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MEMBERS           PRESENT     ABSENT      EXCUSED 
Bob Beda, Chair   X      
Dusty Szymanski  X     
Erich Ferchau  X     
Maggie Lloyd  X          
Carolyn Riggs  X 
Greg Larson  X      
Councilor Ellen Harriman       X  
              
OTHERS PRESENT:  Director Steve Westbay, Planner Andie Ruggera, Dennis Minchow. 
 

I. CALL TO ORDER AT 7:00 PM BY CHAIR BOB BEDA  
 
II. PLEDGE OF ALLEGIANCE TO THE FLAG 
 
III. MAJOR CHANGE TO A PUD, ZA 10-1: TABLE 2.1 (PUD ZONING, LAND USE, 

DWELLING UNITS AND NON-RESIDENTIAL ALLOCATIONS) AND TABLE 
11.2 (GOV DISTRICT DIMENSIONAL STANDARDS) OF THE GUNNISON 
RISING PUD DEVELOPMENT STANDARDS.  

 
Commissioner Eric Ferchau recused himself from the Commission table. 
 
Chair Bob Beda opened the public hearing at approximately 7:02 pm. 
 
Proof of publication was shown for the record. 
 
Director Steve Westbay reviewed the process for a Major Change to a PUD and informed 
the Commission that a zoning amendment may be initiated by City Council, the Planning 
and Zoning Commission, the Community Development Director or the owner of the real 
property.  Steve stated he initiated the request for a Major Change to increase the square 
footage of aggregate floor area to 70,000 square feet within the GOV district.   
 
Dennis Minchow, representing Gunnison Valley Partners, stated that he is in support of 
the application. 
 
Director Steve Westbay stated the proposed increase in aggregate floor area would 
generate approximately 80 additional trips per day on Highway 50.  The slight increase of 
traffic onto Highway 50 may necessitate the need to modify the lane geometry into the 
GOV district.   Steve reminded the Commission that the Colorado Department of 
Wildlife (CDOW) was granted the use of an ISDS for the proposed Outdoor Discovery 
Center through the Gunnison Rising Annexation Agreement.  The ISDS is exclusive to the 
CDOW.  Steve gave an overview of the Outdoor Discovery Center Master Plan. 
 
Chair Bob Beda observed that there were no Departmental Comments and reviewed 
Tables 11.2 and 2.1 and the proposed changes within. 
 
Director Westbay reviewed the purposes for a PUD and the review standards for a zoning 
amendment.  All purpose statements and review standards were found in compliance or 
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non applicable to the request to increase the maximum allowed aggregate floor area in the 
GOV district.  
 
Commissioner Carolyn Riggs asked for clarification on the gross floor area allowed in 
the GOV district. Director Steve Westbay explained that the CDOW will use nine acres 
and is proposing a total gross floor area of all buildings at approximately 30,000 square 
feet.  The request to increase the floor area allowance is to provide the opportunity for 
other government agencies to build on the remaining eight acres.   
 
Councilor Ellen Harriman observed that the proposal will allow other agencies to co-
locate on the property. 
 
Director Westbay stated that when the original PUD Development Standards were 
written a larger floor area allowance didn’t seem necessary.  The requested change is to 
provide flexibility within the GOV district. 
 
Commissioner Dusty Szymanski asked if the regional headquarters for the CDOW will 
be moved from Durango to Gunnison.  Director Westbay replied the headquarters will be 
moved to the GOV district site. 
 
Dennis Minchow stated that the CDOW is proposing 3,500 to 4,000 square feet for the 
regional headquarters space.  He said the CDOW will move forward with fundraising 
after the beginning of the year.  He further stated that it will be beneficial for other 
agencies to co-locate and it makes sense to increase the allowable square footage. 
 
Director Steve Westbay reviewed the findings of fact and proposed some minor changes 
to the text. 
 
Chair Bob Beda closed the public hearing at 7:28 p.m. 
 
Commissioner Greg Larson moved to recommend approval, to City Council, zoning 
amendment application ZA 10-1, for a Major Change to a PUD, Table 2.1 and Table 11.2 
regarding the GOV District, based on the following findings of facts: 
Findings of Fact: 

1. The Planning and Zoning Commission finds that the record of this action 
includes the application contents on file with the City of Gunnison; all comments 
entered into the Public Hearing record; and provisions of the City of Gunnison 
Land Development Code and the City of Gunnison Master Plan, Gunnison Rising 
Annexation Agreement (December 3, 2009), the Supplement to Annexation 
Agreement, and the Gunnison Rising PUD Development Standards. 

2. The Planning and Zoning Commission finds that the Gunnison Rising PUD 
Development Standards (November 2009) were approved by City Council and 
recorded with the Gunnison County Clerk and Recorder in association with the 
Gunnison Rising Annexation. 

3. The Planning and Zoning Commission finds that a major change to a PUD may 
be approved only by submission and reconsideration of a new PUD zoning plan 
and supporting data. 

4. The Planning and Zoning Commission finds that the request is to amend Table 
2.1 (PUD Zoning, Land Use, Dwelling Units and Non-Residential Allocations) 
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and Table 11.2 (GOV District Dimensional Standards), allowing the aggregate 
floor area for all buildings in the Government district up to 70,000 square feet. 

5. The Planning and Zoning Commission finds that the proposed amendment does 
not alter the purposes of a PUD (LDC, Section 15.60.060) and zoning previously 
reviewed and approved by City Council. 

6. The Planning and Zoning Commission finds that the 17 acre GOV district site is 
adequately sized to house the proposed 70,000 square feet of aggregate floor 
area. 

7. The increase of allowed aggregate floor area could have a slight traffic impact of 
up to 80 additional trips per day.  The Planning and Zoning Commission finds 
that although the level of service on Highway 50 will not be significantly 
affected the lane geometry to access the GOV district may need to be more 
elaborate to accommodate additional traffic.    

8. The Planning and Zoning Commission finds that an ISDS is permitted for the 
future Outdoor Discovery Center until the City sewer lines are constructed within 
400 feet of the site in accordance with the Gunnison Rising Annexation 
Agreement. 

9. The Planning and Zoning Commission finds that the CDOW Outdoor Discovery 
Center Master Plan (June 2010) proposes building facilities of approximately 
30,000 square feet in aggregate floor area on a nine acre site within the GOV 
district. 

10. The Planning and Zoning Commission finds that community benefits are 
increased as a result of this Major Change because the CDOW Outdoor 
Discovery Center and other future government facilities will provide 
employment opportunities, community education, an attraction for tourism and 
the facility design will help to enhance the City’s entrance. 

11. The Planning and Zoning Commission finds that this major change does not 
infringe on the vested property rights granted in Section 23 of the Annexation 
Agreement. 

12. The Planning and Zoning Commission finds that Dennis Minchow, representing 
the Gunnison Valley Partners, L.L.C., stated that they fully support this Major 
Change.  

13. The Planning and Zoning Commission finds that based on the findings cited 
above, the approval of this Major Change will not be a detriment to the 
community’s health, safety and welfare. 

 
Commissioner Carolyn Riggs seconded the motion. 
Roll Call Yes:  Dusty, Maggie, Bob, Ellen, Carolyn, Greg 
Roll Call No:  
Roll Call Abstain:             
Motion Carried 

 
IV. MAJOR SUBDIVISION, FINAL PLAT, SB 10-3, SUBMITTED BY GUNNISON 

VALLEY PARTNERS, LLC, FOR THE CREATION OF 40.191 ACRES IN THE 
PUD COMMERCIAL/MIXED USE (CM) DISTRICT. 

 
Planner Andie Ruggera stated that the application was in the third step (Final Plat) of the 
review process for a Major Subdivision. The Commission makes a recommendation to 
City Council for final action.  The development restrictive plat notes ensure a 
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comprehensive review of future utility and road extensions for all future subdivision and 
development standards. 
 
Director Steve Westbay stated that the Final Plat application materials are a replicate of 
the preliminary plat and the review of this final plat is a formality that meets the 
requirements of the LDC.  
 
Dennis Minchow pointed out a couple of typographical errors in the proposed findings of 
fact.  Mr. Minchow thanked the Commission for their time and effort on this application. 
 
Commissioner Greg Larson moved to recommend approval, to City Council, Major 
Subdivision Final Plat, SB 10-3, for the creation of a 40.191 acre tract, submitted by 
Gunnison Valley Partners, LLC, based on the following findings of fact: 
 
FINDINGS OF FACT: 

1. The Planning and Zoning Commission finds that the record of this action 
includes the application contents on file with the City of Gunnison; all comments 
entered into the Public Hearing record; and provisions of the City of Gunnison 
Land Development Code and the City of Gunnison Master Plan, Gunnison Rising 
Annexation Agreement (December 3, 2009), the Supplement to Annexation 
Agreement, and the Gunnison Rising PUD Development Standards.  

2. The Planning and Zoning Commission finds that this application is for a major 
subdivision, preliminary plat creating a 40.191 acre parcel of property. 

3. The Planning and Zoning Commission finds that the property is located in the 
PUD CM district zone. 

4. The Planning and Zoning Commission finds that the creation of Tract A is for the 
transfer of ownership only.    

5. The Planning and Zoning Commission finds the future subdivision and submittal 
of Site Specific Developments are prohibited until all applicable provisions of the 
Gunnison Rising PUD Development Standards, City of Gunnison Land 
Development Code (as it may be amended), the Annexation Agreement and 
Supplement to Annexation Agreement have been met. 

6. The Planning and Zoning Commission finds that the provisions of Section 2.7 of 
the Gunnison Rising PUD Development Standards are being met as a result of 
the plat note restrictions applied to this final plat. 

7. The Planning and Zoning Commission finds that the development restriction plat 
notes ensure a comprehensive review of future utility and road extensions for all 
future subdivision and development applications.   

8. The Planning and Zoning Commission finds that the preliminary plat depicts all 
easements within Tract A. 

9. The Planning and Zoning Commission finds that the development restrictions do 
not infringe on the vested property granted in Section 23 of the Annexation 
Agreement.  

10. The Planning and Zoning Commission finds that based on the findings cited 
above, the approval of this major subdivision will not be a detriment to the 
community’s health, safety and welfare. 
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Commissioner Dusty Szymanski seconded the motion. 
Roll Call Yes:  Maggie, Bob, Carolyn, Ellen, Dusty, Greg 
Roll Call No:  
Roll Call Abstain:    
Motion Carried 

 
V. CONSIDERATION OF THE OCTOBER 27, 2010 MEETING MINUTES 

 
Commissioner Carolyn Riggs moved to approve the October 27, 2010 meeting minutes 
as amended. Commissioner Greg Larson seconded the motion.   
Roll Call Yes:       Maggie, Ellen, Greg, Carolyn 
Roll Call No:  
Roll Call Abstain:           Bob – was not present at the October 27th meeting. 
Motion Carried 

 
VI. UNSCHEDULED CITIZENS.     There were none.  Commissioner Eric Ferchau 

rejoined the Commission. 
 
VII. COUNCIL UPDATE. Councilor Ellen Harriman updated the Commission on recent 

Council business. The Council: 
• Heard that the City was awarded the starting point on the Quiznos Bike Race – the 

City will need to determine how to help pay for $30,000(±) to hold the event.  The 
event will be held on August 23, 2011 and will be a high-profile event. 

• Approved on second reading Ordinance No. 7, Series 2010 regarding amending 
Chapter 3.10 of the Gunnison Municipal Code, “The City Sales and Use Tax Code.”  

• Cancelled the second regular meeting of November 23rd. 
 
Other Council news: 
• The Headwaters Conference is this weekend. 
• The Veteran’s Day sculpture was repaired and will be placed back in Legion Park on 

Veteran’s Day. 
• Both bridges are completed and in use. 
• The City Christmas Party is on December 4th. 

 
VIII. PLANNING STAFF UPDATE. Director Steve Westbay provided an update on activity 

in the Community Development department: 
 
• The City received a floodplain rating of 9 and will work towards achieving a higher 

rating; 
• Staff is working on the LDC, sections 4 and 5; 
• Staff is working on the Stormwater Management regulations; 
• Steve advised the Commission of a letter to the County Planning Commission for a 

Three-Mile Review (discussion followed); 
• The bond (letter of credit) for Meadows Vista South was released; and 
• Inspections on the Hospital and Detention Center are keeping the department busy. 
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IX. ADJOURN    
 

 Chair Bob Beda adjourned the meeting at approximately 7:52 p.m. 
 
 
 

       ________________________ 
       Bob Beda, Chair 

Attest: 
 
 
 
_______________________ 
Andie Ruggera, Secretary  


