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AGENDA 
CITY OF GUNNISON 

PLANNING & ZONING COMMISSION 
REGULAR MEETING 

Rev 11/4/2013 
 
DATE:  WEDNESDAY, NOVEMBER 13, 2013 
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. UNSCHEDULED CITIZENS 

 
IV. PUBLIC HEARING AND POSSIBLE ACTION: ZA 13-4, TEXT AMENDMENT 

TO THE LAND DEVELOPMENT CODE, proposing to repeal the City of Gunnison 

Land Development Code and reenact a completely revised Land Development Code. 
Open Public Hearing.  
A. Proof of Publication. 
B. Overview of the process. 
C. Applicant Presentation. 
D. Public Input. 
E. Staff Presentation. 
F. Commission Discussion. 
G. Close Public Hearing.  
H. Commission Action.  

 
7:30pm 

V. PUBLIC HEARING AND POSSIBLE ACTION: ZA 13-5, MAP AMENDMENT to 
amend the City of Gunnison Zoning Map. 
A. Proof of Publication. 
B. Overview of the process. 
C. Applicant Presentation. 
D. Public Input. 
E. Staff Presentation. 
F. Commission Discussion. 
G. Close Public Hearing.  
H. Commission Action.  

 
VI. RESOLUTION 1, SERIES 2013 – COMMENDING STEPHANIE WHITE FOR 

HER SERVICE TO THE PLANNING AND ZONING COMMISSION. 
 

VII. THREE-MILE COUNTY REFERRAL – LAND USE CHANGE TO REPLACE 
KVLE RADIO TOWER AND SHED AT 1445 NORTH HIGHWAY 135. 

 

VIII. CONSIDERATION OF THE OCTOBER 23, 2013 MEETING MINUTES 
 
IX. UPCOMING MEETING SCHEDULE. Consideration of cancelling or rescheduling the 

November 27 and December 25 meetings. 
 
X. COUNCIL UPDATE 
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XI. COMMISSIONER COMMENTS 

 
XII. PLANNING STAFF UPDATE 

 
XIII. ADJOURN  

 
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 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. 
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STAFF REPORT 
Text Amendment to the Land Development Code  

ZA 13-4 
 

TO:  Planning and Zoning Commission 
FROM: Community Development Staff 
DATE:  November 13, 2013 
RE:  Text Amendment Repealing and Reenacting the City of Gunnison Land 

Development Code  
 
CODE PROVISIONS 
The Land Development Code (LDC), Section 15.150.030 specifies that a Text Amendment to the 
LDC be reviewed by the City of Gunnison Planning and Zoning Commission (Commission) at a 
public hearing after 15 days public notice.  The Commission establishes a recommendation to 
City Council to approve, approve with conditions, deny or remand the application back to the 
applicant with instructions for modification.  City Council shall consider the recommendation of 
the Commission at a public hearing and shall, by ordinance, approve, deny or remand the 
application back to the applicant with instructions for modification or additional information. 
 
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. 
 
Governmental powers to zone, regulate land use, and apply development standards to real 
property are granted under Title 31, Article 23 (Planning and Zoning), and Title 29 Article 20 
(Local Government Land Use Control Enabling Act)  of the Colorado Revised States.   Enacting 
a new Land Development Code is recognized as a legislative act.  Processes and procedures 
followed by this application are consistent with the Text Amendment procedures set forth in the 
City of Gunnison Land Development Code, and as summarized above.  The related process and 
procedures followed by this application are consistent with requirements set forth in the 
Colorado Revised Statutes. 
 
APPLICATION 
The applicant for this Text Amendment is Steven Westbay, the City of Gunnison Community 
Development Director.  The proposed Text Amendment contemplates adoption of a revised Land 

Development Code.  Specifically, the application proposal requests the repeal of the City of 

Gunnison Land Development Code (LDC) and the reenactment of a completely revised LDC.  
 

PROPOSED AMENDMENT 
The codified 1997 City of Gunnison Land Development Code (LDC) is referred to as a 
unified code; a single document containing zoning standards, subdivision standards, and 
a systematic set of review processes.  The updated LDC is also a unified code. The intent 
of a unified code is to allow users to find all related land use control provisions in one 
source document. 
 
The updated LDC represents a systematic combination of restructuring the document 
contents, establishing tangible and specific standards, and in some cases the elimination of 
certain regulations that have not been working effectively.   The new LDC structure 
includes 16 sections and several appendices; the following table highlights the new content 
structure and its relationship to the existing LDC content structure. 
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Text Amendment to the Land Development Code  

ZA 13-4 
 

 

New Code Sections Existing Code 

Section 1. Administration Chapter 15.10 Administration 
Chapter 15.30 Interpretations 

Section 2. Zoning Districts 
Chapter 15.50 Zone District Standards    
Chapter 15.60 Purposes of Zone Districts 
Chapter 15.70 Use and Dimensional Standards 

Section 3. Specific Use Regulations Chapter 15.70 Use and Dimensional Standards 

Section 4. General Development Standards 

Chapter 15.80 Off-Street Parking Standards   
Chapter 15.90 Landscape and Illumination Standards   
Chapter 15.100 Sign Standards   
Chapter 15.110 Improvements Standards   
Chapter 15.190 Large Retail Development Design Standards 

Section 5. Natural Resource Protection Standards A new section including some components of Chapter 
15.110 Improvements Standards 

Section 6. Development Review Procedures Chapter 15.120 Development Review Procedures 
Section 7. Conditional Uses Chapter 15.130 Conditional Uses 
Section 8. Variances  Chapter 15.140 Variances  

Section 9. Development Standard Waivers A new section providing a waiver provision for standards in 
Section 4 and Section 5. 

Section 10. Amendments to the Land 

Development Code and Official Zoning Map 
Chapter 15.150 Amendments to the Land Development 

Code and Official Zoning Map 
Section 11. Nonconformities Chapter 15.170 Nonconformities 
Section 12. Subdivision Standards Chapter 15.160 Subdivision – PUD Subdivision 
Section 13. Incentives New Section 
Section 14. Large Scale Retail Design Review 
Procedure Chapter 15.180 Design Review Procedure 

Section 15. Violations, Penalties and 
Enforcement Chapter 15.20 Enforcement 

Section 16. Definitions Chapter 15.40 Definitions 
Appendix A – Preferred Planting List New Section 
Appendix B – Landscape Submittal 
Requirements New Section 

Appendix C – Protection of Trees and Vegetation 
During Construction Activities New Section 

 
While many elements of the LDC adopted in 1997 are included in this updated LDC, the new 
Code has a more detailed set of standards, and it includes terms to provide more flexibility and 
certainty. The following summary focuses on defining relationships between the existing LDC, 
summarizes the contents of the new LDC, and highlights important policy provisions.  
 

Section 1:  Administration  

Section 1 of the new LDC is nearly identical to Chapter 15.10 of the existing Code.   
This section establishes the City’s “authority” under various parts of the Colorado Revised 

Statutes (CRS) to establish local land use control standards.  It also establishes the “applicability” 
of land control in regard to state and federal exemptions.  Both the existing LDC and the draft 
LDC update exempt essential services activities from land development review.  
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Text Amendment to the Land Development Code  

ZA 13-4 
 

 
Section 2:  Zoning Districts 

This section combines several chapters from the 1997 LDC.  Specifically, it includes purpose 
statements, use tables and dimensional standards that are found in Chapters 15.60 and 15.70 of 
the existing Code.  The Entrance Overlay district has been eliminated because new buffer 
standards established in Section 4 are intended to fulfill the purposes of the Entrance Overlay 
district.   
 
Another significant change relates to 
Planned Unit Developments (PUD).  The 
PUD section in the existing Code only 
allows a variation in dimensional standards; 
it does not provide a means to mix land 
uses.  The new LDC allows two PUD 
types; a PUD-Overlay (PUD-O) and a 
PUD-Mixed Use (PUD-M).  The PUD-O is 
treated essentially the same as the existing 

LDC whereby a PUD can be proposed in 
any district, restricting the uses to those 
traditional uses allowed in the various 
districts, but allowing the developer to 
modify dimensional standards such as 
setback and proportional lot coverage.  The 
PUD-M allows developers to mix 
residential development with 
accommodations, retail and services land 
use categories, and allows for modification 
of dimensional standards.  
 
Section 2 also includes several common definitions used regularly by staff and clients.  One of 
the most significant definition additions is “Designated Housing Types” found in Table 2-2.  The 
housing types defined in the new Code recognize several housing types that were not clearly 
established in the 1997 LDC.  These new housing types include Zero Lot Line Dwellings, 
Townhouse Units, and Upper Story Residential Units.  The new Code allows for zero lot line 
residential development if it is carried out on an entire block.  Townhouses are residential units 
separated by a party-wall, and this definition will help in the platting of common interest 
communities (townhomes and condominiums).  Upper story residential units would be allowed 
in Commercial and Industrial districts where the business would be on the ground level and the 
residential unit would be on the upper story of the building.   
 
 
 
 
 
 

Table 2-1 Base Zone Districts 
Symbol Zone District Name 
Residential Zone Districts 
R-1 Single-Family Residential 
R-1M Single-Family Residential Modified 
R-2 Duplex Residential 
RMU Residential Mixed Use 
R-3 Multi-Family Residential 
Nonresidential Zone Districts 
B-1 Professional Business 
CBD Central Business 
C Commercial 
I Industrial 
Special Purpose and Planned Zone Districts 
WSCU Western State Colorado University 
PUD - O Planned Unit Development - Overlay    
PUD - M Planned Unit Development - Mixed Use 
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TABLE 2-2 DESIGNATED HOUSING TYPES 

 
Single-Family Detached or Manufactured 
Home 
A detached dwelling unit located on a single 
lot with private yards on all four sides. 
 

 

 

 

 

 

 
Zero Lot Line Dwelling  
A detached dwelling unit located on a single 
lot with private yards on three sides. The unit 
has a single side yard on one side comprising 
the equivalent of two side yards of a single-
family detached house. A zero lot line 
development shall be carried out for an entire 
block, as a row of units, or as a cluster in 
order to achieve an overall compatibility of 
design and so zero lot line dwellings are not 
situated immediately adjacent to traditionally 
sited dwellings. 
 

 

 

 

 

 

 

Two-family Dwelling 
Two attached dwelling units in a single 
structure on a single lot (often called a 
duplex).  The two units can be located on 
separate floors or side-by-side. 

 

 

 

 

 

 
 

Townhouse  
Two or more attached dwelling units located 
on separately owned lots or on a single lot. 
The units are lined up in a row and share side 
walls. Dwelling units cannot be mixed 
vertically. 
 

 

 

 

 

 

 

Multi-Family 
Three or more attached dwelling units in a 
single structure on a single lot. A multi-
family dwelling can vary in height from two 
to three stories. Dwelling units can be mixed 
vertically. 
 

 

 

 

 

 

 

Upper-Story Residential  
A dwelling unit located on a floor above a 
nonresidential use. 

 

 

 

 

 

 
 

Accessory Dwelling Unit 
A dwelling unit with a floor area between 
300 and 700 square feet and is located on the 
same site as, but have a separate entrance 
from, a single-family dwelling. 
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The new Principal Use Table (Table 2-3) is a critical component of this section.  While the new 
table is similar to the 1997 LDC, it is much more comprehensive.  The new table is also very 
specific to grouping land use types with the table format including general use categories 
(residential, industrial, etc.); sub-categories (i.e. household, congregate housing); and specific 
use designations (single family, duplex, nursing home).  
 
Dimensional Use Tables (Table 2-4 and Table 2-5) establish standards for setback, height and 
percent coverage for buildings, landscaping and parking.   The Residential Dimensional Use 
Table has been changed in several ways including lot sizes, setbacks, density and minimum floor 
area size.  Lot size standards have been changed to allow for townhomes to be platted with yards, 
and also for multiple family developments.  New side and rear setbacks have been developed to 
increase setback as building height increases; this change is proposed in order to provide solar 
access for all lots.  The new Code also allows for minimum building sizes to be much smaller 
than the existing LDC. 
 
Section 3:  Specific Use Standards 

The 1997 LDC contains special use standards for home occupation and home business, 
temporary commercial activities, RV resorts and mobile home parks.  The new Section 3 
contains a significantly expanded list of Specific Use Standards.  All Specific Use Standards are 
cross-referenced on the Principal Use Tables (Tables 2-4 and 2-5).  In terms of residential uses, 
this section includes provisions for zero lot line development; outlines standards for townhome 
developments; defines criteria for developing accessory dwellings; and addresses mobile home 
parks and group home uses.   In terms of non-residential uses it addresses standards for uses that 
include, but are not limited to: daycare uses; churches; hotel and accommodation units; 
conveniences stores with fuel pumps and canopies; and, provisions applied to industrial uses.  
 
This section also includes standards for renewable energy systems which address photovoltaic 
arrays and wind turbine systems.   It also contains a detailed section for mineral extraction uses. 
 
Section 4:  General Development Standards 

The General Developments Standards section is the most comprehensive section of the new 
LDC.  Section 4.1 contains a comprehensive set of policy standards related to utility and 
infrastructure services. Section 4.1 addresses the need for domestic water, sewer utilities, 
transportation system, irrigation and electric service levels to be established in conjunction with 
new development. 
 
Section 4.2, Road Construction, and Section 4.3, General Site Access, establish standards for the 
design of the street system and driveways.  These standards define the geometric design (i.e. 
street widths, curve radii) of streets, intersections, and driveways.  These sections also establish 
site distance requirements and intersection separation provisions.   
 
The existing LDC does not contain driveway design standards, which has created some 
development problems by allowing unsafe and/or dysfunctional driveway designs.  Additionally, 
the existing LDC contains only basic geometric street standards.  Driveway standards in the new 
Code will help to eliminate the development of unsafe access and the new street geometric 
design standards reflect proper engineer design directions.  The new street standards also include 
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new road section designs that provide more variety for future development and appropriate 
rights-of-way (ROW) area to accommodate vehicular movement, pedestrian circulation and 
installation of utilities.  
 
Section 4.4, Off-Street Parking and Loading, is similar the standards in Chapter 15.80 of the 
existing LDC which were amended in 2004 with the adoption of the Large Scale Retail Design 
Standards.  Table 4-7, Off-Street Parking Requirements, establishes the minimum parking 
requirements for related land use types, and has been expanded to include a more comprehensive 
list of land uses.  Section 4.4 also addresses the design of disabled parking which is mandated by 
the Americans with Disabilities Act. This section establishes geometric design standards for 
parking space size and aisle width. Facilitating emergency access is one of several factors 
associated with geometric parking design.  A major emphasis of this section has been to 
minimize the number of required parking spaces, while providing safe and functional access. The 
new LDC provides developers the opportunity to justify reduced parking demand numbers where 
a mixture of uses generates demand at different time intervals.  This section also includes design 
standards for loading facilities when they are a part of a development and land use application.  
 
The LDC update includes a new sub-section, Section 4.5, Pedestrian Circulation Facilities.  This 
section is intended to promote policies of the City of Gunnison Master Plan related to non-
motorized transportation.   Sidewalks, accessways, and multi-use trails are the three types of 
pedestrian facilities contemplated by the new LDC.  The LDC update requires that new 
subdivisions have sidewalks on both side of the street, and that sidewalk extensions within 
existing developed areas of the city be developed in accordance a sidewalk extension plan as 
shown in the recently adopted Non-Motorized Transportation Plan.   
 
Section 4.6, Landscaping, Buffering, and Screening, contains several new components including, 
but not limited to: a plant list with xeriscape and other native species; revisions to landscape 
standards in the Industrial zone district; and buffer standards for street frontage and addresses 
screening standards for outdoor storage, trash dumpsters and mechanical equipment. A Plant 
Species List (Appendix A) was developed with the help of CSU Extension Office staff and is 
intended to provide customers with a comprehensive list of plants that can survive in the 
Gunnison climate.  This list provides plant species information regarding drought tolerance, size 
and solar exposure requirements.  Xeriscape planting will be permitted on lots and previously 
disturbed areas that may not be suitable for manicured lawn areas.  
 
The buffer section is new to the LDC but is consistent with existing City Code polices for the 
landscaping of the street and front yard areas.  The buffer standards replace the existing Highway 
Entrance Overlay zone district.  The Highway Entrance Overlay zone has been cumbersome to 
administer and ineffective in cases where lots are being redeveloped.   The new buffer standards 
establish a systematic program to address all streetscape areas in the city.  Generally, the buffer 
area is established from the street edge to the front yard setback.  It includes planting standards 
for trees and ground cover, but is also intended to be flexible for existing lots along the highways 
that cannot accommodate the minimum buffer requirements.  
 
Section 4.7 addresses Outdoor Storage and Display.  Outdoor display is display of merchandise 
for available for immediate sale and outdoor storage is merchandise or material in boxes, in 
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crates, on pallets or other kinds of shipping containers; fleet vehicles; and other similar 
merchandise, material or equipment.  The standards of this section address ingress and egress 
from the building entrance, accessways and parking areas.  It also addresses screening and 
setbacks of outdoor storage.  
 
The updated Sign Code is contained in Section 4.8.  The Sign Code was updated and adopted by 
City Council in early 2013. 
 
Outdoor Lighting Standards are contained in Section 4.10.  These standards differ from standards 
in the existing LDC, but are very similar to those in the Gunnison Rising PUD Development 

Standards.  Specific standards require full cut-off fixtures and the lighting from one lot may not 
project glare onto adjacent lots.  
 
Section 4.11, Large Scale Retail, is basically identical to the Large Retail Development Design 
Standards contained in the existing LDC.  
 
Section 5:  Natural Resource Protection Standards 

The Natural Resource Protection Standards contain criteria for stormwater management, slope 
protection, grading and erosion control and wetland/stream corridor protection.  The stormwater 
protection standards reference the draft City of Gunnison Stormwater Management Manual.  The 
Stormwater Management Manual contains a list of related policies, a section defining application 
materials for different types of development, and defines comprehensive engineering criteria for 
the design and construction of new stormwater utilities.  
 
The Slope Protection Standards are new standards which have been included in response to 
future development in Gunnison Rising that will occur on slopes and ridgeline areas. The Slope 
Protection Standards include ridgeline development criteria requiring structures to step the 
building mass with the slope angle.  There are also limits on the amount of cut and fill change 
that can occur on developed sites. This section contains standards for the design and construction 
of retaining walls and requires that restoration standards are fulfilled on all projects with soil 
disturbance.  
 
The wetlands and stream corridor protection standards have been developed in response to the 
Master Plan policies calling for the development of related resource protection standards.  The 
draft standards establish a 50 foot setback from stream corridor banks and floodway channels. 
However, it does allow development within designated floodplains.  This section also establishes 
setback provisions from the major ditches to ensure that future access and maintenance areas are 
available.  
 
Section 6:  Development Review Procedures   

The contents in the new LDC from this point forward are very similar to the existing LDC.  
Section 6 is a general reference section setting forth the process and procedures for reviewing 
development applications.   One change is that development reviews are now segregated into two 
classes.  The first class, Land Use Development Applications, includes conditional uses, 
variances, vesting requests, subdivisions and zoning map amendments.  The other category is 
called a Site Development Application, which includes all administrative reviews such as a 
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building permit review, grading 
permits, flood development permits, 
fire code requirements and other 
site-specific development 
applications.   
 
The development review process 
contains six stages as noted in the 
diagram.  This is the same process 
used in the existing Code.  This 
process is applied to all development 
applications, but administrative 
application processes are modified 
for efficiency purposes.   
 
Section 6 establishes other elements 
to ensure that due process 
responsibilities are set forth in the 
Code.  For example, it defines public 
hearing notice contents, publication 
requirements, mailing requirements, 
property posting mandates, and 
minimum application contents. 
 

Section 7:  Conditional Uses 

Conditional Uses are those land uses which are generally compatible with the permitted uses in a 
zone district, but require site-specific review of location, design, intensity, configuration, and 
operating characteristics.  This section of the new LDC is, for the most part, identical to the 
existing Code.  Conditional Use application approvals require conformance with Dimensional 
Standards found in Section 2 and Specific Use Standards found in Section 3 of the new LDC.  
 
Section 8:  Variances  

The variance component of the new Code is very similar to the existing Code. Variances are 
granted for development requiring lenience from the Dimensional Standards (i.e. setback, lot 
coverage, height) because of site or building conditions.  
 
Section 9:  Development Standard Waivers  

The existing LDC contains a “deviation” provision but it only allows departure from road and 
sidewalk design standards; no other standards may be considered for a waiver.  The new LDC 
contains a very comprehensive waiver provision whereby the majority of standards established in 
Section 4, General Development Standards, and Section 5, Natural Resource Protection 
Standards, may be granted a waiver, but only if the waiver meets a specific set of criteria.  
 
The decision-making body for a waiver request is the City Council, the Planning and Zoning 
Commission or staff, depending upon the specific standards being considered for waiver.  
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Some inherent cautions were considered in drafting the waiver provisions.  First, the decision 
authority corresponds to the standard’s magnitude of importance; the assignments are qualitative.  
For example, staff waiver authority was generally assigned to technical detail matters, and 
waivers affecting neighboring property; City services or other critical functions were assigned to 
the Planning and Zoning Commission and/or City Council.   
  
The waiver process was also considered.  Waivers associated with land use development 
applications (subdivision, rezoning etc.) are tied to the due process matters, which include public 
hearings with the Council and/or P&Z.  Administrative waivers processed with site development 
applications are considered under a formal process with application and review procedures, but 
they are not subject to notification requirements.   Waiver decisions must be considered in 
relation to an appropriate set of criteria.  For example, the City may not approve a waiver, 
wetland encroachment or other matter that is contrary to state or federal law.  
 
Section 10:  Amendments to the Land Development Code and Official Zoning Map 

The existing LDC addresses PUD applications in three separate chapters. The proposed LDC 
combines those chapters into Section 10.  Text and rezoning amendments from the existing LDC 
are essentially identical, with the exception of more detailed application content requirements.  
 
PUD application contents were modified to address some of the issues that came up during the 
Gunnison Rising PUD application.  Submittal requirements refer to new Section 5, Protection of 
Natural Resources, and the City of Gunnison Stormwater Management Manual to ensure 
resource protection.  
 
New requirements and standards for a PUD were made more comprehensive and the review 
criteria and the wording changed slightly.   
 
Section 11:  Nonconformities 
Nonconformities are existing uses, structures and lots which were lawfully established pursuant 
to the zoning and building regulations in effect at the time of their development but which, 
because of subsequent Code amendments, do not conform to the existing LDC.  This section is 
identical to the existing LDC Chapter 15.170 Nonconformities. 
 
Section 12:  Subdivision Standards 

The most significant change to the Subdivision section is the updated application content 
requirements.  The revised application contents are more specific, to ensure that final 
engineering plans are adequate for development and that plat contents are complete.    
 
A “modification provision” has been included that allows some application contents to be 
omitted from the application submittal.  Preliminary and Final subdivision application materials 
may also be omitted by this modification provision.  All modification requests are subject to 
approval by the Planning and Zoning Commission and the applicant must demonstrate that the 
modification is justified and not contrary to the purposes for subdivisions. 
  
Subdivision review standards, subdivision improvements agreement criteria, and road vacation 
plat provisions are identical to those in the existing LDC.  
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The PUD Subdivision review standards found in the existing LDC were modified and linked to 
related rezoning criteria found in Section 9 of the proposed LDC update. 
 
Section 13:  Incentives 

The Incentives section is new. The purpose of this section is to provide incentives for specific 
development applications.  Incentives may be granted for Site Development Plans that exceed 
the minimum requirements of the LDC and accomplish high-priority planning goals such as the 
preservation of open space and natural features, and development of affordable housing.  The 
LDC update includes a density bonus provision if a development plan includes affordable 
housing units.  
 
Section 14:  Design Review Procedure  

This section is nearly identical to the existing LDC Chapter 15.180, Design Review Procedures, 
which addresses Large Retail Development Standards. 
 
Section 15:  Violations, Penalties and Enforcement  

This section is also nearly identical to the existing LDC Chapter 15.20, Enforcement. This 
section was updated to clarify procedures for enforcement of the LDC.  
  
Recently, the Colorado Legislature passed a bill allowing for the increase of civil penalties that 
local jurisdictions may levy. Present fines are set at $1000 and/or 90 days in jail. Local 
government may now impose fines up to $2,650 and one year in jail.  Staff would like Council to 
provide direction on any change to the existing fine structure. 
 

Section 16:  Definitions  

This section replaces the existing LDC Chapter 15.40, Definitions, and has been updated with 
abbreviations and definitions applicable to the revised LDC. Some inaccurate definitions have 
been removed and numerous new definitions have been added. 
 
PUBLIC OUTREACH  
A public scoping process for the LDC update and Zoning Map revision was initiated in mid-
September.  Invitations to two open houses were mailed to 61 realtors, appraisers, and 
contractors to provide an opportunity to comment on the LDC update. Notices for the open 
houses were also run in the newspaper, posted on the City’s website and on the City’s Facebook 
page.   
 
Approximately 16 community members contacted staff directly regarding aspects of the LDC 
and Zoning Map updates prior to the open houses.  The first open house was held on October 2nd 
with nine people attending the function.  Discussion was mostly focused on the proposed zoning 
changes and no opposing comments were received.  The second open house was hosted by the 
P&Z during a work session on October 9th with eight community members in attendance. 
 
A presentation was given to the Gunnison Rotary Club by Steve Westbay on October 14th. The 
Planning and Zoning Commission held a work session on October 23rd to discuss comments 
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gathered through the public scoping process and made final changes to both the draft LDC and 
the Zoning Map. 
 
DEPARTMENTAL COMMENTS 
Building Official: No issue. 
Fire Marshal: No issue. 
Parks and Recreation Department: No issue. 
Police Department: No issue. 
Public Works Director: No issue. 
City Engineer: No issue. 
Water and Sewer Superintendent: No issue. 
Electric Superintendent: No issue. 
City Attorney, Kathy Fogo:   
 
STAFF OBSERVATIONS 
1. The proposed Text Amendment requests the repeal of the existing City of Gunnison Land 

Development Code (LDC), and the reenactment of a completely revised Land Development 

Code. 
 

2. The new Land Development Code will become a separate standalone document, recognized 
only by reference in the City of Gunnison Municipal Code.  It will not be a codified 
document, due to the fact it is a living document, subject to change through time, and 
codification processes can be cumbersome and expensive. 

 
3. The 1997 City of Gunnison Land Development Code and updated LDC are structured as 

unified codes.  A unified code is a single document containing zoning standards, subdivision 
standards, and a systematic set of review processes.  A unified code allows users to find all 
related land use control provisions in one source document.  
 

4. Detailed focus on land use regulations is warranted because in some cases, the existing Code 
lacks necessary specificity, directives are sometimes confusing, and it does not address 
modern technologies and practices related to development. 

 
5. While many elements of the LDC adopted in 1997 are included in the updated LDC, the new 

Code has a more detailed set of standards, and it includes terms to provide more flexibility 
and certainty. 

 
6. The revised LDC is more comprehensive; it is more predictable, which helps developers; it 

addresses new trends in development such as solar access and the use of solar panels; and, it 
is more flexible due to the inclusion of the Waiver section. 

 
7. The Planning and Zoning Commission and City staff have carefully researched, drafted and 

reviewed the revised LDC. 
 

8. While public safety is a paramount consideration, the character of the community has also 
been considered a critical element for developing the revised LDC.  
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9. A public scoping process for the LDC update was initiated in mid-September.  Invitations to 

two open houses were mailed to 61 realtors, appraisers, and contractors to provide an 
opportunity to comment on the LDC update. Notices for the open houses were also run in the 
newspaper, posted on the City’s website and on the City’s Facebook page.   
 

 
REVIEW STANDARDS FOR TEXT AMENDMENTS 
Reader note: Direct quotes from the LDC are highlighted.  LDC Section 15.120.060.C, states 
that “....an application that fails to comply with any applicable review standard shall be denied.” 
The LDC Section 15.150.050 states that “...an application for an amendment to the text of this 
Land Development Code shall comply with the following four standards:”  
 
15.150.050 A. Consistent with Purposes. The proposed amendment shall be consistent with the 
purposes of this Land Development Code. 

 
No Conflict.  Purposes of the LDC are cited in Section 15.10.030 and include the following 
headings: 
1. Establish Development Standards for the review of all proposed development in the City.  
2) Protect Quality of Life by promoting the community’s general health, safety and welfare.  
3) Establish Review Process that is clear, consistent, predictable and efficient. 
4) Provide for Orderly Development of the City that is well-ordered and safe. 
5) Conserve Property Values and respect interests of property owners and citizens. 
 
The prosed LDC fulfills the purpose of the existing LDC and the use of a performance-based 
structure.  The revised LDC is more comprehensive; it is more predictable, which helps 
developers; it addresses new trends in development such as solar access and the use of solar 
panels; and it is more flexible due to the inclusion of the Waiver section. 
 
15.150.050 B. No Conflict with Other Provisions.  The proposed amendment shall not conflict 
with any other applicable provisions of this Land Development Code, or shall repeal or amend 
provisions of this Land Development Code which are inconsistent, unreasonable or out-of-date. 
No Conflict: The revised LDC establishes tangible and specific standards, and in some cases the 
elimination of certain regulations that have not been working effectively.   
 
15.150.050 C. Consistent with Master Plan.  The proposed amendment shall be consistent with 
the Master Plan, or shall implement a new portion of the Master Plan, or shall implement 
portions of the Master Plan which have proven difficult to achieve under the existing provisions 
of this Land Development Code.  
No Conflict:  
Chapter 2, Community Character, Policy 1.2:  Evaluate the Land Development Code for issues 
relating to non-conformities and consistency with maintaining community character. 
Chapter 2, Community Character, Policy 1.3:  Determine appropriate height restrictions for 
residential buildings, commercial buildings, and accessory buildings. 
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Chapter 2, Community Character, Policy 4.2:  Educate the Community on plants that will thrive 
in Gunnison’s climate to better facilitate the live cover requirement in the Land Development 

Code. 

Chapter 2, Community Character, Policy 4.4:  Evaluate the Land Development Code for altering 
landscaping requirements in locations where irrigation water is not available. 
Chapter 4, Environment, Policy 1.2:  Develop a wetlands ordinance, (including the creation of 
setback buffers near well head and along river corridors) that will function to preserve the quality 
and quantity of wetlands within the region, especially those areas which affect the city’s water 
resources. 
Chapter 4, Environment, Policy 3.1:  Amend the Land Development Code for exterior lighting 
standards to consider (1) nuisance factors, (2) safety factors, and (3) preservation of night-time 
dark skies.  
Chapter 4, Environment, Policy 7.2:  Adopt and enforce land-use policies that reduce sprawl, 
preserve open space, and create compact, walkable urban communities.   
Chapter 5, Land Use and Growth, Policy 1.4:  Amend standards to encourage mixed use 
developments and modify the Land Development Code accordingly. 
Chapter 5, Land Use and Growth, Policy 1.11:  Evaluate the criteria in the Land Development 

Code for light industrial uses that are permitted to operate in the Commercial zone with a 
Conditional Use permit. 
Chapter 5, Land Use and Growth, Policy 2.5:  Develop a definition and development standards 
for light industrial areas, including low impact development; and amend the Land Development 

Code accordingly. 
Chapter 6, Housing, Policy 2.8:  Review the standards and dimensions for accessory dwelling 
units (ADUs) and revise the standards, if appropriate.   
Chapter 6, Housing, Policy 2.9:  Evaluate the Land Development Code to determine appropriate 
locations for ADUs without a Conditional Use permit. 
Chapter 6, Housing, Policy 2.10:  Implement density bonuses in exchange for affordable 
housing. 
Chapter 6, Housing, Policy 2.11:  Review the dimensional standards in the Land Development 

Code to encourage residential home affordability.   
Chapter 6, Housing, Policy 4.1:  Update the Land Development Code to amend design standards 
for new mobile home parks. 
Chapter 7, Economics, Policy 4.4:  Revise sidewalk vending regulations and signage to promote 
commercial vibrancy, taking into account pedestrian circulation and safety issues.   
Chapter 7, Economics, Policy 5.3:  Revise the list of permitted uses and dimensional standards 
for the B-1 zone in order to encourage mixed uses. 
Chapter 8, Transportation, Policy 1.6:  Require five-foot wide, detached sidewalks, as well as 
four-foot wide landscape snow storage buffers on both sides of new streets and retrofit these 
amenities wherever feasible on existing streets. 
Chapter 8, Transportation, Policy 1.9:  Establish driveway standards based on the number of 
units served. 
Chapter 8, Transportation, Policy 3.4:  Implement street widths and design standards that take 
into consideration safety, social vibrancy, maintenance costs and non-motorized travel. 
Chapter 9, Utilities and Infrastructure, Policy 6.3:  implement a policy for reducing light 
pollution, such as utilizing full cut off light fixtures. 
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15.150.050 D. Public Health, Safety and Welfare.  The proposed amendment shall preserve the 
public health, safety, general welfare and environment and contribute to the orderly development 
of the City. 
No Conflict: 
The proposed standards are intended to preserve the public health, safety and general welfare of 
the community. 
 
RECOMMENDATION  
During the Planning and Zoning Commission meeting held on November 13, 2013 
Commissioner                                   moved, Commissioner                           seconded, and the 
Planning and Zoning Commission voted to recommend APPROVAL, to City Council of Zoning 
Amendment application ZA 13-4, for a Text Amendment repealing the existing Land 

Development Code and reenacting a new Land Development Code, based on the following 
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. 
 

2. The Planning and Zoning Commission finds that this Text Amendment application complies 
with the review standards for Text Amendments (LDC, Section 15.150.050). 

 
3. The Planning and Zoning Commission finds that the Text Amendment repeals the City of 

Gunnison Land Development Code (LDC), and reenacts a completely revised Land 

Development Code. 
 

4. The Planning and Zoning Commission finds that the new Land Development Code will 
become a separate standalone document, recognized only by reference in the City of 

Gunnison Municipal Code.   
 

5. The Planning and Zoning Commission finds that an update of the existing Land Development 

Code is warranted because in some cases the existing Code lacks necessary specificity, 
directives are confusing, and it does not address modern technologies and standards. 

 
6. The 2013 City of Gunnison Land Development Code is a unified code.  The Planning and 

Zoning Commission finds that a unified code allow users to find all related land use control 
provisions in one source document which improves the efficiency and understanding of the 
city’s development process.  
 

10. The Planning and Zoning Commission finds that while many elements of the LDC adopted in 
1997 are included in this updated LDC, the new Code has a more detailed set of standards, 
and it includes terms to provide more flexibility and certainty. 
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11. The Planning and Zoning Commission finds the revised LDC is more comprehensive; it is 
more predictable, which helps developers; it addresses new trends in development such as 
solar access and the use of solar panels; and it is more flexible due to the inclusion of the 
Waiver section.  

 
12. The Planning and Zoning Commission finds that the revised LDC fulfills numerous action 

items for implementation within the City of Gunnison Master Plan policies. 
 

13. The Planning and Zoning Commission finds that the Commission and City staff have 
carefully researched, drafted and reviewed the revised LDC. 

 
14. A public scoping process for the LDC update was initiated in mid-September.  The Planning 

and Zoning Commission finds that this process was successful in that community members 
were given ample opportunities to discuss the related details in an open and inclusive 
environment, and the public scoping manifested changes that improve the document.  

 
15. The Planning and Zoning Commission finds that based on the record of this Text 

Amendment application the recommended approval of this Text Amendment protects the 
community’s health, safety and welfare.   
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TO:  Planning and Zoning Commission 
FROM: Community Development Staff 
DATE:  November 13, 2013 
RE:   Map Amendment to the City of Gunnison Official Zoning Map 
 
CODE PROVISIONS 
The Land Development Code (LDC), Section 15.150.030 specifies that a Zoning Map 
Amendment be reviewed by the City of Gunnison Planning and Zoning Commission 
(Commission) at a public hearing after 15 days public notice.  The Commission establishes a 
recommendation to City Council, to approve, approve with conditions, deny or remand the 
application back to the applicant with instructions for modification.  City Council shall consider 
the recommendation of the Commission at a public hearing and shall, by ordinance, approve, 
deny or remand the application back to the applicant with instructions for modification or 
additional information. 
 
An amendment to the Official Zoning Map may be initiated by City Council, the Planning and 
Zoning Commission, the Community Development Director or the owner of, or holder of, a 
recognized interest in that real property whose zoning is proposed to be amended. 
 
Governmental powers to zone, regulate land use, and apply development standards to real 
property are granted under Title 31, Article 23, Part 3 (Sections 31-23-301 through 31-23-314) of 
the Colorado Revised States.   Establishing boundary lines between different districts is 
recognized as a legislative act.  Processes and procedures followed by this application are 
consistent with the Map Amendment procedures set forth in the City of Gunnison Land 

Development Code, and as summarized above.  The related process and procedures are 
consistent with requirements set forth in the Colorado Revised Statutes. 
  
APPLICATION 
The applicant is Steven Westbay, the City of Gunnison Community Development Director.  The 
request is to amend the Official City of Gunnison Zoning Map.  The Official Zoning Map was 
last updated by City Council in 2002.  The City has approved many Zoning Map Amendments 
and two annexations since the last update to the Official Zoning Map.  
 
The amended Zoning Map is proposed in conjunction with the LDC update.  The Official Zoning 
Map is part of the LDC as fully as if it were set out in the LDC in detail.  The Official Zoning 
Map is maintained in the office of the City Clerk and displayed in the Community Development 
Department.   
 
Once the Official Zoning Map is adopted the map shall contain the signatures of the Chairman of 
the Planning and Zoning Commission and Mayor and be attested by the City Clerk. 
 
PROPOSED AMENDMENTS 
Existing R2M (Duplex/Multi-family Residential) Zone Districts 

The Land Development Code update proposes a new zone district, Residential Mixed Use 
(RMU) that replaces the existing R2M zone district.  The RMU district, as specified in the LDC 
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Proposed Zoning Existing Zoning 

update, is essentially identical to the R2M district, and is established to provide for relatively 
high density single-family, duplex and multi-family residential areas, including primarily triplex, 
townhouse and multi-family dwelling uses.  The RMU and R2M zone districts allow 16 units per 
acre.  All existing R2M zone districts are proposed as RMU zone districts throughout the City 
with exception of the proposed amendments indicated below. 
 
West Gunnison Neighborhood   

The West Gunnison Neighborhood Plan was adopted in 2008.  The Plan addresses future 
development and build-out with utility capacity.  The majority of undeveloped land in West 
Gunnison is zoned R3, Multi-family Residential (30 units per acre).  The current water and sewer 
system capacities will not support the number of units that could be allowed in the R3 zone 
district.  The West Gunnison Neighborhood Plan proposes a lower density zone district that will 
be accommodated with current utility capacities.  Staff is proposing the following zoning 
changes in West Gunnison (see maps below): 
    
o Existing Commercial parcels in the southwest corner of the city, which is the old drive-in 

movie theater and is currently hay meadow.  The proposal is to change the zone from 
Commercial to RMU at 16 units per acre. 

o A Large R3 area that is mostly undeveloped will be change to RMU.  Large vacant parcels in 
the center of West Gunnison, including the West Haven Condos and single-family homes 
south of Tomichi Avenue, are proposed as RMU (16 units per acre).  

o The West Cove Condos (part of the Lazy K PUD) are proposed to change from a PUD 
Commercial to RMU.  The existing site contains three buildings configured with four units in 
each building.  The RMU district would allow for an additional fourplex to the south of the 
property.  
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Existing Zoning Proposed Zoning 

 

 

MacIntosh Townhomes 

The MacIntosh Townhomes are located at Ohio Avenue and 11th Street.  The parcel (Lots 7-12, 
Block 58) contains eight units that were constructed in 2003.  The process used to approve the 
Townhome Plat was a Zoning Amendment instead of a Subdivision.   Staff is recommending 
changing this parcel from PUD R3 to R3. 
 
Community School 

The Community School is currently zoned PUD R1.  The proposal is to change the zone to R1. 
 
Fred R. Field Western Heritage Center 
The Fairgrounds is currently zoned R3.  The City granted a street vacation plat for the 
fairgrounds site and because the street grid system no longer exists on this property R3 zoning 
become problematic.  In the event the Fairgrounds changed locations and this site were 
redeveloped into another use, it is appropriate to minimize the potential traffic impacts to 
adjacent neighborhoods by rezoning the property to R2, Duplex Residential. 

 
 
Area North of the Fairgrounds 

The Colorado Division of Parks and Wildlife and Fire Station are currently zoned R3 as well as a 
small strip (1/4 of a block) along the second block of South 14th Street.  Staff is recommending 
the Commercial zone district be expanded to include these properties (as shown above). 
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Proposed Zoning  Existing Zoning 

  
Four Seasons Apartments 

Marlene and Frank Zanetell, have requested a change to the 
existing zoning of the Four Seasons Apartments from R2 
(Duplex Residential) to R3 (Multi-family Residential).  The 
property is located on the 400 block of North Iowa Street (Lots 
1-12, Block 78, First Gunnison) and contains 30 apartments 
and one single-family home.  The apartments are currently a 
nonconforming use.  Staff proposes to change the property to a 
R3 zone district.  Please note that even with the zone change 
the apartments are nonconforming in regard to density.  Should 
the structures be damaged by fire or other cause to the extent of 
more than 80 percent of its replacement cost, as determined by 
the zoning administrator, it shall only be reconstructed in 
compliance with the LDC.  Based on the recommended R3 
zone district (30 units per acre) a maximum of 25 units are 
allowed on this site.     
 
Gunnison Center and the Meadows PUD 

The Gunnison Center and Meadows Mall  area include the parcels bounded by North Main Street 
on the west, the City boundary to the north, WSCU on the East and Denver Street / Hospital to 
the south.  This area was created as a PUD in the 1980’s and 1990’s with an underlying zoning 
that is consistent with the LDC.  The PUD was not set up with standards other than a private 
covenant.  The PUD did have a provision for two multi-tenant signs that at the time were not 
allowed in the LDC.  The City adopted new sign standards in early 2013.  The new sign 
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standards now allow multi-tenant signs in the large Commercial areas along Main Street making 
the one provision in the PUD irrelevant.  Staff is proposing to change the zoning from a PUD to 
the underlying zoning within the LDC (for example the PUD Commercial changes to 
Commercial, PUD R3 to R3, etc.).  The underlying zoning is proposed the same as existing 
except for the following:   
 
Meadows Village was rezoned in 2005 in conjunction with their subdivision application.  The 
property was rezoned from PUD R2M and PUD R3 to a lower density district, PUD R1M.  This 
subdivision should remain PUD R1M because explicit dimensional standards are accompanying 
this property.  
 
The Rock Creek area is proposed to change from PUD R2 and PUD R2M (where the single-
family residences are located) to the RIM (single-family modified) zone district. 
 
The existing PUD R2M zone districts would change to the RMU zone district. 
 
Corner of Denver Avenue and Colorado Street 

Property situated on the northwest corner of Denver Avenue and Colorado Street is proposed to 
change from R3 to Commercial.  The Hospital (Board of County Commisssioners) owns both 
properties that are currently zoned R3 (Rocky Mountain Rose and Elk Crest Condominiums).  
Commercial zoning on these properties makes sense for the existing use of the flower shop and 
future expansion of the Hospital. 
 
Western State Colorado University 

The existing WSC (Western State College) zone has been changed to WSCU to reflect the name 
change to Western State Colorado University. 
 
The WSCU entrance off Tomichi, bounded by Loveland, Adams and Georgia (old Ruland 
School site), is currently in the R1 zone district.  The site has been changed to reflect University 
property in the WSCU special zone district. 
 
Meldrum Townhomes 

The Meldrum Townhomes are located south of Georgia Avenue / Escalante and north of College 
Avenue.  The property is currently in the Commercial zone district.  The proposal is to change 
the parcel to RMU, Residential Mixed Use.   
 
Annexations to the City 

The Gunnison Rising Annexation (2010) and the VanTuyl Ranch / Library Annexation (2013) 
have been added to the proposed Official Zoning Map. 
 
PUBLIC OUTREACH  
A public scoping process for the Zoning Map revision and LDC update was initiated in mid-
September.  Invitations to two open houses were mailed to 220 property owners affected by the 
proposed zoning changes and to 61 realtors, appraisers, and contractors to provide them an 
opportunity to comment on the proposed Zoning Map and LDC update. Notices for the open 

Page 22 of Packet



STAFF REPORT 
Map Amendment to the Official Zoning Map 

ZA 13-5 
 

houses were also run in the newspaper, posted on the City’s website and on the City’s Facebook 
page.   
 
Approximately 16 community members contacted staff directly regarding aspects of the LDC 
and Zoning Map updates prior to the open houses.  The first open house was held on October 2nd 
with nine people attending the function.  Discussion was mostly focused on the proposed zoning 
changes and no opposing comments were received.  The second open house was hosted by the 
P&Z during a work session on October 9th with eight community members in attendance. 
 
A presentation was given to the Gunnison Rotary Club by Steve Westbay on October 14th. The 
Planning and Zoning Commission held a work session on October 23rd to discuss comments 
gathered through the public scoping process and made final changes to both the draft LDC and 
the Zoning Map. 
 
DEPARTMENTAL COMMENTS:  
Building Official: No issue. 
Fire Marshal: No issue. 
Parks and Recreation Department: No issue. 
Police Department: No issue. 
Public Works Director: No issue. 
City Engineer: No issue. 
Water and Sewer Superintendent: No issue. 
Electric Superintendent: No issue.  
 
STAFF OBSERVATIONS 

1. The request is to adopt a new Official Zoning Mwhich amends the district boundaries of 
several properties in the city.  This is a legislative action following the due process 
considerations of a Map Amendment under the confines of the City’s Land Development 

Code. 
2. The last revision to the Official Zoning Map was in 2002. 
3. The proposed rezoning sites are compatible with the surrounding neighborhood. 
4. The rezoning is in conjunction with the update of the LDC. 
5. Many of the proposed changes have occurred within the City since the last update that 

warrant an updated Zoning Map including annexations to the city and neighborhood 
changes. 

6. All of the proposed changes are considered to be in compliance with directives of the 
City of Gunnison Master Plan (2007) and the sub-area plans adopted subsequent to the 
2007 Master Plan. 

7. A public scoping process for the Zoning Map and LDC update was initiated in mid-
September.  Invitations to two open houses were mailed to 220 property owners, affected 
by the zoning change and 61 realtors, appraisers, and contractors to provide an 
opportunity to comment on the updates. Notices for the open houses were also run in the 
newspaper, posted on the City’s website and on the City’s Facebook page. 

8. The goal of the public scoping process was to find consensus with the individual property 
owners affected by the zoning changes.  The staff is confident that all potential conflicts 
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have been resolved and the public members participating in the scoping process have 
unanimously endorsed the final draft Zoning Map. 

9. The Zoning Map Amendment protects the community’s health, safety and welfare. 
 
REVIEW STANDARDS 
The Land Development Code “LDC” (15.150.060) contains four specific standards to be applied 
to an Amendment to the Official Zoning Map.   Based on the LDC 15.120.060 C1, an 

application that fails to comply with any applicable review standard shall be denied.    
 
A. Consistency with Master Plan.  The proposed amendment shall be consistent with the City 

of Gunnison Master Plan. 
No Conflict.   The proposed amendment is consistent with the goals and policies of the 
LDC. 
Chapter 5, Land Use and Growth, Goal: Residential, commercial and industrial land uses 
are appropriately located and interspersed with parks and open space, providing a 
balanced environment in which to live, work and play.  
Chapter 5, Land Use and Growth, Policy 1.1: Amend the zoning standards and the zoning 
boundaries for the existing multiple family districts (R2, R2M, R3) to promote infill and 
to increase housing opportunities. 
Chapter 5, Land Use and Growth, Policy 1.8: Assess extensions to the Central Business 
District, the B-1 District, and Commercial District, and incorporate these districts into 
neighborhood developments where appropriate. 
Chapter 5, Land Use and Growth, Policy 1.10: Evaluate locations for additional industrial 
zoning within the City. 
Chapter 5, Land Use and Growth, Policy 1.13: Discourage sprawling commercial strip 
corridors. 
 
The Zoning Amendment is consistent with concept land use plans and objectives within 
the West Gunnison Neighborhood Plan and the VanTuyl Ranch Management Plan which 
are sub-area plans of the City of Gunnison Master Plan. 
 

B. Consistent With Purposes of Zone District.  The proposed amendment shall be consistent 

with the purpose of the zone district to which the property is to be designated. 
No Conflict. The zoning changes are consistent with the purposes of those zone districts 
and with existing and proposed land uses. 
 

C. Compatibility with Surrounding Zone Districts and Uses.  The development permitted by 

the proposed amendment shall be compatible with surrounding zone districts, land uses, 

and neighborhood character. 
No Conflict. The rezoning is compatible with the surrounding districts and uses.  The 
Map Amendment provides consistency and protects the rights and use of property 
throughout the city. 
 

D. Changed Conditions or Error.  The applicant shall demonstrate that conditions affecting 

the subject parcel or the surrounding neighborhood have changed, or that due to incorrect 
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assumptions or conclusions about the property, one or more errors in the boundaries 

shown on the Official Zoning Map have occurred. 
No Conflict. The zoning changes are necessary due to changes in neighborhoods and the 
character of the community and annexations to the City.  The Official Zoning Map has 
not been updated since 2002.      

 
ACTION 
During the regular Planning and Zoning Commission meeting held on November 13, 2013, 
Commissioner _______________ moved, and Commissioner ______________ seconded, and 
the Commission voted to recommend APPROVAL to the City Council, Zoning Amendment 
application ZA 13-5, to approve the amendments to the Official Zoning Map, 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. 
 

2. The Planning and Zoning Commission finds that this Zoning Amendment application is 
to rezone certain areas within the City of Gunnison. 
 

3. The Planning and Zoning Commission finds that the rezoned areas are compatible with 
surrounding neighborhoods and existing and potential future uses. 

 
4. The Planning and Zoning Commission finds that the Official Zoning Map has not been 

updated since 2002. 
 

5. The Planning and Zoning Commission finds that many changes have occurred within the 
City since the last update that warrants an updated Zoning Map including annexations to 
the City and neighborhood changes. 
 

6. The Planning and Zoning Commission finds that this Map Amendment is in conjunction 
with the LDC update. 
 

7. A public scoping process for the Zoning Map and LDC update was initiated in mid-
September.  The Planning and Zoning Commission finds that invitations to two open 
houses were mailed to 220 property owners, affected by the zoning change and 61 
realtors, appraisers, and contractors to provide an opportunity to comment on the updates. 
Notices for the open houses were also run in the newspaper, posted on the City’s website 
and on the City’s Facebook page.   
 

8. The goal of the public scoping process was to find consensus with the individual property 
owners affected by the boundary changes.  The Planning and Zoning Commission finds 
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that all potential conflicts have been resolved and the public members participating in the 
scoping process have unanimously endorsed the final draft Zoning Map. 
 

9. The Planning and Zoning Commission finds that the Zoning Map Amendment protects 
the community’s health, safety and welfare. 
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Proposed Zoning 11-8-13

C - Commercial
PUD C - Commercial
CBD - Central Business District
PUD CM - Commercial / Mixed Use
PUD C/WP - Western Pavilion
PUD LIB - Library
WSCU - Western State Colorado University
B1 - Professional Business
PUD GOV - Government
PUD AG - Agriculture
PUD O - Parks / Open Space
PUD O/E - Equestrain Meadows
I - Industrial
PUD IM - Business and Research Park
PUD CRV - Recreational Resort
R1 - Single Family Residential
PUD R1 - Single Family Residential
R1M - Modified Single Family Residential
PUD R1M - Modified Single Family Residential
R2 - Duplex Residential
PUD R2 - Duplex Residential
RMU - Residential Mixed Use
PUD R2M - Duplex / Multi-family Residential
R3 - Multi-family Residential

E

City of Gunnison
Proposed Zoning Map
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Number 

 

SERIES 2013 

 
A RESOLUTION OF THE PLANNING AND ZONING COMMISSION OF THE CITY OF 
GUNNISON, COLORADO, COMMENDING STEPHANIE WHITE FOR HER 
CONTRIBUTIONS TO THE CITY OF GUNNISON PLANNING AND ZONING COMMISSION. 

 
WHEREAS, Stephanie White has served on the City of Gunnison Planning and Zoning 

Commission from May 2013, through September 2013; and, 
 

 WHEREAS, Stephanie, by her thoughtful consideration of matters before the Commission has 
served the best interests of the City of Gunnison, resulting in substantial benefits to the citizens of today 
and the future; and  
 
 WHEREAS, during her service on the Planning and Zoning Commission, Stephanie participated 
in the development and passage of the City’s Marijuana Code, contributed to review and revision of the 
Land Development Code, and reviewed and participated in processing numerous land use applications; 
and  
 
 WHEREAS, Stephanie White has unselfishly given of her time and sound judgment to 
successfully carry out the duties of Planning and Zoning Commissioner.   
 
  NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING AND ZONING 
COMMISSION OF THE CITY OF GUNNISON, COLORADO, THAT: 
 

Stephanie White is hereby commended and thanked for his generous donation of time, 
knowledge and dedicated service to the City of Gunnison Planning and Zoning 
Commission; and 
 
is wished continuous success and good fortune in future endeavors.   

 
INTRODUCED, READ, PASSED AND ADOPTED this 13th day of November, 2013. 
 

 
 
        __________________________  
        Chair 
(SEAL) 
 
 
 
 
 
ATTEST: 
 
 
_____________________________ 
Pam Cunningham, Secretary 
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November 13, 2003 
 
 
Gunnison County Planning Commission    Hand Delivered 
221 North Wisconsin Street, Suite D 
Gunnison, CO 81230 
 
RE:  KVLE Radio LUC-2013-23 – County Referral  
 
 
Dear Commissioners: 
 
Thank you for giving the City the opportunity to comment on the application for the Pilgrim 
Communications (KVLE Radio) Use Change request.  The following comments are based on the 
submitted application material, and its relation to the Gunnison Three Mile Plan and Urban Growth 

Boundary, City of Gunnison, Colorado and the City of Gunnison Master Plan. 
 
Based on our existing Three-Mile Map, the property is designated as Moderate Density Residential (1 to 6 
units per acre) and is located in the Urban Growth Boundary.  The application states the request is to remove 
the existing radio tower and equipment shed and replace with a new tower and shed.  The City does not have 
any objection to this request because it seems to be a technical issue and has no material effect upon intensity 
of the existing land use, other community oriented elements of interest to the City. 
 
Sincerely, 
 
 
 
Greg Larson 
Chair, Planning and Zoning Commission 
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DRAFT MINUTES OCTOBER 23, 2013  7:00PM 
CITY OF GUNNISON PLANNING AND ZONING COMMISSION  
REGULAR MEETING         Page 1 of 3 
 

 

MEMBERS PRESENT     ABSENT      EXCUSED 
       
Erik Niemeyer  X    
Erich Ferchau  X   
Andy Tocke  X   
Bob Beda  X 
Greg Larson  X  
Councilor Stu Ferguson        X  
              
OTHERS PRESENT:  Community Development Director Steve Westbay, City Planner Andie Ruggera, 
Planning Technician Pam Cunningham and Butch Clark. 
 
I. CALL TO ORDER AT  7:01  PM BY CHAIR GREG LARSON 
 
II. PLEDGE OF ALLEGIANCE TO THE FLAG 
 
III. UNSCHEDULED CITIZENS.    
 
IV. OVERVIEW OF THE HIGHWAY ACCESS CONTROL PLAN. Director Westbay gave an 

overview of the reason for the Highway Access Control plan and explained that it requires an 
intergovernmental agreement.  
 
The Commission does not take action on the plan, but it is being presented so that they are aware of 
the status of the plan. It has been presented to City Council and a resolution has been prepared for 
adoption. The plan is part of Gunnison Rising’s obligation in fulfilling the conditions of the 
Annexation Agreement. The plan addresses intersection intervals and vehicle turning movements 
between Main Street and the Signal Peak industrial site.  
 
The Intergovernmental Agreement will address intersections and how they will be utilized in the 
future. The required access changes will only occur when there is a land use change that increases 
traffic volume by 20%; there is an increased number of traffic accidents occurring at a given access 
point; operational functions associated with the highway’s level of service capacity has 
substantially deteriorated; or, if highway maintenance requirements are being jeopardized by a 
given access use.  
 
Chair Larson asked about traffic counts. Director Westbay explained that the current traffic count 
was taken in August at the intersection of Main Street and Tomichi Avenue. The count was 12,000 
trips per day (TPD). Projections are that at full buildout of Gunnison Rising the peak will be 30,000 
TPD. Discussion and explanation continued.  
 
Commissioner Ferchau expressed concern that there could be changes in the future not 
contemplated by the plan and that the plan may be too rigid. Director Westbay explained that the 
plan gives more flexibility than merely operating under existing CDOT regulations. Under the state 
regulations, Gunnison Rising would only have half mile separation of intersections. That is why 
they needed the plan; to reduce the separations and to fulfill the land use elements.  
 
Director Westbay explained that the plan addresses Gunnison Rising’s input and public input. 
Without the process, it’s a crap shoot. Councilor Ferguson said that the Intergovernmental 
Agreement provides more flexibility and control. He said that the consultants did a good job and 
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that more was gained through the process than any other scenario and it protects our future 
interests.  

 
Mr. Clark asked if more lanes are needed to accommodate 30,000 TPD. Director Westbay 
responded that the lane configurations are appropriate; as TPD increases the turn movements will 
stretch out with queuing.  
 
Commissioner Ferchau asked if parking was considered in the plan. Director Westbay said that it 
was not emphasized. The plan is about moving vehicles and does not deal much with bicycle or 
pedestrian traffic—the Non-motorized Transportation Plan addresses that. 
 
Commissioner Beda asked about truck access to alleys that are “right in” only. Director Westbay 
stated that CDOT would prefer to manage traffic with medians. Commissioner Beda said that traffic 
will shift as people find alternate routes. Director Westbay stated that the city grid system is 
beneficial in allowing that to happen.  
 

V. CONSIDERATION OF THE SEPTEMBER 25, 2013 MEETING MINUTES.   Councilor 
Ferguson moved and Commissioner Beda seconded to approve the September 25, 2013 meeting 
minutes as presented. 
 
Roll Call Yes:     Niemeyer, Ferchau, Tocke, Beda, Ferguson, Larson 
Roll Call No: 
Roll Call Abstain:     
Motion carried 
 

VI. COUNCIL UPDATE. Councilor Ferguson updated the Commission on recent Council business. 
Council: 
 discussed the Access Control Plan; and 
 is cranking up to deal with budget. 

 
VII. COMMISSIONER COMMENTS 

  There were none 
  

VIII. PLANNING UPDATE. Director Westbay updated the Commission on recent activity in the 
Community Development Office. Staff has been working on: 
 Sage-grouse comments; 
 A River Restoration Grant; and 
 the Access Control Plan. 
 
In other business: 
 GOCO has invited the City to apply for a trails grant program called “Paths to Parks”.  
 Chair Larson asked when work will start on the Master Plan. Planner Ruggera is assessing 

which items in the Master Plan have been completed and is comparing development 
applications and how they have complied with the Master Plan. The public hearing for the LDC 
and Zoning Map is on November 14th.  Staff would like to cancel the November 27th meeting, 
so the Master Plan can probably start the first meeting in December. 

 
IX. ADJOURN.  Chair Larson adjourned to a Work Session at approximately  8:00 p.m. 
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         ________________________ 
         Greg Larson, Chair 
 
Attest:         
 
 
_______________________ 
Pam Cunningham, Secretary 
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