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BOARD OF COUNTY COMMISSIONERS
MARCH 8, 2022

PLANNING CASE #21-125: CLASS 3 – WORK SESSION
Lake Hill Workforce Housing Project to discuss a Rezoning from NR-2 to PUD to 
accommodate up to 436 workforce deed restricted housing units on 44.81 acres, 

Sections 23 &24, T5S, R78W, 6th PM
PUBLIC HEARING

PROJECT INFORMATION: 
Location: North Side of Dillon Dam Road/ Address to be determined

Project/Request:
Work Session to discuss a rezoning of the Lake Hill Workforce Housing Project/Property from 
NR-2 to PUD to accommodate up to 436 deed restricted workforce housing units on 44.81 acres, 
Sections 23 &24T5S, R78W, 6th PM

TEN MILE PLANNING COMMISSION INPUT:
On February 10, 2022, the Ten Mile Planning Commission heard the work session request and 
was unanimously in support of the proposed rezoning of the Lake Hill property with the 
understanding that the project will be back before the Commission for further consideration at the 
preliminary rezoning stage and when individual site plans are proposed.

STAFF RECOMMENDATION:
Since this is a work session, Staff requests that the BOCC offer feedback regarding the 
applicant’s proposal in light of the criteria for decision and public input.

ATTACHMENTS:
Attachment A:  Applicant’s Narrative 
Attachment B: Draft PUD & Conceptual Development Plan
Attachment C: Lake Hill Workforce Housing Development Impact Study
Attachment D: Letter from the Town of Frisco
Attachment E:  Letters from the public
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PLANNING DEPARTMENT

970.668.4200 0037 Peak One Dr.  |PO Box 5660
www.SummitCountyCO.gov Frisco, CO 80443

STAFF REPORT
TO: The Board of County Commissioners (“BOCC”)

FROM: Lindsay Hirsh, Senior Planner

FOR: Meeting of March 8, 2022

SUBJECT: PLN21-125: Class 3: Work Session on Lake Hill Workforce Housing 
Project to discuss a Rezoning from NR-2 to PUD to accommodate up 
to 436 workforce deed restricted housing units on 44.81 acres, 
Sections 23 &24, T5S, R78W, 6th PM

APPLICANT:  Summit County Housing Department � Jason Dietz
OWNER: Summit County Board of County Commissioners

REQUEST: Work Session to discuss a rezoning of the Lake Hill Workforce Housing 
Project/Property from NR-2 to PUD to accommodate up to 436 deed 
restricted workforce housing units on 44.81 acres, Sections 23 
&24T5S, R78W, 6th PM

APPLICATION 
MATERIALS: Up until a decision is made by the final Review Authority, the Applicant’s 

Submittal Materials can be found at 
http://summitcountyco.gov/254/Projects-Under-Review and are hereby 
incorporated into the official record in their entirety. Once a final decision 
has been made, the Submittal Materials can be obtained and/or reviewed 
at the Planning Department.

PROJECT DESCRIPTION

Location: North Side of Dillon Dam Road/ Address to be determined
Legal Description: Sections 23 &24, T5S, R78W, 6th PM
Existing Zoning: NR-2 
Proposed Use: Deed Restricted Workforce Housing 
Other Uses: Accessory to residential uses
Total site area: 44.81 acres
Adjacent land uses:

East: USFS Land (Zoned NR-2)
West: Lake Forest Condominium’s (Town of Frisco)
North: Interstate 70
South: Dam Road

DEVELOPMENT REQUIREMENTS

Required/Allowed Proposed
Density limit: None 436 deed restricted units
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BACKGROUND:
Based on a clear need for additional affordable workforce housing, Summit County and the 
Town of Frisco began a collaborative partnership effort for the Lake Hill neighborhood that 
started in the early 2000’s. The following is an abridged chronological background of the 
steps taken to bring this project to where it is today:

 In the summer of 2000, the Town of Frisco began investigating the possible acquisition 
of the Lake Hill property from the U.S. Forest Service and Western land Group was 
retained to assist with the land acquisition.

 In November of 2000, the Town of Frisco adopted the “Three Mile Annexation Plan” 
which identified the Lake Hill property as a desirable location for affordable housing.

 In December of 2001 and again in March 2005, the Ten Mile Master Plan was adopted 
identifying the lake Hill property as an appropriate location for affordable housing.

 In December 2008, the Town of Frisco prepared a “Lake Hill Feasibility Study” which 
provided a preliminary analysis of the property that showed the potential of 417 
affordable housing units on the property.

 In September of 2009, the Town of Frisco retained Claffey Ecological Consultants to 
conduct an environmental existing conditions study.

 In August 2011, the Town of Frisco hired Western Land Group to continue the effort 
for the acquisition of the Lake Hill property. 

 In October of 2011, at the request of the Town of Frisco, Summit County took the lead 
in the acquisition effort.

 From 2011 – 2013, various options for the land acquisition were considered and 
evaluated including a land lease and land exchange.  Ultimately, it was determined 
that the most effective strategy was to introduce legislation into the U.S. Congress to 
authorize the direct sale of the property to the County.

 In July of 2014, the Administrative Site Affordable Housing Act was passed.
 The County acquired the property from the U.S. Forest Service in February 2016 for 

1.75 million for the sole purpose of providing affordable housing for the local 
workforce.

 From March 2016 – July 2017, the Lake Hill Master Plan was developed through a 
community planning process.

 In late 2018, Economic & Planning Systems (“EPS”) was retained to conduct a 
Development Impact Study.  The study was completed in September 2021. 

 2020 to Present – Ongoing public outreach has been conducted and numerous 
meetings have been held with adjacent Homeowner Associations, the Summit Stage 
Transit Board,  the nearby community, the Town of Frisco and Frisco Sanitation 
District.

 On February 3, 2022, the Town of Frisco Planning Commission heard the item in a 
work session forum. 

 Most recently, on February 10, 2022, the Ten Mile Planning Commission heard the 
work session request and was unanimously in support of the proposed rezoning of the 
Lake Hill property with the understanding that the project will be back before the 
Commission for further consideration at the preliminary rezoning stage and when 
individual site plans are proposed.
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Vicinity Map

SITE DESCRIPTION:
The subject property is a 44.81 acre site located adjacent to the northeast limits of the Town of 
Frisco, in unincorporated Summit County.  The property is situated between I-70 and the Dillon 
Dam Road and generally slopes northwest to southwest.  Lake Forest Condominiums, is located 
adjacent to the southern parcel boundary within the Town of Frisco, and National Forest land is 
located to the north.

Existing Conditions Map:

The applicant’s narrative (Attachment A) and draft PUD Designation and Conceptual 
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Development Plan (Attachment B) are included for the Board’s reference and consideration.  

PURPOSE AND INTENT OF A WORKSESSION: 
Section 12103.01 of the Summit County Land Use and Development Code ("Code") states 
that the purpose of a zoning amendment work session is to provide the Planning Commission 
and, for major development projects and more complex zoning amendments, the BOCC with 
an opportunity to comment on a proposed zoning amendment application and to advise the 
applicant of issues related to specific Code requirements and of Commissioner concerns in 
such regard.  An applicant shall use the work session analysis and Commissioner comments 
in preparing a formal submittal for a zoning amendment.  The information provided by the 
applicant for a work session is less detailed and, correspondingly, less analysis is thereby 
provided by the Planning Department, compared to a formal zoning amendment review.  The 
main function of a work session is to have a non-binding, cursory review of broad issues and 
concerns per the applicable Code requirements and criteria for decision rather than provide 
a detailed and in-depth analysis.  In this instance, staff has chosen a work session format that 
enables public comment to be taken, should the BOCC wish to take such comments during 
the work session. No formal approval or disapproval is granted at work session discussions, 
and the Board’s direction or comments on a proposal are non-binding due to the cursory 
nature of a work session review.

APPLICANT’S PROPOSAL:
The overall development goal is to create a vibrant residential community that blends into the 
development pattern of the adjacent Town of Frisco and provides a variety of Affordable 
Workforce Housing units, ranging from single family homes to multifamily apartments and 
condominiums, to address the range of workforce housing needed in the Ten Mile Basin and 
the surrounding Summit County community. Key development objectives include the 
following:

 Housing Diversity: Develop a mix of housing styles and types, with both rental and 
ownership opportunities that provide housing choices affordable to a variety of 
income levels to encourage a healthy, diverse community and address the range of 
Ten Mile Basin workforce housing needs identified in the most recent Summit County 
Workforce Housing Needs Analysis. 

 Efficient Land Use and Livability: Maximize the number of housing units on the 
property while providing a sense of place, neighborhood livability, environmental 
sensitivity and ensuring compatibility with adjacent development and land uses.

 Connectivity and Sustainability: Provide a network of open space, interconnected 
walking and biking trails, neighborhood parks and amenities, and accessibility to 
transit to foster a multi-modal and sustainable neighborhood. 

 Flexibility and Economic Viability: Provide flexibility for future site development to be 
programmed to best meet changing workforce housing needs over time and establish 
a financially viable and executable implementation plan to efficiently guide future 
construction and property development.

The PUD Designation (Attachment B) establishes the following four distinct Planning Areas:
 Planning Area A – Single Family/Duplex/Townhome Residential 
 Planning Area B – Mixed Residential and Community Facilities 
 Planning Area C – Multifamily Residential 
 Planning Area D - Open Space
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Planning Areas:

For each Planning Area, the PUD establishes the land uses that shall be permitted, a 
conceptual development plan and development standards and conditions.
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Conceptual Development Plan

For additional and more specific information regarding the applicant’s proposal, please refer to 
the project narrative (Attachment A).  Much of the current conceptual development plan was 
developed, vetted and analyzed with the consideration of the Lake Hill Master Plan effort.

CRITERIA FOR DECISION:
The purpose of the work session review step is to establish the types and densities of 
land uses to be permitted and the specific zoning district to be applied to the land.  The 
intent of the analysis is to determine whether or not it is feasible to accommodate the 
types and densities of land uses proposed on the site, considering terrain and 
environmental hazards, the availability of services and infrastructure and the amount of 
environmental disturbance that would result.  More importantly, the work session review 
is intended to analyze how the development concept achieves general conformance with 
the applicable master plans.  This work session review is also to determine if the proposal 
is compatible with surrounding land uses and zoning, is compatible with the site's natural 
features, avoids areas subject to environmental hazards and development constraints in 
accordance with the policies of this Code and if adequate access and services are 
available.  The work session analysis is also to determine whether or not the applicant's 
proposal fits into a logical land use pattern, respects the natural terrain, exhibits good 
design, public safety and addresses impacts on public services and infrastructure.  

In addition, per Section 12200.01 of the Code, the purpose and intent of a Planned Unit 
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Development (“PUD”) is to ensure that the public health, safety, integrity and general welfare of 
Summit County is maintained and protected in an era of increased urbanization and growing 
demand for land use allowances of all types and design, it is the intent of the BOCC in allowing 
for the establishment and utilization of a Planned Unit Development (“PUD”) to:

A. Encourage innovations in residential, commercial, industrial, recreational and resort 
development by allowing for mixed land uses, variations in development densities and 
variety in the type, design and layout of buildings.

B. Provide a means of allowing for innovation in land use, and designing development, so it 
relates to and preserves, to the extent practical, the natural features of the site and avoids 
areas having development constraints.

C. Provide a means for clustering development, allowing for the preservation, protection of, and 
appropriate use of open space, more effective land utilization, and more cost effective and 
efficient extensions of infrastructure or public benefits that promote the public health, safety 
and welfare.

D. Provide a means for developing any unique design and/or development standards in the 
PUD that differ from the Code and are justified based on particular circumstances or in order 
to achieve certain important development or design objectives.

For the purposes of this work session review, staff is going to refer to the following Findings for 
Preliminary PUD Approval, since it will be the next step in the rezoning process.

A. The proposed PUD is in general conformity with the goals, policies/actions and provisions of 
the Summit County Countywide Comprehensive Plan and any applicable basin or subbasin 
master plans.

B. The proposed PUD is consistent with the purpose and intent of the County’s Zoning 
Regulations.

C. The proposed PUD is consistent with the County’s Rezoning Policies (Section 3200 et. seq.).
D. The proposed PUD is compatible with present area development, and will not have a 

significant, adverse effect on the surrounding area.
E. The proposed PUD is consistent with public health, safety and welfare, as well as efficiency 

and economy in the use of land and its resources or otherwise promotes an overall public 
benefit to the community.

F. The proposed PUD is consistent with and furthers the goals as set forth in Section 12200.01.

Lastly, a Workforce Housing Development Impact Study (Attachment D) was prepared by 
Economic & Planning Systems, Inc., Tetra Tech, and Fox Tuttle Transportation Group, LLC on 
September 3, 2021.  Per Section 3504.02 of the Code, the results of the study and proposed 
requirements for the construction shall be reviewed by the Planning Commission and the BOCC 
with the developer as part of the zoning amendment process for a major development project. 

DISCUSSION:

GENERAL CONFORMANCE WITH MASTER PLAN GOALS AND POLICIES
The County’s master plans are advisory documents and contain recommendations of the vision 
for the community in a number of different areas (e.g., envisioned use of land) and such goals or 
policies do not have the force and effect of law.  Nevertheless, the Development Code makes 
“general conformance” with the provisions of master plans a requirement for certain development 
applications.  The BOCC and planning commissions have the authority to consider and even 
require compliance with these plans and certain goals and policies contained therein in particular 
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applications (i.e. rezonings, PUDs, subdivisions, CUPs and regulatory revisions). 

The Countywide Master Plan (Comprehensive Plan) and the Ten Mile Master Plan (TMMP), both 
have goals and policies that are applicable to this application.  The following represents a brief 
discussion of how the subject application addresses/considers the Master Plan topics of Land 
Use, Environment: and Workforce/Affordable Housing:

Countywide Master Plan (Comprehensive Plan) 
Land Use:
The Comprehensive Plan was most recently adopted on October 5, 2009.  The first Element in 
the Plan is the Land Use Element.  A large component of this element of the Comprehensive Plan 
is focused on density and applicable considerations as the County approaches buildout.  Per the 
direction of the Comprehensive Plan, land uses are divided under two primary headings: urban 
and rural.  

Goal A.  Focus development within existing urban areas.

Policy/Action 2. Future urban development should be focused within existing urban areas.  
Policy/Action 4. Urban areas should have densities high enough to support the provision of urban 

services and facilities in a cost-efficient manner and to promote a pedestrian-
friendly environment.

Policy/Action 9. Encourage mixed residential densities to create a diversity of housing types and 
sizes.

Comprehensive Plan Land Use Discussion:
The Ten Mile Master Plan Land Use Map identifies the subject property as being in an Urban 
Area (Frisco Area).  The issue of water and sewer service is discussed further in this report.  The 
proposed PUD proposes densities high enough to support the provision of urban services and 
facilities. Lastly, the draft PUD Designation illustrates mixed residential densities to create a 
diversity of housing types and sizes.

Environment:
Goal A.  Protect and preserve environmentally sensitive areas.
Policy/Action 3. Development in environmentally sensitive areas should be avoided to the 

maximum extent possible.  Minimize and mitigate impacts where site conditions 
preclude the ability to avoid all environmentally sensitive areas.

Goal B. Provide for the long-term protection and 'no net loss' of wetland functions 
and values.

Policy/Action 2. Where wetlands impacts cannot be avoided, require that impacts are minimized 
and appropriately mitigated.

Comprehensive Plan Environment Discussion:
In September of 2009, the Town of Frisco retained Claffey Ecological Consultants to conduct 
environmental existing conditions study that identified potential development constraints (i.e. 
steep slopes, wetlands, etc.).  Steep slopes have been identified on the property and a small area 
on the western portion of the property has been identified to have wetlands.  In addition, in May 
of 2015 a Phase I Environmental Site Assessment was completed and it did not identify any major 
environmentally related issues that would prohibit the development of the subject property from 
its intended workforce housing use. The proposed PUD and Conceptual Development Plan reflect 
a design that considers and protects these areas. 
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Workforce/Affordable Housing:
The Housing Element in the Comprehensive Plan primary vision states, “Provide for the diverse 
housing needs of all residents, workers, and guests in the County.”  The Comprehensive Plan 
has 32 separate policy/actions associated with the goal of providing additional attainable housing. 
The following goals/policies/actions of the Comprehensive Plan are the most applicable to 
Workforce/Affordable Housing and the subject rezoning application:

Goal B. Maintain and ensure an adequate and diverse supply of local resident and 
affordable workforce housing in the County.

Policy/Action 1. Continue to allow deed-restricted affordable housing units, created in conjunction 
with an upzoning, to be exempted from the need to transfer in development 
rights.

Policy/Action 8. To increase the current percentage of the County’s workforce that has access to 
affordable housing options and is housed in County, the County shall endeavor 
to meet the following housing and in-commuting targets by 2015:

 Affordable Workforce Housing: Increase the stock of affordable workforce 
housing throughout the entire County by at least 2,500 units to span a range of 
income levels up to 180 percent AMI.  A significant portion of the units to be built 
should serve the needs of the low to moderate income levels (30 – 50% AMI and 
50 – 80% AMI).

Policy/Action 14. Strongly encourage well designed, energy efficient housing units that will 
minimize operational energy consumption and maintenance costs of affordable 
workforce housing over time (e.g., passive heating and cooling).

Policy/Action 15. Design employee and affordable housing that is compatible with the 
surrounding neighborhood, complements community character and is of good 
quality.

Policy/Action 17. Affordable workforce housing developments should provide diversity, 
including: 

 A range of housing prices for local residents (using the affordability mix set forth 
in the affordable workforce housing regulations in the Development Code). 

 A diverse mix of building types to create variety in architecture and diversity 
among residents (i.e. a mixture of detached single family homes, duplexes, 
townhouses, etc.). 

 A variety of home sizes, floor plans and bedroom configurations (i.e. 1-bedroom, 
2-bedroom, and 3-bedroom units) to serve a diverse mix of households. 

 Variety in architecture by using different façade treatments on buildings with 
similar floor plans. 

Comprehensive Plan Workforce/Affordable Housing Discussion:
Several of the policies/actions listed above directly address the goal of providing affordable 
workforce housing.  In order to address and understand the magnitude of this high priority 
workforce/affordable housing issue, the County has had several housing needs assessments 
done to not only determine the need at the time but also to gather data to identify future potential 
housing needs trends.  The most recent study was completed in 2020 that indicates an even 
greater need for workforce housing than the previous Housing Needs Assessment Study’s. The 
draft PUD Designation and Conceptual Development Plan illustrates a range of housing prices, a 
diverse mix of building types, a variety of home sizes, floor plans and bedroom configurations (i.e. 
1-bedroom, 2-bedroom, and 3-bedroom units), and a variety in architecture by using different 
façade treatments on buildings with similar floor plans. 
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Ten Mile Master Plan (Master Plan):
Land Use:
The Master Plan was most recently adopted on April 11, 2019. The first element of the Master 
Plan is the Land Use Element. The goal of the plan is to target future and to prevent sprawl into 
rural areas, to preserve rural landscapes, protect valuable wildlife habitat and important 
environmental areas, and limit the areas needed to be served by public facilities and services. 
Finally, it is a goal of the Plan that development that does occur is sensitively designed to blend 
with the natural environment. 

The following Goals and Policies/Actions of the Master Plan applicable to the subject application 
state the following:

Goal A. Reflect a respect for the natural environment of the Basin in land use decisions, 
with an emphasis on focusing urban growth in identified areas so that the undeveloped 
mountain character of the Basin’s rural areas is preserved.

Urban Areas
Policy/Action 1. Locate urban development only within defined Urban Areas in the Basin, 
as identified on the Basin Land Use Map.

Goal D.  Guide the appropriate development of land through the County’s master plans 
and development regulations.

Policy/Action 3. Rezonings and subdivisions should, to the extent practicable, be designed to 
avoid the following:
 Environmentally sensitive areas
 Agricultural lands
 Visually prominent landscapes

Master Plan Land Use Discussion:
As mentioned above, the Ten Mile Master Plan Land Use Map identifies the subject property as 
being in an Urban Area (Frisco Area). The Ten Mile Master Plan calls for urban development only 
in defined Urban Areas in the Basin, and the Basin Land Use Map identifies the subject property 
as Community Facilities/Institutional Uses and affordable housing.
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Ten Mile Master Plan Land Use Map

As illustrated above, the subject property is identified as an “urban” area and as such may be 
suitable for development of workforce housing. The Ten Mile Master Plan further identifies the 
appropriate land use for the Dam Road Area as community facilities/institutional uses/affordable 
workforce housing (see Workforce/Affordable Housing Element below for more details). 

The proposed rezoning avoids environmentally sensitive areas, agricultural lands, and visually 
prominent landscapes. According to the Ten Mile Master Plan’s Visually Important Lands Map
prepared in 2009, the subject property is generally identified as an area visible from 5-15 points, 
with isolated portions may be visible from 15-30 points. This suggests that while the development 
may be seen from certain vantage points, the area is not of substantial visual importance and 
development on the subject property will not significantly impact important view sheds identified 
within the basin. The proposed development intends to minimize significant visual impacts by 
providing a buffer of open space along the Dillon Dam Road and situating the lowest density 
development (single family, duplex, and townhomes) nearest to the Dillon Dam Road adjacent to 
Lake Forest Condominiums.
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Ten Mile Master Plan Visually Important Lands Map

The subject property is adjacent to the existing Lake Forest Condominiums in the Town of Frisco, 
as well as other higher-density developments and commercial areas at the junction of the Dillon 
Dam Road and the Highway 9 corridor. As such, there is already existing infrastructure in 
proximity to the site. Additionally, the adjacent neighborhoods are of a similar density and make 
up as the proposed Lake Hill development, an indicator that the subject property would be able 
to be integrated into the existing urban Frisco area. 

The densities associated with the subject property’s development proposal are in keeping with 
similar developments in the Frisco area. Per the Lake Hill Master Plan, the adjacent development 
– Lake Forest Condominiums – has an approximate density of 15 dwelling units per acre; the 
Prospect Point Development has a density of approximately 10.96 units per acre, the Peak One 
neighborhood is approximately 6 dwelling units per acre; and the Mountainside development is 
approximately 11 dwelling units per acre. The development proposal for Lake Hill currently has a 
density of 9.7 dwelling units per acre across the site as a whole, which is comparable to adjacent 
developments and other major Frisco neighborhoods that have a mix of single family, duplex, 
townhome, and multi-family units. 
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Environment/Visual:
The goal of the Master Plan’s Environmental Element is to ensure that development is sensitive 
towards the Basin’s valuable environmental resources, including wetlands, water, wildlife, air, and 
land resources. The Master Plan makes it clear that development should preserve open space, 
visual corridors, and public access to trails throughout the Basin. 

Goal C. Protect and enhance the Basin’s wetlands, water, wildlife, air, and land resources 
by maintaining a healthy ecosystem and sustaining the quality of life for community 
residents.

Policy/Action 12. Locate all new developments, except low intensity rural land uses, in the 
existing urbanized areas of Copper Mountain and Frisco in close proximity to 
work, commercial centers and recreation centers, in order to minimize 
transportation impacts to air quality

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. Protect and preserve the visual quality of the Basin and minimize the visual 
impacts associated with the development of land for residential and other uses.

 New development proposed within lands identified on the Visually Important 
Lands Map should be evaluated for conformity with the policies in the Design 
and Visual Resources Element of the Countywide Comprehensive Plan.

Goal G. Preserve and protect the open space values and backcountry character of the 
Basin, and minimize the negative impacts on open space values associated with 
developments.

Policy/Action 1. Work cooperatively with property owners, the Town of Frisco, Copper Mountain 
Resort and other applicable agencies to acquire property interests to protect 
open space values in the Basin when zoning and regulations are not a viable 
alternative. These open space values include:

 Shoreline areas on Dillon Reservoir
 Open space areas along the Highway 91 and I-70 corridors.
 Backcountry areas of the Basin (e.g., Mayflower and Clinton Gulches).
 The Uneva Lake area.

Goal H. Maintain and preserve public access to trails in the Basin.

Policy/Action 4. Work cooperatively with property owners, the Town of Frisco and Copper 
Mountain Resort to connect neighborhood areas to regional trail systems.

Master Plan Environment/Visual Discussion:
The Lake Hill site is identified in the Ten Mile Master Plan as a potential affordable housing 
development site, with the condition that any potential project be compatible with adjacent uses 
with development being conducted in an environmentally sensitive manner, in keeping with the 
above referenced goals and policies/actions. According to the Ten Mile Master Plan’s 
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Environmentally Sensitive Areas Map, the Lake Hill parcel is not identified as an environmentally 
sensitive area and lacks significant wetlands, tundra areas, or steep slopes of 30% slope or 
greater. Additionally, no significant summer or winter routes are impacted by development of the 
subject property, and visual impacts will be minimized as result of the development based on the 
Visual Impacts Map and proposed development plan. The development of the subject property 
additionally addresses the Master Plan’s desire to focus development into existing urbanized area 
of Frisco to minimize environmental impacts of development in rural areas that would lead to 
additional environmental impacts. 

Ten Mile Master Plan Environmentally Sensitive Areas Map

The Master Plan does note that affordable workforce housing in this area should be encouraged 
to incorporate a transition/buffer area between any development and adjacent recreational use to 
mitigate visual impacts, and be conducted tin an environmentally sensitive manner, be compatible 
with adjacent uses, and maintain access to area trails, per Goal G of the Master Plan. The 
proposed rezoning for the subject property incorporates 7.3 acres of open space within the 44.8 
acre development, in areas sensitive to on-site wetlands, potential trail connections, and the need 
to buffer development against visual impacts. The proposal protects an open space buffer with 
natural vegetation along the Dam Road, locating single family, duplex, townhomes, and smaller 
scale multi-family units nearest to the Dillon Dam Road, while situating larger-scale multi-family 
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buildings along I-70 in an attempt to minimize visual impacts from the Dillon Dam Road and Dillon 
Reservoir while simultaneously buffering the development from highway noise and associated 
highway impacts. Finally, the development proposal seeks to utilize the existing topography to 
site development in such a way that views are preserved and density is appropriately maximized. 

The project narrative includes the provision of a network of open space, interconnected walking 
and biking trails, open space, and accessibility to future transit to foster a sustainable 
neighborhood that fits within the Environment Element of the Master Plan. Situated adjacent to 
the Rec Path system, the development will provide substantial recreational opportunities, while 
also providing for potential multi-modal transit options for non-vehicular travel into the Town of 
Frisco or Towns of Dillon and Silverthorne. Planning Area D of the proposal will provide 
continuous, accessible open space linking the community with trails and passive and active 
recreation and amenities, with permitted uses including open space and trails, playgrounds, dog 
parks, and other facilities such as pavilions. 

Workforce/Affordable Housing:
The Housing Element in the Master Plan is intended to address the supply of housing that is 
affordable to all types of local employees in the unincorporated portions of the Basin. The 2020 
Summit County Workforce Housing Needs Assessment identified a need for up to 1,035 
affordable workforce housing units under 120% AMI in the Ten Mile Basin by 2023, including 
approximately 846 affordable rentals (81%) and 190 affordable ownership units (18%). The 
following goals/policies/actions of the Master Plan are the most applicable to 
Workforce/Affordable Housing and the subject rezoning application:

Goal D. Increase the supply of local resident housing in the Ten Mile Basin through 
promoting or facilitating opportunities, strategies and proposals that guide, plan for and 
provide affordable workforce housing. 

Policy/Action 1. Support the Countywide Comprehensive Plan goals and policies/actions 
regarding affordable workforce housing (e.g., continue to allow deed-
restricted affordable housing units, created in conjunction with an upzoning, 
to be exempted from the need to transfer in development rights).

Policy/Action 2. The following sites or general locations (as identified in Table 6 and/or on the 
Ten Mile Basin Affordable Workforce Housing Map) have been identified as 
potentially appropriate for affordable workforce housing (in addition to other 
possible identified land uses). The general guidelines, when applicable, shall 
be used to shape possible proposals on these properties.

2.1 Continue to cooperatively work with appropriate entities (i.e. CDOT, 
Town of Frisco, U.S. Forest Service, Summit Combined Housing 
Authority, etc.) to explore opportunities and the feasibility of affordable 
workforce housing on the Lake Hill / Dillon Dam Road property.



PLN21-125 – Lake Hill Work Session Page 17 of 25 BOCC: 3-8-2022

Master Plan Workforce/Affordable Housing Discussion:
The above policies directly address the County’s need to provide additional workforce and 
affordable housing options in the Ten Mile Basin. As part of the Ten Mile master planning 
process, staff conducted a site suitability analysis to evaluate the suitability of various sites 
within the Basin to provide workforce/affordable housing. Criteria used to consider each 
location included: proximity to employment centers, availability of necessary infrastructure 
and utilities, adequate access, access to mass transit, neighborhood compatibility, 
development constraints on the site and opportunities to create a quality residential 
community on the site. The Lake Hill parcel is specifically referenced as a potential affordable 
workforce housing site. Policy/Action 1 supports the creation of additional workforce housing 
within the basin in urban areas and supports upzoning of parcels to address this issue. The 
Lake Hill site’s location near the urban area of Frisco would satisfy both the Land Use and 
Workforce/Affordable Housing Elements, providing housing in an area directly adjacent to the 
Town of Frisco that has access to existing facilities and infrastructure. Additionally, the 
proposed development takes into account the Environmental Element to mitigate 
environmental impacts identified in the Ten Mile Master Plan. The Master Plan identifies the 
site as being suitable for affordable/workforce housing (in addition to community and 
institutional uses), and the Lake Hill Master Plan created in 2017 addresses the ways in which 
the subject property can help achieve the affordable/workforce housing goals for the county 
as a whole, as well as for the Basin in particular. 

According to the project narrative, the site is well suited for workforce housing because of its 
central location in the County and its proximity to public transit, recreational amenities and 
other community services. The Summit County Recreational Pathway (Rec Path) system is 
located immediately south of the property providing bicycle access along the Dillon Dam Road 
to Frisco and to Dillon, and the Summit Stage bus service currently operates within close 
proximity to the property. There is a central greenbelt that runs through the site with park 
space, trail connections, and other open space amenities, while also being adjacent to 
national forest lands that provide further recreational opportunities. 
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Ten Mile Master Plan Affordable Workforce Housing Map – Location of Potential Sites

The proposal further addresses the need for housing diversity in affordable workforce housing 
options in the Basin, providing a mix of single family and multi-family housing options as well as 
a mix of rental and ownership units, providing housing sizes and types that can meet a wide range 
of the community’s housing needs. The proposed units will be deed restricted to local workers 
and will likely have AMI restrictions to assure the long term affordability. 

CONSISTENCY WITH THE PURPOSE AND INTENT OF THE COUNTY’S ZONING 
REGULATIONS
The purpose and intent of these regulations is to insure 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 in 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. 
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The County’s Engineering Department reviewed the submitted application materials and stated 
that once the CDOT exit 203 interchange re-alignment plan has been released, the 2019 Traffic 
Impact Study by Fox-Tuttle-Hernandez should be re-evaluated for changes caused by the new 
intersection alignment at Highway 9 and the Dillon Dam Road. At that time, re-evaluating the 
proposed mix of single, duplex and multi-family units in the Lake Hill development and the 
associated traffic impacts would be appropriate, and the submission of stamped, signed 
Engineered Plans for the development can be made and reviewed for grading, drainage, access, 
and all other requirements of Code chapters 3, 5, 6, 7, and other applicable Code Sections.

Water:
Per the Lake Hill Workforce Housing Development Impact Study (Attachment D), the 
recommended water provider is the Town of Frisco.  Other options (i.e. Town of Dillon, 
Silverthorne, Buffalo Mountain Metro and a Special District) were also considered.  There is 
nearby infrastructure and the subject property is already located in the water service area. The 
Town has indicated that they have capacity to provide service. The cost to connect to the Town’s 
water supply/infrastructure is estimated to be approximately $7.7 million.  The cost is comprised 
of $3.1 million in tap fees and $4.6 million in pipe, well, and supplemental storage tank 
infrastructure.  The County continues to have meetings with Town staff regarding providing water 
service for the intended use.  

Sewer:
The largest and most complex issue to address in the development process is providing 
wastewater service for the intended use.  Per the Impact Study, the Frisco Sanitation District 
(“District”) is the recommended best option for sewer service from both an engineering and cost 
perspective.  The District board would need to approve service and inclusion of the project into 
the District.   The cost to connect to the District is estimated at roughly $8.7 million.  These costs 
are comprised of approximately $4.5 million in tap fees, $2.95 million in treatment upgrades, and 
$1.2 million in infrastructure.  It is important to note that the $2.95 million in treatment upgrades 
is only the proportionate share directly related to the subject project.  The total cost of treatment 
upgrades is estimated at $8.0 million.  The District has indicated that they do not have the financial 
capacity to fund the full $8.0 million if Lake Hill petitions for Inclusions for inclusion into the District. 
In addition, if the Lake Hill project were to fund the entire $8.0 million cost, there should be a 
reimbursements mechanism to require future development to buy into the needed capacity 
upgrade.  The County continues to have meetings with District regarding providing sewer service 
for the intended use.  

The Frisco Sanitation District was sent a referral on the subject work session application and 
they indicated the following: 

1) Property is not included in the Sanitation District
2) Property owner will need to petition for inclusion prior to property being served by the 

Sanitation District
3) Large scale infrastructure improvements would be necessary to serve the property
4) Due to the topography, a lift station would need to be constructed
5) The Sanitation District is in discussions with the County regarding this property.

Access / Traffic:
Based on the scale of the proposed project, as part of the Impact Study the County had a traffic 
study done that found that based on the prosed uses and number of units the traffic from the 
project can be accommodated in the existing roadway and intersections.  In addition, the 
proposed site access and internal circulation can adequately serve the estimated vehicular trips 
and loading operations.
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The Impact Study also indicated that as the project develops, the intersection of Dillon Dam Road 
and North Ten Mile Drive should be monitored to determine the need for a new traffic signal or 
other operational changes to facilitate turning from the side street.  Based on the traffic analysis, 
a signal may be warranted at North Ten Mile Drive with 332 dwelling units in Lake Hill (37 single 
family and 295 multifamily units.

A signal is not necessarily recommended here; however, because drivers have the option of using 
the existing signalized intersection three blocks to the south at N. Ten Mile Drive and Summit 
Boulevard.  In addition, installing a new signal at this location would be challenging because of 
the proximity (375 foot) with the Summit Boulevard intersection.  A planning level cost estimate 
of this signal, if determined to be needed, is $300,000 to $500,000.  Based on the proposed 436 
units, this issue will require further analysis. 

It is also important to note that CDOT is currently proposing improvements to the Exit 203 
interchange that will impact the Dam Rd intersection with Hwy 9. Because of these proposed 
CDOT improvements, the Traffic Impact Study did not study the existing Dam Rd.-Hwy 9 
interchange.

Once the above proposed improvements are complete, the traffic patterns at the intersection of 
the Dam Rd. and N. Ten Mile will likely be significantly modified due to the new roundabout and 
tunnel underneath Hwy 9 that allow traffic to freely flow between the Dam Rd. and the shopping 
areas on the west side of Hwy 9.  

Lastly regarding traffic generation and mitigation, the County is proposing to add a transit line 
along the Dam Rd. to serve Lake Hill, with 2 proposed new stops at Lake Hill. Summit Stage 
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estimated this at $150k to add 2 stops and about $200k in annual operating expenses for the 
new line.

The County Engineering Department reviewed the submittal and indicated that In light of the 
singular purpose of this effort to help address the housing crisis in Summit County, certain 
development standards may, even should, be reduced in this PUD in order to reduce maintenance 
costs and to serve a close knit locals community. Contrarily, there are certain standards that 
should not be reduced, in order to minimize long-term maintenance and replacement costs (e.g. 
pavement depth) and provide for the snow storage area needed in our environment. The 
Engineering and Road & Bridge Departments would offer to be included in future conversations 
in order to help advise and inform these particular aspects of the development.

The Engineering Department strongly recommends allowing flexibility to evaluate design specifics 
at subdivision/site plan reviews. Such design details as sidewalks, curb and gutter, and storm 
drainage systems should be closely analyzed and implemented with discretion, not required by a 
zoning document if later analysis reveals more economic alternatives. If the decision to require 
such design details must be made as a part of the zoning for the property, then the Engineering 
Department is available to assist with oversight and determination of the appropriate analyses.

Buildings of sufficient mass to cast long shadows in the winter months should be set back from 
roads and walkways sufficiently that they do not cause ice or snow pack to build, contributing to 
unsafe conditions. Building design and setbacks should be established in such a way as to 
maximize the utilization of natural sunlight not only for the buildings, but for the horizontal 
infrastructure as well.

There are no Floodplain concerns with the project, and the steep slope and wetlands areas 
identified in previous site walks have been excluded from development by the proposed open 
space protection area. 

Utilities:
At the time of writing this report, Staff had not received any comments or concerns from Xcel 
Energy regarding the subject project.

Cartographer:
If approved road names and addressing will be assigned once building plans are submitted. Road 
names and addressing will follow the SUMMIT COUNTY LAND USE AND DEVELOPMENT 
CODE CHAPTER 5: Road & Bridge Standards Appendix 5-1. Please submit potential Road 
Names to the GIS Department for site plan approval. Once Road names are approved, physical 
addresses for structures will then be assigned.

Fire:
The Summit Fire and EMS District reviewed the subject work session application and had the 
following comments and concerns:

1. Fire Apparatus Road width design shall meet the minimum requirements of the IFC, 
depending on building height, fire hydrant location, and design. Fire apparatus roads 
shall not be obstructed in any manner, including the parking of cars and traffic 
calming devices.

2. This project requires a minimum of two separate and approved fire apparatus access 
roads and shall meet the remoteness requirements of D106.3 and D107.2 of the IFC.
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3. The proposed traffic circles shall meet a minimum turning radius as determined by 
SFE.

4. Fire apparatus roads shall be designed to support a minimum imposed load of 
75,000 pounds.

5. Overhead utilities, power lines and building exterior features shall not be located over 
or project into fire apparatus access road width.

6. Fire sprinkler, fire alarm, and fire standpipe systems may be required for this project. 
The most current edition of NFPA shall be used in their design. RPZ’s are required 
for fire sprinkler systems. 

7. Will redundant water supplies and pipelines be installed to augment the existing 
water tank located next to this project?

8. In the design of the proposed water system, residual system pressure cannot drop 
below 20 psi for fire-fighting. Please provide what fire-flow calculation area will be 
used for design of this project?

9. This project shall require fire hydrants to be installed a maximum of 400 feet apart. 
10. Approved bollard protection shall be required for all new fire hydrants. 
11. All Infrastructure as required by the adopted and amended International Fire Code 

(IFC) shall be in place, inspected and accepted by the Frisco Water Department prior 
to the start of any combustible construction.

12. Separate SFE permits will be required for any proposed solar photovoltaic systems.
13. Please advise the developer/civil engineer to size new waterlines for buildings to 

meet fire sprinkler and daily domestic water use demand.
14. Landscaping and snow storage areas for this project shall not visually or physically 

obstruct access to any fire department appurtenances.
15. Summit Fire & EMS suggests a meeting with the architects and engineers to discuss 

fire code requirements and fire protection system concepts.

Staff believes that these comments can be further addressed with the formal rezoning and 
future site plan applications as more details regarding the proposal are developed.   

Open Space & Trails:
The County’s Open Space and Trails Department (“OST”) reviewed the submitted information 
and offered the following comments. The Summit County Regional Recreational Path (Recpath) 
is located directly south of the Lake Hill property along the Dillon Dam Road. OST appreciates 
that pedestrian and bicycle infrastructure is recommended in the proposed plan. Due to the 
increased density, OST would like to reiterate the importance of constructing safe crossing 
infrastructure for users to access the Recpath and Dillon Reservoir. OST looks forward to 
continued discussions regarding the construction and long-term maintenance of the crossing 
infrastructure. The County is looking to extend the rec path along the Dam Rd. from Lake Hill to 
the intersection with Hwy 9. The County has identified this in the Impact study as costing $750K 
and running adjacent to the Dam Rd. An exact route has yet to be determined.

Regarding viewshed protection, the proposed plan states that “the tallest buildings shall be 
located along the upper portion of the site adjacent to I-70.” OST requests that the Dillon Reservoir 
viewshed be preserved to the maximum extent practicable. The I-70 eastbound viewpoint is 
located directly above this property to the northwest, and both residents and visitors appreciate 
this highly aesthetic view. A visual analysis of the proposed structures from the I-70 overlook 
would be a helpful tool in evaluating viewshed impacts. 

Regarding vegetation and lighting, OST appreciates that the landscaping plan involves 
xeriscaping with drought-tolerant vegetation. OST requests that landscaping plans incorporate 



PLN21-125 – Lake Hill Work Session Page 23 of 25 BOCC: 3-8-2022

native plants adapted to high elevations and low water availability only, and consider wildfire 
resistant species planted at safe distances from structures. OST appreciates that the proposed 
plan encourages tree preservation in the open space buffers, and would encourage the developer 
to protect as many trees and other vegetation as possible. In addition, OST recommends following 
best management practices to maintain defensible space around the Lake Hill community to 
minimize the risks of wildfire.  To protect the dark skies of Summit County, OST supports the 
proposed use of dark sky approved lighting to minimize or eliminate lighting impacts caused by 
development that brightens the nighttime skies. 

Town of Frisco:
Please see attached letter (Attachment D) dated December 15, 2021.

CONSISTENCY WITH THE COUNTY’S REZONING POLICIES (SECTION 3200 ET. SEQ.)
Summit County has established policies (referred to herein as “Rezoning Policies”) that apply 
whenever a zoning amendment (rezoning) is proposed in the unincorporated area of the 
County (Section 3200 et seq.). These Rezoning Policies are intended to ensure that land 
with development constraints is avoided in accordance with the policies contained herein, and 
is designed in a manner consistent with the terrain and natural features of the site and is 
compatible with existing development in the vicinity.  The Rezoning Policies are also intended 
to ensure that there is adequate infrastructure to accommodate a proposed zoning 
amendment, a project can accommodate the necessary improvements and wildfire hazards 
are mitigated.  The Rezoning Policies in Section 3202 et seq. shall be applied by the Review 
Authority to all zoning amendment applications. 

In determining appropriate densities for a particular property, the Review Authority shall take 
into account: 

 the property's physical characteristics; 
 the location of the property relative to available infrastructure, including but not limited 

to roads, water, sewer and other utility services, police protection and fire protection; 
 the degree and intensity of development in the vicinity; 
 the character of the surrounding neighborhood; and 
 applicable master plan and TDR policies (e.g. preserving backcountry areas, 

preserving land with development constraints, or protecting water quality).  

Per Section 3202.02 (Development Constraints), it is the BOCC’s intent to obtain the best 
possible harmony between the physical characteristics of a site and the type and intensity of 
development proposed for the site.  Accordingly, land having development constraints shall 
be reasonably avoided, and if development of such land cannot be reasonably avoided, it 
may be allowed by the County only if the impacts to land with development constraints are 
justified based on the implementation of a master plan policy, and the impacts to land with 
development constraints are mitigated to the satisfaction of the BOCC. All applicable 
development constraints have been identified and have been considered in the draft PUD 
designation and Conceptual Development Plan.  Based on a review of the submitted 
information and of the draft PUD Designation, staff believes that it meets the County’s 
rezoning policies.    

THE PROPOSED PUD IS COMPATIBLE WITH PRESENT AREA DEVELOPMENT, AND 
WILL NOT HAVE A SIGNIFICANT, ADVERSE EFFECT ON THE SURROUNDING AREA
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As stated above, given the location of the subject property, basically on the periphery of the 
Town of Frisco and adjacent to other multifamily properties  with a variety of densities staff 
believes that the proposal is compatible with the present area development.

THE PROPOSED PUD IS CONSISTENT WITH PUBLIC HEALTH, SAFETY AND 
WELFARE, AS WELL AS EFFICIENCY AND ECONOMY IN THE USE OF LAND AND ITS 
RESOURCES OR OTHERWISE PROMOTES AN OVERALL PUBLIC BENEFIT TO THE 
COMMUNITY

Staff believes that the proposed development plan is appropriate for this property, in respect 
to density and overall proposed design, and believes that the proposed development will meet 
this criteria.  The affordable housing component, the trail and open space designs, and the 
Summit Stage related bus stop improvements speak directly to the issue of public benefit to 
the community.  

THE PROPOSED PUD IS CONSISTENT WITH AND FURTHERS THE GOALS AS SET 
FORTH IN SECTION 12200.01
Section 12200.01 of the Code establishes the purpose and intent of Planned Unit Developments 
(“PUDs”) and states the following:

In order that the public health, safety, integrity and general welfare may be furthered in 
an era of increased urbanization and growing demand for land use allowances of all types 
and design, it is the intent of the BOCC in allowing for the establishment and utilization of 
a PUD to:

1. Encourage innovations in residential, commercial, industrial, recreational and 
resort development by allowing for mixed land uses, variations in development 
densities and variety in the type, design and layout of buildings.

2. Provide a means of designing development so it relates to and preserves, to the 
extent practical, the natural features of the site and avoids areas having 
development constraints.

3. Provide a means for clustering development, allowing for the preservation of open 
space, more effective land utilization, more cost effective and efficient extensions 
of infrastructure or public benefits that promote the public health, safety and 
welfare.

4. Provide a means for innovations in land use and providing a means of designing 
development so it relates to and preserves, to the extent practicable, the natural 
features of an area.

5. Provide a means for developing any unique design and/or development standards 
in the PUD that differ from the Code are justified based on particular 
circumstances or in order to achieve convinced important development or design 
objectives

Staff believes that the subject property should be rezoned to allow for deed restricted workforce 
housing and meets the purpose and intent of PUDs.  Staff believes that the above listed criteria 
are met by the draft PUD designation and conceptual development plan. 

OTHER:
As part of the Community outreach conducted so far, the County has received the following 
general comments:

 Adjacent residents have expressed concerns about how Lake Hill will impact the traffic 
on the Dam Rd.
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 Adjacent residents have expressed concerns about the potential increase in noise along 
the Dam Rd. and their desire for the County to build sounds walls along I-70 and along 
the Dam Rd.

 Adjacent residents have expressed concerns about the recreation path and how a 
potential recreation path extension along the Dam Rd. may impact existing intersections 
on the Dam Rd.  

Please note that letters from adjacent property owners are attached to this staff report 
as Attachment F for your consideration.

STAFF RECOMMENDATION
Since this is a work session, Staff requests that the BOCC offer feedback regarding the applicant’s 
proposal and public input.


