
AGENDA 
CITY OF GUNNISON 

PLANNING & ZONING COMMISSION 
Rev. 1-14-2020 

DATE:  THURSDAY, JANUARY 16, 2020 
TIME: 6:00 PM 
PLACE: CITY HALL, COUNCIL CHAMBERS, 201 WEST VIRGINIA AVE. 

WORK SESSION 
6:00 PM 
I. COMPREHENSIVE PLAN DRAFT

REGULAR MEETING 
7:45 PM 
I. CALL TO ORDER

II. PLEDGE OF ALLEGIANCE TO THE FLAG

III. UNSCHEDULED CITIZENS

IV. PUBLIC HEARING – WAIVER APPLICATIONS, WA 19-2 AND WA 19-3 FOR THE
REQUEST OF A ZONE DISTRICT BUFFER WAIVER AND A DITCH SETBACK
WAIVER

V. POSSIBLE RECOMMENDATION - WAIVER APPLICATION, WA 19-4 DITCH GRADE
AND REPLAT OF REMAINDER OF LOT 22

VI. CONSIDERATION OF THE DECEMBER 11, 2019 MEETING MINUTES

VII. COUNCIL/PLANNING – STAFF UPDATE

VIII. COMMISSIONER COMMENTS

IX. ADJOURN

To comply with ADA regulations, people with special needs are requested to contact the City of Gunnison 
Community Development Department at 641-8090. This agenda is subject to change, including the addition 
or deletion of items at any time.  Regular Meetings and Special Meetings are recorded and action can be 
taken.  Minutes are on the City website at www.gunnisonco.gov.   Work sessions are not recorded and 
formal action cannot be taken.  For further information, contact the Community Development Department 
at 641-8090.   

http://www.gunnisonco.gov/


Planning and Zoning Commission 

the PZ 

http://www.hlplanning.com/portals/gunnison/2020/01/09/community-open-house/
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TO:   Planning and Zoning Commission 
FROM:   Andie Ruggera, Senior Planner 
DATE:  January 16, 2019 
RE:   Zone District Buffer, Ditch Setback, and Road Grade Waivers and Street and 

Easement Dedications  
 
CODE PROVISIONS 
City of Gunnison Land Development Code (LDC), Section 9.1, Development Standard Waivers, 
defines the procedures and required showing to obtain waivers from the standards established in 
Section 4, General Development Standards and Section 5, Natural Resource Protection 
Standards.   
 
Waivers are authorization to differ from the literal terms of established standards that would not 
be contrary to the public interest in cases where the literal application from the standards are 
warranted by site factors or where alternative design are proposed that meet the purposes of the 
LDC.  Table 9-1 specifies the decision making body for each specific standard within Section 4 
and 5 of the LDC.  Zone District Buffer and Ditch Setback Waivers are a Planning and Zoning 
Commission (Commission) decision and a Road Grade Waiver is a Commission 
recommendation and a City Council decision.  A replat of Lot 22 is also a Council decision.    
  
APPLICATION 
The applicant, APT Gunnison, LLC, represented by Kendall Burgemeister, Tyler Harpel and 
Margaret Loperfido, is requesting three waivers and street and easement dedications to the City.  
The legal description of the property is Remainder of Lot 22, The Meadows Phase 2-R, 
Reception Number 572849, City and County of Gunnison, Colorado.  The applicants’ narrative 
states: 
 

Zone District Landscaped Buffer Waiver: 
“…The project property is zone RMU and the adjacent zones are R1M and R2. The 
proposed workforce housing and affordable housing project provides 76 residential units. 
Space on the site is very tight due to other easements, setback requirements (ROW and 
ditch), parking needs and common amenities provided. We propose a 15’ setback on the 
south and west property boundaries. All other buffer requirements will be met. 
 
The proposed housing adjacent to these zone boundaries will be similar height (2-stories) 
and similar density.  The proposed units directly adjacent to the Rock Creek Commons 
subdivision on the west boundary will be single family homes of a similar size to the 
existing Rock Creek Commons homes. The proposed units on the south boundary are 3-
plex and 4-plex buildings of a similar foot print and height to the existing homes in the 
Mountaineer Townhomes subdivision. Additionally, a 6’ privacy fence will be included 
along the south boundary in areas where there is not an existing fence…” 
 
Ditch Setback Waiver: 
“December 12, 2019 Letter…This letter is to provide a narrative along with the attached 
ditch exhibit plan, ditch cross section plan, ditch piping details and flow calculations and 
pipe product data showing the distance from the nearest development structure to the 
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existing 36” piped City of Gunnison irrigation ditch, and plans for piping the larger 48” 
eastern most ditch and 15’ wide drivable access road. 
 
Throughout the design process of the site development it was known that on the east end 
of the property there were two major irrigation ditches. These ditches were incorporated 
into our existing conditions site plan and listed as design constraints to design around. 
The ditches were shown in several different ways, the aerial image and topography 
clearly showed the larger eastern most open “Cemetery Ditch”. However, the smaller 
western most 36” piped “City Ditch” could only be seen at the very northern end of the 
property where it goes underground and then re-surfaces as an open ditch about 130’ 
south of the property. At both the north and south locations where the western most “City 
Ditch” is open channel it is only about 10’-15’ west of the open “Cemetery Ditch” and 
was therefore assumed to be in approximately the same distance from the open ditch 
where it is piped… 
 
It was found that the existing 36” piped irrigation ditch was significantly farther to the 
west than anticipated, well out of the depicted 30’ ditch easement and much closer to the 
proposed buildings… 
 
January 10, 2020 Letter…SGM met with Cody Tusing P. E. City Engineer and David 
Gardner, P. E. on January 7th regarding the APT Gunnison December 12th 2019 ditch 
setback waiver request. In the meeting City staff express concern with two issues with the 
submitted site design: 
 The drainage swales around the back side (east side) of the easternmost buildings 

only being able to flow a little over 21 CFS in tightest locations. City Staff felt that 
the existing 36” piped irrigation ditch would have the ability to carry approximately 
45 CFS and therefore that was the worst case scenario that the drainage ditches 
around the buildings would need to carry to insure no water would make it up to and 
in the finished floor of the proposed buildings if there was ever a catastrophic failure 
to the 36” piped irrigation ditch. 

 Second to install the proposed drainage ditches on the site between the buildings and 
36” piped irrigation ditch, we were required to install a 2.5’-3.5’ high boulder stacked 
wall that would be very close to the existing piped 36” irrigation ditch. City Staff had 
concerns that this design had the potential to cause damage to 36” during installation 
and also had the potential to make future replacement of that ditch in the future more 
challenging. 

In listening to these concerns SGM and APT Gunnison went back and made some site 
design changes, primarily replacing and moving the existing 36” piped irrigation ditch 
farther to the east to create more space between easternmost buildings and the 36” piped 
irrigation ditch. This was done by placing the two now proposed newly piped irrigation 
ditches 15’ apart, outside of pipe to outside of pipe on the east side of the property, with 
the requested 15’ access drive still between the two piped irrigation diches. This allowed 
us to completely remove the need of a boulder stacked retaining wall, and just have a 
slope that could be simply vegetated up to the upper level above the irrigation ditches. 
The proposed relocated 36” pipe would be more that 15’ away from the buildings to the 
outside of the pipe in all locations and more in many locations. This also allowed us to 
install larger grass swale drainage ditches around the back side (east side) of the 
easternmost buildings to carry more flow. In most spots these drainage swales could carry 
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more than 50 CFS. Two tight pinch points could only carry about 40 CFS in one drainage 
swales, however about 3-7 CFS would still flow down the 36” at maximum water 
elevation before reaching the building finished floor, and water would flow both north 
and south around the buildings splitting up in two drainage swales that each could flow 
more than 40 CFS. This would protect water from ever reaching the elevation of the 
building finished first floor. 
 
In addition to the site changes Cody Tusing P. E. also sent out an email on January 10th 
2020 stating he re-surveyed the existing piped 36” irrigation ditch and calculated the 
maximum flow that could flow in the existing 36” piped irrigation ditch to be around 22 
CFS. Therefore, we feel with the new calculated maximum flow numbers and changes to 
the site design we more than satisfy the City Staff’s concerns related to this issue.” 

 
Road Grade Waiver: 
“…The project overall site grade is mild and a general overall road grade of 3% is used 
on the main east/west City of Gunnison proposed road. However, at the far east end of 
the property the existing grade rises quickly to a 30% slope to get up to two irrigation 
ditches. 
 
The current proposed site plan does not include the design and construction of the 
east/west roadway all the way through the property, but stops short, or west of the 
existing irrigation ditch. However, we want to make sure it is feasible in the future if ever 
desired to construct the road all the way to the east end of the property and over the 
existing irrigation ditches. In order to do this, there would be required a short section 
(less than 20’ long) of 10% road grade to provide adequate clearance over the existing 
irrigation ditches as shown on the attached plan and profile. 
 
Therefore, we are requesting a waiver from the City of Gunnison Land Development 
Code Section 4.2 Road Construction Standards, (E) (2) that states the maximum road 
grade is 6% and up to 7% is if the natural existing grade exceeds 8%. We are requesting a 
short, less than 20’ long, section of 10% road grade in order to get over the existing 
irrigation ditches with appropriate cover…” 
 
Amended Plat – Street and Easement Dedications: 
“…The Remainder Lot 22 is being proposed to be bisected by a new 70’ wide City of 
Gunnison road right of way, currently unnamed. The road right of way meets the City of 
Gunnison Land Development Code requirements for a Local Road with or without 
parking. This new right of way completely bisects the property for east to west providing 
through connection to future development if it ever is needed. 
 
In addition to the new 70’ wide east/west road right of way, additional property is to be 
conveyed to the City of Gunnison along the Colorado Ave road right of way to 
accommodate for the new turning lanes into the new east/west roadway. The existing 15’ 
wide Utility, Drainage, and Irrigation Easement will stay in place at this location. 
 
The existing Temporary Detention Pond Easement has also been relocated to 
accommodate the current development storm drainage layout. 
 



STAFF REPORT 
APT Gunnison, LLC – Lot 22, The Meadows, Phase 2-R 

 

 

The new development will have new City of Gunnison electric lines, water lines and 
sewer lines throughout the property looping through the development and connecting to 
existing facilities on the northeast end of the property. Therefore, in the Certificate of 
Dedication it includes a “blanket” easement for City of Gunnison utilities across the 
remainder parcels. Under the maintenance certificate, City of Gunnison maintenance will 
then stop at the main lines of the utilities including valves, tees, wyes, electrical boxes 
and all service lines branching off them will be the responsibility of the private property 
owner. 
 
Also specific ditch setback limits have been added to the existing irrigation ditch 
easement. The shown easement boundaries are 30’ east of the eastern ditch flow line and 
10’ west of the western ditch flow line.” 

 
SITE ASSESSMENT  
The property is located within the RMU 
(Residential Mixed Use) zone district adjacent 
to the curve of North Colorado Street.  The site 
is bordered by the Rock Creek development, 
zoned R1M, to the west, unincorporated 
Gunnison County to the north, Western to the 
east and the Mountaineer Townhome 
Subdivision to the south, that is zoned R2. 
 
The applicant intends to construct 76 rental 
units that are configured with three 16-plex, 
two story buildings to the east, four single 
family dwelling units to the west adjacent to the 
existing rock creek homes and a combination of 
3-plex and 4-plex buildings in the center and to 
the south.  The site will be owned and 
maintained by a single owner with all the units 
as affordable rentals. 
 
The LDC requires a minimum of 80 off-street 
parking spaces for the development.  The site 
plan indicates 84 outside spaces and one garage space per each 3-plex unit and two garage spaces 
for each single family detached unit.     
 
Access to the site is from Colorado Street as it curves from north/south to the east/west.  A 
proposed 70-foot-wide street to be dedicated to the City, provides access from Colorado Street to 
the proposed development as well as a future access to Western’s property if the need occurs.  A 
road grade waiver is requested for the future access to cross the city ditches.  The proposed grade 
would be up to 10% for a 20-foot length of street section.  The City Engineer has reviewed the 
proposal and did not have any concerns.  Streets extending from the new dedicated street would 
be private streets and maintained by the property owner.  
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The improvement of this site 
requires compliance with Section 
4, General Development Standards 
and Section 5, Natural Resource 
Protection Standards within the 
LDC.  The LDC requires a zone 
district buffer in the RMU and R3 
zone districts when any other 
residential zone district is adjacent.  
The R2 zone district adjoins on the 
south and the R1M is to the west.  
A minimum 20-foot-wide buffer is 
required on the south and west 
boundaries of the site as well as 
four evergreen trees and five 
shrubs per one hundred lineal feet 
of the zone boundary.  The 
applicant is requesting a waiver for 
the buffer width and is requesting 
a 15 foot buffer with the required 
plantings. 
 
Within Section 5 of the LDC, a 
setback standard of 30 feet from 
major ditches are required.  Two 
major ditches are located on the 
east portion of the site.  One is an 
open ditch that the City has the 
majority water right on, known as the “Cemetery Ditch” and the other ditch is a very large City 
irrigation ditch that is buried in pipe.  The applicant is requesting a variance from the City’s 
piped ditch and originally proposed a minimum 10-foot easement and setback from the buildings 
with a 15-foot-wide access between the ditches.  Based on staff comments and concerns with the 
configuration, a new proposal to move the City ditch, pipe both ditches and provide a 15-foot-
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wide access for maintenance was submitted on January 10th.  The City Engineer approved of the 
January 10th plan. 
 
The applicant is proposing a 70-foot-wide street to be dedicated to the City of Gunnison.  The 
applicant has also worked with City staff on the realignment of Colorado Street for new turning 
lanes into the development.  The realignment required additional right-of-way along the property 
boundary adjacent to Colorado Street.  The Replat of Lot 22 would dedicate the proposed street 
and additional land for Colorado Street to the City of Gunnison.  The Replat would also dedicate 
easements for both ditches to the east of the property, new and modified detention areas and 
allows for a “blanket” easement for utility lines to each building.  The draft Replat will need to 
be modified to be consistent with changes of the ditch alignment. 
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REVIEW CRITERIA 
Section 9.4 (Review Criteria) states that “… All waiver application approvals shall be found to 
be in compliance with the General Criteria (A) and the criteria established for the relevant code 
sections applicable to the waiver request below:” 
 

A. General Criteria 
 

1. consistent with the City of Gunnison Master Plan; 
No Conflict:  The three waiver requests are consistent with the City’s Master Plan.   

Chapter 5, Land Use and Growth, Goal: Growth and development will preserve and 
enhance the quality of life which makes Gunnison unique and attractive.  Edges of the 
community remain clearly defined.  New developments will demonstrate high-quality 
urban design while protecting the rural landscapes surrounding the City. 

 
 Chapter 6, Housing, Goal: Gunnison’s housing inventory includes diverse housing types 

in mixed use areas.  New construction will be based on energy efficiency.  New homes 
are compatible with community character with respect to density, design and 
demographics.  A wide price range is sufficient to meet the needs of all income levels 
including a healthy rental market with well-maintained rental units. 

 
2. approval of the waiver will not jeopardize the community’s health safety and welfare; 
No Conflict: The zone district boundary waiver is located on the west and south boundaries 

adjacent to single-family homes.  The proposed waiver reduces the buffer width from 20 
feet to 15 feet with the required trees and shrubs.  Proposed development is compatible 
with the adjacent single family homes. 

 
The applicant has worked very closely with City engineering staff to come to a solution 
on the two irrigation ditches located to the east of the parcel as well as the proposed 
future road grade and street alignment.  Approval of the waivers should not jeopardize 
the community’s health, safety and welfare.    

 
3. there are special circumstances or conditions which are peculiar to the land or building for 

which the Waiver is sought that is more suitable, functional, or is a better site design; 
No Conflict: The parcel in unique in its location and access off Colorado Street, two major 

ditches on the east boundary and the lower density zoning to the west and south and 
Western to the east. 

 
 The zone buffer design includes a 15-foot landscape buffer of trees and shrubs as well as 

a six-foot high fence.  The ditch setback waiver includes piping both major ditches and 
moving the City’s ditch further to the east to provide a minimum 15-foot buffer from the 
proposed buildings. 

 
4. no Waiver shall result in a detriment to City services in terms of service function, general 

maintenance restrictions, and increased City costs for service and maintenance; 
No Conflict:  This waiver will not be a detriment to the City. 
 
5. the developer is responsible for all development costs unless shared costs are determined 



STAFF REPORT 
APT Gunnison, LLC – Lot 22, The Meadows, Phase 2-R 

 

 

by City Council; 
No Conflict. 
 
6. no Waiver shall be approved that is in conflict with any prevailing State or Federal law or 

regulation; 
No Conflict. 
 
7. the granting of the Waiver will not be injurious to the neighborhood surrounding the land 

where the waiver is proposed, and is otherwise not detrimental to the public welfare or the 
environment;  

No Conflict.  The waiver is not injurious to the neighborhood and the ditch realignment and 
piping protects the public welfare and the environment. 

 
8. no Waiver will negatively affect the promulgation of any other development standard of 

this LDC. 
No Conflict.    

 

G. Landscaping, Buffer and Screening (§4.6) 
 

1. Alternative design, specifications and layout are set forth in a detailed landscape plan that 
satisfies the purpose and intent of the landscape, buffering and screening standards. 

No Conflict: A 15-foot buffer is proposed and meets the tree and shrub requirement in addition 
to providing a six-foot privacy fence on the southern property boundary.  The west 
boundary is designed to mirror the existing Rock Creek development with a surface 
pedestrian trail and landscaping.    

  
2. Reductions from the required buffer setbacks shall only be allowed if an alternative 

landscape design provides adequate buffering, or the use of the property is significantly 
diminished without a waiver due to rights-of-way width, road section constraints or lot 
dimensions. 

No Conflict:  As noted above, the proposed screening adequate buffering.    
 
3. Waivers from buffer dimensional standards that protect residential property from non-

residential property are not permitted unless it is found that the denial of the Waiver would 
render the property undevelopable.  

Not Applicable.  
 
4. The Waiver is necessary for the placement of public utilities, public ditches, or stormwater 

facilities, and in which case an alternative buffer/landscape plan is proposed that fulfills 
the requirements to the maximum extent feasible. 

Not Applicable.    
 
5. Waiver from plant species types do not permit or create situations causing the proliferation 

of noxious weeds. 
Not Applicable. 
 
6. Waivers that preclude required site restoration or revegetation of disturbed areas shall not 
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be granted. 
Not Applicable. 
 
7. Waivers from fences and walls shall not interfere with street or driveway site distance 

requirements required by the LDC. 
Not Applicable. 
 
8. Fence and wall Waivers shall not result in the use of plywood or sheet metal. 
Not Applicable. 
 
9. Waivers from service area screening shall not create a visual detriment to adjacent 

residential uses or from view of any public street. 
Not Applicable. 
 

N. Wetland and Stream Corridor Protection (§5.4) 
 

1. Waivers from wetland and stream corridor protection standards shall not be in conflict with 
wetland protection regulations promulgated by the Army Corps of Engineers and 
Floodplain Protections Standards adopted by the City. 

No Conflict:   
 
2. Waivers from ditch setbacks are subject to written approval of all ditch owners. 
No Conflict:  A realignment of the City ditch and piping of both ditches provides protection 
of the community welfare and the environment.  The City of Gunnison is the owner of both 
ditches.  
 
3. Waivers from buffer and setback areas shall only be approved if it is determined that 

application of a buffer/setback standard renders the site undevelopable. 
No Conflict:  The realignment of the City ditch provides a greater setback from the ditch and 
a grass drainage swale as well as a 15-foot-wide access between the ditches for maintenance.  

 

C. Road Construction Standards (§4.2) 
 

1. The design, materials, and construction methods are equal or superior to existing standards. 
No Conflict:  The request if for a road grade greater than 6% for a section approximately 20 
feet in length.  This portion of the street is for future development and would not be 
constructed until development occurs on the east of Lot 22. 
 
2. Long term City maintenance restrictions, maintenance costs, and the utility/facility design-

life will not be diminished by approval of the Waiver. 
No Conflict:   
 
3. The level of service provided by the Waiver is consistent with existing standards. 
No Conflict:  The waiver would not affect the level of service. 
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4. Adequate rights-of-way and easements are established for the installation and maintenance 

of public utilities and services. 
No Conflict:  The right-of-way width is 70 feet wide which meets the requirements of the 
City’s Land Development Code. 
 
5. Transportation system functions will be efficient and safe. 
No Conflict:  The length of road that is above a 6% grade has been reduced to the maximum 
extent possible.  
 
6. The resulting streetscape will provide adequate light, air and area for landscaping and 

buffers. 
No Conflict:  The waiver request would not affect landscaping or buffer requirements. 
 
7. The development of non-motorized circulation facilities will not be diminished by approval 

of the Waiver. 
No Conflict:  The waiver request would not affect requirements for non-motorized facilities 
and would accommodate circulation in the future. 

 
ACTION 
At the Planning and Zoning Commission meeting of January 16, 2020, Commissioner 
____________________ moved, and Commissioner __________________ seconded to 
APPROVE Waiver requests, WA 19-2 for a Zone Buffer and WA 19-3 for a Ditch Setback 
Waiver at Remainder of Lot 22, based on the following findings of fact and conditions: 
 
Findings of fact: 
1. The Planning and Zoning Commission finds that the record of this action includes the 

application contents on file with the City of Gunnison; provisions of the City of Gunnison 
Land Development Code; and the City of Gunnison Master Plan (2007). 

 
2. The Planning and Zoning Commission finds that the applicant is requesting a waiver for 

the zone district buffer from 20 feet to 15 feet in width, on the west and south property 
boundaries. 

 
3. The Planning and Zoning Commission finds that the applicant is proposing required 

landscaping in addition to a six-foot-high fence on the south boundary and required 
landscaping and a pedestrian path on the west boundary.  

 
4. The Planning and Zoning Commission finds that the subject property is located in a unique 

location with a zoning boundary on the west, east and south sides of the property. Typically 
zone boundaries are located within the street right-of-way. 

 
5. The Planning and Zoning Commission finds that the applicant is also requesting a waiver 

from a major ditch from 30 feet to 15 feet. 
 
6. The Planning and Zoning Commission finds that two major ditches are located to the east 

of the parcel and that the applicant will relocate and pipe both ditches.  The Commission 
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further finds that the applicant will provide a 15-foot-wide access between the ditches for 
maintenance. 

 
7. The Planning and Zoning Commission finds that the applicant has worked closely with 

City staff on a solution to the two ditches that satisfies concerns for safety of the 
community and maintenance needs.  

 
8. The Planning and Zoning Commission finds that the application does not diminish the long 

term health, safety, and welfare of the community. 
 
Conditions: 
1. The realignment and piping of the ditch shall be reviewed, inspected and approved by the 

City Engineer. 
 

2. Final approval of the development site plan by the City will be required prior to issuance of 
a building permit. 

 
ACTION 
At the Planning and Zoning Commission meeting of January 16, 2020, Commissioner 
____________________ moved, and Commissioner __________________ seconded to 
RECOMMEND APPROVAL to City Council of Waiver request, WA 19-3 Road Grade and the 
Replat of Remainder of Lot 22, based on the following findings of fact and condition: 
 
Findings of fact: 
1. The Planning and Zoning Commission finds that the record of this action includes the 

application contents on file with the City of Gunnison; provisions of the City of Gunnison 
Land Development Code; and the City of Gunnison Master Plan (2007). 

 
2. The Planning and Zoning Commission finds that the applicant is requesting a waiver for a 

road grade greater than 6% for a future street section approximately 20 feet in length. 
 
3. The Planning and Zoning Commission finds that if a future street connection is needed a 

section approximately 20 feet long with a grade of 10% would be needed to adequately 
cross over the existing ditches on Lot 22. 

 
4. The Planning and Zoning Commission finds that street dedications to the City of Gunnison 

are proposed to include a 70-foot-wide right-of-way for access off Colorado Street as well 
as additional right-of-way on Colorado Street for turn lanes into the property.  

 
5. The Planning and Zoning Commission finds that the Replat dedicates easements for the 

two ditches along the eastern boundary of the site and modifies drainage detention areas. 
 
6. The Planning and Zoning Commission finds that the application does not diminish the long 

term health, safety, and welfare of the community. 
 
Condition: 
1. Modifications to the Replat submitted by staff shall be made by the applicant prior to 

submittal to City Council. 



Application Fact Sheet 

City of Gunnison Land Development Code

Minimum Application Contents 
In accordance with §6 .5 C. 

Applicant Name(s): APT Gunnison, LLC 

City of Gunnison

P.O. Box 239 
Gunnison, CO 81230 
(970)641-8090

Phone#: (703) 58 2-3116 Fax#: E-Mail:
arie.gatesco@gmail.com 

------

Mailing Address:_P_O_B _o _x _6_9 _9 ______________________ _ 

City: 
Crested Butte 

State: _c_o _________ Zip:_a_
1

_
22

_
4 
____ _

Legal Description 

. dd f Colorado St. Z . RMU Site A ress o Property:______________ onmg --------
Block: R Lot(s): 22 Addition: Meadows 

Disclosure of Ownership- Please provide one of the following: 

[&] Assessor Parcel Info D Mortgage [8] Deed D Judgments 

OLiens D Contract D Easement Agreement D Other Agreements 

Summary of Request: 

The subject Property is: Remainder Lot 22, The Meadows Phase 2-R as shown on the Plat of Rock Creek Commons, 
Phase 1-A recorded February 9, 2007 under Reception No. 572849. 

The requests are briefly described on the attached Exhibits. 

Attachments: [&]Vicinity Map (8.5"Xl 1 ") [&]Description of Proposal 

(g] Names, Addresses and Map of Adjoining Property Owners (From Assessor's Office) 

(g] Vested Property Rights [&] Authorization of Agent (Power of Attorney from Owner, if not the applicant) 

(g] Site Plan ( 11 "x 17") to scale, includes d · ions and location of all structures, parking spaces and access, snow 
storage, landscaping, live cover, util · mes oad/street names, land uses of adjacent properties, setbacks. Include a 
table for all dimensional require nts ha a on §2.6. (See attached sample) 

Signature(s) 

D Conditional Use 
D Major Subdivision 
D Mobile Home/RV Park 
D Consolidated Application 

MIT FOUR (4) COMPLETE COPIES OF YOUR APPLICATION 

For Office Use Only 

Date ld./!f/18 ff
Date 

D Variance D Zoning Amendment 
D Minor Subdivision D Subdivision Exemption 
D PUD D Vacation 

1/2014 

9
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Gunnison County, CO

Account Number R032235
Parcel Number 3701-362-18-009
Account Type Exempt
Economic Area Econ Area 1
Tax District 100
Mill Levy N/A
Property
Location

1410 BLAZE TRAIL RD UNIT A&B, GUNNISON

Neighborhood N/A
LEA MEADOWS R-1 & R-2 (10570)
Subdivision ROCK CREEK COMMONS PHASE 1A

SUBDIVISION MASTER CARD
ROCK CREEK COMMONS PHASE 1
ROCK CREEK VILLAGE

Condo N/A
Legal Description PART OF UNIT A ROCK CREEK VILLAGE, ROCK CREEK COMMONS PHASE 1, ROCK CREEK COMMONS PHASE 1A PLAT#572849 (FUTURE DEVELOPMENT PHASE 2) (FKA PT OF LOT 22 MEADOWS PHASE 2-R)

616532
Parcel Notes PARTY WALL AGREEMENT & DEED RESTRICTIONS #572850 FEB 9 2007 FOR ROCK CREEK COMMONS PHASE 1A UNITS 19A & 19B

YEAR BUILT ROCK CREEK COMMONS PHASE 1A: 2006
PLAT: ROCK CREEK COMMONS PHASE 1A #572849 FEB 9 2007
TOTAL PARCEL = 5.017 AC

View Map
Note: Legal Description above is abbreviated for use on Assessor records and is not valid for use on legal documents.

2019

+ Land Actual Value $887,180

+ Building Actual Value $0

= Total Actual Value $887,180

 

+ Land Assessed Value $257,280

+ Building Assessed Value $0

= Total Assessed Value $257,280

Year Actual Value Assessed Value Mill Levy Ad Valorem Taxes

2011 $1,311,230 $380,260 44.343 $0.00

2010 $2,130,760 $617,920 40.939 $0.00

2009 $2,130,760 $617,920 39.757 ($1.00)

2008 $1,726,460 $500,670 41.387 ($1.00)

2007 $1,726,460 $500,670 36.186 ($1.00)

2006 $483,600 $140,240 43.784 ($1.00)

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

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

EXEMPT-COUNTY-LAND Exempt 5.02 YEAR ROUND NO CENTRAL INSTALLED DOMESTIC INSTALLED LAND TYPE PRIMARY - MEADOW

Sale Date
Sale 

Amount
Adjusted 

Sales Price Grantor Grantee
Vacant or Improved 

(at time of sale) Reception # Deed Type

5/6/2003 $0 $0 COMMUNITY FIRST LEASING SERVICES GUNNISON COUNTY HOUSING AUTHORITY   531075 SPEC WARR DEED - NO FEE

6/25/2001 $490,000 $490,000 GUNNISON CENTER PROPERTIES LLC COMMUNITY FIRST LEASING SERVICES Vacant 513340 TRUSTEES DEED - FEE

Download

Recent Sales in Area  Recent Sales in Subdivision

Summary

Owner

Owner 
BOARD OF COUNTY COMMISSIONERS OF THE COUNTY OF GUNNISON COLORADO 
200 E VIRGINIA AVE STE 104
GUNNISON, CO 81230-2248

Business Name

Current Assessment Information

Prior Year Assessment Information

Land

Sales and Conveyance

Generate Owner List by Distance

Distance:

100  Feet

Show address of: Owner  Property

Download format:

Address labels (5160)

International mailing labels that exceed 5 lines are not supported on the Address labels (5160). For international
addresses, please use the xlsx, csv or tab download formats.

Additional owner options:

All Owners

Additional mailing label options:

Show parcel id on label

Skip labels:  0

Recent Sales In Area

Sketches
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https://qpublic.schneidercorp.com/
https://qpublic.schneidercorp.com/Application.aspx?AppID=1013&LayerID=20774&PageTypeID=1&PageID=8991&Q=1298931548&KeyValue=R032235
javascript:__doPostBack('ctlBodyPane$ctl01$ctl01$rptOwner$ctl01$lnkOwnerName$lnkSearch','')
kburgemeister
Callout
This information is incorrect, but viewing this parcel on the Assessor map shows this is the correct report. The correct legal is: The Remainder Lot 22, The Meadows Phase 2-R as shown on the Plat of Rock Creek Commons, Phase 1-A recorded February 9, 2007 under Reception No. 572849.
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BIGGS TARA C
1405 ROCK CREEK RD
GUNNISON, CO 81230-2289

BOARD OF COUNTY COMMISSIONERS OF THE COUNTY OF GUNNISON COLORADO
200 E VIRGINIA AVE STE 104
GUNNISON, CO 81230-2248

BOWLDS ROBERT G
1410 N BLAZE TRAIL RD APT A
GUNNISON, CO 81230-1903

CAPPELLUCCI ASHLEY
108 MOUNTAINEER DR
GUNNISON, CO 81230-2176

CAPPELLUCCI TYLER
108 MOUNTAINEER DR
GUNNISON, CO 81230-2176

CORNEER ERMA H C/O CONSTANCE PONTASCH
740 GRANT AVE
LOUISVILLE, CO 80027-1913

EDMISTON DANIEL L
PO BOX 771332
STEAMBOAT SPRINGS, CO 80477-1332

EDMISTON REBECCA SEARS
PO BOX 771332
STEAMBOAT SPRINGS, CO 80477-1332

FABRIZIO RONALD M
107 MOUNTAINEER DR
GUNNISON, CO 81230-2176

FULLER LISA J
4147 FOOTHILLS DR
LOVELAND, CO 80537-3557

GUNNISON SECURE STORAGE LLC
PO BOX 50119
AUSTIN, TX 78763-0119

KENTON CARLI
1409 ROCK CREEK RD
GUNNISON, CO 81230-2289

LAKEY JASON
1401 ROCK CREEK RD
GUNNISON, CO 81230-2289

MOUNTAINEER TOWNHOMES HOMEOWNERS ASSOC
720 S 8TH ST
GUNNISON, CO 81230-3921

PATTEN ELLEN M
1403 ROCK CREEK RD
GUNNISON, CO 81230-2289

PERRY GEORGE E
1401 ROCK CREEK RD
GUNNISON, CO 81230-2289

PERRY REBEKAH J
1401 ROCK CREEK RD
GUNNISON, CO 81230-2289

RIDDLE MARY L
1407 ROCK CREEK RD
GUNNISON, CO 81230-2289

RIDDLE MICHAEL J
1407 ROCK CREEK RD
GUNNISON, CO 81230-2289

SCHULTE TRAVIS M
440 CANDLELIGHT LN
GUNNISON, CO 81230-9631

SCOTT CODY C
1403 ROCK CREEK RD
GUNNISON, CO 81230-2289

WELLS MARIO M
1410 N BLAZE TRAIL RD APT 19B
GUNNISON, CO 81230-1902

WELLS PENELOPE M
1410 N BLAZE TRAIL RD APT 19B
GUNNISON, CO 81230-1902

WESTERN STATE COLLEGE
600 N ADAMS ST
GUNNISON, CO 81231-7000
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Gunnison County, CO

Developed by

This electronic transmission may contain a map, diagram or information prepared by Gunnison County and represents generalized geographic data for general planning purposes
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of-ways.
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Sprout Studio Inc 523 Riverland Dr. Unit 3B • Crested Butte, Colorado 81224 12/12/19 Page 1  

 

 
December 12, 2019 
 
RE: Remainder Lot 22, Zone District Boundaries Landscape Buffer Waiver Request Section 4.6 F 
 
To Whom it May Concern, 
 
On behalf of our client, APT Gunnison, LLC, we would like to request a waiver reducing the Zone District 
Boundaries landscape buffer requirement of a 20’ wide buffer to a 15’ wide buffer between zone districts for 
the development of Remainder Lot 22. The City of Gunnison LDC states the following in Section 4.6F, page 4-
36. 
 
3. Zone District Boundaries  
 
 a. A landscaped buffer shall be planted on the boundary between the zoning districts set forth below, unless 
 the abutting property is determined by staff to be unbuildable or visually separated by topographic 
 features. Zone district buffers shall not be required for areas where street frontage buffer requirements are 
 met.  
 
 b. The buffer shall be 20 feet wide and planted directly adjacent to the zone district boundary.  
 
 c. A minimum buffer consisting of four evergreen trees and five shrubs per one hundred linear feet of 
 zone district boundary shall be installed between the following zoning districts (Ordinance #3, Series 
 2016):  
  i. an Industrial zone district and any other zoning district;  
  ii. a Commercial zone district and any Residential zone district; or  
  iii. all Multi-family Residential zone districts (RMU/R-3) and any other Residential zone   
       district. 
 
The project property is zone RMU and the adjacent zones are R1M and R2.  The proposed workforce housing 
and affordable housing project provides 76 residential units. Space on the site is very tight due to other 
easements, setback requirements (ROW and ditch), parking needs and common amenities provided.  We 
propose a 15’ setback on the south and west property boundaries. All other buffer requirements will be met.  
 
The proposed housing adjacent to these zone boundaries will be similar height (2-stories) and similar density.  
The proposed units directly adjacent to the Rock Creek Commons subdivision on the west boundary will be 
single family homes of a similar size to the existing Rock Creek Commons homes.  The proposed units on the 
south boundary are 3-plex and 4-plex buildings of a similar foot print and height to the existing homes in the 
Mountaineer Townhomes subdivision. Additionally, a 6’ privacy fence will be included along the south 
boundary in areas where there is not an existing fence. 
 
Please refer to the Zone Landscape Buffer Waiver Request Criteria below and the attached site plan exhibit for 
additional information. 
 
Sincerely, 

 
Margaret Loperfido, RLA 
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Zone Landscape Buffer Waiver Request Criteria 
 
A. General Criteria 
1. Consistent with the City of Gunnison Master Plan; 
 
The Applicant is not aware of any inconsistencies between this waiver request and the City 
of Gunnison Master Plan. 
 
2. Approval of the waiver will not jeopardize the community’s health safety and welfare; 
 
The requested buffer waiver will not jeopardize the community’s health safety and 
welfare. 
 
3. There are special circumstances or conditions which are peculiar to the land or building for 
which the Waiver is sought that is more suitable, functional, or is a better site design; 
 
Development of this property for affordable housing requires a certain density to maintain 
affordability.  With the desired density, required utility easements, ROW and setbacks, 
space is very limited on the site. Decreasing the zone buffer from 20’ to 15’ allows needed 
space for housing, parking and common amenity space and helps to enhance the overall 
project. 
 
4. No Waiver shall result in a detriment to City services in terms of service function, general 
maintenance restrictions, and increased City costs for service and maintenance; 
 
The requested waiver will not negatively impact City services, maintenance or costs for 
services and maintenance. 
 
5. The developer is responsible for all development costs unless shared costs are determined 
by City Council; 
 
The developer will cover all costs related to the design and implementation/installation of 
zone buffer landscaping. 
 
6. No Waiver shall be approved that is in conflict with any prevailing State or Federal law or 
regulation; 
 
The Applicant is not aware of any conflicting State or Federal law or regulation 
 
7. The granting of the Waiver will not be injurious to the neighborhood surrounding the land 
where the waiver is proposed, and is otherwise not detrimental to the public welfare or the 
environment; 
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The zone buffer waiver request is consistent with existing buffer conditions within the 
adjacent neighborhoods and will not be injurious to the surrounding neighborhood and 
land or detrimental to the public welfare or environment.  
 
8. No Waiver will negatively affect the promulgation of any other development standard of 
this LDC. 
 
This waiver request does not negatively affect the promulgation of any other development 
standard of this LDC. 
 
G. Landscaping, Buffer and Screening (§4.6) 
1. Alternative design, specifications and layout are set forth in a detailed landscape plan that 
satisfies the purpose and intent of the landscape, buffering and screening standards. 
 
The enclosed landscape plan illustrates the requested zone buffer of 15 feet wide. All other 
landscape buffer requirements are addressed on this plan. 
 
2. Reductions from the required buffer setbacks shall only be allowed if an alternative 
landscape design provides adequate buffering, or the use of the property is significantly 
diminished without a waiver due to rights-of-way width, road section constraints or lot 
dimensions. 
 
The proposed landscape design provides adequate buffering using a combination of 
fencing (6’ privacy fence) and vegetation (shrubs, deciduous and evergreen trees). 
 
3. Waivers from buffer dimensional standards that protect residential property from non-
residential property are not permitted unless it is found that the denial of the Waiver would 
render the property undevelopable. 
 
The proposed development is 100% residential. 
 
4. The Waiver is necessary for the placement of public utilities, public ditches, or stormwater 
facilities, and in which case an alternative buffer/landscape plan is proposed that fulfills the 
requirements to the maximum extent feasible. 
 
The proposed development is impinged by utility requirements, ROW and ROW setbacks 
and existing ditches. The proposed buffer meets all of the landscape requirements with 
the exception of the dimensional requirement.  
 
5. Waiver from plant species types do not permit or create situations causing the 
proliferation of noxious weeds. 
 
This waiver request will not create any situations causing the proliferation of noxious 
weeds. A weed mitigation plan will be part of this project development and management. 
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6. Waivers that preclude required site restoration or revegetation of disturbed areas shall 
not be granted. 
 
This request does not preclude required site restoration or revegetation of disturbed 
areas. All disturbed areas (existing and as a result of construction) will be addressed with 
the development and landscaping of the proposed project. 
 
7. Waivers from fences and walls shall not interfere with street or driveway site distance  
requirements required by the LDC. 
 
Not applicable. 
 
8. Fence and wall Waivers shall not result in the use of plywood or sheet metal. 
 
Not applicable. 
 
9. Waivers from service area screening shall not create a visual detriment to adjacent 
residential uses or from view of any public street. 
 
Not applicable. 
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SCALE IN FEET
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BUFFER PLANTING REQUIREMENT
4 EVERGREEN TREES AND 5 SHRUBS PER 100 LF OF ZONE
DISTRICT BOUNDARY

SOUTH ZONE BOUNDARY - 300 LF
REQUIRED:
12 EVERGREEN TREES
15 SHRUBS

PROVIDED:
12 EVERGREEN TREES
15 SHRUBS

WEST ZONE BOUNDARY - 250 LF
REQUIRED:
10 EVERGREEN TREES
13 SHRUBS
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12 EVERGREEN TREES
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16 SHRUBS
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3' WIDE SOFT SURFACE PEDESTRIAN TRAIL

INSTALL PRIVACY FENCE
IN LOCATIONS WHERE

NONE CURRENTLY EXIST

SOFT SURFACE, BIKE/PED TRAIL

KEY COMMON NAME

TREES

Narrowleaf Cottonwood

SHRUBS

Pink Beauty Potentilla

GROUND COVERS &  PERENNIALS

Gold Finger Potentilla

Himalayan Border Jewel

PLANTING & MATERIALS LIST:

Miss Kim Dwarf Lilac

Dragon's Blood Stonecrop

Hooopsii Blue Spruce

Spring Snow Crabapple

Russian Sage
Mixed Lupine
Shasta Daisy

Wild Strawberry

GRASSES
Blue Avena Grass
Feather Reed Grass

Autumn Joy Sedum
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SSC
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BAG
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Tannenbaum Mugo PineTMP

Quaking Aspen - single trunk

Sweet WoodruffSW

May Night Purple SalviaMNS

Boulder Raspberry
Globe Dwarf Colorado SpruceMP

Common Purple LilacCL

SEED MIXES
Lawn Seed Mix

MULCH

Native Sagebrush Mix

BOULDERS & HARDSCAPE
Boulders, 1'-4' dia.

Decomposed Granite
Pavers

Gunnison Wildflower Mix

River Rock Mulch
Organic Mulch (Gunni Gold) w/Shredded Cedar
in all planting beds unless otherwise noted

PO Box 4184
523 Riverland Dr. #3B

Crested Butte, CO 81224
t: 970.349.8959

www.sprout-studio.net

ISSUED
FOR REVIEW

NOT FOR
CONSTRUCTION

1" ACTUAL

IF THE ABOVE DIMENSION DOES NOT MEASURE
ON INCH (1") EXACTLY, THIS DRAWING HAS

BEEN ENLARGED OR REDUCED.

GATESCO
APT LOT 22

City of Gunnison, CO

LANDSCAPE ARCHITECT
SPROUT STUDIO
523 RIVERLAND DR. 3B
PO BOX 4184
CRESTED BUTTE, CO 81224

*NOTE: FOR ANY DISCREPANCIES IN LAYOUT OR CIVIL SITE INFORMATION, THE CIVIL PLANS SHALL PREVAIL.
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G UN NI SON             103 W. Tomichi Ave., Suite A  | Gunnison, CO 81230 | 970.641.5355  

January 10th, 2020 
 
City of Gunnison 
 
RE: Remainder Lot 22, Major Ditch Setback Waiver Request LDC Section 5.4 E Site 
Revision 
 
To Whom It May Concern, 
 
SGM met with Cody Tusing P. E. City Engineer and David Gardner, P. E. on January 7th 
regarding the APT Gunnison December 12th 2019 ditch setback waiver request.  In the meeting 
City staff express concern with two issues with the submitted site design: 
 

• The drainage swales around the back side (east side) of the easternmost buildings only 
being able to flow a little over 21 CFS in tightest locations.  City Staff felt that the existing 
36” piped irrigation ditch would have the ability to carry approximately 45 CFS and 
therefore that was the worst case scenario that the drainage ditches around the buildings 
would need to carry to insure no water would make it up to and in the finished floor of the 
proposed buildings if there was ever a catastrophic failure to the 36” piped irrigation ditch.  

 
• Second to install the proposed drainage ditches on the site between the buildings and 36” 

piped irrigation ditch, we were required to install a 2.5’-3.5’ high boulder stacked wall that 
would be very close to the existing piped 36” irrigation ditch.  City Staff had concerns that 
this design had the potential to cause damage to 36” during installation and also had the 
potential to make future replacement of that ditch in the future more challenging. 

 
In listening to these concerns SGM and APT Gunnison went back and made some site design 
changes, primarily replacing and moving the existing 36” piped irrigation ditch farther to the east 
to create more space between easternmost buildings and the 36” piped irrigation ditch.  This was 
done by placing the two now proposed newly piped irrigation ditches 15’ apart, outside of pipe to 
outside of pipe on the east side of the property, with the requested 15’ access drive still between 
the two piped irrigation diches.  This allowed us to completely remove the need of a boulder 
stacked retaining wall, and just have a slope that could be simply vegetated up to the upper level 
above the irrigation ditches. The proposed relocated 36” pipe would be more that 15’ away from 
the buildings to the outside of the pipe in all locations and more in many locations. This also 
allowed us to install larger grass swale drainage ditches around the back side (east side) of the 
easternmost buildings to carry more flow.  In most spots these drainage swales could carry more 
than 50 CFS.  Two tight pinch points could only carry about 40 CFS in one drainage swales, 
however about 3-7 CFS would still flow down the 36” at maximum water elevation before 
reaching the building finished floor, and water would flow both north and south around the 
buildings splitting up in two drainage swales that each could flow more than 40 CFS.  This would 
protect water from ever reaching the elevation of the building finished first floor.  
 
In addition to the site changes Cody Tusing P. E. also sent out an email on January 10th 2020 
stating he re-surveyed the existing piped 36” irrigation ditch and calculated the maximum flow 
that could flow in the existing 36” piped irrigation ditch to be around 22 CFS.  Therefore, we feel 
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Page 2 of 2 

with the new calculated maximum flow numbers and changes to the site design we more than 
satisfy the City Staff’s concerns related to this issue. 
 
  
 
Sincerely, 

 

Tyler Harpel, P.E. Project Engineer 
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GUNNISON        103 West Tomichi Avenue, Suite A  |  Gunnison, CO 81230  |   970.641.5355 
 

December 11th, 2019 
 
City of Gunnison 
 
RE: Remainder Lot 22, Roadway Waiver Request LDC Section 4.2 E 
 
To Whom It May Concern, 
 
On behalf of our client, APT Gunnison, LLC, we would like to submit this request for a waiver to the  
maximum roadway grade slope as listed in the Land Development Code Section 4.2 E. This letter is 
to provide narrative along with the roadway plan and profile sheet for a waiver request for the road 
grade development standards.  
 
The project overall site grade is mild and a general overall road grade of 3% is used on the main 
east/west City of Gunnison proposed road.  However, at the far east end of the property the existing 
grade rises quickly to a 30% slope to get up to two irrigation ditches. 
 
The current proposed site plan does not include the design and construction of the east/west roadway 
all the way through the property, but stops short, or west of the existing irrigation ditch.  However, we 
want to make sure it is feasible in the future if ever desired to construct the road all the way to the east 
end of the property and over the existing irrigation ditches.  In order to do this, there would be required 
a short section (less than 20’ long) of 10% road grade to provide adequate clearance over the existing 
irrigation ditches as shown on the attached plan and profile.   
 
Therefore, we are requesting a waiver from the City of Gunnison Land Development Code Section 4.2 
Road Construction Standards, (E) (2) that states the maximum road grade is 6% and up to 7% is if the 
natural existing grade exceeds 8%.  We are requesting a short, less than 20’ long, section of 10% 
road grade in order to get over the existing irrigation ditches with appropriate cover.  
 
Both Gunnison County and Mt. Crested Butte allow and have road grades going up to 11% and even 
short sections of 12%.  Sections of road grade at 10% are typical and practical in our area and 
climate.  I have recently designed, built and regularly drive on grades and vertical curves of this 
amount in our area. 
 
Following this cover letter is a step by step explanation to each Land Development Code listed Waiver 
Request Criteria.  
 
Sincerely, 

 

Tyler Harpel, P.E. Project Engineer 
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GUNNISON        103 West Tomichi Avenue, Suite A  |  Gunnison, CO 81230  |   970.641.5355 
 

Road Grade Waiver Review Criteria 
 

The criteria from the LDC are stated below in regular type. Responses are provided in bold.  

A. General Criteria 

1. Consistent with the City of Gunnison Master Plan; 

The Applicant is not aware of any inconsistencies between this waiver request and the City of Gunnison 

Master Plan.  This road grade waiver allows for future east-west access through the property and better 

connection to Western Colorado University property and trail systems north and east of Gunnison. 

2. Approval of the waiver will not jeopardize the community’s health safety and welfare; 

As stated in the above SGM letter, short sections of road between 10% and 12% grade are typical in the 

Gunnison Valley.   

3. There are special circumstances or conditions which are peculiar to the land or building for which the Waiver 

is sought that is more suitable, functional, or is a better site design; 

As stated in the above SGM letter, the road grade waiver is necessitated by the embankment of an existing 

irrigation ditch that traverses the property from north to south.  

4. No Waiver shall result in a detriment to City services in terms of service function, general maintenance 

restrictions, and increased City costs for service and maintenance; 

As stated in the above SGM letter, short sections of road between 10% and 12% grade are typical in the 

Gunnison Valley.   

5. The developer is responsible for all development costs unless shared costs are determined by City Council; 

There are no development costs because the road in the area where the waiver is required is not actually 

being constructed at this time. The right-of-way is being dedicated to ensure that access could be provided 

to adjacent property in the future if so desired by the adjacent property owner. It is expected that the cost 

of any actual future construction would be paid by the developer. 

6. No Waiver shall be approved that is in conflict with any prevailing State or Federal law or regulation; 

The Applicant is not aware of any conflicting State or Federal law or regulation 
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GUNNISON        103 West Tomichi Avenue, Suite A  |  Gunnison, CO 81230  |   970.641.5355 
 

7. The granting of the Waiver will not be injurious to the neighborhood surrounding the land where the waiver 

is proposed, and is otherwise not detrimental to the public welfare or the environment; 

The granting of the waiver increases the accessibility to the neighboring lands and will not be detrimental to 

the public welfare or environment.  

8. No Waiver will negatively affect the promulgation of any other development standard of this LDC. 

This waiver request will not negatively affect the promulgation of any other development standards of this 

LDC. 

 

C. Road Construction Standards (§4.2) 

1. The design, materials, and construction methods are equal or superior to existing standards. 

Yes all of design, material and construction methods will not be affected by the roadway grade and will still 

met or exceed all existing standards.  

2. Long term City maintenance restrictions, maintenance costs, and the utility/facility design-life will not be 

diminished by approval of the Waiver. 

No long term City maintenance restrictions, maintenance costs, and the utility/facility design-life will not be 

diminished by the approval of the Waiver.  

3. The level of service provided by the Waiver is consistent with existing standards. 

The level of service provided by the Waiver is consistent with the existing standards, and provides better 

access to the neighboring property. 

4. Adequate rights-of-way and easements are established for the installation and maintenance of public 

utilities and services. 

A 70’ wide Public Right of way for the entire east-west public drive is included on the Amended Plat, 

Reminder Lot 22, The Meadows Phase 2-R plat. 

5. Transportation system functions will be efficient and safe. 

Yes the transportation system function will be efficient and safe, also providing additional and better access 

to the neighboring property.  
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GUNNISON        103 West Tomichi Avenue, Suite A  |  Gunnison, CO 81230  |   970.641.5355 
 

6. The resulting streetscape will provide adequate light, air and area for landscaping and buffers. 

The 70’ wide Public Right of Way will meet all requirements listed in the LDC “Local” street scape.  

7. The development of non-motorized circulation facilities will not be diminished by approval of the Waiver. 

The 70’ wide public Right of  Way will include east-west sidewalks that will connect to the neighboring 

property and north and east of Gunnison existing trail systems.  
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GUNNISON        103 West Tomichi Avenue, Suite A  |  Gunnison, CO 81230  |   970.641.5355 
 

December 12, 2019 
 
City of Gunnison 
 
RE: Amended Plat, Remainder Lot 22, The Meadows Phase 2-R Cover Letter 

 
To Whom It May Concern, 
 
This letter is to accompany the Amended Plat for the Remainder Lot 22 of the Meadows Phase 2-R. 
 
The Remainder Lot 22 is being proposed to be bisected by a new 70’ wide City of Gunnison road right 
of way, currently unnamed.  The road right of way meets the City of Gunnison Land Development 
Code requirements for a Local Road with or without parking.  This new right of way completely bisects 
the property for east to west providing through connection to future development if it ever is needed.  
 
However, both north and south remainder parcels created by the new east/west road right of way are 
not proposed to be subdivided and are intended to be owned by one owner and for the same land 
use. 
 
In addition to the new 70’ wide east/west road right of way, additional property is to be conveyed to 
the City of Gunnison along the Colorado Ave road right of way to accommodate for the new turning 
lanes into the new east/west roadway. The existing 15’ wide Utility, Drainage, and Irrigation Easement 
will stay in place at this location. 
 
The existing Temporary Detention Pond Easement has also been relocated to accommodate the 
current development storm drainage layout.  
 
The new development will have new City of Gunnison electric lines, water lines and sewer lines 
throughout the property looping through the development and connecting to existing facilities on the 
northeast end of the property.   Therefore, in the Certificate of Dedication it includes a “blanket” 
easement for City of Gunnison utilities across the remainder parcels.  Under the maintenance 
certificate, City of Gunnison maintenance will then stop at the main lines of the utilities including 
valves, tees, wyes, electrical boxes and all service lines branching off them will be the responsibility of 
the private property owner.  
 
Also specific ditch setback limits have been added to the existing irrigation ditch easement.  The 
shown easement boundaries are 30’ east of the eastern ditch flow line and 10’ west of the western 
ditch flow line. 
 
Sincerely, 

 

Tyler Harpel, P.E. Project Engineer 
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MEMBERS PRESENT     ABSENT      EXCUSED 
Greg Larson - Chair   X      
Andy Tocke        X           
Jeffrey Taylor   X    
Erich Ferchau             X       
John Perusek        X       
Erik Iverson        X        
Darin Higgins   X 
            
OTHERS PRESENT: Community Development Director Anton Sinkewich, Senior Planner 
Andie Ruggera, Planning Technician Caree Musick, Alex Joyce, Jamin Kimmell, Sara 
Bergstrom, Bryan Wickenhauser, Byron Chrisman, John Scott, John Norton, David Assad, Dick 
Bratton 
 

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

II. PLEDGE OF ALLEGIANCE TO THE FLAG  
 

III. UNSCHEDULED CITIZENS- None 
 

IV. PUBLIC HEARING MAJOR CHANGE TO A PUD, ZA 19-7, TO REVISE ZONING 
DESIGNATIONS AND AMEND THE GUNNISON RISING PUD DEVELOPMENT 
STANDARDS. 

 
Open Public Hearing. 
Chair Larson opened the public hearing at 7:00 PM. 
 
Proof of Publication. 
Proof of publication was entered into the record. 
 
Review of the Process. 
Senior Planner Andie Ruggera reviewed the process, stating the Land Development Code 
(LDC), Section 10.7.H.1. (Major Changes) states “changes which alter the concept or intent 
of the planned unit development including increases in density, changes in the height of 
buildings, reductions in proposed open space, changes in the development sequencing, 
changes in road standards, or changes in the final governing agreements, provisions, or 
covenants may be approved only by submission and reconsideration of a new PUD zoning 
plan and supporting data.”  A public hearing is required and all major changes to the PUD 
must be recorded with the Gunnison County Clerk and Recorder. 
 
The Planned Unit Development LDC Section 10.3 D through F. specifies that a Major 
Change to a PUD application be reviewed by the City of Gunnison Planning and Zoning 
Commission (Commission) at a public hearing after 15 days public notice.  The Commission 
may continue the hearing or recommends to City Council, to approve, approve with 
conditions, deny or remand the application back to the applicant with instructions for 
modification.  City Council shall consider the recommendation of the Commission at a public 
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hearing and shall, by ordinance, approve, deny or remand the application back to the 
applicant with instructions for modification or additional information. 

 
The applicant is Jamin Kimmell, Senior Associate, Cascadia Partners, LLC, representing 
Gunnison Valley Properties, LLC.  The application proposes to revise zoning designations and 
amend the Gunnison Rising PUD Development Standards.  The major amendment is proposed 
based off the conceptual plan created through a partnership with the City, County, Western 
Colorado University and Gunnison Valley Properties in 2018.  Application contents include 
the minimum submittal requirements listed in LDC section 10.4 and new amendment 
documents including application facesheet; written statement; proposed development 
standards; site vicinity map; illustrated conceptual plan; zoning districts plan; street network 
plan; parks open space and trails plan; public facilities plan; wastewater capacity studies; 
electric service expansion study; xeriscape requirements and plant list; and Gunnison Rising 
CCR’s, and documents from the original PUD. 
 
Applicant Presentation. Alex Joyce and Jamin Kimmell from Cascadia Partners, LLC 
representing Gunnison Valley Properties, LLC presented an overview of the contents of the 
Major Change of a PUD application.  Alex started the presentation with the site vicinity map.  
Alex explained how Gunnison Rising is a smaller property than it used to be due to donating  
portions to Western Colorado University and a discounted sale to the State of Colorado. The 
remaining acreage is approximately 633 acres. 
  
The desire to change the PUD is partially due to market change from the time of annexation to 
now and failure of the historic development pattern to emphasize walkability and traditional 
design. The Conceptual Plan process was inspired by the One Valley Prosperity Project and 
was a collaboration between the City, County and Western Colorado University. 
 
The guiding principles for the PUD are: traditional design, walkable and connected, a vibrant 
place, broad housing options, integrated open space and financial feasibility and resiliency. 
The key ideas of the project are: preserve views of hilltops and views from hilltops; hamlets in 
the gullies; walkable neighborhoods with diverse housing options; continue historic street grid 
and lot patterns; have Georgia Avenue as a main street and acting as the main connector to the 
rest of Gunnison (and downtown); walkable commercial centers; and grouping Commercial 
uses around four corner areas north of Highway 50 with potential gateway feature on one of 
three key North/South streets.  Emphasis throughout the new plan is for trail oriented 
neighborhoods that are within walking distance of a park or green space in just a few minutes, 
regional trail connection from Hartman Rocks to Signal Peak and a front door to Tomichi 
Creek State Wildlife Area. 
 
South of Highway 50, the plan includes a potential events center and rodeo grounds, a Maker’s 
district with live/work potential, a government campus that will be the “front door” for 
potentially new state park along Tomichi Creek, and an RV and camping resort. 
 
A review of the proposed PUD zone districts and associated dimensional standards as well as 
the design standards for residential and nonresidential with emphasis on buildings being 
activated toward the street with maximum setbacks incorporated, was given. Design standards 
emphasize incorporation of design elements and architectural variety. 

35



DRAFT MINUTES – DECEMBER 11, 2019    7:00 PM  
CITY OF GUNNISON PLANNING AND ZONING COMMISSION  
REGULAR MEETING         Page 3 of 5 
 

 

Jamin explained the proposed street network for the PUD including the traditional grid directly 
off the highway and intersections of gateway streets and the highway. Also reviewed was 
potential street cross-sections, which include sidewalks, bike lanes and landscaping. 
 
Presentation included proposed parks, open space and trails (both existing and future). Park 
spacing standards ensure all homes are within a short walk of pocket park and a short bike ride 
of community park. Developments must create a complete north-south and east-west trail 
network. No permitted development within the Open Space zone and a 50-foot landscaped and 
bermed buffer on Highway 50 are proposed. 
 
A brief review of the proposed public facilities needed to serve the PUD was given including 
water, sewer and electric. 
 
The proposed PUD does not include a prescriptive phasing plan but includes thresholds that 
would trigger a phase review process for larger developments. This approach has the benefit 
of flexibility for developers to adapt to market needs and predictability for community by 
requiring continual planning/review. 
 
 
Public Input.  
Dick Bratton – expressed his thanks to City staff for their help with this project. 
 
Commission Questions.   
Commissioner Perusek – asked if public works has been involved with the discussion of sewer 
needs. Senior Planner Ruggera stated that they have been involved in discussions.  
Commissioner Perusek, also asked if water rights for the property could be used for irrigation 
of landscaping as opposed to using potable water for irrigation.  Dick Bratton responded stating 
that from a water rights perspective there was not an issue as the water rights were handed to 
the City with the annexation. 
 
Commissioner Tocke – asked how the proposed PUD is better than the existing PUD. Alex 
responded stating the development standards were more suburban without the variety in the 
existing PUD compared to the proposed. Commissioner Tocke then asked about where there 
was any space for industrial uses.  Alex answered that the Maker’s district is where light 
industrial uses are permitted. What is different about the Maker’s district is it allows for 
scalability of industrial uses.  There is no maximum size specified.  Commissioner Tocke 
expressed concern over the lack of self-storage along with reduction in parking.  Specifically, 
would this configuration place increased demand on the rest of the City and whether this is 
fair. Also related, would the reduction in off-street parking requirement push more vehicles to 
the streets? Commissioner Tocke, also asked if he understood correctly that the off-street 
parking requirement is further reduced if extra bike parking area is provided.  Alex stated that 
was correct, the idea is that if there is increased bike parking area this would encourage biking 
rather than driving.  Walkability and bike ability is being strongly emphasized within the 
standards.  Transportation concerns were expressed with whether the current bus system would 
be able to accommodate a development the size of which is being proposed.  Commissioner 
Tocke also asked if HOA fees were included in the pro-forma calculations.  Alex stated that 
HOA fees were not included in any of the pro-forma calculations.  Additionally, Commissioner 
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Tocke asked about the architectural standards, specifically referring to the siding option in the 
permitted materials list.  He was concerned about being so restrictive and if there was going to 
be any waiver process.  Example cited was there might be other high grade siding options 
developed in the future that was not on the current list.  
 
Commissioner Taylor stated that he did not have any problems with not allowing self-storage 
or with the reduction of off-street parking. 
 
Commissioner Higgins stated that he would reiterate Commissioner Taylor’s comments.  
Commissioner Higgins did state that he had a concern regarding the high density of housing 
compared to commercial uses, especially with regard to supporting government.  Government 
is largely funded by commercial uses and he did not see how the smaller scale commercial 
uses was going to support the relatively high density of housing.  Commissioner Higgins also 
expressed that he did not see how the pro-forma worked out with the design standards that are 
proposed.  Lastly, Commissioner Higgins stated that he would like to see a citywide utility 
master plan so that there was a lot less guessing about the upgrades that are going to be needed. 
 
Commissioner Iverson asked about the road classification and intersections concerning 
planned light signals.  Commissioner Iverson expressed concern over the speed limit and asked 
at what point CDOT would support a reduced speed limit.  Alex responded that they had heard 
other concerns regarding speed but that CDOT was currently not planning any speed reductions 
and they would be glad to have a partner in the City with pursuing a reduction in the speed 
limit. 
 
Chair Larson also expressed a concern regarding the reduction in off-street parking 
requirements.  He cited the VanTuyl subdivision as an example, with there being many 
vehicles parked on the streets and posing a problem with effective snow removal and the streets 
getting very narrow in the winter months. Chair Larson also asked what the projected 
development build out schedule is.  Alex stated that is a hard prediction but estimating 20-30 
years. Chair Larson also asked about whether that was any specific area reserved for schools.  
Alex responded stating the standards will allow for schools but does not specify where they 
will go or when they will be built. 
 
Continuation of public hearing. At 9:08 PM, Commissioner Tocke moved and 
Commissioner Perusek seconded to continue the public hearing to January 8, 2020 at 7:30 P.M. 
 
Roll Call Yes:  Larson, Taylor, Higgins, Iverson, Perusek and Tocke 
Roll Call No: 
Roll Call Absent: Ferchau 
Roll Call Abstain:  
 
Motion Carried 

  
V. CONSIDERATION OF THE NOVEMBER 11, 2019 MEETING MINUTES 

Commissioner Tocke moved and Commissioner Perusek seconded, to approve the November 
11, 2019 meeting minutes. 
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Roll Call Yes: Ferchau, Larson, Higgins, Iverson, Perusek, Tocke 
Roll Call No:  

      Roll Call Absent:  
      Roll Call Abstain: Taylor 
  

Motion carried 
 

  
VI. COUNCIL / PLANNING - STAFF UPDATE 

• Two new people (Diego Plata and Bo Freeburn) were sworn onto City Council and 
Mallory Logan was re-sworn in for a four-year term.  

• Final edits to the Comprehensive Plan are in progress with the expectation of being 
finalized the end of January or beginning of February. 

• There will be a joint meeting with City Council on January 8th at 5:30 PM with regular 
meeting beginning at 7:30 PM. 

• A public meeting on the Comprehensive Plan is going to be January 15th at 6 PM at 
WCU Ballroom. 

• A second meeting for Planning and Zoning Commission is going to be held on January 
16th at 7 PM to go over the Comprehensive Plan. 

• At this point, the January 22nd meeting will probably be cancelled. 
 

VII. COMMISSIONER COMMENTS   
None. 
 

VIII. ADJOURNED AT 9:21 PM BY CHAIR LARSON 
          
              
         ______________________ 

Attest:        Greg Larson, Chair 
 
 
______________________ 
Caree Musick, Planning Technician 
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