
AGENDA 
CITY OF GUNNISON 

PLANNING & ZONING COMMISSION 
Rev. 9-20-18 

DATE:  WEDNESDAY, SEPTEMBER 26, 2018 
TIME: 7:00 PM 
PLACE: CITY HALL, COUNCIL CHAMBERS, 201 WEST VIRGINIA AVE. 

REGULAR MEETING 

I. CALL TO ORDER

II. PLEDGE OF ALLEGIANCE TO THE FLAG

III. UNSCHEDULED CITIZENS

IV. CONSIDERATION OF THE AUGUST 15, 2018 MEETING MINUTES

V. THREE-MILE COUNTY REFERRAL – LAND USE CHANGE REQUEST, MINOR
IMPACT, SUBMITTED BY CENTENNIAL STORAGE PARTNERS, LLC. – DISCOUNT
STORAGE FOR EXPANSION OF FACILITY – OUTDOOR VEHICLE STORAGE.

VI. COUNCIL/PLANNING STAFF UPDATE

VII. COMMISSIONER COMMENTS

VIII. ADJOURN TO WORK SESSION

a. DISCUSSION OF PARKING STUDY
b. LAND DEVELOPMENT CODE TEXT AMENDMENT DISCUSSION

To comply with ADA regulations, people with special needs are requested to contact the City of Gunnison 
Community Development Department at 641-8090. This agenda is subject to change, including the addition 
or deletion of items at any time.  Regular Meetings and Special Meetings are recorded and action can be 
taken.  Minutes are on the City website at www.gunnisonco.gov.   Work sessions are not recorded and 
formal action cannot be taken.  For further information, contact the Community Development Department 
at 641-8090.   
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DRAFT MINUTES – AUGUST 8, 2018 7:00 PM  
CITY OF GUNNISON PLANNING AND ZONING COMMISSION 
REGULAR MEETING        Page 1 of 1 

MEMBERS PRESENT     ABSENT      EXCUSED 
Greg Larson - Chair  X 
Theresa Hanacek  X  
Ryan Taylor        X 
Andy Tocke        X 
Erich Ferchau  X 
John Perusek  X 
Erik Iverson  X 

OTHERS PRESENT: Planner Andie Ruggera, Planning Technician Caree Musick 

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

II. PLEDGE OF ALLEGIANCE TO THE FLAG

III. UNSCHEDULED CITIZENS- None

IV. CONSIDERATION OF THE AUGUST 8, 2018 MEETING MINUTES
Commissioner Perusek moved and Commissioner Ferchau seconded, to approve the
August 8, 2018 meeting minutes as presented.

Roll Call Yes: Larson, Hanacek, Iverson, Ferchau, Perusek
Roll Call No:
Roll Call Absent: Tocke, Taylor
Roll Call Abstain:

Motion carried

V. COUNCIL UPDATE / PLANNING STAFF UPDATE
• City Council approved the use of the right-of-way and configuration of Loveland,

Georgia, and Adams Street for Rady Engineering Building at Western.
• City Council approved the termination of a 20-foot wide utility easement (between 5th

and 7th Street along vacated Gunnison Avenue) which does not have any City utilities.
• Ordinance for creating a Policy for disposal of City-Owned land.
• Resolution to call a special election to put Lazy K on the ballot.
• Resolution to approve ballot language for Charter.

VI. COMMISSIONER COMMENTS
None

VII. ADJOURNED TO WORK SESSION AT 7:04 PM BY CHAIR LARSON

____________________________ 
Attest: Greg Larson, Chair 

_______________________ 
Caree Musick, Planning Technician 
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STAFF REPORT  
Three-Mile County Referral 
Discount Storage Expansion 

 
 

 
TO:  CITY OF GUNNISON PLANNING AND ZONING COMMISSION  
FROM: Community Development Staff  
DATE: September 26, 2018 
          

 
 
PROCESS:   
The Three Mile Plan/Urban Growth Boundary Intergovernmental Agreement (IGA) specifies the 
procedure for the review of projects within the Three Mile Planning Boundary and the Urban 
Growth Boundary. Procedures for such review are outlined in Section III, B.a. of the IGA.  
 
The IGA states “The County Planning Staff shall provide the City Planning Staff with a copy of 
the complete submittal package at least thirty (30) days prior to the initial action on the 
application. The City shall provide any comments … at least 5 days prior to the first scheduled 
hearing…The decision as to whether to review the Proposed Development Application and 
whether it shall be reviewed by the City Planning Staff, the City Planning Commission, or the 
City Council, or some or all other groups, shall be at the discretion of the City; provided however 
that all Major Impact Proposed Development Applications shall be reviewed by the Technical 
Review Committee.” 
 
APPLICANTS: Centennial Storage 
Partners, LLC – Discount Storage 
                                                                              
LOCATION: 1725 State Highway 135, 

County of Gunnison 
 
PROJECT DESCRIPTION:  The applicant 
is requesting a Land Use Change Permit, 
Minor Impact Review Project.  The property 
is Lot 2, Flying E Ranch Subdivision, 1725 
State Highway 135. 
 

The applicant’s narrative states: “…under 
contract with the current lot owner, Jerry 
Pike, to purchase the subject lot (Lot 2 of 
Flying E Ranch Subdivision) to expand 
operation of Discount Self-Storage, the 
commercial storage business located on 
Lot 3 of Flying E Ranch subdivision, 
which lies immediately east of the subject 
Lot 2.  Centennial desires to expand onto 
Lot 2 for Discount Self-Storage’s outdoor 
storage of RVs, motor vehicles, campers, 
boats, OHVs/ATVs, trailers, etc. on 
behalf of its customers. Lot 2 is the 
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STAFF REPORT  
Three-Mile County Referral 
Discount Storage Expansion 

 
preferred location for this outdoor storage because it lies directly behind Discount Self-
Storage’s current storage facilities, which shields the proposed outdoor storage from 
Highway 135.  Centennial is proposing approximately 134 parking units for its outdoor 
storage to be located in the norther one-third portion of Lot 2 and as shown on the attached 
site plan/vicinity map (consisting of three pages). Access to the proposed outdoor storage on 
Lot 2 will be by and through the current access to Discount Self-Storage off of Highway 135 
through Lot 3. Trips to the Discount Self-Storage property from this expansion are estimated 
to increase by less than 20% per day. Centennial’s current CDOT access permit is sufficient 
for this expanded use and no additional access permit is required due to the minimal increase 
in traffic…Centennial plans on adding landscaping/screen fencing to the north and west side 
of the proposed outdoor storage area to screen the area from view from neighboring 
properties.” 

 
THREE-MILE PLAN 
DESIGNATION:  
The proposed land use change permit is 
located within the three-mile area and 
outside the Urban Growth Boundary 
designated in the Three –Mile Plan 
(1997).  Based on the Three-Mile area, 
the proposed site is located in the rural 
residential land use area (1 unit/5-35 or 
more acres).   
 
SURROUNDING USES: 
Surrounding uses include residential 
agriculture use to the north and west, 
and mixed use across the highway to 
the east and storage to the south.  The 
applicant is proposing expanding their 
current mixed use of self-storage units 
and residential to the west of their 
current location.    
 
The applicant is under contract with 
current owner to purchase the property 
to the west of their developed site.  The 
property under contract is the location 
of the proposed addition.  
 
UTILITIES:   
The applicant’s proposal does not include any expansion of utilities. 
 
ROADS AND ACCESS: 
The main access is off of State Highway 135 through an existing driveway.  Traffic is estimated 
to increase by approximately 10-15 trips per day with standard vehicle traffic that is estimated at 
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STAFF REPORT  
Three-Mile County Referral 
Discount Storage Expansion 

 
20% increase per day.  The applicant states the increase is minimal and therefore does not 
require any additional access permitting from CDOT. 
 
STAFF OBSERVATIONS: 

1. The applicant’s proposal states Centennial Storage Partners, LLC is under contract on Lot 
2 with the intent of expanding onto Lot 2 if the LUC is approved. 
 

2. The Three-Mile Plan defines the site as Rural Residential with a density of 1 unit per 5-
35 acres. 
 

3. The proposed expansion could more than double the footprint size of the existing storage 
facility. 

 
4. The proposed expansion of the storage facility includes the outdoor storage of RVs, 

motor vehicles, campers, boats, OHVs/ATVs, trailers, etc. and would not be aesthetically 
appealing as an entrance to the City.   

 
5. Screening does not seem adequate to conceal the expanse of vehicles noted in the 

intended use. 
 

6. It is a priority of the City to protect the aesthetic appeal of the entrances to Gunnison. 
 

7. An outdoor storage facility would be more appropriate in one of the existing industrial 
parks, either south of Gunnison on County Road 38 or on East Highway 50. 

 
ACTION REQUESTED OF THE COMMISSION: 
A motion to forward comments to the Gunnison County Planning Commission is requested.  As 
an alternative, the Commission may move to forward the application to the City Council for its 
review. 
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September 26, 2018 
 
 
Gunnison County Planning Commission    Hand Delivered 
221 N. Wisconsin Street, Ste D. 
Gunnison, CO 81230 
 
RE:  LUC-18-00036 Centennial Storage Partners, LLC – Discount Storage Expansion  
 
Dear Commissioners: 
 
Thank you for the opportunity to comment on the application submitted by Centennial Storage 
Partners, LLC for the expansion of Discount Storage.  The following comments are based on the 
submitted application material and its relation to the Gunnison Three-Mile Plan and Urban Growth 
Boundary, City of Gunnison, Colorado and the City of Gunnison Master Plan. 
 
The City has the following observations regarding this proposed use: 

1. Based on the existing Three-Mile Map, the property is designated as Rural Residential (1 unit 
per 5-35 acres) and is located outside of the Urban Growth Boundary. 

2. One of the objectives of the Three-Mile Plan is to encourage infill development within the 
City limits and to “Limit new commercial and industrial development to lands within or 
immediately adjacent to existing City commercial and industrial zones.”    

3. The existing building on the site has historically been a single-family residence. The plans for 
this residence was not addressed in the LUC application. 

4. Adjacent land uses predominantly include residential agriculture use to the north and west, 
and mixed use across the highway to the east and storage to the south. 

5. The proposed expansion doubles the footprint of the existing Discount Storage.     
6. Proposed screening is an eight-foot-high chain link fence with slats which seems inadequate 

and is not aesthetically consistent with the surrounding area.  Additional 
landscaping/screening and alternate fence materials would improve the aesthetics within the 
highway corridor.  

7. It is a priority of the City to protect the aesthetic appeal of the entrances to Gunnison.  The 
City encourages the expansion of additional light industrial uses in the County to be within 
existing industrial areas on Highway 50 east of Gunnison and south of Gunnison on County 
Road 38.   

 
Sincerely, 
 
 
Greg Larson 
Chair, Planning and Zoning Commission 
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Jon R. Schumacher 
jon@gunnisonlaw.net 

Schumacher & O'Loughlin, LLC 
- Attorneys at Law -

232 W. Tomichi Ave., Suite 204 
Gunnison, CO 81230 

Phone: 970.641.4900 
Fax: 970.641.5005 

www.gunnisonlaw.net 

August 28, 2018 

SENF VIA EMAIL AND HAND DELIVERY 

Mr. Neal Starkebaum 
Assistant Director 

Michael P. O'Loughlin 
mike@gunnisonlaw.net 

Gunnison County Community & Economic Development Department 
221 N. Wisconsin St. 
Gunnison, CO 81230 
NStarkebaum@gunnisoncounty.org 

Re: Minor Impact Application, Centennial Storage Partners, LLC 
Lot 2, Flying E Ranch subdivision 

Dear Mr. Starkebaum: 

As we discussed at the Planning Commission meeting on August 17, 2018, 
attached is a minor impact application on behalf of Centennial Storage Partners, LLC 
("Centennial") to expand and move the Discount Self-Storage outdoor storage 
operations onto Lot 2 of Lying E Ranch subdivision, which is the Lot immediately west 
of the current storage business. Included with this letter are the following: 

1. Land Use Change Permit Application for a minor impact review project 
with a check for the $1,275 application fee; 

2. Notarized letters from the current property owner, Jerry Pike, and Ken 
Snyder of Centennial authorizing Michael O'Loughlin as the contact person for this 
project; 

3. Statement of Authority on behalf of Centennial; 

4. Exhibit A - list of adjacent property owners within 500 feet of the 
boundaries of the subject property, as provided by the Gunnison County Assessor's 
website; 

5. Quit Claim Deed and Supplementary Affidavit with death certificate of 
Dixie Pike, collectively providing that subject property is currently owned by Jerry Pike; 

1 
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6. Contract to Buy and Sell Real Estate dated July 20, 2018 between 
Centennial and Jerry Pike regarding the subject Lot 2 that will close if the subject minor 
impact application is approved by the end of the year; 

7. Exhibit B - Current Colorado Department of Transportation ("COOT") 
access permit with an email from Dan Roussin of COOT stating that the current permit 
is acceptable for Centennial's expanded use and no additional permit is necessary; 

8. Exhibit C - Gunnison County property record card for the subject 
property; 

9. Tax Certificate dated 8/21/18 from the Gunnison County Treasurer's 
Office for the subject property; 

10. 12 copies of the site plan/vicinity map (3 pages each); and 

11. The current well permit on the property. 

Please contact me if any further information is required, and please also let me 
know when this application will be under consideration by the County Planning 
Commission. 

Sincerely, 

~.g'~ 
Michael O'Loughlin 
Attorney for Centennial Storage Partners, LLC 

cc. client 
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GUNNISON COUNTY COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING OFFICE 

221 N. WISCONSIN ST, STE D., GUNNISON, CO 81230 
TELEPHONE: 970-641-0360 FAX: 970-641-8585 

Website: http://www.gunnisoncounty.org/planning.html Email: planning@gunnisoncounty.org 

DATE RECEIVED BY COMMUNITY DEVELOPMENT DEPARTMENT.: !!!ZJ n I Lo 
APPLICATION FEE $1,275.00 - SUBMITTED AT TIME OF APPLICATION: £2.f.J..21!£!-'-'..:S,.J._.::J~ 

Additional fees will be assessed accordin to the Gunnison Count Land Use Chan e Fee Schedule 
APPLICANT: 
Centennial Storage Partners, LLC 
MAILING ADDRESS: 

3440 Admire Rd. 

CITY: 
Dover 
PHONE (day): 
717-487-4871 
FAX: 

STATE: ZIP: 
PA 17315 

(evening): 
717-487-4871 
E-MAIL ADDRESS: 
ksnydercss@aol.com 

PROPERTY OWNER (If other than applicant, a copy of a contract of sale or lease between applicant and owner, or a 
notarized letter from the property owner consenting to this application, must be submitted.): 

NAME: Jerry Pike 

MAILING ADDRESS: 
1725 State Highwa 135 
CITY: 
Gunnison 
PHONE (day): 
970-275-7861 

STATE: ZIP: 
co 81230 

(evening): 
970-275-7861 

FAX: E-MAIL ADDRESS: 
jerry888pike@gmail.com 

PRIMARY CONTACT PERSON and AUTHORIZED REPRESENTATIVE (The person the Community Development 
Department should contact regarding scheduling of meetings and information for this application. A NOTARIZED 
LETTER from the property owner authorizing the representative must be submitted. ) 

NAME: Michael O'Loughlin of Schumacher & O'Loughlin, LLC 

MAILING ADDRESS: 
232 W. Tomichi Ave, Suite 204 
CITY: STATE: ZIP: 
Gunnison CO 81230 
PHONE (day): (evening): 
970-641-4900 970-901-7298 
FAX: 
970-641-5005 

01 /07/2016 

E-MAIL ADDRESS: 
mike gunnisonlaw .net 
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PROPERTY LOCATION and LEGAL DESCRIPTION OF PROPERTY: 

1. Legal Description. Cite lot and block or tract numbers, mining claim or homestead references; attach copy of 
deed and/or metes and bounds description(s). 

Lot 2, ~LYING E RANCH SUBDIVISION, according to the plat filed December 13, 1993 bearing 
Reception No. 447702, County of Gunnison, State of Colorado 

2. Property 
Address.1725 State Highway 135, Gunnison, CO 81230 

3. Common Description (include mileage from highway or County road , or other recognized landmarks). 
Lot immediately west of Discount Self-Storage location approximately 1 mile north of 
the Gunnison city limits off of Highway 135 to the west. 

AFFECTED LANDOWNERS. List all landowners and land uses that are within 500 feet of the boundaries of the entire 
parcel on which the land use change is proposed, including all properties separated from the parcel by a road or would be 
adjacent if the road did not exist. The best-available, most current information of this listing of current owners is in the 
Gunnison County Assessor's Office: 

AFFECTED PARCEL LOCATION RELATIVE TO CURRENT LAND USE ON ADJACENT 
LANDOWNER'S NAME PROPOSED LAND USE CHANGE PARCEL PARCEL 

See Exhibit A, attached 

PROJECT DESCRIPTION. Describe in detail what the applicant wants to do on the parcel, including new uses, division of 
land, adjustment of boundaries, expansion of existing uses, number of units, estimated amount of new traffic, new structures 
to be constructed, proposed phases and a description of off-site resources and haul routes (including those used by vehicles 
related to construction) necessary to accomplish the project. If the proposed land use change is a subdivision, identify the 
use of each lot (single family residence, duplex, commercial , etc.): 

Centennial Storage Partners, LLC ("Centennial") is under contract with the current lot owner, Jerry Pike, to 
purchase the subject lot (Lot 2 of Flying E Ranch subdivision) to expand the operations of Discount 
Self-Storage, the commercial storage business located on Lot 3 of Flying E Ranch subdivision, which lies 
immediately east of the subject Lot 2. Centennial desires to expand onto Lot 2 for Discount Self-Storage's 
outdoor storage of RVs, motor vehicles, campers, boats, OHV s/ ATVs, trailers, etc. on behalf of its customers. 
Lot 2 is the preferred location for this outdoor storage because it lies directly behind Discount Self-Storage's 
current storage facilities, which shields the proposed outdoor storage from Highway 135. Centennial is proposing 
approximately 134 parking units for its outdoor storage to be located in the northern one-third portion of Lot 2 
and as shown on the attached site plan/vicinity map (consisting of three pages). Access to the proposed outdoor 
storage on Lot 2 will be by and through the current access to Discount Self-Storage off of Highway 135 through 
Lot 3. Trips to the Discount Self-Storage property from this expansion are estimated to increase by less than 20% 
per day. Centennial's current COOT access permit is sufficient for this expanded use and no additional access 
permit is required due to the minimal increase in traffic (see current COOT permit and email from COOT rep 
Dan Roussin attached as Exhibit B). Centennial plans on adding landscaping/screen fencing to the north and 
west side of the proposed commercial outdoor storage area to screen the area from view from neighboring 
properties. 

01 /07/201 6 -Page 2-
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MINING AND CONSTRUCTION ACTIVITIES. As applicable, information pursuant to the individual sections of Division 
9-400: Exploration, Extraction and Processing of Minerals and Construction Materials. 

Not applicable. 

COMMERCIAL AND INDUSTRIAL USES. As applicable, information pursuant to the individual sections of Division 9-
300: Commercial and Industrial Uses. 

Centennial requests to expand its current commercial storage business onto Lot 2 of Flying R Ranch 
subdivision for its outdoor storage business needs. 

PRESENT LAND USE: identify present land uses and locations and sizes of structures that exist on the property: 

A copy of the Gunnison County Assessor's property record card for the subject Lot, which contains the 
required identifying information, is attached hereto as Exhibit C. 

IDENTIFY PREVIOUSLY-APPROVED USES. List Land Use Change Permits and/or subdivision approval have been 
previously approved for the property, and the year in which they were approved. 

L.U.C. 1989-22 (approved on December 5, 1989); L.U.C. 1990-03 (approved on December 7, 1993); L.U.C. 
1999-45 (approved November 17, 1999); and L.U.C. 04-02 (approved October 1, 2004). 

CHARACTERISTICS and CURRENT CONDITION OF LAND. List physical characteristics and conditions of the land, 
including streams, irrigation ditches, ponds, soils, roads, vegetation, geologic hazards, any work that has been done to clear 
the property, etc. ) 

There is an irrigation ditch running along the western edge of the lot, as can be seen on the attached site 
plan. Local water commissioner Tommy Rozman was unaware of the name of this ditch, but thought that it 
might be part of the Whip ditch. Landowner Jerry Pike is also not aware of the name of the ditch. 

PROJECT DESIGN. As applicable, all elements of the project design must address and comply with the individual 
sections of Article 13: Project Design Standards in the Gunnison County Land Use Resolution; the staff will advise the 
applicant which of these requirements apply to a specific application : 

SECTION 13-103: General Site Plan Standards and Lot Measurements. 
SECTION 13-104: Setbacks from Property Lines and Road Rights-of-Way. 
SECTION 13-105: Residential Building Sizes and Lot Coverages. 
SECTION 13-107: Installation of Solid-Fuel-Burning Devices. 
SECTION 13-108: Open Space and Recreation Areas. 
SECTION 13-109: Signs. 
SECTION 13-110: Off-Road Parking and Loading. 
SECTION 13-111: Landscaping and Buffering. 
SECTION 13-112: Snow Storage. 
SECTION 13-113: Fencing. 
SECTION 13-114: Exterior Lighting. 
SECTION 13-115: Reclamation and Noxious Weed Control. 
SECTION 13-116: Grading and Erosion Control. 
SECTION 13-117: Drainage, Construction and Post-Construction Storm Water Runoff. 
SECTION 13-118: Water Impoundments. 
SECTION 13-119: Standards to Ensure Compatible Uses. 

01/07/2016 -Page 3-
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ADDITIONAL SUBMITTALS BASED UPON INFORMATION AVAILABLE ON MAPS USED BY THE COUNTY. If a 
land use change is proposed on a parcel located within any of the following areas additional submittals may be required 
to be submitted (Section numbers refer to sections in the Gunnison County Land Use Resolution). The Community 
Development Department will provide assistance to the applicant to determine the specific information that must be 
submitted: 

1. LOCATION OF SITE WITHIN FLOODPLAIN HAZARD AREA. As applicable, an application proposing a land 
use change on a parcel located within a floodplain hazard area, pursuant to Section 11-103: Development in 
Areas Subject to Flood Hazards. 

2. LOCATION OF SITE WITHIN GEOLOGIC HAZARD AREA. As applicable, an application proposing a land use 
change on a parcel located in a geologic hazard area may be required to submit a geotechnical report that 
evaluates and predicts the impact of specific geologic conditions on the proposed land use change and measures 
to mitigate these hazards, pursuant to Section 11-104: Development in Areas Subject to Geologic Hazards. 

3. LOCATION OF SITE WITHIN WILDFIRE HAZARD AREA. As applicable, an application proposing a land use 
change on a parcel located within a wildfire hazard area, pursuant to Section 11-105: Development in Areas 
Subject to Wildfire Hazards. 

4. LOCATION OF SITE WITHIN AREA POTENTIALLY AFFECTED BY WETLANDS AND WETLANDS 
PERMITTING. As applicable, an application proposing a land use change on a parcel located in an area in which 
there are wetlands, pursuant to Section 11-107: Protection of Water Quality. 

5. LOCATION OF SITE VISIBLE FROM RIDGELINE VANTAGE. As applicable, an application proposing a land 
use change that is visible from a ridgeline vantage, pursuant to Section 11-108: Standards for Development on 
Ridgelines. 

6. DEVELOPMENTS IMPACTING AGRICULTURAL LANDS. If a proposed project adjoins agricultural lands, 
involves land through which irrigation ditches flow, or over which there are general or exclusive easements for 
stock drives, the application shall address the requirements of Section 11-109: Development That Affects 
Agricultural Lands, and Section 15-103: Right-to-Ranch Policy which shall identify, in written and/or graphic form , 
the following : 

7. AGRICULTURAL LAND OWNER. The location(s) and name(s) of owner(s) of any agricultural land(s) adjoining 
or possibly impacted by the proposed land use change. 
a. AGRICULTURAL DITCHES. The location(s), name(s), name(s) of owner(s), size(s), and decreed 

capacity(ies) of any agricultural ditch crossing or adjoining the development property, as available from the 
Colorado Division of Water Resources, or ditch commissioner's records. 

b. EASEMENTS. The location of historical easements used to gain access to headgates, ditches, and fences for 
maintenance or operations. 

c. LIVESTOCK DRIVES AND FENCELINES. Historic or recorded stock drive easements crossing or adjoining 
the development property, including the location of any existing fences along property lines, and the location 
of new fences or other obstacles proposed to be built across any such stock drive. 

8. DEVELOPMENT ON LAND BEYOND SNOWPLOWED ACCESS. As applicable, an application that proposes 
development at a location that currently receives no snowplowing services for access, pursuant to Section 11 -
110: Development of Land Beyond Snowplowed Access. 

9. DEVELOPMENT ON LAND ON AN INHOLDING WITHIN NATIONAL WILDERNESS. As applicable, an 
application that proposes development on an inholding within a National Wilderness Area, pursuant to Section 11-
111 : Development on Inholdings in the National Wilderness . 

10. DEVELOPMENT ON PROPERTY ABOVE TIMBERLINE. As applicable, an application that proposes 
development on a parcel located above timberline, pursuant to Section 11-112: Development on Property Above 
Timberline. 

VICINITY MAP: (Submit 12 copies). The attached sample vicinity map can be used as a guide. Minimum scale of 
1"=100' is preferred. Sheet size cannot exceed 34" x 36". The following are required to be included on a vicinity 
map: 

1. PROPERTY LOCATION AND NEARBY PARCEL SIZES AND LAND USES. Location of the property on a 
United States Geological Survey quadrangle map or on a recorded plat if the proposed development is within an 
approved subdivision, with the location highlighted so that it is easy to see, and that clearly shows sizes of parcels 
and land uses within a half-mile of the proposed project. 

2. ROADS. All U.S. and state highways and nearest County or Forest Service, Bureau of Land Management, and/or 
subdivision/private roads that provide access to the proposed project. 

3. EASEMENTS. Easements recorded or historically used that provide access to or across, or other use of, the 
property. 

4. BOUNDARIES OF DISTRICTS, MUNICIPALITIES OR SUBDIVISIONS. Locations of special district boundaries, 
municipalities or residential subdivisions within a half mile of the property. 

5. PROXIMITY OF MINING OR PROCESSING ACTIVITY. Any parcel located within 1,000 feet of the property 
01 /07/2016 -Page 4-
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proposed for land use change on which there exists an operation involving mineral exploration or extraction or 
construction materials processing. 

SITE PLAN/LAYOUT. (Submit 12 copies.) This is a drawing; the attached sample site plan can be used as a guide. 
Minimum scale of 1"=100' is preferred. Sheet size cannot exceed 34" x 36". When multiple sheets are used, 
provide an index sheet stating the contents of each sheet. All the listed information MUST be shown on the 
drawing before you can be scheduled to meet with Planning Commission. 

1. ALL PROPERTY PROPOSED FOR DEVELOPMENT. Include all land proposed for immediate and anticipated 
for future development. This can be a simple, hand-drawn layout, but it must be legible, clearly marked, drawn to 
scale, and signed and dated by the person who drew it. 

2. PHASING. Any proposed phases of the development, and their timing. 
3. TOTAL ACREAGE OF CONTIGUOUS PROPERTY OWNED BY THE APPLICANT. Total acreage and location 

of all contiguous property owned by the applicant. 
4. TOTAL ACREAGE IN PROPOSED LAND USE CHANGE PERMIT AREA. Total acreage of the site on which the 

applicant wants to obtain approval for the Land Use Change Permit. 
5. ADJACENT LOT SIZES. Lot size(s) of properties adjacent to and in the impact area of the site proposed for the 

land use change. 
6. ADJACENT LAND OWNERS. Names and actual land uses of adjacent landowners (including federal , State of 

Colorado and other publicly owned lands), to the site (in addition to the separate narrative listing). This includes 
properties that may be across a road , stream or river from the applicant's property. 

7. UTILITY LOCATIONS IN AREA. Location of all existing utilities on the property (septic tanks, wells , electric, gas, 
telephone or cable lines) that will serve the property. 

8. TOPOGRAPHIC FEATURES. Streams, lakes, ponds, wetlands, contour lines and elevations, any prominent 
ridgelines, and any other significant visual resource areas on the property. 

9. LIVESTOCK DRIVES AND FENCELINES. Historic or recorded stock drive easements crossing or adjoining the 
development property, including the location of any existing fences along property lines, and the location of new 
fences or other obstacles proposed to be built across any such stock drive. 

10. IRRIGATION DITCHES. The location(s), and name(s), of any irrigation ditch crossing or adjoining the 
development property, as available from the Colorado Division of Water Resources, or ditch commissioner's 
records. 
c:::=Jrhere are no irrigation ditches on or adjacent to the subject parcel. 

11 . DRAINAGE. Drainage patterns, on and adjacent to the project property. 
12. DRIVEWAYS AND PARKING. Driveways/parking areas, both existing and proposed. 
13. EXISTING STRUCTURES. Locations and sizes of existing structures. 
14. PROPOSED STRUCTURES. Locations and sizes of proposed structures. 
15. BOUNDARIES. Boundaries and related measurements. 

ACCESS: Indicate the name of the road or highway (name and number) that is the primary access for the proposed land 
use change. If either a County Access Permit or a Colorado Department of Transportation Highway Access Permit exists 
for existing access, submit a copy of the permit. Submit copies of deeded easements over the area of private or public 
lands that will provide access to the parcel proposed for land use change. 

1. 
2. 
3. 

County Access Permit attached: _n____ I .t I 
Colorado Department of Transportation Highway Access Permit attached: ~=~
Easement documents attached: D 

TRAFFIC: Estimate traffic to be generated by the proposed project, including whether it will be residential, commercial or 
industrial, or a mix of all uses, and the estimated numbers of vehicle trips per day. 

1. Residential trips (estimate ten trips per day per dwelling unit): ~ 
2. Commercial or industrial uses (describe type and/or weight of vehicles , estimated trips per day and time of day 

trips will occur): 
Standard vehicle traffic during business hours at 1 - 5 trips per day. 

3. Easement documents attached: D 

il ROAD SYSTEM. If the development is to include a road or roads, location and design, must be submitted with 
this application, in compliance with Section-103: Road System and the Gunnison County Specifications for Road and 
Bridge Construction Standards. 

01 /07/2016 -Page 5-
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il TRAILS. If the parcel on which the development is proposed is land over which there is a public trail , the 
application must comply with Section 12-104: Trails . Applicants also are encouraged to include public trails and other 
amenities for non-motorized travel in an application to link existing adjacent public trails or trails easements, and should 
provide information pursuant to that section if they are interested in providing such trails . 

WATER SUPPLY. Indicate which of the following will be used to supply water for the proposed use (s): 

ilwlLL TIE ONTO AN EXISTING CENTRAL SYSTEM. Indicate the name of the municipality, district or other 
existing system which will provide the service. Attach a copy of a notarized letter of intent to provide, signed agreement 
or contract between the applicant and the supplier indicating the amount of water and conditions of tie-on. 

ilw1LL PROVIDE NEW CENTRAL SYSTEM. Attach copies of approved well permits, court decrees, 
augmentation plan, or other deeded water rights. Indicate what operational system is proposed, including treatment 
options and proposed plans for operation and maintenance, and including information about water available for fire 
suppression . 

filwlLL HAVE AN INDIVIDUAL WELL OR SPRING SYSTEM. List, and attach copies of approved well permits, 
court decrees, augmentation plans, or other deeded water rights. If the source of the supply is not located on your 
property, indicate on the vicinity map where it is located. 

il WATER AUGMENTATION PLAN. If the Colorado Division of Water Resources requires that a plan of water 
augmentation be approved for the project, a copy of the application for the augmentation , as submitted to the Division. 

llsuBDIVISION WATER SUPPLY INFORMATION SUMMARY SHEET. If the application is for a subdivision, 
complete the attached Colorado Division of Water Resources State Engineer's Office Memorandum and Water 
Supply Plan Information for subdivisions. The County is required to submit this information to the Division for review. 

FIRE PROTECTION. An applicant for a land use change classified as a Minor Impact project that is located in a specific 
fire protection district must contact the district before submitting the application, for the purpose of being informed of the 
District's design and construction standards that will apply to the application . Section 12-107: Fire Protection. 

D Parcel located in Crested Butte Fire Protection District 
_Gl]_ Parcel located in Gunnison County Fire Protection District 
_r::::J_ Parcel located in Carbondale and Rural Fire Protection District 

WASTEWATER TREATMENT: 

ilwlLL TIE ONTO AN EXISTING CENTRAL SYSTEM. Indicate which system (municipal, special district, 
subdivision, as applicable), and attach a copy of a notarized letter of the service provider's intent to provide, or contract 
between applicant and the provider that the provider has capacity and is willing to provide. 

D WILL PROVIDE NEW CENTRAL SYSTEM. Indicate what operational system is proposed, including treatment 
options and proposed plans for operation and maintenance, as required by the Colorado Department of Public Health and 
Environment. 

No water is necessary for the proposed use. 

I ./ I INDIVIDUAL SEWAGE DISPOSAL SYSTEM(S). Contact the Gunnison County Environmental Health Office (641 -
5105) to determine if your existing system is adequate for the proposed use, and/or requirements for any new system. 
You will be required to pay the standard site-visit costs that may be necessary for that office to review your proposed site. 
An individual sewage disposal system permit will be issued only after a land use change permit has been approved, 
unless the Community Development Department approves the issuance of a system repair permit for an existing system. 

01/07/2016 -Page 6-
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MINERAL RESOURCES: 
Is this prope~nown to contain, or reasonably believed to contain mineral resources? 
l:]_Yes ~ No 
Has this area been the site of underground or surface mining activity in the past? 
_D_Yes JZlNo 
Has an origi~atent been issued to this property under the mining laws of the United States or Colorado? 
_c:]_Yes _l.JLJ __ No 

On a separate sheet, list the owners or lessees of underlying mineral estates, if applicable. 

PROTECTIVE COVENANTS, CONDOMINIUM OR TOWNHOME DECLARATIONS, OR DEED RESTRICTIONS. Any 
existing , or a draft of proposed, protective covenants, a condominium declaration or deed restrictions that will be 
imposed on the development. 

_Dcovenants and/or deed restriction document attached. 
_D_Homeowners'/ property owners' association letter attached 
_Gl]_Not applicable. 

__ COPY OF PROPERTY TAX CERTIFICATE. Copy of certification from the Gunnison County Treasurer's Office 
indicating that all real property taxes applicable to the subject parcel on which the land use change is proposed have 
been paid up to the year in which approval is under consideration. Copy of certification from the Gunnison County 
Treasurer's Office indicating that all real property taxes applicable to the subject parcel on which the land use change is 
proposed have been paid up to the year in which approval is under consideration . 

01/07/2016 -Page 7-
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LOCATION OF SITE WITHIN SPECIAL GEOGRAPHIC AREA OR DISTRICT. As applicable, an application proposing a 
land use change on a parcel located within a designated Special Area or special district may be required to comply with 
regulations of that Area or district. The Community Development Department will assist the applicant in determining if the 
property lies within a district or special geographic area , and if so, what regulations apply. 

01/07/2016 -Page 8-
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ft. of proposed land use 

110' 

Proposed 
Guest House: 
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TOT AL DEVELOPMENT AREA 
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DRAWN BY: 

DATE: 

-Page 9-
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Dear Land Use Change Applicant, 

The Gunnison County Trails Commission, formed and appointed by the Gunnison County Commissioners in 1995, 
encourages you to incorporate trails into your planning process. Many trail systems, exist in Gunnison County on 
public and private land and we are currently developing future trail corridors through a county-wide planning process. 
We hope you will take trails into consideration early in your planning process. 

The Trails Commission believes that a well-planned trail system offers many benefits to people who reside in or vi si t 
the county. Alternative forms of transportation such as hiking, biking, horse-back riding, skiing & snowshoeing, not 
only get you there, they are excellent forms of fitness. In this day and age, exercise is emphasized as an important 
part of ones health . We believe that an alternative transportation system allow individuals the ability to get from place 
to place without being dependent on an automobile. In such beautiful surroundings, as we have here, it is an-asset to 
be outside. A well-planned trail system can be an inviting feature for your clientele and help to increase the valut:! of 
your project. 

Please feel free to contact us regarding your upcoming project as we have many ideas and suggestions. A member 
of our commission will contact you after you file your application with the Gunnison County Community Development 
Department or you can give us a call at 970-349-6482. 

Thank You for keeping trails in mind as a part of your project. 

The Gunnison County Trails 
Commission 

NOTICE REGARDING U.S. FISH AND WILDLIFE SERVICE 
DETERMINATION THAT GUNNISON SAGE-GROUSE IS A 

THREATENED SPECIES 
• The U.S. Fish and Wildlife Service has determined, effective 

December 22, 2014, threatened species status under the 

Endangered Species Act of 1973, as amended, for the 

Gunnison Sage-grouse. 

• Gunnison County approval of this County permit is not U.S. Fish and Wildlife Service approval of any 

activity described or authorized by this County permit. 

• 

01/07/201 6 

Gunnison County is not and does not act as your 

representative with regard to consultation with the U.S. Fish and Wildlife 

Service or performance of U.S. Fish and Wildlife Service requirements. 

-Page 10-
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qPublic.net - Gunn ison County, CO https: //qpublic.schneidercorp.com/ Application.aspx? App ID= IO 13& ... 

I of3 

0qPublic.net'" Gunnison County, CO 

Summary 

Account Number 
Parcel Number 
Account Type 
Economic Area 
Tax District 
Mill Levy 
Property Location 

Neighborhood 
LEA 
Subdivision 

Condo 

R030868 
3701-250-06-003 
Agricultural 
Econ Area 1 
601 
56.488 
1725 STATE HIGHWAY 135 , GUNNISON 
FLYING E RESIDENTIAL 
AG RI CU LTURAL (4000) 
FLYING E RANCH SUBD 
N/A 

Legal Description 
Parcel Notes 

LOT 2 FLYING E RANCH SUBD 8745 P614 #540327 
N/A 

View Map 

Owner 

Owner 
PIKE JERRY 
PIKE DIXIE 
1725 STATE HIGHWAY 135 
GUNNISON, CO 81230-9246 

Current Assessment Information 

+ Land Actual Value 

+ Building Actual Value 

Total Actual Value 

+ Land Assessed Value 

+ Building Assessed Value 

Total Assessed Value 

Prior Year Assessment Information 

Year Actual Value 

2017 $185,470 

2016 $201,370 

2015 $201,370 

2014 $149,130 

2013 $149,130 

2012 $212,470 

2011 $212,470 

2010 $284,490 

2009 $284,490 

2008 $195,160 

2007 $195,160 

2006 $125,910 

Assessed Value 

$13,930 

$16,550 

$16,5SO 

$12,360 

$12,360 

$17,370 

$17,370 

$23,080 

$23,080 

$15,950 

$15,950 

$10,410 

Business Name 

2018 

$2,610 

$182,860 

$185,470 

$760 

$13,170 

$13,930 

Mill Levy 

56.488 

56.272 

55.585 

56.853 

50.446 

44.797 

44.988 

41.575 

40.414 

42.029 

36.828 

44.434 

Ad Valorem Taxes 

$786.87 

$931.28 

$919.92 

$702.71 

$623.51 

$778.11 

$781.44 

$959.56 

$944.92 

$681.32 

$599.48 

$474.36 

Contact the Treasurer 's Offi ce for current property tax amount due. Do not use the figures above to pay outstanding property taxes. 

Land 

Land Description Land Type Acres Site Access Electricty Sewer Water Other Attributes 

MEADOW HAY LAND- Agricultural 7.20 YEAR INSTALLED ISDS SEPTIC SYSTEM W ELL LAND TYPE PRIMARY -
AGRICULTURAL ROUND INSTALLED INSTALLED MEADOW 

Sales and Conveyance 

Sale Adjusted Vacant or Improved 
Sale D ate Amount Sal es Price Granter Grantee (at time of sale) Reception# Deed Type 

3/ 26/ 2004 $0 $0 PIKE JERRY ETAL PI KE JERRY ETAL Vacant 540327 QUIT CLAIM DEED - NO FEE 

5/ 16/ 1994 $25,000 $25,000 Unknown Unknown Improved 8000745P000614-1 GEN WARR DEED - FEE 

8/28/20 18, 3 :08 PM 
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qPublic.net - Gunnison County, CO 

2 of3 

Buildings 
Building Number 1 
Building Description CONVENTION 
Occupancy Type CONVENTIONAL 
Original Year Built 1918 
Effective Year Built 1980 
Percent Complete 100% 
Quality of Construction Fair 
Exterior Condition Average 
Interior Condition 
Bedrooms 2 
Bathrooms 2 
Stories 

Generate Owner List by Distance 

Distance: 

100 Feet 

Show address of: • Owner Property 

Download format: 

Address labels (5160) 

Download ] 

Recent Sales In Area 

Recent Sales in Area 

Photos 

Sketches 

Recent Sales in Subdivision 

https://qpublic .schneidercorp.com/ Application.aspx? App ID= l O 13& ... 

Roof Preformed Metal 
Exterior 
Foundation Concrete 
Windows 
Primary Heating System 
Domestic Hot Water 
Landscaping 
Above-grade Living Area 1,800 sqft 
Finished Basement 
Unfinished Basement 1,212 sqft 
Garage 

Additional mailing label options: 

IEl Show parcel id on label 

Skip labels: O 

8/28/2018, 3 :08 PM 
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Jon R. Schumacher 
jon@gunnisonlaw.net 

Schumacher & O'Loughlin, LLC 
- Attorneys at Law -

232 W. Tomichi Ave., Suite 204 
Gunnison, CO 81230 

Phone: 970.641.4900 
Fax: 970.641.5005 

www.gunnisonlaw.net 

August 13, 2018 

SENT VIA EMAIL 

Mr. Neal Starkebaum 
Assistant Director 

Michael P. O'Loughlin 
mike@gunnisonlaw.net 

Gunnison County Community and Economic Development Department 
221 N. Wisconsin, Suite D 
Gunnison, CO 81230 
NStarkebaum@gunnisoncounty.org 

Re: Amendment to Gunnison County Land Use Change Permit 
#2018-00003 

Dear Mr. Starkebaum: 

I represent Ken Snyder and his company Centennial Storage Partners, LLC 
("Centennial"). Thank you again for taking the time to chat with Ken and I today about 
the forthcoming Gunnison County minor impact change application to move 
Centennial's outdoor vehicle, RV, trailer, boat, etc. storage onto Lot 2 of Flying E Ranch 
Subdivision, which lies immediately west of Centennial's current storage operations 
Oocated on Lot 3 of Flying E Ranch Subdivision). Centennial's current storage facility on 
Lot 3 is known as "Discount Self-Storage." Centennial intends to file this new minor 
impact application by the end of this month (August 2018) and is currently under 
contract with the owner of Lot 2, Jerry Pike, to purchase this Lot 2, but conditioned on 
the County's approval of the new minor impact application. While this new application 
is still forthcoming or pending, Centennial hereby requests an amendment to its current 
Gunnison County permit (LUC #2018-00003) to extend the August 31, 2018 deadline 
for outdoor storage on Centennial's Lot 3 of the Flying E Ranch Subdivision. Centennial 
requests the extension of this August 31, 2018 deadline until Centennial's new minor 
impact application process is complete, or December 31, 2018, whichever is earlier. 

Also attached is a letter of consent from current Lot 2 owner, Jerry Pike, 
consenting to Centennial and I handling the minor impact application. Mr. Pike has also 
consented to move Centennial's outdoor storage to his Lot 2, if necessary, while the 
minor impact application process is ongoing. A map is attached to Mr. Pike's consent 
showing where the temporary outdoor storage is proposed, if it must occur on Lot 2 
during the pendency of the minor impact application process. Also attached is a map 
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showing where Centennial is proposing to locate its outdoor storage as part of its new 
minor impact application. 

Please let me know if any further information is required, and we look forward to 
meeting with you and the Planning Commission on Centennial's proposed land use 
change amendment this Friday August 1'71h around 2:30 p.m. 

Ratified and consented to by: 

STATE OF COLORADO ) 
)ss. 

COUNTY OF GUNNISON ) 

Best regards, 
., 

~ 8'-f.y--
Michael O'Loughlin 

EMILY TALBOT 
Notary Public 

State of Colorado 
Notary ID# 2017 4042650 

My Commission Expires 10-12-2021 

The foregoing was acknowledged before me this J!j__~ay of August, 2018, by 
Ken Snyder, as Managing Member of Centennial Storage Partners, LLC. 

Witness my hand and official seal. 

Notary Puhl 
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Gunnison County Community Development Department 
221 N. Wisconsin St. 
Gunnison, CO 81230 

Re: Owner consent to minor impact application and temporary outdoor storage 
Property Address: 1725 State Highway 135, Gunnison, CO 81230 

To Whom It May Concern at the Gunnison County Community Development Department: 

This letter serves as my authorization for Ken Snyder of Centennial Storage Partners, LLC and his 
attorney, Michael O'Loughlin of Schumacher & O'Loughlin, LLC, to request, submit and receive a land 
use change minor impact application for my property described as Lot 2 of the Flying E Ranch 
Subdivision and which has the physical address of 1725 State Highway 135, Gunnison, CO 81230 
("Property") . I am currently under contract to sell the Property to Centennial Storage Partners, LLC 
conditioned on the approval of the minor impact application. The minor impact application is for the 
expansion of Centennial Storage Partners, LLC's outdoor storage operations onto the Property. 

I further consent to Centennial Storage Partners, LLC temporarily using the northeast portion of my 
Property, as shown on the attached plat map, for outdoor storage of vehicles, RVs, trailers, campers, 
etc. until the subject minor impact application is approved, or December 31, 2018, whichever is earlier. 

STATE OF COLORADO ) 
) ss. 

COUNTY OF GUNNISON ) 

The foregoing authorization letter was acknowledged before me this / 3 day of August, 

2018 by Jerry Pike. 

Witness my hand and official seal. 

CORL VNN BIESEMEYER 
NOTARY PUBLIC 

STATE OF COLORADO 
NOTARY 10#20004013Q32 

My eomm..ton ExplM .. 30, 2021 

a &.~r1v,- • ~~~ 
Notary Pu · tJ' ....___ 
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QUIT CLAIM DEED 

JERRY PIKE AND DIXIE BISSELL 

whose address is 1725 HIGHWAY 135 
GUNNISON, CO 81230 

For the consideration of One Dollar and other valuable 
consideration, in hand paid, hereby sell and quitclaim to 

JERRY PIKE AND DIXIE PIKE, in joint tenancy 

whose address is 1725 HIGHWAY 135 
GUNNISON, CO 81230 

The following real property in the County of Gunnison, State of 
Colorado , to-wit: 

Lot 2, FLYING E RANCH SUBDIVISION, according to the 
Plat filed December 13, 1993, bearing Reception No. 447702, 

County of Gunnison, 
State of Colorado. 

with all its appurtenances. 

Executed this ,:""\ 1,~, day of March, 2004. 

Je~ry Pike 

Dixie Bfssell 

STATE OF COLORADO ) 
)ss. 

County of Gunnison ) 

The foregoing instrument was acknowledged before me this .1_1,//.' 
day of March, 2004, by Jerry Pike and Dixie Bissell. 

WITNESS my hand and official seal. 

My commissi-~n expires: 'Jllfl/<{J )fl, dJ-9 5 
( )_ - . - { .; 
. /L (,/1/}1/J'/(,,L, ( )l-!-11-M 

/ NOTARY PUBLIC - ~ 

........... . 

1..'··. 

en 
g 
z z 
m 
C 
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Gunnison County, CO 
8/14/2018 1:32:38 PM 
399 

I IIIIIIII II II I Ill lllll lllll lllll lllll lllll 111111111111111111 
SUPPLEMENTARY AFFIDAVIT 

(Pursuant to C.R.S. § 38-31-102) 

STATE OF COLORADO ) 
) ss. 

COUNTY OF GUNNISON ) 

655168 
Page 1 of 2 

R 18.00 D 0 .00 

In the matter of the title to real property, and pursuant to C.R.S. § 38-31-102, the Affiant, 
Larry McGraw, being first duly sworn upon oath or by affirmation, states that Affiant is of 
legal age and has personal knowledge of the facts stated herein and that the person referred to in 
the attached certificate of death is one and the same person as DLxie Pike, who is named in the 
deed dated March 26, 2014 and recorded at Reception No. 540327 in the Clerk and Recorder's 
Office of Gunnison County, Colorado, in the following described real property situate in the 
County of Gunnison, State of Colorado, to wit: 

Lot 2, FL YING E RANCH SUBDIVISION, according to the plat filed 
December 13, 1993 bearing Reception No. 447702, 

County of Gunnison, 
State of Colorado, 

also known by street and number as: 1725 State Highway 135, Gunnison, CO 81230. 

L 

Subscribed and sworn to or affirmed before me by Affiant, Larry McGraw, on this J 4,f'I/\. 
day of August, 2018, in the County of Gunnison, State of Colorado. 

Witness my hand and official seal. 

EMILY TALBOT 
Notary Public 

State of Colorado 
Notary ID# 20174042650 

My Commission Expires 10-12-2021 

1 11 · IU. 111 ....... 
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I 

STATE OF COLORAD 
COLORADO DEPARTMENT OF PUBLIC HEALTH AND ENVI 

____________ ......,_,H=O=L=D-"T-=..cO LIGHT TO VIEW WATERMARK .. 

Time 

STATE OF COLORADO 

CERTIFICATE OF DEATH 
Book 43, No. 85, Dist. 102 

STAT FAl~BER www.s1mpl1fil<.!.COm 800.460.5657 

. . . 

1 __ 

2 __ 

3 __ 

4 __ 

5 __ 

1. DECEDENT'S NAME 1Firsr. Middle, Last) 

4, SOCIAL SECURITY 

482-86~-7951 
8. AS OE EOENT EVER IN 

U.S. ARMED FORCES? 

Dixie Lee PIKE 

9a. PLACE OF DEATH {Check only on•) 

3. OATtOF DEATH (Afonlh, Day, YHr) 

January 26, 2007 

o Yes OCNo HOSPITAL: I OTHER 
a Inpatient a ER/Outpatient O DOA I D Nursing Home XJ Residence D Other (SpecityJ 

9b. FACILITY NAME u, not fn.st,tut,on, QIV& SltHI and numbttr) 

1725 State Highway 135 
9c. CITY, TOWN, OR LOCATION OF DEATH 

Gunnison 
9d. COUNTY OF DEATH 

Gunnison 
1Qa, DECEDENTS USUAL OCCUPATION 10b. KIND OF BUSINESS/ INDUSTRY 

~~'~::~~~~~one during mos I otworlong lite. 

Hairdresser Beauty Salon 
13a. AESIOENCE·STATE 13b. COUNTY 

Cvlvrauv Gunnison 
13c. C ITY, TOWN.OR LOCATION 

~unnison 
13e. INSIDE 

CITY 
LIMITS? 

OYes 
!jtNo 

13f. ZIP CODE 

81230 
17. FATHER·NAME (FlrSI, Middle. Last) 

Lero Faint 

14. WAS DECEDENT OF HISPANIC ORIGIN? 
($pec1ly No or Yes • II yH, specify Cuban, 
MeKican. Pue,10 Rtean, elc.) 
IXNo OYe11 
Spec,,y: 

Vivian Jamison 

~,~1.~M~A~A~IT~A~L~ST~A~T~US~-~M~,-,.~,.~ .. ~~,2~. ~S~POO,l-,,,,S~E~(l~/-w;~fo-, 0~;.,.-.,.-.. ~.-n-n-,mo-l 
Never Married, Widovved, 
DtvOfced (Spec1tyt 

Married Jerry Pike 
13d. STREET ANO NUMBER 

1725 State Highway 135 
15. RACE: Amer.Can Indian, 

~ack, White, etc. (Specif)') 

White 

Pike 

14 
and relationship to deceast;td. 

Husband 
20a. METHOD OF DISPOSITION 20b PLACE OF DISPOSITION (Name ot cemerery, crematory, or 

O Burial .lO Cremation O Removal from State 
other place) 

a Donation o Other (Specif~------ Colorado 
21b. NAME ANO ADDRESS OF FACILITY: 

LeChot Funeral Home 
Gunnison, Colorado 

118 N. Wisconsin St. 
~u-01230 

F ERTIFIER/CORONER iTYWPrinl) 

No 
TO BE COMPLETED BY CORONER 

27. On the bas+s of eKammalion and/orinvesligat1on. 1n my oPimon death occu«ed at the 
time, date and place, and due to the causets) and manner u staled. 

S1g11ature _... 

29, OArf SIGNEO\Month, Day, Yea,, 

Jay Wolkov D.O . , 707 N. Iowa St., Gunnison, Colorado 81230 ZIP: 

31 NAME Of ATIENOING PHYSICIAN IF OTHER THAN CERTIFIER (Type/Print) 

32. MANNER Of DEATH 

OPending 
Investigation 

33a. DATE OF INJURY 
(Month. Day, Y .. f) 

33b. TIME Of 
INJURY 33c. ~ ~ ~jAT 

M OYes O No lQ Natural 

0 Accident 

D Suicide 

O Homlctde 

O ~~~::mined 33e. PL,t,CE OF INJURY·At home, tum. str .. t, factory, office 
N.N1~:.,,, Pie :-if"t ';ftr, 

33d. DESCRIBE HOW INJURY OCCURRED 

33'- LOCATION (Strffl and Numbet' o, Rlnl Rnule Number, Ctty, County, St.ate) 

34. IMMEDIATE CAUSE (ENTER ONLY ONE CAUSE PER LINE FOR (•J. (b}, AND (C),I Do not • nter mode d dying (e.g. Cardiac: or Re'Pfr•tory Arre•t>•k>ne. lnt~~al between ontet 
anddealh 

•"-,"T ,., Squamous Cell Carcinoma of the Mouth 
CONDITIONS DUE TO A AS A CONSEOUEN E 
IF ANY WHICH 

Years 
Interval between onset 
and death 

GAVE RISE TO {b) 

~~~~~::~tAUSE =o~uE~T~O~o=a~,~S~A~C~O~N~S~.=au~E~N==---- ---------------------t..~n"~:;;;~;;;=:;;~~;;;;.:;;,w;;;;.:.c •• ~o~n::;;se;;,-
UNOERLYING CAUSE 
LAST lcl (cl 

PART OTHER SIGNIFICANT CONDITIONS · Conditions contributing lo dealh but no! relahld lo cause in 
II PART I (e.o .. alcohol abuse, obesity, smol\e1). 

35. AUTOPSY 36. IF YES wer• f!Rdlngs considered 
(Yes or NOi in determining cauN of death? 

No 

s-~ 
l~ONALO S. HYMAN 
STATE REGISTRAR 
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STATEMENT OF AUTHORITY 
CENTENNIAL STORAGE PARTNERS, LLC 

This Statement of Authority relates to an entity named Centennial Storage 
Partners, LLC, a Colorado limited liability company (the "Company~). and is 
executed on behalf of the Company pursuant to the provisions of C.R.S. §38-30-
172. 

2. The Company is a limited liability company organized under the Colorado Limited 
Liability Company Act, C.R.S. §7-80-101, et ug. 

3. The Company Is formed under the laws of the State of Colorado. 

4. The malllng address for the Company is .3440 Admire Road, Dover, PA 17315. 

5. The name, title, and addresses of the persons authorized to execute instruments 
conveying, encumbering, or o~erwls~ affectl~g title to real property on behalf of 
the Company are: 

Ken Snyder, Managing Partner 
3440 Admire Road 
Dover, PA 17316 

6. The authority of the foregoing persons to bind the Company is set forth In the 
operating agreement of the Company, and is not limited. 

7. This Statement of Authority amends and supersedes in all respects any prior 
Statement of Authority executed or recorded on behalf of the Company. 

· Execu.ted this J.i1!:. day. of Ja~uary, 201 B. 

PttJ"1stLIJfl tJ IA 
ST A TE OF <t8t!t1MA0l')> ) 

) ss. 
County of ~w""'"'"' Yof.. I( ) 

The foregoing was sworn to and acknowledged before me this /:JfVI day of 
January, 2018, by Ken Snyder, Managing Partner of Centennial Storage Partners, LLC, 
a Colorado limited liability company. 

Cenlennlal lSlotaue Partner•. l.LC 
Satemtrt DI Authority 
O'Ha)lf• Oa-.n, P.C. 19110 (4-) 1/11118 

I ~ 
I 

.~ 
" C 
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GUNNISON COUNTY PLANNING COMMISSION  

REVISED PRELIMINARY AGENDA: Friday, August 17, 2018  
  
 8:45 a.m.  
 

• Call to order; determine quorum  
• Approval of Minutes  
• Unscheduled citizens: A brief period in which the public is invited to make general 

comments or ask questions of the Commission or Planning Staff about items which are 
not scheduled on the day’s agenda.   

  
  9:00 a.m. Alpha Mechanical Solutions, LLC, public hearing, request to renovate the existing 6,600 

square foot, vacant, former Trough restaurant, to include: 
 • Add a 2,613 square foot second floor, within the existing building 
 • Add a future 3,242 square foot addition to the east side of the existing building 
 • Fence/Screen the existing parking area  
     + 75% of the building used for warehouse/commercial office 
    + 25% of the building used for light industrial manufacturing  
The site is located at 37610 W. Highway 50, approximately 1 mile west of the City of 
Gunnison, south of Highway 50, bounded by Shavano Drive on the west and south, legally 
described as .92-acres in the NE1/4NW1/4 Section 10, Township 49 North, Range 1 West, 
NMPM   
LUC-18-00025 

  

 10:00 a.m. Golden Eagle Trash Service LLC, continued public hearing, request for a commercial storage yard 
for refuse trucks, recycle containers and 3-bay shop building, with existing residence, located at 690 
CR 18, legally described as a parcel in the NW1/4SW1/4 Section 3, Township 49 North, Range 1 
West, NMPM, on 40-acres  
LUC-18-00017 

  
  Noon   Lunch 
  
 1:00 p.m. Nine Mile Ranches Subdivision Resubdivision, work session, request to resubdivide 

Nine Mile Ranches Subdivision; 38-acres into four single-family lots, Lot R1 5.0-acres, Lot 
R2 11.87-acres,with existing residence; Lot R3 9.83-acres; Lot R4 9.86-acres. The new 
residences will be served by well and septic. The property is located east of Highway 149, 
within the E1/2SE1/4 Section 22, Township 48 North, Range 2 West, N.M.P.M. 
LUC 16-00027 

  
 1:30 p.m. Staff, proposed Land Use Resolution amendments 
  
 2:00 p.m.  Discount Storage, Michael O’Loughlin, representing Centennial Storage Partners, LLC, 

request to amend a condition of approval, Discount Storage Expansion LUC-18-00003 
   
 Adjourn  
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GUNNISON COUNTY PLANNING COMMISSION 
REGULAR MEETING 

August 17, 2018 
  *** 
 
The Gunnison County Planning Commission conducted a regular meeting in the Planning Commission 
Meeting Room in the Blackstock Government Center, 221 N. Wisconsin, Gunnison, Co.  Present: 
 
Chairperson- Kent Fulton 
Vice-Chairperson- Jack Diani 
Commissioner- Vince Rogalski 
Alternate Commissioner- Daniel Spivey 
 

Assistant Director of Community Development- Neal Starkebaum 
Manager of Administrative Services- Beth Baker 
Others present as listed in text 
 
 

 
 
Recused/Absent/Seated:   
Absent:    Commissioners  Plata, Mugglestone and Cattles 
                  Commissioner Spivey was not present for the Nine Mile re-subdivision application 
Recused:  None 
Seated:     Commissioner Spivey was seated for the entire August 17, 2018 Planning Commission meeting.                         

**** 
With a quorum present Chairperson Fulton opened the August 17, 2018 regular meeting of the Planning 
Commission.  
 
Moved by Rogalski seconded by Fulton to approve the Planning Commission meeting minutes of July 20, 
2018, as amended, the motion passed unanimously.   
 
Moved by Fulton seconded by Diani to approve the Planning Commission meeting minutes of August 3, 2018, 
as amended, the motion passed unanimously.   
 

**** 
Alpha Mechanical Solutions (LUC-18-00025):  The Gunnison County Planning Commission conducted a 
public hearing.  They reviewed the request to renovate the existing 6,600 square foot, vacant, former Trough 
restaurant, to include: 
 • Add a 2,613 square foot second floor, within the existing building 
 • Add a future 3,242 square foot addition to the east side of the existing building 
 • Fence/Screen the existing parking area  
     + 75% of the building used for warehouse/commercial office 
    + 25% of the building used for light industrial manufacturing  
The site is located at 37610 W. Highway 50, approximately 1 mile west of the City of Gunnison, south of 
Highway 50, bounded by Shavano Drive on the west and south, legally described as .92-acres in the 
NE1/4NW1/4 Section 10, Township 49 North, Range 1 West, NMPM   

 
Present representing the Planning Commission:  Commissioners, Fulton, Diani, Rogalski, and Spivey.   
 
Chairman Fulton seated Commissioner Spivey.  
 
Present representing staff:  Assistant Director of Community and Economic Development Neal Starkebaum, 
and Manager of Administrative Services Beth Baker.   
 
Present representing the application:  applicants Fred and Lisa Niederer. 
 

35



 

 18 August 17 Planning Commission Meeting 
Page 3 

                                            18 September 07 PC Approved 
  

With a quorum present Chairperson Fulton opened the public hearing. 
Manager of Administrative Services Beth Baker confirmed adequate public notice.  The applicants submitted 
the certified mailing receipts, and proof of posting; the Community and Economic Development Department 
had the public notice published in the Crested Butte News and Gunnison Country Times. 
 
Fred Niederer noted he had submitted a letter of explanation, addressing the alternative locational standards.  
The issues included location, health and financial constraints.  He also addressed landscaping, fencing, the 
proposed shipping containers and exterior lighting.   
 
Staff Comments: 
 
Starkebaum said all the comments have been forwarded to the Planning Commission, and are part of the 
Community Development File.  Director of Public Works Marlene Crosby, addressed traffic issues.  She 
explained Shavano Dr. is a County road.  There is an upcoming project, dealing with snow storage and 
drainage.  The previous use of the building, was the Trough restaurant; the new use will reduce traffic. There 
should be very little, if any, traffic after 5:00 P.M.        
 
Fulton asked, if there had been any snow plowing issues. She explained, it has been an ongoing struggle, 
because of the drainage issues.   He asked who would have to remove the tree; she said it would be removed 
by the County.   
 
Planning Commission Comments: 
 
Rogalski asked about the second story; Niederer explained it will be constructed within the existing structure. 
 
Spivey asked if there will be a bay door; Niederer said yes, on the south wall.     
 
Diani asked about noise levels; Niederer said after measuring the noise levels created by a cordless drill or 
plasma table, he determined the traffic noise from the highway is louder; the building actually impedes the 
highway noise level.  The planned addition could decrease the highway traffic noise levels.   
 
Spivey asked what percentage of use the light industrial component would be; Niederer said 25% or less.   
 
Fulton asked if the south doors could be closed when they are manufacturing; Niederer said yes.  Starkebaum 
noted this would be difficult to enforce.   
 
Rogalski asked about the fencing on Highway 50; Neiderer said they could make the storage containers look 
like smaller buildings, wood clad with a shed style roof.  Starkebaum asked about the fencing on the south 
side, next to the residential units; Niederer said there will be a 50 ft. section, with an operational gate.   
 
Public Comments: 
 
Appraiser, Martin Klinowski, explained he did not see any evidence there would be a decrease to the monetary 
values of the adjacent condos.   
 
Applicant Responses: 
 
Neiderer explained there will be code compliant lighting; one light on the south side.  The main entrance will be 
illuminated, but will be on a photo cell.  All overhead lighting will be operated with a switch.   
 
Diani asked about the main entrance; Niederer explained it would be a double door with an overhang.  
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Niederer said Public Works would like the parking spaces, on west side of the building, to be parallel parking 
spaces; if diagonal parking spaces were allowed, there would be more parking spaces.   It would be customer 
parking; there are very few customers at the office, at any one time.     
 
 
The commissioners directed staff to prepare a draft approval, for review at the next meeting.   
 
The commissioners reviewed the alternative locational standards. Fulton noted the commissioners received 
comments from the applicant, and are comfortable with the considerations. Specifically, no other site available.  
They agreed the proposed fencing along Highway 50 was adequate, the fencing adjacent to the storage facility 
could be chain-link.  The City’s comments on the aesthetic aspects, would be addressed with trees, placed on 
the south side of the ditch.  They agreed compatibility with the neighborhood has been addressed, with the 
wood clad fencing, landscaping, and reduction in the hours of operation.   
 
Niederer presented illustrations of the outside of the building.  He explained it would be either a paintable 
horizontal wood sided product, or a hardy board product. They do not have the color scheme yet.   
 
Fulton continued the public hearing to September 7, 2018 at 9:00 A.M. 
 

**** 
Golden Eagle Trash LLC (LUC-18-00017):   The Gunnison County Planning Commission conducted a continued 
public hearing.  They continued the review  the request for a commercial storage yard for refuse trucks, recycle 
containers and 3-bay shop building, with existing residence, located at 690 CR 18, legally described as a parcel in the 
NW1/4SW1/4 Section 3, Township 49 North, Range 1 West, NMPM, on 40-acres. 
 

Chairperson Fulton seated Commissioner Spivey.   
 
Present representing the Planning Commission: Commissioners Fulton, Diani, Rogalski, and Spivey.   
 
Present representing staff:  Assistant Director of Community and Economic Development Neal Starkebaum, 
and Manager of Administrative Services Beth Baker.   
 
Present representing the application:  Applicants Carolyn and Alphonse Taramarcaz, and attorney Mike 
Dawson.   
 
With a quorum present Chairperson Fulton opened the continued public hearing. 
 
Applicant comments: 
 
Dawson noted they had submitted information on the three hundred foot line, on the site plan, and addressed the 
alternative locational standards.   
 

Staff Comments: 
 
Starkebaum said the Sage-grouse coordinator did not place a 300 ft. setback requirement on this site.  Dawson explained 
they were addressing the disturbed area on the western one-third of the property.   
 
Diani suggesting moving the operation to the north and east further, to help alleviate visibility concerns.   Dawson was 
concerned, up the hill would be more visible.  He added this site will be less visible, for more people, and they would be 
removing less sagebrush.      
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Starkebaum suggested siting the staging yard to the east of the building to provide more visual buffering; Taramarcaz 
said that could be done.  Starkebaum added the building would be the buffer, and the containers would be on the east 
side as well.   
 
Spivey asked about fencing; Taramarcaz said it would be 8ft. tall, chain-link fencing with slats along the yard, completely 
enclosing the roll-offs.   Rogalski said the fencing will help with visibly.   
 
Starkebaum noted all the comments received had been distributed to the Planning Commission, and are part of the 
Community and Economic Development Department file.  
 
Public Comments: 
 
Mari Rogers asked where the adjacent houses are in relation to the house and fencing.  Starkebuam presented a map to 
illustrate. 
 
Jon Mugglestone said the proposed shift in design would increase the impacts to the neighbors above the site, on County 
Rd. 17.   Starkebaum asked if the site was visible from Mugglestone’s house; Mugglestone said it was not, but it is visible 
near his home.  Bill Nesbit explained the property from which the proposed site is visible belongs to Omar Stratman.   
 
Mari Rogers said she agreed with Mugglestone, and noted there are many industrial areas more suited than this 
residential area.  
 
Ken Bodine pointed out this applicantion does not comply with the locational standards. 
 
Neil Santarella asked if this application complied with the City’s Three Mile Plan.  
 
Martin Klinowski pointed out there have been many historical uses similar to this proposed use and impacts: a moving -
storage company, port- o- pottie company, the rifle club, and other commercial uses.  They are proposing a clean 
operation. 
 
Jake Stone said there had not been a port –o- pottie business there, in at least ten years.   
 
Heather della Volpe said the property had been for sale, for a very long time.  
 
Corrin Stagl asked if there had been any odor complaints about the applicant’s trash trucks.   The dumpsters are currently 
stored on site, a fence would mitigate the visual impacts.   The road has never been in better shape.  There is a 
considerable amount of traffic, because the gun club uses the road.   
 
Public Works Director Marlene Crosby said Mayflower Moving Co. used the road in the 1970s, Coleman’s trucking 
operation has been there since the 1980s; there has been historic heavy equipment traffic usage.  This proposed usage 
is an insignificant addition to the road impacts.    The current condition of the road exceeds the County standards.  She is 
not able to document additional potential impacts to the road.   
 
Starkebaum asked if the road is adequate for the suggested uses; Crosby said yes, they have inspected this road several 
times during this application review.   Fulton asked if these additional uses would be acceptable; Crosby said yes.   
 
Stone was concerned with the impacts of the trucks turning in and off the highway; Crosby said she will discuss it with 
CDOT.   
 
Ken Bodine was concerned with drifting snow, and the safety issues; increasing truck traffic is problematic.  Crosby said it 
is an issue for the County.  Bodine asked if the width of the road met standards; Crosby said yes.  
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Rain Bodine requested clarification on the number of trucks and containers: Taramarcaz said seven, and they might 
expand with two more trucks.  There are three to four compactor trucks that would leave in the morning and return in the 
afternoon.  There could be approximately four roll-off trips per day.   
 
The commissioners discussed Gunnison County Land Use Resolution Section 10-104-C 1. b   - No site is reasonably 
attainable in or adjacent to the nearest municipality or existing permitted business or industrial park.   Crosby explained 
Gold Basin Industrial Park, is County owned.  The lots are not for sale, only leases, making this difficult to finance.   
 
Applicant Responses: 
 

Dawson explained no site is reasonably available.  There are no available parcels, in the City limits.  Gunnison Center 
does not allow the use, Vista Business Center is not financially feasible, and Gold Basin has lease only lots. 
 
The commissioners asked for copies of the covenants for Vista Business Center and Gold Basin Industrial Park.     
 
Ken Bodine pointed out, if this use is inappropriate for the Industrial parks, how it can be appropriate for a residential 
setting.  
 
Jake Stone wants good neighbors.  The Taramarcazs could be good neighbors, but the public is not being respected.   
 
Ken Bodine said the City staff report defines the site uses as rural residential.  Fulton explained the City Three Mile Plan 
has not been updated since 1996, 22 years ago.  It is used for guidance, but the County is not required to follow the 
comments.   
 
Starkebaum explained this is a mixed use neighborhood.  There are existing residential and commercial uses.  There 
are mitigation methods proposed, and traffic was adequately addressed.  
 
Bodine asked what impacts there would be to the agricultural uses; Fulton reiterated, it is already a mixed use 
neighborhood.  Spivey, Rogalski and Diani agreed it is currently a mixed use neighborhood.     
 
Fulton directed staff to contact the City, to ask, if there have been complaints about the applicant’s trash trucks.   
 
Ken Bodine was concerned with the increase in the number of trucks and containers, and the resulting increased traffic.   
 
Mari Rogers was concerned this would devalue her property. 
 
Corrin Stagl said installing a fence would mitigate the visual impacts.   
 
Ken Bodine reiterated, there are several other more appropriate sites for this type of business.    
 
Jon Mugglestone asked if an approval would set a precedent; Fulton explained, each application is reviewed individually- 
on its own merits.  Starkebaum agreed.   
 
Ken Bodine was concerned with the combination of residential uses and this commercial use; Starkebaum explained the 
County has approved Industrial parks, which have a combination of residential and industrial uses.    
 
Fulton continued the public hearing to September 7, 2018 at 10:00 AM.   
  

**** 
Nine Mile Ranches Subdivision Re-subdivision (LUC-18-00027):  The Gunnison County Planning 
Commission conducted a work session.  They reviewed the request to resubdivide Nine Mile Ranches 
Subdivision; 38-acres into four single-family lots, Lot R1 5.0-acres, Lot R2 11.87-acres,with existing 
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residence; Lot R3 9.83-acres; Lot R4 9.86-acres. The new residences will be served by well and septic. The 
property is located east of Highway 149, within the E1/2SE1/4 Section 22, Township 48 North, Range 2 
West, N.M.P.M. 
 
Commissioner Spivey did not attend the work session. 
 

Present representing the Planning Commission:  Commissioners Fulton, Diani, and Rogalski.  
 
Present representing staff:  Assistant Director of Community and Economic Development Neal Starkebuam 
and Manager of Administrative Services Beth Baker.   
 
Present representing the application:  Applicant Rose Foley.   
 

With a quorum present Chairperson Fulton opened the work session.  
 
Foley explained the three lot subdivision they were approved for last year, ran into a problem with the existing access.  It 
is defined as an agricultural access, and can’t be used for a residential access.  They are requesting a re-subdivision of 
one lot, creating a four lot subdivision.  The fourth lot would be a five acre parcel; this would reduce the remaining three 
lots to approximately ten acres each. 
 
Starkebaum noted they have water from the Upper Gunnison River Conservancy District, and there are no Sage-grouse 
issues.   
 
The commissioners directed staff to prepare a draft recommendation of approval for the next meeting, for review.   
 
The joint public hearing will be conducted October 19, 2018, at 9:00 A.M.   
 
Fulton closed the work session at 1:40 PM 
 

**** 
Gunnison County Land Use Resolution (LUR) proposed amendments:  The Gunnison County Planning 
Commission conducted a work session to discuss the proposed amendments to the LUR. 
 
Chairperson Fulton seated Commissioner Spivey.    
 
Present representing the Planning Commission: Commissioners Fulton, Diani, Rogalski, and Spivey.   
 
Present representing staff:  Assistant Director of Community and Economic Development Neal Starkebaum, 
and Manager of Administrative Services Beth Baker.   
 
With a quorum present, Chairperson Fulton opened the work session 
 
The commissioners agreed: 

 To increase the building size for light industrial uses from 5,850 sq. ft. to 6,500 sq. ft.  
 To allow two residential units, with square footage capped at 1,500 sq. ft. 
 To amend the definition of Long Term Camping, limiting it to no more than 180 cumulative days, in one calendar 

year. 
 To amend the marijuana regulations to include Vista Business Center, for manufacturing, grow, and medical 

uses.   
 
This will be reviewed again by the Planning Commission and then forwarded to the Board of County Commissioners, for 
a public hearing.   
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*** 
Discount Storage, Centennial Storage Partners, LLC, (LUC-18-00003); The Gunnison County Planning Commission 
conducted a work session.  They discussed a request to amend a condition of approval, for the Discount Storage 
Expansion. 
 
Chairperson Fulton seated Commissioner Spivey.    
 
Present representing the Planning Commission: Commissioners Fulton, Diani, Rogalski, and Spivey.   
 
Present representing staff:  Assistant Director of Community and Economic Development Neal Starkebaum, 
and Manager of Administrative Services Beth Baker.   
 
Present representing the application: applicant Ken Snyder and attorney Michael O’Loughlin.  
 
With a quorum present, Chairperson Fulton opened the work session  
 
O’Loughlin.explained they are requesting an extension of the deadline, from August 31, 2018 to December 31, 2018.  
Snyder is attempting to purchase the adjacent parcel, this parcel would be used for the outdoor parking, which is on his 
current lot.  They would apply for a minor impact land use change, for the use of the adjacent parcel.  He is requesting an 
extension of the August 31, 2018 deadline, currently on the approval.     
 
Starkebaum explained the condition for the deadline was placed by the Planning Commission, and does not require a 
public hearing to change the dates.  
 
Moved by Rogalski seconded by Fulton to extend the August 31, 2018 deadline to December 31, 2018, if the applicant 
submits a land use change application, for the adjacent lot by August 31, 2018. If the application is not submitted the 
deadline remains August 31, 2018.  The motion passed unanimously.     
 

**** 
The commissioners adjourned the August 17, 2018 meeting of the Planning Commission at   2:40 P.M. 
 
________________ 
/S/ Beth Baker 
Community Development Department Title 
Gunnison County Community Development Department 
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Downtown	Gunnison	parking	audit	
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parking	audit	
methodology	
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ü parking	inventory	provided	by	City	
ü parking	u;liza;on	counts	by	volunteers	
ü Thursday	–	Friday	–	Saturday,	Aug	2	–	4	
ü 9am	–	7:30pm	
ü what	was	counted:	

§  on-street	parking	
§  3	publicly-owned,	off-street	lots	
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results	-	data	
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≥	85% 	parking	appears	to	be	full	

70%	-	84% 	parking	available	nearby		

50%	-	69% 	parking	available	at	des;na;on	

<	50% 	parking	plen;ful	

how	full	is	full?	
(on-street	parking)	
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City	Hall	&	Blackstone	lots	
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Iowa	Street	lot	
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Iowa	Street	lot	
Friday	
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Iowa	Street	lot	
Saturday	
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analysis	
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≥	85% 	parking	appears	to	be	full	

70%	-	84% 	parking	available	nearby		

50%	-	69% 	parking	available	at	des;na;on	

<	50% 	parking	plen;ful	

%	full	–	busiest	day	(Friday,	August	3)	
core	area		

key	
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Tomichi	Avenue		US	50		
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<	50%	
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Tomichi	Avenue		US	50		
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<	50%	
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Tomichi	Avenue		US	50		
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Gunnison	Avenue	

Friday	
3:00	pm	
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<	50%	
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Tomichi	Avenue		US	50		

Virginia	Avenue	
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Gunnison	Avenue	

Friday	
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Tomichi	Avenue		US	50		
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Georgia	Avenue	
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Tomichi	Avenue		US	50		

Virginia	Avenue	

Georgia	Avenue	

Ohio	Avenue	

Gothic	Avenue	

Ruby	Avenue	

Denver	Avenue	

New	York	Avenue	
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Friday	
7:30	pm	
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<	50%	
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observa9ons,	
recommenda9ons	
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observa;ons	
ü  core	area	parking	spaces	remained	

available	during	all	count	periods	
ü Main	Street	parking	spaces	remained	

available	during	all	count	periods	
ü  two	busiest	blocks	(highest	%	full):	

§  Main	St	from	Tomichi	to	Virginia	
§  Virginia	Ave	from	Main	to	Iowa	

ü  surface	parking	lots	had	availability	during	
all	count	periods	

77



observa;ons,	cont.	
ü  turnover	was	high	(good)	in	all	core	

loca;ons,	all	count	periods	
ü  some	vehicles	were	parked	without	moving	

for	long	periods	in	peripheral	areas	
ü motorcycles	present,	especially	along	Main	

St.	but	not	in	large	numbers	
ü  bicycles	park	primarily	on	Main	St.	and	in	

blocks	from	Tomichi	–	Georgia	
ü  oversize	vehicles	present	throughout	

downtown,	but	not	in	high	numbers	78



poten;al	policy	issues/opportuni;es	
ü  oversize	vehicles	–	designated	areas	
ü  overnight	parking	on	Main	St.	
ü  enforcement	
ü  parking	requirements	for	housing	
ü  effects	of	technology	on	parking	demand	
ü  use	of	paint	(on-street	parallel	spaces)	
ü  motorcycle	parking	–	designated	areas	
ü  bicycle	parking	supply	&	design	
ü  low	turnover	(commuter	parking)	
ü  allowing	shared	parking	
ü  need	for	parking	district	
ü  paid	parking	
ü  pedestrian	safety	

address	
now	

address	
in	the	
future	

other	
topics	
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oversize	vehicle	parking	
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poten;al	oversize	vehicle		
parking	loca;ons	

South	Pine	 Tomichi	 New	York	82



enforcement	
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enforcement	business	models	

service-oriented	puni;ve	
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ü  friendly	but	inevitable	
ü  rely	on	technology	
	

enforcement	
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off-street	parking	requirements	for	
market-based/work-force	housing	
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key	zoning	recommenda;ons	

o  no	off-street	parking	requirement	for	ADUs	(all	zone	districts)	

o  reduce	off-street	parking	requirements	for	duplexes	(R-2,	RMU,	
R-3,	B-1)	

o  new	R-2M	zone	district,	reduced	off-street	parking	requirements	

o  simplify	off-street	parking	requirements	(Commercial,	Industrial)	
	
o  update	uses	allowed,	reduce	off-street	parking	requirements	
(B-1)	

✔	

✔	

✔	

✔	

✔	
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Land Development Code Diagnosis
Identify Housing Development Barriers for Market-Based Development  

and Deed Restricted Affordable Housing

Gunnison, Colorado

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

Final Report
08/31/2018
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Final Report Contents
Purpose
Like many communities across the West, Gunnison is experiencing a rapid increase in housing prices.  The 
City has sought to take proactive steps to reduce the cost of building housing. Some costs, like building 
materials, are not easy for a city to control, but several other factors, such as zoning standards, fees and the 
development approval process can greatly impact cost.  

Cascadia Partners was retained by the City of Gunnison to evaluate the current zoning regulations, devel-
opment review process and TAP fee structure, and provide recommended changes that would enable more 
affordable development, particularly housing development.  Below are the major elements of the analysis 
performed by Cascadia Partners. 

Initial Code Review & Focus Groups Findings

Funding Options & Partnership Assessment

Code Diagnosis Report & Recommendations

Cottage Cluster & Pocket Neighborhood Zone Standards

Tap Fee Scaling Framework Recommendations

PG 3-4

PG 34-37

PG 5-27

PG 28-31

PG 32-33
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Findings from Initial Code Review & Focus Groups

A high-level review of the zoning code was performed 
in preparation for a series of focus groups that were 
conducted with City officials, private builders and de-
velopers, property owners and key community enti-
ties concerned about housing affordability.  The focus 
groups drew attention to several specific parts of the 
current zoning code and TAP fee structure that could 
use improvements.  Key findings from the initial code 
review and focus groups is detailed below. 

Smaller Housing Units are the Future
In a series of focus groups, a consistent theme 
emerged: the market is demanding smaller housing 
options, both because of shrinking family sizes (a 
national and local trend), but also because rapidly 
escalating housing costs limits the amount of house 
a typical person or family can afford. These market 
trends are in conflict with the current LDC standards, 
however, which are low density and offer a relatively 
narrow range of development options.   

Permit Affordability by Design  
(Like We Used To)
Gunnison, like most communities, has many examples 
of “missing middle” multi-unit houses in the older 
neighborhoods surrounding downtown.  For many 
years, communities did not think twice about permit-
ting small, multi-unit buildings near shopping, but in 
the 1950s and 1960s, new zoning standards became 
far more restrictive and it became illegal to build 
these more affordable housing types.  Many places 
have recognized this lost opportunity and are again 
allowing “missing middle” housing types to be built.  

Regulate Form Rather Than Use
Uses within a building change far more frequently 
than the buildings themselves.  Many communities 
are shifting the emphasis of zoning regulations away 
from use-based (or Euclidian zoning), towards form-
based zone standards.  In the near term, we recom-
mend Gunnison examine the zoning “use tables” to 
expand the uses allowed in several zones.  Long-term, 
we recommend modifying the zoning standards 
further to emphasize form-based standards and/or 
adopt urban design guidelines in conjunction with a 

dramatic simplification of the use table, particular-
ly in the commercial zones.  A community discus-
sion around specific design guidelines or form-
based standards should be considered during the 
upcoming Comprehensive Plan process.

Expand On-Street Parking and Reduce 
Off-Street Parking Requirements
Several of the zoning recommendations below are 
to reduce off-street parking requirements, which 
are set to a very suburban level in the current LDC. 
Unnecessarily high parking standards add signifi-
cantly to development costs ($10,000-50,000 per 
space on average), and negatively impact afford-
ability and building design.  We recommend that 
reductions to off-street parking requirements are 
paired with an active program of striping new di-
agonal, on-street parking.  There is an opportunity 
to add (stripe) significant numbers of new, effi-
cient diagonal on-street parking spaces to Gunni-
son’s wide streets.  On-street parking will also help 
calm traffic and increase pedestrian safety.  

Landscaping is the Not the Same as 
Open Space
Landscaping requirements in several zoning codes 
are set high with the expectation that landscaped 
area can or will function like public open space 
or parks.  The reality, however, is that private 
landscaping area often turns into empty grass 
areas that are not inviting for people to use, push 
buildings far from the street and use significant 
amounts of water.  Another impact is that high 
landscaping requirements reduce the amount of 
the lot area that can be built on, which can un-
dermine the financial feasibility of many desired 
building types.  

Allow Reduced Setbacks on Certain 
Streets with Wide Rights-of-Way
Wide rights of way, when combined with the 
setback standards in certain zones (and on corner 
lots in particular), can result in buildings being 
set far back from the sidewalk.  Not all streets will 
need to be expanded beyond their current curb-
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Findings from Initial Code Review & Focus Groups

to-curb dimensions and landscaping areas within the 
right of way can be 10-25 feet currently.  So, for lots on 
certain streets with particularly wide right-of-way, the 
City should consider allowing reduced setbacks.  This 
is particularly important on corner lots where front 
setback requirements impact two sides of a lot, and in 
commercial and multifamily zones where the com-
munity may want buildings closer to the sidewalk and 
more accessible to pedestrians.  

Regulate Changes to Existing Buildings 
Differently Than New Buildings
Building codes consider new construction, but rarely 
account for the complexity and cost of retrofitting 
older structures. While retrofitting an existing build-
ing can be the most cost-effective way to deliver 
more affordable housing or commercial space, overly 
burdensome building code standards often prevent 
investment or encourage the tear-down of historic 
buildings.  Many cities have created a two-track build-
ing code review and enforcement process that relaxes 
certain standards for remodels or a change of use 
requests in existing structures.  This enables historic 
buildings to receive much needed investment and be 
preserved, where otherwise, an owner may find that it 
makes more economic sense to demolish the building 
and build new.  

Adopt Basic Commercial Frontage Stan-
dards to Ensure an Active Street Front
Simple frontage standards should be adopted to 
ensure a better relationship of buildings to the side-
walk.  Current commercial zones, like C and B-1, allow 
commercial buildings to be set far back from the 
sidewalk, which discourages pedestrian activity.  We 
will prepare a set of effective, yet flexible commercial 
frontage requirements.  These standards will include 
elements such as: the percentage of building frontage 
that must be located near the sidewalk edge and the 
percentage of that frontage that must have transpar-
ent windows.

Align Building Code and Zoning
While we are not scoped to analyze the building 
code for affordability-related changes, we did hear 
several times in our interviews with community 
stakeholders that some of the new building code 
requirements are adding significantly to costs.  In 
particular, the requirement to include fire sup-
pression sprinklers in attached (townhome-style) 
buildings is very costly.  We understand that City 
staff are pursuing a tweak to the building code to 
address this issue for buildings with up to 3-units.  
We support this effort, but we also recommend 
the City pursue a change to address this issue in 
building with up to 4 units.  

Federal lending standards define a house as hav-
ing 1-4 units, so conventional residential loans can 
be used to purchace homes with between 1 and 4 
units.  Building code standards should be aligned 
to support easy financing and purchace of 4-unit 
homes.  These are often one of the most cost 
effective style of rental and owner units in small 
communities - and the zoning code can ensure 
that they fit the scale of existing neighborhoods. 
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R-1: Single-Family Residential

R-1

R-1 Zone Standards Existing Proposed

Permitted Uses SF, Manufactured Homes + ADUs

Height 35' No Change

Max Density (DU/Acre) 3.5 3.5 + ADU = 7 
(No Duplex; only ADU permitted)

Minimum Lot Size 8,000 No Change

Maximum Lot Coverage 40% per structure; 10% parking/ac-
cess 50% combined

Landscaping 50% 40%

Lot Frontage 50' No Change

Setbacks 15' (F), 10' (S), 10'(R) No Change

Minimum Building Width 24' 20'

Parking SFR:  2/unit SFR:  2/unit, ADU: 0/unit

This zone district is intended to have one single family home per 8,000 square foot lot.
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Existing vs Proposed

R-1: Single-Family Residential

Findings and Recommendations
Proposed modifications to the R-1 zone are minor, and would allow for the addition of an ADU. 

• Allow 1 ADU per site to increase workforce housing options without impacting neighborhood scale
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R-1M: Single Family Residential - Modified

R-1M

R-1 Zone Standards Existing Proposed

Permitted Uses SF, Manufactured Homes + ADUs

Height 35' No Change

Max Density (DU/Acre) 6.0 7.0 + ADU = 14
(No Duplex; only ADU permitted)

Minimum Lot Size
6,250 

(Density limits results in effective 
minimum lot area of 7,260)

No Change

Maximum Lot Coverage 40% per structure; 10% parking/ac-
cess 60% combined

Landscaping 50% 40%

Lot Frontage 50' No Change

Setbacks 15' (F), 10' (S), 10'(R) No Change

Minimum Building Width 24' 20'

Parking SFR:  2/unit SFR:  2/unit, ADU: 0/unit

This zone district is intended to have one single family home per 6,250 square foot lot.
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Existing vs Proposed

R-1: Single Family Residential - Modified

Findings and Recommendations
Proposed modifications to the R-1M zone are minor, and would allow for the addition of one Accessory 
Dwelling Unit (ADU).  This addition would provide more needed housing, without changing the character of 
the neighborhood from the street.  

• Density limits and minimum lot size are not compatible.  Density limits of 6 units per acre result in an 
effective lot size of 7,260 square feet not the allowed 6,250.

• Allow 1 ADU per site to increase workforce housing options without impacting neighborhood scale
• Increase the lot coverage maximums 10% to allow for ADU
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R-2: Duplex Residential

R-2

R-2 Zone Standards Existing Proposed

Permitted Uses SF, Duplex, ADU, Manufactured 
Homes, Zero Lot line Homes No Change

Height 35' No Change

Max Density (DU/Acre) 14 21

Minimum Lot Size 6,250 for SF; 3125 for Duplex (per 
unit) 6,250

Maximum Lot Coverage 40% - Structure; 15% - parking/access 60% combined

Landscaping 45% 40%

Lot Frontage SF: 50'; Duplex: 25' per unit 50' - Simplified

Setbacks 15' (F), 5' (S), 5'(R) No Change

Minimum Building Width 20' No Change

Parking SF/Duplex: 2/unit. ADU requires 
additional space

SFR: 2/unit, Duplex:  1/unit,  
ADU: 0/unit

This zone district is established to provide for moderate density residential areas comprised of single-family 
dwellings, duplex dwellings and accessory dwelling units (ADUs), with no more than two units permitted in 
any structure. 
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Existing vs Proposed

R-2: Duplex Residential

Findings and Recommendations
The R-2 zone is currently mapped close to downtown and major commercial corridors.  Though ADUs and 
duplexes are allowed,  maximum density of 14 units per acre means that both cannot be built on a stan-
dard 50’ x 125’ lot.  It is recommended that incremental density increases be allowed in order to capitalize 
on the walkable, amenity-rich neighborhoods where this zone already exists.

• Increase maximum allowable density to allow two primary and one secondary unit on 50’ x 125’ lots
• Reduce minimum landscaping requirement to alleviate space constraints for ADUs
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R-2M: 4-Unit House Residential
This zone district is established to provide for moderate density residential neighborhoods comprised of 
single family homes, duplex, triplex and 4-unit houses. The buildings will look like houses, but may have up 
to 4 units per standard lot (6,250 square foot). This mixture of housing types is often referred to as “Missing 
Middle Housing” because it is between a single family home and an apartment - and while it was a common 
housing type in the early 1900s, many cities made it illegal to build.  In Gunnison there are examples of this 
style in older neighborhoods around downtown.

R-2M

R-2 Zone Standards Existing R-2 Standards Proposed

Permitted Uses SF, Duplex, ADU, Manufactured 
Homes, Zero Lot line Homes No Change

Height 35' No Change

Max Density (DU/Acre) 14 28

Minimum Lot Size 6,250 for SF; 3125 for Duplex (per 
unit) 6,250

Maximum Lot Coverage 40% - Structure; 15% - parking/access 60% combined

Landscaping 45% 40%

Lot Frontage SF: 50'; Duplex: 25' per unit 50’ - Simplified

Setbacks 15' (F), 5' (S), 5'(R) No Change

Minimum Building Width 20' No Change

Parking SF/Duplex: 2/unit. ADU requires 
additional space

SFR: 2/unit, Duplex:  1/unit,  
ADU: 0/unit

New Zone
Available to Apply During Comprehensive Plan Process
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Existing vs Proposed

R-2M: 4-Unit House Residential

Findings and Recommendations
The R-2M zone is a new proposed zone that would allow 4-units in a house-form.  This type of building is 
appealing on a number of levels. First, it fits the scale and context of many older neighborhoods that have 
a wide variety of house sizes and unit counts already.  Second, 4-unit houses can be purchased with a 
standard residential mortgage so they are easier for small, local owners to purchase. 

• Increase density to allow 4 units on a standard lot
• Reduce off-street parking requirements to 1.5 per unit, and allow on-street parking to count towards 

parking requirements by-right (currently discretionary)
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RMU: Residential Mixed-Use

This zone district is established to provide for relatively high density single-family, duplex and multi-family 
residential areas, including primarily triplex, townhouse, and multi-family dwelling uses.

RM
U

RMU Zone Standards Existing Proposed

Permitted Uses SFR, Duplexes/Townhouses, MFR SFR, Duplexes/Townhouses, MFR, 
ADU

Height 35' No Change

Max Density (DU/Acre) 16 35

Minimum Lot Size
6250 (SFR); 3125/unit (duplex); 2250/

unit (townhouse); 2000-3000/unit 
(MFR)

Eliminate Townhome and MFR min-
imum lots sizes: they result in very 

low density buildings.

Maximum Lot Coverage 45% for buildings; 20% for parking/
access 70% combined

Landscaping 35% 30%

Lot Frontage SF: 50'; Duplex: 25' per unit; town-
house: 20'; MF: 100' 50’ - Simplified

Setbacks 15' (F), 5' (S), 5'(R) No Change

Minimum Building Width 20' 16’

Parking
SF/Duplex/Townhouse: 2/unit. MFR- 

2 for first unit; 1.75 per each add'l 
unit. ADU requires additional space

SFR: 2/unit, Plex:  1/unit,  
ADU: 0/unit
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Existing vs Proposed

RMU: Residential Mixed-Use

Findings and Recommendations
Proposed changes to RMU would enable the construction of a wide variety of  “missing middle” housing 
types.  “Missing middle” housing is characterized by small-scale multi-unit housing types that are in a 
neighborhood scale. 

• Allow more units to promote “missing middle” housing such as stacked flats, cottages, and ADUs
• Reduce minimum lot size to allow smaller, more affordable units
• Slightly increase the lot coverage to allow for slightly larger building footprints
• Reduce parking requirements for all attached and multifamily units
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R-3: Multi-Family Residential

This zone district is established to provide for high density multi-family residential areas and mobile home 
parks.

R-3

R-3 Zone Standards Existing Proposed

Permitted Uses
SF, Manufactured Homes, Duplexes, 
Multi Family, Attached/Townhouses, 

Zero Lot Line Homes
No Change

Height 35' (3-stories) 48’ (4-stories)

Max Density (DU/Acre) 30 (effectively 21 units per acre based 
on minimum lot sizes) 80

Minimum Lot Size 6250 (SFR); 3125/unit (duplex); 2250/unit 
(townhouse); 2000-3000/unit (MFR) 6,250’

Maximum Lot Coverage 45% for buildings; 40% for parking/
access 85% combined

Landscaping 15% No Change

Lot Frontage SF: 50'; Duplex: 25' per unit; town-
house: 20'; MF: 100' 50’ - Simplified

Setbacks 15' (F), 5' (S), 5'(R) 10' (F), 5' (S), 5'(R)

Minimum Building Width 20' 16’

Parking
SF/Duplex/Townhouse: 2/unit. MFR 
- 2 for first unit; 1.75 per each add'l 
unit. ADU requires additional space

1 Space per Any Unit Type 
(allow on-street parking to count 
towards off-street requirement)
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Existing vs Proposed

R-3: Multi-Family Residential

Findings and Recommendations
The current R-3 zone standards are appropriate on a large suburban site where low density garden 
apartments are desired.  The R-3 densities are too low and parking requirements are too high to allow 
apartments on an infill lot.  

• Raise height limits to allow a cost-effective 4-story building.  Building code allows 4 story wood frame 
construction apartments without elevators - a very costly item.

• Significantly increase density maximums to allow for a wider range of multi-family projects
• Reduce suburban parking requirements to enable more cost-effective housing
• Reduce the front setback by 5’ to allow a more urban building form
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CBD: Central Business Zone District

This zone district is established to provide for the business and civic functions that make up the city core. 
The Central Business District (CBD) has a strong pedestrian character and provides for concentrated com-
mercial activity, with buildings covering the entire street frontage.

CBD

CBD Zone Standards Existing Proposed

Permitted Uses
Upper floor residential, ADU; Offices 
of all kinds; non auto related retail; 

restaurants (excluding drive in)

Increase allowable production space; 
allow light manufacturing to support 

"maker space," brewing, distilling.

Height 35' 50'

Max Density (DU/Acre) N/A No Change

Minimum Lot Size N/A No Change

Maximum Lot Coverage 100% No Change

Landscaping N/A No Change

Lot Frontage NA No Change

Setbacks N/A No Change

Minimum Building Width NA No Change

Parking MF: 1.00/unit  |  commercial: 0 All Uses: 0
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Existing vs Proposed

CBD: Central Business Zone District

Findings and Recommendations
The CBD zone is one of the most flexible in the City and already allows for a range of uses and densities.  
However, some of the most cherished historic buildings on Main Street today could not be rebuilt under 
the CBD zone standards.  A few strategic changes will help this zone support investment in downtown.

• Increase maximum allowable height from 35’ to 50’ (Current height of Interiors Building)
• Make residential parking standards consistent with commercial requirements: 0
• Allow a broader range of uses, like manufacturing, and increase the allowable “production space” 

within a building to support craft brewers, distillers, and other “maker” uses
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B-1: Professional Business Zone District

This zone district is established to provide for a transitional area between the commercial and residential 
zone districts, by allowing for relatively lower intensity commercial uses that are compatible with residential 
uses and maintain the architectural and urban design character of the existing residential neighborhood. 

B-1

B-1 Zone Standards Existing Proposed

Permitted Uses

Upper floor residential; most office 
types; non auto related retail; restau-

rants (excludes drive in) 

Permit multifamily, bars, bed and 
breakfasts, coffee shops, theaters, 
light manufacturing or production 

("maker space").

Height 35' 38'

Max Density (DU/Acre) 7 40

Minimum Lot Size 6,250 3,125

Maximum Lot Coverage 40% - Structure; 15% - parking 75% combined

Landscaping 45% 25%

Lot Frontage 50' 25'

Setbacks 15' (F), 10' (S), 10'(R) 15' maximum,  
with Frontage Standards

Minimum Building Width 24' 20'

Parking
Townhome: 2.0/unit;  

Multifamily: 1.75/unit  |   
office: 1/300; cafes and bars: 1/200

All Residential: 1/unit, All Commer-
cial: 1/1000 sf with first 3,000 sf and 

Upper Floor MF exempt in mixed-use 
(allow on-street parking to count 
towards off-street requirement)
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Existing vs Proposed

B-1: Professional Business Zone District

Findings and Recommendations
The B-1 zone district is currently restrictive and constraining, but the area was identified in the Downtown 
Resilience Project as a key area for increased activity.  Uses that could enliven Main Street, such as coffee 
shops or bars, are not permitted. In addition, high parking and landscaping standards make it difficult to 
repurpose old houses for commercial use - and encourage demolition instead of preservation.  

• Reduce parking and landscaping to make adaptive reuse and multi-story buildings feasible
• Provide more flexibility in uses to encourage investment
• Increase densities to expand housing options and enliven the zone
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I: Industrial Zone District

This zone district is established to provide areas for a broad-range of manufacturing, production, product 
transport, and other industrial uses. Upper floor residential is currently allowed. 

I

I Zone Standards Existing Proposed

Permitted Uses A Wide Range

Permit multifamily and ground floor 
residential (enables horizontal mixed-
use on large sites), banks and medical 

office

Height 35' No Change

Max Density (DU/Acre) 7 14
(Allows live-work buildings)

Minimum Lot Size 6,250 sq ft 3,125

Maximum Lot Coverage 60% for buildings; 30% for parking/
access 90% combined

Landscaping 10% No Change

Lot Frontage 50' 25'

Setbacks 0' (F), 5' (S), 5'(R) No Change

Minimum Building Width NA 20'

Parking
Manufacturing: 1/500 sf, Retail Sales 

Industrial: 1/400 sf, Wholesale: 1/ 
employee

All Residential: 1/unit, All Commer-
cial: 1/1000 sf with first 3,000 sf and 

Upper Floor MF exempt in mixed-use 
(allow on-street parking to count 
towards off-street requirement)
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Existing vs Proposed

I: Industrial Zone District

Findings and Recommendations
Proposed changes to the Industrial Zone District are minor.  In order to provide more flexibility and activ-
ity within industrial areas, it is recommended that parking requirements be reduced to make more ancil-
lary services, such as retail, feasible.

• Reduce parking requirements for all non-residential uses to 1 space per 1,000 square feet to make 
retail and office possible on smaller lots. 

• Increase residential densities to allow live-work opportunities for creatives and entrepreneurs
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M: Maker Zone District
This zone district is established to allow for live-work spaces that support local “makers” engaged in light 
manufacturing, creative office, and production.  The area around South Main is an existing example of 
mixed-use area like this with creative production uses and residences mixed together. There is not an exist-
ing zone that supports this today. 

M

M Zone Standards Existing I Zone Standards Proposed

Permitted Uses A Wide Range

Permit multifamily and ground floor 
residential (enables horizontal mixed-
use on large sites), banks and medical 

office

Height 35' No Change

Max Density (DU/Acre) 7 28
(Allows live-work buildings)

Minimum Lot Size 6,250 sq ft 3,125

Maximum Lot Coverage 60% for buildings; 30% for parking/
access 90% combined

Landscaping 10% No Change

Lot Frontage 50' 25'

Setbacks 0' (F), 5' (S), 5'(R) No Change

Minimum Building Width NA 20'

Parking
Manufacturing: 1/500 sf, Retail Sales 

Industrial: 1/400 sf, Wholesale: 1/ 
employee

All Residential: 1/unit, All Commer-
cial: 1/1000 sf with first 3,000 sf and 

Upper Floor MF exempt in mixed-use 
(allow on-street parking to count 
towards off-street requirement)

New Zone
Available to Apply During Comprehensive Plan Process
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Existing vs Proposed

M: Maker Zone District

Findings and Recommendations
This new zone is proposed to allow the City to designate areas that can support Gunnison’s growing 
number of small, entrepreneurial businesses that create or produce goods, such as outdoor gear, bicycles, 
breweries etc.  The zone would allow live-work buildings that could be affordable to these creative busi-
ness owners. 
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C: Commercial Zone District

This zone district is established to provide locations for offices, service uses, hotel accommodations and 
businesses retailing durable and convenience goods. Upper-floor residential dwellings are allowed. 

C

C Zone Standards Existing Proposed

Permitted Uses A Wide Range
Permit MFR and ground floor res. (en-
ables horizontal mixed-use on large 

sites), and industrial "maker" uses

Height 35' 50'

Max Density (DU/Acre) 14 70

Minimum Lot Size 8,000 4,000

Maximum Lot Coverage 50% for buildings; 40% for parking/
access 90% combined

Landscaping 10% No Change

Lot Frontage 50' 25'

Setbacks 15' (F), 5' (S), 5'(R)

At least 50% of primary building 
frontage can have no more than 

15' setback.  Frontage area must be 
designed to engage the sidewalk 
(windows, outdoor seating, etc.)

Parking
SF/Duplex/Townhouse: 2/unit. MFR- 
2 for first unit; 1.75 /each add'l unit. 

1/200 sf retail/service, 1/300 sf office

All Residential: 1/unit, All Commer-
cial: 1/1000 sf with first 3,000 sf and 

Upper Floor MF exempt in mixed-use 
(allow on-street parking to count 
towards off-street requirement)114
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Existing vs Proposed

C: Commercial Zone District

Findings and Recommendations
The Commercial Zone District exists along Gunnison’s major commercial corridors and along the periph-
ery of Downtown.  While the zone allows a broad range of uses, most are not technically buildable when 
the parking, setbacks, and density standards are taken into consideration. 

• Establish flexible frontage requirements to enable “main street” style buildings that provide an active 
street frontage 

• Simplify non-residential parking requirements to a single standard of 1 space per 1,000 square feet
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Existing vs Proposed

C: Commercial Zone District

Findings and Recommendations
Some areas currently zoned C would support a more urban style of mixed-use building, however, the 
current standards make that impossible.  

• Significantly increase residential density allowances to enable smaller, more affordable housing
• Increase height allowances to support a cost-effective 4-story mixed-use building form
• Allow ground-floor residential to enable “horizontal mixed-use” on large sites
• Reduce parking requirements to make multi-story buildings possible

116



28

Cottage Cluster & Compact Neighborhood Standards

Two Types Proposed

Cottage  
Cluster

Compact  
Neighborhood

Cascadia Partners recommends expanding the types 
of housing that can be permitted in zones to include 
as two additional “Designated Housing Types” in 
Section 2.3 Designated Housing Types and Table 2-2 
Designated Housing Types of the zoning code. This 
will allow the City to permit these types of housing 
styles across multiple zone districts. Unless otherwise 
specified in the provided development standards 
table, the underlying zone standards apply.

Cottage Cluster Zone Standards
Cottages Cluster developments are characterized by 
a single site with several small buildings that share 
a common, central yard or green.  Cottage Cluster 
developments are often difficult to build with con-
ventional zone standards that assume a very uniform 
site layout and one building per lot.  Cottage Clusters 
need more flexibility in site layout, frontage requir-
ments, density, etc.  

This style of development is gaining popularity 
nationally as a way to provide lower cost (smaller) 
housing at a scale that can fit into an existing neigh-
borhood.  

Compact Neighborhood Zone Standards
A second set of cluster development standards are 
also provided that are more compact, and aimed 
at providing an achievable set of development 
regulations for existing mobile home parks to 
comply with over time. 

Mobile home parks provide some of the most 
affordable housing options currently.  Howev-
er, because they are not conforming and a rigid 
certification process, many owners are unable or 
hesitant to make investments and the units are 
falling into disrepair.  The basic design principal of 
a mobile home park: small, prefabricated homes 
on small lots, is inherently one of the most afford-
able styles of housing possible.  Prefabricated 
small homes have gained popularity nationally 
because of their relatively low cost, and well-de-
signed units are now more widely available. 

• Single unit, detached cottages
• 1-2 story
• More affordable than conventional 

single family

• Detached, attached, and multi-unit 
houses

• 1-2 story
• More affordable housing options
• Enable mobile home parks to con-

form or achieve legal non-conform-
ing as they evolve
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Examples of Cottage Cluster

• Small, detached homes
• More affordable pricing than conven-

tional single family housing
• Individual lots on a shared site
• Clustered around a central green space
• Shared amenities, such as gardens, 

parking, community room
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Examples of Pocket Neighborhoods

• Small homes - detached and attached
• Attached housing options reduces cost 

and increases affordability
• Individual lots on a shared site or Com-

mon Interest Community
• Clustered around a central green space
• Shared amenities, such as gardens, 

parking, community room
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Recommended Development Standards

Gunnison, CO Pocket Community Zoning Code Evaluation
Cascadia Partners, July 2018

Standard Cottage Cluster Code 
Standards

Pocket Community Code 
Standards

Lots, Unit Types & Density
Allowed unit types Detached Detached & Attached

Maximum density (du/ac) 36 72
Minimum total units per cluster

Minimum Site Size
Minimum Lot Size

Maximum lot coverage 65% 80%
Building Form & Design

Max stories allowed above ground 2 2.5
Maximum height to peak 24’ 34’
Maximum unit footprint
Minimum unit floor area 500 300
Maximum unit floor area

Minimum Frontage Requirement
Minimum front porch depth

Minimum porch width as % of front facade
Orientation of primary entrances required to be towards

Porches required?
Front door must open onto porch?

Area of porches that must be covered by roof
Existing non‐conforming homes allowed? No Yes
Factory / Off‐site built homes allowed?
Commons

Minimum common open space size (sq ft/unit) 100 50
Minimum common open space dimension (1 side)

Minimum % of units oriented to commons
Commons open to/visible from street?

Required enclosure of commons (# of sides)
Enclosure means "oriented towards commons”

Parking & Access
Minimum parking spaces / dwelling unit 1 0.75

On‐street parking allowed to count towards minimums?
Parking allowed on same lot as unit?

Minimum setback of parking from street
Alley allowed along side or rear property lines?

Pedestrian Access
Minimum width, internal pedestrian paths

Sidewalks must connect all units to commons, parking & street
Maximum distance between any dwelling unit and commons

3

20’

Yes

Yes

8’

2,000

1,000

1,000
6,000

100%
Yes
Yes

Commons/ROW, or ped path
60.0%

Yes, if served by alley or if already exists.

4’
yes
60’

15'

Yes; must meet design standards

20
50.0%

yes, 1 commons minimum
3 sides
Yes

1
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Tap Fee Scaling Framework

The current Tap Fee schedule is based only on the di-
ameter of the water line.  For instance, a single family 
homes would typically require a 3/4” water line.  This 
would result in $2,500 for the water fee and $5,000 for 
the sewer fee.  This fee structure is simple but is likely 
resulting in undercharging very large homes with 
lots of bedrooms and fixtures and overcharging small 
homes with 1 or 2 bedrooms and few fixtures based 
on their potential impact to the system. The following 
example illustrates this point.

Recommendation
The City should continue to study their existing in-
frastructure and determine future funding needs.  
The Tap Fee schedule should then be updated to 
more accurately reflect the true cost of providing 
water and sewer service. 

In addition, the City should establish a “Single 
Family Equivalent” standard that allows for smaller 
units, such as compact houses, cottage clusters, 
and ADUs to pay a lower fee than larger homes 
with many potential residents and fixtures. For 
instance, a smaller house may have a Single Family 
Equivalent of 75% while a large home may have 
a Single Family Equivalent of 125% - and the fees 
will scale accordingly.  

Fairness Principle: Infrastructure fees should scale up as the 
potential impact to the infrastructure increases.  

Potential Infrastructure ImpactLe
ss

M
or

e

Today, these two houses pay the same $7,500 Tap Fees

Water and Sewer Tap Fees 

WATER SERVICE LINE SIZE
CAPITAL IMPROVEMENT 
FEE FOR WATERWORKS 

SERVICES

CAPITAL IMPROVEMENT 
FEE FOR SEWER SERVICES

3/4" $   2,500 $  5,000 
1" $   4,500 $  9,000 

1 ½" $ 10,000 $ 20,000 
2" $  17,500 $ 35,000 
3" $  35,000 $ 70,000 
4" $  60,000 $120,000 
6" $120,000  

Contact the Public Works Department for details regarding water and sewer line installation and 
extensions. (970-641-8020). 
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Fee Scaling Examples

Broomfield Colorado
Broomfield Colorado uses a “single family equiv-
alency” standard to assess sewer and water fees.  
Broomfield has 3 classes of what they call TE or 
Tap Equivalent, but a system like this could also 
include small houses as a fourth category.

Mountain View California
The City of Mountain View California uses a single 
family equivalency system with 3 housing class-
es and 8 housing types to determine water and 
sewer fees.  

Housing Type TE (Tap Equivalent)

SFR 1.0

Townhouse 0.6

Apt 0.4

Housing 
Class

Housing 
Type

Single Family 
Equivalent

Class 1 SFR 1.0
Class 2 Small SFR 0.85

T-homes 0.85
Duplex 0.85
Row House 0.85

Class 3 Apt 0.65
Mobile 0.65
Condo 0.65
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Funding Options & Partnership Assessment

No Silver Bullet for Funding
Funding for income-restricted affordable housing 
is very limited.  The vast majority of new afford-
able housing units built in the US today are funded 
through the use of Low Income Housing Tax Credits 
(LIHTC).  The value of these tax credits have gone 
down in many markets after the adoption of the 
recent federal tax overhaul.  In some markets, this de-
cline has been 15% or more and has stalled out new 
affordable housing development.  

Local Funding Sources are 
Increasingly Important
As federal funding for affordable housing has de-
clined and with the uncertainty around the long term 
value of LIHTCs, local governments are increasing-
ly establishing their own funding mechanisms for 
affordable housing. In 2016, Denver approved a $150 
million fund for affordable housing. Also in 2016, 
voters in Seattle passed a $260 million bond for af-
fordable housing.  Portland voters will consider a $652 
million bond for affordable housing on the November 
ballot. 

These Affordable Housing Funds can be funded in a 
variety of ways, including with bonds (which is low in-

terest public debt), fees on various activities such 
as market-rate development, or additional tax lev-
ies specifically earmarked for affordable housing.  
Additional fees or taxes add up very slowly, while 
bond measures (if successful) make more funds 
available more quickly. 

Recommendation: 
Cascadia Partners recommends the City pursue a 
substantial, county-level bond initiative to fund 
ongoing affordable housing development.  The 
advantage of a bond is that current interest rates 
are at historic lows and so the cost of borrowed 
money is historically cheap. 

Leverage Additional Dollars  
with Gap Financing
One of the fundamental rules in real estate devel-
opment is to maximize “leverage.”  In other words, 
rather than funding the entire cost of a project 
with the bond dollars alone, make the bond funds 
available to fill funding gaps in mixed-income or 
affordable projects that also utilize other funding 
sources.  Often times, affordable housing devel-
opers come up short on funding but with a little 
extra help, they can succeed. 

Let’s illustrate this concept with an example.  An 
affordable housing developer is looking to build a 
50-unit apartment building with affordable rents. 
They can secure $8.5 million from Low Income 
Housing Tax Credits (LIHTC), but they need an 
additional $1.5 million to be successful.  Housing 
bond funds can be used to fill the “gap” which 
stretches the bond funds further.  $1.5 million in 
bond funds were instrumental in securing an addi-
tional $8.5 million in funds for affordable housing. 
That is leverage. 

Successfully leveraging bond funds to secure 
other funds will multiply the number of units that 
can be built for the same dollar. We recommend 
the principle of leverage guide the expenditure of 
housing bond funds. 
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Funding Options & Partnership Assessment

Colorado Affordable Housing Funding 
Sources and Institutional Partners

State

Colorado Department of Local Affairs 
(DOLA)
DOLA’s Division of Housing (DOH) provides financial 
support to developers, public housing authorities, and 
community organizations to fund affordable housing, 
homelessness prevention, and rental assistance proj-
ects. DOLA administers the major funding programs for 
affordable housing, described below. The programs can 
assist with new construction, property acquisition, hous-
ing development and redevelopment, bridge loans.

Resources / Programs:

Community Development Block Grant 
(CDBG):
The Department of Local Affairs administers the 
federal Community Development Block Grant 
(CDBG) program for non-entitlement municipalities 
and counties to carry out community development 
activities.

The funds must be used for activities that either 
benefit low- and moderate-income persons; pre-
vent or eliminate slums or blight, or address com-
munity development needs that have a particular 
urgency.

Home Investment Partnership Program 

(HOME)
HOME dollars provide competitive funding to 
local government, non-profit and private de-
velopers.  The purpose of the HOME Program is 
to address a wide range of activities that build, 
buy, and/or rehabilitate affordable housing for 
rent or ownership or provide direct rental assis-
tance to low-income people.

Housing Development Grant Funds 
(HDG)
The HDGF program is a competitive grant that 
provides funds for acquisition, rehabilitation 
and new construction. The Fund was created 
by the Colorado state treasury and consists of 
monies allocated to the Colorado Affordable 
Housing Construction Grants Fund by the Gen-
eral Assembly. HDG funds improve, preserve 
or expand the supply of affordable housing; 
finance foreclosure prevention activities in Col-
orado and acquisition of housing and economic 
data necessary to advise the State Housing 
Board on local housing conditions.

Housing Development Loan Fund (HDLF)
The HDLF program was created to meet federal 
matching funds requirements.  This fund makes 
loans for development, redevelopment or reha-
bilitation of low- or moderate-income housing. 
Loans provided through HDLF require collateral. 

Entity

Loan Financing Grant Funds Tax Credits Construction
Capacity 
Building

Research

Colorado Department of Local Affairs x x x x

Colorado Housing and Finance Authority x x

Gunnison Valley Regional Housing Authority x x

Gunnison Valley Housing Foundation x

Local Habitat for Humanity of Gunnison Valley x x

Funding Types or Other Resources

Gunnison Affordable Housing Funding Resources

County

State 
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Funding Options & Partnership Assessment

Neighborhood Stabilization Program (NSP)
DOH administers federal NSP dollars to offset the 
negative impact of foreclosures on neighborhoods.  
Funds are directed to areas of greatest need to help 
stabilize property values.

The program serves households at or below 120 
percent of the area median income (AMI) and a 
minimum of 25 percent of the funds must serve 
households at or below 50 percent of AMI. Eligible 
applicants are units of local government, nonprofit 
organizations, for-profit organizations (developers 
and contractors), and quasi-governmental entities 
(housing authorities and urban renewal authori-
ties).

Colorado Housing Investment Fund (CHIF)
The CHIF was created with $36 million from the At-
torney General’s custodial funds to address Colora-
do’s need for affordable rental housing.

National Housing Trust Fund (HTF)
The HTF is a new affordable housing production 
program administered by the U.S. Department of 
Housing and Urban development and capitalized 
through Fannie Mae and Freddie Mac. The program 
increases and preserves the supply of decent, safe, 
and sanitary affordable housing for extremely 
low-income households, those earning at or below 
30% of the area median income (AMI).

Colorado Housing and Finance Authori-
ty (CHFA)
CHFA strengthens Colorado by investing in afford-
able housing and community development. We offer 
financial resources to strengthen homeownership, 
affordable rental housing, and businesses.

Resources available:

Multifamily loan programs (purchase, 
rehab, new construction, refi)

• Capital Magnet Fund – gap financing (up 
to $750k at 3% fixed)

• Risk Share Loan Program (acquisition, re-
hab, refi; 40-yr fixed rate)

Low-income housing tax credits (LIHTC)
• 4% LIHTC - Private Activity Bonds
• 9% (up to $2.5M per project, 35-yr)

Regional

Gunnison Valley Regional Housing Au-
thority (GVRHA)
The Gunnison Valley Regional Housing Authority’s 
MISSION is to advocate, promote, plan and provide 
a long-term supply of desirable and affordable 
housing in Gunnison County in order to maintain a 
well-rounded community.

Resources available:
Owner and manager of affordable housing 
units/apartments for rent
Home Improvement Loans
• Single Family Owner-Occupied Rehab for 

households at 80% AMI
• Loan Amount: $1,000-$24,999

Home Loan Product Guidance
• Homebuyer counseling
• Help with pre-qualification
• Help with household budget

Section 8 Housing Choice Voucher Program
Anthracite Place Apartments, GVRHA
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Funding Options & Partnership Assessment

Gunnison Valley Housing Foundation
The Gunnison Valley Housing Foundation cooperatively 
creates and supports affordable, energy efficient hous-
ing using renewable and locally available resources as 
much as possible. The Foundation will contribute to 
more sustainable, resilient and healthy communities 
within the Gunnison Valley.

Resources available:

Home Energy Efficiency Program
• Connect homeowners to energy efficiency

programs, loans and funding

Market Research: 
• Gunnison County Housing Needs Assessment

(2009)

Local

Habitat for Humanity of Gunnison Valley
Non-profit home builder.  
A world where everyone has a decent place to live.

Resources available:
• Low-cost construction of for-sale homes
• Access to contractor network
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§1.1  ZONE DISTRICTS ESTABLISHED

CITY OF GUNNISON LAND DEVELOPMENT CODE PAGE 1-1 

Section  1. Zoning Districts 

ZONE DISTRICTS ESTABLISHED 

In order to implement the City of Gunnison Master Plan and promote the purposes of this Land Development 

Code, the following zone districts are established. 

ZONE DISTRICT PURPOSE STATEMENTS 

A. Residential Zone District Purposes

1. Single-Family Residential (R-1). This zone district is established to provide for orderly
suburban residential development and redevelopment, and it maintains residential areas at low
densities characterized by detached single-family dwelling units.

2. Single-Family Residential Modified (R-1M). This zone district is established to provide for
residential neighborhoods comprised of detached single-family dwellings on smaller lots than
are permitted in the R-1 zone district, allowing for slightly greater overall densities. Areas
designated Modified Single-Family Residential (R-1M) includes relatively low density
development areas.

3. Duplex Residential (R-2).  This zone district is established to provide for moderate density
residential areas comprised of single-family dwellings and duplex dwellings, with no more than
two units permitted in any structure.  Two detached single-family dwellings are not allowed on
an individual lot, unless one of the dwelling units is an Accessory Dwelling Unit.

4. Residential Mixed Use (RMU). This zone district is established to provide for relatively high
density single-family, duplex and multi-family residential areas, including primarily triplex,
townhouse, and multi-family dwelling uses.

5. Multi-Family Residential (R-3). This zone district is established to provide for high density
multi-family residential areas and mobile home parks.

TABLE 1-1 BASE ZONE DISTRICTS 

SYMBOL ZONE DISTRICT NAME 

RESIDENTIAL ZONE DISTRICTS 

R-1 Single-Family Residential 
R-1M Single-Family Residential Modified 
R-2 Duplex Residential 

RMU Residential Mixed Use 
R-3 Multi-Family Residential 

NONRESIDENTIAL ZONE DISTRICTS 

B-1 Professional Business 
CBD Central Business 

C Commercial 
I Industrial 

SPECIAL PURPOSE AND PLANNED ZONE DISTRICTS 

WSCU Western State Colorado University 
PUD - O Planned Unit Development - Overlay 
PUD - M Planned Unit Development - Mixed Use 
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B. Nonresidential Zone District Purposes 

 
1. Professional Business Zone District (B-1).  This zone district is established to provide for a 

transitional area between the commercial and residential zone districts, by allowing for 
relatively lower intensity commercial uses that are compatible with residential uses and 
maintain the architectural and urban design character of the existing residential neighborhood. 
Current areas designated Professional Business (B-1) are transitional neighborhoods located 
adjacent to the Central Business District (CBD) and Commercial (C) zone district.  

 
2. Central Business Zone District (CBD). This zone district is established to provide for the 

business and civic functions that make up the city core. The Central Business District (CBD) 
has a strong pedestrian character and provides for concentrated commercial activity, with 
buildings covering the entire street frontage. It contains a mix of business, commercial and 
residential uses, and serves the needs of the entire community and those of visitors to the 
community. 

 
3. Commercial Zone District (C). This zone district is established to provide locations for 

offices, service uses, hotel accommodations and businesses retailing durable and convenience 
goods.  Upper-floor residential dwellings are allowed.  The Commercial zone district is located 
along the city’s main entrance corridors and, therefore, businesses are accessible-to, and serve, 
the entire community. Site design and buffering mitigate traffic and operations impacts upon 
adjacent neighborhoods.  

 
4. Industrial Zone District (I). This zone district is established to provide areas for a broad-range 

of manufacturing, production, product transport, and other industrial uses.  These industries 
should be operated in a relatively clean and quiet manner, and should not be obnoxious to 
nearby residential or business districts, warehousing and wholesaling activities, and research 
facilities.  

 
C. Special Zone District Purposes 

 

Western State Colorado University (WSCU). The Western State Colorado University (WSCU) 
zone district contains the geographic extent of the university real property and campus, with 
facilities, activity areas, and open space that support related higher education functions.  The City 
and university work together to ensure that the planning and development of the campus is 
compatible with adjacent municipal uses, that utility service needs are adequately addressed, and 
that pedestrian and vehicular traffic circulation are designed to efficiently serve the university and 
community needs.  

 
D. Planned Unit Development 

 
1. A Planned Unit Development (PUD) is a land area such that varying land uses and innovative 

design and layout of the development provide significant benefits to both the developer and the 
City over those land use patterns developed and regulated under conventional zoning districts 
and development standards. Such benefits include the provision of open space for the benefit 
of the residents and other users, the conservation of natural landscape features, provision of 
affordable housing, employment opportunities, variety in land use patterns and more efficient 
provision of services and utilities. 
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2. In a PUD, the various land use elements are designed so that they interrelate cohesively with 
each other; therefore, strict application of standard zone district regulations becomes 
unnecessary instead, other specific development and design requirements are included in the 
PUD. The boundary between the PUD and adjacent zone districts requires particular attention 
to ensure that land use patterns are compatible. To enable a more thorough analysis of a PUD, 
more information is required about the proposal than would be required if development were 
being pursued within conventional zoning districts. 

 
3. The approval of a PUD constitutes a Zoning Amendment as described in Section 10 of the LDC 

and is established by rezoning an area in an existing zone district to a PUD zone or by initial 
zoning of newly annexed territory to PUD zoning. 

 
 DESIGNATED HOUSING TYPES 

 
A. Definitions. The following housing types are established to provide a common terminology used 

in this LDC. All drawings are for illustrative purposes only.   
 

TABLE 1-2 DESIGNATED HOUSING TYPES 

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

 

 

 

 

 

 

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

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

 

 

 

 

 

 

 

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

 

 

 

 

 

 

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

 

 

 

 

 

 

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

 

 

 

 

 

 
       
 
Accessory Dwelling Unit 
A dwelling unit with a floor 
area between 300 and 720 
square feet and is located on 
the same site as, but have a 
separate entrance from, a 
single-family dwelling. 
 

 

 

  

 

 

 

 
B. Manufactured Housing. Manufactured homes are factory-built dwelling units, manufactured or 

constructed to comply with the standards of the National Manufactured Housing Construction and 

Safety Standards Act of 1974. Manufactured homes shall meet the standards of §3.3 (Residential 
Use Standards).  Any manufactured home which does not meet any of the standards of §3.3 shall 
be considered a mobile home, and shall comply with all standards of this LDC applicable to such 
use. 
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C. Mobile Home. “Mobile home” means a dwelling which is eight feet or more in width and 40 feet 
or more in body length, is designed to be transported on its own permanent chassis after fabrication, 
and which is designed to be used as a dwelling, with or without permanent foundation, when the 
required plumbing, heating, and electrical facilities are connected. Mobile homes shall comply with 
one of the following circumstances. 
 
1. Comply with HUD Code. New or used mobile homes installed after the effective date of this 

LDC shall comply with the standards of the National Manufactured Housing Construction and 

Safety Standards Act of 1974 (hereinafter referred to as “the HUD Code”). Such mobile homes 
shall have a roof capable of bearing a minimum 40-pound snow load. 

 
2. Pre-date HUD Code. Mobile homes built prior to the HUD Code shall have a roof capable of 

bearing a minimum 30-pound snow load. 
 

 PRINCIPAL USE TABLE 

A. Permitted Uses. A “P” indicates that a use is allowed by right in the respective zoning district and 
may be reviewed and approved by the Director. Permitted uses are subject to all other applicable 
regulations of this LDC. 

 
B. Conditional Uses. A “C” indicates that a use is allowed only if reviewed and approved as a 

Conditional Use, in accordance with the Conditional Use review procedures of Section 7 
(Conditional Uses). Conditional Uses are subject to all applicable regulations of this LDC. 

 
C. Uses Not Allowed. A blank cell indicates that a use is not allowed. 
 
D. Specific Use Standards. The final column titled “Use Standards” contains a cross-reference to 

related standards established in Specific Use Regulations, of this LDC.  Where no cross-reference 
is shown, no additional use standard shall apply. 

 
E. Uses Not Listed. The Director shall use the criteria in §3.1 to determine how an unlisted use should 

be treated. 
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 PRINCIPAL USE TABLE 

TABLE 1-3 PRINCIPAL USE TABLE 

Use Categories Specific Uses 

RESIDENTIAL  

ZONING  

DISTRICTS 

NON-

RESIDENTIAL 

ZONING 

DISTRICTS  

R
-1

 

R
-1

M
 

R
-2

 

R
M

U
 

R
-3

 

B
-1

 

C
B

D
 

C
 

I 

Use 

Standards 

Residential Use Categories (§3.2) 

Household Living 
 
 

Accessory Dwelling C P P P P P P P P §3.3H  

Duplex dwellings6   P P P P  C  §3.3C 

Manufactured homes P P P P P P C C   §3.3B 

Mobile home parks     C     §3.3I  

Multi-family dwellings6    P P P   C  §3.3D  

Single-family dwellings P P P P P P C  C  §3.3 C  

Townhouses    P P   C  §3.3F 

Upper story residential      P P  P P §3.3G  

Zero lot line dwellings   P P P      §3.3E 

Congregate Living 
 

Assisted Living homes C1 C1 C1 C1 C1   C  §3.3J 

Nursing home    C C C   C  §3.3J  

Rooming and boarding houses, 
dormitories, fraternities or sororities    C C     §3.3K 

Home Occupation and Home 
Business 

Home Occupation P P P P P P P P  §3.3L  

Home Business C C C C C P P P  §3.3L 

Marijuana Personal Use of Marijuana P P P P P P P P P §2.3§3.3M 

Public, Civic and Institutional Use Categories (§3.4) 

Community 
Service 

 

Detention Center         P -- 

Mausoleum, columbarium C C C C C C C P  -- 

Neighborhood or community centers C C C C C P  P  -- 

Public  garage or shop         P -- 

Educational Facilities School, public or private C C C C C C C C  
§3.4A School, trade or business C C C C C C C C C 

Day Care 
Daycare Center   C C C   C2  

§3.5A Daycare Home C C P P P P P P C 

Daycare School   C C C C C C C 

Marijuana-Related Business Marijuana Club or Vapor Lounge          -- 

Medical Hospitals      C  P  -- 

Parks and Open Space Parks and recreational facilities P P P P P P P P P -- 

Religious Institutions Churches or places of worship C C C C C C C P  §3.5B 

Utilities Major utilities (private only) C C C C C C C C P -- 

Minor utilities P P P P P P P P P -- 

Accommodation, Retail, Service - Commercial Use Categories (§3.6) 

Entertainment Event, Major Auditoriums       C P P -- 

Fairgrounds         P -- 

                                                      
1 Conditional Use is limited to not more than eight developmentally disabled or eight mentally ill persons pursuant to CRS §31-23-304(4). 
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TABLE 1-3 PRINCIPAL USE TABLE 

Use Categories Specific Uses 

RESIDENTIAL  

ZONING  

DISTRICTS 

NON-

RESIDENTIAL 

ZONING 

DISTRICTS  

R
-1

 

R
-1

M
 

R
-2

 

R
M

U
 

R
-3

 

B
-1

 

C
B

D
 

C
 

I 

Use 

Standards 

Office 

Banks and financial institutions      C P P  -- 

Government offices      C P P P P -- 

Medical clinic or dental office      P P P  -- 

Professional offices      P P P C -- 

Radio and television studios       P P P  -- 

Parking, Commercial Commercial parking lots and garages       C P P -- 

Retail Sales, Rental and Service, 
Sales-Oriented 

 

Art Galleries      P P P  -- 

Auto sales and rental        P P -- 

Automotive Supplies        P P -- 

Book stores      P P P C -- 

Convenience Stores, without gas 
pumps        P P P -- 

Drive-in6         C P P C §3.12 C 

Furniture and Appliance Stores       P P P -- 

Greenhouse or nursery      C C P P -- 

Lumber and building material sales        C P -- 

Outside Sales or Display       C P P §3.7 B. 3 

Recreational Vehicle Sales        P P -- 

Retail Grocery Store6      P C P C -- 

 
Retail Sales and Service, 

Personal Service-Oriented 
 

Athletic or Health Clubs      P P P P -- 

Barber and beauty shops      P P P  -- 

Drive-in6      C P P C §3.12. C 

Dry cleaning drop-off/pick-up      P P P P -- 

Funeral homes and mortuaries       C P P -- 

Kennels        C P -- 

Laundromats     C   P P -- 

Photography studios      P P P P -- 

Veterinary clinic        P P -- 

Marijuana2 Retail Marijuana         P C §3.15 

Medical Marijuana Centers        P C §3.15 

Accommodations 

Bed and breakfasts    C C C C P3  §3.7 A. 1. 

Hostels    C C C C P  §3.7 A.2.  

Hotels and motels      C C P  §3.7 A.3. 

RV Parks     C   C C §3.7.A.4. 

Retail Sales and Service, 
Eating and Drinking –Oriented 

Bars and taverns6      C P P C §3.12 B 

Coffee shop/bakery6      P P P P -- 

Drive-in6       P P C §3.12 C 

Restaurants      P P P C -- 

 

                                                      
2 Ordinance 5, 2015 
3 Ordinance 3, 2015 
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TABLE 1-3 PRINCIPAL USE TABLE 

Use Categories Specific Uses 

RESIDENTIAL  

ZONING  

DISTRICTS 

NON-

RESIDENTIAL 

ZONING 

DISTRICTS  

R
-1

 

R
-1

M
 

R
-2

 

R
M

U
 

R
-3

 

B
-1

 

C
B

D
 

C
 

I 

Use 

Standards 

 
Retail Sales and Service, 
Entertainment-Oriented 

Private lodges and clubs       P P C -- 

Recreation, indoor       P P C -- 

Theater       P P P -- 

 
Retail Sales and Service, 

Repair-Oriented 

Appliance repair       C P P -- 

 
Bicycle repair/rental 
 

     P P P P -- 

Locksmith      C P P P -- 

Vehicle Services, Limited 
Car washes        P P -- 

Convenience stores, with gas pumps       C P P §3.7 B.1.  

Service stations        P P --  

Industrial Use Categories (§3.8) 

Industrial Sales and Service 
 

Agricultural implement sales/service        P P -- 

Building and heating contractors         P P -- 

Chemicals or explosives manufacture         C -- 

Dry cleaning/dyeing plant       C P P -- 

Feed and grain sales        P P -- 

Manufactured home sales/service        C P -- 

Repair and service of industrial 
vehicles        C P -- 

Research laboratories        C P --  

Salvage or wrecking yards, or 
junkyards         C -- 

Sale, rental, leasing of heavy 
equipment        C P -- 

Truck Stop        C P -- 

Manufacturing and Production 

Catering Services6      P P P P -- 

Concrete or redi-mix plant          P -- 

Firewood Production4        C P -- 

Greenhouse/nursery       C P P -- 

Industrial Hemp Production         P -- 

Manufacture or assembly of 
machinery, equipment, instruments        C P -- 

Meat Processing         C -- 

Printing, publishing and lithography6      P P P P -- 

Woodworking and cabinet shops        C P -- 

                                                      
4 Ordinance 4,  2014 
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TABLE 1-3 PRINCIPAL USE TABLE 

Use Categories Specific Uses 

RESIDENTIAL  

ZONING  

DISTRICTS 

NON-

RESIDENTIAL 

ZONING 

DISTRICTS  

R
-1

 

R
-1

M
 

R
-2

 

R
M

U
 

R
-3

 

B
-1

 

C
B

D
 

C
 

I 

Use 

Standards 

Marijuana  
Manufacturing and Production5 

Marijuana manufacturing         P §3.15 

Medical marijuana-infused products 
manufacturing         P §3.15 

Marijuana cultivation         P §3.15 

Medical marijuana optional premises 
cultivation operation         P §3.15 

Marijuana testing facility        P P §3.15 

Self-storage Warehouse Mini-warehouses and mini-storage         P 
-- 

 
 
 

Vehicle Repair 
 

Auto body shops        C P §3.7.B.2 

Auto, truck and boat repair        C P §3.7.B.2 

Quick lube service        P P §3.7.B.2 

 
Warehouse and Freight 

Movement 

Air cargo terminal         P -- 

Outdoor storage, general        C P §3.9B.  

Post Office       P P P -- 

Recreational vehicle storage        C P §3.9B. 

Utility service yards or garages        C P §3.9B. 

Warehouses and truck terminals         P §3.9B. 

 
Waste-Related 

Transfer stations         P -- 

Recycling centers         P -- 

Wholesale Sales 
Mail order houses      P  P P 

-- 

 

Wholesalers of food, clothing, and 
parts        C P 

-- 

 

Other Uses Categories §3.10 
Adult entertainment Sexually oriented businesses          C §3.10 C. 

Alternative Energy Solar Voltaic and Wind Turbines C C C C C C C C C §3.11 D. 
Aviation and Surface 

Transportation Airports and related facilities, public         P §3.11 A.  

Mining 
Processing of aggregate mineral or 
other subsurface resources         C §3.11 E. 

Asphalt Batch Plant          C §3.11 E. 

Telecommunications Facilities Telecommunications facilities and 
towers       C C P §3.11 B.  

Temporary Commercial Activity 
General retail sales or other 
commercial use operated outside of a 
building on a seasonal basis.6 

     C C C C §3.13 

 
 
 

                                                      
5 Ordinance 5, 2015 
6 Ordinance 8, 2018 
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 BASE PRINCIPLE USE CATEGORIES 

A. Authority. If an application is submitted for a use type not listed the Principal Use Table (§2.4), 
the Director shall be authorized to make a similar use interpretation, based on the following 
considerations: 

1. the actual or projected characteristics of the activity in relation to the use category cited in the 
Principal Use Table (§2.4); 

2. the relative amount of site area or floor space and equipment devoted to the activity; 

3. relative amounts of transaction volume from each activity; 

4. the customer type for each activity; 

5. the number of employees in each activity; 

6. hours of operation; 

7. noise and odor generation; 

8. architectural mass and form; 

9. site design and arrangement; 

10. parking demand; 

11. vehicles used with the activity; 

12. the relative number of vehicle trips generated by the use; 

13. delivery volume; 

14. signs; 

15. how the use advertises itself;  

16. whether the activity is likely to be found independent of the other activities on the site; and 

17. effect of the proposed use on uses adjacent to the site. 

B. Use Interpretation Standards 

 
1. No use interpretation shall allow a use in a zone district when that use is a Permitted or 

Conditional Use in any other zone district. 
 
2. No use interpretation shall permit any use in any zone district unless evidence is presented 

demonstrating that it will comply with all applicable requirements and standards of this LDC. 
 
3. No use interpretation shall permit any use in a zone district unless said considerations cited 

above demonstrate that the use in question is roughly proportional to Permitted and Conditional 
Uses in the underlying zone district. 

 
4. If the proposed use is more similar to a use allowed only as a Conditional Use in the zone 

district in which it is proposed to be located, then any similar use interpretation permitting that 
use shall require a Conditional Use Permit, as appropriate. 

 
 
 

136



C. Use Interpretation Effect. No similar use interpretation finding a particular use to be permitted or 
conditionally permitted in a specific zone district shall authorize the establishment of such use or 
the development, construction, reconstruction, alteration, or moving of any building or structure, 
but shall merely authorize the preparation, filing, and processing of applications for any permits 
and approvals that may be required by this LDC and ordinances of the City of Gunnison. Permits 
and approvals include, but are not limited to: Conditional Use permits, development permits, 
building permits, and building certificates of occupancy. 

 

 BASE ZONE DISTRICT DIMENSIONAL STANDARDS 

A. Intent. The base zone district dimensional standards establish maximum density and intensity, lot 
sizes, height standards, and lot coverage criteria for all development applications. These standards 
allow for variety in housing types while maintaining the overall character of neighborhoods and 
commercial areas of the city.  Separate standards are established to regulate development in each 
base zone district. This approach to zone district development standards promotes development 
intensities that match existing and proposed infrastructure investments. 

 
B. Dimensional Standards - Residential Zone Districts 

 
1. Development Standards. Development applications shall comply with all applicable 

development standards as set forth in this LDC and other applicable laws. 
 
2. Dimensional Standards. Development applications shall comply with the following 

dimensional and all other provisions in this LDC and other applicable laws. 
 

TABLE 1-4 RESIDENTIAL DIMENSIONAL STANDARDS  

Dimensional Standard R-1 R-1M R-2 RMU R-3 

Maximum density (units/acre)1 3.5 + 
ADU 

67 + 
ADU 1421 1635 3080 

Minimum lot size (sq. ft.)6 8,000 6,250 6,250 6,250 6,250 
Maximum lot coverage of structures / parking and 
access 4050% 4060% 4060% 4570% 4585% 

Maximum lot coverage parking/access 10% 10% 15% 20% 40% 
Minimum lot coverage landscape area 50% 5040% 4540% 3530% 15% 
Minimum lot frontage1 (6) 
 50' 50' 50' 50' 50' 

Minimum setback front2 15' 15' 15' 15' 15'10' 
Minimum setback side 
Provided that one additional foot of setback shall be 
required for each two and one-half feet  
(a 1:2.5 ratio) of building height over 22.5 feet 

10' 5' 5' 5' 5' 

Minimum setback rear lot line: principal building 
Provided that one additional foot of setback shall be 
required for each two and one-half feet  
(a 1:2.5 ratio) of building height over 22.5 feet 

10' 5' 5' 5' 5' 

Minimum setback rear lot line: accessory building 10' 5' 5' 5' 5' 
Maximum building height 35' 35' 35' 35' 35'48' 
Maximum building height for detached accessory 
structure 30' 30' 30' 30' 30' 

Minimum building width6 24'20' 24'20' 16’ 16’ 16’ 
Minimum floor area Principal Dwelling (sq. ft.) 480 480 480 300 efficiency 300 efficiency 
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TABLE 1-4 RESIDENTIAL DIMENSIONAL STANDARDS  

Dimensional Standard R-1 R-1M R-2 RMU R-3 

480 multi-family 480 multi-family 
Floor Area Thresholds Accessory Dwelling (sq.ft.)   720 
Minimum storage area (sq.ft.)   32 32 32 
Snow storage (% of parking and access coverage) 15% 15% 15% 15% 15% 
1   Density calculations for residential development may be subject to Slope Protection Standards (§5.2) and Section 13.   
2   Covered porches and the landings and steps of a covered porch may encroach into the front yard pursuant to §1.7.L.3.d  
3     Ordinance #3, Series 2016   

6    Ordinance #8, Series 2018 

3. Solar Access Standards. In order to facilitate reasonable solar access for all residential 
properties, side and rear setback, and height standards in all residential districts are subject to 
certain limitations set forth herein.  

 
 Exception. Development which includes 25 percent or more affordable dwelling units as 

established in Error! Reference source not found.§13.7. Error! Reference source not 

found.D. of this LDC shall be exempt from solar access height limitations. 
 

 One- and Two-Story Dwellings.  One- and two-story dwellings within any residential 
district shall be designed and constructed so as not to cast a shadow greater than a 22.5 
foot-tall hypothetical wall located along the side and rear property lines, at  noon MST on 
December 21st.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

FIGURE 15 TWO-STORY HIP ROOF MEETING SOLAR 

ACCESS STANDARDS FIGURE 26 TWO-STORY GABLE-END ROOF 

MEETING SOLAR ACCESS STANDARDS 
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 Three Story Dwellings. Three-
story dwellings in any 
residential district shall be 
designed and constructed so as 
not to cast a shadow greater than 
a 22.5-foot tall hypothetical wall 
located along the side and rear 
property lines, at noon MST on 
December 21st. Furthermore, 
any portion of such three story 
dwellings shall be setback from 
interior (side or rear lot line) 
north lot lines an additional 1 
foot, beyond the minimum 
required, for each 2.5 feet or 
fraction thereof of exceeding 22.5 
feet in height.  For the purpose of 
application any side or rear lot 
line that has a bearing less than or 
equal to 30° from true east or west 
shall be considered a north boundary. 

 
 Alternative Compliance. Upon request by an applicant, the Community Development 

Director may approve an alternative site layout that may be substituted in whole or in part 
for a plan meeting the standards of this Section. 

i. Procedure. Alternative compliance plans shall be prepared and submitted in 
accordance with submittal requirements for plans as set forth in this Section. The plan 
shall clearly identify and discuss the modifications and alternatives proposed and the 
ways in which the plan will better accomplish the purpose of this Section than a plan 
which complies with the standards of this Section. 

ii. Review Criteria. In approving an alternative plan, the Community Development 
Director shall find that the proposed alternative plan accomplishes the purposes of this 
Section equally or better than a plan which complies with the standards of this Section, 
or that site conditions including but not limited to lot size, lot configuration, 
topography are such that reasonable use of the property is precluded by the application 
of these solar access standards.  

 
C. Dimensional Standards - Nonresidential Zone Districts  

 
1. Development Standards. Development applications shall meet all applicable development 

standards as set forth in this LDC and all other applicable laws.  
 
2. Nonresidential Dimensional Standards. Permitted nonresidential uses shall meet the 

following dimensional standards. Development applications for non-residential uses shall 
comply with all other provisions of this LDC and all other applicable laws. 

 
3. Upper-Story Residential Dwellings. Upper-story residential units are permitted on the upper 

FIGURE 37 THREE-STORY MEETING SOLAR ACCESS 
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floors of nonresidential buildings, but shall conform to all lot, yard and bulk requirements of 
the principal building. 

 

 WESTERN STATE COLORADO UNIVERSITY STANDARDS 

 
A. Applicability. Western State Colorado University (WSCU) zone district standards apply to related 

properties identified on the Official Zoning Map. 
 

B. Allowed Uses. Uses allowed in the WSCU zone district are those pertinent to the operations of 
Western State Colorado University. 

 
C. Zone District Standards. District standards applicable in the WSCU zone district shall be those 

established and regulated by the State of Colorado.  

TABLE 1-5 NONRESIDENTIAL ZONE DISTRICT DIMENSIONAL STANDARDS   

STANDARD B-1 C CBD I 

DENSITY 

Max. density (units/acre) 740 1470 NA 714 
LOT 

Minimum lot size (sq. ft.) 6,2503,125 84,000 -- 6,2503,125 
Minimum lot frontage (ft.) 5025 5025 -- 5025 
Maximum lot coverage: (%) 
structures / parking and access 4075 5090 100 6090 

Maximum lot coverage: (%) 
Parking Access 15 40 N/A 30 

Minimum landscape area (%) 4525 10 -- 10 
BUILDING  

Maximum building height (ft.) 3538’ 3550 50 35 
Minimum building width (ft.) 2420 -- -- -- 
Minimum floor area: 
Multi-family (sq. ft.) 480 300 efficiency --  -- 480 multi-family 
Minimum floor area: 
Second story residence (sq. ft.) 300 300 300 300 min 

700  max 
Minimum storage area (sq. ft.)1 32 32 32 -- 

BUILDING SETBACKS 

Minimum from side lot line (ft.) 5 52 no. req. 51 

Minimum from rear lot line (ft.) 
principal building 5 52 no req. 52 

Minimum from rear lot line (ft.) 
accessory building 5 52 N/A N/A 

Minimum Setback from front lot 
line (ft.) 153 Max 152 Max (50%) no req. 02 

Other Standards 

Snow Storage Area (% of parking 
and access coverage) 15 15 N/A 15 
1Storage is required for multi-family dwellings) (§3.3D) 
2 Uses adjacent to residential zone districts shall comply with Zone District Buffer Standards  
(§4.6 F. 3).  
3 Parking not allowed within front setback area in B-1 Zone District 
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3. Other Driveway Construction Standards 
 

a. Alignment with Property Line. 
Any portion of a driveway that is 
not on the subject property shall 
be contained within the area 
between the street and the subject 
property. See Figure 12Figure 12. 

 
b. Angle at Intersection. Whenever 

possible driveways shall intersect 
streets at right angles.  

 
c. Grading. Driveway openings 

shall be graded and drainage 
facilities provided where 
necessary to prevent stormwater 
from ponding or running across 
any sidewalk or other pedestrian way.  

 
d. Drainage. All driveways shall be constructed in a manner that shall not cause water to 

enter onto the street and shall not interfere with the drainage system within the right-of-
way. 

 
e. Pavement. Where curbs exist or are required, driveways shall be paved for their full width 

from curb to property lines.  
 
f. Concrete Pan. Where curb and gutter exists, a concrete pan shall be provided to carry the 

flow line.  
 
g. Sidewalk Depth for Single-Family Driveway. Where a single-family driveway crosses a 

sidewalk, the sidewalk shall be a minimum depth of four inches of concrete.  
 
h. Sidewalk Depth for Commercial or Multi-Family Driveways. Where a multi-family or 

commercial driveway crosses a sidewalk, the sidewalk shall be a minimum of four inches 
of concrete.  

 
i. Access Standards. Driveways serving parking areas with eight or more stalls are subject 

to these driveway access standards; such parking facilities shall not be designed to back 
onto any street or alley rights-of-way. 

 
j. Culverts. Driveways crossing a drainage ditch require a culvert  installed by the property 

owner at a diameter size according to the ditch capacity based on the City of Gunnison 

Stormwater Management Manual, but in no case less than 15 inches. The minimum length 
of any culvert shall be five feet greater than the driveway width or 16 feet, whichever is 
greater.  

 
k. Replacement Standards for Sidewalks. Where sidewalks are removed for the 

construction of a driveway or entrance, they shall be replaced with a concrete apron from 
the edge of the street to the back of the remaining sidewalk. Said concrete apron shall be 

FIGURE 812 OTHER DRIVEWAY CONSTRUCTION 
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constructed in conformance with applicable driveway approach details set forth in the City 

of Gunnison Construction Standards.  

l. Replacement Standards for Curb and Gutter. Where curbs are removed for the 
construction of a driveway or entrance, they shall be replaced with a concrete apron to be 
constructed in conformance with curb and gutter detail set forth in the City of Gunnison 

Construction Standards.  
 
m. Standards for New Construction Abutting Existing Sidewalks and Asphalt. Where 

new driveway construction abuts existing sidewalks and asphalt, the work shall be 
accomplished so that no abrupt change in grade between the old and new work results. All 
edges of the old sidewalk or asphalt shall be saw cut. No irregular angles or jagged edges 
shall be left on the match line. 

 
n. Standards for Gated Access. An access that has a gate across it shall be designed so that 

the longest vehicle using the access can completely clear the traveled way when the gate is 
closed.  

 

4. Intersection and Driveway Visibility. Intersections and driveways shall maintain 
unobstructed safe visibility by conforming to the following standards: 

 
a. Intersection. No fence, wall, hedge, landscaping, sign or other material or structure that 

will obstruct vision between a height of three feet and 11 feet shall be erected, placed or 
maintained within the sight visibility triangle formed by a straight line starting at the point 
of intersection of the curb line and extending 30 feet from their point of intersection, as 
shown in Figure 13Figure 13.  Visibility triangle requirements may be increased by the 
Community Development Director when deemed necessary for traffic safety.  

 
b. Driveway Sight Visibility. 

No fence, wall, hedge, 
landscaping, sign or other 
material or structure that 
will obstruct vision between 
a height of three feet and 
eight feet shall be erected, 
placed or maintained within 
the sight visibility triangle, 
as shown in Figure 13Figure 
13.  

 

The provisions of this 
Section may be waived by 
the Community 
Development Director if it 
can be shown that visibility 
will not be restricted either 
because of a turnaround 
driveway or a center median (tree lawn) greater than eight feet.  
 

c. Driveways serving 20 or more parking spaces shall have not less than 250 feet of visibility 

FIGURE 913  INTERSECTION AND DRIVEWAY VISIBILITY 
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in each travel lane entering an arterial street and not less than 100 feet of visibility on other 
streets.  

 

 OFF-STREET PARKING AND LOADING 

A. Purpose. This Section establishes parking standards for land uses in the City. The standards are 
intended to lessen congestion on the streets and to ensure an adequate supply of parking spaces 
within a reasonable distance of uses. 

B. Applicability 

 
1. Requirements for Certificate of Occupancy. Unless specifically exempt, all existing and 

proposed development shall provide off-street parking and loading facilities in accordance with 
this Section. No certificate of occupancy shall be issued until these parking requirements and 
regulations have been met. 

 
2. Modifications Must Conform. With the exception of a restriping of a parking area or other 

vehicular use area which does not result in a reconfiguration of the parking spaces, any 
modification to existing off-street parking and loading facilities shall conform to the 
requirements of this Section. 

 
3. Site Plan Required. No land with more than four parking spaces shall be developed as a 

parking area or parking garage without an approved site plan issued. 
 
4. When Existing Off-Street Parking and Loading may be Grandfathered. Buildings and 

uses lawfully existing as of the effective date of this LDC may be redeveloped, renovated or 
repaired without providing additional off-street parking and loading facilities, if there is no 
increase in gross floor area or change in use of existing floor area that would increase parking 
demand.  

 
5. When Additional Off-Street Parking and Loading is Required. These Off-Street Parking 

and Loading Standards shall apply when an existing structure is enlarged or the change in use 
requires additional parking.  Additional off-street parking spaces will be required only to serve 
the enlarged or expanded area, not the entire building or use, provided that in all cases the 
number of off-street parking spaces approved for the entire use (pre-existing plus expansion) 
must equal at least 75 percent of the minimum requirements established in this Section. 

 
6. Off-Street Parking and Loading in the CBD. Uses in the CBD zone district are exempt from 

the parking space demand (minimum number of spaces) and loading requirements set forth in 
this Section of the LDC excluding upper story residential units and bed and breakfasts in an 
approved Conditional Use application developed in the CBD. However, any use in the CBD 
proposing off-street parking facilities are subject to all Standards of this Section, with the 
exception of minimum number of space requirements (§3.4§4.4 D.) 

C. Parking Calculation Provisions 

 

1. For Developments Containing More than One Use. Developments containing more than one 
use shall provide parking spaces in an amount equal to the total of the requirements for all uses. 
 

2. Floor Area Calculation. The method of measuring floor area shall be as described in §1.7 F. 
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3. Fractional Spaces. Where fractional spaces result, the parking spaces required shall be 
construed to be the next highest whole number. 
 

4. Uses Not Listed. The parking space requirements for a use not specifically listed in the table 
below shall be the same as for the listed use deemed most similar to the proposed use by the 
Community Development Director. The Community Development Director shall use the 
criteria in §2.5 A, to determine how an unlisted use should be treated. 

 
5. Based on Occupancy. For the purposes of computing parking requirements based on 

occupancy, calculations shall be based on the largest number of occupants working on any 
single shift, the maximum enrollment or the maximum fire-rated capacity, whichever is 
applicable, and whichever results in the greater number of spaces. 

 
6. Garages. Garages of adequate size serving residential uses shall be applied to parking 

requirements.  
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D. Minimum Off-Street Parking. The following minimum schedule establishes the minimum 
number of off-street parking spaces to be provided for the use categories described in this LDC.  
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7 Ordinance 3, 2015 
2  Ordinance #3, Series 2016 

TABLE 3-7 OFF-STREET PARKING REQUIREMENTS 

USE CLASSIFICATION SPECIFIC USE MINIMUM NUMBER OF SPACES REQUIRED 

Residential Use Categories (§3.2) 

Household Living 
 

Single-Family Dwellings, Townhouses, 
Two-family Dwellings, Manufactured 
Home and Mobile Home 

2.0 per dwelling unit 

 Mobile Home 1.0 per dwelling unit 
 Duplex 1.0 per dwelling unit 
 Townhome 1.0 per dwelling unit 
 Multi-Family Dwellings2 1st Unit  21.0 per dwelling unit 

  Each 
additional unit 

1.75 per dwelling unit 
 

 Accessory Dwelling Unit  Exempt in all zone districts 

 Upper Floor Residential 1.0 per Unit (exempt in CBD and B-1) 

Congregate Living  
 

Rooming and boarding houses, dormitories, 
fraternities or sororities 1.0 per bed 

Nursing Homes 1.0 per employee, plus 1 visitor space per 2 
beds 

Assisted Living 1.0 per employee, plus 1 visitor space per 4 
beds 

Accommodations 
 

Hotels and Motels 

1.0 per guest room 
+1 space per 3 employees and  
75% of parking required for other 
associated or accessory uses (restaurants, 
offices, meeting spaces) 

Hostels7 1.0 per 2 beds 

Bed and Breakfasts 1.0 space per guest room, plus 2 spaces for 
the owner/manager's unit 

Public, Civic and Institutional Use Categories (§3.4) 
Community 
Service 
 

Neighborhood or Community Centers 1.0 per 300 sq. ft. of improved area 

Educational 
Facilities 
 

Elementary and Middle Schools 
1.0 per classroom + 1.0 per 300 sq.ft. of 
office area + 1.0 per 5 seats in any 
auditorium assembly 

All Other Schools 
6.0 per classroom + 1.0 per 300 sq.ft. of 
office area +   1 per 5 seats in any 
auditorium or similar facility 

Day Care Day Care Homes, Schools and Centers 1.0 per non-resident employee 

Medical  Hospital  1.0 per 2 beds  + 1.0 per employee per day 
shift 

Parks and Open Space 
 

Cemeteries, Mausoleums To be determined by Director (§4.4D 2.a) 
Parks and recreational facilities To be determined by Director (§4.4D 2.a) 

Religious Institutions 
 Churches or Places of Worship 1 space per every 4 seats in the main 

sanctuary, plus 1 space for the parish home 

Utilities 
 

Major utilities To be determined by Director (§4.4D.2.a) 
Minor utilities None 
Minor utilities None 
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TABLE 4-7 (CONTINUED) 

USE CLASSIFICATION SPECIFIC USE MINIMUM NUMBER OF SPACES REQUIRED 

Accommodation, Retail, Service - Commercial Use Categories (§3.6) 
Entertainment Event, 
Major 
 

Auditoriums 1 space per every 4 seats 
Fairgrounds To be determined by Director (§4.4 D.2.a) 

Office 

Banks and Financial Institutions 1.0 per 300 sq. ft. +  vehicle stacking see 
§4.4 J 

Radio and Television Studios 1.0 per 300 sq. ft. 
Government Offices 1.0 per 300 sq. ft. 
Professional Offices 1.0 per 300 sq. ft. 
Medical Clinic or Dental Office 1.0 per 200 sq. ft. 

Parking, Commercial 
 

Commercial parking lots and garages 1 space per Attendant 

Recreation and 
Entertainment, Outdoor 
 

Golf driving range 1.0 per tee box 

Recreational vehicle parks 
2 spaces per Site/RV Site (including RV), 
plus 1 parking space for each five sites for 
guests 

Retail Sales and Service, 
Sales-Oriented 
 

Art Galleries 1.0 per 1000 sq. ft. 
Auto sales and rental 1.0 per 300 sq. ft. 
Automotive Supplies 1.0 per 250 sq. ft. 
Book Stores 1.0 per 250 sq. ft. 
Convenience Stores, without gas pumps 1.0 per 200 sq. ft. 
Furniture and Appliance Stores 1.0 per 400 sq. ft. 
Greenhouse/Nursery, Retail To be determined by Director (§4.4 D.2.a) 
Outside Sales or Display 1.0 per 200 sq. ft. 
Rental of equipment and supplies 1.0 per 300 sq. ft. 
Recreational Vehicle Sales 1.0 per 400 sq. ft. 
Lumber and building materials sales To be determined by Director (§4.4 D.2.a) 
All other retail 1.0 per 250 sq. ft. 

Retail Sales and Service, 
Personal Service-Oriented 
 

Athletic or Health Clubs, Spas 1.0 per 200 sq. ft. 
Barber and Beauty Shops 2.0 per chair 
Dry Cleaning Drop-off and Pick-up 1.0 per 300 sq. ft. 
Laundromats 1.0 per 2 machines 
Funeral homes and Mortuaries 1.0 per 4 seats in assembly area 
Kennels 1.0 per 300 sq. ft. 
Veterinary clinic 1.0 per 300 sq. ft. 

Retail Sales and Service, 
Eating and Drinking 
oriented 
 

Restaurants 1.0 per 200 sq. ft. 

Eating and drinking with drive-thru 1 per 50 sq. ft. of customer service area + 
vehicle stacking spaces as required by §4.4J  

Bars and taverns 1.0 per 200 sq. ft. 
Coffee shop/bakery 1.0 per 200 sq. ft. 

Retail Sales and Service, 
Entertainment-Oriented 

Recreation, indoor 1.0 per 200 sq. ft. 
Private lodges and clubs To be determined by Director (§4.4 D.2.a) 
Theaters 1.0 per 4 seats 
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TABLE 4-7 (CONTINUED) 

USE CLASSIFICATION SPECIFIC USE MINIMUM NUMBER OF SPACES REQUIRED 

Industrial Use Categories (§3.8) 

Retail Sales and Service, 
Repair-Oriented 
 

Appliance Repair 1.0 per 400 sq. ft. 
Bicycle Repair 1.0 per 400 sq. ft. 
Locksmith 1.0 per 400 sq. ft. 

Self-storage Warehouse Self-Storage or Mini-Warehouse 1.0 per 10 storage unit 
Vehicle Repair 
 

Auto Body Shops 2.0 per service bay + 1.0 per employee 
Vehicle Repair 2.0 per service bay + 1.0 per employee 

Vehicle Services, Limited 
 

Car Washes None- See §4.4J 

Convenience Stores, with Gas Sales 1.0 per 300 sq. ft. + 1 per service bay  
or gas pump  

Service Stations 2.0 per service bay + 1.0 per employee 
Quick Lube Services 1.5 per service bay + 1.0 per employee 

Industrial Sales and 
Service Warehousing and Storage 1.0 per 1000 sq. ft. 
Manufacturing and 
Production All uses 1.0 per 500 sq. ft. 

 
Wholesale and Freight 
Movement 
 

Air cargo terminal To be determined by Director (§4.4D2a) 
Outdoor storage, general 0.6 per employee 
Post Offices 1.0 per 250 sq. ft. 
Vehicle Storage Yard 1.0 per employee 
Utility Service Yard or Garage 1.0 per employee 
All other uses 1.0 per 2,000 sq. ft. 

Waste-Related Recycling Facility To be determined by Director (§4.4D2a) 

Wholesale Sales 

Mail Order 0.6 per employee 

Wholesale and Distribution 
1.0 per 300 sq. ft. office and administrative 
+ 1.0 per 1,000 sq. ft. additional gross floor 
area 

Other Use Categories (§3.10) 

Adult Entertainment Adult Entertainment 1.0 per 200 sq. ft. 

Agriculture Animals (farm animal) breeding or raising None 
Greenhouse/nursery, non-retail 0.6 per employee 

Alternative Energy 
Sources   

Aviation and Surface 
Transportation Airports and related facilities, public Determined by Parking Study 

(see §4.4 D.3) 
Mining   
Telecommunications 
Facilities 

Wireless Communication Occupied 
Facilities Only 1.0 per 500 sq. ft. 
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1. Disabled Access Parking 

 
a. Parking spaces for disabled persons shall be provided per the following schedule: 

 

TABLE 3-8 DISABLED ACCESS PARKING 

TOTAL PARKING SPACES 

IN LOT 

MINIMUM ACCESSIBLE 

SPACES 

MINIMUM VAN-

ACCESSIBLE SPACES 

MINIMUM CAR-

ACCESSIBLE SPACES 

0 to 25 1 1 0 
26 to 50 2 1 1 
51 to 75 3 1 2 
76 to 100 4 1 3 
101 to 150 5 1 4 
151 to 200 6 1 5 
201 to 300 7 1 6 
301 to 400 8 1 7 
401 to 500 9 2 7 
501 to 1000 2% of Total 1 out of every 8 accessible 

spaces 
7 out of every 8 accessible 

spaces Over 1000 20 plus 1 for each 100 over 
1,000 

 
b. Parking spaces for the disabled shall have a minimum stall width of nine feet, unless it is a 

required van-accessible space, which shall be a minimum of 11 feet. All spaces designated 
as being for the disabled shall have a raised standard identification sign. The identification 
sign shall be 12 inches by 18 inches, with a height not to exceed seven feet. The standard 
colors of the sign shall be white on blue. (Ordinance 4, 2014) 

 
2. Maximum Requirement and Shared Use Reduction  

 
a. Maximum Parking. No use shall provide more than 110 percent of the required 

parking shown in Table 3-7Table 4-7 unless the greater amount is pre-existing from 
another use or the threshold is part of a structured public parking program.  

 

b. Phased Development. Where a project is intended to be developed in phases, the 
Director may approve development of a parking area intended to serve current and 
future development. 

 
3. Parking Studies 

 
a. Parking for Uses Not Listed. In cases where parking demand is not specifically listed in 

Table 3-7Table 4-7, the Director may require the submittal of a parking demand study 
completed by the applicant according to the directives of  §4.4.D.2.a.,  staff shall apply the 
off-street parking and loading standard specified for the listed use that is deemed most 
similar to the proposed use or shall establish minimum off-street parking requirements on 
the basis of a parking and loading study prepared by the Applicant. 

 
b. Estimates of Parking Demand. The parking and loading study must include estimates of 

parking demand based on recommendations of the Institute of Traffic Engineers (ITE), or 
other acceptable estimates as approved by staff, and should include other reliable data 
collected from uses or combinations of uses that are the same as or comparable with the 
proposed use. Comparability will be determined by density, scale, bulk, area, type of 
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FIGURE 1014 PARKING STALL DIMENSIONS 

activity and location. The study must document the source of data used to develop the 
recommendations. 

 
4. Parking Stall and Aisle Dimensions.  Standard parking spaces shall conform to the 

dimensions shown on Table 4-9 (see Figure 14). 
 

TABLE 3-9 PARKING STALL AND AISLE DIMENSIONS  

A B C D E F G 

Angle of 

Parking 
Stall Width 

Stall 

Length 
Stall Depth 

Curb 

Length per 

Stall 

Aisle width 

for two-

way traffic 

with two-

sided 

loading 

Aisle width 

for one-way 

traffic, with 

one-sided 

or two-

sided 

loading 

0 degrees 9 23 N/A 23 20 12 
30 degrees 9 20 17.4 17 20 15 
45 degrees 9 20 20.2 12 20 15 
60 degrees 9 19.5 21 10.4 24 20 
90 degrees 9 19.5 19.5 9 24 22 

1Designed fire lanes and emergency vehicle access mandated by the International Fire Code may 
require additional aisle width dimensions. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

E. Location 

 
1. Principal Use. Except as otherwise expressly provided in this Section, required off-street 

parking stalls and aisles shall be located on the same lot or parcel as the principal use.   
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