
AGENDA 
CITY OF GUNNISON 

PLANNING & ZONING COMMISSION 
REGULAR MEETING 

Rev 3/20/2014 
 
DATE:  WEDNESDAY, MARCH 26, 2014 
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. CONSIDERATION OF THE MARCH 12, 2014 MEETING MINUTES 
 

V. PRE-APPLICATION CONFERENCE – TOM AND JANI PULASKI, 
REGARDING  PROPOSED MAP AMENDMENT, MINOR SUBDIVISION AND 
CONDITIONAL USE APPLICATIONS 

 
VI. COUNCIL UPDATE 

 
VII. COMMISSIONER COMMENTS 

 
VIII. PLANNING STAFF UPDATE 

 
IX. ADJOURN  

 
To comply with ADA regulations, people with special needs are requested to contact the City of Gunnison 
Community Development Department at 641.8090. 
 
This agenda is subject to change, including the addition or deletion of items at any time.  Regular 
Meetings and Special Meetings are recorded and action can be taken.  Minutes are on the City website at 
www.cityofgunnison-co.gov.   Work sessions are not recorded and formal action cannot be taken.  For 
further information, contact the Community Development Department at 641-8090. 
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DRAFT MINUTES MARCH 12, 2014  7:00PM 
CITY OF GUNNISON PLANNING AND ZONING COMMISSION  
REGULAR MEETING         Page 1 of 1 
 

 

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  
 
I. CALL TO ORDER AT 7:00 PM BY CHAIR GREG LARSON 
 
II. PLEDGE OF ALLEGIANCE TO THE FLAG 
 
III. UNSCHEDULED CITIZENS.   There were none 
 
IV. CONSIDERATION OF THE FEBRUARY 12, 2014 MEETING MINUTES.  Commissioner 

Tock moved and Commissioner Cave seconded, to approve the February 12, 2014 meeting minutes 
as presented.  
 
Roll Call Yes:      Niemeyer, Beda, Larson, Ferguson, Cave and Tocke 
Roll Call No: 
Roll Call Abstain:      
Motion carried 
 

V. COUNCIL UPDATE. Councilor Ferguson updated the Commission on recent Council business.  
The Gunnison Chamber of Commerce was awarded $2,000 for their Spring Greenback Event and 
Council was updated on the Pro Challenge Cycling Race event and the City Hall renovation.   

 
VI. COMMISSIONER COMMENTS 

Commissioner Niemeyer moved and Councilor Ferguson seconded, to excuse Commissioner 
Ferchau from the March 12, 2014 meeting. 

 
Roll Call Yes:      Tocke, Beda, Cave, Larson, Niemeyer and Ferguson 
Roll Call No: 
Roll Call Abstain:      
Motion carried 

 
VII. PLANNING UPDATE. Director Westbay provided a summary of upcoming projects for the 

Community Development Department staff. 
 

VIII. ADJOURN.  Chair Larson adjourned to a Work Session at 7:20 p.m. 
 
 

         ________________________ 
         Greg Larson, Chair 
Attest:         
 
_______________________ 
Steve Westbay 
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STAFF REPORT 
Pre-Application Conference with P&Z 

Tom and Jani Pulaski – 101 North 10th Street 
 

Page 1  
 

TO:  Planning and Zoning Commission 
FROM: Community Development Staff 
DATE:  March 26, 2014 
RE:  Zoning Amendment, Minor Subdivision and Conditional Use Pre-Application 

Conference 
 
APPLICANTS 
The applicants, Tom and Jani Pulaski, are requesting a pre-application conference to rezone a 
parcel from Commercial to R3 (Multi-family Residential) and a Minor Subdivision of the 
property into two parcels.  In addition, a Conditional Use is requested for a Home Business on 
one of the resultant parcels.  The legal description of the property is Lots 1 through 21, Block 17, 
along with the north/south alley in Block 17, West Gunnison Addition, City and County of 
Gunnison, Colorado.  The applicants’ narrative states: 
 

“…This property lies directly west and across 10th street from Ace Hardware.  Currently 
there are twelve structures on a 1.92 acre parcel.  These structures were moved from 
Crested Butte in 1955 and were at first a motel, and most recently long term rental 
housing. 
 
My wife, Jani, and I Propose to split off the main house on the south east corner of this 
property to become its own separate parcel, thus requiring a minor subdivision change.  
The remaining eleven structures, we propose turning into individual ownership town 
homes instead of rentals, thus requiring a zoning change from commercial to R3 
residential. 
 
…Our personal reasons for requesting these changes are two fold. 
 

1. We bought this property in 2005 with the intention of turning it into a commercial 
endeavor.  The economic climate has changed dramatically since then, and the 
possibility of this property becoming a commercial entity seems unlikely. 
 

2. As Jani and my personalities are, we desire and require a high degree of pride in 
ownership.  Since purchasing, we changed the property as many of you recall 
from a major eye sore on a highly visible corner within the city limits of 
Gunnison, to an attractive, orderly handsome cluster of homes. 

 
…If Jani and I sold this property to other owners to be maintained as rentals, there is no 
guarantee that the property would be well maintained in a visually attractive manner. 
 
As a Town Home Association with strict requirements and covenants, the current visual 
attractive would not only be maintained but enhanced.  This creates a positive end result 
within the city limits of Gunnison.” 

 
 
 

3



STAFF REPORT 
Pre-Application Conference with P&Z 

Tom and Jani Pulaski – 101 North 10th Street 
 

Page 2  
 

APPLICATION REQUEST 
The applicants would ultimately like to subdivide the main house from the remaining 11 units 
and plat the 11 units as townhomes. Normally, the pre-application process is conducted between 
the applicant and city planning staff.  The applicant has requested a pre-application meeting with 
the staff and Commission to discern any issues and problems that may be addressed in the initial 
stage of the application process. In order to achieve this request the following applications are 
required: 
 
Map Amendment to the City of Gunnison Zoning Map 
The property is currently zoned Commercial and the LDC Table 2-3 Principal Use Table 
prohibits townhomes in the Commercial zone district.  Townhomes are only allowed in the RMU 
and R3 zone districts.  Rezoning this property to R3 would allow the property to be platted in a 
townhome configuration. 
 
The Commission reviews the Map Amendment and makes a recommendation to City Council at 
a public hearing.  Council then holds a public hearing and either approves, denies or remands the 
application back to the applicant. 
 
Minor Subdivision 
The applicant wants to keep the main house separate from the townhome units that would be 
subject to covenants and a Home Owner’s Association.  To achieve this separation a Minor 
Subdivision of the property would have to occur.   
 
A Minor Subdivision is a subdivision which proposed not more than eight lots or units and which 
subdivides a parent parcel of less than four acres.  A Minor Subdivision is subject to an 
expedited two-step review process, wherein the Sketch Plan and Final Plat reviews by the 
Commission have been deleted.  The Commission reviews Preliminary Plat at a public hearing 
and makes a decision.  The Commission reviews the Final Plat at a regular meeting and makes a 
recommendation to City Council who will then take action on the application at a regular 
meeting.   
 
Conditional Use  
The main house is currently used as a Rolfing (massage therapy) business use. The business is 
operated by Jani Pulaski and she does not have any employees.  The applicants would like to 
continue this business use within the main house.  If the property is rezoned to R3 a Home 
Business is conditional under the LDC’s Principal Use Table; therefore, Conditional Use 
approval is requested. 
 
Conditional Uses are those uses generally compatible with the permitted uses in a zone district, 
but which require site-specific review.  A Conditional Use is reviewed by the Commission at a 
public hearing and the Commission approves, denies or remands the application back to the 
applicant.  
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Subdivision Exemption 
If the Map Amendment and Minor Subdivision applications are approved, the applicants could 
then pursue the Townhome Plat.  Townhome Plats are categorized as a Subdivision Exemption 
which are processed at a staff level and approved by the Community Development Director. 
 
The LDC, Section 6.5 D. Consolidation, states the review process is intended to encourage 
efficient processing of applications.  Applicants may request, and the Community Development 
Director may permit, the consolidated submission and review of all necessary development 
applications for a parcel of land.  The Community Development Director is authorized to waive 
any overlapping application requirements in the consolidated review.  The Community 
Development Director has authorized the consolidation and processing of the above application 
requests. 
 
SITE ASSESSMENT 
The property is located within the 
Commercial zone district with the 
R3 and RMU residential districts 
to the north.  Neighborhood uses 
include residential to the west and 
north and commercial retail and 
service (Ace Hardware, Pizza Hut, 
1st Stop, and Metamorphosis) to 
the east and south. 
 
The property is 1.9 acres (82,500 
square feet) and is adjacent to 
three street frontages of Virginia 
Avenue, 10th Street and Tomichi 
Avenue.  The site contains a total 
of 12 units with a “main house” 
and 11 units also known as “the 
cabins.”  The cabins are 
approximately 820 square feet 
each and are currently long-term 
rentals. 
 
In the above diagram the parcel is shown in white and the proposed subdivision is indicated as a 
dashed line.  The resultant parcels would be 20,000 square feet for the main house and 62,500 
square feet for the remaining 11 units. 
 
Access to the site is off Virginia Avenue, Tomichi Avenue approximately 150 feet west of the 
Highway 50 intersection, and 10th Street.  Site access separation and access visibility measures 
are adequate to serve the property uses. The site provides ample space for off-street parking and 
access.  The LDC requires two off-street parking spaces per unit for a total of 24 spaces.  The site 
currently meets this requirement.   
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Prosed Subdivision Line  

City utilities (sewer and electric) and a gas line are located within the vacated north/south alley.  
A 30’ utility easement should be required on the Minor Subdivision Plat to allow for 
maintenance and repair of utility lines as needed.  Additionally, the applicant proposes to 
dedicate a public pedestrian access within the utility easement.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The two units adjacent to Virginia Avenue are considered nonconforming in regard to the front 
setback requirement of 15 feet.  The setback for the two units is approximately five feet.  The 
LDC allows normal maintenance, repairs and alterations to a nonconforming structure as long as 
the nonconformity is not extended by an enlargement or expansion that increases its 
nonconformity.    
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STAFF OBSERVATIONS 

1. The applicant has requested a pre-application conference with the Planning and Zoning 
Commission to discuss a proposal to rezone the property at 101 North 10th Street from 
Commercial to R3, to subdivide the property into two parcels and a Conditional Use for a 
Home Business. 

2. If the applicant pursues a formal application for this request, a Map Amendment, Minor 
Subdivision and Conditional Use application would be processed and reviewed 
concurrently.   

3. The rezoning of this site, subdivision and conditional use is compatible with the 
surrounding neighborhood. 

4. The rezoning and subdivision would allow the applicant to pursue turning the 11 units 
into a townhome common interest community with restrictive covenants. 

5. If the rezoning is approved the Conditional Use would allow the massage therapy 
business to continue. 

6. City utilities and a gas line are in the vacated north/south alley.  A 30’ easement is 
proposed for the maintenance and repair of utilities and for pedestrian access. 

7. There are two nonconforming structures on the site in regard to the front setback.  A 
minimum of 15 feet is required and an approximate five foot setback exists.  NOTE: A  
Variance Application may need to be pursued as well. 

8. Since this is a pre-application conference and a formal application has not been received, 
the Planning and Zoning Commission will not take any action on this request. 
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