
AGENDA 
CITY OF GUNNISON 

PLANNING & ZONING COMMISSION 
REGULAR MEETING 

Rev 12/5/2011 
 
DATE:  WEDNESDAY, DECEMBER 14, 2011 
TIME:  7:00 P.M. 
PLACE: CITY HALL, COUNCIL CHAMBERS, 201 WEST VIRGINIA AVE. 
 

7:00pm I. CALL TO ORDER 
   
  II. PLEDGE OF ALLEGIANCE TO THE FLAG  
 

III. CONSIDERATION OF THE NOVEMBER 16, 2011 MEETING 
MINUTES 

 
IV. EXCUSE COMMISSIONER FERCHAU 
 
IV. DISCUSSION OF TEXT AMENDMENT TO THE LDC TO ALLOW 

THE USE OF LAND WITHIN THE CITY OF GUNNISON FOR 
RETAIL SALES ESTABLISHMENTS, SUBJECT TO CONDITIONAL 
USE REVIEW, WITHIN THE INDUSTRIAL ZONE DISTRICT.   

 
V. UNSCHEDULED CITIZENS 

   
VI.  COUNCIL UPDATE 

   
VII.  COMMISSIONER COMMENTS 

   
VIII.  PLANNING STAFF UPDATE 

   
IX.  ADJOURN TO WORK SESSION 
 

WORK SESSION  
 

I. STATUS OF THE VANTUYL RANCH ANNEXATION – POWERPOINT 
PRESENTATION 

II. LIGHTING CODE LAND DEVELOPMENT CODE UPDATE (Section 4.9 Outdoor 
Lighting) 

 
TO COMPLY WITH ADA REGULATIONS, PEOPLE WITH SPECIAL 
NEEDS ARE REQUESTED TO CONTACT THE CITY OF GUNNISON 

COMMUNITY DEVELOPMENT DEPARTMENT AT 641.8090 
 

This agenda is subject to change, including the addition or deletion of items at any time.  Regular 
Meetings and Special Meetings are recorded and action can be taken.  Minutes are posted at City Hall 
and on the City website at www.cityofgunnison-co.gov.   Work sessions are not recorded and formal 
action cannot be taken.  For further information, contact the Community Development Department at 

641-8090. 
 
 

ALL PLANNING & ZONING COMMISSION MEETINGS  
ARE USUALLY BROADCAST LIVE ON LOCAL CABLE CHANNEL 15 
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MEMBERS           PRESENT     ABSENT      EXCUSED 
Bob Beda, Chair   X          
Dusty Szymanski    X      
Erich Ferchau  X (arrived at 7:05)   
Stu Ferguson  X 
Carolyn Riggs  X 
Greg Larson  X   
Councilor Ed Seymour       X (arrived at 7:30) 
              
OTHERS PRESENT:  Community Development Director Steve Westbay and Planner Andie Ruggera. 
 
I. CALL TO ORDER AT 7:00  PM BY CHAIR BOB BEDA 

 
II. PLEDGE OF ALLEGIANCE TO THE FLAG 

 
III. CONSIDERATION OF THE OCTOBER 26, 2011 MEETING MINUTES 
 Commissioner Larson moved to approve the October 26, 2011 meeting minutes as presented. 

Commissioner Ferguson seconded the motion.   
Roll Call Yes:       Bob, Carolyn, Greg 
Roll Call No:    
Roll Call Abstain:              Stu – was not present at the October 26th meeting. 
Passed by Majority 

 
IV. ANNUAL THREE MILE REVIEW.  

Chair Beda reviewed the Three-Mile Review Process. Director Westbay stated that updating the 
Three-Mile Plan should be done after, or somewhat in conjunction with, the update to the Master 
Plan. 
 
Director Westbay explained that the Three-Mile boundary is driven by several things, including: 

• the zoning of Gunnison Rising; 
• the capacity of sewer flows (which can accommodate Gunnison Rising, but the North 

Sewer District, Dos Rios, and Antelope Hills sewer systems limit future sewer extensions), 
and; 

• wells and domestic water source functions (water storage tanks, wells, water tank 
elevations, and fire flows). 

 
Commissioner Ferchau asked how city wells are monitored. Director Westbay replied that the water 
is in alluvial gravel and that resistivity studies were done in the 1990’s that measured water in the 
rock layers. He said that conditions can be measured by the groundwater table. Gunnison Rising has 
test wells.  
 
Commissioner Ferchau asked what the water consumption is. Steve will try to get the winter water 
usage numbers. 

 
Commissioner Ferguson moved to approve the Three-Mile Plan Update. Commissioner Riggs 
seconded the motion.   
Roll Call Yes:      Erich, Bob, Greg, Carolyn, Stu 
Roll Call No:    
Roll Call Abstain:               
So Carried 
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V. UNSCHEDULED CITIZENS.    There were none 
 
VI. COUNCIL UPDATE. Councilor Seymour had called to say he would be arriving late; he was not 

present for the Council Update. 
  
VII. COMMISSIONER COMMENTS 

• Commissioner Ferchau asked about the status of the VanTuyl Ranch Annexation. Director 
Westbay gave an update. Commissioner Ferchau asked about private enclaves and Director 
Westbay explained the situation in regard to the private property that will be surrounded by 
the Annexation. He further explained that City Council can deny an application and that there 
are limitations to annexations. 

• Commissioner Ferchau inquired on the City’s tree and CityScape program and stated that it 
would be nice if community members could get seeds for gardens.  He advised that the 
Farmer’s Market had a seed exchange. Commissioner Ferchau suggested giving seeds as a 
tree program alternative. 

• Councilor Ferguson thanked the Commission for putting up with his absence during his 
recent illness. He said that the Gunnison Valley Hospital is awesome and the staff is very 
caring. 

• Commissioner Riggs advised the Commission about the Art Center Night of Gala on 
December 3rd. There will be interpretive art, a live and silent auction, a tent outside for a 
formal dinner. Tickets are still available but will sell out fast. 

• Commissioner Larson stated the Economic Development Council is looking for an individual 
to serve on the council.   

• Chair Beda attended a meeting at St. Peters Catholic Church regarding the Gunnison Western 
Federal Credit Union, which has been hit hard by the economy. They are considering a 
merger with New Vista Credit Union, which would pool more members. 

 
VIII. PLANNING STAFF UPDATE. Director Westbay updated the Commission on recent department 

activity: 
• The VanTuyl Ranch Annexation Petition and Master Plan has been presented to City 

Council. The application includes an Environmental Impact Report. The two adjacent 
property owners have been sent letters advising them of the annexation. City Council has 
given the green light to move forward on the annexation. 

• Director Westbay gave an update on the Bicycle and Pedestrian Advisory Committee 
(BPAC), which involves the schools, WSC, the Trails Commission, Gunnison Nordic, and a 
community member. The committee is looking at sidewalk extensions, signage, and the 
bicycle component. 

• The City will be pursuing a Safe Routes to School Grant next year. 
 

IX. ADJOURN TO WORK SESSION.  Chair Beda adjourned the meeting at approximately 7:40 
p.m. 

       ________________________ 
       Bob Beda, Chair 

Attest: 
 
_______________________ 
Andie Ruggera, Secretary  



TO:    Planning and Zoning Commission 
FROM:   Community Development Staff 
DATE:    November 9, 2011 
RE:    Proposed Text Amendment to the LDC  
 
The Church of the Good Samaritan, represented by Sue Ruffe, has submitted an application for 
a Text Amendment to the Land Development Code (LDC) which would allow retail sales 
establishments in the Industrial zone district, subject to Conditional Use review.  The applicant 
owns property located at 304 South 10th Street (Opportunity Shop) which has historically been 
a retail sales establishment until their doors closed one year ago.   
 
A Text Amendment may be initiated by City Council; the Planning and Zoning Commission; the 
Community Development Director; a resident of the City; an owner of a business within the 
City; or, any person who holds a recognized interest in real property within the City.   
 
Because Text Amendments are a legislative action, this may be discussed before the public 
hearing scheduled for the meeting on December 21st.  This legislative request must be assessed 
to determine consequences for the community and compatibility with the City’s Master Plan, 
the purposes of the existing LDC and the intent of the draft LDC update.    
  
The existing LDC (Table 15.70.030: Schedule of Uses – Commercial/Industrial Zone Districts) 
prohibits retail sales establishments in the Industrial zone district.  The LDC does allow sales of 
automobiles, heavy equipment, agricultural feed and supplies and similar uses.  However, 
several commercial‐oriented businesses with accessory retail sales are or have been located in 
the Industrial zone district.  These accessory sales functions are compatible with the purposes 
of the Industrial zone district.  It’s doubtful that a large retailer would be interested in locating 
in the Industrial district because traffic volumes and public exposure is limited.  However, small 
retail outlets may thrive in this area.    
 
The proposed text amendment allows retail sales uses in the Industrial zone district, subject to 
Conditional Use review.  The reason for Conditional Use review is to ensure that adequate 
parking will be provided and that the operation is aware industrial uses will occur next door.  
Staff is drafting a report and recommendation supporting the proposed Text Amendment.  How 
does the P&Z feel about this request?  Please provide staff with direction and comments 
regarding the proposed text amendment.   



A Comprehensive Planned Approach

The VanTuyl Ranch Management Plan serves as blue print for future ranch 
land uses and outlines implementation strategies including on-going 
monitoring and assessment to ensure that environmental resources aren’t 
being negatively impacted by human use of the property.  The City must be in 
a position to implement the strategies and manage the resources and 
facilities.



Why Annex the Ranch?
Annexation of the Ranch will give the City complete authority over 

the Ranch.

•Prior to annexation:
•The Gunnison Police Department (GPD)can only represent the 
City in a civil capacity
•The GPD will manage and investigate criminal acts on the Ranch 
under the auspices of the Gunnison Sheriff’s Office
•Neighborhood Services will enforce rules as outlined in the 
Management Plan

•After annexation all Municipal Codes and rules established for the 
property will be enforced by the City.



The Annexation Application

The Annexation Petition has been developed in accordance with 
statutory requirements and the City Annexation Policy, which all 
petitioners, including the City, are obliged to follow. 



Annexation Petition Components

1. Annexation Petition Contents. CRS §31-12-107 requires that petitions 
include a series of “allegation” statements along with property owner 
signatures.  Allegations address statutory mandates of annexation eligibility 
and limitations.

2. Annexation Map.  The annexation map is completed by a licensed surveyor 
and it indicates boundaries used to determine 1/6 contiguity as required by 
State annexation law.

3. Annexation Land Use Master Plan. The VanTuyl Ranch Management Plan 
addresses most components required by the City’s Annexation Policy to 
submit an Annexation Land Use Master Plan:
• Environment and Resources

o Environmental Suitability Analysis
o Resource Management Objectives and Actions

• Planning Parameters
o Surrounding Land Uses
o Proposed Land Use Plan



Zoning and Development Standards

A PUD will be utilized for managing 
future development within the 
annexation territory. The proposed 
zoning  contains the following three 
components:

• General Development Standards

• PUD Library district standards 

• PUD Agriculture and Open Space 
district standards



General Development Standards
The following general development standards are proposed for 
all PUD districts:

• City of Gunnison Building Permits will be required

• Mandatory Site Improvement Envelopes (may be adjusted as a Minor 
Change).

o 15 feet from street
o 25 feet from residential areas

• Transition Envelope will provide a gradational change from the Site    
Improvement Envelope and the natural landscape.

• Wetland Setbacks
o 100 feet

• Parking Space Allocation
o 1 space per 300 square feet of floor area



PUD District Standards
oThe PUD Library District Standards (5.32 acres) will specify the 
following:

•Primary Uses
•Accessory Uses
•Dimensional Standards
•Site Improvements and “Natures Envelope”
•Landscape Criteria

oThe PUD Agriculture and Open Space District Standards 390.62 
acres will specify the following:

•Permitted Facilities and Uses
•Dimensional Standards
•Residential Dwellings
•Building Coverage Ratio and Impervious Area Ratio
•Site Improvement Envelope



PUD Library District
The purpose of the PUD Library district will be to facilitate the development and 
operation of a community library facility and the accessory uses associated with 
this type of facility. The primary library building will be approximately 18,000 
square feet with a clear story design.

Conceptual model of the Library



Adjacency of the Library to the Community Schools and the 
VanTuyl Ranch will provide opportunities to integrate educational 
interpretive centers into the trails system.



PUD Agriculture and Open Space District
The purpose of the PUD Agriculture and Open Space district is to ensure 
that sustainable management practices will be utilized to protect the 
existing habitat and water quality and quantity that presently exist on 
the Ranch.



Utilities Assessment

The major future utility function on the Ranch will be the development of 
municipal water wells and a delivery system to supply increased 
municipal demand. The other major consideration will be the maintenance 
of overhead electrical lines owned by the City, WAPA and GCEA.

oWater Infrastructure Assessment
•Future Well Field Development
•Future Annexation Water Services

oDomestic Wastewater Infrastructure Assessment
oElectrical Distribution and Easements

•Status of Electrical Overhead Easements
oPrivate Utility Service Extensions
oIrrigation



Traffic Impact Analysis
A Traffic Impact Study done by Fox 
Higgins Transportation Group in 2008 
addressed the future uses of the Ranch, 
Library Site, and existing traffic volumes. 
The report concluded that future uses 
should not have a significant impact on 
traffic in the area.

The construction of the Library 
Site will allow for geometric 
alignment improvements at the 
Spencer Avenue/ 11th Street / 
Quartz Street intersection.



Additional Annexation Process Tasks

1. Amend the Electrical Service Territory with GCEA

2. Prepare  an Annexation Impact Report

3. Coordinate access to adjacent public lands through the Ranch and 
CDPW property



1. GCEA Service Territory Agreements 

The Pubic Utilities Commission has formally approved the GCEA and City 
electrical service territories. The City is required to provide formal notice 
to the GCEA regarding any service territory changes associated with 
annexations. 



2. Prepare Annexation Impact Report
CRS §31-12-108.5 requires that an Annexation Impact Report (AIR) be 
prepared and filed with the County Commissioners. The City has asked for a 
waiver, but the County has chosen to exercise its authority to request the AIR. 
The AIR will address:

•Present and proposed municipal boundaries
•Streets and utility extensions
•Existing and proposed land use patterns
•Municipal services summary statement
•Municipal services financing statement
•Existing taxing districts affected by annexation
•RE1-J School District projected enrollment trends 
and capital construction costs



3. Easements with the CDPW
The VanTuyl Ranch Management Plan
establishes a policy of support for 
developing non-motorized access to the 
adjacent CDPW river corridor parcel 
and adjacent federal land administered 
by the BLM.  The City will continue to 
work with state and federal agencies to 
establish this access and manage it to 
ensure the habitat is protected. 



The Annexation Process
The Annexation Process includes three phases. 



Pre-Annexation Phase

City Council granted waivers of the following application submittal 
requirements:

• Pre-Annexation Agreement
•Ownership and Encumbrance Report
•Geotechnical Reconnaissance Report
•Filing Fee



Phase I

December 15th December 14th December 15-
January  25th

January 25th February  7th



Phase II

March 1st March 14th April 11th May 1st



Final Phase

July 11th

May 15th June 26th August 14th
August 28th



MEMORANDUM 
 
TO:  Planning and Zoning Commission 
FROM:  Steve Westbay 
DATE:  December 14, 2011 
RE:  Summary Discussion - Draft Lighting Code 
 
 
During the P&Z evening field trip to observe outdoor lighting several differing ideas were expressed.  
These ideas and viewpoints range from not regulating outdoor lighting to finding an approach that 
regulates lighting in a manner that provides safety but does not increase glare to neighbors and limits 
casting of light into the night sky.  This memorandum provides an overview of the concerns related to 
lighting and it discusses a performance-based lighting standard that was developed by the Illuminating 
Engineering Society in cooperation with the International Dark-Sky Association.   
 
Concerns over outdoor lighting have been documented for at least the past 50 years, and in the late 1990’s 
outdoor lighting regulations became very prevalent; these regulations were primarily at the bequest of 
astronomers, but recently there has been a significant amount of research regarding impacts to wildlife 
and humans.  This year the American Medical Association (AMA) is considering a resolution supporting 
light pollution and glare reduction efforts.  The draft AMA resolution states that light pollution is strongly 
suspected as a link to suppressed melatonin, a human hormone that plays a role in regulating biological 
rhythms including sleep and reproductive cycles.  Research links melatonin suppression to reduced 
immune system function and is considered to increase cancer rates.  
 
Review of industry standards was a very prudent approach used in the development of the Sign Code.  
Therefore, staff conducted a review of the lighting industry standards to gain a better understanding of 
contemporary trends to consider in the development of the City’s Lighting Code.   The Illumination 
Engineering Society of North America (IES) is the leading professional organization in the field of 
lighting and is the source for lighting knowledge, expertise and published standards.  The IES focuses on 
advancing research of solid state lighting sources (light emitting diodes); humans’ perception of light as 
they age; and, the effects of light on human health, to name a few.  
 
A rather unique partnership has been formed between the IES and the International Dark Skies 
Association (IDA).  For the past three years these organizations have worked together to establish a 
Model Lighting Code.  Historically, the IES and private industry have complained that lighting ordinances 
were not based on new technologies and Dark Skies advocates disregarded safety and necessary lighting 
for different type of land uses.  These groups have worked to create performance-based outdoor lighting 
regulations that consider many issues, including:  
• providing good visibility;  
• choosing luminaries that address the aesthetic needs of the application; 
• controlling light emitted into the night sky that can cause sky glow or light pollution;  
• creating a safe and secure area;  
• reducing discomfort and disabling glare;  
• minimizing light trespass onto adjacent properties; and,  
• selecting an energy effective system.   

The IDA-IES Model Lighting Ordinance was published in June 2011.  The model ordinance includes four 
different lighting zones.  The four zones range from very dark areas such as open spaces, to highly 
illuminated areas such as heavy industrial yards.  Any or all of the zones may be included in local codes, 
depending upon local need.  The Ordinance also establishes standards for non-residential land uses and 
residential neighborhoods. A major component of this new Model Lighting Code addresses the 



Backlight/Uplight/Glare (BUG) component of outdoor lighting.  In essence, the Model Code sets 
measureable standards for BUG and also establishes a total maximum lumen allowed on a site.    
 
The prescriptive approach does not emphasize the mandate of full-cutoff fixtures. Rather, it prescribes 
standards that may allow a certain amount of BUG if appropriate. For example, car sales lots can be 
lighted in a manner that allows car display areas to be viewed at night and in residential areas, garden 
lights or architectural accent lighting is permitted.   
 
Certainly the IDA-IES Model Lighting Ordinance contains directions that seem to be pragmatic, but in the 
staff’s view the Model Code is too complex.  However, if the general idea of this Model Code seems to be 
appropriate, staff will work to develop a more simplistic framework to use in the City’s Lighting Code 
update.   
 
If you would like to view the IDA-IES Model Lighting Ordinance it can be found at the following link.  If 
any P&Z member would like to view a hardcopy of this document please contact the planning staff and 
we will produce and deliver it to you.  
 
http://www.ies.org/PDF/MLO/MLO_FINAL_June2011.pdf 
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