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AGENDA 

CITY OF GUNNISON 

PLANNING & ZONING COMMISSION 

REGULAR MEETING 

Rev 12/6/2013 

 

DATE:  WEDNESDAY, DECEMBER 11, 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. THREE-MILE COUNTY REFERRAL – LAND USE CHANGE BEMIS 

SUBDIVISION 

 

V. CONSIDERATION OF THE NOVEMBER 13, 2013 MEETING MINUTES 

 

VI. COUNCIL UPDATE 

 

VII. COMMISSIONER COMMENTS 

 

VIII. PLANNING STAFF UPDATE 

 

IX. ADJOURN TO WORK SESSION – COMPREHENSIVE PLAN 

 

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 REVIEW 

 

TO:  CITY OF GUNNISON PLANNING AND ZONING COMMISSION 

FROM:  Community Development Department 

DATE:  December 11, 2013          

RE:  Bemis Subdivision, LUC 2013 

  Three Mile Plan Review Request by Gunnison County 

 

Applicant Name:  Ted and Kimberley Bemis  

 

Project Name:  Bemis Subdivision – Land Use Change 

 

Request:  Subdivide one 3.74 acre 

lot into two lots with the southeast 

lot approximately 2.16 acres and the 

northwest lot approximately 1.58 

acres.  
 

General Location:  Approximately 

.4 miles south of Highway 50 on 

County Road 33 and adjacent to Dos 

Rios Golf Course within the Dos 

Rios Subdivision.  (Lot 8, Dos Rios 

Unit 2, also known as 444 Camino 

Del Rio). 

 

3 Mile Designation:  The site is 

located within the existing Urban 

Growth Boundary in the moderate density residential designation (1 to 6 units per acre).   

 

Water Source:   Dos Rios Water System. 

 

Sewer Service:  Dos Rios Wastewater System.  

An existing line and a 20’ easement extends 

through the northwest portion of the property. 

 

Roads:  Access is via Camino Del Rio and 

Montbello Drive/Cottonwood Drive.   

 

Access/Traffic:  An estimated 10 trips per day 

per unit is anticipated for this residential use 

 

Rivers, Ditches, Streams:  The property 

contains a seasonal ditch and pond with 25’ 

setbacks from the ditch and pond bank.  

 

Present Land Use:   The parcel contains a 

single family dwelling on the southeast portion 

of the lot and an old garage is located on the proposed northwest lot. 

 

Annexation Potential:  None at this time. 
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December 11, 2013      

 

 

Gunnison County Planning Commission 

200 West Virginia 

Gunnison, CO 81230 

 

RE: Ted and Kim Bemis Subdivision  

 

 

Dear Commissioners: 

 

Thank you for giving us the opportunity to comment on the land use change permit 

submitted by Ted and Kim Bemis.  The following comments are based on the submitted 

application materials and the relation of the proposed project 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, this parcel is located within the 

City’s Urban Growth Boundary (UGB) and designated as moderate residential (1 to 6 

units per acre).   

 

The City has no specific concerns since central water and sewer services are at the site, 

access to both lots are available and the subdivision is compatible with the surrounding 

neighborhood and the Three Mile Area designation. 

 

We appreciate the opportunity to review this application.   

 

Yours sincerely, 

 

 

Greg Larson, Chairperson 

City Planning & Zoning Commission  
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DRAFT MINUTES NOVEMBER 13, 2013 7:00PM 
CITY OF GUNNISON PLANNING AND ZONING COMMISSION  
REGULAR MEETING         Page 1 of 7 
 

 

MEMBERS PRESENT     ABSENT      EXCUSED 

       

Erik Niemeyer    X    

Erich Ferchau  X   

Andy Tocke  X   

Bob Beda  X 

Sharon Cave  X 

Greg Larson  X  

Councilor Stu Ferguson        X  

              

OTHERS PRESENT:  Community Development Director Steve Westbay, City Planner Andie Ruggera, 

Planning Technician Pam Cunningham, and Marlene Zanetell. 

 

I. CALL TO ORDER AT   7:00  PM BY CHAIR GREG LARSON 

 

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.  
 

Open Public Hearing. Chair Larson opened the public hearing at  7:02 p.m. 

 

Proof of Publication was shown for the record. 

 

Director Westbay gave an overview of the process. He explained that this is a unique process and 

is being processed as a Text Amendment. He explained the governmental powers to zone. The 

processes and procedures followed by the application are consistent with the Text Amendment 

procedures in the Land Development Code. Because this is a legislative act, it allows latitude in 

public outreach. The public outreach included mailing invitations to two open houses to 61 realtors, 

appraisers, and contractors as well as publishing notices for the open houses in the newspapers and 

posting them on the City’s website and the City’s Facebook page.   

 

Director Westbay explained the proposed amendment and gave a brief overview of the sections 

with the most significant changes; Section 2, Section 4, Section 6, and Section 9. 

 

Applicant Presentation. Director Westbay stated that the Staff Observations are identical to the 

Findings and that he had nothing more to add. 

 

Public Input. Marlene Zanetell said that because of her interest in zoning of her property, it has 

brought the LDC to her attention. She thinks it is commendable and that the more clarity there is in 

the document, the more useful it will be. She said she appreciates staff’s work and P&Z’s work. 

She said she is sure it was a long process.  

 

Staff Presentation. Director Westbay added that, in terms of public comments, which was captured 

in Finding 14, numerous meetings were held with individuals about their properties. The outreach 

was important to try to capture community input. Staff feels it was fairly successful. There was a lot 

of interest in the process. 
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Chair Larson stated there was ample opportunity for public input.  

 

Commission Discussion. 

 

Councilor Ferguson stated that this has been a very long process. The final package is 

commendable. It was a tremendous amount of work. 

 

Chair Larson welcomed Commissioner Cave.  

 

Commissioner Cave, who was just appointed on November 12
th
, stated she read a lot of the LDC. 

She said it looks good and she doesn’t see anything anyone could get really upset about. 

 

Commissioner Beda stated that the process was interrupted several times. The Commission has 

gone through several members and a consultant during the process. He said, “I think we have it 

done. We had good discussions. We should be proud and send it on its way.”  

 

Chair Larson thanked current and past commissioners and staff. It has been a long time in the 

making. He recognized that with changes in membership of P&Z it adds extra work for staff.  

 

Commissioner Tocke stated that “I like it. It was nice to come on board with this going on, it taught 

me a lot. I would like to do another one day, because I know more…in a number of years. It has 

opened my eyes to a lot of nuts and bolts; I will have more to contribute next time.” 

 

Commissioner Ferchau stated, “I am not in favor of regulation for sake of regulation. There were a 

number of things we talked through in detail. Some things I am not excited about…solar fence, 

lighting—because of lack of demand and lack of concern. My fear is it falls more to a disadvantage 

than an advantage. At the end of the day there is adequate flexibility in the document that allows 

people to make exceptions where exceptions need to be made. We have put a lot of time and energy 

into it. I applaud everyone’s efforts. Public outreach was smart to do. It must have been effective 

because there aren’t a lot of people screaming and shouting. I’m ready to pass it.” 

 

Director Westbay addressed Commissioner Ferchau’s points about flexibility. He stated, “There is 

no perfect regulation, there never will be. It is a sound document. It will help our administration, 

but it isn’t perfect. We will be making amendments if we find faults. We will correct mistakes as 

they occur. But we have a good foundation.”  

 

Chair Larson stated, “This is a living document subject to change as needs, viewpoints and values 

change.” 

 

Close Public Hearing. Chair Larson closed the public hearing at  7:17 p.m. 

 

Commission Action. Commissioner Beda moved and Councilor Ferguson seconded 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 with 

all fifteen Findings of Fact.  

 

Roll Call Yes:     Ferchau, Larson, Ferguson, Tocke, Beda 

Roll Call No: 
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Roll Call Abstain:   Cave  

Motion carried 

 

V. RESOLUTION 1, SERIES 2013, COMMENDING STEPHANIE WHITE FOR HER 

SERVICE TO THE PLANNING AND ZONING COMMISSION. Councilor Ferguson 

introduced the Resolution and asked Director Westbay to read it in its entirety, which he did. 

Councilor Ferguson moved and Commissioner Tocke seconded, to approve Resolution 1, Series 

2013 as corrected. 

 

Roll Call Yes:      Ferchau, Larson, Cave, Beda, Tocke, Ferguson 

Roll Call No: 

Roll Call Abstain:     

Motion carried 

 

VI. THREE MILE COUNTY REFERRAL – LAND USE CHANGE TO REPLACE KVLE 

RADIO TOWER AND SHED AT 1445 NORTH HIGHWAY 135.   
 

Director Westbay stated that the application does not seem like a land use change; it is updating 

equipment.  

 

Chair Larson stated that the updated equipment may add a level of safety. 

 

Councilor Ferguson stated that it could be an improvement in appearance.  

 

Commissioner Ferchau moved and Commissioner Beda seconded to authorize Chair Larson to sign 

the letter to the Board of County Commissioners. 

 

Roll Call Yes:      Tocke, Larson, Cave, Ferguson, Beda, Ferchau 

Roll Call No: 

Roll Call Abstain:     

Motion carried 

 

VII. CONSIDERATION OF THE OCTOBER 23, 2013 MEETING MINUTES.  Commissioner 

Beda moved and  Councilor Ferguson seconded, to approve the October 23, 2013 meeting minutes 

as presented.  

 

Roll Call Yes:     Ferchau, Tocke, Larson, Ferguson, Beda 

Roll Call No: 

Roll Call Abstain:   Cave  

Motion carried 

 

VIII. UPCOMING MEETING SCHEDULE.  The Commission unanimously agreed to cancel the 

November 27
th
 and December 25

th
 meetings. The next regularly scheduled meeting is December 

11
th
, at which time the Commission will discuss the status of action items in the Master Plan. 

 

IX. MOTION TO EXCUSE COMMISSIONER NIEMEYER. Commissioner Ferchau moved and 

Commissioner Tocke seconded to excuse Commissioner Niemeyer from the meeting. 

 

Roll Call Yes:      Larson, Cave, Beda, Ferguson, Tocke, Ferchau 
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Roll Call No: 

Roll Call Abstain:     

Motion carried 

 

X. PUBLIC HEARING AND POSSIBLE ACTION: ZA 13-5, MAP AMENDMENT TO AMEND 

THE CITY OF GUNNISON ZONING MAP. 

 

Open Public Hearing. Chair Larson opened the public hearing at 7:29 p.m. 

 

Proof of Publication was shown for the record. 

 

Planner Ruggera gave an overview of the process and reviewed the governmental powers to zone, 

regulate land use, and apply development standards to real property as granted under the Colorado 

Revised Statutes. She explained that staff is recommending an update of the Official Zoning Map 

because of the zoning map amendments and annexations that have taken since the map was last 

updated.   

 

Planner Ruggera briefly summarized each of the proposed changes. She explained the request from 

Marlene and Frank Zanetell regarding their property on the 400 block of North Iowa to rezone the 

property from R-2 to R-3, which is compatible with the current use.  

 

Planner Ruggera stated that the public outreach was done in conjunction with outreach for the LDC 

update and is the same as what Director Westbay explained in his staff presentation [and included 

mailing invitations to two open houses to 199 property owners affected by the zoning change].   

 

Public Input. Planner Ruggera stated that public input was taken into consideration and staff made 

changes to the recommendation based on that input. 

 

Commissioner Ferchau asked about input from the owner of Lazy K. Planner Ruggera responded 

that the PUD Commercial portion of Lazy K was left as PUD Commercial at the owner’s request.  

She said that West Cove condominiums has a different owner and staff is recommending that site 

be rezoned to RMU. 

 

Marlene Zanetell addressed the Commission. She stated that “as long as you have had an 

opportunity to read our letter, there is no reason for me to take your time. I appreciate the staff 

responding to our request. Your public outreach worked for us. We were concerned to find out we 

were not properly zoned. I urge you to consider our request to the City. I appreciate your concern 

with this. We are relieved the City is responding to us.”  

 

Staff Presentation. Planner Ruggera briefly reviewed the Staff Observations.  

 

Commission Discussion. 

 

Commissioner Ferchau stated “I think the objections were honored for the most part. We cleaned 

things up, rolled the dice on a few.” 

 

Commissioner Tocke had no comments. 
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Commissioner Beda thanked Frank and Marlene Zanetell for picking up on an oversight that has 

been going on for a few years. He stated that they have a done a great job over the years with their 

property. He said that in the case of Zanetell’s property spot zoning is applicable; it is a mixed use 

and it is an ideal spot for it. 

 

Commissioner Cave had no comments.  

 

Councilor Ferguson stated that this is a great example that public outreach is important and a real 

life example of how it works. 

 

Chair Larson thanked staff for doing the public outreach. He said, “We got a good map out of it”.  

 

Close Public Hearing. Chair Larson closed the public hearing at  7:40 p.m. 

 

Commission Action. Commissioner Beda moved and Commissioner Tocke seconded, to 

recommend approval to the City Council of Zoning Amendment application ZA 13-5, to approve 

the amendments to the Official Zoning Map and that all Findings of Fact apply. 

 

Roll Call Yes:     Ferchau, Larson, Ferguson, Tocke, Beda 

Roll Call No: 

Roll Call Abstain:   Cave  

Motion carried 

 

XI. COUNCIL UPDATE. Councilor Ferguson updated the Commission on recent Council business.  

 

Council is reaching closure on the 2014 Budget; they reached consensus on a few things, and 

tweaked a few things. It is challenging because there are so many new Council members.  

 

He said that one thing of interest is that the Gunnison Valley Housing Authority, which is no longer 

a County entity, is moving forward with the affordable housing project in Crested Butte. The 

Housing Director and a Crested Butte Council member made a pitch for funding. Council chose to 

do so. Mt. Crested Butte and the County are also helping with funding. He said that having an 

affordable housing project in Crested Butte is good for the county because it spreads affordable 

housing over the county, rather than having it in just one spot. He said that as the Housing 

Authority builds momentum, the hope is that government entities won’t have to fund these projects 

and that the tax credit financing will give them enough resources to not have to look for donations. 

This could enable them to take on affordable projects in Gunnison. This brings communities closer 

together.  

 

Commissioner Ferchau asked how the budget is compared to last year. Councilor Ferguson 

responded that it is slightly larger. He said that sales tax revenue is estimated to be about 8% above 

last year and the entirety of the year has been pretty positive. Revenue projections for next year are 

held to a modest amount. By being cautious our community maintains strong financial footing. 

Next year employees will get some compensation adjustment. Streets are always critically 

important. Maintaining infrastructure is the lifeblood of what we do. He said he would describe it as 

cautious. The City has a good fund balance. There have been some rainy days and having a strong 

fund balance helps us weather storms.  
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XII. COMMISSIONER COMMENTS 

 Commissioner Cave thanked the Commissioners for welcoming her. 

  

XIII. PLANNING UPDATE. Director Westbay updated the Commission on recent activity in the 

Community Development Office.  

 

  Building permits are up for last few months. 

 

 Council held a special meeting a week ago for the Highway Access Control Plan and the 

Intergovernmental Agreement, which were adopted by Council and the Board of County 

Commissioners. The documents have been sent to CDOT signatures. That project is completed. 

 

 On November 4
th
 Director Westbay and Dan Brauch from Colorado Parks and Wildlife (CPW), 

attended a Gunnison Basin Roundtable meeting in Montrose to submit a Colorado Water 

Conservation Board (CWBC) River Restoration grant application requesting $750,000. It is a 

joint application with CPW. It includes improvement of four irrigation diversion points; 

numerous channel improvements; floodplain attenuation with reworked topography and 

planting willows. The project addresses water quality, helps recharge of the basin aquifer, and 

provides irrigation and habitat for aquatic and non-aquatic species. The Roundtable awarded 

$45,000 of the $750,000. The application goes to the CWCB in March. He thinks it will be well 

received, but with flood damage on the Front Range there may be other priorities that will 

curtail this project, understandably.  He said it is a strong project. The City is incorporating trail 

funding as part of its match as well as direct financial contributions to the Piloni Ditch. It will 

be of value to the community.  

 

 He has been working on the City’s comments for a public hearing with USFWS for the 

Gunnison Sage-grouse, which will be held on November 19
th
; a milestone for this project. He 

said there are four components: the Proposed Rule for Listing; the Proposed Rule for Critical 

Habitat; Economic Analysis of impacts of regulations; and an Environmental Assessment under 

NEPA. He explained that the listing proposal is flawed because the threats are not warranted. 

The biggest hitch is development. It has been demonstrated that the USFWS figures are 

erroneous. He explained how USFWS determined the Critical Habitat by using GIS raster date 

for land coverage. He said that the computer process is sound on its own, but it needs to be 

ground proofed. They did not cover 1.7 million acres in ground proofing. The State has done 

the same analysis but had resource managers contributing to the ground proofing. Under the 

Proposed Rule, 53 percent of the city is proposed as Critical Habitat. He said he believes the 

Critical Habitat is flawed. He then explained he feels the Economic Analysis is flawed because 

it assumes a baseline where the species is already listed. Many assumptions are also flawed 

including which grazing allotments are counted and what constitutes a Federal nexus.  In 

summary, the issues are: methodology, the assumptions are flawed, and the scope of the 

economic analysis is flawed. Director Westbay stated that his personal opinion is that the 

species will be listed. 

 

 Commissioner Ferchau said that the County has taken an aggressive posture that challenges the 

assumptions. There have been challenges to the distinct population theory. It seems with all this 

delay that the USFWS may be backing off on the listing. He thanked Director Westbay for the 

work he has done on the issue. Director Westbay said that one of the strongest points is the 

coalition of counties and states that are working on protection of the bird and that there is buy-
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in at the local and state level. That will bring political will into the discussion. It is strategically 

a very good move.  

 

 Marlene Zanetell said she was “glad to hear Steve’s presentation. In response to Erich’s 

comment, I have a lot of hope. The City and County have been proactive on this for 20 years. 

We have spent real money in this county. Lots of times we paid ranchers when there was a 

critical allotment of concern. There was a small part of the land fill fee that was used to 

ameliorate this for a long time. We knew this was a prospective danger, so for more than 20 

years if there was a lek known to be in the area, there was discussion with the proponent. 

Sometimes they moved the houses a bit and mitigated. People in our county have worked hard 

and have spent a lot of money. As far as nexus goes. I was on the BOCC when this was brought 

to our attention by the DOE under the Mill Tailings Remediation Act. They moved the radiated 

material. They had to clear all federal laws. They told the County Commissioners “you have a 

species that could be a prospective problem”. To have a nexus isn’t always bad. I have hope. 

Because we have been so proactive. We might make it.” 

 

 Marlene Zanetell spoke about the CWCB grant application. She said where things were done 

properly (in the past when there was flooding from the Gunnison River) there was a lot that was 

protected. She said that “You are proposing something proactive. We are trying to do 

something for the future to save the state money.” 

 

 Director Westbay said that the ProChallenge is coming to town in August. Gunnison will have 

a start with the conclusion on Monarch. The exact route has not been determined. 

 

  Andie reminded everyone to RSVP for the Christmas Party.  

 

 Commissioner Ferchau asked Director Westbay if the real estate transfer fee on Gunnison 

Rising is part of the formal record so that when people do title work they will see it. Director 

Westbay stated that it should come up on a title policy.  

 

XIV. ADJOURN.  Chair Larson adjourned the meeting at 8:22 p.m. 

 

 

         ________________________ 

         Greg Larson, Chair 

 

Attest:         

 

 

_______________________ 

Pam Cunningham, Secretary 
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Plan Section Master Plan Goals and Policy Statements Comments
Chapter 2 Community 

Character - Goal

Community character and its sense of place will be the backbone for development in the City.  

Gunnison’s historic character, downtown, and Western State College continue to enhance the 

town’s unique identity.  The built environment provides diversity in design and incorporated 

efficient energy techniques.  Attractive streetscapes draw people into the community 

contributing to a friendly, tolerant small town with a strong sense of place.

Policy 1. Encourage 

Historic Character and 

Compatible Design

The City encourages the preservation of buildings with historic character and design of new 

buildings that are compatible with this historic significance.  Action items to implement this 

policy include:

1.1 Implement design guidelines utilizing streetscape standards and open space requirements for 

new residential and commercial buildings.

Addressed in update of LDC.

1.2 Evaluate the Land Development Code  for issues relating to non-conformities and consistency 

with maintaining community character.

Addressed in update of LDC.

1.3 Determine appropriate height restrictions for residential buildings, commercial buildings, and 

accessory buildings.

Addressed in update of LDC.

Policy 2.  Promote 

Pedestrian and Bicycle 

Travel

The City of Gunnison will promote non-motorized travel, including links to downtown and 

outlying recreational areas. Action items to implement this policy include:

2.1 Update multimodal transportation standards, such as sidewalk standards for both sides of the 

streets, bike lane standards, and road design standards to allow for more pedestrian 

walkability and non-motorized transportation. 

Adoption of the Non-Motorized Transportation Plan 

addressed sidewalks and bike lanes.  Detailed standards 

have been added to the updated LDC.

2.2 Work with the County Trails Commission to develop pedestrian trail standards. Utilitzed Pitkin standards and Non-Motorized 

Transportation Plan.

2.3 Prioritize locations for trails and other accesses for pedestrian and bicycle transportation (for 

example the Central Business District, school zones, and the VanTuyl Ranch recreation area) 

and include these in the Capital Improvements Budget.  

Incuded in the Non-Motorized Transportation Plan.

2.4 Continue the 50/50 concrete grant program, and develop additional incentives to encourage 

sidewalks in existing developments.

2.5 Evaluate sidewalk regulations in the Central Business District and determine appropriate 

locations for vendors to offer sidewalk service during special events.

Addressed sandwich board signs and retail displays 

through a License Agreement.

2.6 Pursue any grant funding, such as GOCO (Great Outdoors Colorado) funds for pedestrian 

walkways.

Continuing - Always pursuing Grants.

Policy 3. City 

Appearance

New developments along the City’s edges will improve the entrances and complement the 

City’s community character and sense of place.  Action items to implement this policy 

include:

3.1 Prioritize improvements at entry points to the City along US 50 and SH 135 and create a 

detailed capital improvements plan for such. 

3.2 Continue to work with the Gunnison County Beautification Committee to improve the 

appearance of the south entrance.

3.3 Develop lighting standards for residential and commercial developments that are aesthetically 

pleasing and functional, while preserving dark night skies.

Lighting standards in updated LDC.
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3.4 Collaborate with Gunnison County and CDOT to improve the south entrance near the airport.

Policy 4. Landscape 

Architecture

Where possible, continue to plant trees and shrubs throughout the community and preserve 

existing trees threatened by new construction.  In locations where ditch water is limited, 

determine alternative beautification standards.  Action items to implement this policy include:

4.1 Continue to support the “Street Tree” program and the CityScape Grant program. Was postponed due to budget constraints.

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 .

Plant list from the Extension Office - is included in the 

updated LDC.

4.3 Develop a plan to ensure that the ditch system is maintained and expanded where possible. 

Ditches should remain open in lieu of pipes and culverts to ensure they continue to be a 

valuable component of the City’s community character.

4.4 Evaluate the Land Development Code  for altering landscaping requirements in locations 

where irrigation water is not available.

Addressed in updated LDC.

4.5 Continue the CityScape program, and continue to encourage functional streetscapes, such as 

benches, gardens, street edge landscaping, ornamental light fixtures, water features (where 

feasible), hanging flower baskets, banners, sculptures and other works of art.

CityScape has been postponed due to budget contraints.

4.6 Create xeriscape design guidelines and develop a parcel to be used as a model for such 

standards.  

4.7 Collaborate with the Gunnison County Extension Office and the Master Gardener Program to 

create “model” landscapes for educational purposes, including xeriscape designs.

Policy 5. Define 

Gunnison’s Sense of 

Place

Create a specific document that articulates more clearly Gunnison's sense of place and 

describes the vision of Gunnison residents.  Action items to implement this policy include:

5.1 Sponsor visioning workshops to understand community perspectives on Gunnison’s unique 

identity.

5.2 Update the Community Character chapter of this Master Plan .

Chapter 3 Education - 

Goal

An informed community will exercise its civic responsibilies and the City will continue to 

collaborate with all governmental and private agencies to nurture educational opportunities in 

the City.

Policy 1. Community 

Interaction

Support collaborative efforts with governmental agencies and educational institutions.  Action 

items to implement this policy include:

1.1 Continue to provide in-kind services, materials and grant support to RE1J. Aslo implented the Bicycle Rodeo.

1.2 Provide links on the City's website to education and cultural entities in the County. Links are provided on the City's Website

1.3 Continue to actively participate and take a leading role where possible in the monthly Mayor 

and Managers meetings to encourage collaboration among all entities in the Valley.

Either the Manager or Acting Manager participates in the 

meetings each month.

Policy 2. Western State 

College

Support Western’s efforts to enhance quality programs and highly qualified faculty in 

preparing students for their futures.  Actions to implement this policy include:

2.1 Support high quality graduate and undergraduate programs at Western. City incorporated internship program with WSCU.
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2.2 Help the college develop stronger experiential education programs by providing City staff 

resources.  (For example, create service-learning projects and internships of value to the City). 

City incorporated internship program with WSCU.

2.3 Work cooperatively with college officials in the review of land use decisions that may affect 

the college.

WSCU is always notified about land use decisions that 

may affect them.

Policy 3. Foster Student 

Relationships

Foster a strong relationship with students and the community.  Actions to implement this 

policy include:

3.1 Provide City staff resources for mentoring programs and government internships. City incorporated internship program with WSCU.

3.2 Continue outreach sessions on campus for renters' rights and safe living practices.

3.3 Continue to support Youth City Council, the Youth Challenge Grant program, and the 

ElPomar Youth in Community Service Grant program. 

Still supported by the City.

3.4 Actively participate in the Civics curriculum for RE1J.

Policy 4.  Facility 

Improvements

Support improvements and expansion of educational facilities.  Actions to implement this 

policy include:

4.1 Encourage the expansion of facilities to meet the needs of the community.

4.2 Provide input for requests for proposals, when possible.

4.3 Provide input during facilities capital plan updates that are consistent with the City’s Master 

Plan .

4.4 Where possible, share in construction mobilization costs for concurrent public projects.

Policy 5. Encourage 

Education, Arts & 

Literacy Programs

Provide support to other community entities that offer education arts, and cultural programs.  

Actions to implement this policy include:

5.1 Continue to encourage and support the development of high quality community oriented 

programs at the Arts Center.

City supports through Contracts for Service ($15,000)

5.2 Support additional funding mechanisms for the “SculpTour” program. SculpTour program has been postponed due to budget 

constraints.

5.3 Continue to support the Pioneer Museum. City supports through Contracts for Service ($2,500)

5.4 Support the Immigration Integration Committee and efforts to expand multi-cultural 

programs.

5.5 Encourage events at the Gunnison Valley Observatory that enhance scientific education for 

locals and tourists.

5.6 Support library programs at the Ann Zugelder and the Western State College Savage libraries. City supports through Contracts for Services (Literacy 

Program $750)

5.7 Support adult literacy and English as a Second Language programs. Same as above.

Chapter 4 Envronment - 

Goal

Natural features and resources will be preserved.  Area river systems remain a focus for 

conservation, protection, and recreation. The air continues to be clean, stars illuminate the 

dark nighttime skies and rivers run clear.

Policy 1. Protect Water  Protect water resources and the city’s water rights by implementing the following actions:

1.1 Continue to protect the City's absolute and conditional water rights through efficient and 

expanded uses of water.

Still supported by the City.
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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.

Wetlands standards as part of the new LDC.

1.3 Develop and implement a watershed protection program which integrates policies for 

planning and development in the three-mile planning area.

1.4 Maintain surface and ground water quality to ensure healthy drinking water, recreation 

opportunities and viable habitat conditions for aquatic and terrestrial wildlife.

Annexed the VanTuyl Ranch with the Manangement Plan.

1.5 Develop water rights, including conditional water rights, as needed for future uses. 

1.6 Continue the city’s active role in the opposition to trans-mountain water diversion. Still supported by the City.

Policy 2. Conserve & 

Enhance Terrestrial 

and Aquatic Habitat

Conserve and enhance where possible natural resources and critical fish and wildlife habitat 

by working with the County of Gunnison and other entities to:

2.1 Support policies for sage grouse preservation. Ongoing

2.2 Support efforts that maintain and/or enhance wildlife/fisheries habitat. Working on Grant with CDPW

2.3 Support the Parks and Recreation Department in their efforts to emphasize habitat protection 

including the VanTuyl Ranch.

Adopted the VanTuyl Ranch Management Plan and 

Annexed the Ranch in 2013.

Policy 3.  Dark Skies Preserve and enhance night-time dark skies.  Action items to implement this policy include:

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.

Detailed standards in the new LDC.

3.2 Monitor backscatter from night skies to understand trends in the Gunnison Valley.

Policy 4. Air Standards  Work with the County of Gunnison and the State of Colorado to re-implement an air quality 

monitoring program.

Policy 5. View Sheds  Maintain existing view sheds by working with the County to implement a view shed 

preservation policy (or intergovernmental agreement) for hillside developments oriented 

toward the City (i.e., Antelope Hills).

Policy 6. Noise Pollution Minimize noise pollution within and near the city.  Action items to implement this policy 

include:

6.1 Work with the County to evaluate airport operations to reduce the impacts of noise pollution 

from the airport.

6.2 Work with the county to prohibit the use of compression released exhaust brakes (commonly 

known as “Jake” brakes) in and near the City.

6.3 Evaluate the feasibility of alternative routes, such as a vehicle bypass, to reduce traffic noise 

on Main Street.

Explored somewhat during the Gunnison Rising 

Annexation.  

Policy 7. Support the 

US Mayors Climate 

Protection Agreement

The City of Gunnison will strive to reduce global warming pollution as defined in the U.S. 

Mayors Climate Protection Agreement.  Action items to implement this policy include:

7.1 Inventory global warming emissions in City operations and in the community, set reduction 

targets and create an action plan.

7.2 Adopt and enforce land-use policies that reduce sprawl, preserve open space, and create 

compact, walkable urban communities.

Reviewed and modified in the new LDC.
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7.3 Promote transportation options such as bicycle trails, commuter trip reduction programs, 

incentives for car pooling and public transit.

7.4 Increase the use of clean, alternative energy by, for example, investing in “green tags”, 

advocating for the development of renewable energy resources, recovering landfill methane 

for energy production, and supporting the use of waste to energy technology. 

7.5 Make energy efficiency a priority through building code improvements, retrofitting city 

facilities with energy efficient lighting and urging employees to conserve energy and save 

money.

7.6 Purchase only Energy Star equipment and appliances for City use;

7.7 Practice and promote sustainable building practices using the U.S. Green Building Council’s 

LEED program or a similar system.

7.8 Increase the average fuel efficiency of municipal fleet vehicles; reduce the number of 

vehicles; launch an employee education program including anti-idling messages; convert 

diesel vehicles to bio-diesel.

7.9 Evaluate opportunities to increase pump efficiency in water and wastewater systems; recover 

wastewater treatment methane for energy production.

7.10 Increase recycling rates in City operations and in the community.

7.11 Maintain healthy urban forests; promote tree planting to increase shading and to absorb CO
2
.

7.12 Help educate the public, schools, other jurisdictions, professional associations, business and 

industry about reducing global warming pollution.

Chapter 5 Land Use 

and Growth - Goal

Growth and development will preserve and enhance the quality of life which makes Gunnison 

unique and attractive.  Edges of the community remain clearly defined.  New developments 

will demonstrate high-quality urban design while protecting the rural landscapes surrounding 

the City.  Sprawl will be avoided through effective infill and compact growth. 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. 

Policy 1 - Amend 

Zoning

Amend the City of Gunnison Zoning Map and Zoning Boundaries.  Action items to implement 

this policy include:

1.1 Amend the zoning standards and the zoning boundaries for the existing multiple family 

districts (R-2, R-2M, R-3) to promote infill and to increase housing opportunities.

Amended in new LDC.

1.2 Evaluate the possibility of using density controls, such as floor area-to-parcel size ratios, to 

preserve community character.

1.3 Work with the County to explore Transfers of Development Rights that would function to 

protect open space and consolidate development in urban areas. 

1.4 Amend standards to encourage mixed use developments and modify the Land Development 

Code accordingly.

Amended in new LDC.

1.5 Implement a neighborhood plan for West Gunnison that considers land use, infrastructure, 

wetlands, storm water control, transportation systems, and zoning entitlement.

West Gunnison Neighborhood Plan was adopted in 2008.
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1.6 Develop a “low impact” residential district for those areas that may have sensitive 

environmental features such as high water tables.

In the West Gunnison Neighborhood Plan.

1.7 Develop a “recreational open space” zone district and determine appropriate locations for this 

district. 

Decided against an Open Space zone district with new 

LDC.

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.

Amended in zoning map proposal.

1.9 Establish criteria that discourage down zoning and evaluate mitigation techniques to preserve 

high density zoning districts.  

1.10 Evaluate locations for additional industrial zoning within the City. N/A with annexation of Gunnison Rising and Industrial 

park to the east of Gunnison.

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.  

Amended in new LDC.

1.12 Establish a City annexation policy by resolution that defines annexation procedures and 

criteria.

Annexation Policy was adopted in 2007.

1.13 Discourage sprawling commercial strip corridors.

1.14 Develop and implement architectural design standards for an overlay district on Highways 50 

and 135.

Did away with overlay districts in new LDC.

Policy 2 - Collaborate 

with Gunnison County

The City of Gunnison is committed to working with Gunnison County to facilitate compatible 

land uses within the three-mile planning area.  Action items to implement this policy include:

2.1 Work with the County to amend the land use designations within the Three-Mile Plan  in 

relation to: service availability (water/sewer/roads); stormwater management and erosion 

control; the protection of the quantity and quality of water resources (ground and surface 

water); impacts to critical habitats; protection of view sheds; protection of access to public 

lands; and compatibility to surrounding land uses. 
2.2 Work with the County to amend the provisions of the Intergovernmental Agreement 

concerning the review of development proposals within the three-mile planning area.

2.3 Update the Street Extensions plan (See Chapter 8, Transportation ).

2.4 Work with the County to determine suitable locations for light and/or heavy industrial areas 

within the three-mile planning area boundary.  

2.5 Develop a definition and development standards for light industrial areas, including low 

impact development; and amend the Land Development Code  accordingly.

2.6 Extend the entrance overlay standards to the three-mile planning area along Highways 50 and 

135.

2.7 Rezone the County Fairgrounds to a Planned Unit Development for public assembly and 

governmental use.

2.8 Annex the City-owned VanTuyl Ranch to protect the City’s wellheads and the aquifer 

recharge area and to provide an opportunity for housing. 

VanTuyl Ranch was annexed into the City in 2013.

2.9 Work with the County to create an Airport Overlay District for public health, safety, and 

quality of life.
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Chapter 6 Housing - 

Goal

Gunnison's housing inventory includes diverse housing types in mixed use areas.  New 

construction will be based on energy efficiency.  New homes are compatible with community 

character with respect to density, design and demographics.  A wide price range is sufficient 

to meet the needs of all income levels including a healthy rental market with well-maintained 

rental units.
Policy 1. Public/Private 

Partnerships

The City of Gunnison encourages and supports research efforts regarding affordable housing.  

Action items to implement this policy include:

1.1 Realizing that the City is the locale for much of the housing in the area, the City will assist the 

County Housing Authority with housing needs assessments as appropriate.

1.2 Support housing research efforts by other entities which the City can utilize for evaluating 

housing policies, (e.g., Region 10’s Second Home Owner Study.)

1.3 Collaborate with the Gunnison County Housing Authority to offer Home Buyer Education 

courses to be offered on a regular basis. 

1.4 Collaborate with RE1J to introduce a mandatory finance class at the high school level that 

would teach students how to survive financially in the modern world.

Policy 2. Create an 

Affordable Housing 

Policy

The City of Gunnison is committed to create an affordable housing policy that addresses the 

needs of low to moderate household incomes.  The policy will include:  

Collaboration

2.1 Establish a procedure to evaluate requests for City contributions to public/private efforts to 

provide additional affordable housing.

2.2 Foster partnerships among other governmental entities, Western State College, major 

employers, and other private-sector entities to consider methods that maintain affordable 

housing, including work force housing and mobile home conversion issues.

Funding Mechanisms

2.3 Evaluate the budget annually to determine available funding to be used toward affordable 

housing issues.  

2.4 Utilize, where feasible, public funding mechanisms for housing benefits, such as tax increment 

financing, property tax abatements, land trusts, special assessment districts and split estates.

2.5 Collaborate with the County and other governmental entities to evaluate the feasibility of 

requiring impact fees for county-wide development that will affect housing in the City.

Regulatory Mechanisms

2.6 Evaluate the development of an inclusionary zoning ordinance.

2.7 Consider the implementation of impact fees policy for developments in the City.

Accessory Dwelling 

Units

2.8 Review the standards and dimensions for accessory dwelling units, and revise the standards, if 

appropriate.

Amended in new LDC.
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2.9 Evaluate the Land Development Code  to determine appropriate locations that could allow for 

ADUs without a conditional use permit.

Amended in new LDC.

Housing Incentives

2.1 Implement density bonuses in exchange for affordable housing. Proposed in new LDC.

Dimensional Standard 

Changes:

2.11 Review the dimensional standards in the Land Development Code  to encourage residential 

home affordability.

Minimum Floor Area modified in new LDC.

Policy 3. Safe Dwelling 

Units

Recognize that dwelling units should be built and maintained for safety and efficiency and that 

rental units are a vital part of the community’s housing stock.

3.1 Continue to educate the public on safety standards and renter’s rights. Still supported by the City.

3.2 Continue to enforce the building codes for safety purposes. Still supported by the City.

3.3 Provide information to homeowners and renters on how to keep their homes safe and efficient. Still supported by the City.

3.4 Continue to participate in outreach session at Western State College to educate college 

students on rental rights and responsibilities.

Still supported by the City.

Policy 4. Mobile Homes Recognizing that existing mobile home parks are a critical component of the affordable 

housing market, the City of Gunnison will implement incentives or requirements to improve 

design, landscaping, and screening of existing facilities where relevant.  Action items to 

implement this policy include:
4.1 Update the Land Development Code  to amend design standards for new mobile home parks. Amended in new LDC.

4.2 Create incentives or otherwise address the issue of landownership for mobile home owners so 

that land is well maintained and aesthetically pleasing.  

4.3 Create a mobile home policy that addresses “mobile home conversion issues” so that when 

older mobile home units are eliminated, a resident can find an alternative place to live with no 

net loss of affordable housing.

Chapter 7 Economics - 

Goal

A diversified local economy will support the economic and employment needs of residents 

and account for social character, land use patterns and global economic and global energy 

concerns.  

Policy 1 – Partnerships Actively pursue partnerships with businesses, philanthropic organizations, and local and 

regional groups, including Western State College, Chambers of Commerce, Gunnison County, 

Region 10 Economic Development District, and private businesses to define and promote 

mutual economic interests.  Action items to implement this policy include:

1.1 Create an economic development task force consisting of private and public entities, whose 

mission will be to formulate a valley-wide economic plan that includes follow-up and 

accountability.  

1.2 Continue ongoing efforts to expand City/WSC partnerships for the long-term protection and 

growth of the college.  

1.3 Collaborate with WSC and other local governments to establish a business incubator facility. Marilynn Laverty
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1.4 With Gunnison County, identify locations for new business/light industrial land uses and 

apply for grants to develop these facilities.

1.5 With the County and other entities, implement community amenities such as a new library, an 

indoor pool, linked trails, and a refrigerated ice rink.

Pool, rink and trails system impletmented through 1% 

sales tax increase.  Trails will continue as funding allows.

1.6 Support efforts to encourage local food production, which could enhance local income and 

replace some of the costs associated with food importation.  An example would be to continue 

support of the local farmers market, and to loosen zoning regulations for greenhouses.

Community Garden proposed on VanTuyl Ranch, exiting 

kids garden behind Community Center.

1.7 Support Western State College as an economic driver that creates job opportunities for 

residents.

Still supported by the City.

Policy 2 – Financial 

Strategies

Develop and implement financial mechanisms that encourage the growth of new and existing 

businesses, ones that bring in and keep money in the Valley, focusing on value-added 

manufacturing, assembly and high tech businesses.  Action items to implement this policy 

include:
2.1 Explore funding strategies such as cash reserve policies, bonds, land banking and other 

mechanisms to provide incentives for new businesses.

2.2 Determine the feasibility of establishing special tax districts or federal and state tax incentive 

programs for improving or expanding infrastructure and other municipal services for 

developed and undeveloped areas in the City.

2.3 Explore modifications to Gunnison’s infrastructure reimbursement policy to allow the City to 

extend infrastructure and recoup costs from the beneficiaries at a later date.

2.4 Pursue economic development grants from state and federal agencies, such as the Colorado 

Office of Economic Development and International Trade or the U.S. Economic Development 

Agency.

Policy 3 – Sustainable 

Businesses

Encourage independent businesses that do not rely on the importation of goods or services.  

An action item to implement this policy is to utilize public-private partnerships for import-

replacing efforts and value-added businesses.  

Policy 4 – Commercial 

Businesses

Assure attractive and financially strong commercial zone districts. Action items to implement 

this policy include:

4.1 Determine funding mechanisms to conduct a parking utilization study and implement a 

parking plan in the central business district.  (See Transportation chapter for more 

information.)

4.2 Evaluate and install traffic calming devices and other means to ensure a pedestrian-friendly 

environment in commercial areas.

Pedestrain crossings have been added in Downtown and 

key areas.

4.3 Expand alley businesses, create additional pocket parks in the CBD, and encourage and 

support community events in the CBD such as the Gunnison Farmers Market.

4.4 Revise sidewalk vending regulations and signage to promote commercial vibrancy, taking into 

account pedestrian circulation and safety issues.

Administrative License Agreement updated with new Sign 

Code.

Policy 5 – Home 

Businesses and Home 

Occupations

Encourage home occupations that are compatible with the residential character of 

neighborhoods.  Action items to implement this policy include:
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5.1 Evaluate and amend, where necessary, the definitions, criteria and standards for home 

occupations and home businesses.

Amended in new LDC.

5.2 With the County, create consistent definitions of home occupations in the City of Gunnison 

Land Development Code  and County Land Use Regulations  in an effort to encourage 

development of compatible, small business in the three-mile area. 

5.3 Revise the list of permitted uses and dimensional standards for the B-1 zone in order to 

encourage mixed uses.

Amended in new LDC.

Policy 6 – Tourism Work with appropriate entities to attract multiple forms of tourism.  Action items to 

implement this policy include: 

6.1 Collaborate with entities such as the Tourism Association, the Arts Center, local historic 

preservation boards and committees, and the Chamber of Commerce to design a strategy to 

develop cultural and heritage tourism in the Gunnison valley.  (Examples include developing 

an information center and creating a 30-minute informational video that is played in locations 

frequented by visitors.)

Still supported by the City.

6.2 Support endeavors that promote the City as a hub and gateway community to adjacent public 

lands.  

Still supported by the City.

6.3 Create a master plan for the VanTuyl Ranch that includes scientific agricultural research and 

cultural resources (working ranch in progress) attractive to tourists.

The VanTuyl Ranch Management Plan was adopted in 

2010.

6.4 Work with Gunnison County to determine an appropriate location for a new RV dump station.

Chapter 8 

Transportation - Goal

Gunnison’s transportation system will emphasize alternative modes of travel including 

pedestrian, bicycle, and a well-integrated public transit system.  Growth continues to be 

accommodated through a planned system of streets and trails which contributes to the vitality 

of the City’s core.
Policy 1. Encourage 

Multimodal 

Transportation and 

Recreation 

Opportunities

Realizing that a good portion of Gunnison’s identity is based on recreation and healthy 

lifestyles, the City of Gunnison should encourage alternative travel methods. Action items to 

implement this policy include:

1.1 Designate, construct and sign bicycle lanes or bicycle routes in appropriate locations within 

the City, taking into consideration routes to Western State College, the public schools, 

outlying recreation areas and downtown.

Bicycle lanes have been marked and painted.  Share the 

road signs are placed in the Downtown area.  Some route 

signs have been placed.

1.2 Collaborate with the Gunnison County Trails Commission to, for example:

 a.      implement trails policies on the City’s perimeter, including improvements to SH 135 

and U.S. 50 for non-motorized travel;

b.      provide connections to outdoor recreation areas such as Hartman Rocks, Curecanti 

National Recreation Area,  the proposed Gunnison Loop; 

c.      install “share the road signs”; and, Have been installed.

d.      develop greenways in the Gunnison River floodplain, and the Tomichi Creek corridor.
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1.3 Create multi-use pathways (for example, the VanTuyl River Trail and the Spencer Avenue 

bicycle extension) that access recreation areas and school areas and that can be used by 

pedestrians, bicyclists, wheelchair users, skateboarders, roller skaters, and other non-

motorized travelers.

Multi-Use paths have been developed and the Non-

Motorized Transportation Plan outlines exiting trails and 

proposed trails.

1.4 Develop or enhance bicycle and pedestrian crossings, including refuges throughout the city, 

such as a pedestrian amenity at Spencer and 11th Street, or a pedestrian overpass at Spencer 

and Highway 135.

1.5 Improve undeveloped alleys for bicycle and pedestrian circulation where possible.

1.6 Require five-foot wide, detached sidewalks, as well as four-foot wide landscaped snow 

storage buffers on both sides of new streets and retrofit these amenities wherever feasible on 

existing streets.

The new LDC requires a minimum of four-foot wide 

sidewalks and buffer standards.

1.7 Develop trailheads where appropriate (see Chapter 10, Parks Recreation and Open Space).

1.8 Discourage the use of loops and cul-de-sacs in new developments.  Require continuous 

sidewalks on cul-de-sacs, as well as access easements for bicyclists and pedestrians to connect 

more efficiently to the City.  

In new LDC.

1.9 Establish driveway standards based on the number of units served. Driveway standards are part of the new LDC.

1.1 Redefine alleys and their design standards.

1.12 Complete missing sidewalk links throughout the city, particularly near the schools.  Missing sidewalk constructions has been included in the 

Non-Motorized Transportation Plan.

Policy 2. Collaborate 

with Regional Entities

Understanding that transportation systems are the link to other regions in the county, state and 

nation, collaborate with other entities to create a sustainable transportation system. Action 

items to implement this policy include:

2.1 Develop and implement a regional employer- and community-based Travel Demand 

Management program.

2.2 Continue to support the Rural Transportation Authority and continue to collaborate with it and 

its members on items of mutual concern. 

2.3 Coordinate with Western State College to develop additional multimodal pathways that access 

the campus.

2.4 Support planning efforts among public entities and private property owners to preserve a 

corridor along S.H. 135 for a future rail or alternative transit system.

2.5 Work with CDOT and other entities to consider additional connectivity within the city and 

surrounding areas, including vehicle bypass systems or pedestrian overpasses in appropriate 

areas.

Policy 3.  Sustainable 

Transportation Systems

Develop a sustainable transportation system.  Action items to implement this policy include:

3.1 Implement access design standards that increase efficiency of major collectors (for example, 

put in combined or shared driveways on newly developed parcels along Tomichi Avenue and 

Main Street).

Shared driveways are encouraged in the new LDC.

3.2 Implement the travel demand management system discussed in Policy 2.  
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3.3 Periodically review and amend the City’s zoning regulations to maintain up-to-date parking 

requirements and adopt nationally accepted standards, if appropriate.

3.4 Implement street widths and design standards that take into consideration safety, social 

vibrancy, maintenance costs and non-motorized travel.

Standards that address non-motorized travel are in the new 

LDC and the Non-Motorized Transportation Plan.

3.5 Determine if coordination of traffic signals will reduce congestion and air pollution from 

idling vehicles and implement signal coordination if appropriate.  

3.6 Continue to monitor traffic accident data and learn about best accident reduction practices. 

Implement measures to reduce traffic accidents at accident-prone locations.

3.7 Implement a street extensions plan that considers existing road connections. Place new roads 

and evaluate bypass opportunities where continuity and connectivity are maximized and 

where new connections benefit the community.

Policy 4.  Downtown Realizing that downtown is the vital core for Gunnison’s civic life, create a transportation 

environment that is both inviting and safe. Action items to implement this policy include:

4.1 Plan for special event parking sites that can eventually be serviced by public transit.

4.2 Evaluate and relocate objects in the downtown district that constrain pedestrian movement, 

such as control boxes, traffic signal poles, etc.

4.3 Construct pedestrian devices to shorten crossing distances on Main Street and Tomichi 

Avenue, such as bulb-outs, refuge islands and curb extensions.

4.4 Evaluate traffic-calming devices in the downtown area that provide additional safety for 

pedestrians, such as textured crossings or artistically-painted rights of ways (e.g., a sunflower 

at the intersection of Main and Tomichi).

Painted crosswalks and signs have been placed in the 

downtown area.

4.5 Complete a parking utilization study for the downtown area that includes:

a.       modifying parking width/design requirements;

b.      determining parking enforcement policies;

c.       evaluating a possible parking fee system; 

d.      determining suitable locations for special events parking;

e.       determining suitable locations for RV parking; 

f.       implementing RV parking restrictions; and,

g.       evaluating possible land acquisition for a parking lot near the Central Business District.

4.6 Create a bypass around Gunnison between U.S. 50 and SH 135 to reduce traffic, pedestrian 

hazards, and noise levels on Main Street.

Was contemplated during the Gunnison Rising 

Annexation process.  An easment extending to the north of 

Highway 50 was secured.

Policy 5. Transit Prepare for the implementation of a public transit system: Action items to implement this 

policy include:

5.1 Designate, plan and provide financing for Park and Ride facilities.

5.2 Evaluate potential impact fees to support a public transit system.

5.3 Protect right-of-ways that may be used for future transit systems.
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5.4 Research satellite parking opportunities for all vehicles, including RVs, on or near the city’s 

perimeter.

5.5 Determine the need for intercept parking areas in appropriate areas.

5.6 Provide bicycle parking facilities at possible public transit linkage points. Bicycle parking is available at most pick-up areas.

5.7 Designate locations, plan, and provide financing for enclosed bus shelters. Several enclosed bus shelter have been added throughout 

the city.

5.8 Coordinate existing public service transit with other types of transit in the area.

Policy 6. Entry Features Create visually interesting entrance features that enhance Gunnison’s aesthetics and force 

traffic to slow down. Action items to implement this policy include:

6.1 Work with CDOT to design and construct clearly-delineated entry features at the three entry 

points to the City on U.S. Hwy. 50 and State Hwy. 135.  

6.2 Include pedestrian and bicycle refuge islands within the proposed entry features.

Chapter 9 Utilities and 

Infrastructure - Goal

The City will efficiently deliver its public utilities and continue to be fiscally responsible in 

the construction of high-quality public infrastructure, making forward-looking decisions that 

maintain low operational, maintenance and energy costs.  The City will continue to increase 

its utilization of renewable energy sources when possible and will encourage citizens to make 

the wisest decisions for resource conservation in building and land development.

Policy 1: Financial The City will remain fiscally responsible as both the utility provider and the advocate for the 

consumers. In financing public infrastructure, the City will ensure that new development pays 

its fair share.  Action items to implement this policy include:

1.1 Continue to annually evaluate the Capital Improvements Plan  which provides for the City’s 

major purchases and implements capital-intensive projects.

1.2 Provide opportunities for consumers to save money (e.g. off-peak rates).

1.3 Implement cost-saving alternatives for refuse, recycling and composting activities. 

1.4 Keep the City electric rates as affordable for consumers as possible.

1.5 Explore funding mechanisms such as connection fees or user fees for the ongoing operation, 

maintenance and capital improvements of the irrigation ditch system.

1.6 Explore funding mechanisms that help defer and/or reduce infrastructure costs, including 

energy performance bonds.

1.7 Determine the feasibility of utilizing assessment districts (property tax) or special 

improvement districts (bond issue). 

1.8 Amend the existing utility reimbursement policy to include review standards or criteria, 

procedural guidelines, and a sample contract or agreement.

1.9 Utilize federal and state tax incentives, grants and loan programs for the 

improvement/expansion of infrastructure and other municipal services.

1.1 Enforce regulations against electric utility theft.

1.11 Continue to investigate line loss and replace outdated meters to conserve electricity.

1.12 Develop a strategy to address inflow/infiltration concerns.

Policy 2: Utility 

Extensions

Extend utilities to areas that are appropriate for growth within the City and three-mile 

planning area.  Action items to implement this policy include:
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2.1 Allow the extension of sanitary sewer collection lines on a case-by-case basis in collaboration 

with Gunnison County. 

2.2 Extend sewer services to areas within the three-mile planning area boundary that have been 

determined as critical for water quality preservation.

2.3 Extend utility services only where land uses are compatible with the City of Gunnison’s Three 

Mile Plan .

2.4 Implement the West Gunnison Neighborhood Plan  to extend utilities to vacant parcels of land 

west of Highway 50 and south of Tomichi Ave.   

The West Gunnison Neighborhood Plan was adopten in 

2008.

2.5 Continue to extend the ditch system and require new developments to install ditches where 

practical.

2.6 Require that utility lines be placed underground for new development or for major utility 

upgrades within the City and the urban growth boundary.

Already a standard in the Municiple Code?

2.7 Work with the County to determine an appropriate site for an RV dump station.

Policy 3: Renewable 

Energy

Encourage the City and consumers to use alternative energy sources.  Action items to 

implement this policy include:

3.1 Create a feasibility study and actively pursue the use of alternative energy at City facilities, 

including biomass-generated or geothermal heating facilities, additional wind power, hydro-

electric power sources, etc. 

3.2 Continue the net metering program for wind, solar and biomass production (which reverses 

electric meters and reduces the City’s need to purchase supplemental power).

3.3 Continue to publish “time of use” rates and policies in the City of Gunnison Municipal Code 

for those customers wishing to lower their electric bill by using electricity during “off-peak” 

times. 

3.4 Continue to conduct energy audits on all City buildings to save operational costs and take a 

leading role in energy conservation measures.

3.5 Continue to offer energy audits at no cost to customers.

Policy 4: Collaboration Collaborate with other entities and the public to address regional needs.  Action items to 

implement this policy include:

4.1 Support the County in their efforts to develop innovative and economical alternatives for 

regional solid waste management.

4.2 Continue to participate in training and information sharing with organizations such as 

Municipal Energy Agency of Nebraska, Colorado Association of Municipal Utilities and 

American Public Power Association.

4.3 Coordinate the provision of services, with the Gunnison County Sewer District, the Dos Rios 

Sewer Division, the Antelope Hills Sewer District, and the North Gunnison Sewer District.

4.4 Support and utilize the services of the Office for Resource Efficiency as appropriate.   

4.5 Continue to work with other agencies to sponsor community-wide efforts such as Community 

Clean Up and Household Hazardous Waste Clean Up.

Policy 5: Education Disseminate information to builders and homeowners to increase community awareness about 

design, renewable energy, solid waste management, etc. Action items to implement this policy 

include:
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5.1 Disseminate information brochures or sponsor workshops to increase awareness of alternative 

energy sources. 

5.2 Continue to work with the County to educate the public on the costs associated with trash and 

the benefits associated with recycling.

Policy 6: Protection & 

Safety

Protect the environment and natural resources.  Action items to implement this policy include:

6.1 Protect the City’s water rights.

6.2 Monitor and protect the quality of ditch water flowing through the City.

6.3 Implement a policy for reducing light pollution, such as utilizing full cut off light fixtures.

6.4 Continue to maintain adequate records of the use of the sewage treatment facility and current 

capacity in order to plan for future expansion.

6.5 Create a Master Storm Water Drainage Plan  and implement Low Impact Design (LID) 

standards for erosion control and storm water management.  The Plan should include possible 

demonstration projects, LID retrofit suggestions, and a LID overlay district. 

The City created a draft Stormwater Drainage Plan in 

2012-2013.

Policy 7 – Recycling The City of Gunnison encourages recycling of waste.  Action items to implement this policy 

include:

7.1 Work with the County to increase opportunities and capacity for recycling and composting 

organic waste.

7.2 Increase the number of recycling drop off locations in the city.

7.3 Educate the public on the high cost of trash disposal.

7.4 Offer incentives to reduce waste per household.

7.5 Educate contractors on how to utilize existing recycling and trash facilities to reduce the 

likelihood of job site pollution.

Chapter 10 Parks and 

Recreation - Goal

Community parks and facilities will provide year-round, affordable recreational opportunities 

for residents and visitors balancing open space with private property rights.  The City will 

collaborate with public and private entities to provide access to public lands.

Policy 1. Adapt City 

Parks

The City of Gunnison will maintain, improve, replace or establish new City park lands and 

facilities and plan park resources to meet the future needs of residents. Action items to 

implement this policy include:

1.1 Explore and evaluate funding mechanisms to expand developed recreation facilities, such as a 

community aquatic center and skating facility with a refrigerated ice rink.

Done with 1% sales tax increas until 2032.

1.2 Update the 1996 Parks, Recreation and Open Space Master Plan , including a well-developed 

plan for the VanTuyl Ranch.   

The VanTuyl Ranch Management Plan was adopted in 

2010.  An update to the Park & Rec Plan is currently 

being pursued through a grant.

1.3 Work with other governmental agencies and private land owners to ascertain trail 

development strategies that will discourage “social trails” to preserve the integrity of the area.

1.4 Take steps to assure new subdivisions and other developments have recreational 

opportunities: For example, update the City's zoning regulations for open space and recreation 

provisions.
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Policy 2. Adapt 

Recreation Programs

Maintain, improve, replace or establish new City recreation programs to meet the changing 

demographics (age, family size, income levels) of the citizens.  Action items to implement this 

policy include:

2.1 Coordinate the City’s efforts with private and public entities to provide a wide variety of 

recreation programs.

2.2 Work with Western State College to develop and implement recreation programs, such as a 

summer camps (e.g., gymnastics camp), where the City implements the programs, and the 

College allows use of dormitories and other college services.  

2.3 Engage the public by creating advisory boards or steering committees where appropriate for 

specific recreation projects.

Policy 3. Support 

Conservation

The City of Gunnison will support the county and other entities in their efforts to conserve 

view sheds, open space and agricultural uses of City interest through conservation easements, 

land acquisitions and other implementation methods.  Action items to implement this policy 

include:
3.1 Work with the ranching community to identify open space and agricultural areas that should 

be preserved.  

3.2 Explore use of incentive techniques such as transfers or purchases of development rights, 

when mutually beneficial.

Policy 4. Alternative 

Energy Sources

The City of Gunnison will lead by example and utilize alternative energy sources (geothermal 

heat pump systems, solar orientation designs, etc.) when upgrading or developing new parks 

and recreation facilities.  

Policy 5. Community 

Gardens

The City of Gunnison supports efforts for community gardens on private or public lands, 

including vegetable and botanical gardens, and supports implementation of educational 

programs for community gardens. An action item to implement this policy is to educate the 

public on the locations of City property available for public gardening. 

Chapter 11 Public 

Safety - Goal

Public safety services will be readily available to serve and protect the community. The 

agencies providing these services continue to understand the community, its citizens and 

trends affecting public security.

Policy 1.  Public Safety 

Services

The Police Department will provide adequate public safety services to meet the changing 

needs of the community. Action items to implement this policy include:

1.1 Maintain certifications and participate in ongoing education for all public safety officials. 

1.2 Continue to provide education to the citizens of Gunnison to encourage proactive citizens.

Policy 2. Collaboration Form public/private partnerships with businesses and local and regional groups, including 

Western State College, and Gunnison County to promote community involvement with police 

services.  Action items to implement this policy include:

2.1 Utilize “problem-oriented policing” to identify and address chronic criminal behavior.  

2.2 Develop a strategic plan with other entities to evaluate service demands and mutual aid 

policies that will benefit the community by implementing cost savings approaches.

Policy 3. Police 

Visibility

Increase police visibility by participating in local functions and events. Action items to 

implement this policy include:
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3.1 Strengthen links between the police and the community by participating in programs and 

events such as: Toys for Tots, Cityscape, Cattlemen’s Days Parade, Car Show, Ride the 

Rockies, homecoming events, parades, GVH Charity Run, 4
th

 of July Fireworks, Emergency 

Services Exposition, etc. 

3.2 Continue to offer an annual “Police Academy” to WSC students and citizens, which began in 

2005.

Policy 4.  Financial 

Responsibility

Evaluate options for fiscally responsible police and safety services.  Actions items to 

implement this policy include:

4.1 Explore funding strategies including grants and other mechanisms (e.g., fee in lieu or land 

dedications) to install future police and fire facilities.

4.2 Develop and implement a strategic plan that addresses public safety trends, population growth 

and demography changes, and the costs associated therewith.

4.3 Evaluate the feasibility of consolidating fire districts to improve efficiency and reduce costs.

Chapter 12 

Implementation - 

Priorities

The following is a list of major implementation tasks that are presently underway or will be 

integrated into work plans and capital budget requests in the near future.  This list is intended 

to provide the important broad directives and does not identify the smaller tasks identified in 

the plan. 

               Revise the Land Development Code .  The revision of the Land Development 

Code  has been initiated and is anticipated to be completed either later this year (2007) or 

early next year.

We are there…in 2014.

               Update the Three Mile Plan.  The Master Plan  represents the starting point to 

updating the Three Mile Plan .  This update process will be initiated in 2007, but it is 

anticipated to be completed sometime next year (2008).

Master Plan will be first in 2014 followed by the Three 

Mile Plan in 2015-2016?

               Revise the Three Mile Plan IGA.  In conjunction with the completion of the 

Three Mile Plan , the City/County Intergovernmental Agreement  will be amended and 

presented for ratification by the elected officials. 

In conjuction with Three Mile Plan 2015-2016.

               Complete the West Gunnison Neighborhood Plan.  The West Gunnison 

Neighborhood Plan  is about at the mid-point of completion and should be finished by July 

2008.  

Completed in July 2008

               Adopt the West Gunnison Neighborhood Plan.  After completing the West 

Gunnison Neighborhood Plan  it will be presented to the City Council for potential adoption 

as a “sub-area plan” integrated into this Master Plan . 

Adopted in 2008.

               Annex the VanTuyl Ranch.  Initial surveying work has been completed on the 

VanTuyl Ranch.  It is anticipated that the annexation process will begin during 2007, but the 

annexation will not be complete until sometime in 2008.

The VanTuyl Ranch Manangement Plan was adopted in 

2010 and the Ranch was annexed in 2013.

               Update the Park and Recreation Master Plan.  Update of the Park and 

Recreation Master Plan  has been programmed into the Capital Plan  for FY2008.  It is 

anticipated that the development of the plan will take about one year to complete.

A grant has been applied for to update this plan.

               Create a Transportation Master Plan.  In light of recent developments, pending 

annexations and growth in Gunnison County, the City will see increased traffic concerns, 

which may affect public safety and Gunnison’s sense of place.
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               Continue Regional Transportation Authority.  The tax initiative that has funded 

the operation of the Regional Transportation Authority is scheduled to sunset in 2009.  The 

success of regional transportation programs is a very positive element for the Gunnison 

Valley.  Inter-governmental efforts need to be initiated to ensure the long term viability of the 

Regional Transportation Authority is maintained.

Support for the RTA has continued…

               Continue Economic Development Programs.  The City is working on housing, 

communication and transportation as the three primary legs to support economic 

development.  Programs to further these causes will be carried forward in the upcoming years.

City Council is focusing on ED.

               Promote Environmental Sustainability.  In the upcoming years, city programs 

will be designed to protect water and air quality, promote green building techniques, reduce 

automobile emissions, and improve habitat quality. 
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CU 13-3 City of 
Gunnison Police 
Department

Transmitting / Receiving Device in 
Industrial zone.

Chapter 5, Land Use and Growth, Goal:  Growth and development will preserve and 
enhance the quality of life which makes Gunnison unique and attractive.  Edges of the 
community remain clearly defined.  New developments will demonstrate high-quality urban 
design while protecting the rural landscapes surrounding the City.  Sprawl will be avoided 
through effective infill and compact growth.  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 11, Public Safety, Goal: 
Public safety services will be readily available to serve and protect the community.  The 
agencies providing these services continue to understand the community, its citizens and 
trends affecting public safety.

CU 13-2 Frank Vader Mortuary in CBD Chapter 5, Land Use and Growth, Goal: Sprawl will be avoided through effective infill and 
compact growth.  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 7, Economics, Goal: A diversified local economy will support 
the economic and employment needs of residents and account for social character, land use 
patterns and global economic and global energy concerns.

CU 13-1 Adkins Temp C in CBD - Snow Cones
CU 12-6 Pilon Temp C in CBD & C - Burritos
CU 12-3 Lucky Dog Temp C in CBD & C - Hot Dogs
CU 10-6 Lee's Filling Temp C in C - BBQ
CU 10-3 Canney Temp C in CBD - Hot Dogs
CU 09-3 Schauer Temp C in C - Tea Stand
CU 07-4 Brown Temp C in C - BBQ

CU 12-4 Bradfield Pawn shop in Industrial
CU 11-6 Samaritan Retail store in Industrial

CU 12-1 Grosse Single Family Home in C Chapter 5, Land Use and Growth, Goal: Growth and development will preserve and enhance 
the quality of life which makes Gunnison unique and attractive.  Chapter 6, Housing, Goal:  
Gunnison's housing inventory includes diverse housing types in mixed use areas.  Chapter 6, 
Housing, Policy 2.11:  Review the dimensional standards in the Land Development Code to 
encourage residential home affordability.

Chapter 7, Economics, Goal: A diversified local economy will support the economic and 
employment needs of residents and account for social character, land use patterns and global 
economic and global energy concerns.

Chapter 7, Economics, Goal: A diversified local economy will support the economic and 
employment needs of residents and account for social character, land use patterns and global 
economic and global energy concerns.  Chapter 7, Economics, Policy 3 – Sustainable 
Businesses: Encourage independent businesses that do not rely on the importation of goods 
or services.
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CU 12-2 MacCarthy Veterinary Office in C Chapter 5, Land Use and Growth, Goal: Growth and development will preserve and enhance 

the quality of life which makes Gunnison unique and attractive.  Sprawl will be avoided 
through effective infill and compact growth.  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 1.4: Amend standards to encourage mixed use developments and modify the Land 
Development Code accordingly.  Chapter 7, Economics, Goal: A diversified local economy 
will support the economic and employment needs of residents and account for social 
character, land use patterns and global economic and global energy concerns.  Chapter 7, 
Economics, Goal: Assure attractive and financially strong commercial zone districts.  
Chapter 7, Economics, Policy 3 – Sustainable Businesses: Encourage independent 
businesses that do not rely on the importation of goods or services.

CU 11-5 Marcue                 Bed & Breakfast in B1
CU 08-5 Stevens Bed & Breakfast in R2M

CU 11-4 Orsch School in CBD
CU 07-12 Sage Mtn SchSchool in CBD
CU 07-8 Sage Mtn Sch School in C 

CU 11-3 Time Warner Satellite device and outdoor storage in C Chapter 5, Land Use and Growth, Goal:  Growth and development will preserve and 
enhance the quality of life which makes Gunnison unique and attractive.  Edges of the 
community remain clearly defined.  New developments will demonstrate high-quality urban 
design while protecting the rural landscapes surrounding the City.  Sprawl will be avoided 
through effective infill and compact growth.  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 7, Economics, Policy 4 – 
Commercial Businesses: Assure attractive and financially strong commercial zone districts.  

Chapter 5, Land Use and Growth, Policy 1, 1.4: Amend the standards to encourage mixed 
use developments and modify the Land Development Code  accordingly.  Chapter 7, 
Economics, Goal: A diversified local economy will support the economic and employment 
needs of residents and account for social character, land use patterns and global economic 
and global energy concerns.  Chapter 7, Economics, Policy 3: Encourage independent 
businesses that do not rely on importation of goods or services.

Chapter 3, Education, Goal: An informed community will exercise its civic responsibilities 
and the City will continue to collaborate with all governmental and private agencies to 
nurture educational opportunities in the City.  Chapter 3, Education, Policy 5. Encourage 
Education, Arts & Literacy Programs: Provide support to other community entities that offer 
education, arts and cultural programs.
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CU 11-2 Doggy Care Dog day care and boarding in I Possible Conflict:  Chapter 4, Environment, Policy 1.4: Maintain surface and ground water 

quality to ensure healthy drinking water, recreation opportunities and viable habitat 
conditions for aquatic and terrestrial wildlife.  Chapter 7, Economics, Goal: A diversified 
local economy will support the economic and employment needs of residents and account 
for social character, land use patterns and global economic and global energy concerns.  
Chapter 7, Economics, Policy 3 – Sustainable Businesses: Encourage independent 
businesses that do not rely on the importation of goods or services.  All waste water must 
be directed to the City’s Wastewater System; no waste  water can enter the Storm 
Water System.

CU 11-1 Airport Temp concrete batch plant in I Possible Conflict:  Chapter 4, Environment, Policy 1.4: Maintain surface and ground water 
quality to ensure healthy drinking water, recreation opportunities and viable habitat 
conditions for aquatic and terrestrial wildlife.  The Applicant has agreed to dispose of 
wash out water according to requirements of the Gunnison-Crested Butte Airport 
Stormwater Management Plan.  Additionally, based on the project scope, a 
construction stormwater permit is required by the CDPHE and the applicant will be 
required to comply with the permit mandates.

CU 10-5 Hospital                                
CU 10-4 Hospital

Hospital Expansion in R3 and C Chapter 11, Public Safety:  Public safety services will be readily available to serve and 
protect the community.  The agencies providing these services continue to understand the 
community, its citizens and trends affecting public security.

CU 10-2 Catholic 
Chrch

Parish Hall in R3 Chapter 7, Economics, Goal:  A diversified local economy will support the economic and 
employment needs of residents and account for social character, land use patterns and global 
economic and global energy concerns.

CU 10-1 Bank of West Drive-through window in CBD Possible Conflict:  Chapter 7, Economics, Policy 4 – Commercial Businesses: Assure 
attractive and financially strong commercial zone districts.  Chapter 8, Transportation, 
Policy 3.6: Continue to monitor traffic accident data and learn about best accident reduction 
practices.  Implement measures to reduce traffic accidents at accident-prone locations.  
When the drive-up teller window was used in the past a right-turn only sign was 
placed for exiting traffic.  The drive-through exit could be a safety issue if left turns 
are allowed onto Virginia Avenue.

CU 09-7 Race Auto Auto service and repair in C
CU 09-5 Garcia Auto service and repair in C
CU 09-4 H&H Towing Auto service / towing in C
CU 08-7 H&H Towing Auto service / towing in C

Chapter 5, Land Use and Growth, Goal: Sprawl will be avoided through effective infill and 
compact growth.  Chapter 5, Land Use and Growth, Policy 1.13: Discourage sprawling 
commercial strip corridors.  Chapter 7, Economics, Policy 4 – Commercial Businesses: 
Assure attractive and financially strong commercial zone districts.
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CU 09-6 Airport Storage of waste material in I Potential Conflict:  Chapter 4, Environment, Policy 1.4: Maintain surface and ground water 

quality to ensure healthy drinking water, recreation opportunities and viable habitat 
conditions for aquatic and terrestrial wildlife.                                                                                                                                                                                                                                                                                        
The Applicant has agreed to develop storm water and erosion control features on the 
periphery, and the City Engineer will oversee the installation of these features.

CU 08-1 Vollendorf Home daycare in R1M Chapter 3, Education, Child Care Facilities:  The City recognizes that to keep young 
families in the Gunnison Valley, child care services must be readily available and 
affordable.  Chapter 3, Education, Policy 4.1:  Encourage the expansion of facilities to meet 
the needs of the community.

CU 08-2 Meldrums 18 residential units in C
CU 07-11 Meldrum 26 residential units in C

CU 09-2 Brown Accessory Dwelling Unit in R2
CU 09-1 Wyman Accessory Dwelling Unit in R2
CU 07-13 Ebbott Accessory Dwelling Unit in R2M
CU 07-10 Miller Accessory Dwelling Unit in R2
CU 07-7 Sniffen Accessory Dwelling Unit in C
CU 07-6 Scriminger Street level Residence in CBD
CU 07-5 Lametti Accessory Dwelling Unit in C

Chapter 6, Housing, Construction Strategies: Promote use of infill strategies.  Chapter 6, 
Housing, Goal: Gunnison’s housing inventory includes diverse housing types in mixed use 
areas.  New construction will be based on energy efficiency.  New homes are compatible 
with community character with respect to density, design and demographics.  A wide price 
range is sufficient to meet the needs of all income levels including a healthy rental market 
with well-maintained rental units.  Chapter 6, Housing, Policy 2.11: Review the dimensional 
standards in the Land Development Code to encourage residential home affordability. 

Chapter 5, Land Use and Growth, Policy 1.1: Amend the zoning standards and zoning 
boundaries for the existing multiple family districts (R-2, R-2M, R-3) to promote infill and 
to increase housing opportunities.  Chapter 6, Housing, Construction Strategies: Promote 
use of infill strategies.  Chapter 6, Housing, Goal: Gunnison’s housing inventory includes 
diverse housing types in mixed use areas.  New construction will be based on energy 
efficiency.  New homes are compatible with community character with respect to density, 
design and demographics.  A wide price range is sufficient to meet the needs of all income 
levels including a healthy rental market with well-maintained rental units.  Chapter 6, 
Housing, Policy 2.9: Evaluate the Land Development Code to determine appropriate 
locations that could allow for Accessory Dwelling Units without a conditional use permit.  
Chapter 6, Housing, Policy 2.11: Review the dimensional standards in the Land 
Development Code to encourage residential home affordability.

Page 54 of Packet



Application Application Description Conformance to Master Plan
CU 08-6 Winslow Home Business (Windshields) in R2 Chapter 5, Land Use and Growth, Policy 1, 1.4: Amend the standards to encourage mixed 

use developments and modify the Land Development Code  accordingly.  Chapter 7, 
Economics, Goal: A diversified local economy will support the economic and employment 
needs of residents and account for social character, land use patterns and global economic 
and global energy concerns.  Chapter 7, Economics, Policy 5 – Home Businesses and Home 
Occupations: Encourage home occupations that are compatible with the residential character 
of neighborhoods.  Chapter 7, Economics, Policy 5, 5.1: Evaluate and amend, where 
necessary, the definitions, criteria and standards for home occupations and home businesses.

CU 08-3 County Storage building at Fairgrounds in R3 Chapter 5, Land Use and Growth, Policy 2.7: Rezone the County Fairgrounds to a Planned 
Unit Development for public assembly and governmental use.

SB 10-3 Gunnison 
Rising

Subdivision of Tract A for transfer of 
ownership only.  Explicit restriction 
notation is on the recorded plat.

Chapter 5, Land Use and Growth: Growth and development will preserve and enhance the 
quality of life which makes Gunnison unique and attractive.  Edges of the community 
remain clearly defined.  New developments will demonstrate high-quality urban design 
while protecting the rural landscapes surrounding the City.  Sprawl will be avoided through 
effective infill and compact growth.  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 7, Economics, Goal: A diversified 
local economy will support the economic and employment needs of residents and account 
for social character, land use patterns and global economic and global energy concerns.  
Chapter 8, Transportation, Goal: Gunnison’s transportation system will emphasize 
alternative modes of travel including pedestrian, bicycle and a well-integrated public transit 
system.  Growth continues to be accommodated through a planned system of streets and 
trails which contributes to the vitality of the City.

ZA 11-1 City of 
Gunnison

Text Amendment to the LDC to prohibit 
prohibit the use of land within the City of 
Gunnison for Medical Marijuana Centers, 
Medical Marijuana-Infused Products 
Manufacturers, and Optional Premises 
Cultivation Operations. 

ZA 13-3 City of 
Gunnison

Text Amendment to the LDC  to establish 
standards for the home cultivation and 
home processing of marijuana and to 
prohibit marijuana clubs.

Chapter 5, Land Use and Growth – Goal: Growth and development will preserve and 
enhance the quality of life which makes Gunnison unique and attractive.
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SB 12-5 VanTuyl 
Village

Subdivision of Lot 80, VanTuyl Village 
into four lots.

Chapter 2, Community Character, Policy 3: New developments along the City’s edges will 
improve the entrances and complement the City’s community character and sense of place.  
Chapter 5, Land Use and Growth, Goal: Growth and development will preserve and enhance 
the quality of life which makes Gunnison unique and attractive.  Edges of the community 
remain clearly defined.  New developments will demonstrate high-quality urban design 
while protecting the rural landscapes surrounding the City.  Sprawl will be avoided through 
effective infill and compact growth.  Chapter 7, Economics, Goal: A diversified local 
economy will support the economic and employment needs of residents and account for 
social character, land use patterns and global economic and global energy concerns.  
Chapter 7, Economics, Policy 4: Assure attractive and financially strong commercial zone 
districts.

ZA 10-1 City of 
Gunnison

Major Change to the Gunnison Rising 
PUD for the allowed floor area in the 
GOV district.

Chapter 2, Community Character, Policy 3:  New developments along the city’s edges will 
improve the entrances and complement the City’s community character and sense of place. 
Chapter 5, Land Use and Growth, Goal: Growth and development will preserve and enhance 
the quality of life which makes Gunnison unique and attractive.  Edges of the community 
remain clearly defined.  New developments will demonstrate high-quality urban design 
while protecting the rural landscapes surrounding the City.  Sprawl will be avoided through 
effective infill and compact growth.  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.

ZA 11-3 Good 
Samaritan Church

Text Amendment to the LDC to allow 
Retail in the Industrial zone district 
(Opportunity Shop). 

Possible Conflict:  Chapter 5, Land Use and Growth – Goal: Growth and development will 
preserve and enhance the quality of life which makes Gunnison unique and attractive.  
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.   Several commercial-oriented businesses with 
accessory retail sales are located in the Industrial zone district.  These accessory sales 
functions are compatible with the purposes of the Industrial zone district.  Small retail 
establishments may thrive in this area as long as the use is compatible with the 
surrounding area and adequate parking is provided.

Page 56 of Packet



Application Application Description Conformance to Master Plan
ZA 11-2 Gunnison 
Valley Hospital

Rezone the hospital property from PUD 
R3 to Commercial.

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 1.8: 
Assess extensions to the Central Business District, the B-1 District, and Commercial 
District, and incorporate these districts into neighborhood developments where appropriate.  
Chapter 11, Public Safety, Goal: Public safety services will be readily available to serve and 
protect the community.  The agencies providing these services continue to understand the 
community, its citizens and trends affecting public security.

ZA 09-1 Gunnison 
Valley Partners

Zoning Application for Gunnison Rising 
PUD

POSSIBLE CONFLICT: Chapter 2, Community Character, Policy 3:  New developments 
along the city’s edges will improve the entrances and complement the City’s community 
character and sense of place.   The proposed RV Resort is not considered to be an 
improvement or provide an iconic feature for the City’s entrance. Chapter 3, Education, 
Policy 2.3:  Work cooperatively with college officials in the review of land use decisions 
that may affect the college.  A formal agreement between the Applicant, Western State 
College, the WSC Foundation and the City defining the responsibility of road, 
landscaping and design improvements is necessary to mitigate potential impacts.  
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, Goal: Growth and development will preserve and enhance the quality of 
life which makes Gunnison unique and attractive.  Edges of the community remain clearly 
defined.  New developments will demonstrate high-quality urban design while protecting the 
rural landscapes surrounding the City.  Sprawl will be avoided through effective infill and 
compact growth.  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.  There are both positive and negative concepts integrated into this 
the PUD Master Plan.  A unified development review of this large area allows the City 
to control the future land uses on its edge, and this is an opportunity not available 
along other boundary areas of the city.  Conversely, the city entrance will be altered in 
a significant manner; there will be no park facilities at the city entrance and the view 
of the college campus that now frames the city edge will no longer exist.  Proposed uses 
along this narrow corridor will result in a sprawling land use pattern and industrial 
uses will be located adjacent to the Pioneer Museum and Jorgenson park. 
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Application Application Description Conformance to Master Plan
ZA 09-1 Gunnison 
Valley Partners - 
Continued 

Zoning Application for Gunnison Rising 
PUD - Continued 

 Chapter 5, Land Use and Growth, Policy 1.10:  Evaluate locations for additional industrial 
zoning within the city.  While the IM district is adjacent to the airport it is also next to a 
major urban park, the Pioneer Museum, and fronts US Highway 50.  Even if buffers 
are provided, visual blight is possible given the proposed uses.  Chapter 5, Land Use and 
Growth, Policy 1.13:  Discourage sprawling commercial strip corridors.  The commercial 
land uses north of the highway are configured in a manner that precludes sprawling 
commercial strip development. However, uses south of US Highway 50 are located on a 
narrow corridor and the nature of uses may be problematic without proper design 
control.  Chapter 6, Housing, Goal:  Gunnison’s housing inventory includes diverse housing 
types in mixed use areas.  New construction will be based on energy efficiency.  New homes 
are compatible with community character with respect to density, design and demographics.   
Although proposed housing types will vary in size and cost, there are no terms to 
provide for inclusionary housing.

ZA12-1 City of 
Gunnison

Text Amendment to the LDC to adopt the 
new sign code.

Possible Conflict:  Chapter 2, Community Character, Goal V: States that “…Community 
character and its sense of place will be the backbone for development in the City.”  The 
image display technology of Electronic Message Centers and the proliferation of their 
use, if not properly regulated, will have a negative effect on community character.  

ZA 13-2 Gunnison 
Valley Partners

Gunnison Rising Drainage Study Chapter 4, Environment, Goal: Natural features and resources will be preserved.  Area river 
systems remain a focus for conservation, protection, and recreation.  The air continues to be 
clean, stars illuminate the dark nighttime skies and rivers run clear.  Chapter 4, 
Environment, Policy 1.4: Maintain surface and ground water quality to ensure healthy 
drinking water, recreation opportunities and viable habitat conditions for aquatic and 
terrestrial wildlife.  Chapter 9, Utilities and Infrastructure, Policy 6.5: Create a Master 
Stormwater Drainage Plan and implement Low Impact Design (LID) standards for erosion 
control and stormwater management.

ZA 13-1 City of 
Gunnison

Text Amendment to the LDC to allow 
multi-tenant signs 

Chapter 7, Economics, Policy 4: Assure attractive and financially strong commercial zone 
districts.  
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Application Application Description Conformance to Master Plan
ZA 12-3 City of 
Gunnison

Zoning Amendment for the VanTuyl 
Ranch and Library PUD

Chapter 2, Community Character, Policy 3: New developments along the City’s edges will 
improve the entrances and complement the City’s community character and sense of place.  
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 4, 
Environment, Policy 1.4: Maintain surface and ground water quality to ensure healthy 
drinking water, recreation opportunities and viable habitat conditions for aquatic and 
terrestrial wildlife.  Chapter 4, Environment, Policy 2.1: Support policies for sage grouse 
preservation.  Chapter 5, Land Use and Growth, Goal: Growth and development will 
preserve and enhance the quality of life which makes Gunnison unique and attractive.  
Edges of the community remain clearly defined.  New developments will demonstrate high-
quality urban design while protecting the rural landscapes surrounding the City.  
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 1.7: Develop a “recreational open space” zone 
district and determine appropriate location for this district.  Chapter 5, Land Use and 
Growth, Policy 2.8: Annex the City-owned VanTuyl Ranch to protect the City’s wellheads 
and the aquifer recharge area and to provide an opportunity for housing.  Chapter 6, 
Economics, Policy 6.3:  Create a master plan for the VanTuyl Ranch that includes scientific 
agricultural research and cultural resources (working ranch in progress) attractive to tourists.  
Chapter 8, Transportation, Goal: Gunnison’s transportation system will emphasize 
alternative modes of travel including pedestrian, bicycle, and a well-integrated public transit 
system.  Growth continues to be accommodated through a planned system of streets and 
trails which contributes to the vitality of the City.  Chapter 10, Parks and Recreation, Goal: 
Community parks and facilities will provide year-round, affordable recreational 
opportunities for residents and visitors balancing open space with private property rights.  
The City will collaborate with public and private entities to provide access to public lands.  
Chapter 10, Parks and Recreation, Policy 1: The City of Gunnison will maintain, improve, 
replace or establish new City park lands and facilities and plan park resources to meet the 
future needs of residents.  Chapter 10, Parks and Recreation, Policy 3: The City of Gunnison 
will support the County and other entities in their efforts to conserve viewsheds, open space 
and agricultural uses of City interest through conservation easements, land acquisitions and 
other implementation methods.  Chapter 10, Parks and Recreation, Policy 3.1: Work with 
the ranching community to identify open space and agricultural areas that should be 
preserved.
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