
GUNNISON COUNCIL AGENDA 

MEETING IS HELD AT CITY HALL, 201 W. VIRGINIA AVENUE 

GUNNISON, CO, IN THE 2ND FLOOR COUNCIL CHAMBERS 

Approximate meeting time: 3 hrs. 

March 13, 2018       REGULAR SESSION 5:30 P.M. 

I. Presiding Officer Call Regular Session to Order: (silent roll call City Clerk):

II. Citizen Input:

At this agenda time, non-agenda scheduled citizens may present issues of City concern to

Council on topics that are not to be considered later in the meeting.  Per Colorado Open

Meetings Laws, NO Council discussion or action will take place until a later date; unless

an emergency situation is deemed to exist by the City Attorney. Each speaker has a time

limit of 3 minutes to facilitate efficiency in the conduct of the meeting and to allow an

equal opportunity for everyone wishing to speak. Council may invite the speaker to come

back for a more in-depth discussion at a later council meeting.

III. Recess to Work/Discussion Items

IV. Council Action Items:

A. Action on approval of February 27, 2018, Regular Session meeting

minutes

Background: per City Charter, the city clerk produces minutes of the

Council actions for all regular and special session meetings.  Minutes are

approved or amended at the following regular session meeting and become

a permanent city record.  If a city councilor was not present at the meeting,

they must abstain in the vote and action on approval of the minutes.

Staff contact:  City Clerk Erica Boucher

Estimated time: 5 minutes

B. Ordinance No. 2, Series 2018.  Re: City Sales and Use Tax Code

Background: This ordinance amends Gunnison Municipal Code 3 Title 3

section 3.10.020 to include the leading statement for the chapter’s

definitions and to correct references in the City Code.

Staff contact: Finance Director Ben Cowan

Action Request of Council: Introduce, read by title only, motion, second

and vote to pass and adopt Ordinance No. 2, Series 2018 on second and final

reading.

Estimated time: 5 minutes

C. Presentation by Western State Colorado University ENVS students and

faculty regarding a potential Sister City agreement with Majkhali, India and

a description of the water station they are building in Majkhali, India.

Background: From May 20-June 13, 16 Western students and two Western

professors will travel to the Indian Himalayas to study how to build

sustainable mountain communities, from Gunnison to around the globe. The

class, "Mountain Resilience," will develop clean water systems in the

village of Majkhali, India. Moreover, students are interested in exploring

with Gunnison the possibility of developing a "Sister City" relationship.



Contact: Dr. Karen Hausdoerffer, Western Environment and Sustainability 

faculty  

Action Request of Council: Decision and possible direction to staff to sign 

Sister City agreement between the City of Gunnison and Majkhali, India as 

well as possible direction to staff to make a financial contribution to support 

the building of a water station in Majkhali, India.  

Estimated time: 30 minutes 

 

D.       Discussion on Gunnison Rising Incidental Take Permit  

Background: The Gunnison Rising annexation is in Sage Grouse critical 

habitat requiring approval/permits from the US Fish and Wildlife Service. 

Christine Henkel has been hired by the developer to receive the necessary 

permit. She is requesting support from the City in working with the US Fish 

and Wildlife Service.    

Contact: Christine Henkel, Biologist, Rocky Mountain Resource 

Management Services    

Action Request of Council: Direction to staff        

Estimated time: 20 minutes 

 

E.       Discussion and decision on requested financial support for Gunnison  

Rising Conceptual Plan 

Background:  Gunnison Valley Properties is proposing to engage with key 

community stakeholders about Gunnison’s overall future, identify shared 

goals and determine how Gunnison Rising can play a role in achieving that 

vision for the future. 

Staff contact: City Manager Russ Forrest 

Action Request of Council:  If Council wanted to support this request, staff 

would request a motion to fund the Gunnison Rising Financial Plan for up 

to $8,000 with funds from the City Councils Strategic Planning Fund and to 

direct the City Manager to negotiate and execute a funding agreement with 

Gunnison Valley Partners.   

Estimated time: 20 minutes 

 

F.       Land Development Code Diagnosis proposal from Cascadia Partners 

Background:  The purpose of the agenda item is to request the use of funds 

from the Council’s Strategic Implementation Reserve for the Land 

Development Code Diagnosis – Housing Barriers Assessment. This is an 

identified Strategic Priority under Livable and Affordable Housing, Result 

2, to review incentives and barriers to creating affordable housing.  

Staff Contact: City Manager Russ Forrest 

Action Request of Council: Direction to City Manager to sign a contract 

with Cascadia Partners to complete a Land Development Code Diagnosis 

and Identify Housing Development Barriers for $27,475. 

Estimated time: 20 minutes 

 

V. Council Work/Discussion Items: 

A.  Presentation and Discussion on Branding and Communications for the 

City of Gunnison 

   Staff contact: City Manager Russ Forrest  

 

 B.  Update on RTA Bus Stop at Legion Park and Rec Center 

Staff contact: Public Works Director David Gardner 



 

  

     

VI. Reports:    

City Attorney Report: 

City Manager Strategic Projects Update and Report:   
City Councilors with City-related meeting reports; discussion items for future  

Council meetings 

 
VII.   Meeting Adjournment 

 
The City Council meeting agenda is subject to change.  The City Manager and City Attorney reports may include 

administrative items not listed.  Regular meetings and special session meetings are recorded and action can be taken.  

Minutes are posted at city hall and on the city website at: www.gunnisonco.gov      Discussion or work sessions are 

recorded, however minutes are not produced.  For further information, contact the City Clerk’s office at 970.641.8080.  

TO COMPLY WITH ADAD REGULATIONS, PEOPLE WITH SPECIAL NEEDS ARE REQUESTED TO 

CONTACT THE CITY CLERK 24 HOURS BEFORE ALL MEETINGS AT 970.641.8080 SO THAT WE MAY 

ASSIST YOU.   

 

http://www.gunnisonco.gov/


ACTION: To be Approved 03.13.2018 

February 27, 2018 CITY OF GUNNISON COUNCIL 5:30 P.M. 

 REGULAR SESSION MEETING MINUTES 

 

The City Council Regular Session meeting was called to order at 5:30 P.M., by Mayor James 

Gelwicks with Councilors Mallory Logan, Jim Miles, Robert Drexel, and Leia Morrison present 

along with City Manager Russ Forrest, City Attorney Kathy Fogo, Finance Director Ben Cowan, 

Community Development Director Steve Westbay, Parks and Recreation Director Dan Ampietro, 

City Clerk Erica Boucher, Deputy City Clerk Tara Kindall, Planning and Zoning Commission 

applicants Erik Iverson and Ryan Taylor, the press, and a few interested citizens. A Council 

quorum was present.  

 

Citizen Input: 

Mayor Gelwicks called for any citizen input on any items not already being considered on the 

agenda. No citizens came forward.  

 

Council Action Items: 

Approval of the February 13, 2018 Regular Session Minutes. Councilor Logan moved 

and Councilor Morrison seconded to approve the minutes of the February 13, 2018.   

Roll call vote, yes: Logan, Miles, Gelwicks, Drexel, Morrison. So carried.   

Roll call vote, no: None.  

 

Interview and Appointment for Planning and Zoning Commission Board Vacancy. 

Two candidates for the Planning and Zoning Commission were publically interviewed for 

one, five-year term vacancy. The two candidates were Erik Iverson and Ryan Taylor. Both 

candidates provided the Council with a bit of background information about themselves 

and explained why they were interested in serving on the Planning and Zoning 

Commission. Council members asked both candidates what their long-term vision for City 

Building Codes was and for their thoughts on the issue of affordable housing. Both 

candidates provided answers to these questions to Council. Erik Iverson was selected to fill 

the Planning and Zoning Commission vacancy.  

 Roll call vote, Iverson: Miles, Drexel, Morrison. 

 Roll call vote, Taylor: Gelwicks, Logan.  

 

Ordinance No. 1, Series 2018, RE: Marijuana Business Licensing. An Ordinance of 

the City Council of the City of Gunnison, Colorado amending Title 8 Business 

Regulation, Chapter 8.50 Marijuana Business Licensing Regulations, Sections 

8.50.020, 8.50.080, and 8.50.090, of the City of Gunnison Municipal Code. 
Councilor Morrison introduced Ordinance No. 1, Series 2018 and asked that it be read by 

title on by the City Attorney. Councilor Morrison moved and Councilor Drexel seconded 

adoption of Ordinance No. 1, Series 2018 on second and final reading.  

Roll call vote, yes: Gelwicks, Drexel, Morrison, Logan, Miles. So carried.  

Roll call vote, no: None. 
 

Ordinance No. 2, Series 2018, RE: Finance City Sales and Use Tax Code. An 

Ordinance of the City Council of the City of Gunnison, Colorado amending Title 3 
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Finance, Chapter 3 City Sales and Use Tax Code Section 3.10.020. Councilor Logan 

introduced Ordinance No. 2, Series 2018 and asked that it be read by title only by the City 

Attorney. Councilor Logan moved and Councilor Drexel seconded a motion to approve on 

first reading and order publication of Ordinance No. 02, Series 2018.  

Roll call vote, yes: Drexel, Morrison, Logan, Miles, Gelwicks. So carried.  

Roll call vote, no: None. 
 

Discussion and direction to staff regarding Opportunity Zone letter. In December 

2017, the Tax Cuts and Jobs Act (TCJA) was passed and will create designated Opportunity Zones 

in each state. The purpose of an Opportunity Zone is to incentivize private investment in 

communities that have experienced “uneven economic recovery and persistent lack of growth.” 

Based on the Federal Government’s determining matrix, Gunnison could qualify for Opportunity 

Zone designation. The ICELab at Western was committed to pursuing this opportunity and 

completed the necessary application materials for Gunnison to be considered for this designation, 

but thought it would be valuable to include a letter of support from the City of Gunnison in its 

submission packet. Discussion ensued highlighting the possible benefits to Gunnison if the City 

received Opportunity Zone designation. It was also noted that quite a bit of confusion still exists 

throughout this brand-new program. The City Manager mentioned that even though the program 

is still evolving, it would still be within the best interest of Gunnison to apply and it would be 

worthwhile to direct him to sign a letter of support. Councilor Logan moved and Councilor 

Morrison seconded a motion for the City Manager to sign a letter of support for Gunnison to be 

considered as an Opportunity Zone by Governor Hickenlooper.  

 Roll call vote, yes: Morrison, Logan, Miles, Gelwicks, Drexel. So carried. 

 Roll call vote, no: None.  

  

 Discussion and direction to staff on Gunnison Vibrancy Initiative and IOOF RFP.  
City Manager Forrest requested feedback from Council on the latest draft of the Gunnison 

Vibrancy Initiative (GVI) and wanted to address any questions from Council. The goal is to bring 

Gunnison Vibrancy Initiative back to Council on March 13th in its final version for approval. The 

City Manager also requested feedback regarding the draft RFP for IOOF park. The draft of the 

Gunnison Vibrancy Initiative included in the February 27th Council packet is similar to the 

previous draft, except that this version contained further explanation about the overall purpose of 

this Initiative and more elaboration on how the community was engaged throughout the process 

of developing the GVI. The City Manager highlighted the four goals and supporting action items 

of the GVI. The four goals are: (1) Make our downtown streets safe and easy to use; (2) Create a 

vibrant and authentic downtown that reflects our strong sense of place; (3) Support a healthy 

downtown business environment that strengthens our local economy; and (4) Enhance our 

downtown by strengthening the connections between Western and the Community. Possible 

funding options for the projects included in the GVI were briefly discussed. Further discussion and 

clarification ensued. Next, Council turned its focus the RFP for IOOF park. One item that Council 

specifically spoke about regarding the IOOF park was the importance of maintaining a water 

feature to honor Gunnison’s agricultural heritage. Discussion ensued. Council asked a few specific 

questions for clarity about the IOOF park RFP, which were answered by City Staff and more 

discussion ensued. Council directed Staff to move forward and put out the RFP for IOOF park.   

 

Adjourn Regular Session Meeting and move into Discussion/Work Session. 
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With no further business for the Regular Session Mayor Gelwicks adjourned the Regular Session 

Meeting and Council went into the discussion/work session at 6:23 P.M. 

 

 

          

    _______________________________________ 

       Mayor 

 

 

Attest: 

 

 

______________________________________ 

City Clerk 









Mountain Resiliency Class of 2018 

School of Environment and Sustainability 

Western State Colorado University 

500 N Adams St.  

Gunnison, Colorado 81230 

March 13th, 2018 

City Council of Gunnison Colorado 

201 West Virginia Avenue 

Gunnison, Colorado 81230 

 

Members of City Council,  

We would like to ask for your partnership in our efforts to develop an International Sister City 

program between Gunnison and Majkhali. Our group has been working diligently to fundraise at 

events such as CB Crafted, movie showings at Western, and two online crowdfunding sites. We 

have reached out to Westerns Student Government Association, and are grateful to be receiving a 

grant from the School of Environment and Sustainability.  

During our time in Majkhali we will be building a water station for the community of Majkhali. 

Our class will be serving as the workforce for this project. We hope to gain your support in this 

process, by requesting 700$ from City Council to fund this portion of the trip. This amount is 

broken down into… 

$300 for expert local labor 

$400 for the needed materials  

 

We would like to thank you for your time, and hope you will consider joining us in this effort to 

connect Western and the City of Gunnison, and expand our community’s global horizons. 

Sincerely, 

Mountain Resiliency class of 2018 

 

 

 

 

 

 

 

  



GUNNISON, Colo. – WESTERN STUDENTS HELP GLOBALIZE THE 

UNIVERSITY'S SUSTAINABILITY PARTNERSHIPS   
  
From May 20 to June 13, Western State Colorado University's School of Environment & 

Sustainability (ENVS) will facilitate a "Mountain Resiliency" course in the Himalayas of northern 

India. The course was designed as a Western Master in Environmental Management (MEM) project by 

former MEM student Brandon McNamara, in partnership with Gunnison’s Coldharbour Institute and 

India’s Foundation for Contemplation of Nature. Western professors Karen and 

John Hausdoerffer will join McNamara to co-teach the course with Ajay Rastogi, Director of the 

Foundation, emphasizing sustainability efforts in the mountains of India and assessing how 

to cultivate more resilient mountain communities here in Colorado. MEM student Ellen Ross stated, 

"these mutually beneficial relationships will enhance opportunities in Gunnison and other mountain 

communities to learn from one another in our unique high-altitude environments."   
  
In addition to enhancing student understanding of mountain resilience problems and solutions, the three-

week course will trek through the Himalayas and explore a potential 

"Sister City" relationship between Majkhali, India and Gunnison. “You are emissaries of the Mayor of 

Gunnison,” said Mayor Jim Gelwicks to the group of committed students, “rather than seeking the most 

famous cities as partners, we are reaching out to Sister Cities that share characteristics with Gunnison, 

such as our location at the headwaters of our nations, our mountain trail systems, and our tourism and 

agricultural economies that depend on well-protected natural resources.” 

 

Moreover, the trip will inform the School of ENVS's new role as a member of the United Nation's 

Mountain Partnership. The School of ENVS recently allied with the Aspen International Mountain 

Foundation and the Telluride Institute to form the Mountain Resilience Coalition. Dr. John Hausdoerffer, 

Dean of the School of ENVS, recently travelled to Rome, Italy with Mountain Resilience Coalition 

partners to share their vision with UN Mountain Partnership members from over fifty nations. Dean 

Hausdoerffer commented, "we are deeply honored to establish a unique coalition in which Western's 

MEM projects learn from and partner with global mountain communities, such as Majkhali, to fulfill 

community-determined needs across the UN’s Mountain Partnership network."  

  
Sixteen undergraduate and graduate students are enrolled in the Mountain Resiliency course travelling to 

India. The Western Extended Studies Department, dedicated to enhancing learning experiences through 

real world integration, will coordinate the course and Western's Honor's Program is supporting Honor's-

level credit for any Honors students who attend.  Students will participate in a homestay cultural 

immersion to better understand different socio-economic and cultural perspectives. Undergraduate 

Environment and Sustainability major Bailey Stewart commented, "by living with a family, we will get to 

see their everyday routine and hopefully become a part of it. This will give us students a deeper 

perspective into the mountain community of Majkhali." 
  
In addition to learning local resiliency strategies of these forest communities, students 

will foster reciprocity by building a water tank to provide access to clean water for a main thoroughfare in 

the forest. The neighboring village of Sunderkhal is located about four kilometers walk from the main 

road in Majkhali, where all the infrastructure such as the primary hospital, secondary school, post office, 

and bank are located. Villagers walk back and forth through the forest that lies 

between Sunderkhal and Majkhali; small children walking to school, elderly pensioners going to the 

bank, the sick going to the health center and women and men fetching rations etc. It is important for 

them to have a small shelter and water point somewhere in-between. 

  
Western students will bring back vital knowledge for building mountain-based resilience here in 

Gunnison, including high-altitude agricultural and alternative energy practices, sustainable 



architecture, and appropriate water conservation and utilization practices. The students will learn to work 

with minimal resources to lead a sustainable life built on social and ecological interdependence. Ajay 

Rastogi adds, ‘students will develop appreciation and deeper meaning from cultural and spiritual aspects 

of the society in how to be happy amidst scarcity and challenges of mountain life.’ 
  
Dean Hausdoerffer will co-host Mountain Resilience Coalition fundraising events in Telluride on March 

6 and 7, and students will hold course fundraising events for the trip throughout the winter and spring 

around Gunnison. Interested community members may donate to "ENVS India" at 

https://www.crowdrise.com/o/en/campaign/mountainresiliency, at western.edu/give or contact 

Hausdoerffer at jhausdoerffer@western.edu 
 

 

 

https://www.crowdrise.com/o/en/campaign/mountainresiliency
https://www.westernalum.org/efr/index.asp
mailto:jhausdoerffer@western.edu










 

 

 

 
To:  Gunnison City Council 
 
From:  Russell Forrest  
 
Date:  March 13, 2018 
 
Subject:  Gunnison Rising Sage Grouse Issue  
______________________________________________________________________________ 
 
Please find a letter from Christine Henkel who is a biologist working for Dick Bratton and Gunnison 

Valley Partners LLC.   As you may know the Gunnison Sage Grouse was listed as a threatened species 

under the Endangered Species Act.  The Gunnison Rising Project although in the City of Gunnison is 

identified as in Critical Habitat by the US Fish and Wildlife Service (USFWS).  Prior to the listing of the 

Gunnison Sage Grouse, this project went through an extensive review with USFWS and Colorado Parks 

and Wildlife to avoid, reduce, and mitigate impacts from the project.  

Now that the Gunnison Sage Grouse is listed as threatened species, the USFWS has a process to consider 

the issuance of an Incidental Take Permit (ITP) which would be required before habitat is impacted by 

construction or disturbance on the site.   The consulting biologist, Christine Henkel, would like to review 

the process for a ITP with the City Council.   There is also a request for the City to be included in the ITP 

as a permitee.   Staff wanted the City Council to be informed of this permit process and also to ask that 

we invest a modest amount of staff time and the City Attorney’s time to meet with the USFWS and 

Christine Henkel to specifically understand the legal and operational considerations for participating in 

an Individual Take Permit.   Staff recommends that the City generally support Gunnison Valley Partners 

application for a ITP.  However, before being named in the permit, staff would like to fully investigate 

the legal and operational considerations and report back to the City Council on our findings before a 

decision is made to be a named party to a ITP.   
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Gunnison Rising Incidental Take Permit Brief Draft for Gunnison City Council work session, Tuesday, 
March 13, 2018 
 
Prepared by:  Christine Henkel, Biologist, RMRMS 
Draft Date:  March 2, 2018 
 
 
INTRODUCTION: 
 
Rocky Mountain Resource Management Services (RMRMS), representing Gunnison Valley Partners, LLC 
(GVP) and the Gunnison Rising development project, has been working with the U.S. Fish and Wildlife 
Services (FWS) Grand Junction staff in consultation for application of an Incidental Take Permit (ITP).  
Required in this permit application process, is the development of a Habitat Conservation Plan (HCP) 
which will avoid, minimize, and mitigate any and all effects on threatened or endangered species and 
their designated critical habitat within a specific project area.  

Part of the HCP planning process includes identifying all potential stakeholders and any entities 
recommended to be named on, and provided protection under, the ITP.  The City of Gunnison has been 
identified as a stakeholder by both the FWS and RMRMS and, therefore, will have a voice in this process.  
In addition, the FWS recommends that the City of Gunnison be included in and protected through this 
ITP.  According to initial discussions with FWS representatives, inclusion in this permit will provide the 
city with protection should take of the threatened GuSG occur while in pursuit of any lawful and 
approved activities it intends in and upon the annexation area and future Gunnison Rising development.  
Further, if named in this ITP, the city could extend the permit’s protection to other individuals and 
commercial entities through the building permit process or other mechanisms yet to be developed.  
Pursuit of an ITP and, specifically, the accompanying HCP development, can be a costly and time 
consuming process.  However, all funding for the development of the Gunnison Rising HCP has been 
provided by GVP, and, it has been their stated intention to continue to do so.    

 

BACKGROUND: 

In consultation with the FWS after the November 20, 2014 Final Listing and Critical Habitat Decision, 
GVP was informed that because the proposed Gunnison Rising project was located in an area recently 
designated as Gunnison Sage-grouse (GuSG) Critical Habitat, the partners needed to apply for an ITP to 
avoid potential action triggered by the “take” prohibitions detailed in ESA Section 9.  “Take” as defined 
in the Endangered Species Act (ESA) means to harass, harm, pursue, hunt, shoot, wound, kill, trap, 
capture, or collect a listed species.  Through regulations, the term “harm” is defined as “an act which 
actually kills or injures wildlife. Such an act may include significant habitat modification or degradation 
where it actually kills or injures wildlife by significantly impairing essential behavioral patterns, including 
breeding, feeding, or sheltering.    
 
In the Gunnison Basin, under the FWS final critical habitat designation for the threatened GuSG, 
essentially all sage brush ecosystems up to 9200 feet are designated as critical for their survival. While 
previously developed areas in this habitat, both urban and exurban, were exempted from the final 
decision, the FWS elected to include the Gunnison Rising project area even though it had been annexed 
into the city and was identified as an area of appropriate urban development  in the 2012 Land Use 
analysis.  In addition, Gunnison Rising was deemed fully mitigated to the satisfaction of the Colorado 
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Parks and Wildlife (CPW), local city and county governments, the State of Colorado and the Gunnison 
Basin Sage-grouse Strategic Committee, members of which include representatives from the BLM, USFS, 
CPW, NRCS, and (perhaps most importantly) FWS personnel.  
 
There is a misconception that a threatened designation will not carry the same restrictions and 
mandates as the ESA endangered category.  However, other provisions of the act, specifically the 4(d) 
rule, lends broad authority to the FWS to extend the prohibition of take and protections of fully 
endangered to species classified as threatened.  In 1978, the FWS applied a blanket 4(d) ruling for all 
species listed as threatened, effectively managing any listed species, regardless of status, to the full 
prohibitive extent of the ESA.  The service has the option of going back and changing the blanket rule for 
individual threatened status listings, allowing for special 4(d) rulings for specific species and/or 
populations.  A special 4(d) rule was repeatedly promised by FWS representatives for the Gunnison 
Basin GuSG population based on the years of proactive planning, advocacy, and successful conservation 
cooperation in the Gunnison Community.  This 4(d) ruling change never came to fruition and recently 
published FWS long-range work plans do not include the development of any special 4d rule for the 
Gunnison Basin Sage-grouse population.  Special 4(d) rulings can fall under quite a few different 
categories and have a huge amount of management flexibility.  Potentially, a 4(d) rule for the Gunnison 
basin could fully accept the provisions of the GVP’s original mitigation plan.  It could, also, minimize or 
completely preclude the ITP requirement to protect local governments, businesses, and private 
individuals not protected under a federal nexus or other preexisting conservation candidate agreements 
when participating in lawful activities in areas of GuSG Critical Habitat. 
 
 
PREVIOUSLY APPROVED MITIGATION: 
 
The original mitigation included the following actions approved and deemed compensatory by all 
aforementioned participants for the Gunnison Rising project: 
 (1)  GVP owned 193.142 acres and approximately 1.5 miles of the Tomichi Creek corridor, located east 
of the Gunnison/Crested Butte Airport and immediately south of lands annexed to the City of Gunnison 
by GVP.  This property was selected for funding under the Colorado Wildlife Protection Program because 
of its value for wildlife, waterfowl and fisheries.  At the time of mitigation, GVP estimated the property’s 
value at approximately $2,500,000.  GVP agreed to sell the property to the CDOW pursuant to the 
Colorado Wildlife Protection Program for $1,509,078.60, a substantial reduction.   Additionally, GVP 
agreed to forego the first $300,000 of the charitable deduction it can claim for the reduced sale price.  
This property was combined with additional property to form the new Tomichi Creek State Wildlife 
Area. 

(2)   The relinquishment of US Bureau of Land Management and Forest Service livestock grazing permits 
on 247,002 acres of permitted lands in the Taylor Park Pool.  At the time of mitigation, the permitted 
lands contain a total of 10,187 AUM’s (Animal Unit Month).  GVP owned 1625 of these, effectively 16% 
of the Taylor Park Pool total.  A relinquishment of 16 % of the permitted numbers back to the two 
agencies was expected to have a substantial effect toward the sustained improvement of critical sage-
grouse and wildlife habitat as well as added flexibility for the agencies in the management of livestock 
grazing.  The overall benefit to these 247,002 acres would include:  increased cover and vigor of the 
existing vegetation, increased density of grasses and forbs, and, therefore, increased density and variety 
of insect populations (essential for the health and survival of sage-grouse broods).  According to the FWS 
Economic Analysis required for their final critical habitat decision, an example of recent sale (2012) of 
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AUMs was listed at $113/AUM.  Applied to the GVP grazing permit, this approximates the value of over 
$180,000 for the AUM’s voluntarily relinquished. 

(3)  The creation of a 160 acre conservation easement, held in perpetuity and for the benefit of the 
GuSG.  This easement is located on the extreme north east corner of the property and was donated by 
GVP and is administered by the CPW.  This easement is located in close proximity to lek areas to the 
north and is essential supporting habitat for the GuSG. 

(4)In addition, Gunnison Rising PUD contains significant areas left as open space to lessen disturbance 
effects on wildlife.  A 261 acre open space buffer was created to offset indirect residential effects in the 
northern residential portion of the project.   This buffer extends from the Contour Trail to the property 
boundary with BLM to the north and the newly created 160 acre conservation Easement in the north 
east corner of the property.  In addition, GVP has authorized the creation of HOA’s that will support pet 
and domestic animal restrictions; trail use restrictions as recommended by the 2005 RCP for GuSG; 
regulations that favor native, xeric,  plants and regulate or restrict use of non-native landscape; and 
restrictions on building envelopes, fencing, and other measures as listed in the Gunnison Rising PUD.   

 
(POST FINAL LISTING DECISION) 
INITIAL FWS POSITION REGARDING THE ORIGINAL GUNNISON RISING MITIGATION PLAN: 
 
After final listing of the GuSG, GVP received notification from the FWS detailing potential legal action 
should any development activities (excavation, infrastructure, construction, etc) proceed without 
acquisition of an Incidental Take Permit (ITP).  At this time, Mr. Richard Bratton, on behalf of GVP, 
contacted RMRMS and requested aid in applying for this permit and development of the required 
Habitat Conservation Plan to manage and mitigate any effect on the threatened GuSG and its critical 
habitat.  Initially, FWS representatives indicated that the original mitigation, which was completed prior 
to the final listing, would have little or no value for GuSG conservation.  Since that time, and after 
multiple changes of employees assigned to this case, the FWS has agreed that the 160 acre Conservation 
Easement on the north east corner of the property will be allowed as mitigation in an acre for acre, like 
habitat, manner. 

 Unfortunately, to date, the FWS refuses to accept the GVP donation which helped create the Tomichi 
Creek State Wildlife Area as mitigation.  While agreeing that this area will be beneficial to wildlife and 
Gunnison basin habitat in general, they claim it is not specifically valuable to GuSG and will not directly 
offset the critical habitat that will be removed or disturbed during implementation and development of 
the project.  Additionally, the FWS claims there is no mitigation value in the 261 acre northern open 
space buffer, designed to further protect GuSG from indirect disturbances that might arise due to 
activities during development and permanent residency.  Because of this decision, GVP decided to 
donate the buffer acreage to WSCU to be held and used for study by their growing graduate and 
undergraduate Natural Resources program.  This donation was finalized in early 2017. 

Until recently, the FWS, also, refused to attach a value to the 1650 AUM, BLM and USFS grazing permit 
that GVP voluntarily relinquished.  There is a long standing practice by these public lands management 
agencies in the Gunnison Basin to achieve desired GuSG goals and objectives through AUM permit 
reductions. The GVP grazing permit relinquishment greatly increased flexibility for the basin’s public 
lands managers and ranchers using the remaining AUM’s.   In the FWS Economic Impact Analysis of its 
Gunnison Sage-grouse Critical Habitat Final decision, it estimates that an additional 6000 AUMs may 
need to be relinquished for the benefit of GuSG Critical Habitat and attaches a 2012 recent sale value of 
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$113/AUM.  Even though this analysis was used to support the Critical Habitat Designation decision, the 
FWS, with respect to the voluntary relinquishment of the GVP grazing permit, stated that they had no 
way of attaching a dollar value to the 1650 AUM’s.   Recently, however, there has been new discussion 
on this item and we are hopeful that GVP will be accounted some or all of the original mitigation credit 
for these permits.  

 

CURRENT WORK WITH THE FWS:  

Both GVP and the FWS are committed to developing a workable HCP for the Gunnison Rising 
development area.  To date, RMRMS has negotiated an agreement with FWS to allow development and 
construction to begin in the western most portion of the annexation area even as work continues on the 
required HCP.  This good faith agreement from the FWS is encouraging and has helped facilitate a more 
positive atmosphere in which to collaborate.  Development in other areas of the project that are in 
established disturbance zones further east and immediately north and south of Hwy. 50 may merit the 
same agreement.   

 

RMRMS RECOMMENDATION: 

Due to cost and time expenditures incurred during development and mitigation of a Habitat 
Conservation Plan required for an Incidental Take Permit, RMRMS supports the FWS recommendation 
that the City of Gunnison, along with GVP, be named as joint applicants on the Gunnison Rising 
Incidental Take Permit.  While there are other possible options that may be developed, this alternative 
would likely be the most time efficient and, certainly, the most financially prudent, allowing the City 
protection if take of GuSG should occur while participating in any lawful activities within the Gunnison 
Rising project area.  Because there is flexibility build into the ITP itself, the City could, as a regulating 
municipality serve as a nexus and extend its ITP protections through its building permit program to any 
private or commercial entity who will be pursuing approved activities within the scope of the Gunnison 
Rising development plan. 



 

 

 

 
To:  Gunnison City Council 
 
From:  Russell Forrest  
 
Date:  March 13, 2018 
 
Subject:  Gunnison Rising Conceptual Plan  
______________________________________________________________________________ 
 
Significant time has passed since Gunnison Rising has been approved.  The issue of affordable 
housing since the project was approved has become more acute.   Commercial land use needs 
are different now than when approved.  The developer, Gunnison Valley Partners, would like to 
solicit the active participation of the community and specifically the City of Gunnison to review 
the Gunnison Rising plan.  This would include reviewing residential and commercial market 
demands and land uses, site planning, and infrastructure needs.  Also looking at the 
interrelationship between Gunnison Rising, Western, and Main Street will be examined in this 
proposed process.   
 
Attached is a proposal from Cascadia Partners for conducting this review. The goal of the scope 
of work is to re-examine the vision of Gunnison Rising.   Cascadia Partners would be working for 
Gunnison Valley Partners.  However, a partnership is proposed where by the City of Gunnison, 
Gunnison County, and Western are each being asked to support the attached Scope of Work 
with a contribution of $8,000.    
 
It is anticipated that this scope of work would then inform a potential amendment to the 
approved planned unit development.  It is important to note that the applicant would retain all 
of their current entitlements until they would receive an approval (if they choose to apply for 
an amendment) to the Gunnison Rising PUD.   The attached scope of work would not pay for a 
PUD amendment.  That cost would be entirely supported by the developer and the City would 
be acting in its quasi-judicial role at that time.    
 



In reviewing this proposal with the City Attorney, staff would recommend, that if the City 
Council wanted to move forward with a funding partnership, that a funding agreement be 
drafted by the City Attorney to clearly protect the roles of the City as a planning partner (as 
delineated in the attached scope of work) so as not to create any conflict when and if the 
applicant moves forward with a PUD amendment.  In addition, the City may want to ask that 
that a goal of the project would be to address affordable housing needs as expressed in the 
2016 Gunnison Valley Housing Needs Assessment. If Council wanted to support this request, 
staff would request a motion to fund the Gunnison Rising Financial Plan for up to $8,000 with 
funds from the City Councils Strategic Planning Fund and to direct the City Manager to negotiate 
and execute a funding agreement with Gunnison Valley Partners.   
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GUNNISON RISING CONCEPTUAL PLAN 
03/04 /2018  

A Collaborative Planning Process 
We propose a high‐level, collaborative Conceptual Planning process to precede the preparation of the formal 

Master Plan update for Gunnison Rising. The goal is to engage with key community stakeholders (the Project 

Partners) about Gunnison’s overall future, identify shared goals and determine how Gunnison Rising can play 

a role in achieving that vision for the future.  Creating resilient and dynamic places takes coordination 

between the public and private sectors. Our hope is that this coordinated approach will produce an outcome 

far better than if it were done in isolation.   

The Project Partners 

This proposal details a Conceptual Planning process that would be funded jointly by the landowner (Gunnison 

Valley Properties (GVP)), the City of Gunnison, Gunnison County and Western State Colorado University.  

Each of these entities has a vested interest in how Gunnison grows over the long term, and Gunnison Rising 

will play a major role in that future.  Formal participation of the public entities in this Conceptual Plan process 

will ensure that community goals, such as workforce and faculty housing, economic growth, expanded trails 

and parks, and an events center, can be achieved through the development of Gunnison Rising. This type of 

collaborative process will also undoubtedly result in the generation of great ideas that have not even been 

contemplated yet – a key reason for engaging in this effort. 

This process is not intended to overburden the public agency staff of the Project Partners.  Rather, we 

anticipate participation from key staff and leadership in approximately 6 group working / charrette sessions 

during the 3‐4‐month process.  Deliverables will be produced primarily by the consultant team.  Assistance 

with data gathering may be necessary, but production of original material by public agency staff is not 

anticipated.  

Following this Conceptual Planning process, the landowner will privately fund an update to the Gunnison 

Rising Master Plan that is reflective of the shared goals and objectives that are identified in this Conceptual 

Planning process.  

Conceptual Planning Process 
During the Conceptual Planning process, the consultant team will facilitate a collaborative 3‐4‐month process 

with the Project Partners to identify shared goals and opportunities, produce design concepts, estimate 

preliminary development costs and revenues, and perform a preliminary financial analysis.  This process is 

intended to quickly iterate through a range of concepts and evaluate their relative strengths and weaknesses.  

The final deliverable is a Project Charter that summarizes the shared, high‐level vision for Gunnison Rising. 
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Relationship of this Conceptual Plan to Overall Master Plan Process 

 

 

 

 

 

 

 

Public Engagement and Alignment with the Gunnison Comprehensive Plan Process 

Engagement with the broader public is only anticipated to the extent this process can dovetail with the City’s 

Comprehensive Plan process. Ideally this Conceptual Planning process will align with the timing of the City‐

initiated Comprehensive Plan Update anticipated to begin in the second quarter of 2018.   

While there will be formal public hearings and the need to engage with key stakeholders and the media 

during the overall process, neither the landowner nor the public agencies have the staff capacity nor funding 

to engage in a stand‐alone, broad‐based public process.  Our hope is to take advantage of the community 

engagement that will occur as part of the City’s Comprehensive Plan process to gain a broader perspective on 

community goals and aspirations that could potentially be realized as part of Gunnison Rising.  If alignment 

with the Comprehensive Plan process is not possible, the engagement for this process will be limited to key 

leadership within the four (4) Project Partner organizations. 

The Work Plan 

Task 1: Conceptual Design Charrette (Trip 1) 

Day 1: Morning – Infrastructure Work Session with City Public Works 

CP will conduct a work session with the Public Works Director, City Engineer, Consultant team engineer to 

understand the potential scope and scale of a Phase 1 development that leverages current infrastructure. 

Day 1: Lunch – Project Partner Work Session  

Goal: Establish a Framework for Common Understanding 

CP will present the preliminary site analysis, high level guiding principles for quality design, key findings from 

the market analysis and case studies, and information on the likely major building blocks for the 

development.  This discussion will provide the Project Partners with a common set of facts and help prepare 

everyone for a productive design charrette.   

Phase 3: 

Master Plan 
Update

Phase 2:

Conceptual 
Planning

Phase 1:

Fact‐finding,

Market Analysis,

Cast Studies
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Market and Case Study Presentation 

CP will present key findings from the market analysis and development case studies conducted in 

Phase 1.  The goal is to begin the project with a common context for today’s market conditions.  

However, given the small Gunnison market and the fact that Gunnison Rising will be testing new 

development ideas not yet tested locally, the team will also provide lessons learned from the study 

of other large‐scale master planned developments from across the country.  These developments 

were “pioneering” in their time too and many transferrable lessons can be learned.  

Group Exercise: Goals, Opportunities and Weaknesses  

CP will guide the Project Partners through an exercise to identify goals, opportunities and weaknesses for 

both the site and Gunnison as a whole.  This should be a lively and wide‐ranging discussion.  Once all of the 

items are identified, the consultant team will give each Project Partner a packet of stickers to “vote” on their 

top priorities.  This prioritized list of goals and opportunities will be a regular reference for the remaining 

process to ensure whatever key decisions are made along the way are consistent. 

Day 1: Afternoon – Design Charrette 

CP will facilitate an interactive exercise with the group to identify major centers and place type locations, key 

routes and amenities, and early phasing elements.  This process will help identify new ideas, concepts or 

schemes, how they integrate with each other and with the surrounding community. 

Day 2: Morning – Studio Design Work 

CP will work together to fleshing out concepts further – putting meat on the bones.  This is valuable time for 

the core team to bring the Project Partners’ ideas to life.  At this stage, the design work is intended to 

illustrate how the overall development program can be arranged on the site, and how the program integrates 

internally and with surrounding areas.   

Day 2: Afternoon – Review Refined Design Concepts with Project Partners 

At the afternoon wrap up meeting, design concepts will be pinned to the walls, a presentation summarizing 

the big ideas and concepts will be given and there will be an open discussion among the Project Partners.  

This material will form the key content for the ultimate Project Charter, which will summarize the shared 

vision of the Project Partners.   

Task 2: Conceptual Design Work 

A Conceptual Design based on the Design Charrette will be refined, illustrated and analyzed by the Consultant 

Team.  A Conceptual Design map will be prepared that details the location of centers and neighborhoods, key 

connections, and other amenities.  Key phasing recommendations will be defined.  The Conceptual Design is 

not a regulatory map, but rather an easy‐to‐understand illustration of the major agreed upon elements, how 

they relate to one another and to the broader community.   

The Concept Plan will be comprised of a series of building blocks, some of which could include: 
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Place Types and Building Types 

‐ Centers of activity, big and small, such as a commercial core, walkable retail, and neighborhood 

shops 

‐ Neighborhoods with a wide range of housing types, including “missing middle” buildings  

‐ Gathering places, like parks, plazas and festival streets 

‐ Natural areas like parks, greenspaces and preserves 

Connections – Streets, Trails 

‐ “Complete street” concepts that are safe and walkable 

‐ Neighborhood streets and greenways that are fun and kid‐friendly 

‐ Paths and trails that provide useful off‐street connections and access to outdoor adventure 

Task 3: Financial Analysis (Pro Forma) 

A high level, preliminary analysis of costs and revenues will be performed for the design concept.  This will 

involve generating estimates of the development program, vertical (development) and horizontal 

(infrastructure) costs, and revenue potential (land sale/lease, rent and/or sales).  The assessment, at this 

stage, is intended to determine if there is positive “residual land value” only.  Put simply, residual land value 

is a method for determining land value by subtracting the costs to develop (regulatory, infrastructure and 

construction) from the potential revenue of the development.  If the value is positive, there is a reason to 

continue.  If the value is negative, either changes to costs or revenues need to occur, or the development 

may not be feasible.  A more detailed pro forma analysis of a Phase 1 development will occur in Phase 3 of 

the project.   

Infrastructure Financing Strategies 

The consultant team will work with an engineering consultant (contracted by GVP) to estimate major 

infrastructure costs that will feed into the financial analysis.  Infrastructure funding is often the single largest 

hurdle to growth.  Achieving a shared understanding of the challenges and agreement on the tools necessary 

to overcome this challenge are critically important to achieve early in this process.  Special assessment and 

tax capture districts, like Tax Increment Financing districts, are key to funding new large‐scale infrastructure 

improvements, many of which will benefit the broader community as well.  These large infrastructure costs 

are not financially feasible to fund with private financing alone.  Changes to the existing district and/or 

adoption of additional districts will likely be necessary.  The team will also explore creative approaches to 

phasing infrastructure improvements that can ensure financial feasibility.   

Task 4: Project Charter 

At the conclusion of the Conceptual Planning phase, the consultant team will prepare a Project Charter that 

will summarize the shared goals, opportunities, strategies and major projects that will guide the development 

of the formal Master Plan.  The Charter will also include the Conceptual Design map, and several illustrations 
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of key place and street types, and other key elements identified during the process.  While this is not a legally 

binding document, there is tremendous value in achieving broad‐based buy‐in on a shared vision for 

Gunnison Rising early in the planning process. 

Task 5: Presentation of Conceptual Plan for Gunnison Rising (Trip 2) 

The consultant team will make a final trip to Gunnison to present the key elements of the Conceptual Plan for 

Gunnison Rising.  This is intended to be a compelling “story” about the future of Gunnison, and the role of 

the Gunnison Rising site.  The exact venue and audience of this final presentation will be defined by the 

Project Partners.  This story will also be used to market the opportunity to potential creative development 

partners who can help realize the vision.   

Focus Group with Potential Creative Development Partners 

The consultant team will convene a focus group with a carefully selected group of creative development 

professionals to review the key elements of the Project Charter and Conceptual Plan map illustrations.  The 

goal is two‐fold.  First, the team seeks sage advice from seasoned professionals on the risks, rewards, 

opportunities and constraints they see with the vision for Gunnison Rising.  Second, the team hopes to 

cultivate interest among a group of top‐flight development partners to participate in a first phase.  Every 

effort will be made to conduct this meeting in‐person, however, an option for a webinar format will also be 

provided.  

Project Cost‐Sharing  
The following four (4) entities agree to share in the funding of this Conceptual Planning process: the 

landowner (Gunnison Valley Properties (GVP)), the City of Gunnison, Gunnison County and Western State 

Colorado University.  The landowner (GVP) agrees to pay 40% of the total fee, with the remaining fee to be 

paid in equal parts by the other three entities. The cost breakdown is below.   

 

Project Partners  Funding Contribution  Percentage 

Gunnison Valley Properties (GVP)  $16,000  40% 

City of Gunnison  $8,000  20% 

Gunnison County  $8,000  20% 

Western State Colorado University  $8,000  20% 

Total  $40,000   
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Detailed Task‐based Budget  

 



MEMORANDUM 
TO:  City Council 
FROM: Steve Westbay 
DATE:  March 13, 2018 
RE:   LDC Diagnosis – Housing Barriers Assessment 
 
The purpose of the agenda item is to request the use of funds from the Council’s Strategic 
Implementation Reserve for the Land Development Code Diagnosis – Housing Barriers 
Assessment.  This is an identified Strategic Priority under Livable and Affordable Housing, 
Result 2, to review incentives and barriers to creating affordable housing. 
 
On February 20th, the LDC diagnosis RFP was sent to Clarion Associates, BBC Research, RPI 
Inc., EPS Inc., and Cascadia Partners.  Cascadia Partners were the low bid for these consulting 
services.  
 
Cascadia Partners were part of the consulting team working on the Gunnison Vibrancy Initiative 
and Alex Joyce is familiar with the City’s Development Code, which should help to minimize 
project creep.  The quote from Cascadia is $27,450.  The RFP and the Cascadia response is 
attached. 
 
It is requested that the Council authorize the expenditures from the Council’s Strategic 
Implementation Reserve (FY2018) and authorize the City Manager to sign the Services Contract 
with Cascadia Partners in an amount not to exceed $27,450.  
 



CITY OF GUNNISON 
Services Contract 

Land Development Code Diagnosis – Identify Housing Development Barriers for Market- 
Based Development and Deed Restricted Affordable Housing 

 
1. PARTIES. THIS AGREEMENT is entered into by and between the City of Gunnison, a 
Colorado home-rule municipality, hereinafter referred to as City, and Cascadia Partners, LLC, 
having its offices at 311 NE Monroe St. Portland, Oregon 97212, hereinafter referred to as the 
Consultant. 
 
2. EFFECTIVE DATE AND NOTICE OF NONLIABILITY. This Agreement shall not be effective or 
enforceable until it is approved and signed by the City (hereinafter called the “Effective Date”), but 
shall be effective and enforceable thereafter in accordance with its provisions. The City shall not be 
liable to pay or reimburse Consultant for any performance hereunder or be bound by any provision 
hereof prior to the Effective Date. 
 
RECITALS 
 
WHEREAS, authority exists and funds have been budgeted, appropriated, and otherwise made 
available, and a sufficient unencumbered balance thereof remains available for payment; and 
 
WHEREAS, the Gunnison City Council Strategic Plan (October 2017) tasks city staff to review 
incentives and barriers to creating affordable housing.; and 
 
WHEREAS, the Consultant was selected and determined to be the most qualified, and fees were 
negotiated to the satisfaction of City. 
 
NOW THEREFORE, it is hereby agreed that: 
 
ARTICLE  1. SCOPE OF WORK 
The Consultant, in consideration of City’s promises hereinafter made, promises to perform and 
accomplish all the work and services proposed, and in accordance with the terms and conditions 
set forth in the scope of work description and proposal dated March 5, 2018, for which both 
documents are attached hereto and made a part hereof by reference as Exhibit A.  Consultant 
shall undertake and perform the necessary work and services as set forth in Exhibit A, and as 
customary for professional consulting practices of similar character, scope and magnitude. 
 
ARTICLE 2. COMPENSATION 
In consideration for the performance of the said work and services including a price for 
Reimbursable Expenses if applicable, City agrees to pay to Consultant fees and charges not to 
exceed Twenty-Seven Thousand Four Hundred and Seventy-Five dollars ($27,475.00). Payments 
to the Consultant shall be made monthly based upon Consultant’s performance and progress, 
through a properly executed Invoice and under no circumstances shall the City be liable for any 
amounts, including all costs which exceed the maximum dollar amount of compensation that is 
specified.  Payments shall be due within thirty (30) days of receipt by the City of the Invoice. 
 
  



ARTICLE 3.  REIMBURSABLE EXPENSE 
Reimbursable expenses are included in the project costs set forth in EXHIBIT A and any additional 
cost for service shall only be approved by a Change Order pre-approved by the City Manager. The 
consultant understands and agrees that a certain dollar amount as enumerated in EXHIBIT A, 
Consultant’s Proposal has been established as a maximum amount to be paid for all reimbursable 
expenses.  
 
ARTICLE 4. AGREEMENT EXPIRATION 
Unless sooner terminated, this Agreement shall remain in effect until the work and services are 
completed and accepted by the City.  However, product deliveries shall follow the following 
schedule, which may be amended by written approval of the Community Development Director.  
 
• March 16, 2018: City approves contract with the selected consultant; work begins 
• April 25, 2018: Initial Summary Report Webinar Presentation (Scope item #3) 
• June 8, 2018: Final Report Submittal (Scope item #5) 
• June 26, 2018: Report to City Council (Scope item #6) 
 
ARTICLE 5. TERMINATION OF AGREEMENT 
5.1 DEFAULT 
This Agreement may be terminated by either party upon seven (7) days written notice should the 
other party fail substantially to perform in accordance with its terms through no fault of the other. 
 
5.2 TERMINATION FOR CONVENIENCE OF CITY 
The performance of the services under this Agreement may be terminated, in whole or from time to 
time in part, by the City whenever for any reason the City shall determine that such termination is in 
the best interest of the City. Termination of services hereunder shall be affected by delivery to the 
Consultant of a Notice of Termination specifying the extent to which performance of services under 
this Agreement is terminated and the date upon which such termination becomes effective. 
 
After receipt of the Notice of Termination, the Consultant shall exercise all reasonable diligence to 
accomplish the cancellation of its outstanding commitments covering personal services and 
extending beyond the date of such termination to the extent that they relate to the performance of 
any services terminated by the Notice. 
 
ARTICLE 6. CONSULTANT’S ACCOUNTING RECORDS 
Records of the Consultant’s Direct Personnel, Consultant, and reimbursable Expense pertaining to 
this Agreement and records of accounts between the City and Consultant shall be kept on a 
generally recognized accounting basis and shall be available to the Principal Representative at 
mutually convenient times and extending to three (3) years after final payment under this 
Agreement. 
 
ARTICLE 7.   INSURANCE 
7.1 GENERAL  
The Consultant shall procure and maintain all insurance requirements and limits as set forth 
below, at his or her own expense, for the length of time set forth in Contract requirements.  The 
Consultant shall continue to provide evidence of such coverage to City on an annual basis during 
the aforementioned period including all of the terms of the insurance and indemnification 
requirements of this agreement.  All below insurance policies shall include a provision preventing 
cancellation without thirty (30) days’ prior notice by certified mail.  A completed Certificate of 
Insurance shall be filed with the City within ten (10) days after the date of the Notice of Award, 



said Certificate to specifically state the inclusion of the coverages and provisions set forth herein 
and shall state whether the coverage is “claims made” or “per occurrence”.  
 
7.2 COMMERCIAL GENERAL LIABILITY INSURANCE (CGL) 
This insurance must protect the Consultant from all claims for bodily injury, including death and 
all claims for destruction of or damage to property (other than the Work itself), arising out of or in 
connection with any operations under this Contract, whether such operations be by the Consultant 
or by any Subcontractor under him or anyone directly or indirectly employed by the Consultant or 
by a Subcontractor.  All such insurance shall be written with limits and coverages as specified 
below and shall be written on an occurrence form. 

 
General Aggregate     $1,000,000 
Products – Completed Operations Aggregate $1,000,000 
Each Occurrence     $1,000,000 
Personal Injury     $1,000,000 
 

The following coverages shall be included in the CGL: 
 

1. Additional Insured status in favor of the City. 
2. The policy shall be endorsed to be primary and non-contributory with any insurance 

maintained by Additional Insureds. 
3. A waiver of Subrogation in favor of all Additional Insured parties. 

 
7.3 AUTOMOBILE LIABILITY INSURANCE  
Automobile liability insurance and business auto liability covering liability arising out of any auto 
(including owned, hired and non-owned autos). 
 
Combined Bodily Injury and Property Damage Liability 
(Combined Single Limit): $1,000,000 each accident 
 
Coverages:  Specific waiver of subrogation 
 
7.4 WORKERS COMPENSATION INSURANCE 
The Consultant shall procure and maintain Workers' Compensation Insurance at his or her own 
expense during the life of this Contract, including occupational disease provisions for all 
employees per statutory requirements.  Policy shall contain a waiver of subrogation in favor of the 
City. 
 
The Consultant shall also require each Subcontractor to furnish Workers' Compensation 
Insurance, including occupational disease provisions for all of the latter’s employees, and to the 
extent not furnished, the Consultant accepts full liability and responsibility for Subcontractor’s 
employees. 
 
In cases where any class of employees engaged in hazardous work under this Contract at the 
site of the Project is not protected under the Workers’ Compensation statute, the Consultant shall 
provide, and shall cause each Subcontractor to provide, adequate and suitable insurance for the 
protection of employees not otherwise protected 
 
7.5 PROFESSIONAL ERRORS AND OMISSIONS LIABILITY 
The Consultant promises and agrees to maintain in full force and effect an Errors and Omissions 
Professional Liability Insurance Policy in the amounts (indicated in the following table) as minimum 



coverage or such other minimum coverage as determined by the City.  The policy, including 
claims made forms, shall remain in effect for the duration of this Agreement and for at least three 
years beyond the completion and acceptance of the Work.  The Consultant shall be responsible for 
all claims, damages, losses or expenses, including attorney's fees, arising out of or resulting from 
the performance of Professional Services contemplated in this Agreement, provided that any such 
claim, damage, loss or expense is caused by any negligent act, error or omission of the Consultant, 
any consultant or associate thereof, or anyone directly or indirectly employed by Architect/ Engineer.  
The Consultant shall submit a Certificate of Insurance verifying said coverage at the signing of this 
Agreement and also any notices of Renewals of said policy as they occur. 
 

For a Fixed Limit of 
Construction Cost 

Minimum Coverage per 
Claim 

Minimum Coverage in the 
Aggregate 

$999,999 and under $250,000 $500,000 
$1,000,000 to $4,999,999 $500,000 $1,000,000 
$5,000,000 to $19,999,999 $1,000,000 $2,000,000 
$20,000,000 and Above $2,000,000 $2,000,000 

. 
ARTICLE 8. SPECIAL PROVISIONS  
8.1 FUND AVAILABILITY. 
Financial obligations of the City payable after the current fiscal year are contingent upon funds for 
that purpose being appropriated, budgeted, and otherwise made available. 
 
8.2 GOVERNMENTAL IMMUNITY  
No term or condition of this contract shall be construed or interpreted as a waiver, express or 
implied, of any of the immunities, rights, benefits, protections, or other provisions, of the Colorado 
Governmental Immunity Act, CRS §24-10-101 et seq., or the Federal Tort Claims Act, 28 U.S.C. 
§§1346(b) and 2671 et seq., as applicable now or hereafter amended. 
 
8.3 INDEPENDENT CONTRACTOR. 
Consultant shall perform its duties hereunder as an independent contractor and not as an 
employee. Neither Consultant nor any agent or employee of Consultant shall be deemed to be an 
agent or employee of the City. Consultant and its employees and agents are not entitled to 
unemployment insurance or workers compensation benefits through the City and the City shall 
not pay for or otherwise provide such coverage for Consultant or any of its agents or employees. 
Unemployment insurance benefits will be available to Consultant and its employees and agents 
only if such coverage is made available by Consultant or a third party. Consultant shall pay when 
due all applicable employment taxes and income taxes and local head taxes incurred pursuant to 
this contract. Consultant shall not have authorization, express or implied, to bind the City to any 
agreement, liability or understanding, except as expressly set forth herein. Consultant shall; (a) 
provide and keep in force workers' compensation and unemployment compensation insurance in 
the amounts required by law, (b) provide proof thereof when requested by the City, and (c) be 
solely responsible for its acts and those of its employees and agents. 
 
8.4 COMPLIANCE WITH LAW  
Consultant shall strictly comply with all applicable federal and state laws, rules, and regulations 
in effect or hereafter established, including, without limitation, laws applicable to discrimination 
and unfair employment practices. 
8.5 CHOICE OF LAW 
Colorado law, and rules and regulations issued pursuant thereto, shall be applied in the 
interpretation, execution, and enforcement of this contract. Any provision included or incorporated 



herein by reference which conflicts with said laws, rules, and regulations shall be null and void. 
Any provision incorporated herein by reference which purports to negate this or any other Special 
Provision in whole or in part shall not be valid or enforceable or available in any action at law, 
whether by way of complaint, defense, or otherwise. Any provision rendered null and void by the 
operation of this provision shall not invalidate the remainder of this contract, to the extent capable 
of execution. 
 
8.6 BINDING ARBITRATION PROHIBITED 
The City does not agree to binding arbitration by any extra-judicial body or person. Any provision 
to the contrary in this contact or incorporated herein by reference shall be null and void. 
 
8.7 EMPLOYEE FINANCIAL INTEREST/CONFLICT OF INTEREST.  
The signatories aver that to their knowledge, no elected official or employee of the City has any 
personal or beneficial interest whatsoever in the service or property described in this contract. 
Consultant has no interest and shall not acquire any interest, direct or indirect, that would conflict 
in any manner or degree with the performance of Consultant’s services and Consultant shall not 
employ any person having such known interests.   
 
8.8 PUBLIC CONTRACTS FOR SERVICES. CRS §8-17.5-101  
Consultant certifies, warrants, and agrees that it does not knowingly employ or contract with an 
illegal alien who will perform work under this contract and will confirm the employment eligibility 
of all employees who are newly hired for employment in the United States to perform work under 
this contract, through participation in the E-Verify Program or the Department program established 
pursuant to CRS §8-17.5-102(5)(c), Consultant shall not knowingly employ or contract with an 
illegal alien to perform work under this contract or enter into a contract with a sub-consultant that 
fails to certify to Consultant that the sub-consultant shall not knowingly employ or contract with an 
illegal alien to perform work under this contract. Consultant (a) shall not use E-Verify Program or 
Department program procedures to undertake pre-employment screening of job applicants while 
this contract is being performed, (b) shall notify the sub-consultant and the City within three days 
if Consultant has actual knowledge that a sub-consultant is employing or contracting with an illegal 
alien for work under this contract, (c) shall terminate the subcontract if a sub-consultant does not 
stop employing or contracting with the illegal alien within three days of receiving the notice, and 
(d) shall comply with reasonable requests made in the course of an investigation, undertaken 
pursuant to CRS §8-17.5-102(5), by the Colorado Department of Labor and Employment. If 
Consultant participates in the Department program, Consultant shall deliver to the City a written, 
notarized affirmation, affirming that Consultant has examined the legal work status of such 
employee, and shall comply with all of the other requirements of the Department program. If 
Consultant fails to comply with any requirement of this provision or CRS §8-17.5-101 et seq., the 
City may terminate this contract for breach and, if so terminated, Consultant shall be liable for 
damages. 
 
8.9 PUBLIC CONTRACTS WITH NATURAL PERSONS. CRS §24-76.5-101  
Consultant, if a natural person eighteen (18) years of age or older, hereby swears and affirms 
under penalty of perjury that he or she (a) is a citizen or otherwise lawfully present in the United 
States pursuant to federal law, (b) shall comply with the provisions of CRS §24-76.5-101 et seq., 
and (c) has produced one form of identification required by CRS §24-76.5-103 prior to the effective 
date of this contract.  
 
ARTICLE  9. MISCELLANEOUS PROVISIONS 
 
9.1 SUCCESSORS AND ASSIGNS 



Except as otherwise provided for herein, Consultant rights and obligations hereunder are personal 
and may not be transferred, assigned or subcontracted without the prior, written consent of the 
City. Any attempt at assignment, transfer, subcontracting without such consent shall be void. All 
assignments, subcontracts or sub-consultants approved by Consultant or the City are subject to 
all of the provisions hereof. Consultant shall be solely responsible for all aspects of subcontracting 
arrangements and performance. 
 
9.2 EXTENT OF AGREEMENT 
This Agreement represents the complete integration of all understandings between the Parties 
and all prior representations and understandings, oral or written, are merged herein. Prior or 
contemporaneous additions, deletions, or other changes hereto shall not have any force or effect 
whatsoever, unless embodied herein. 
 
City and Consultant understand and agree the attachments and exhibits hereto are and shall be 
integral parts of this Agreement and the terms and provisions thereof are hereby incorporated, made 
a part of and shall supplement those recited herein.  In the event of any conflict, or variance, the 
terms and provisions of this printed Agreement shall supersede, govern and control. 
 
9.3 CONSTRUCTION OF LANGUAGE 
The language used in this Agreement shall be construed as a whole according to its plain meaning, 
and not strictly for or against any party.   
 
9.4 SEVERABILITY 
Provided this Agreement can be executed and performance of the obligations of the Parties 
accomplished within its intent, the provisions hereof are severable and any provision that is 
declared invalid or becomes inoperable for any reason shall not affect the validity of any other 
provision hereof, provided that the Parties can continue to perform their obligations under this 
Agreement in accordance with its intent. 
 
9.5 SECTION HEADINGS 
The captions and headings in this Agreement are for convenience of reference only, and shall not 
be used to interpret, define, or limit its provisions. 
 
9.6 VENUE 
All suits or actions related to this Agreement shall be filed and proceedings held in the County of 
Gunnison and exclusive venue shall be in the County of Gunnison. 
 
9.7  NO THIRD PARTY BENEFICIARIES 
Enforcement of this Agreement and all rights and obligations hereunder are reserved solely to the 
Parties. Any services or benefits which third parties receive as a result of this Contract are incidental 
to the Contract, and do not create any rights for such third parties. 
 
9.8 WAIVER 
Waiver of any breach under a term, provision, or requirement of this Agreement, or any right or 
remedy hereunder, whether explicitly or by lack of enforcement, shall not be construed or deemed 
as a waiver of any subsequent breach of such term, provision or requirement, or of any other term, 
provision, or requirement. 
 
9.9 INDEMNIFICATION 
To the extent authorized by law, the Consultant shall indemnify, save and hold harmless the City, its 
employees and agents, against any and all claims, damages, liability and court awards including 



costs, expenses and attorney's fees, to the extent such claims are caused by any negligent act or 
omission of, or breach of contract by, the Consultant, its employees, agents, sub-consultants or 
assignees pursuant to the terms of this Contract, but not to the extent such claims are caused by 
any act or omission of, or breach of contract by the City, its employees, agents, other Consultants or 
assignees, or other parties not under the control of or responsible to the Consultant. 
 
9.10 BINDING EFFECT 
Except as otherwise provided in 9.1, all provisions herein contained, including the benefits and 
burdens, shall extend to and be binding upon the Parties’ respective heirs, legal representatives, 
successors, and assigns. 
 
9.11 COUNTERPARTS 
This Agreement may be executed in multiple identical original counterparts, all of which shall 
constitute one agreement. 
 
9.12 MODIFICATION 
By the Parties, except as specifically provided in this Agreement, modifications hereof shall not be 
effective unless agreed to in writing by the Parties in an amendment hereto, properly executed and 
approved by the parties. 
 
By Operation of Law, This Agreement is subject to such modifications as may be required by 
changes in federal or Colorado state law, or their implementing regulations. Any such required 
modification automatically shall be incorporated into and be part of this Agreement on the effective 
date of such change, as if fully set forth herein. 
 
9.13  SURVIVAL OF CERTAIN CONTRACT TERMS 
Notwithstanding anything herein to the contrary, provisions of this Agreement requiring continued 
performance, compliance, or effect after termination hereof, shall survive such termination and 
shall be enforceable by the City if Consultant fails to perform or comply as required. 
 
9.14 CORA DISCLOSURE 
To the extent not prohibited by federal law, this Agreement and the performance measures and 
standards under CRS §24-103.5-101, if any, are subject to public release through the Colorado 
Open Records Act, CRS §24-72-101, et seq. 
 
 
ARTICLE 10.  OWNERSHIP OF PRODUCTS AND DOCUMENTS AND WORK MADE FOR 
HIRE 
 
10.1 The Consultant agrees that all reports, documents, computer information and access, 
software, drawings, studies, notes, maps and other data and products, prepared by and for the 
City under the terms of this Contract shall become and remain the property of the City upon 
creation and shall be delivered to the City upon termination or completion of work, or upon request 
of the City, regardless of any claim or dispute between the parties.  All such data and products 
shall be delivered within thirty (30) days of receipt of a written request by the City. 
 
10.2 The Consultant and the City intend and agree that this Contract to be a contract for 
services and each party considers the products and results of the services to be rendered by the 
Consultant hereunder, including any and all material produced and/or delivered under this 
Contract (the “Work”), to be a “work made for hire” under U.S. copyright and all applicable laws.  
The Consultant acknowledges and agrees that the City owns all right, title, and interest in and to 



the Work including, without limitation, the copyright thereto and all trademark, patent, and all 
intellectual property rights thereto. 
 
10.3 If for any reason the Work would not be considered a work made for hire under applicable 
law, or in the event this Contract is determined to be other than a contract or agreement for a 
work made for hire, the Consultant does hereby transfer and assign to the City, and its successors 
and assigns, the entire right, title, and interest in and to any Work prepared hereunder including, 
without limitation, the following: the copyright and all trademark, patent, and all intellectual 
property rights in the Work and any registrations and copyright, and/or all other intellectual 
property, applications relating thereto and any renewals and extensions thereof; all works based 
upon, derived from, or incorporating the Work; all income, royalties, damages, claims, and 
payments now or hereafter due or payable with respect thereto; all causes of action, either in law 
or in equity, for past, present, or future infringement based on the copyrights and/or all other 
intellectual property; all rights, including all rights to claim priority, corresponding to the foregoing 
in the United States and its territorial possessions and in all foreign countries.  The Consultant 
agrees to execute all papers and perform such other proper acts as the City may deem necessary 
to secure for the City or its designee the rights herein assigned. 
 
10.4 The City may, without any notice or obligation of further compensation to the Consultant, 
publish, re-publish, anthologize, use, disseminate, license, or sell the Work in any format or 
medium now known or hereafter invented or devised.  The City’s rights shall include, without 
limitation, the rights to publish, re-publish, or license a third party to publish, re-publish, or sell the 
Work in print, on the World Wide Web, or in any other electronic or digital format or database now 
known or hereafter invented or devised, as a separate isolated work or as part of a compilation 
or other collective work, including a work different in form from the first publication, and to include 
or license a third party to include the Work in an electronic or digital database or any other medium 
or format now known or hereafter invented or devised.  Consultant shall not be liable for any reuse 
of the documents by the City unless additional compensation is provided to Consultant (to be 
negotiated) to make them suitable for subsequent applications.   
 
10.5 The Consultant warrants and represents that it has not previously licensed the Work in 
whole or in part to any third party and that use of the Work in whole or in part will not violate any 
rights of any kind or nature whatsoever of any third party. The Consultant agrees to indemnify 
and hold harmless the City, its successors, assigns and assignees, and its respective officers, 
directors, agents and employees, from and against any and all claims, damages, liabilities, costs 
and expenses (including reasonable attorneys' fees), arising out of or in any way connected with 
any breach of any representation or warranty made by Consultant herein. 
 
 
 
 
 
 
 
 
 
 
 
 
 



In witness whereof, the contracting parties hereto affix their signatures and seals this          day of                                                                                                                                                     
.                                  , 2018. 
 
CITY OF GUNNISON, a  
Colorado home-rule municipality 
 
 
       
By: Russ Forrest, City Manager 
 
 
Attest: 
 
 
       
By:  Erica Boucher, City Clerk 
 
 
 
 
 
 
Cascadia Partners, LLC 
 
 
       
By:  Alex Joyce, Managing Partner 
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WRITTEN QUOTE ANNOUNCEMENT (Quote) 
Land Development Code Diagnosis – Identify Housing Development Barriers for Market-

Based Development and Deed Restricted Affordable Housing 
City of Gunnison, Colorado 

February 20, 2018 
 
The City of Gunnison, Colorado seeks written quotes from qualified professionals knowledgeable 
in contemporary development standards models, including but not limited to form based and smart 
codes that help to maximize residential housing density, promote deed restricted housing 
development and reduce overall construction costs, while maintaining the community’s historic 
scale and character.  The task requires a diagnosis of specific development standards that may be 
considered barriers to housing development.  
 
INTRODCTION 
The Gunnison City Council Strategic Plan (October 2017) tasks city staff to review incentives 
and barriers to creating affordable housing.  Specifically, by June 30, 2018, staff and 
stakeholders will identify specific improvements to City regulations to remove unreasonable 
housing development barriers, identify incentives that may promote affordable housing, and 
summarize potential affordable housing funding sources to include public/private/nonprofit 
partnerships and impact fees.   
 
The Community Development Department is the lead City department for this this project.  The 
Department is tasked with preparing a budget and retaining a consultant to perform a 
development barrier diagnosis of the City of Gunnison Land Development Code (LDC).    
 
On a parallel track, city staff will assess and summarize other Municipal Code provisions 
including, but not limited to, Utility Reimbursement Policy (City Code Title 12), Tap Fees Rates 
and building and fire Technical Codes (City Code Title 14), and their relationships to housing 
development.  
 
LAND DEVELOPMENT CODE ELEMENTS 
The City of Gunnison Land Development Code (LDC), a unified code, was adopted in 2014.  The 
LDC can be viewed at the following link: 
Land Development Code 
 
Major Sections of the LDC that will be the impetus for this assessment include: 
 
Section 2: Zoning Districts.   This section establishes zone districts, designates housing types 
regulated by the LDC, includes the Principal Use Table (Table 2-3) for defining permitted uses 
within given districts, and establishes dimensional standards (Tables 2-4 & 2-5) for lot coverage, 
setback and other measures. It also contains solar access standards, based on height/setback 
ratios.  
 
Section 3: Specific Use Regulations.  This section contains specific provisions for residential 
use standards (§3.3) as well as other land uses.  Regulations applied to the different housing 
types (mobile homes, accessory dwellings, etc.) will require assessment. 
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Section 4: General Development Standards.  This section of the LDC establishes site access, 
parking, and landscaping and other related development standards. Assessment will focus on 
standards applied to a site specific development plans rather than subdivision related standards.  
 
Section 5: Natural Resource Standards.  These standards apply to subdivision and site specific 
development on sites constrained by steep slopes or water features.  They include grading, 
erosion control, and wetland and stream protection.  These standards are considered to be 
sustainable development provisions of the code. 
 
Section 9: Development Standard Waivers.  This section of the LDC is rather unique.  During 
the development of the LDC in 2014, the Council and Planning Commission desired a code with 
controlled latitude for amending certain development standards in specific cases, either 
administratively or by review by the Commission and/or Council. Waiver standards are very 
useful especially for redevelopment requests on historic lots. 
 
Section 12: Subdivision Standards.  A review of this section would be appropriate in terms of 
allowing for phased utility installations and utility improvement agreement requirements.  These 
details will be studied primarily by City staff. 
 
Section 13: Incentives.  This is a key code section for future amendments that would address 
development perks for affordable housing.  Section 13.7 contains the city’s existing density 
bonus provisions for affordable housing development. 
 
SCOPE OF SERVICES  
The specific scope of services may be negotiated and modified after the consultant selection, but 
the contents of this narrative scope shall be the basis for preparing the Quote response. 
 
1. Provide an initial written summary of the LDC and identify specific Sections of the LDC 

format, content, and procedures that may be barriers to affordable housing development.  
Describe contemporary trends that address funding sources for developing affordable 
housing – these should include contemporary public/private/nonprofit partnership models, 
and impact fees.  
 

2. Webinar with stakeholder committee to provide an overview of the initial summary report.  
 

3. Diagnosis, Assessment, Partnership Opportunities. 
 

 Diagnosis Review.  Complete the code diagnosis related to affordable housing 
constraints.  The diagnosis will include the specific LDC Sections identified above.  
 

 Funding Options. Provide overview of available affordable housing development funding 
sources. The overview should highlight existing Community Development Block Grants, 
Colorado Department of Local Affairs (DOLA) programs, and other potential funding 
sources/programs. 
 

 Partnerships Assessment.   Provide a basic summary of potential affordable housing 
funding sources to include public/private/nonprofit partnerships used in other 
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communities.  Also address local partnership opportunities (Housing Authority, Habitat 
for Humanity, Western State Colorado University). 
 

4. Webinar with stakeholder committee providing initial observations from the LDC diagnosis, 
partnership assessment and funding source review.  The City will be responsible for 
convening the stakeholder group. 
 

5. Develop Diagnosis Report.   Establish written (pre-final) report detailing the results, 
establishing recommendations for code amendments to address affordable housing barriers; 
address incentives to promote affordable housing; summarize partnering opportunities; 
review existing funding sources available for affordable housing development.  This pre-final 
report will be reviewed by stakeholders and city staff prior to final submittal to Council.  
 

6. Final Meeting.  Present the Final Report results to the City Council at a regular meeting in 
Gunnison. 

 
DELIVERABLES 
Deliverables will include one hard copy of report and one electronic file format (PDF or other 
common file type) of the final report. 
 
SUBMITTAL CONTENT 
Please submit one digital PDF with for this Quote response.  Please try limit the response to a 
reasonable length. 
1. Cover sheet with the title heading; submittal date; name of the issuing entity; telephone 

number; email; and company website link. 
2. Project Cost. Provide a not to exceed total cost to complete the describe scope of work 

elements. 
3. Statement of qualifications 

 The firm and any subcontractors (if any); 
 The lead team member; and 
 The individuals to be assigned to the project. 

4. At least three examples of similar plans the firm has completed in the past five years; 
5. Business references from these projects, including client’s name, email address, and phone 

number. 
6. Identification of any potential subcontracted services necessary for the completion of the 

project. 
 
CONTRACT DEVELOPMENT 
The City of Gunnison will enter into a contract for professional consulting services based on a 
fixed price.  Incremental payments to the consultant will be made at the specified duration 
established by the contract.  The contract terms shall specify a “not to exceed” contract amount.  
An example of a typical City services contract can be viewed at the following link. 
http://www.gunnisonco.gov/docs/Finance/Employee%20Forms/ServicesContract.docx 
 
The City of Gunnison is not liable for any costs incurred by a consultant in responding to this 
Quote Request or for any costs associated with the development of the quote submittal contents.  
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SELECTION PROCESS 
The City of Gunnison reserves the right to accept or reject any or all Quote submittals.  All 
submittals become the property of the City upon receipt.  Any confidential or trade proprietary 
information must be explicitly specified in the Quote submittal. While cost is important, this is 
not a low bid award. The City will evaluate each Quote submittal according to the following 
factors and 100-point scale.  
1. Experience and Technical Competency.  Quote responses should reflect the qualifications 

and experience necessary to successfully develop and execute the scope of services.  The 
proposed project team and leader’s qualifications and experience in similar projects should 
be demonstrated in the submittal. (25 points) 

2. Code Development and Housing Experience. Familiarity with unified development code 
structures, affordable housing issues in rural west slope communities, and modern 
development standard models being applied to increase urban density while maintaining the 
sense of community character and scale. (25 points) 

3. Cost.  The proposed cost to complete all elements of the identified scope of work must be 
reasonable and favor the of city’s desire to complete this project. (25 points) 

4. Record of Success.  The Quote response shall demonstrate a consistent level of successful 
project outcomes of similar projects during the past five years. (10 points) 

5. References. (10 points) 
6. Community Knowledge.  Knowledge of community issues, strategic organizational direction 

and local economic and fiscal implications associated with promoting affordable housing. (5 
points) 
 

PROJECT SCHEDULE 
 February 21, 2018: Quote request are sent to various potential consultants. 
 March 5, 2018 @ 2:00PM is the submittal deadline. 
 March 6, 2018: City completes review of Quotes and scores the submittals 
 March 16, 2018: City approves contract with the selected consultant; work begins 
 April 25, 2018: Initial Summary Report Webinar Presentation (Scope item #3) 
 June 8, 2018: Final Report Submittal (Scope item #5) 
 June 26, 2018: Report to City Council (Scope item #6)  
 
COMPLIANCE WITH LAWS 
The selected consultant agrees to and is bound by all applicable federal, state and local laws, 
regulations and directives as they may pertain to the performance of the contact. 
 
QUESTIONS 
Questions related to this Quote will be answered until March 2, 2018 at 5:00PM (Mountain Time 
Zone).  Direct questions to the following: 

Steven Westbay, Director of Community Development 
PO Box 239 Gunnison, CO 81230 
Phone: 970-641-8152 
Email: swestbay@gunnisonco.gov 
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Land Development Code Diagnosis
Identify Housing Development Barriers for Market-Based Development 

and Deed Restricted Affordable Housing

Gunnison, Colorado

Responding Entity:
Alex Joyce, Managing Partner, Cascadia Partners

503-927-2872
alex@cascadia-partners.com
www.Cascadia-Partners.com

Issuing Entity:
Steven Westbay, Director of Community Development
PO Box 239 Gunnison, CO 81230
Phone: 970-641-8152
Email: swestbay@gunnisonco.gov

R-3: Apartment Building

Site Characteristics Current Zoning Transit-Supportive Change

Lot Size 12,000 sq ft 12,000 sq ft 0%

Lot Cost $100,000 $100,000 0%

Height 2 Stories 3 Stories +50%

Parking Spaces 6 (2 per Unit) 15 (1 per Unit) +150%

Density 12 DU / Acre 56 DU / Acre +367%

Floor Area Ratio 0.43 1.13 +163%

Project Value $0.9 Million $2.2 Million +144%

Average Unit Size 1,100 sq ft 750 sq ft -32%

Unit Rent w/o Subsidy $1,727/month $893/month -48%

OR Subsidy Required 30% 18% -40%

Current Zoning Transit-Supportive

Moving from Goals 
to Policy Change

Submittal Date: 03/05/2018

Cascadia Partners is a certified Emerging Small Business 
(ESB) and registered Equal Opportunity Employer (EOE).

Exhibit A
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Submittal Due Date: March 5, 2018

Dear Steve,

It is my pleasure to submit a response to the Written Quote Announcement: Land Development Code Diag-
nosis.  We wish to commend Gunnison leadership at both the elected and staff level for your recognition of 
the challenges faced in providing housing options for every income range - and for taking a proactive role in 
finding solutions.

Our team is results- and action-oriented.  We are driven by a desire to not only conceptualize the right solu-
tions, but also to help you strategize how best to implement the solutions.  We are on-the-ground practi-
tioners, and we have been industry leaders in creative solutions to affordable and missing middle policies 
around the country. In fact, our team members have experience developing small-scaled, “missing middle” 
housing.

Our firm also has a focus on managing public-private partnership development projects, which often have 
a mixed-income housing component.  We have analyzed and implemented a variety of affordable housing 
tools on these projects, and have a deep understanding of what works, what does not, and why.

Our recently completed code analysis as part of the Gunnison Vibrancy Initiative project will allow us to hit 
the ground running on this more comprehensive analysis.  

The attached response to the Request lays out our credentials, draft fee and relevant projects.  Cascadia 
Partners will serve as the lead firm, with no anticipated need for subcontractors.  Alex Joyce will serve as 
the Project Manager.  Garlynn Woodsong will assist Alex with the code review, financial analysis and ensure 
constructibility of the recommendations. 

We hope to be given an opportunity to help the City tackle this critical issue.  Please do not hesitate to call 
me at (503) 927-2872 if you have any questions or need further information.

Respectfully,

Alex Joyce, Managing Partner
Cascadia Partners
311 NE Monroe St.
Portland, Oregon 97212
(503) 927-2872
alex@cascadia-partners.com
www.Cascadia-Partners.com

Cover Letter
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Hourly Rate  $       175  $       125 

Task 1: Initial Code Review 24            20            44            6,700$             

Task 1.1: Initial Review of Code 12            12            24            3,600$             

Task 1.2: Summary Memo of Preliminary Findings 6             4             10            1,550$             

Task 1.3: Prepare Presentation of Initial Findings 4             4             8             1,200$             

Task 1.4: Webinar with Stakeholders 2             -          2             350$                

Task 2: Funding Options & Partnership Assessment 23            18            41            6,275               

Task 2.1: Investigate Funding Options 8             12            20            2,900$             

Task 2.2: Assess Partnership Opportunities 12            2             14            2,350$             

Task 2.3: Summary Memo 3             4             7             1,025$             

Task 3: Code Diagnosis Report 36            48            84            12,300             

Task 3.1: Detailed Code Review 14            20            34            4,950$             

Task 3.2: Code Change Recommendations (including infographics) 12            12            24            3,600$             

Task 3.3: Final Report (Hard Copy and Electronic Copy) 8             12            20            2,900$             

Task 3.4: Revisions (1 round of document revisions) 2             4             6             850$                

Task 4: Final Meeting 4             4             8             1,200               

Task 4.1: Prepare Council Presentation 2             4             6             850$                

Task 4.2: Council Presentation 2             -          2             350$                

Task 4.3: Final Revisions (As-needed, hourly) -          -          -          -$                 

Tasks Total 87            90            177          26,475             

Expenses: Travel 1,000$             

Total 27,475$           

Gunnison - Land Development Code Diagnosis – Identify 
Housing Development Barriers for Market-

Based Development and Deed Restricted Affordable 
Housing

 Cascadia Partners 

(Assuming 1 person trip, 2-3 days)

Project Cost

The fee schedule below represents a not-to-exceed total cost for services requested. We are open to nego-
tiation on the final contracted fee.  This fee schedule represents a good-faith estimate based on our under-
standing of the work desired.
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Statement of Qualifications
Cascadia Partners has decades of experience working 
on planning and development projects across the 
country.  Our team of seasoned practitioners includes 
expertise in code diagnosis, affordable housing in-
centives and policy, pro forma analysis for private and 
public-private development projects and skillful man-
agement of complex, sensitive projects.  Uniquely, 
our team also has hands-on, small-scale development 
experience directly relevant to this project. 

Alex Joyce, Managing Partner of 
Cascadia Partners, has led code 
audits, pro forma analysis and 
development finance projects 
across the country, including for 
the cities of Portland and Bend 
in Oregon; Rifle and Glenwood 

Springs in Colorado; and Austin, Salt Lake City to 
name a few.  

This work has been focused on two primary objec-
tives: 1. Zone changes that achieve “softer density,” 
missing middle housing within close-in neighbor-
hoods; 2. Incentives that deliver both market-rate and 
income-restricted affordable housing units.  

With Master’s Degrees in both Real Estate Develop-
ment and Urban Planning, Alex understands the im-
portance of crafting market-feasible policies that help 
communities move their community’s vision from 
concept to construction.  Alex has lectured nationally 
and given webinars on the impacts of zoning on af-
fordability and urban form, and creative affordability 
housing policies that actually work.   

Garlynn Woodsong, has 
a diverse background in 
development, general 
contracting and planning 
consulting.  His hands-on 
experience building “miss-
ing middle” housing gives 
him a unique perspective 

on how to craft regulations that actually work.  
Garlynn will assist Alex with the analysis and en-
sure recommendations are constructible.

Most recently he developed two “missing middle” 
projects in Portland, including two groundbreak-
ing for-sale, 4-plex historic rehab projects in NE 
and SE Portland (see Dekum Charles to right).  

Prior to development, Garlynn was a Project 
Manager at the world renowned New Urbanist 
firm, Calthorpe Associates, for six years working 
on performance measure driven planning projects 
around the country, including Vision California, 
Southern California SCS Scenarios, and Honolulu 
TOD Study.

December 2017 Webinar on Zoning,  
Urban Form and Affordability

- 200 Participants Nationwide -

Garlynn’s “Dekum Charles” 4-Plex Condos
Portland’s First “Missing Middle”  

Historic Renovation Condo
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Statement of Qualifications

Custom Pro Forma Tools
Cascadia Partners has custom tools that allow us to analyze zoning standards for financial feasibility  

and site design, and also test affordability incentive tools on-the-fly.

R-3: Apartment Building

Site Characteristics Current Zoning Transit-Supportive Change

Lot Size 12,000 sq ft 12,000 sq ft 0%

Lot Cost $100,000 $100,000 0%

Height 2 Stories 3 Stories +50%

Parking Spaces 6 (2 per Unit) 15 (1 per Unit) +150%

Density 12 DU / Acre 56 DU / Acre +367%

Floor Area Ratio 0.43 1.13 +163%

Project Value $0.9 Million $2.2 Million +144%

Average Unit Size 1,100 sq ft 750 sq ft -32%

Unit Rent w/o Subsidy $1,727/month $893/month -48%

OR Subsidy Required 30% 18% -40%

Current Zoning Transit-Supportive

Zoning “Audit” and Affordability Analysis
Ogden UT - 2016



6

Past Projects & References

Zoning & Affordability Tool Assessment
Bend OR | Completed 2017
Client: City of Bend OR
Reference: Brian Rankin, Planning Manager, City of Bend, (541) 388-5584, brankin@bendoregon.gov

Relevant criteria: zoning code standards audit, pro forma analysis, affordability incentives analysis and recom-
mendations, conceptual site planning

Description
Cascadia Partners completed a financial feasibility assessment of several zones and affordability tools, in-
cluding tax abatements and impact fee financing.  An iterative pro forma analysis revealed which zone stan-
dards needed to be tweaked to maximize the affordability benefit from various tools.  For instance, in order 
to capture the greatest benefit from the Vertical Housing Tax Exemption (VHTE) tool, the city needed a new 
mixed-use zone that would allow 5 stories, reduce setbacks and lower parking standards.  Cascadia Partners 
has again been hired by the City of Bend to help implement these tools.

Analysis of Incentives Targeted at Affordability
Conclusion: Incredible potential to leverage private development  

to achieve affordable units at half the cost of construction.

• 3 story, walk up - with adjacent surface parking and garages 
(potentially)

• Not mixed use building, so only MUPTE would be possible –
suitable for a horizontally mixed-use area

• Efficient, wood-only construction
• No elevators required to comply with ADA

Garden Apartment Prototype
Layered Incentive Package

Garden-style Walk Up Example: 
Nexus, Simpson Housing, 
Orenco Station, Hillsboro

Target
No 

Incentive
s

+ SDC 
Financing 
(current*)

+ SDC 
Financing 

(improved*)
+ MUPTE *

+ 25% 
affordable @ 

80% AMI

Average Res. 
Rent $1.74 / sq ft $1.61

Cash-on-Cash 10% 9.9% 11.7% 13.0% 17.4% 14.7%

Levered IRR
(IRR on Cash 
Before Tax 
Flows)

20% 18.0% 20.1% 21.4% 26.0% 23.4%

* MUPTE assumptions are a 10 year tax abatement on residential improvement value (not exempting land value)
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Development Feasibility Analysis
Portland OR | Completed August 2017
Client: Multnomah County OR
Reference: Scott Churchill, Manager of Strategic 
Planning, Real Estate and Capital Projects, scott.
churchill@multco.us, (503) 988-9336, 501 SE Haw-
thorne Blvd, Portland, OR 97214

Relevant criteria: zoning analysis, pro forma analysis, 
affordability tool research, site planning

Description
A feasibility analysis was completed for a mixed-use, 
public-private partnership development project on a 
full-block site owned by Multnomah County in North 
Portland.  The project included localized market research, iterative design and pro forma analysis, identifi-
cation of funding sources, and recommendations for key program elements.  The development proposal 
garnered enthusiastic support from County Commission leadership, and Cascadia Partners has again been 
hired to complete a more detailed, second phase of feasibility analysis on this site in 2018. 

Preferred Alternative
Design and Program Details
94 Market Rate 
Apartments

14 Townhomes
(Rear)

50 Affordable Senior Apartments
On-site Services = Strong 9% LIHTC Project

Single Floor 
Underground 

Parking

Catalytic, food-hall, 
micro-business, 
entertainment

County 
Services

Small 
Service
Retail

Small 
Service
Retail

Past Projects & References

Form-based Code Feasibility Testing & Affordable Housing Density 
Bonus Program Analysis

Austin TX | Completed 2017
Client: Austin TX
Reference:  Gregory I. Guernsey, Planning Director, 
(512) 974-2387, greg.guernsey@austintexas.gov

Relevant criteria: form-based code financial analysis, 
affordable housing density bonus program analysis

Description
Alex was on the team of consultants hired to rewrite 
the City of Austin’s entire Land Development Code.  
The lead firm was Opticos Design, a bay area archi-
tecture and form-based code writing firm.  Austin 
decided to add form-based zoning code districts in order to preserve the scale and character of their existing 
neighborhoods, while adding density and expanding affordability.  Alex modeled draft code standards to 
ensure the new code was providing broader and less expensive housing options, compared to the old code.  
In addition, Alex modeled the potential impact of various density bonus standards in an effort to calibrate a 
standard that would maximize the affordable housing benefit and also be enticing enough for developers to 
take advantage of the program.  



 

 

 

 

 
To:  Gunnison City Council 
 
From:  Russell Forrest and Erica Boucher   
 
Date:  March 13, 2018 
 
Subject:  Communication and Branding  
______________________________________________________________________________ 
 
1. PURPOSE:  
 

The 2017 Strategic Plan includes a Strategic Priority in Community Engagement which reads:  
 
“Our residents increasingly expect effective and responsive two-way communication.   Without 

effective community engagement and communication, trust in local government is diminished: 

misinformation can affect public safety, and the city is generally less responsive to our citizens.  

Successful two-way communication is essential to effective public service and will be evidenced by:   

By December 31, 2020, 80% of our residents and businesses experience effective two-way 

communication with the City as measured in a community survey.”  

 
A key strategy in the plan was to review options and examples of communication plans with 
the City Council to provide staff with further direction on next steps. In addition, the City 
Council wanted to explore branding options for the City of Gunnison. The topics of 
community engagement and communications and branding are related but also discrete 
topics. In this work session staff would like to request the following: 
 

1) Council review and discuss communication strategies and provide 
feedback/direction to staff on next steps; 



2) Council review and discuss branding strategies and provide feedback/direction to 
staff on next steps; 

3) Council review proposed next steps for a community survey and provide direction to 
staff.  

 
2. BACKGROUND 
 

On January 24, 2017, the Gunnison City Council held a work session to receive feedback 
from four local government communication professionals.  This included a discussion and 
presentation from the Communication Directors of: 
 
 Town of Vail 
 Town of Avon 
 Eagle County 
 Eagle County School District 
 
The packet information from this discussion is included in Attachment 1.  The audio from 
this discussion is found at: http://www.gunnisonco.gov/agenda_details_T11_R863.php . This was 
the first item of the agenda and is at the very beginning of the recording.   
 
From that discussion, Council at the time was very interested in pursuing the creation of a 
communications position as part of the 2018 budget process.  As the City progressed 
through the 2018 budget process in the Fall of 2017, the City Clerk retired and a new Clerk 
was hired.  With that new hire we have found new skill sets that provides new capacity with 
City engagement and communications.  Although it should be noted that the City Clerk 
should not be seen as a full time resources in communications such as the local 
governmental entity representatives mentioned above.  
 
Another background piece of information is that the City Council in the 2016 Strategic Plan 
asked for a wayfinding system to be proposed that would be branded.   City Staff did 
complete a proposed wayfinding system.  The proposed wayfinding system involved using 
an internationally accepted wayfinding system for trails and public places that would look 
similar to a wayfinding system that the Gunnison/Crested Butte Tourism Association has 
financially supported in the valley for trails.  The Council at the time wanted to have a more 
in-depth look at branding for the City of Gunnison before moving forward with a wayfinding 
project.   At Council’s direction, the wayfinding project was paused.  It was acknowledged 
that if the City created a communications position that a branding project would most likely 
be an initial project of this position.  It was also acknowledged that a branding project 
requires resources and the range of cost can vary depending on the desired outcomes.   
 
 
 
 
 

http://www.gunnisonco.gov/agenda_details_T11_R863.php


3. COMMUNICATIONS AND PUBLIC ENGAGEMENT 
 

3.1 What have we learned 
 

The purpose of the January 24, 2017 meeting was to learn about what other 
communities with professional communication positions are doing to plan and execute 
public engagement programs.  As mentioned above the City received a presentation and 
spoke with four communication professionals who shared considerations, opportunities, 
and challenges associated with creating a communication strategy.   They discussed 
specific outcomes of a well-executed public engagement strategy which included: 

 

 Stakeholders and community members are engaged and informed. 

 Community members understand how decisions affect them. 

 Community members can engage with the City and provide meaningful feedback 
and input. 

 Government services are recognized, utilized, and valued. 

 Finally, trust is enhanced through effective community engagement which allows 
for more effective and efficient implementation of government services.  

 
The other take away was that an effective community engagement program has to be 
multi-faceted (websites, social media, community meetings, reports, etc.) but targeted 
to what is most effective in a particular community.  Simply having a Facebook, 
Instagram, or website is a waste of time and money if these tools are not continuously 
supported with new content, timely information, and monitored (with appropriate 
responses) when the community provides feedback to the institution.    
 
We also heard how marketing and branding, particularly from Avon blends with 
communication.  Avon, for example, has struggled to have a unique identity sitting 
adjacent to Vail.  They tackled this head on with a multi-pronged communication, 
marketing, and branding initiative.    
 
Another take away was that the use of a statistically valid community survey is 
extremely valuable in understanding strategic priorities, perception on performance of 
community services, and understanding best how community members want to receive 
information in the future and also provide feedback.  Vail and Breckenridge have 
particularly used a biannual community survey to drive decision making at the Council 
level and to understand how to better deliver departmental services.  An important 
value of a community survey is, if done effectively, all parts of the community provide 
feedback in addition to the “usual” 25 or so people who are often at Council meetings or 
contact the City organization.    
 
The Eagle County School District shared that by creating an effective two-way 
engagement program, trust and credibility were enhanced with the community which 
increased the likelihood that the community would support significant initiatives or 



ballot initiatives.  The other obvious point that was made is that significant initiatives, if 
there is effective community engagement, are aligned to community priorities and 
values.    
 
Another value of a communications professional (Public Information Officer-PIO) was 
during emergency incidents.  We have all seen how important it is to have a trained 
spokesperson who is interfacing with emergency personnel and the incident 
commander to provide timely, accurate, and effective information to the public.  Often 
the PIO may be working with the Mayor or another front facing spokesperson 
(depending on the circumstance) to ensure the appropriate person delivers the 
appropriate message in the right medium (i.e. news release, interview, press briefing) to 
the public.   
 
Again Attachment 1 provides a perspective on four different entities and how they 
provide public engagement programs in their communities.  It should be noted that 
Attachment 1 also includes information on branding and marketing particularly from the 
Town of Avon.  The company who worked with them is called Slate Communications 
and staff spent some time on the phone interviewing them and included their 
presentation in Attachment 3 (along with other branding examples).   Attachment 2 
includes other examples of communication plans/programs from other example 
communities.  Staff included a communications plan from Fort Collins which is simple 
and easy to read.  Fort Collins is often held up as being one of the most innovative Front 
Range governmental entities and had one of the simplest plans.  
 

3.2 Recommendations 
 

First, staff would ask Council to identify specific desirable outcomes for a community 
engagement process.   As mentioned above several desirable outcomes for a public 
engagement program includes:  
 

 Stakeholders and community members are engaged and informed. 

 Community members understand how decisions affect them. 

 Community members can engage with the community and provide meaningful 
feedback and input. 

 Government services are recognized, utilized, and valued. 

 Finally, trust is enhanced through effective community engagement which allows 
for more effective and efficient implementation of government services.  

 
Depending on Council desired outcomes there are three basic options (and always 
hybrids of the following: 
 

1) Take no action and maintain the status quo in terms of public engagement 
2) Direct staff to include in the 2019 budget a positon for a communications 

professional 



3) Take full advantage of the new team in the Clerk’s office to significantly 
enhance our public engagement opportunities.  

 
 

We believe that we can and should do more to improve community engagement even 
with current resources.   We have two experienced individuals within the Deputy and 
Court Clerk positions to support the functions of the Clerk’s office.  The new City Clerk 
has significant communications skills and experience in marketing and communication.  
In addition, Clerks’ functions around the country are becoming more automated (digital 
filing, action minutes using televised Council meetings, public information access 
through web portals) and they are shifting their time to public education, information, 
and education. For example, City Clerk offices are providing more information and 
programs on municipal governance. The City, for example, with the Youth City Council is 
already progressive in this area of civic education.  Together, the Clerks team has both 
capacity and skills to enhance our capabilities with community engagement in the 
future.  Also with leadership and direction they can leverage support from departments 
to support communication programs.  Before expressing those capabilities there is an 
issue of timing.  The priority between January to September of 2018, is to cross train the 
Clerks team in basic functions of Clerks Office. After September 1, 2018, capacity 
becomes available for public engagement.  There are also actions staff can immediately 
take on to improve community engagement.  The following is a proposed work plan: 

 
 Immediate Actions 

 

 Initiate and support quarterly coffee with Council 

 Create a group of website and Facebook users within the City to keep 
content fresh and relevant 

 Improve overall content on the City website 

 Publish a monthly article in the paper on key communication points 
from the City 

 Execute a training program(s) on public communication (written and 
verbal) 

 Work with the City Manager on a RFP for creating and fielding a 
community survey 

 
 After September 1, 2018 
 

 Create a communication plan using information from a community 
survey 

 Be proactive and issue ongoing press releases/social media 
communication written in a form that is appropriate for the audience 
and the communication tool being used 



 Daily monitoring of social media feeds and responses back to 
questions  

 Weekly refreshes of website with new content working with 
Department representatives  

 Annual training for staff on communication 

 Send at least one person in the Clerk’s office to Public Information 
Officer training.  

 Create a metric/dashboard for the City to convey progress on 
strategic results and other valuable metrics 

 Annual State of the City Report with an annual State of the City 
Meeting 
  

Although not the focus of Council’s strategic goals, having effective internal 
communication is critical to ensure that employees are a valued source of information 
for the community.  Effective internal communication is also critical for moral and being 
the employer of choice within the community.  We would also propose creating and 
implementing an internal communication plan that could include, for example: 
 

 Twice a year all employee meetings (already occurring) 

 Timely and accurate information for city employees on city initiatives 
and policies 

 Communication to celebrate work anniversaries, employee 
recognition, and on completing significant results for the City. 

 
If we don’t have the capacity in the Clerk’s office to achieve the desired outcomes, then 
we could provide recommendations to Council on funding a dedicated communications 
position.  
 

4. COMMUNITY SURVEY 
 

The City’s Strategic Plan includes a strategy to create and field a community survey to gauge 
public perception on community engagement and on a variety of other results.  In addition, 
Departments including the Police, Public Works, Parks and Recreation, and the Finance 
would like to receive public feedback on a variety of questions and departmental goals in 
the form of a statistically accurate community survey.   The City has also budgeted $18,000 
for a community survey. Specific proposed outcomes for a community survey would 
include: 

 

 Receive feedback from a cross section of the community on critical strategic 
questions which would also determine if the City is addressing the right issues from 
the community’s perspective.  



 Receive feedback on city services and ideally benchmark us against other 
communities.  (This is possible depending on the company/group that is selected for 
conducing the survey). 

 Receive feedback on the best way to communicate with the community and how 
effective we are currently communicating with the public. 
 

Considerations for a survey include: cost; ability to tailor the survey to address specific 
strategic questions; ability to benchmark against other similar communities; sampling 
procedure and perception of community in taking the survey; and ensuring that questions 
and process of the survey meet best management practices (there is a science to surveys).   
 
Staff would like to ask the City Council to authorize the issuance of an RFP to conduct a 
community survey.  Staff would review proposals with the City Council and we would 
include in a contract that Council would have the opportunity to review proposed survey 
questions before a survey is fielded.  

 
It is also important to note that there should be at least the intent to continue a community 
survey into the future.  The initial survey provides a baseline on community perception 
around strategic questions and city services.  The real value of a community survey comes in 
future years when you can gauge the community’s opinion around changes or actions the 
City takes to address community issues or improve community services.   

 
5. BRANDING 

 
5.1 What did have we learned? 
 

As mentioned above, the City Council has expressed interest in evaluating the brand of 
the City of Gunnison and potentially going through a branding process.   An 
organizational brand for corporate entities can be something that is closely protected 
and carefully promoted to achieve an end goal.  Nike, Google, Apple all have graphical 
and emotional connotations when you mention those corporate names.  Resort 
communities in Colorado since they are often working in tandem with a ski company 
spend significant time and money on defining and promoting their “brand.”    For 
example, the Aspen Ski Company “leaf” is closely guarded, carefully promoted, and 
integrated into personnel and communications policy.  
 
A branding process which is further explained below can be a straightforward graphical 
exercise that involves developing “logos” to a more elaborate process that involves 
looking at your values and sense of identity and then becomes an integral component of 
communications, strategic planning, and organizational identity.   As such the cost of a 
branding process can vary tremendously.  However, the key question that must be 
answered prior to initiating this type of project is what are the desired outcomes for a 
branding process.   
 



Over the last few weeks, City Staff spoke with three communications and branding 
companies to better understand the services they would offer and the outcomes they 
could provide Gunnison if the City decides to embark on a branding process. The 
companies Staff spoke with were North Star Marketing, North Star Ideas, and Slate 
Communications.   

 
All three companies offer a similar range of services. They include:  

 Branding (brand standard guidelines, placement of logos throughout the City, 

colors, clothing, etc.)  

 Design (logo and website design, new or revised internal and external 

communications plans to support the new branding and marketing) 

 Marketing Services (website, print brochures, maps, etc.)  

 Research and Community Engagement. Each company spoke about their 

research process and in how they develop a brand for a client.  The research 

process, in general, was:  

o Each company makes multiple visits to the city to meet with 

government/local and business leaders, administrators, short and long-

term residents, and any other internal or external stakeholders.  

o They develop and complete surveys (online or in print), form focus 

groups, conduct interviews, and attend events.   

o Summarize all of the information gathered throughout the research 

process in a report.  

o Create a smaller focus group who works directly with the branding 

professionals to develop tangibles, such as a new logo or website, and 

connections them to Council.  

All of these companies can help execute and support the new branding throughout all 
aspects of the organization or city, and if needed, a region. They all develop branding 
standard guidelines for their customers.  Beyond research and branding services, they 
provide marketing services as well. They can develop print publications, maps, 
wayfinding, websites, and social media, etc.  
 
North Star Ideas is located in Nashville, TN and has 12 full-time employees. The City 

Clerk spoke with their president, Don McEachren. North Star Ideas specializes in 

Community Wide, Downtown, Tourism, and Economic Development branding projects 

or any combination thereof. They primarily work with small to medium-size cities. They 

have been in business for 18 years. They solely work with public organizations and local 

governments.  

Through their work, they aim to develop a communication strategy and messaging 

where all stakeholders speak with the same voice. The message and branding must be 

based in place.  



Outcomes communities have experienced after working with North Star Ideas were: 
 

 Partnership building between the community, stakeholders, and staff. People 

were able to work together better.  

 Develop results that were place based.  They highlight what is unique about a 

city.  

 More focused communication efforts throughout and from the organization.  

North Star Ideas has worked with Fort Collins, Aurora Open Space, Parker, Greeley, and 

Montrose. They developed Montrose’s Look Deeper logo for their Tourism Center 

around 2012. They were recommended by Slate Communications and the former 

director of Montrose’s Tourism Center.  

Basic logo branding costs are around $30,000. Current projects they are working on 
range between $60,000 to $200,000, depending on the scope of the work. 
 
North Star Marketing is located in Burlington, NC and have close to 30 full-time 
employees. The City Clerk spoke with their Solutions Advisor, Micah Fox. They work 
more with for-profit businesses than they do with public organizations and local 
governments. In our conversation, Fox highlighted their work with Mebane, NC, a city of 
about 14,000 people.  

   
Outcomes communities have experienced after working with North Star Marketing 
were: 
 

 New/renew city pride and a deeper sense of community.  

 Confidence in achieving more economic development because they had a new 

logo and website which were consistent throughout the city. 

 Had a consistent message that could be communicated to perspective business. 

A sense of moving forward while honoring the past. 

 More clarity. 

 Produced a Brand Standards Guide that everyone used. 

Slate Communications is based out of Fort Collins, Colorado and overwhelmingly works 

with public organizations and local governments. The City Manager and the City Clerk 

spoke with Kim Newcomer and Rory Schaar. They are a nine-person team. They can 

customize a package of work for Gunnison. They didn’t give a specific dollar amount, but 

service costs range from $15,000 to $100,000.  

They complete a very thorough research and community engagement process when 

working with local governments. Because they only work with public organizations and 

local governments, they understand the constraints and responsibilities of working with 

public funds and the rules associated with its funding.  



Outcomes communities have experienced after working with Slate Communications:  
 

 Community engagement through surveys and interviews. Their research 

connects the municipality with its residents in a new and meaningful way.  

 Shows transparency. 

 Improvements to the organization’s functions and processes. The municipality 

gets a better, clearer understanding of who they are and what the community’s 

values are which can result is better customer service for residents and visitors.  

 The process also becomes a staff motivator and leads to more staff engagement. 

As a group, staff is able to truly identify who they are and what they do.  

 Economic development by attracting businesses who share values and 

community goals.  

They highlighted their work with Fruita, Winter Park, Avon, and Northglenn.  

Attachment 3 includes examples of branding projects from other communities including 

write ups from Slate and North Star. 

5.2   Branding in the City of Gunnison  

The City changed its brand from “Land of the Rainbow” to the current Elk logo.  In addition, 
the Valley has used the brand “Base Camp of the Rockies.”   The impact and effectiveness of 
these brands may not be fully understood.   
 

 
 
5.3 Staff Recommendations 

Staff would suggest that Council first identify the outcomes they want to achieve from a 
branding process.  A number of potential outcomes are highlighted above. If outcomes can 
be articulated and the City Council wants to pursue a branding project, then timing is a 
consideration. Staff would suggest that we utilize the community survey and the 
comprehensive plan process to inform a branding project. Slate Communications indicated 
that if the City was completing a community survey and comprehensive plan that those 
projects could significantly save on a branding process. In addition, the ICELab with their 



new campaign to promote the Gunnison Valley as a great place to live, work, and learn 
could be a valuable partner in a branding project.   In fact, a collaborative project with 
Western to co-brand Western and the City may be a desirable discussion to explore.   Again 
the most fundamental question is what does the City Council want to achieve with a 
branding project? A request for proposals can be developed to solicit branding proposals 
from companies once those outcomes are identified.   
 

6. SUMARY /REQUEST OF COUNCIL 
 

In summary, the Council is requested for the following: 
 

1) Comments and questions on communication and branding  
2) Direction on the approach for implementing a community engagement program 

(See Section 3.2) 
3) Direction on issuing an RFP for a community survey (See Section 4)  
4) Direction on a branding approach (See Section 5)  

 
ATTACHMENTS  
 
NOTE: The attachments are lengthy. Staff suggest looking at Attachment 1 and the Slate 
presentation in Attachment 3 and reviewing the other materials as you see fit.  
 

Attachment 1: January 24, 2017, Council Packet Information on Community Engagement 
from Eagle County based communication professionals 

 
Attachment 2:  Examples of Communication Plans 
 
Attachment 3:  Slate Communications Branding Proposal and other Branding Examples 
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Memorandum 
 

 

To: City Council   

From: David M. Gardner – Public Works Director 

Date: 3/9/2018 

Re: Relocation of RTA Bus Stop at Colorado Ave. to Teller Ave. 

Purpose:   

The City was requested by the Quality Inn Hotel to relocate the RTA bus stop currently located 

along the 100 block (east side) of Colorado Avenue to an alternate location.  This request was 

made due to some loitering and other issues that have adversely impacted the hotel.  In doing so, 

there will be costs associated in the relocation.  A cost estimate has been prepared by public works 

for consideration by the parties.  RTA proposes a 50/50 cost share with the City.   

Likewise, ownership and maintenance of the RTA stops is not clear and somewhat convoluted.  An 

Interlocal Agreement (ILA) between the City of Gunnison and RTA would need to be executed to 

address each entities responsibilities going forward. 

Background: 

A meeting with RTA and City officials was held August 3, 2017 to review potential sites in order to 

find a suitable alternate location.  After much discussion, the preferred location was determined to 

be in the 100 block of Teller (east side) near the Chamber of Commerce office and Legion’s Park 

bathroom facilities.   

An additional meeting was held on-site on February 16th, 2018 to review the logistics of the site 

and to discuss costs and other factors.  It was mutually agreed this site would satisfy ADA 

compliance with loading/unloading as well as be strategically located in proximity with existing RTA 

routes.  The site would require approximately 80 feet of new 5-foot-wide concrete sidewalk, two 

ADA curb ramps, and a 20’ by 10’ concrete pad to accommodate loading/unloading.  In doing so, 

some excavation would be needed, and the removal of a section of curb driveway.  

The Teller Ave. site posed several challenges due to impacted utilities, such as electrical service to 

the park, the park’s water irrigation lines, and a section of the city’s underground irrigation ditch.   

A cost estimate has been prepared and is attached herein.  A total cost of $25,585.37 has been 

estimated.  This estimate is for the city’s time of equipment and labor plus out of pocket materials 

and the use of a private concrete contractor. 

In addition, it was decided to add an additional 10’ by 20’ concrete pad near the Recreation 

Complex to comply with ADA standards.   
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During a subsequent meeting held February 26, 2018, questions regarding ownership of the 

structures and maintenance surfaced. It was decided that a formal agreement would need to be 

drafted and executed between the parties outlining the following but not limited to: 

 Land:  All RTA stops are located on public rights of way. 

 Structures:  All existing structures belong to the City of Gunnison.  RTA reserve the right to 

replace or modify existing structures.  Any new structure furnished by RTA would be owned 

by RTA. 

 City Maintenance:  The City will continue to maintain the trash receptacles. 

 RTA Maintenance:  All other maintenance other than trash will be the responsibility of RTA. 

 

Requested Action:  

Scott Truex, Executive Director of the Gunnison Valley RTA has proposed that RTA and the City of 

Gunnison partner in this project.  By doing so, RTA would contribute/reimburse the City of 

Gunnison our total costs by a factor of 50%, not to exceed the total estimated amount $25,585.37.  

An ILA would be drafted for review and approval for execution by all parties. 

 





City Manager Update 

March 13, 2018 

 

 

A. Strategic Planning Update  

On February 13th, staff reviewed a schedule of next steps and discussions with the City Council to advance specific 

strategic results.   The following is a proposed schedule for discussions with Council at key milestones for 

Council’s strategic results.  Again this schedule is intended to be a tool to maintain forward momentum and staff 

would ask in advance for the flexibility to modify dates as events arise to move more quickly or manage 

inevitable challenges that will arise as we deal with complex issues.  

Council Date   Result 
February 27, 2018  Economic Prosperity-Result #1: Consider approval of recommendations 
February 27, 2018  Economic Prosperity – Result #3: Broadband-Update 
February 27, 2018  Economic Prosperity-Result #1: Review RFP for IOOF Park  
March13, 2018  Community Engagement-Result #1 Branding and Communications 
March 27, 2018  Housing-Result #1& #4/Housing Projects and Funding Sources:   
March 27, 2018  Economic Prosperity-Result #2: Economic Development Program/Campaign 
April 10, 2018   Infrastructure-Result # 4:  Comprehensive Plan RFQ  
May 22, 2018   Infrastructure-Result #1:  Waste Water Treatment Plan 
June 12, 2018   Community Engagement-Result #1/Community Survey 
July 24, 2018  Discuss next steps for reviewing the City’s current marijuana policy 
Council Updates  Update on Western Strategic Planning 
 

B. Other 

 

The City Manager may also have other updates to provide since the packet was completed and transmitted to the 

City Council.  

 

  



 

Results/Project Update 

The following tables are an update summary of the progress to implement the 2017 Council Strategic Plan.   This table update will 

also be used to update Council on other projects and follow-up directed by Council.   The 2017 Strategic Plan can be found at:  

http://www.gunnisonco.gov/City%20Council/Strategic.Plan_adopted_10.10.2017.pdf .   It should be noted that the strategic results 

are summarized below and that there are specific strategies for each result in body of the Strategic Plan.   Recent changes are in red.  

2017 City Council Strategic Plan Results 

Priority Area Result Point of Contact Update/Next Step 

Infrastructure 
& Safety  

Result #1 Capital 
Maintenance and 
Replacement Plan  
By December 31, 2018, our 
residents and businesses will 
see demonstrable progress 
towards creating high quality, 
cost effective infrastructure by 
inventorying and assessing all 
major (utility infrastructure, 
roads, sidewalks, trails, 
buildings, rolling stock) City 
assets and implementing a 
schedule for capital 
maintenance and 
replacement. 

Public Works 
Director  

 
The City has worked with MEAN, Black and Veach, SGM, 
Tetra Tech to evaluate the utility infrastructure and 
buildings owned by City to determine a long term capital 
replacement program.  With respect to utilities staff and 
Council have met on several occasions in the last year to 
determine proposed changes to rates to enable the City 
to be responsible stewards or our utilities in the future.  
A building assessment will be presented to Council on 
November 28th.   A public hearing is set for proposed 
Electrical rates on April 10, 2018.  Also staff has prepared 
a Q and A fact sheet on rate changes.  
 
The Facility Plan for the WWTP will be completed by the 

end of April and presented to Council with 

recommendations on next steps by May 22, 2018. 

The final significant area of infrastructure is our roads 
and sidewalks.  Public Works has purchased a software 
system called iWorks to help inventory road 
infrastructure and plan for future maintenance and 
repair.  This will occur in 2019.  

Result #2: Safe Roads on Main 
and Tomichi 
By December 31, 2020, 90% of 
community survey 
respondents report that they 
perceive that the downtown is 
safe and aesthetically pleasing 
to walk, bike, and drive 
through Main and Tomichi 
Avenues.  

Chief of Police Staff and CDOT are continuing to work together to 
implement improvements at 11th and Tomichi and at 
Legion Park and Tomichi to improve safety.   In addition, 
the Vibrancy Project identified several solutions to 
pragmatically improve safety at Main and Tomichi and at 
other intersections on Main.  In addition, a discussion 
occurred with CDOT on January 17th to discuss 
signalization at Main and Tomichi. CDOT agreed to 
change the timing of that signalization to provide 
pedestrians a “head start” before vehicles get a green 
light.  
 
In addition, the Police Department will be increasing 
traffic patrols starting in December of 2017 to improve 
safety.  Also we have installed rapid flashing lights for 
pedestrian crossings on 11th which if successful, could be 
applied to other intersections.  The City also received a 
Safe Routes to School grant to enhance the safety of 
children getting to and from school.  

http://www.gunnisonco.gov/City%20Council/Strategic.Plan_adopted_10.10.2017.pdf


Result #3: Emergency 
Preparedness 
By December 2019, our 
residents will experience well 
organized and effective 
responses to emergency 
events by updating the City of 
Gunnison’s emergency 
response plan in cooperation 
with regional partners and 
conducting annual training for 
personnel to effectively 
implement the plan.   

Chief of Police  Staff will work with Scott Morrill in the spring of 2019 to 
update our emergency response plan.  

Result # 4: Comprehensive 
Plan & Environmental 
Sustainability 
By December 31, 2019, the 
City will have completed a 
Comprehensive Plan that 
provides a community vision 
and specific implementable 
strategies so that our 
community will experience a 
resilient healthy economy, 
affordable housing, improved 
environmental sustainability, 
high quality development, and 
public infrastructure which 
supports our high quality of 
life.  

Community 
Development 
Director 

 A joint meeting is being planned between the City 

Council and the Planning Commission to kick this 

discussion off on December 14th.   Staff will be 

preparing an RFQ over the winter to be issued in March 

of 2018 to begin implementation of this result.  This will 

be a multiyear project.   Staff anticipates reviewing a 

draft RFP for professional services to complete a 

Comprehensive Plan with the City Council by April 10, 

2018.  

 

Community 
Engagement 

Result #1:   Two Way 
Communication 
By December 31, 2020, 80% of 
our residents and businesses 
experience effective two-way 
communication with the City 
as measured in a community 
survey.  

City Manager  
A key next step in the strategies for this Result include 

reviewing several communications plans with the City 

Council.  Staff will present a variety of examples on 

community branding and communication plans on 

March 13th and request direction from the City Council 

on next steps. 

Staff would recommend at a minimum the following 
actions:  

1) Monthly Coffee with Council,  
2) Monthly Editorial, Annual newsletter on 

Strategic Pan, and  
3) Implementation of a community survey every 

two years.  
4)  

Staff would suggest issuing an RFP for conducting a 
community survey in June of 2018. Staff would propose 
having a discussion with Council on that RFP on June 12, 
2018. 
 
 



Livable and 
Affordable 
Housing 

Result #1: Improve livability 
of existing housing and create 
new affordable housing 
By June 1, 2018, the City 
working with regional partners 
in the public and private 
sector will develop a specific 
plan to provide 60 new or 
refurbished units under 
$100,000 per unit (or 
equivalent rent) and develop 
an economically viable way to 
provide public incentives (e.g.  
infrastructure, taxes, 
regulatory costs, tax credits, 
processing speed for permits) 
to facilitate the creation of 150 
new housing units, which will 
help address the needs 
identified in the 2016 
Gunnison County Needs 
Assessment. The baseline for 
this measurement will be 
2017.  

City Manager  
Staff will be issuing an RFP for site planning on Lazy K to 
further refine plans for a park and to delineate a site for 
an affordable housing project. 
 
Also staff is meeting on Thursday February 21 with other 
housing stakeholders to develop a valley wide plan for 
building affordable housing.  

Result #2:   Review Incentives 
and Barriers to Creating 
Affordable Housing 
By June 30, 2018, the City 
working with regional partners 
in the public and private 
sector will identify specific 
improvements to City 
regulations to remove 
unreasonable barriers and 
create incentives to creating 
affordable housing in the City 
while not exceeding the City’s 
man made or natural carrying 
capacity.    

Community 
Development 
Director 

Staff and the Planning Commission have begun 
brainstorming ideas to begin implementation on this 
action.    Staff will be receiving proposal from code 
consultants to achieve this result in March, 2018.  

Result # 3:  Energy and 
Weatherization Program 
By February 28, 2018, the City 
will create an energy rebate 
and weatherization program 
to reduce energy costs and 
materially lower the living 
costs in existing affordable 
housing units in Gunnison.  

Public Works 
Director and 
Electrical 
Superintended 

 
Council has authorized funding in 2017 to begin an 
energy and weatherization program with the Housing 
Authority.  Funds in the Electrical Department are also 
included in the 2018 budget.   The Heat program has 
been initiated in the community.   
  

Result #4:  Create Housing 
Funding Source 
By December 1, 2018, develop 
a dependable funding source 

Gunnison Valley 
Housing Authority 

The City hosted a one-day planning workshop with 
builders, developers, and other stakeholders to begin 
developing ideas for a “pipe line” of projects.  We then 
shared those ideas at workshop hosted by Community 



to support the above 
mentioned result.   

Builders to begin developing a framework for a housing 
program for the valley.   Ultimately, the Housing 
Authority will be a key partner to achieve this result.   

Economic 
Prosperity 

Result #1:  Gunnison Vibrancy 
Project Implementation 
By December 31, 2017, 
working in partnership with 
the business community and 
community stakeholders, the 
City will create and begin 
implementation of a timely 
and strategic set of 
recommendations to enhance 
the vitality and prosperity of 
Gunnison’s Downtown.  
 

City Manager The following is a list of proposed next steps for the 

Gunnison Vibrancy Project 

February 13th:  Downtown Leadership Committee 
provided input on written plan and discussion on next 
steps.   

February 13th: Council is requested to review next 

steps to solicit costs and qualified consultants to 

complete design work on the Western/Main Street 

(and potentially to 11th street) (“Safe walk”) 

connection and to solicit proposals to complete phase 

1 for the proposed improvements on IOOF park.   We 

are not asking for any decision to move forward with 

design or construction for these projects. We are 

simply looking for approval to obtain the necessary 

information-through an RFP process- to determine a 

cost for designing the Western/Main Street 

Connection and Phase 1 of IOOF park/including a 

festival street.   With regard to IOOF Park, staff would 

like to develop an RFP and return on March 13th to 

review that scope of work with the City Council.  

February 27th:  Council review of the Gunnison 

Vibrancy Project recommendations. 

April, 2018: Convene a discussion with the 

Downtown Leadership Committee and Council to 

discuss financial options for funding implementation 

of the Vibrancy Project.  

 

Result #2:  Initiate Economic 
Development Campaign 
Gunnison a great place to 
work & live 
By December 31, 2019, 
Develop and implement an 
economic development, 
community branding, and 
marketing program to 
promote Gunnison and the 
valley as an incredible place to 
work and live so as to 
generate new entrepreneurs 
and businesses in the 
community which will provide 
jobs that pay a living wage and 

City Manager On March 27th or sooner, staff would like to brief council 

on a proposal to initiate a multi-pronged effort to 

attract, train, retain, and grow entrepreneurs in the 

Gunnison Valley. 

 



make our local economy more 
resilient to change.  This will 
be measured by seeing the 
gap between median 
household income in Gunnison 
and the State be reduced by 
20% compared to 2017 levels.   

Result # 3:  Abundant and 
Redundant Broadband 
By December 31, 2019, 
Gunnison businesses and 
residents will experience 
affordable, abundant, and 
redundant broadband services 
which will foster 
entrepreneurial businesses 
and improve the quality of life 
for our residents.  

IT Director  
An update on this project occurred on January 9th with 
both Region 10 and IC Connex. Staff will provide an 
update on February 27.  

Result #4:  Collaboration with 
Western to Support Student 
Recruitment and Retention 
By December 31, 2018, the 
City working with Western 
State Colorado University will 
develop specific strategies to 
support Western recruitment 
and retention goals so as to 
support the continued success 
of this significant economic 
and community foundation in 
our community.   

City Manager and 
Western 
Representative 

 
The Vibrancy Project directly engaged Western 

Administration and students in achieving this result.  

Furthermore, Western has invited the City to 

participate in their own strategic Planning process. The 

Mayor and City Manager will provide updates on 

progress related to the Community Relations 

Committee for the WSCU Strategic Plan at future 

Council meetings under “updates.”  The group is 

currently crafting goals in three draft priority areas:  

A. Enhance how Western and the Community work 
together to support our mutual economic goals.  

B. Meaningfully connect Western students, faculty, 
and staff with community members and 
organization so as to both: 1) improve recruitment 
and retention of WSCU students; and 2) enrich the 
lives of community members with the academic, 
artistic, and athletic resources of Western.   

C. Coordinate and collaborate as appropriate on capital 

projects to cost effectively provide a strong and safe 

sense of place for students, residents, and guests. 

Result # 5:  Gunnison 
recognized as the home for 
Western and Western is 
synonymous with Gunnison.  
By December 31, 2020, 80% of 
residents will identify the 
University as a critical partner 
to the City in which Western is 
identifiable as Gunnison and 
Gunnison as Western. 
 

City Manager and 
Western 
Representative 

 
See information from Result # 4 above.  



Result # 6:  Improve Hotel 
Occupancy and Economic 
Impact of Special Events  
By December 31, 2018, 
improve hotel occupancy to 
enhance the economic 
sustainability and vibrancy of 
our downtown by working 
with the Tourism Association, 
event partners, Monarch and 
CBMR ski areas, and the 
business community to 
produce and market special 
events and winter destination 
promotions to measurably 
improve hotel occupancy by 
10% in the City of Gunnison 
(with a special emphasis to 
improve winter occupancy).    

City Manager  The City Manager has hosted two meetings with our 
hotel community to determine how to best improve 
occupancy.  Winter is a critical time to improve visitation 
to the City.   The Gunnison Get Away could be an 
effective tool to improve occupancy but it requires a 
positive level of cooperation between CBMR, TA, and 
our hotels.   Improving the working relationship between 
these entities is the first step.  Also the Manager has 
been attempting to bring the Chamber and a fledgling 
hotel committee together to collaborate on special 
events.   A meeting was facilitated between 
representatives of the hotel community and CMBR 
(including Scott Clarkson who is on the TA board) on Jan 
4th to discuss how to improve the working relationship 
between CBMR and the Gunnison Hotel community to 
both improve hotel occupancy and ski pass sales.  A 
number of constructive next steps came from the 
meeting including making it easier for Gunnison hotels 
to package very inexpensive lift passes with hotel stays.  
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