Affordable Housing: Prior to CO for hotel or condo (North
Alpine housing will satisfy this requirement and was approved via PLN19-016)
Provision of 1 Employee Housing Unit: this will occur by the 10th condo CO and will be
incorporated into the development of the condos at A-Lift
Public restroom at base of A-Lift: prior to 1st CO of hotel or condo
USFS Cabin restoration and relocation: prior to 1st CO of hotel or condo
Stream Reach 3 Restoration: prior to 1st CO of hotel of condo

Internal Access
During the work session, the applicant stated they would require variances from Road and
Bridge for the project; these anticipated variances were primarily related to the road serving the
single-family homes. Staff is generally reluctant to support a project for which variances to
development standards would be required. No variance requests are anticipated for the current
plan due to the following: 1) the site plan has been redesigned, specifically in regards to access
for the single-family homes; 2) the road standards in the Code were updated in March 2019 and
the proposal is consistent with those standards; and 3) additional road design standards,
supported by Fire and Road and Bridge/Engineering, are proposed for inclusion into the PUD.
The design standards from Section 3.F.i.b are copied below. All the roads in the A-Lift
Neighborhood will be privately owned and maintained but with public and emergency use
access easements. The visual depiction of these internal road segments are shown below on
Figure 13.
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Figure 13: Access Widths

Development Constraints:
Development constraints are discussed in Section 3202.02 of the Code. The Code, PUD, and
Master Plans discuss development constraints as areas to avoid whenever practicable and if
avoidance is impossible, mitigation is required. Slopes greater than 30% and wetlands are
defined development constraints in the Code. The Commission and the BOCC each concurred
with Staff’s concerns during their work sessions that the amount of wetland and slope
disturbance described by the applicant would not be supported. The applicant was responsive
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to these concerns, and the current proposal reflects these modifications. The applicant shifted
the single-family homes, and the access road thereto, lower down on the hillside utilizing an
existing wetland crossing. Regarding slopes, the applicant provided an analysis of the various
slopes on the site and moved all development out of naturally occurring larger extents of
hillsides in excess of 30%. The Summit County Engineering Department has reviewed the
proposal in accordance with the criteria in 3202.02 and finds that the application meets the
criteria for disturbance of wetlands and slopes over 30%, further discussed below.
Wetlands:
Section 7.4 of the PUD discusses wetlands, section A is copied below:
Development shall avoid wetlands wherever practical. There is a twenty-five foot (25') setback
from all wetland areas within the Property. The County, in accordance with the Wetland
Regulations of the Code, shall review any proposed disturbance within wetland and/or wetland
setback areas.

The applicant submitted a wetland delineation and report prepared by Claffey Ecological
Consultants dated January 8, 2019 depicting wetlands within the project area as well as a
proposed mitigation site, shown below. The blue depicts wetlands, and a 25’ wetland setback
buffer is shown surrounding the complex. The purple area in the upper right depicts a potential
mitigation site surrounding a water feature proposed for creation. This feature will also function
as a golf hazard and provide a buffer between Hole 12 and Hole 15.
Figure 14: Wetlands

The existing snowcat road (shown along the alignment of the access road to the westernmost
single-family homes) segments the wetlands, but maintains marginal water flow through a
damaged and undersized culvert. This culvert has been crushed to some extent and the
crossing is in poor condition. The applicant proposes to disturb the wetlands in this area in the
process of access construction, and in doing so will improve the crossing and the condition of
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the surrounding wetlands via a bottomless culvert. There is no other disturbance to wetlands
anticipated with the current site plan aside from this disturbance related to the crossing. Based
on the narrative and accompanying reports, the proposed wetland disturbance is 1,216 square
feet, wetland setback disturbance is 2,178 square feet, and the proposed replacement area and
creation of new wetlands amounts to 5,227 square feet, which does not include additional
setback areas that will result ancillary to the creation of new wetlands. The applicant has
argued that the single-family homes are essential components to this development, and while
they are disturbing wetlands and wetland setbacks with this crossing, Staff finds that this
disturbance is integral to the project. The existing wetland crossing will be improved to provide
greater functionality than the current condition, and impacted wetlands will be replaced and
mitigated with new wetlands. The Summit County Engineering Department has reviewed the
wetland impacts and mitigation and feels it meets the criteria for disturbance of wetlands in the
Code and PUD. All proposed disturbance will be reviewed and permitted subject to County
standards at the time of construction.
Slopes:
The applicant is proposing to minimally disturb slopes of over 30% with this request. Final
details and mitigation of this disturbance will be further evaluated during site plan review and
permitting. The Copper PUD permits disturbance to slopes of over 30% with justification and
mitigation as stated in Section 3.12 of the PUD, “Slopes in excess of 30% shall be avoided to
the greatest extent practicable. The proposed mitigation measures to compensate for building
on slopes in excess of 30% shall be reviewed by the County with the Development Review
application.” Appendix 8 of the PUD lists parcels and shows where disturbance to slopes of
over 30% is explicitly permitted on these parcels. The areas of slope disturbance shown in
Appendix 8 permit disturbance with analysis that it will not cause slope instability. Additionally,
previously disturbed slopes or slopes of over 30% created as a result of previous grading
present less concerns for slope stability. Appendix 8 was created during the 2013 PUD review
and accordingly, the slopes proposed for disturbance do not include the same slopes that
applicant is proposing to disturb with this application since the boundary for Parcel 32 is being
revised with this proposal.
The applicant analyzed the site and provided the following analysis of slopes of over 30% in the
project area. The figure below shows slopes of over 30% that were created by previous cut and
fill in green, and isolated areas over 30% and areas of slopes over 30% surrounded by golf
course development in orange. Naturally occurring slopes on the hillsides are shown in pink.
The applicant has proposed to limit disturbance to those slopes determined to be 1) isolated, 2)
previously disturbed, or 3) isolated areas in the midst of other existing development. The
Engineering Department has reviewed the proposal based on the applicant’s analysis and feels
it meets the criteria in the Code and PUD for disturbance to slopes over 30%. When site plans
and permits are submitted, the Engineering Department will review the details of the plans and
ensure appropriate mitigation measures are provided.
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Figure 14: Steep Slopes Analysis (provided by the applicant)

The following standards concerning grading, slopes, and site development are proposed in
Section 3.F.i.b of the PUD to address the concerns discussed above. Staff has reviewed and is
supportive of these standards.

Slope Stability
The Colorado Geologic Survey (CGS) provided comments in review of this application. Their
initial comments during work session stated concerns related to potential slope instability. The
applicant subsequently submitted two reports prepared by CTL Thompson, a Revised Geology
and Geologic Hazards Assessment dated October 4, 2018 and Comments Regarding Proposed
Development and Steep Slopes dated January 11, 2019. CGS reviewed the reports and
submitted comments dated April 12, 2019 that they do not object to this development,
specifically calling out language in the CTL Thompson report that “Based on observations of the
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drainage above the development area, we believe there is little mobile geologically-recent debris
or mud flow events”. In their referral comments, CGS did express caution that “any significant
change to the vegetation in the steep gully area above the site (e.g. clear-cutting or wildfire)
could increase debris flow hazards and would warrant additional hazard evaluation.” This
concern has been documented in this report, and geotechnical conditions will continue to be
evaluated as part of subdivision, site plan, and permit review. Changes that might occur after
any approvals should be monitored by property owners and/or the resort owner for potential
impacts.
Visual Impacts and Height
The current height limit in Parcel 32 is 35 feet. The applicant requests an increase in the height
limit to 65 feet. Table 6 of the PUD is copied below, with the applicant’s proposed change to
Parcel 32 shown. Footnote 9 clarifies that the 65 foot height limit would only apply to the condos
and hotel and that single-family and townhome structures will maintain the 35’ height limit.
Chart 4: Table 6 of the PUD: Building Heights

The heights of the condos and hotels are consistent with other similar development in the PUD.
Regardless, two 65-foot-high structures feel significant when comparing it to 12 single-family
homes; however, the applicant contends, and staff agrees that the siting of the proposal has
been thoughtfully considered in regards to visual impacts from adjacent developments and Hwy
91.
Proposed language in the PUD to address visual impacts in Section 3.2.F are copied below.
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The Visually Important Lands Map in the Ten Mile Master Plan ranks areas on a 4-tiered scale in
ascending order from “areas visible from 2-5 points” to an area of “Highest Visible Importance –
visible from 30+ points”. The majority of the development boundary is in the third category,
categorized as visible from 15 – 30 points; this is the same category as the majority of the current
boundary of Parcel 32. Similarly to the current boundary of Parcel 32, there are pockets of lower
visual importance as well as areas of Highest Visual Importance. Areas of Highest Visual
Importance are not listed as a development constraint in the Code, but are noted in the Master
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Plans as areas to avoid and/or pay special consideration to when mitigating the visual impacts
of development. For comparison, there are pockets of other developments at Copper in
locations categorized as areas of Highest Visual Importance: approximately a dozen lots within
Lewis Ranch, two condo buildings in Center Village adjacent to the mountain, the rear portion of
a few lots in the Masters, all of the Maintenance Lot, and all of the Employee/Affordable Housing
at North Alpine.
An area of heightened visual concern within the requested development boundary includes the
proposed townhome lots on the north side of the road. In order to effectively utilize landscaping
to screen these lots as well as other development in the A-Lift neighborhood while also
balancing defensible space requirements, a proposed design standard has been added to the
PUD in Section 3.1.F.i.c.d which permits off-site landscaping on adjacent property as well as
private open space owned by the resort in order to buffer and screen development. During site
plan review, the Review Authority will review landscape plans for compliance with the provisions
in the Code and PUD.
There is an existing mature berm located along Hwy 91 that assists in screening the
development from the Highway. Hwy 91 is designated as a scenic byway and accordingly visual
impacts shall be mitigated where possible. The proposal involves development that is further
from Hwy 91 and higher up on the hillside than is currently contemplated at the site. The
applicant points out that the Conceptual Development Plan in the PUD shows 12 single-family
homes on the existing location of the Triple Treat Lot, closer to the highway and on a flat site
with limited existing landscaping. This proposal does allow development to use existing tree
cover and varied ridges to help break up the visual impacts. Staff agrees with the applicant’s
assertion that there is opportunity to mitigate the visual impacts of this development with
placement on the hillside, tree cover, landscaping, and this being a varied development
consisting of different uses. The applicant has submitted visual renderings of the proposal that
are included in Attachment A to this report. Considering the development standards integrated
into 3.2.F, analysis of the site, and landscaping plan review at site plan, Staff is supportive of
this component of the project as proposed.
Parking:
Chapter 4 of the PUD lists parking requirements. The single-family and townhome units will be
parked traditionally, meaning parking spaces will be provided on-site with each unit. The
condominiums and hotel rooms are planned to be parked in a 24-hour-staffed valet garage with
double-stacked parking. Based on the applicant’s plan, a total of 91 spaces will be required as
depicted in the chart below.
Chart 5: Parking Summary
Proposed Parking Summary
Unit Type
Number of Units
Single Family (2 Per)
5
Townhome (2 per)
10
Condos (1 per)
21
Hotel/Lodge (.75 per)
53
Total Minimum Required

Minimum per PUD
10
20
21
40
91

Per Section 4.1.B.i of the PUD (copied below), no additional parking is required for employees
or to accommodate the commercial and resort support components of the proposed
development.
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Except as set forth in Subsection 4.1.A. above and Subsection 4.1.C. below, no parking shall be
required for: (a) new development or redevelopment of Commercial space, Cafeteria space,
Conference Facilities, Community Facilities, Recreational Facilities and Resort Support Facilities;
or (b) Employees generated by new development or redevelopment within the Property. It is
intended that parking for Employees within the Property and parking for day visitors to the
Property (other than parking for persons residing within the Property) will be available within the
Day Use Parking lots.

The applicant has stated that they intend to construct additional parking in excess of the
requirement. While the exact plan is not final, the applicant has stated that these spaces may
accommodate club membership, events, as well as the resort public utilizing the commercial
portions of the hotel. While the Copper PUD does not require additional parking to
accommodate new commercial uses, in consideration of master plan goals, the addition of an
Event Plaza on adjacent open space, and input that this area shall not become an “exclusive
enclave,” Staff feels it is important that the general public is able to access the parking when
appropriate and it not be managed on an entirely club membership model. The requirement that
this parking remain publically accessible unless the reasonable business operations of the
development dictate otherwise, such as for special events or high member or hotel demand, is
proposed in the PUD.
Snow Storage:
Currently, PUD-wide snow storage is accommodated by an approximately 90,000 square foot
area east of the existing Triple Treat Lot referred to as “Mt. Chomiak”. As the area around A-Lift
is developed, even in the current plan in the PUD, the anticipated relocation of Mt. Chomiak
would pose significant impacts to golf. The applicant is proposing to relocate snow storage to
the Maintenance Lot and shrink the footprint of the snow storage area while maintaining the
same volumetric capacity. The resort has stated that maintaining a 40 foot high snow pile is
within their capacity. Staff does not have any concerns with the proposed snow storage location
in the Maintenance Lot and concurs it is preferable to the location currently shown in the PUD.
When permits are submitted, Staff will review the improvements to the Maintenance Lot,
including visual impact and drainage considerations, as well as plans to accommodate the
additional 45 day-use parking spaces as required in the PUD.
Details of snow storage for the A-Lift neighborhood will be reviewed during site plan. All of the
single-family and townhome lots will be required to provide snow storage on site. The PUD
permits off-site snow storage in the more intense areas of Center and East Villages, and the
applicant is proposing to include A-Lift with this provision as listed in 6.2.C of the PUD. Staff is
supportive of this allowance.
Setbacks:
Chapter 3 of the PUD regulates setbacks; Table 7 is excerpted below showing the existing
setbacks in the A-Lift Neighborhood. Multi-family, Hotel/Lodge and Hotel/Condo parking areas
shall comply with the Code requirements for setbacks from roads and access ways.
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Chart 6: PUD Table 7. Building Setbacks

Staff is supportive of the reduction in the front setback from 20 to 10 feet. A 10’ setback is
compatible with mixed use development in the PUD at East and Center Villages. Proposed
Footnote 6, included above, is added to ensure adequate spacing between a front-loading
garage and the roadway is provided while still allowing a side-loading garage to be within 10 feet
of the property line.
Housing /Generation Rates
The provision of Workforce Housing has been a focal point of the PUD since its inception. Prior
to the 2008 rewrite of the PUD, employee generation was a complicated process where new
employees generated from a development were calculated with each project. In order to
simplify the requirement, all of the existing, unbuilt density was analyzed for employee
generation based on the requirement to house 40% of the Full Time Equivalent (FTE)
employees. Based on this analysis, a requirement to provide 50 credits of Employee Housing
and 60 credits of Affordable Housing was added into the PUD in 2008 to satisfy the resort’s
housing obligation at final buildout. The remaining portion of these housing units will be
constructed at North Alpine (approved May 2019 via PLN19-016).
The bulk of the density to accommodate A-Lift is being transferred from Chapel Lot/Parcel 18,
which was envisioned in 2008 to support one large hotel. As the resort has evolved, one large
hotel is no longer desired by the resort operator at that location.
While the
commercial/residential density transferred to A-Lift already exists in the PUD, and already been
analyzed for employee generation, Staff has concerns that the employees generated from two
hotels would exceed the employees generated from one hotel. In response, the applicant used
the methodology for employee generation that exists in Appendix 30 of the PUD and concluded
that this project will generate 4.24 more employees than would exist if the density remained on
Chapel Lot. To offset these additional 4.24 employees, the applicant is proposing an Employee
Housing unit integrated into the condos. Based on the prior requirement that the resort Owner
provide housing for 40% of the FTE employees in the PUD, 4.24 employees equals a
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requirement to house 1.7 employees. Since one unit of Employee Housing equates to 2 credits;
it is Staff’s opinion that this proposed employee unit is an effective mitigation.
While Staff is supportive of the analysis provided for this particular project, and especially in light
of the recent approvals for North Alpine Housing, Staff has no concerns with employee housing
in relation to the proposal at A-Lift. However, as more projects are approved at the resort, and
in order to respond to needs of the resort’s workforce into the future, it may be appropriate
during a forthcoming PUD amendment to compare the methodology used in 2008 to current
trends to ensure that the resort is continuing to provide an adequate amount of housing for their
workforce.
Master Plan Compliance:
General conformance with the goals, policies, and actions within the master plans is a
requirement for approval of this application. In analyzing this requirement, reference shall be
made to the Countywide Comprehensive Plan (CCP), the Ten Mile Master Plan (TMMP), and
the Copper Mountain Subbasin Plan (CSP).
Land Use and Neighborhood Vision:
Within the CSP, Goal F, Policy/Action 1 states that the “A-Lift Neighborhood shall have a lower
intensity of land uses than the Village Center and East Village Neighborhoods” and in the
introduction to the Neighborhood it is stated that A-Lift should not become “a major portal to the
ski area” nor “an exclusive enclave”. Staff feels that these goals are maintained with the
proposal. Specifically, A-Lift will contain 3.3% of the residential EU’s within the resort and 5.4%
of the commercial square footage. The low relative density along with the trail connections
provided integrate the neighborhood into the fabric of the resort and simultaneously help to
ensure it will not become a major portal to the resort. Specifically in regards to A-Lift not
becoming an exclusive enclave, the introduction to the design standards in the PUD state that it
is conceived of as a place for “locals and visitors to connect.” Additional language from the
master plans concerning land use is copied below:
CSP: Goal F: Policy/Action 2. Appropriate land uses in the A-Lift Neighborhood
include: residential, resort support, hotel/lodging, skier services, commercial uses,
day skier parking and passive and active recreation.
TMMP: Goal A: Policy/Action 1. Locate urban development only within defined Urban
Areas in the Basin, as identified on the Basin Land Use Map.
Trails:
The proposal satisfies the following goals with the trail network proposed providing linkages
within the already existing trails network
CSP: Goal E: Policy/Action 3. Pursue the development of new pedestrian paths in
existing residential neighborhoods, where needed to access transit, adjacent
commercial areas, and to tie into the county path network.
CSP: Goal F: Policy Action 6: Transit connections for resort users, and trail
connections for bicycles and pedestrians are encouraged in order to provide
connectivity within the resort and alternatives to passenger vehicular travel.
CSP- Goal U. Promote the development of a linked open space and trails network in
the Copper Mountain Subbasin.
Design and Visual Resources from a Master Plan Perspective:
The proposed project site contains areas of Highest Visual Importance as identified on the
Visually Important Lands Map within the Ten Mile Master Plan. The current outline of PUD
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Parcel 32 as well as other sites at Copper also contain areas with this designation. Staff
believes that the following design and visual resources based master plan goals/policies/actions
are most applicable to the application and that they have been addressed accordingly.
CCP - Goal F. Preserve the Basin’s scenic beauty, backdrops, prominent ridgelines
and mountain vistas through identification, protection, and sensitive design of
development in visually important lands.
Policy/Action 1. New development should be subject to design standards and
prescriptions for the mitigation of visual impacts to protect and preserve the rural
landscapes.
Policy/Action 10. Orient buildings to fit with the natural topography, clustering
buildings when appropriate so that natural features and usable outdoor spaces are
maintained and solar access is maximized.
TMMP - Goal F. Preserve the Basin’s scenic beauty, backdrops, prominent ridgelines
and mountain vistas through identification, protection, and sensitive design of
development in visually important lands.
Economic Vitality:
The applicant contends, and Staff agrees, that there is more economic vitality in a mixed use
development as proposed, than 12 single-family homes as envisioned in the current PUD,
provided that A-Lift will not detract from the vitality of the resort as a whole. The vision
expressed by the developer for this proposal is for a unique offering that is not in conflict with the
Center or East Village hubs. The following goals relating to economic vitality are relevant.
CSP – Goal B. Provide for commercial uses in a manner that is visually attractive,
provides interest to pedestrians, promotes economic viability and is consistent with or
improves the character of the subbasin and the overall needs for growth in the
subbasin.
CCP - Policy/Action 2.
Continue to develop year-round, multifaceted tourism
opportunities consistent with community adopted land use patterns and overall
community character.
Action 2.1 - Encourage and support the use of a wide-range of community and resort
facilities that make up the tourism industry infrastructure.
Non-A-Lift Related:
Since the PUD is open for modification, there are minor areas of the PUD that staff in
cooperation with the resort has “cleaned up” or modified slightly to better facilitate the intent of
the PUD that are not directly part of the A-Lift development.
Affordable Housing Priority Leasing
A minor change is proposed to the priority sales and leasing section of the PUD as it applies to
Affordable Housing. Language proposed is copied below from Section 2.6.H.iii in order to
ensure an appropriate order for leasing of the affordable housing units at North Alpine and
removing unnecessary standards for PUD employees.
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Road Maintenance Agreement
In Chapter 4, the applicant and Staff are mutually proposing to remove the language specific to
individual road maintenance and simply refer to the road maintenance agreement. Removing
these provisions from the zoning document allows flexibility in negotiations between the County
and resort for road maintenance without needing to amend the PUD. This is supported by Staff
and the resort.

Appendices
As required by the PUD, Staff will update appendices in the PUD concerning build out, density
transfer, and other appendices relevant with this amendment.
PUD Compliance:
The resort Owner is currently in compliance with the provisions of the Copper Mountain PUD.
Criteria of Approval for a Major PUD Amendment:
The Review Authority must find that the application meets all of the Criteria of approval for a
Major PUD Amendment from Section 12202.05 of the Code. Each criterion is analyzed below.
A: The modification is consistent with the efficient development and preservation of the
entire PUD
The request is consistent with and takes into account the entire PUD. For instance, trails
serving the A-Lift Neighborhood have been designed to integrate into and enhance connectivity
within the PUD. Additionally, development triggers that will benefit the public and/or PUD as a
whole which are only now only associated with the development of Creekside North have been
distributed to include other parcels.
B: The modification does not affect, in a substantially adverse manner, either the enjoyment
of land abutting upon or across a street from the PUD or the public interest
This amendment will not have a substantially negative affect on properties adjacent to the PUD.
The United States Forest Service is the adjacent property owner and did not submit comments
expressing concerns with the proposal.
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C: The modification is not granted solely to confer a special benefit upon any person
Included within the development proposal are provisions for trail connections benefiting the
entire resort and public, public restroom facilities, the restoration of a historic USFS cabin, and
an earlier timeline for the restoration of Stream Reaches 2 and 3. Additionally, the vitality of the
proposed mixed-use neighborhood will allow a significantly larger portion of the resort public to
interact with the neighborhood including the construction of commercial uses at the base of the
Alpine Lift.
D: General Conformance with Master Plans
This proposal is in general conformance with the Countywide Comprehensive Plan, the Ten Mile
Basin Master Plan, and the Copper Mountain Subbasin Plan, with respect to Land Use, Trails,
and Employee Housing as well as other goals/policies and actions as discussed in this report.
E: The proposed PUD modification is consistent with the purpose and intent of the County's
Zoning Regulations
It is the intent of the County’s zoning regulations ensure compatibility of land uses, efficient and
economical use of land, and adequate light and air in development projects. They are also
intended to prevent development of areas subject to environmental hazards, and encourage
development projects that are functional, exhibit good design and aesthetics, and protect the
county's natural resources and scenic beauty. In consideration of the specific design criteria
included in the proposed PUD, the amendment meets this criterion.
F: The proposed PUD modification is consistent with the County ’s Rezoning Policies
Summit County has established policies that apply whenever an applicant proposes to rezone
property in the unincorporated area of the County, and the rezoning would result in a significant
change in use or a higher intensity of use from the current zoning. Section 3200 of the
Development Code outlines the specific Rezoning Policies applicable to the proposed major
PUD modification. The site of the proposed PUD modification can be serviced by water, sewer
and to the highway system access. Fire protection is available from Summit Fire & EMS. Police
protection is available from the Summit County Sheriff. The impacts to slopes of over 30% are
minimized and meet the criterion for rezoning. The impact to the wetland crossing will be
enhanced and additional wetlands created to offset the minimal impacts to the wetland crossing.
The density to accommodate this development is being transferred from other parcels within the
PUD and no new density is being created with this request, additionally there is no net loss in
open space with this request. The Copper Mountain PUD provides for development standards
as required by the Development Code, including but not limited to setbacks, height, landscaping,
lighting, parking, access, snow storage and drainage.
G: The proposal is consistent with the purpose and intent of PUDs, as set forth in §12200.01 of
this Code, as well as the policies supporting the purpose and intent of allowing a Major PUD
Modification Zoning Amendment, per §12202.01 of this Code.
The proposal, furthers the policies constituting the purpose and intent allowing for the
establishment of a Planned Unit Development, as set forth in §12200.01 of this Code, as well as
the policies supporting the purpose and intent of allowing a Major PUD Modification Zoning
Amendment, per §12202.01 of the Code because the public health, safety and welfare will not be
affected nor jeopardized, trails will be constructed, public bathrooms at the base of the Alpine Lift
will be provided, a forest service cabin will be restored, and environmental provisions specifically
relating to wetlands, slopes, and drainage will be maintained.
H: Consistency with public health, safety, general, welfare, as well as efficiency and economy
in the use of land and its resources.
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The Review Authority must also find that the proposed PUD modification is consistent with
public health, safety, and welfare, as well as efficiency and economy in the use of land and its
resources. This is a broad based, discretionary criterion founded in the police powers of the
State and the land use planning authority granted to the County. The pertinent Master Plan
documents, the development code, the public hearing process and policy initiatives all serve as
tools providing guidance as to what concerns are implicated by the public health, safety and
welfare. The same considerations pertain to the concept of efficiency and economy in the use of
land and its resources.
Staff believes that the application promotes the public health safety and welfare and that other
impacts are minimal in nature and primarily related to visual impacts of development.
I: Final evidence of adequate water, sewer, access, utilities and other required infrastructure
The applicant has provided will serve letters from Xcel Energy and the Copper Mountain
Consolidated Metropolitan District for the provision of water and sewer. The applicant has
provided a copy of the CDOT access permit providing legal access.
J: PUD suitability for recordation
The proposal is written in accordance with the provisions of the Code, and will be suitable for
recordation.
Staff Recommendation:
Staff recommends that the BOCC approve PLN18-078 with the following findings:
Findings:
1. The modification is consistent with the efficient development and preservation of the
entire PUD since the modifications further aid in the functioning of a ski and year-round
resort. Trails. Development Triggers, Open Space, and density considerations affecting
and furthering the development of the entire resort have been considered with this
request.
2. The modification does not affect, in a substantially adverse manner, either the enjoyment
of land abutting upon or across a street from the PUD or the public interest.
3. The modification is not granted solely to confer a special benefit upon any person.
4. The proposed PUD modification is in general conformance with the goals, polices/actions
and provisions of the Summit County Countywide Comprehensive Plan, Ten Mile Master
Plan, and Copper Mountain Subbasin Plan as discussed in the staff report.
5. The proposed PUD modification is consistent with the purpose and intent of the County's
Zoning Regulations, and additional standards have been established for development
such as setbacks, height, and design standards among other items.
6. The proposed PUD modification is consistent with the County’s Rezoning Policies,
specifically in the context of minor disturbance to wetlands and slopes over 30% that
cannot be reasonably avoided and will be property mitigated.
7. The proposal is consistent with the policies constituting the purpose and intent allowing for
the establishment of Planned Unit Development, as set forth in §12200.01 of this Code, as
well as the policies supporting the purpose and intent of allowing a Major PUD Modification
Zoning Amendment, per §12202.01 of this Code.
8. In light of the purpose and intent of PUD designations and modifications, the proposal
furthers the public health, safety, integrity and general welfare, as well as efficiency and
economy in the use of land and its resources.
9. The applicant has provided final evidence of adequate water, sewer, access, utilities and
other required infrastructure to serve present demands, and adequate access and
infrastructure is also available to serve reasonably anticipated future demands.
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10. The Review Authority has reviewed the PUD text and the revised exhibits and pending the
BOCC’s review, the PUD will be suitable for the Chair’s signature and recordation.
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