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	Ten Mile Master Plan Update 

Copper Mountain Subbasin Plan
Resolution of Identified Significant Issues 

Prepared for: January 13, 2005 Planning Commission Meeting


October 26, 2004 Planning Commission Meeting

At the October 26 meeting five of the identified significant issues related to the Copper Mountain Subbasin and background information or options were presented to the planning commission. The issues and direction provided by the planning commission and possible considerations/resolution to address them are as follows:

-------------------------------------------------------------------------------------------------------------------------------

1. Clarification and proposed modifications to the transfer of development rights (TDR) narrative and policies.

• Commission Direction: A broader policy should be developed to allow all the neighborhoods in the Copper Mountain area to possibly serve as receiving sites except for the Lewis Ranch Neighborhood or other areas to be determined. 

Resolution: A TDR map has been developed for inclusion into the Ten Mile Master Plan update that identifies TDR sending and receiving areas. It is proposed to designate the seven Copper Mountain Neighborhoods on the TDR map as follows:

Receiving Areas: Village Center, East, and A-Lift Neighborhoods. These areas of Copper Mountain are the most likely and suitable for additional residential and commercial development in the future.

Sending Area: The West Neighborhood. It is the intent in the West Neighborhood (Lewis Ranch) to limit development to lower density residential and recreational uses, in large part because of the environmental sensitivity of the area. Existing and proposed policies encourage the transfer of development rights out of the neighborhood to other less sensitive locations within the subbasin. 

Neutral (neither receiving or sending): North, Ten Mile, and Ski Area Neighborhoods. It is the goal of the North Neighborhood to preserve the existing natural character and most of the land in the Neighborhood is part of the White River National Forest. However, two private parcels of land are located within the Neighborhood and zoned PUD. It is the intent of the subbasin plan to keep land uses in the Neighborhood restricted to open space and passive recreation. No density is currently recognized on these private parcels in the Neighborhood. Therefore, it would be inappropriate to designate as a TDR sending area.

The majority of the Ten Mile Neighborhood is under federal ownership and managed by the White River National Forest. Development occurring in the area is related to commercial (service station), community facilities (sewer treatment plant), equipment storage, limited recreation, and parking. Significant environmental resources and constraints to development are found in the Neighborhood. The goal is to continue to allow for recreational, resort support, community facilities and parking uses. The permitted uses allowed per the Copper PUD seem adequate to accomplish this goal. Therefore additional density to be transferred in for development or out to supplement other subbasin developments seems inappropriate.

The Ski Area Neighborhood is almost entirely administered by the White River National Forest and is within the Copper Mountain Ski Area permit boundary. Continued recreational growth on the mountain, expansion of commercial and recreational facilities and associated skier support services are supported by the existing subbasin plan and would be controlled though the special use permit. Because the land is national forest, no density is recognized and thus the area should not be a TDR sending site.

-----------------------------------------------------------------------------------------------------------------------------------

• Commission Direction: Policies should reference the proposed TDR map to be developed. 

Resolution: A specific policy or reference to the TDR map will be developed as part of the update to the subbasin plan. For example:

Policy/Action Consistent with the TDR policies contained in the Countywide Comprehensive Plan development rights should be allowed to be transferred from appropriate sending sites in the Ten Mile Basin or other basins to identified receiving sites (refer to TDR map).

-----------------------------------------------------------------------------------------------------------------------------------

• Commission Direction: Explore opportunities or incentives (e.g., density bonuses) for redevelopment and affordable housing that would be exempt from TDR requirements.

Resolution: There are many variables that make identifying incentives for redevelopment and affordable housing difficult. A range of issues need to be explored and discussed at length before a determination of appropriate TDR incentives can be agreed on and implemented. A policy could be developed to encourage such opportunities. On the other hand, developing the specifics of such incentives in the subbasin plan would be premature. 

An example of a possible Ten Mile Basin Master Plan policy is as follows:

Policy/Action Establish regulations that specify the requirements of the TDR program in the Basin. TDR regulations should consider:

• Focusing sending areas primarily on backcountry locations. 
• Sending areas should recognize or incorporate parcels that would promote the protection of historic structures or resources and visually important lands.
• Recognizing A-1 parcels in the Frisco Heights to be receiving areas compatible with R-2 zoning and density of surrounding properties.
• Exploring incentives or density bonuses for: redevelopment, affordable housing, and interbasin transfers.

-----------------------------------------------------------------------------------------------------------------------------------

• Commission Direction: The proposed language to encourage interbasin TDRs is appropriate and the idea to tie interbasin transfers to a density bonus should be explored. 

Resolution: The following strike and bold language was proposed and presented at the October 26 planning commission meeting. The language represents changes to the Copper Mountain Subbasin Plan to address and support interbasin TDR transfers. 

Transfer of Development Rights

Transfer of Development Rights (TDRs) is a planning tool that is utilized to accommodate the shifting of development within a geographic area as a means to accomplish community goals. Within the Copper Mountain Subbasin, TDRs could be used in several ways. They could to allow development density assigned to one neighborhood to be partially or fully moved to another neighborhood or transfer density from other areas of the basin or other basins in the county into subbasin neighborhoods. 

Goal Promote the transfer of development rights in the subbasin as a means to further goals of the subbasin plan.

Policy/Action 1. Development rights should be allowed to be transferred from appropriate sending sites in the Ten Mile Basin or other basins to subbasin neighborhoods, provided that:

• Removal of development rights from a sending site would further promote fulfillment of the major goals and policies of this the Subbasin Plan or the Countywide Comprehensive Plan (i.e., protection of environmentally sensitive areas, redirecting growth to higher density Neighborhoods).
• The subbasin neighborhood receiving the transferred development rights can accommodate the development rights without reducing the ability for neighborhood development to comply with goals and policies of this subbasin plan and without further impacting environmentally sensitive areas.

Similar to developing incentives for affordable housing and redevelopment, a density bonus for interbasin transfers would need to be developed as part of a countywide or basin TDR program. The following bullet was suggested to be added for consideration:

o Exploring incentives or density bonuses for: redevelopment, affordable housing, and interbasin transfers.

-----------------------------------------------------------------------------------------------------------------------------------

• Commission Direction: Consider an exemption from TDRs in the development of public purpose/non-profit facilities (i.e. Performing Arts Center).

Resolution: Request for additional commercial square footage (beyond that zoned today) would require TDRs, per the Countywide Comprehensive Plan policies. If a facility were to be developed and used solely for public purposes or non-profit activities it may not require TDRs. Commercial structures are carried on for profit by the owner whereas facilities that are for public use are usually of an institutional nature and provide public benefits or purposes. 

A conundrum exists when a facility serves in a multiuse, multipurpose, or mixed-used capacity. It is not easy to determine if the use of such a multi-use complex is for strictly commercial or public purposes as a single building can contain multiple uses. If TDR exemptions were to be provided for a multi-use complex it is a detail that should be worked through in developing the specifics of a TDR program or the PUD modification process.

TDR policies could be amended to read as follows: 

Policy/Action Establish regulations that specify the requirements of the TDR program in the Basin. TDR regulations should consider:

• A conversion ratio for commercial square footage. The conversion ratio should take into consideration other county programs for guidance.
• Clarifying exemptions from TDR requirements for public purpose/non-profit facilities.

-------------------------------------------------------------------------------------------------------------------------------

2. Clarification to active and passive recreation uses allowed on designated open space lands (tramway issue).

• Commission Direction October 26 meeting: A policy should be developed to provide for flexibility in assessing or mitigating potential impacts in land designated for open space/passive recreation uses.

• Commission Direction December 9 meeting: Provide a geographic description or quantify the area/neighborhoods where a tramway could encroach on passive open space (i.e. Ten Mile Creek in the Village Center and East Village Neighborhoods). 

Resolution: At the October 26 meeting discussion on this issue centered on the controversy surrounding the placement/alignment of the proposed aerial tramway over lands designated as “open space/passive recreation,” particularly crossing the Ten Mile Creek. Staff proposed creating and modifying policies to allow for a tramway to cross/encroach open space recreation lands under certain circumstances. The planning commission supported the proposal to develop or modify these policies. 

At the December 9 meeting a letter from the Board of Directors from The Lodge at Copper was presented that suggested to continue to protect the parcel of county dedicated passive open space along Ten Mile Creek. In addition, concern with protecting the open space and proposed tramway was expressed via public testimony from owners at The Lodge at Copper. Their concern was that the parcel paralleling the proposed Union Creek gondola/Ten Mile Creek is supposedly dedicated as passive open space and protected from any kind of encroachment by the current PUD and previous Ten Mile Plan Commission actions (i.e. a tramway should not be permissible in that open space tract). Therefore it was suggested to provide a geographic description or quantify the area/neighborhoods where a tramway could encroach on passive open space. 

The existing subbasin plan identifies land use in this area as “mixed use” not “open space/passive recreation.” The following changes and additions to existing policies in the subbasin plan Open Space and Recreation section could address the issue and provide the flexibility and geographic description as suggested by the planning commission:

Goal Promote and where appropriate preserve open space areas within the subbasin to enhance the area’s environmental, aesthetic, and recreational qualities. 

• Placement of tramway towers should not be permitted to be located or encroach in areas designated as passive open space as identified on the Subbasin Plan Future Land Use Map. 

o Exceptions include tramway towers located in the Village Center and East Village Neighborhoods. Specifically, those areas located east of Mountain Plaza along West Ten Mile Creek.
o The alignment of a tramway should evaluate alternatives and minimize or avoid potential adverse impacts to: environmentally sensitive areas, the recreational experience, and open space character.

-------------------------------------------------------------------------------------------------------------------------------

3. Provide more specificity on appropriate locations for hillside development in the A-Lift Neighborhood.

• Commission Direction: Development should not expand outside the existing land use designation envelope and a specific line or contour elevation should be established to limit impacts to hillside activity and to control building heights. Building heights above this determined line/contour should be limited to 35’ maximum height and measured using a parallel plane methodology.

Background: The Generalized Future Land Use Map identifies the approximate boundary for Limited Residential/Commercial development in the A-Lift Neighborhood. Supporting policies provide that development is minimized, done in an environmentally sensitive manner, and minimizes visual impacts. The existing land use map extends the Limited Residential/Commercial designation into the western portion of the A-Lift Neighborhood, with some development proposed to go onto the lower slopes of Copper Mountain.

Limiting residential and commercial development in the A-Lift Neighborhood to the boundaries identified on the Generalized Future Land Use Map is inherent to the function of the basin master plan and maps. However, some level of latitude is afforded to the exact placement of development within this land use designation envelope to enable flexibility. Or as stated in the subbasin plan:

The Generalized Future Land Use Map identifies the general locations of appropriate land uses within the subbasin. As the map’s title indicates, the information on the map is generalized and is not intended to indicate exact scaled boundaries between land uses. Some flexibility should be allowed in determining exact boundaries. Any proposals that would significantly deviate from the land use designations on the Generalized Future Land Use Map will require an amendment to the subbasin plan. 

Aerial topography maps, produced by Range West in 1999, indicate 9,800’ and above as contour elevations where more significant slopes exist. Therefore, development above the 9,800’ contour could have more immediate impacts to visual quality on the hillside and warrant height restrictions.

Resolution: Specific guidance for height of buildings in the A-Lift Neighborhood could be included in the visual design guidelines section. It was suggested by the planning commission that building heights should be limited to 35’ and development is more carefully designed above the identified contour using a parallel plan methodology for measuring building height. 

The Countywide Comprehensive Plan does contain a Design and Visual Resource Element and policies applicable to the subbasin plan. In addition, the existing and proposed Visual Design Guidelines in the subbasin plan addresses minimizing visual impacts, conducting a view corridor analysis, and design standards (i.e. diagrams) for the A-Lift Neighborhood. The following changes and additions to existing subbasin policies could address the commission’s concerns:

Visual Design Guidelines

The scenic mountain landscape surrounding the developed resort area of Copper Mountain largely defines its character. Protection of views to these mountain backdrops is one of the community’s highest priorities. As such, every effort should be made to protect the views enjoyed by residents and visitors. 

Policy/Action Retain views of the Ten Mile Range, Copper Mountain, and the hillside north of I-70 to the maximum extent practicable possible. These public open spaces and plazas should be identified as part of the visual view corridor analysis described below.

• Any development occurring in the Ten Mile Neighborhood (east of Hwy 91) should be restricted to the valley floor, so that development does not extend onto the slopes of the Ten Mile Range.
• With the exception of the West and A-Lift Neighborhoods, residential development should be confined to the valley floor and should not extend up the slopes of Copper Mountain. 
o Any development on slopes in the West and A-Lift Neighborhoods should be minimized and done in an environmentally sensitive manner, with special emphasis on minimizing visual impacts.
o Development in the A-Lift Neighborhood above 9,800’ should be restricted to 35’ or less in height. Building height should be measured using an irregular plane located above the building site based on the same contour as the natural grade or finished grade (whichever is more restrictive) of the building site.
• As part of any proposed PUDs or major amendments to PUDs in the subbasin, the applicant should provide a proposed visual view corridor analysis that: identifies key viewpoints and view corridors within the subbasin; and establishes development guidelines for view corridor protection (e.g., building height limitations). The Planning Commission should review the proposed visual view corridor analysis and evaluate the analysis for its effectiveness in preserving key public viewpoints and view corridors within the subbasin.

-------------------------------------------------------------------------------------------------------------------------------

• Commission Direction: Amend the existing wording and policies in the master plan regarding the Scenic and Historic Byway Corridor Management Plan to help mitigate potential impacts to the A-Lift Neighborhood viewshed.

Resolution: The Visually Important Lands section in the update to the Ten Mile Master Plan addresses preserving, protecting and enhancing visually important lands in the basin. Specially, the following Viewshed Management Prescriptions and identified visual importance are applicable to the A-Lift Neighborhood:

Viewshed 9 (East Copper Mountain)—Identified as Medium Visual Importance
Additional ski area expansion on the slopes of Copper Mountain should be done in a manner that minimizes forest clearing to maintain the existing forested character of the area. Residential development should stay in the valley area and not be visible on slopes of the ski area.

Viewshed 14 (Hwy 91 valley floor area)—Identified as High Visual Importance
The tree lined valley corridor provides an important scenic buffer between Copper Mountain Resort and the Climax Mine operations. The forested valley floor should be maintained. Any development that does occur should be tucked behind existing forest so that views of structures and access roads are screened from the highway. Building height, materials, and colors should blend with the surrounding natural environment.

The following are applicable polices to support the Visually Important Lands Map:

Policy/Action Maintain the Basin's unique sense of place by requiring that development proposed in lands of “high visual importance” and “medium visual importance,” as identified on the Visually Important Lands Map, and development proposed in view corridors incorporate the following:

• Ensure the density is consistent with the goal of protecting views of visually important lands and conforms with other design objectives of this plan;
• Cluster development out of any visually important lands and view corridors, whenever possible, or cluster within forested areas; and,
• Mitigate visual impacts by the use of building materials, building design (e.g., building mass, size, and height), colors, location of structures, and landscaping so that structures blend into the natural landscape.

These viewshed management prescriptions and policies address mitigating visual impacts in the A-Lift Neighborhood area. However, as part of the update to the Ten Mile Master Plan—Transportation Section, the following narrative is being proposed to strengthen and better address the Scenic and Historic Byway Corridor Management Plan goals. 

The Top of the Rockies Scenic and Historic Byway was officially designated in September 1993 by the Colorado Scenic and Historic Byways Commission. The 76-mile route is recognized for its outstanding scenic beauty and historical significance. Over its course, the Byway passes through portions of Eagle, Lake and Summit Counties, as well as the Pike/San Isabel, White River and Arapahoe National Forests. A portion of the Byway incorporates all of State Highway 91 from Copper Mountain to Leadville. 

The Scenic and Historic Byway Corridor Management Plan provides the planning and management framework to guide the actions of future administrators of the Byway and for its long term maintenance and integrity. A primary goal of the Corridor Management Plan is to protect and preserve the intrinsic resources, visual quality, and viewsheds of the Byway. In addition, the plan suggests coordination should be fostered between appropriate planning agencies/entities efforts in order to ensure that the goals of the Byway are considered in land use policies and decisions. Therefore, development along Highway 91 should protect and maintain the visual integrity, resources and values given that is has been designated by the State as a scenic byway. 

-------------------------------------------------------------------------------------------------------------------------------

4. Discussion on determining the maximum building height of the icon/focal point building in the Village Center Neighborhood.

• Commission Direction: The existing subbasin plan policies could be broadened to provide more flexibility to allow any building, not just an architectural centerpiece, to be over six stories. In addition, the specific height should be determined during development review not in the subbasin plan.

The following policies are contained as part of the Village Center Design Guidelines in the existing subbasin plan:

Policy/Action Building heights should not exceed five to six stories and should be designed to avoid impacts to basin view corridors. A building taller than six stories will be considered when:
• The taller building is used as a main subbasin focal point or architectural centerpiece.
• The taller building incorporates unique architectural elements that provide visual interest and focus and is designed to ensure compatible transition with surrounding buildings.
• View corridors are not impacted, consistent with the Visual Design Guidelines section.

Resolution: The above policy could be modified as follows to address the commission’s suggestions to provide more flexibility and allow any building in the Village Center Neighborhood to be over six stories:

Policy/Action Building heights should be kept to six stories or less not exceed five to six stories and should be designed to avoid impacts to basin view corridors. However, buildings may exceed six stories when: A building taller than six stories will be considered when:
• The taller building is used as a main subbasin focal point or architectural centerpiece.
• The taller building incorporates unique architectural elements that provide visual interest and focus and is designed to ensure compatible transition with surrounding buildings.
• View corridors are not impacted, consistent with the Visual Design Guidelines section.

-------------------------------------------------------------------------------------------------------------------------------

5. Discussion of what is a public benefit.

• Commission Direction: Examples need to be provided as to what are possible and reasonable public benefits in the context of the development proposal, neighborhood, basin, and county while recognizing that different degrees of interpretation exist.

Resolution: The following is a proposed narrative that could be included in the subbasin plan and address the planning commission’s suggestions on providing examples on what are reasonable public benefits to consider.

Public Benefits

Defining and quantifying what constitute appropriate public benefits in a development proposal is a challenging task. It is very subjective in determining what is fair and equitable to the applicant and public. In addition to the benefits provided to a community some of the other factors to consider in defining what are appropriate public benefits include: scale of the proposed development, area impacted or served, effect on the character of the area and neighborhood, impacts to local infrastructure, and appropriate facilities and services to be provided. The following list provides possible examples of public benefits. 

• Affordable and employee housing
• Childcare center
• Church/chapel
• Community building
• Community care clinic
• Emergency facilities (e.g., ambulance and fire stations)
• Environmental remediation projects
• Funding for community services (i.e. cash-in-lieu)
• Improvements/enhancements to environmentally sensitive areas (e.g., restoration of West Tenmile Creek)
• Improvements to public transport system (e.g., transit stop)
• Infrastructure improvement (e.g., sidewalks)
• Non-profit/public purpose facility
• Parks and open/green space
• Pedestrian and bikepaths
• Pollution mitigation
• Private or public schools
• Public art
• Public use area requirement
• Recreational facility/center or other public recreational amenities
• Reduced county maintenance costs/obligations
• Transfer of Development Rights

The above list is not inclusive because there are varying degrees of how to define a public benefit. Moreover, a public benefit can serve the needs of both the larger community and an applicant/developer, and this should be considered.

-------------------------------------------------------------------------------------------------------------------------------

December 9, 2004 Planning Commission Meeting

At the December 9 meeting, other significant issues were presented to the planning commission. The issues, direction and consensus provided by the planning commission and possible considerations/resolution to address them are as follows:

6. Discussion of affordable housing goals and policies.

• Commission Direction: Explore how to better address affordable housing opportunities in the Copper Mountain Resort area. 

• Commission Consensus December 9 meeting: Policies should be developed which support a multi-pronged approach to addressing affordable housing in the subbasin plan. The policies should: 1) at time of development review evaluate and quantify existing housing conditions and at a minimum maintain or increase present levels of affordable housing in the future, 2) continue to define/measure affordable housing as a 100% of AMI, 3) promote a combination of available affordable housing programs, specific tools, and incentives be used, 4) identify and stress an implementation strategy to continue to develop affordable housing, and 5) clarify that the appropriate amount of affordable housing should be determined at the time of development review.

The Countywide Comprehensive Plan (CWCP) does contain a Housing Element and affordable housing policies applicable to the subbasin plan and planning commission concerns. Particularly the CWCP states that affordable housing should be defined as housing targeted to low and moderate income groups based on affordability limits on average at or below 100 percent of the median income for the county. Moreover, the CWCP encourages the provision of deed-restricted affordable housing units in negotiations for discretionary land use decisions, such as PUDs (i.e. the appropriate amount of affordable housing should be determined at the time of development review). Proposed modifications to affordable housing goals and policies in the subbasin plan to address the planning commission suggestions include:

Affordable Housing

Goal Maintain and improve affordable housing opportunities in the subbasin.

Policy/Action Develop programs or regulatory measures to encourage and increase the availability of affordable housing targeted to low and moderate income groups based on affordability limits on average at or below 100 percent of the median income for the county. 

Policy/Action A certain amount of affordable housing units should be included in future projects and determined at the time of development review.

• An analysis of existing housing conditions should be conducted as part of major development proposals (i.e. proposed PUDs or major amendments to PUDs in the subbasin) to determine existing availability of affordable housing. This analysis will help provide a baseline against which future affordable housing needs will be measured.
• A combination of programs and tools may be used to provide required affordable housing such as: construction of affordable units, cash-in-lieu, and real estate transfer fees.

Policy/Action Incentives should be considered in exchange for affordable housing when evaluating major development proposals, such as: density bonuses, relaxed or reduced development standards, permit processing assistance, and waiver or deferral of fees.

-------------------------------------------------------------------------------------------------------------------------------

Commission Direction: Identify and stress an implementation strategy to continue to develop affordable housing.

Resolution: As part of the update to the Ten Mile Master Plan the existing Implementation Strategies section will be revised. This would include updating implementation strategies for the Copper Mountain and Bill’s Ranch Subbasin Plans. An implementation strategy to develop affordable housing incentives and increase affordable housing opportunities will be developed and stressed for the Copper Subbasin and Ten Mile Basin when the Implementation Strategies section is developed. 

-------------------------------------------------------------------------------------------------------------------------------

7. Options for addressing overall density and intensity of subbasin neighborhood land uses. 

• Commission Direction: The subbasin plan should promote the use of compatibility standards to determine appropriate densities. These standards could include examples of the types of development or density that would be appropriate to surrounding uses and if possible be quantifiable. 

Research: Other towns or counties in the Rocky Mountain and Colorado region that were found to use and have compatibility type standards codified in land use codes included: Towns of Fort Collins, Dolores, Mancos, Cedaredge Colorado and Grand County Utah. Other jurisdictions outside Colorado included the City of Farmington, New Mexico and Tillamook County, Oregon. Larimer County, Colorado has a section on compatibility in their master plan, as it is one of their four “key concepts” the plan is based on. 

The different compatibility standards employed by these jurisdictions were researched for applicability to density, mixed use neighborhoods, residential/commercial transition in resort communities, and quantifiable measures. The research indicated compatibility standards are sometimes better understood as “residential protection standards” and appropriate application of compatibility tools really varies from community to community. Codified and quantifiable measures found were all tied to providing for adequate setbacks, buffering, landscaping and building heights in low density residential developments.

Resolution: Due to the significance and importance of overall density in the subbasin it is envisioned the Compatibility Standards narrative and policies could be the first section to the subbasin Land Use Element. The following is proposed language that could be included in the subbasin plan and address the planning commission’s suggestions on determining land use density using compatibility standards. 

Land Use Section—Compatibility Standards

The subbasin plan does not specify densities within Copper Mountain Resort neighborhoods and instead promotes the use of compatibility standards for determining appropriate densities. “Compatibility” refers to the ability of a proposed development to locate next to existing development without conflict or ill effects. Compatibility standards are intended to ensure that future development and redevelopment is compatible with the character of the neighborhood in which it is located and cumulative impacts of the proposed development are evaluated. It is at the discretion of the planning commission and Board of County Commissioners to interpret the compatibility standards policies and determine if a project request or proposal is compatible and appropriate.

Development proposals need to be consistent with existing density and land use guidelines for each Neighborhood. In addition to these requirements, compatibility standards are to be applied to development or redevelopment requests in the Village Center, East Village, and A-Lift Neighborhoods. These neighborhoods are also designated as TDR receiving areas and the most likely or suitable for additional residential and commercial development in the future. 

There are a number of important considerations in evaluating residential and commercial compatibility (i.e. units per acre). In accordance with the Countywide Comprehensive Plan, it is recommended no upzonings or increases in density are allowed above the existing Copper Mountain PUD base density unless TDRs are used to transfer density to a rezoning site. Another fundamental principal to apply is to evaluate density based on a combination of actual and equivalent units. The relationship of the proposed development to the resort, neighborhood and adjacent development, impacts to surrounding land uses, environmentally sensitive areas, infrastructure, and the transition between different uses are also all important considerations to be evaluated.

Compatibility Standards

Goal Ensure that new development and redevelopment is compatible with the character of the neighborhood in which it is located and cumulative impacts of the proposed development are evaluated.

Policy/Action 1. Development in the Village Center, East Village, and A-Lift Neighborhoods shall be subject to the compatibility standards as outlined in policies/actions 2 - 8 below.

Policy/Action 2. A density analysis of surrounding properties shall be reviewed as part of a compatibility analysis.

• Where varying densities of residential use occur on surrounding properties, the proposed development must be evaluated based on having densities that are generally comparable to the densities of surrounding developed properties or projects.
o In certain instances higher or lower density development may be considered when it might be needed to realize the overall desired neighborhood character or function.
• Density considerations should also include whether the development site provides a transition between lower and higher density surrounding the property.
• Density should be evaluated based on a combination of actual and equivalent units.

Relationship To The Resort, Neighborhood & Adjacent Development

Policy/Action 3. New development shall consider and incorporate appropriate existing site design and building orientation requirements in relationship to surrounding properties and take into consideration: height, parking, setbacks, landscaping, screening, storage, outdoor lighting, materials, access, scale (bulk and mass), lot coverage, traffic, and operations. 

Policy/Action 4. Where redevelopment does occur, the development shall be in harmony in design and appearance with surrounding structures and the neighborhood area while still allowing for different and unique architectural features.

Relationship To & Impact On Surrounding Land Uses, Natural Systems or Environmental Resources

Policy/Action 5. New development shall avoid adverse impacts to visually prominent landscapes and visual quality, environmentally sensitive areas, critical habitat for threatened or endangered species, and historical or archaeological resources. If avoidance is not possible adverse impacts should be appropriately mitigated

Impacts On Infrastructure

Policy/Action 6. Reductions in the existing level of service (LOS) standards below acceptable standards shall be avoided.

Policy/Action 7. New development shall be designed to maintain and enhance physical connections (i.e. pedestrian, access or recreational opportunities).

Compatible Transition (Buffering and Landscaping)

Policy/Action 8. New development shall incorporate landscaping or screening to assure smooth transition in residential structure types and densities.
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