
AGENDA 
CITY OF GUNNISON 

PLANNING & ZONING COMMISSION 
Rev. 2-21-2020 

DATE:  WEDNESDAY, FEBRUARY 26, 2020 
TIME: 5:30 
PLACE: CITY HALL, COUNCIL CHAMBERS, 201 WEST VIRGINIA AVE. 

5:30 PM 
WORK SESSION 

I. WORK SESSION - GUNNISON RISING MAJOR CHANGE TO A PUD, ZA 20-1

REGULAR MEETING 
7:00 PM 

II. CALL TO ORDER

III. PLEDGE OF ALLEGIANCE TO THE FLAG

IV. UNSCHEDULED CITIZENS

7:00 PM 
V. PUBLIC HEARING AND POSSIBLE ACTION – MAJOR SUBDIVISION SKETCH PLAN

SB 20-2, SUBMITTED BY CASCADIA PARTNERS, LLC FOR A MAJOR SUBDIVISION
WITHIN GUNNISON RISING, SOUTH OF HIGHWAY 50.

7:30 PM 
VI. CONTINUATION OF PUBLIC HEARING – MAJOR CHANGE TO A PUD, ZA 20-1, TO

REVISE ZONING DESIGNATIONS AND AMEND THE GUNNISON RISING PUD
DEVELOPMENT STANDARDS

VII. CONSIDERATION OF THE FEBRUARY 12, 2020 MEETING MINUTES

VIII. COUNCIL/PLANNING – STAFF UPDATE

IX. COMMISSIONER COMMENTS

X. 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.   
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STAFF REPORT AND RECOMMENDATION 
SKETCH PLAN – CASCADIA PARTNERS, LLC 

 
TO:   Planning and Zoning Commission 
From:   Andie Ruggera, Senior Planner 
Date:  February 26, 2020 
RE:   Major Subdivision SB 20-2, Gunnison Rising – Government Campus    

 
 
CODE PROVISIONS 
The City’s Land Development Code (LDC) Section 12.3 defines the types of subdivision 
within the City.  This request is classified as a Major Subdivision, which is an application 
proposing more than eight lots or units, or which subdivides a parent parcel of four acres 
or greater.  Major subdivisions are subject to a four step process: 
 

1. review of sketch plan by Planning Commission at a public hearing; 
2. review of the preliminary plat by Planning Commission at a public hearing; 
3. review and recommendation of the final plat by Planning Commission (with no 

public hearing); and 
4. action on the final plat by City Council (with no public hearing). 

 
The public hearing scheduled for February 26, 2020 is for sketch plan.  The Planning and 
Zoning Commission may take action to approve, approve with conditions, remand the 
application for additional information, or deny the application.  Approval of sketch plan 
shall not constitute final approval of the subdivision, but rather constitutes authorization 
only to proceed with an application for preliminary plat. 
 
APPLICATION 
The applicant, Cascadia Partners, LLC, represented by Jamin Kimmell, Senior Associate, 
is requesting a Major Subdivision (sketch plan) application to subdivide out a site that is 
16.1 acres from the total parcel of approximately 166 acres.  The 16.1 acres would create 
five lots ranging in size from 2.15 to 4.38 acres.  The subdivision would create seven 
parcels in total with a large parcel to the west and a large parcel to the east of the 16.1 
acres for a government campus.   The legal description of the site A parcel of land within 
the NE1/4 of Section 1, Township 49 North, Range 1 West, New Mexico Principal 
Meridian, within Tomichi Creek Corridor Annexation, Rec No. 597050, City of 
Gunnison, Gunnison County, Colorado. 
 
The applicant has complied with application requirements for a Sketch Plan in 
accordance with Section 12.5 of the LDC.   Public notice was mailed, published, and 
posted in accordance with Section 6.7 of the LDC. 
 
The applicants’ narrative states: 

“…The site is part of the Gunnison Rising Planned Unit Development (PUD), 
which includes over 600 acres of land planned for residential, commercial, 
industrial, and mixed-use development. The campus is located with the Maker 
District zone of the Gunnison Rising PUD, which is intended for light industrial, 
office, retail, and institutional uses.  Gunnison Valley Properties (GVP) has been 
contacted by multiple agencies that are interested in locating at the campus. In 
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STAFF REPORT AND RECOMMENDATION 
SKETCH PLAN – CASCADIA PARTNERS, LLC 

 
order to facilitate development of the site, GVP is proposing to subdivide the land 
into five (5) lots and subsequently install major utilities needed to serve the site 
and prepare it for future development. No specific site developments are proposed 
at this stage. The following is an overview of the key elements of the proposed 
Sketch Plan.  
 
Lots and Blocks  
The site is a total of 16.1 acres. The proposed subdivision would create five lots 
ranging from 2.15 to 4.38 acres in size. The lots are designed to accommodate 4-5 
individual government agency facilities. The lots are generally oriented toward 
the Gateway (Collector) street that will provide primary access to the site. The 
lots are configured to align with the block layout and street network concept 
proposed under the Gunnison Rising PUD, which calls for a gridded street 
network and a primary east-west collector street to serve as a parallel route to 
Highway 50.  
 
Access and Circulation  
The site would receive primary access from a Gateway street that connects to 
Highway 50 at a new southern leg of the intersection with Ute Lane, consistent 
with the Street Network Plan for the Gunnison Rising PUD and the Highway 50 
Access Control Plan. The applicant is in the process of submitting an Access 
Permit application with CDOT to construct this new access point. The proposed 
cross-section of this Gateway street is consistent with the standards of the PUD 
and is illustrated in Appendix D… 
 
…Proposed access to individual lots is illustrated on the Conceptual Site Plan 
(Appendix C). Lot 1 would receive access from the Gateway Street. Lots 2 and 3 
would consolidate access with a shared private drive and share access easement. 
Lots 4 and 5 would also be served by a shared private access drive. The cross 
section of these proposed private access drives is illustrated in Appendix D.  
 
Pedestrian access would be provided to the site via sidewalks on the Gateway 
street, the private access drive, and an improved Tomichi Creek Trail that runs 
along the southern boundary of the site, as shown on the Conceptual Site Plan 
(Appendix C). Internal pedestrian walkways would also be provided to connect to 
all building entrances and parking areas, in compliance with the standards of the 
Gunnison Land Development Code (LDC). Bicycle access to the site would be 
provided via separated bike lanes on the Gateway street, sharrow markings on the 
access drive, and on the improved Tomichi Creek Trail… 
 
…Site Design  
The Conceptual Site Plan provides a schematic diagram of the key site design 
elements. Future developments are expected to be generally consistent with this 
plan but may vary considering that no specific developments are proposed at this 
time… 
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STAFF REPORT AND RECOMMENDATION 
SKETCH PLAN – CASCADIA PARTNERS, LLC 

 
…Utilities  
Utilities will be provided to the site as follows:  

 Sewer: A 12-18” sanitary sewer main will be extended to the site from the 
City’s existing sewer system to the east. The sewer main will run along the 
southern boundary of the site. In accordance with the Public Facilities Plan 
of the PUD, the sewer main may either connect to the City’s existing 
sewer system at San Juan Avenue or to an existing manhole at the 
Gunnison Airport. The preferred design of this sewer main is to be 
determined through future study. An 8” sewer line will run north-south 
under the private access drive between Lots 2 and 3 in order to serve Lots 
2, 3, 4, and 5. Lot 1 will connect directly to the main line.  

 Water: A 12” water main will be extended to the site from the City’s 
existing water system to the east. The water main will run along the 
alignment of the future east-west Gateway street that will serve the site. 
The water main would run along the alignment of the Gateway street to 
the intersection with the “Access A” north-south Gateway street of the 
Gunnison Rising PUD street plan. The water main would run north-south 
along the alignment of Access A, cross under Highway 50, then run east-
west to connect to the City’s existing water lines at College Avenue. 
Alternatively, should future engineering study deem it necessary, the line 
may continue north to connect to the City’s existing water tanks to the 
northeast of the Gunnison Rising PUD.  

 Stormwater: Detention and water quality will be provided on each lot and 
will be designed and sized for a 100-year storm event.  

 Irrigation: Existing irrigation ditches will be re-routed to accommodate the 
development…”  

SITE ASSESSMENT  
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STAFF REPORT AND RECOMMENDATION 
SKETCH PLAN – CASCADIA PARTNERS, LLC 

 
The proposed subdivision is located within Gunnison Rising (GR) directly south of the 
Gunnison cemetery adjacent to Highway 50.  The Government Campus Subdivision is 
proposed at the location of the existing PUD GOV (Government zone district) and within 
the proposed Maker Space zone district (Major Change application ZA 20-1). The 
existing and proposed RV Park zone district is located to the east of the site.  The site is 
currently used as hay pasture with seasonal cattle grazing. 
 
The Government Campus Subdivision is for multiple government agencies to co-locate 
their offices and facility needs.  The proposal includes three large parcels and two smaller 
parcels for the government campus.  The applicant intends to process the proposed 
subdivision concurrently with the Gunnison Rising Major Change application.   
 
The applicant is proposing five lots to be developed in conformance to zoning and 
dimensional standards of the proposed Maker Space zone district and GR PUD 
Standards.  The lots are oriented toward the Gateway Street and configured in a block 
layout as proposed in the Major Change Application.  No specific site developments are 
proposed at this time.  As lots are purchased, individual developers would be required to 
apply for site specific development plan. 
 
While the proposed subdivision is not located adjacent to the existing developed city, the 
property is located within the City limits with the annexation of 2009.  Additionally, the 
Major Change Application proposes phasing in increments with flexibility of phasing as 
opportunities arise.  Governmental agencies have been trying to locate within the City for 
several years and have contacted the City staff as well as the applicant.  Parcels large 
enough for these governmental agencies are limited within the city. 
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STAFF REPORT AND RECOMMENDATION 
SKETCH PLAN – CASCADIA PARTNERS, LLC 

 
ACCESS AND STREET CIRCULATION 
The site would be accessed off Highway 50 in line with the west entrance to Ute Lane 
(Tomichi Heights Subdivision to the north).  This access point off Highway 50 is 
consistent with the Highway 50 Access Control Plan and the proposed Major Change 
Application.  The applicant is in the process of submitting an Access Permit through 
CDOT for the access off Highway 50.  This access point travels south into the RV Park 
zone district then extends west into the proposed Government Campus through a 
Gateway (collector) Street.  The Gateway Street is proposed within the Major Change 
Application to extend east/west along all of the south GR parcels. 
 
Access to the individual lots are indicated in the Conceptual Site Plan above, with shared 
private drives for Lots 2 and 3 and Lots 4 and 5.  Pedestrian access is provided with 
sidewalks and bicycle access from separated bike lanes on the Gateway Street (see cross 
section below). 

Winter maintenance of the proposed public streets may need to be privately maintained 
through an agreement until development connectivity occurs between the proposed 
subdivision and the existing developed city. 
 
CONCEPTUAL STANDARDS AND OFF-STREET PARKING 
The conceptual plan complies with the proposed Major Change Application dimensional 
standards, highway buffer, building orientation and design, off-street parking, outdoor 
storage areas and landscaping. Estimated building gross floor area and parking 
requirements are below: 
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STAFF REPORT AND RECOMMENDATION 
SKETCH PLAN – CASCADIA PARTNERS, LLC 

 

Lot Bldg. Gross Floor 
Area (sq. ft.) 

Parking Spaces 
Required 

Site Plan 
Parking Area (sq. ft.)1 

Site Plan 
Parking Spaces2 

Lot 1 29,000 29 18,700 47 
Lot 2 31,000 31 21,250 53 
Lot 3 64,000 64 51,000 128 
Lot 4 44,000 44 26,350 66 
Lot 5 42,000 42 27,200 68 
1 Excludes snow storage area (15% of parking area) 
2 Estimated by assuming one parking space requires 400 sq. ft. of area, including circulation aisles. 

 
UTILITIES AND EASEMENTS   
Water and sewer trunk mains are proposed to be extended from the City to the site.  The 
proposed lines are sized for full build out.  The City has the capacity to service this site; 
however municipal services are not currently available to this site.  A 12 inch sewer line 
to serve the proposed subdivision would not function correctly until development and 
demand is created between the proposed subdivision and the developed city.  The same 
concerns for utilities exist for water and electric.      
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STAFF REPORT AND RECOMMENDATION 
SKETCH PLAN – CASCADIA PARTNERS, LLC 

 
Public works has identified options that would need to be established within a 
Development Agreement to serve the proposed subdivision until development demand 
creates the need for the proposed line sizes within the GR PUD Major Change 
Application.  
 
A well is recommended to temporarily service the site to accommodate the proposed uses 
including fire flow demands.  Three options for sewer should be explored by the 
applicant that include: 1) a septic system to accommodate the uses proposed; 2) a 
package sewage treatment plant; or 3) an engineered force sewer main to serve the 
subdivision until further development and demand for a larger line. 
 
Gunnison County Electric Association (GCEA) services properties east of the City 
entrance sign.  The applicant needs to pursue an Agreement with GCEA for temporary 
service until development of Gunnison Rising occurs from the existing developed City to 
the Government Campus and City electric is extended.   
 
Stormwater drainage flows in excess of historic runoff flows shall be detained on site.  A 
drainage plan will be required for the preliminary plat submittal. 
 
DEPARTMENTAL COMMENTS 
Building Official: No issue at this time. 
Fire Marshal: No issue at this time.    
Parks and Recreation Dept.: No issue at this time.   
Police Department: No issue at this time.   
Public Works Director: The City has the capacity to service this site.  However, 
municipal utility services are not currently available directly at the site.  Water, Electric 
and Sewer line extensions would be required to connect the developed site to the City’s 
existing infrastructure grid.  Any water line extension shall meet Section 12.20.050 of the 
Municipal Code.  Electric extensions shall comply with Section 12.30.050 of the 
Municipal Code.  Sewer line extension shall comply with Section 12.10.050 of the 
Municipal Code.  It is anticipated future development will occur with regard to the 
proposed Gunnison Rising PUD.  A development agreement will be executed that may 
specify specifics regarding infrastructure extension.  However, until those agreements are 
in place, it would not be feasible for the City to solely service this property with the 
proposed line sizes as indicated in the GR PUD.  A 12 inch sewer line to serve the 
proposed subdivision would not function correctly until development and demand is 
created between the proposed subdivision and the developed city.  The same concerns for 
utilities exist for water and electric.  Please see comments from the Engineer and 
Water/Sewer and Electric Superintendents. Until such time these agreements are in place 
and utility extensions have occurred, it is recommended private water and sewer services 
be allowed to accommodate site requirements.  It is recommended GCEA provide 
temporary power until such time utility extensions have occurred.  It is recommended that 
an agreement for private winter maintenance of the proposed streets is in place until street 
connectivity and infill has occurred between the existing developed city and the 
subdivision. 
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STAFF REPORT AND RECOMMENDATION 
SKETCH PLAN – CASCADIA PARTNERS, LLC 

 
City Engineer: Placement of the utility line sizes proposed for the entire GR PUD for the 
proposed 16 acre subdivision prior to infill and development closer to the City will create 
issues to the system.  Please see comments from the Water/Sewer and Electric 
Superintendents.  
 
Water/Sewer Superintendent: A well to accommodate the proposed subdivision including 
fire flows will be needed until development occurs between the existing developed city 
and the proposed subdivision and City water mains are extended.  Three options for 
sewer should analyzed by the developer unit above development occurs: 1) a septic 
system to accommodate the uses proposed; 2) a package sewage treatment plant; or 3) an 
engineered force sewer main to serve the subdivision until further development and 
demand for a larger line. 
 
Electric Superintendent:  Gunnison County Electric Association (GCEA) services 
properties east of the City entrance sign.  The applicant needs to pursue an Agreement 
with GCEA for temporary service until development of Gunnison Rising occurs from the 
existing developed City to the Government Campus and City electric is extended. 
 
REVIEW STANDARDS 
The LDC Section 12.8 contains eight specific standards that are used by the Planning and 
Zoning Commission and City Council to consider for all subdivision applications.  Based 
on the LDC Section 6.8, an application that fails to comply with any applicable review 

standard shall be denied.    

  
A. Master Plan.  The proposed subdivision shall carry out the purpose and spirit of the 

Master Plan and conform to all of the Plan’s applicable intent statements, specific 
directions and recommended actions.  It shall be designed to be compatible with 
surrounding land uses, to protect neighbors from undesirable noise, glare and 
shadows and shall not cause adverse effects on their privacy, solar access and views.   
The following excerpts from the Master Plan are applicable to this subdivision. 
Possible Conflict.  
Chapter 2, Community Character, Policy 3: New developments along the City’s 
edges will improve the entrances and complement the City’s community character 
and sense of place. 
Chapter 5, Land Use and Growth, Goal: Growth and development will preserve and 
enhance the quality of life which makes Gunnison unique and attractive.  Edges of the 
community remain clearly defined.  New developments will demonstrate high-quality 
urban design while protecting the rural landscapes surrounding the City.  Sprawl will 
be avoided through effective infill and compact growth. 
Chapter 7, Economics, Goal: A diversified local economy will support the economic 
and employment needs of residents and account for social character, land use patterns 
and global economic and global energy concerns. 
Chapter 7, Economics, Policy 4: Assure attractive and financially strong commercial 
zone districts. 
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The site location and uses are proposed in the GR PUD Major Change Application 
and the conceptual site plan complies with the design standards of the Maker Space 
Zone and design standards proposed within the PUD Standards. 
 
While the proposed subdivision is not located adjacent to the existing developed city, 
the property is located within the City limits with the annexation of 2009.  
Additionally, the Major Change Application proposes phasing in increments with 
flexibility of phasing as opportunities arise.  Governmental agencies have been trying 
to locate within the City for several years and have contacted the City staff as well as 
the applicant.  Parcels large enough for these governmental agencies are limited 
within the city. 

 
B. Zone District Standards. The proposed subdivision shall comply with the use and 

dimensional standards of the underlying zone district and shall provide off-street 
parking as required for the use.   
No Conflict. The subdivision is located within the existing PUD GOV zone district 
and the proposed Maker Space zone district.  The Government Campus is an allowed 
use in the existing PUD as well and the proposed application.  Off-street parking is 
proposed at one space per 1000 square feet of floor area.  

 
C. Improvements. The proposed subdivision shall be provided with improvements 

which comply with Section 4 and 5.   
Possible Conflict.  The City has the capacity to service this site; however municipal 
services are not currently available to the site.  The proposed water and sewer main 
line sizing is based on full development of GR and would function properly with only 
the Government Campus being served.  Alternatives for water, sewer and electric are 
needed temporarily until development and infill occurs from the existing developed 
city to the proposed subdivision.  Agreements would also need to be in place for the 
temporary short-term access to utilities. 
 
A specific development is not being proposed at this time.  A Subdivision 
Improvements Agreement will have to be executed at final plat to ensure all 
improvements will be installed based on City standards if utility connections are 
made prior to a specific development.   
 

1. Streets.  Existing and proposed streets shall be suitable and adequate to carry 
anticipated traffic within and in the vicinity of the proposed subdivision.   
Possible Conflict:  The proposed Major Change Application – Street Network 
Plan identifies an east/west collector street that would connect into the 
proposed subdivision off Highway 50.  The access off Highway 50 is located 
in compliance with the Highway 50 Access Control Plan.  Private winter 
maintenance of the public streets may be required until connectivity and infill 
has occurred from the existing developed City to the subdivision.  An 
agreement for maintenance would be required. 
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2. Utilities.  Existing and proposed utility services shall be suitable and adequate 

to meet the needs of the proposed subdivision.  As a condition of obtaining 
water service, any water rights which run with the property shall be dedicated 
to the City.   
Possible Conflict.  See comments above. 
 

3. Landscaping.  Landscaping, buffering and screening as required by Section 
4.6 shall be achievable given the underlying lot widths and rights-of-way 
dimensions. 
No Conflict: Landscaping and buffering requirements will be required as 
development occurs per the GR PUD Standards and applicable LDC 
Standards.  The site provides ample space to meet these requirements. 
 

4. Phases.  If the subdivision is to be developed in phases, each phase shall 
contain the required parking spaces, landscape areas, utilities, and streets that 
are necessary for creating and sustaining a stable environment.   
No Conflict.  Each phase will be required to go through a site development 
approval process that will require compliance to the GR PUD Standards and 
applicable LDC Standards. 

 
D. Natural Features.  The layout of lots and blocks shall provide desirable settings for 

structures by making use of natural contours and maintaining existing views, 
affording privacy for residents and protecting them from adverse noise and vehicular 
traffic.  The system of roadways and the lot layout shall be designed to take 
advantage of visual qualities of the areas.  Natural features and native vegetation shall 
be preserved whenever possible.   
No Conflict.  “The key natural features of the site are the Tomichi Creek State 
Wildlife Area to the south and views of Tenderfoot Mountain and other hills further 
south. The site itself is relatively flat and native vegetation has been largely been 
replaced by an agricultural field. The site plan takes advantage of views of the 
Tomichi Creek area and hillsides to the south by orienting the two private access 
drives along a north-south corridor and setting the buildings back away from this 
corridor. Additional, pedestrian plazas and private landscaped open space along the 
Tomichi Creek Trail would afford views to the south. The private open space also 
functions as a transition to the natural wetland areas surrounding Tomichi Creek. 
Lastly, the landscaped and bermed buffer along the highway frontage would help to 
screen views of the parking and outdoor service areas from the highway.” 

  
E. Floodplains.  Tracts of land or portions thereof lying within the one hundred year 

floodplain may only be subdivided for open space until the subdivider has shown that 
compliance with the requirements of the City’s floodplain regulations can be met.   

 No Conflict.  A very small portion of the proposed Lot 3 is within the 100-year 
floodplain.  The conceptual site plan, that includes a trail through this section, 
complies with the Standards.  
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F. Future Streets.  When a tract is subdivided into lot(s) or parcel(s) which are intended 

for future re-subdivision, such lot(s) or parcel(s) shall be so arranged so as to permit 
the logical location and opening of future streets and appropriate re-subdivision, with 
provision for adequate utility easements and connectors for such re-subdivision.   
No Conflict.  Future street extensions are indicated on the conceptual site plan as 
well as the GR PUD Major Change Application that includes an east/west collector 
street.   

 
G. Common Recreation Facilities.  Where a development is proposed to contain 

common recreation facilities, such facilities shall be so located within the 
development so as to be easily accessible to the residents and to least interfere with 
neighboring developments.   
No Conflict.  Private open space is proposed on the south portion of the subdivision 
site for the proposed Tomichi Creek Trail.  The open space will be accessed by 
internal pedestrian walkways.  The Tomichi Creek State Wildlife area is to the south 
of GR and the proposed subdivision. 

 
H. Lots and Blocks 

1. Pattern.  The size, shape and orientation of lots shall be appropriate to the 
design and location of the proposed subdivision and to the type of 
development contemplated.  Where appropriate, lots shall be laid out to 
respect the existing City pattern.  Blocks generally shall not be less than 300’ 
nor more than 1,200’ in length.   
No Conflict.  The proposed lots are configured to align with the block layout 
and street pattern proposed within the GR PUD Major Change Application.  
The subdivision proposes an east/west collector street along with private 
drives that creates a block that is approximately 857 feet in length. 

 

2. Frontage.  Residential lots should front only on local streets; however, when 
necessary, lots designated to face a collector street shall provide adequate 
means for automobile turnaround within the lot. 
Not Applicable.   

 

3. Right Angles.  Side lot lines shall be approximately at right angle or radial to 
street lines.   
No Conflict.  Lot lines are appropriately angled. 

 

4.  Double Frontage Lots.  Double frontage lots are prohibited, except where 
they are necessary to provide for the separation of residential development 
from collector or arterial streets or to overcome specific limitations of the 
topography or orientation.   A planting and screening easement of at least 10” 
shall be provided along the portion of the lot which abuts such a Collector or 
Arterial street.  There shall be no right of access across a planting and 
screening easement.  The screening easement shall be maintained by the 
property owner.  
Not Applicable.   
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5  T Intersections.  The building area of lots shall not face directly into the 
oncoming traffic of an intersecting street of a “T” intersection.  
No Conflict.  “The only “T” intersection proposed is at the private access 
drive of Lot 1 and the Gateway street. As shown on the Conceptual Site Plan, 
no building is proposed directly facing this intersection across the Gateway 
street on Lot 4.” 

 

6.   Solar Energy.  For the purposes of protecting and enhancing the potential for 
utilizing solar energy in the proposed subdivision,  detached single family lots 
are encouraged to be laid out in such a manner that the houses will be oriented 
so that their long axis will run east/west and so that the houses will not block 
the solar access of adjacent houses.   
Not Applicable. 

 
ACTION 
During the Planning and Zoning Commission meeting of February 26, 2020 
Commissioner _______________ moved, Commissioner ______________seconded and 
the Planning and Zoning Commission voted to approve the Major Subdivision, Sketch 
Plan, SB 20-2, Gunnison Rising – Government Campus with 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; all comments entered 
into the Public Hearing record; and provisions of the City of Gunnison Land 

Development Code and the City of Gunnison Master Plan. 
 

2. The Planning and Zoning Commission finds that this application is for a Major 
Subdivision to subdivide out a site that is 16.1 acres from the total parcel of 
approximately 166 acres.  The Commission further finds that the 16.1 acres would 
create five lots ranging in size from 2.15 to 4.38 acres. 

  
3. The Planning and Zoning Commission finds that the property is located in the 

existing PUD GOV zone district and the proposed Major Change Application, 
Maker Space zone district and that the applicant intends to follow the proposed 
PUD Standards of the Maker Space zone district. 

 
4. The Planning and Zoning Commission finds that all lots are required to be served 

by utilities and proper utility line sizes, and that appropriate easements for utilities 
and access will have to be established at Preliminary and Final subdivision 
review. 
 

5. The Planning and Zoning Commission finds that an extension agreement for 
utility service lines and possibly maintenance agreements for streets will need to 
be addressed at Preliminary and Final subdivision review. 
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6. The Planning and Zoning Commission finds that the applicant proposes access off 
Highway 50 in compliance with the Highway 50 Access Control Plan and the 
applicant is in the process of submitting an Access Permit application through 
CDOT. 
 

7. The Planning and Zoning Commission finds that a Gateway (collector) Street is 
proposed east/west through the subdivision and is configured according to the 
proposed GR PUD Major Change Application.    

 
8. The Planning and Zoning Commission finds that a specific development on the 

five lots within the Government Campus is not proposed at this time.  The 
Commission further finds that a site development application would be required at 
the time of development. 

 
9. The Planning and Zoning Commission finds that the eight review standards for 

subdivisions have been or will be met based on the following Conditions: 
 

Conditions 
1. The Preliminary Plat application shall comply with all provisions of the City’s 

Land Development Code. 
 
2. Preliminary Plat submittal shall include plan details that address appropriate 

utility line sizes and facility types for the proposed use. 
 
3. Preliminary Plat submittal shall include a draft agreement with GCEA for 

temporary electrical service until municipal electrical service is extended to the 
subdivision area.  

 
4. Preliminary Plat submittal shall include a draft maintenance agreement for winter 

maintenance of the public streets until development infill and connectivity of 
streets are completed from the existing developed city and the subdivision. 
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1/2014 

Application Fact Sheet  City of Gunnison 
City of Gunnison Land Development Code P.O. Box 239 
Minimum Application Contents  Gunnison, CO 81230 
In accordance with §6.5 C. (970)641-8090

Applicant Name(s):  

Phone #: _____________  Fax #:  _____________ E-Mail: ____________________________ 

Mailing Address:______________________________________________________________ 

City:_________________________State: _____________________Zip:_________________ 

Legal Description 

Site Address of Property:_______________________________  Zoning _________________ 
Block:_________________Lot(s):_________________Addition:_________________ 

Disclosure of Ownership- Please provide one of the following: 

   Assessor Parcel Info           Mortgage              Deed        Judgments  

   Liens                          Contract           Easement Agreement       Other Agreements 

Summary of Request: 

Attachments:       Vicinity Map (8.5"X11")   Description of Proposal  

  Names, Addresses and Map of  Adjoining Property Owners (From Assessor’s Office)     

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

    Site Plan (11"x17") to scale, includes dimensions and location of all structures, parking spaces and access, snow 
storage, landscaping, live cover, utility lines, road/street names, land uses of adjacent properties, setbacks.  Include a 
table for all dimensional requirements based on §2.6.  (See attached sample) 

YOU ARE REQUIRED TO SUBMIT FOUR (4) COMPLETE COPIES OF YOUR APPLICATION 

Signature(s)   
__________________________________________________________   Date ____________ 
__________________________________________________________   Date ____________ 

For Office Use Only 
  Conditional Use         Variance     Zoning Amendment  
  Major Subdivision         Minor Subdivision     Subdivision Exemption 
  Mobile Home/RV Park         PUD    Vacation     
  Consolidated Application 
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AUTHORIZATION OF AGENT 
 
 
I/We, the undersigned owner(s) of the following described real property located in the 
City of Gunnison, Colorado, hereby authorize the following individual(s): 
 
  
Name                                          Address          Phone 
 
to act in my/our behalf concerning the application for action under the Land Development 
Code of the City of Gunnison.   
 
Legal description and street address of the property for which application is being made: 
  
  
 
Type/s of permit applied for: 
 
1) _________________________ 3)___________________________ 
 
2) _________________________ 4)___________________________ 
 
FIRST OWNER OF RECORD: 
 
_______________________________   
Printed Name of Property Owner   
  
_______________________________  ___________________ 
Signature of Property Owner   Date 
 
 
SECOND OWNER OF RECORD: 
 
_______________________________   
Printed Name of Property Owner   
  
_______________________________  ___________________ 
Signature of Property Owner   Date 

rev 12/08 
approved by City Attorney 
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Gunnison County, CO

Account
Number

R011049

Parcel
Number

3789-000-00-070

Account Type Mixed Use
Economic
Area

Econ Area 1

Tax District 101
Mill Levy 59.656
Property
Location

, GUNNISON

Neighborhood ECON 1 COMMERCIAL
LAND STUDY

LEA ECON 1 MEADOW
(12070)

Subdivision N/A
Condo N/A
Legal
Description

TRACT IN PART OF
NW4NE4. PART OF
N2NW4. SEC 5, PART
OF N2NE4. PART OF
NW4NW4NE4.PART OF
LOTS 3 & 4. SEC 6
49N1E TOTAL 166.43
AC #611266

Parcel Notes STATEMENT OF
AUTHORITY #594933
RECORDED NOV 2
2009 GUNNISON
VALLEY PARTNERS LLC
TOTAL PARCEL = 166.43
AC

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

Summary

Owner

Owner 
GUNNISON VALLEY PROPERTIES LLCC/O BYRON
CHRISMAN 
864 W SOUTH BOULDER RD
LOUISVILLE, CO 80027-

Business Name
I BAR
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2019

+ Land Actual Value $59,450

+ Building Actual Value $25,610

= Total Actual Value $85,060

 

+ Land Assessed Value $17,240

+ Building Assessed Value $7,430

= Total Assessed Value $24,670

Year Actual Value Assessed Value Mill Levy Ad Valorem Taxes

2018 $212,300 $61,570 59.656 $3,673.02

2017 $212,300 $61,570 60.356 $3,716.11

2016 $131,130 $38,040 60.140 $2,287.71

2015 $131,130 $38,040 59.453 $2,261.56

2014 $154,540 $44,820 60.721 $2,721.53

2013 $154,540 $44,820 54.314 $2,434.35

2012 $166,410 $48,260 48.665 $2,348.53

2011 $166,410 $48,260 48.856 $2,357.79

2010 $289,780 $84,050 41.575 $3,494.38

2009 $289,780 $84,050 40.414 $3,408.96

2008 $372,680 $108,090 42.029 $4,553.88

2007 $372,680 $108,090 36.828 $3,992.80

2006 $316,120 $91,670 44.434 $4,085.08

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

Current Assessment Information

Prior Year Assessment Information
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Land Description Land Type Acres
Site

Access Electricty Sewer Water
Other

Attributes

MEADOW HAY
LAND-
AGRICULTURAL

Agricultural 12.81 YEAR
ROUND

INSTALLED ISDS SEPTIC
SYSTEM

INSTALLED

WELL
INSTALLED

LAND
TYPE

PRIMARY
-

MEADOW

GRAZING LAND-
AGRICULTURAL

Agricultural 7.66 YEAR
ROUND

INSTALLED ISDS SEPTIC
SYSTEM

INSTALLED

WELL
INSTALLED

LAND
TYPE

PRIMARY
-

MEADOW

OTHER LAND-
AGRICULTURAL

Agricultural 2.72 YEAR
ROUND

INSTALLED ISDS SEPTIC
SYSTEM

INSTALLED

WELL
INSTALLED

LAND
TYPE

PRIMARY
-

MEADOW

MEADOW HAY
LAND-
AGRICULTURAL

Agricultural 35.62 YEAR
ROUND

INSTALLED ISDS SEPTIC
SYSTEM

INSTALLED

WELL
INSTALLED

LAND
TYPE

PRIMARY
-

MEADOW

MEADOW HAY
LAND-
AGRICULTURAL

Agricultural 25.62 YEAR
ROUND

INSTALLED ISDS SEPTIC
SYSTEM

INSTALLED

WELL
INSTALLED

LAND
TYPE

PRIMARY
-

MEADOW

SPEC.PURPOSE-
LAND

Commercial 2.95 YEAR
ROUND

INSTALLED ISDS SEPTIC
SYSTEM

INSTALLED

WELL
INSTALLED

LAND
TYPE

PRIMARY
-

MEADOW

MEADOW HAY
LAND-
AGRICULTURAL

Agricultural 18.50 YEAR
ROUND

INSTALLED ISDS SEPTIC
SYSTEM

INSTALLED

WELL
INSTALLED

LAND
TYPE

PRIMARY
-

MEADOW

MEADOW HAY
LAND-
AGRICULTURAL

Agricultural 42.70 YEAR
ROUND

INSTALLED ISDS SEPTIC
SYSTEM

INSTALLED

WELL
INSTALLED

LAND
TYPE

PRIMARY
-

MEADOW

GRAZING LAND-
AGRICULTURAL

Agricultural 17.85 YEAR
ROUND

INSTALLED ISDS SEPTIC
SYSTEM

INSTALLED

WELL
INSTALLED

LAND
TYPE

PRIMARY
-

MEADOW

Land
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Sale Date
Sale 

Amount
Adjusted 

Sales Price Grantor Grantee

Vacant or
Improved

(at time
of sale)

Reception
# Deed Type

7/27/2005 $5,350,000 $5,350,000 GARFIELD
PARTNERSHIP

GUNNISON
VALLEY

PARTNERS
LLC

Improved 556289 WARRANTY
DEED - FEE

6/1/2003 $3,000,000 $3,000,000 GARFIELD
INVESTMENTS

INC

GARFIELD
PARTNERSHIP

Vacant 556285 WARRANTY
DEED - FEE

2/16/1993 $341,500 $341,500 Unknown Unknown Vacant   WARRANTY
DEED - FEE

Sales and Conveyance

Buildings

Building Number 1
Building Description RESORT
Occupancy Type Bath Houses
Original Year Built
Effective Year Built 1994
Percent Complete 100
Quality of Construction Fair
Exterior Condition Average
Interior Condition
Bedrooms 0
Bathrooms 0
Stories 1

Roof
Exterior
Foundation Slab
Windows
Primary Heating System
Domestic Hot Water
Landscaping
Above-grade Living Area 954 sqft
Finished Basement
Un�nished Basement
Garage

Building Number 2
Building Description RESORT
Occupancy Type Shed Of�ce Structure
Original Year Built
Effective Year Built 1900
Percent Complete 100
Quality of Construction Low
Exterior Condition Average
Interior Condition
Bedrooms 0
Bathrooms 0
Stories 1

Roof
Exterior
Foundation Treated Wood
Windows
Primary Heating System
Domestic Hot Water
Landscaping
Above-grade Living Area 176 sqft
Finished Basement
Un�nished Basement
Garage

Building Number 3
Building Description RESORT
Occupancy Type Pavilions
Original Year Built
Effective Year Built 1994
Percent Complete 100
Quality of Construction Low
Exterior Condition Average

Roof
Exterior
Foundation Slab
Windows
Primary Heating System
Domestic Hot Water
Landscaping
Above-grade Living Area 7,500 sqft
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Download

Recent Sales in Area

Interior Condition
Bedrooms 0
Bathrooms 0
Stories 1

Finished Basement
Un�nished Basement
Garage

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:

Additional mailing label options:

Skip labels: 

0

All Owners

Show parcel id on label

Recent Sales In Area

Photos
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Sketches
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Version 2.3.29

The Gunnison County Assessor's Of�ce makes every effort to produce the most accurate
information possible. No warranties, expressed or implied, are provided for the data
herein, its use or interpretation. All assessment information is subject to change before the
next certi�ed tax roll.
User Privacy Policy 
GDPR Privacy Notice

Last Data Upload: 12/17/2019, 3:05:54 AM

Developed
by
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Gunnison Rising Government Campus ‐ Names and Addresses of Adjoining Property Owners
Owner Name Assessor Site Address Location Business Name Owner Mail Address Mail City Mail State Mail ZipCode Assessor Acres

BOARD OF COUNTY COMMISSIONERS 200 E VIRGINIA AVE STE 104 GUNNISON CO 812302248 12.62

BOARD OF COUNTY COMMISSIONERS 200 E VIRGINIA AVE STE 104 GUNNISON CO 812302248 30

BOARD OF COUNTY COMMISSIONERS 200 E VIRGINIA AVE STE 104 GUNNISON CO 812302248 4.31

BRATTON DONNA R 42246 US HIGHWAY 50 GUNNISON PO BOX 856 GUNNISON CO 812300856 17.3

BRIGHTON HOSPITALITY GROUP LLC 41883 US HIGHWAY 50 GUNNISON INN AT TOMICHI VILLAGE 1019 9TH ST GREELEY CO 806311106 9.3

BRIGHTON HOSPITALITY GROUP LLC US HIGHWAY 50 GUNNISON 1019 9TH ST GREELEY CO 806311106 0

BRIGHTON HOSPITALITY GROUP LLC 41883 US HIGHWAY 50 GUNNISON 1019 9TH ST GREELEY CO 806311106 0

DIVISION OF WILDLIFE 6060 BROADWAY DENVER CO 802161029 195.4

DIVISION OF WILDLIFE 6060 BROADWAY DENVER CO 802161029 14.43

DIVISION OF WILDLIFE 6060 BROADWAY DENVER CO 802161029 248.88

GUNNISON CEMETERY DISTRICT #1 41001 US HIGHWAY 50 GUNNISON GUNNISON CEMETERY PO BOX 7079 GUNNISON CO 812307079 0

GUNNISON VALLEY PROPERTIES LLC 864 W SOUTH BOULDER RD LOUISVILLE CO 800272410 10.4

GUNNISON VALLEY PROPERTIES LLC 864 W SOUTH BOULDER RD LOUISVILLE CO 800272410 16.54

GUNNISON VALLEY PROPERTIES LLC GUNNISON 864 W SOUTH BOULDER RD LOUISVILLE CO 800272410 388.52

GUNNISON VALLEY PROPERTIES LLC 864 W SOUTH BOULDER RD LOUISVILLE CO 800272410 40.19
HUFFER ROBERT A AND HUFFER GWENETH C REVOCABLE 
TRUST 77 UTE LN GUNNISON SEVENTH DAY ADVENTIST CHURCH 711 N MAIN ST GUNNISON CO 812302411 3.1

KANIA ALICJA 3453 RANCH DR PRESCOTT AZ 863036747 6.65

KANIA JAN 3453 RANCH DR PRESCOTT AZ 863036747 6.65

KANIA JANUSZ 3453 RANCH DR PRESCOTT AZ 863036747 6.65

KANIA ZOFIA 3453 RANCH DR PRESCOTT AZ 863036747 6.65

KWIATKOSKI RALPH PO BOX 1306 GUNNISON CO 812301306 6.9

LOCRETO HONORIO 41965 US HIGHWAY 50 GUNNISON 41965 US HIGHWAY 50 GUNNISON CO 812309504 0

RALPHS STANDARD INC 41965 US HIGHWAY 50 GUNNISON TOMICHI TIRE & TOWING SERVICE PO BOX 1306 GUNNISON CO 812301306 1.47

SERRANO GLORIA 41965 US HIGHWAY 50 GUNNISON 41965 US HIGHWAY 50 GUNNISON CO 812309504 0

SZAFLARSKI MARGIE PO BOX 763 GUNNISON CO 812300763 6.65

SZAFLARSKI STANLEY PO BOX 763 GUNNISON CO 812300763 6.65

VARRA PASQUALE COLLEGE AVE GUNNISON 8120 GAGE ST FREDERICK CO 805169439 5.2

WESTERN STATE COLORADO UNIVERSITY FOUNDATION COLLEGE AVE GUNNISON PO BOX 1264 GUNNISON CO 812301264 6.88
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Written Statement 
Government Campus - Subdivision Sketch Plan 

January 2020 

Prepared for the City of Gunnison 

By Gunnison Valley Properties and Cascadia Partners, LLC 
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Gunnison Rising PUD Development Standards List of Appendices 

January 2020 2 

List of Appendices 

Appendix A: Site Vicinity Map 

Appendix B: Existing Conditions Map  

Appendix C: Conceptual Site Plan 

Appendix D: Street Cross-Sections 

Appendix E: Utility and Facility Plan 
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Gunnison Rising Government Campus Sketch Plan 1 Project Overview 

January 2020 3 

1. Project Overview 

The purpose of this document is to serve as the written statement for the Subdivision Sketch Plan 

application for the Gunnison Rising Government Campus. The statement provides an overview of the 

proposed subdivision in Section 1 and addresses all applicable approval criteria in Section 2.  

Overview of Proposal 

The Gunnison Rising Government Campus is envisioned as a site for multiple government agencies to 

co-locate offices and facilities in order to achieve efficiencies in service delivery, inter-agency 

coordination, and space/facility needs. The site is located near the eastern boundary of the City of 

Gunnison, south of Highway 50, across from the Gunnison Cemetery.  

The site is part of the Gunnison Rising Planned Unit Development (PUD), which includes over 600 acres 

of land planned for residential, commercial, industrial, and mixed-use development. The campus is 

located with the Maker District zone of the Gunnison Rising PUD, which is intended for light industrial, 

office, retail, and institutional uses.  

Gunnison Valley Properties (GVP) has been contacted by multiple agencies that are interested in 

locating at the campus. In order to facilitate development of the site, GVP is proposing to subdivide the 

land into five (5) lots and subsequently install major utilities needed to serve the site and prepare it for 

future development. No specific site developments are proposed at this stage. The following is an 

overview of the key elements of the proposed Sketch Plan. 

Lots and Blocks 

The site is a total of 16.1 acres. The proposed subdivision would create five lots ranging from 2.15 to 

4.38 acres in size. The lots are designed to accommodate 4-5 individual government agency facilities. 

The lots are generally oriented toward the Gateway (Collector) street that will provide primary access to 

the site. The lots are configured to align with the block layout and street network concept proposed 

under the Gunnison Rising PUD, which calls for a gridded street network and a primary east-west 

collector street to serve as a parallel route to Highway 50.  

Access and Circulation 

The site would receive primary access from a Gateway street that connects to Highway 50 at a new 

southern leg of the intersection with Ute Lane, consistent with the Street Network Plan for the Gunnison 

Rising PUD and the Highway 50 Access Control Plan. The applicant is in the process of submitting an 

Access Permit application with CDOT to construct this new access point. The proposed cross-section of 

this Gateway street is consistent with the standards of the PUD and is illustrated in Appendix D. 
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The Gateway street would also provide access to a future RV/camping resort to be located east of the 

Government Campus and to future development in the Maker District and Event Center District to the 

west of the Government Campus site. Potential future street extensions which are consistent with the 

Street Network Plan for the Gunnison Rising PUD are illustrated on the Conceptual Site Plan. 

Proposed access to individual lots is illustrated on the Conceptual Site Plan (Appendix C). Lot 1 would 

receive access from the Gateway Street. Lots 2 and 3 would consolidate access with a shared private 

drive and share access easement. Lots 4 and 5 would also be served by a shared private access drive. 

The cross section of these proposed private access drives is illustrated in Appendix D. 

Pedestrian access would be provided to the site via sidewalks on the Gateway street, the private access 

drive, and an improved Tomichi Creek Trail that runs along the southern boundary of the site, as shown 

on the Conceptual Site Plan (Appendix C). Internal pedestrian walkways would also be provided to 

connect to all building entrances and parking areas, in compliance with the standards of the Gunnison 

Land Development Code (LDC). Bicycle access to the site would be provided via separated bike lanes on 

the Gateway street, sharrow markings on the access drive, and on the improved Tomichi Creek Trail. 

Site Design 

The Conceptual Site Plan provides a schematic diagram of the key site design elements. Future 

developments are expected to be generally consistent with this plan but may vary considering that no 

specific developments are proposed at this time. The key elements of the site design are as follows: 

• Highway Buffer. A 50’ wide landscaped and bermed buffer will be constructed along Highway 50 

on the northern boundary of the site. The purpose of the buffer is to provide an attractive 

gateway into the City of Gunnison and screen views of parking and work yard areas on the site. 

In accordance with the Gunnison Rising PUD Development Standards (“PUD Standards”), the 

buffer will be planted with trees, shrubs, and include a 4-foot high berm. 

• Building Orientation and Design. In accordance with the PUD design standards for non-

residential buildings in the Maker District, buildings will be oriented toward the street to create 

an interesting and comfortable pedestrian experience from the street. A building will be placed 

within 5 feet of the front lot line for at least 50% of the width of each lot. Buildings will be 

required to have a minimum window area along the street and meet other design standards 

intended to create a pedestrian-friendly environment. 

• Off-Street Parking. Parking areas will be placed to the side and rear of buildings. Parking areas 

will be sized accordingly to meet the off-street parking requirements of the PUD. Parking areas 

will be landscaped in accordance with Section 4 of the LDC. 

• Outdoor storage and work yards. Outdoor and work yard areas are an anticipated need of the 

government agencies that desire to locate on the campus. These areas will be placed behind or 

to the side of buildings and screened from view from the street and parking areas in accordance 

with Section 4 of the LDC. 

• Landscaping. In accordance with the PUD standards, all areas not otherwise developed with 

buildings, accessory structures, vehicle circulation areas, pedestrian plazas or patios, or parking 

areas will be landscaped. 
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• Open Space. A private open space area is proposed along the southern edge of the site to 

provide a recreational area for employees and visitors of the campus. The open space faces out 

to the Tomichi Creek State Wildlife Area and would offer views of Tenderfoot Mountain and the 

hills south of Gunnison. At a minimum, the open space would be improved with landscaping, 

picnic area(s), and seating. The Tomichi Creek Trail would run through this open space within a 

public access easement.  

Utilities 

Utilities will be provided to the site as follows: 

• Sewer: A 12-18” sanitary sewer main will be extended to the site from the City’s existing sewer 

system to the east. The sewer main will run along the southern boundary of the site. In 

accordance with the Public Facilities Plan of the PUD, the sewer main may either connect to the 

City’s existing sewer system at San Juan Avenue or to an existing manhole at the Gunnison 

Airport. The preferred design of this sewer main is to be determined through future study. An 8” 

sewer line will run north-south under the private access drive between Lots 2 and 3 in order to 

serve Lots 2, 3, 4, and 5. Lot 1 will connect directly to the main line. 

• Water: A 12” water main will be extended to the site from the City’s existing water system to 

the east. The water main will run along the alignment of the future east-west Gateway street 

that will serve the site. The water main would run along the alignment of the Gateway street to 

the intersection with the “Access A” north-south Gateway street of the Gunnison Rising PUD 

street plan. The water main would run north-south along the alignment of Access A, cross under 

Highway 50, then run east-west to connect to the City’s existing water lines at College Avenue. 

Alternatively, should future engineering study deem it necessary, the line may continue north to 

connect to the City’s existing water tanks to the northeast of the Gunnison Rising PUD.  

• Stormwater: Detention and water quality will be provided on each lot and will be designed and 

sized for a 100-year storm event.  

• Irrigation: Existing irrigation ditches will be re-routed to accommodate the development. 

Contents of Submittal 

The Major Change application includes the following submittals in response to LDC requirements: 

• Application Form 

• Written Statement (this document) 

• Supporting Appendices (as listed in the preceding section) 

 

The remainder of this written statement provides responses all applicable standards and approval 

criteria of Section 12 of the LDC. 
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2. Responses to Approval Criteria 

This section of the statement addresses all code standards and approval criteria that apply to the Sketch 

Plan application. The section includes the relevant code provision (in italics) followed by written 

response from the applicant (see RESPONSE).  

12.5 SKETCH PLAN REVIEW 

A. Application Contents. An application for Sketch Plan approval shall contain the following 
information: 
 

1. Minimum Contents. The minimum contents for all applications specified in §6.5 C, 
Minimum Application Contents, as well as the submittal data included herein. 
 
RESPONSE: The minimum contents required by Section 6.5.C are included with the 
application form and the associated attachments to the form. 
 

2. Conceptual Site Plan. A graphic conceptual site plan or plans of the proposed 
development shall be prepared at a map scale large enough for effective public 
presentations, but generally no less than one inch equals 200 feet. An applicant may 
provide several alternative plans to show how the preferred alternative was arrived at 
and address how the features of the land and goals of the Master Plan were taken into 
consideration. Topography shall be depicted using five-foot contour intervals except for 
sites with grades less than 4 percent where maximum two-foot contours will be 
provided. Graphics shall be used to accurately represent the key aspects of the 
proposal, without misleading exaggeration of scale or emphasis. The site plan shall 
include the following, as applicable: 

 

a. Topographic Features. Significant topographic features including natural and 
artificial drainage ways, ditches, bodies of water, approximate 100-year 
floodplain, wetlands, vegetative cover, soil types and prominent geologic 
features. 
 
RESPONSE: The Existing Conditions Map (Appendix B) includes all significant 
topographic and natural features in the vicinity of the site, including 
topographic contours (2-foot interval), existing irrigation ditches, the 100-year 
flood plain, and mapped wetlands.  
 

b. Development Scheme. Schematic representation of the proposed development 
including general lot location and size, type and density of housing units, total 
number of square feet of proposed nonresidential space by type and general 
location, parks, recreation and open space areas, off-street parking areas, and 
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proposed landscaping. 
 
RESPONSE: The Conceptual Site Plan (Appendix C) provides a schematic 
representation of a preliminary development plan for the site. The plan 
illustrates lot dimensions and area; building footprints and estimated size; 
locations of parking, storage areas/work yards, and landscaped areas. This 
development plan is conceptual in nature and is subject to change as 
individual developers acquire lots and propose specific development plans.  
 

c. Utility and Facility Plans. Conceptual plans to address water supply, sewage 
disposal, stormwater facilities, solid waste collection, fire protection, irrigation 
ditch system, and proposed school and other public facility sites. 
 
RESPONSE: The Utility and Facility Plan (Appendix E) illustrates a conceptual 
plan to provide water and sewer services to the site. More information on 
utility provisions is outlined in Section 1 of this written statement. 
 

d. Circulation Plan. The proposed internal road and pedestrian access scheme 
and the surrounding road system (existing and future) which provides access to 
the site. Typical geometric cross-sections shall be shown and proposed roads 
shall be designated as either private or public. 
 
RESPONSE: The Conceptual Site Plan (Appendix C) provides a schematic 
representation of the existing and proposed street system which will provide 
access to the site. Potential future street extensions needed to serve adjacent 
areas are also illustrated on the Conceptual Site Plan. Preliminary geometric 
cross-sections of the proposed streets are provided in Appendix D. More detail 
on vehicular, pedestrian, and bicycle access and circulation is provided in 
Section 1 of this written statement. 
 

e. Land Survey. Sufficient land survey data (section corners, quarter corners, 
township and range, etc.) to identify the land to be subdivided, and two ties to 
quarter-section and/or section corners, or other monuments acceptable to the 
Community Development Director. 
 

f. Easements. All recorded easements or rights-of-way which could affect the 
proposed development. 
 
RESPONSE: All existing rights-of-way are shown on the Existing Conditions 
Map (Appendix B). There are no recorded easements within the site boundary 
or the immediate vicinity which affect the development. 
 

g. Existing Conditions. All existing structures, utilities and other physical features 
which could affect the proposed development, including existing roads and 
driveways within 350 feet of the subdivision site. 
 
RESPONSE: The Existing Conditions Map (Appendix B) includes all existing 
structures, utilities, and physical features which affect the proposed 
development. 
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3. Narrative. The Sketch Plan shall be accompanied by a narrative description which 

provides a conceptual description of the proposed land uses, densities, intentions for 
design and landscaping and road and utility plans. The narrative shall provide a tabular 
summary which offers sufficient information to demonstrate that the Sketch Plan 
conforms to all applicable dimensional standards and off-street parking requirements 
and shall also include such other data essential to the evaluation as may be requested 
by the City to enable an adequate conceptual evaluation of the proposed subdivision. 

 
RESPONSE: This document serves as the narrative description. The information 
requested above is included in Section 1 of this document or in the responses to the 
Subdivision Review Standards (Section 12.8 of the LDC) provided below.  
 

4. Vicinity Map. A vicinity map shall be submitted along with the Sketch Plan. The vicinity 
map shall show the location of the proposed subdivision, all adjacent lands owned or 
under option by the applicant, commonly known landmarks and federal, state and 
local streets with names, and the zone district(s) in which the proposed subdivision and 
adjacent properties are located. 
 
RESPONSE: A Vicinity Map which includes all of the information requested above is 
included as Appendix A. 
 

5. Preliminary Plan Application Content Modification Request. At the time of Sketch 
Plan submittal, the applicant may request modification from the preliminary subdivision 
application submittal requirements. This modification is subject to approval by the 
Commission as specified in §12.5 A.5. The applicant must demonstrate that the 
modification is justified and not contrary to the purposes stated in §12.1 for 
subdivisions. 
 
RESPONSE: The applicant is not requesting any modifications to the submittal 
requirements at this time. 

 

12.8 SUBDIVISION REVIEW STANDARDS 

In order to achieve the intent and purpose of this LDC, the proposed subdivision shall comply with the 

following standards: 

A. Master Plan. The proposed subdivision shall carry out the purpose and spirit of the Master Plan 
and conform to all of the plan’s applicable intent statements, specific directions and 
recommended actions. It shall be designed to be compatible with surrounding land uses, to 
protect neighbors from undesirable noise, glare and shadows and shall not cause adverse 
effects on their privacy, solar access and views. 
 
RESPONSE: The site is located within the Gunnison Rising PUD. The written statement for the 
PUD application addresses in detail how the PUD plan and development standards are 
consistent with the City’s Master Plan. Thus, this statement will address how the proposed 
subdivision is consistent with the Gunnison Rising PUD.  
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• The location of the site and the uses envisioned as a government campus were 
identified in the Gunnison Rising Conceptual Plan. This subdivision is intended to 
implement this concept. 

• The land uses envisioned for the site—government offices and facilities—further the 
goals of the Gunnison Rising PUD to contribute to local economic development and 
job creation. These uses are also consistent with the purpose of the Maker District as 
an employment district that provides for a wide range of job types. 

• The site design complies with all the dimensional standards of the Maker District 
zone, as addressed below, and applicable design standards of the PUD.  

• The access and circulation plan facilitates a walkable and bikeable environment by 
providing sidewalks, trails, and dedicated bike facilities on the busier Gateway street. 

  

B. Zone District Standards. The proposed subdivision shall comply with the use and dimensional 
standards of the underlying zone district and shall provide off-street parking as required for the 
use(s). 
 
RESPONSE: Pursuant to the use regulations of the PUD (Section 3.3 of the PUD standards), 
“Government offices” are a permitted use in the Maker District zone. The tables below 
illustrate that the conceptual site plan complies with the dimensional standards of the Maker 
District zone and off-street parking requirements of the Gunnison Rising PUD. 
 

Standard 
Maker District 
Requirement 

Conceptual 
Site Plan 

LOT 

Minimum lot frontage (ft.) 15 XX - XX 

Maximum lot coverage structures / parking and access (%) 95% 30-70% 

Minimum lot coverage landscape area (%) N/A XX-XX 

BUILDING 

Maximum building height (ft.) 50 30 

BUILDING SETBACKS 

Minimum setback front (ft.) 0 5 

Minimum garage setback from front face of building (ft) 10 N/A 

Maximum front setback/build-to-line (ft) 5 5 

Minimum setback side (ft.) 5 5 - 135 

Minimum setback rear (ft.) 0 180-325 

OTHER STANDARDS 

Minimum snow storage (% of parking and access coverage) 15% 15%  
(25,500 sq. ft) 

 

The Gunnison Rising PUD requires 1 off-street parking space for 1,000 sq. ft. of floor area for 
all commercial uses. The estimated gross building floor area, minimum parking spaces 
required, and estimated number of parking spaces to be provided for each lot in the 
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government campus site is provided in the table below.  
  

Lot 
Bldg. Gross Floor 

Area (sq. ft.) 
Parking Spaces 

Required  
Site Plan 

Parking Area (sq. ft.)1 
Site Plan 

Parking Spaces2 

Lot 1 29,000 29 18,700 47 

Lot 2 31,000 31 21,250 53 

Lot 3 64,000 64 51,000 128 

Lot 4 44,000 44 26,350 66 

Lot 5 42,000 42 27,200 68 

1 Excludes snow storage area (15% of parking area) 
2 Estimated by assuming one parking space requires 400 sq. ft. of area, including circulation aisles. 

 
C. Improvements. The proposed subdivision shall be provided with improvements which comply 

with Section 4 and Section 5. 
 

1. Streets. Existing and proposed streets shall be suitable and adequate to carry anticipated 
traffic within and in the vicinity of the proposed subdivision. 
 
RESPONSE: The Gunnison Rising PUD Street Network Plan identified the need for a east-
west collector street to serve the area south of Highway 50. The proposed Gateway 
street meets this need and is consistent with the cross-section standard for a Gateway 
(Minor Collector) street in the PUD development standards. More detail on access and 
circulation plans for the site is provided in Section 1 of this narrative. 

 

2. Utilities. Existing and proposed utility services shall be suitable and adequate to meet the 
needs of the proposed subdivision. As a condition of obtaining water service, any water 
rights which run with the property shall be dedicated to the City. 
 
RESPONSE: The proposed utility services are consistent with the needs identified in the 
Gunnison Rising PUD Facilities Plan. More detail on the utility plans for the site are 
provided in Section 1 of this narrative. 

 

3. Landscaping. Landscaping, buffering and screening as required by §4.6 shall be 
achievable given the underlying lot widths and rights-of-way dimensions. 
 
RESPONSE: The Maker District zone does not require a minimum landscape area for 
each lot; however, each lot will include a variety of landscaped areas, including a private 
open space along the southern boundary of the site and the landscaped buffer along the 
highway. In accordance with the PUD standards, all areas not otherwise developed with 
buildings, accessory structures, vehicle circulation areas, pedestrian plazas or patios, or 
parking areas will be landscaped. The PUD standards require a 50’ Highway Frontage 
Buffer and this buffer area has been incorporated into the Conceptual Site Plan. 
Outdoor storage and work yard areas will be placed behind or to the side of buildings 
and screened from view from the street and parking areas in accordance with Section 4 
of the LDC. As required by Section 4.3.6 of the PUD standards, future specific site 
development plans will comply with all other applicable landscaping standards of 
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Section 4 of the LDC. 
 

4. Phases. If the subdivision is to be developed in phases, each phase shall contain the 
required parking spaces, landscape areas, utilities, and streets that are necessary for 
creating and sustaining a stable environment. 
 
RESPONSE: The subdivision will be developed in phases and the applicant understand 
that each phase will be required to provide the necessary parking spaces, landscape 
areas, utilities, and streets to serve that phase. 

 

D. Natural Features. The layout of lots and blocks shall provide desirable settings for structures by 
making use of natural contours and maintaining existing views, affording privacy for residents 
and protecting them from adverse noise and vehicular traffic. The system of roadways and the 
lot layout shall be designed to take advantage of visual qualities of the area. Natural features 
and native vegetation shall be preserved whenever possible. 
 
RESPONSE: The key natural features of the site are the Tomichi Creek State Wildlife Area to 
the south and views of Tenderfoot Mountain and other hills further south. The site itself is 
relatively flat and native vegetation has been largely been replaced by an agricultural field. The 
site plan takes advantage of views of the Tomichi Creek area and hillsides to the south by 
orienting the two private access drives along a north-south corridor and setting the buildings 
back away from this corridor. Additional, pedestrian plazas and private landscaped open space 
along the Tomichi Creek Trail would afford views to the south. The private open space also 
functions as a transition to the natural wetland areas surrounding Tomichi Creek. Lastly, the 
landscaped and bermed buffer along the highway frontage would help to screen views of the 
parking and outdoor service areas from the highway. 

 

E. Floodplains. Tracts of land or portions thereof lying within the 100-year floodplain may only be 
subdivided for open space until the subdivider has shown that compliance with the requirements 
of the City’s floodplain regulations can be met. 
 
RESPONSE: As shown on the Existing Conditions Map, a very small area in the southwest 
corner of Lot 3 is located within the 100-year floodplain. This area is proposed for private open 
space and a trail. Pursuant to Section 6.2.4 of the PUD standards, trails are a permitted 
improvement within the 100-year floodplain if they follow the City’s flood damage prevention 
regulations. When this lot is proposed for development it will be demonstrated that this trail 
improvement can meet these requirements. 

 

F. Future Streets. When a tract is subdivided into lot(s) or parcel(s) which are intended for future 
re- subdivision, such lot(s) or parcel(s) shall be so arranged so as to permit the logical location 
and opening of future streets and appropriate resubdivision, with provision for adequate utility 
easements and connectors for such resubdivision. 
 
RESPONSE: Future street extensions are illustrated on the Conceptual Site Plan. To the east of 
the site, the Gateway street would create a four-way intersection from which a local street or 
dirt/gravel road could be extended to provide access to the RV/camping resort areas that are 
planned in the Recreational Resort zone of the PUD. To the west of the PUD, the Gateway 
street would be extended to serve the remainder of the Maker District and Event Center zone, 
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as identified in the PUD street network plan. Potential local street alignments to the west of 
the site are also identified; these streets would complete the road network and allow for a 
logical lot and block pattern for future development, with lot depths of XX – XX feet. 

 

G. Common Recreation Facilities. Where a development is proposed to contain common 
recreation facilities, such facilities shall be so located within the development so as to be easily 
accessible to the residents and to least interfere with neighboring developments. 
 
RESPONSE: The private open space on the south end of the site is the only common 
recreational area on the site. The area will be accessed by internal pedestrian walkways from 
the north and by the Tomichi Creek Trail, which runs through the open space. The open space 
abuts the Tomichi Creek State Wildlife area and would have no negative impact on 
neighboring developments. 
 

H. Lots and Blocks 
 

1. Pattern. The size, shape and orientation of lots shall be appropriate to the design and 
location of the proposed subdivision and to the type of development contemplated. 
Where appropriate, lots shall be laid out to respect the existing city pattern. Blocks 
generally shall not be less than 300 feet nor more than 1,200 feet in length. 
 
RESPONSE: The proposed subdivision would create five lots ranging from 2.14 to 4.38 
acres in size. The lots are designed to accommodate 4-5 individual government agency 
facilities. The lots are generally oriented toward the Gateway (Collector) street that will 
provide primary access to the site. The lots are configured to align with the block layout 
and street network concept proposed under the Gunnison Rising PUD, which calls for a 
gridded street network and a primary east-west collector street to serve as a parallel 
route to Highway 50. The site would create a block approximately 857 feet in length. 

 

2. Frontage. Residential lots should front only on local streets; however, when necessary, 
lots designated to face a collector street shall provide adequate means for automobile 
turnaround within the lot. 

 
RESPONSE: This standard does not apply to nonresidential lots. 

 

3. Right Angles. Side lot lines shall be approximately at right angles or radial to street lines. 
 
RESPONSE: As shown on the Conceptual Site Plan, all side lot lines are at right angles to 
street lot lines. 

 

4. Double Frontage Lots. Double frontage lots are prohibited, except where they are 
necessary to provide for the separation of residential development from collector or 
arterial streets or to overcome specific limitations of topography or orientation. A 
planting and screening easement of at least 10 feet shall be provided along the portion of 
the lot which abuts such a Collector or Arterial street. There shall be no right of access 
across a planting and screening easement. The screening easement shall be maintained 
by the property owner. 
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RESPONSE: No double frontage lots are proposed. 
 

5. “T” Intersections. The building area of lots shall not, to the maximum extent feasible, 
face directly into the oncoming traffic of an intersecting street of a “T” intersection. 
 
RESPONSE: The only “T” intersection proposed is at the private access drive of Lot 1 and 
the Gateway street. As shown on the Conceptual Site Plan, no building is proposed 
directly facing this intersection across the Gateway street on Lot 4. 

 

6. Solar Energy. For purposes of protecting and enhancing the potential for utilizing solar 
energy in the proposed subdivision, detached single-family lots are encouraged to be laid 
out in such a manner that the houses will be oriented so that their long axis will run 
east/west and so that the houses will not block the solar access of adjacent houses. 

  
RESPONSE: This standard does not apply to nonresidential developments. 
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TO:  Planning and Zoning Commission 
FROM: Andie Ruggera, Senior Planner 
DATE:  February 26, 2020 
RE:  ZA 20-1 Gunnison Rising - Major Change to a PUD 
 
Cascadia Partners, LLC previously applied for a Major Change to a PUD application ZA 19-7 
that was presented to the Planning and Zoning Commission at a public hearing on December 11, 
2019.  The Commission continued the hearing to January 8, 2020.  The applicant desired a 
boundary change of the PUD to include the Varra parcel that was not part of the original 
Gunnison Rising Annexation.  The change required the application to be withdrawn and a new 
application submitted with the boundary change.  The new boundary was added to all maps in 
the new application, ZA 20-1 as well as modifications to the PUD standards document that were 
based off comments from staff and the Commission from the December 11, 2019 public hearing. 
 
A public hearing was held on February 12, 2020 for application ZA 20-1 to review the boundary 
change and modifications and receive public input.  There was significant discussion regarding 
the proposed lot size of some of the proposed zones as well as the overall density and design 
standards that are associated with each zone.  A question was also posed to staff regarding an 
authorization from the Western State Colorado University (WSCU) Foundation for a parcel that 
was deeded to them after the original PUD approval in 2010.  The public hearing was continued 
to February 26, 2020 to allow the applicant to respond to comments from the public hearing and 
to await the completion of the Water Study.  The Commissioners were asked to submit 
comments and/or concerns to staff to allow a productive meeting on February 26th. 
 
Staff requested the applicant pursue authorizations from the WSCU Foundation for the property 
deeded adjacent to Western/Escalante Drive as well as the Gunnison County Pioneer Museum 
for parcel that was deeded adjacent to the museum.  Both parcels are within the existing 
Gunnison Rising PUD.  Authorization has been obtained from the Pioneer Museum; however, 
authorization has not been received from the WSCU Foundation at this point.  
 
Comments were received from two Commissioners for discussion at the work session on 
February 26th as well as comments from Erich Ferchau (see attachments).   
 
Requested Planning and Zoning Commission Action: A motion to continue Zoning Amendment 
application ZA 20-1, for a Major Change to a PUD application for Gunnison Rising to March 11, 
2020 at 7:30 p.m. (or March 25, 2020 at 7:00 p.m.) to provide time for possible amendments of 
the PUD based on results of the Water Study, comments from the public and the Planning and 
Zoning Commission and resolution of the WSCU Foundation property. 
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Greg Larson 
 
 
Questions / Concerns 

1. 2400 sqft lot size. What is the lot size in with the town houses in van tuyl? For comparison. 
STAFF REPLY – the smallest lot sizes for Van Tuyl Townhomes is 1,275 square feet. 

2. 70ft road widths with reduced off street parking requirements could present hazardous 
conditions in the winter. 

3. Reduced off street parking is a major concern I do not agree with the further reduction just 
because of bike parking. 

4. Staff report items 2,5,and 6 are concerns I share with this application.  STAFF REPLY – this has to 
do with the possible conflicts within the review standards regarding Dimensional Standards, 
Road Standards and Off-Street Parking. 

5. Parks and open spaces while not needed for this application I would be interested in knowing 
how it will be addressed during development. 
 

Andy Tocke 
 
 
-Is a review of design standard by Planning and Zoning Commission the way the Commission wants to be 
spending its time and resources? 
-Any examples of how much time reviewing standards and granting exceptions would add to the 
Commission’s work load? 
-Is this a direction staff and the rest of the City would like to see us going? 
 
p.24  2. A. Dimensional Standards reference 35’ max height. 40’? 
 
p.24. 2 Possible Conflict, last bullet point regarding financial feasibility and real estate pro-forma. 
Interested in learning more about what goes into the pro-forma. Is market feasibility a good measure for 
what we need? Sure, there are people coming in from out of town that can afford higher cost housing. Is 
this what we need?  
 
Table 3-2 Principle Uses  
-Wireless Communication Facilities. Are these designations consistent with the LDC? Can they be 
prohibited as listed?  STAFF REPLY – Towers can be prohibited.  The small cell in right-of-way must (state 
legislation) be permitted in all developable zones: a P will need to be added into the RL zone.     
 
p. 130 d3 Window trim referenced at 4” It was changed elsewhere to 3.5” which is preferable to me. 
 
p.137 4.27 B. 2. Windows. Percentage of glazing on sides and rear of buildings seems like a lot. 
Reasoning for that percentage? 
 
p.5.1.5. C. What is the reason for not including ADUs in density calculations? Will that effect the City’s 
ability to provide appropriate levels of services? 
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STAFF REPORT 
MAJOR CHANGE TO A PUD 

Cascadia Partners, LLC 
 

 
 

TO:  Planning and Zoning Commission 
FROM: Andie Ruggera, Senior Planner 
DATE:  February 12, 2020 
RE:   Zoning Amendment 20-1; Gunnison Rising PUD – Major Change 
 
CODE PROVISIONS 
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 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 hearing and shall, by ordinance, approve, deny or remand the 
application back to the applicant with instructions for modification or additional information. 
 
Documents relevant to this review include, but are not limited to: 

 Gunnison Rising PUD Development Standards; 
 Gunnison Rising Annexation Agreement; 
 Gunnison Rising Supplement to Annexation Agreement; 
 City of Gunnison U.S. Highway 50 Access Study; 
 City of Gunnison Land Development Code; and 
 City of Gunnison Master Plan. 

 
APPLICATION 
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.  The conceptual plan is founded on 
traditional design, walkable and connected neighborhoods, mixed uses to create vibrancy and 
broader housing options.  Application contents include the minimum submittal requirements 
listed in LDC section 10.4 and new amendment documents underlined in red and documents 
from the original PUD: http://www.gunnisonco.gov/departments/planning/Gunnison_Rising.php 

Application Form 
Written Statement 
Proposed Development Standards 
Appendix A - Site Vicinity Map 
Appendix B - Survey and Topo Map - from original PUD 
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Appendix C - Illustrated Conceptual Plan 
Appendix D - Zoning Districts Plan 
Appendix E - Street Network Plan & Cross-Sections 
Appendix F - Parks, Open Space, Trails Plan 
Appendix G - Public Facilities Plan 
Appendix H - Stormwater Management Master Plan - from original PUD, dated 2013 
Appendix I - Wastewater Capacity Studies 
Appendix J - Electric Service Expansion Study 
Appendix K - Traffic Impact Analyses - from original PUD, dated 2006 
Appendix L - Preliminary Geotechnical Investigation - from original PUD, dated 2008 
Appendix M - Wetlands Map - from original PUD 
Appendix N - Avigation Easement - from original PUD 
Appendix O - Xeriscape Requirements & Plant List 
Appendix P - Gunnison Rising CCRs  
Appendix Q - Letter from Colorado Division of Wildlife - from original PUD 
Appendix R - City of Gunnison Municipal Code - References the City’s Code 
Appendix S - Legal Descriptions - same as original PUD 
 

GUNNISON RISING LOCATION AND SURROUNDING USES  
Gunnison Rising (GR) was annexed into the City as a Planned Unit Development (PUD) in 
2010.  The annexed property consists of 633 acres including parcels on the north and south of US 
Highway 50.  Surrounding uses include Western Colorado University, Gunnison County, 
Cemetery, and the BLM.   
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COMPARISON OF EXISTING AND PROPOSED ZONES 
The 2009 approved PUD zoning and the proposed zoning are indicated below: 
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COMPARISON OF ZONES, ACREAGE AND DENSITY OF EXISTING AND 
PROPOSED  

 
 
 

 
 

Existing 
Zone 

Existing 
Acres 

Existing 
Unit CAP / 
Max Floor 
Area 

Proposed 
Zone 

Proposed 
Acres 

Proposed 
Density – No 
Cap 

Large Lot 
Residential 

R-1 16 4 RL 16 4 units total 

Single Family    R1-9,600 90 7 units / acre 
Single Family    R1-4,800 71 14 units / 

acre 
Duplex Residential R-2 234 CAP 340 

(1-6 
units/acre) 

R2-2,400 77 28 units / 
acre 

Residential Mixed 
Use 

R-2M 73 CAP 270 
(Up to 20 
units/acre) 

RMU-
1,200 

24 65 units / 
acre 

Multi-Family 
Residential 

   R3-6,250 13 80 units / 
acre 

Commercial Mixed 
Use 

CM 48 120 Units/ 
174,000 sqft 
 

CM-Main 
Street 

57 Upper Story 
Res Allowed 

Business and 
Research – Maker 
District 

IM 37 250,000 sqft 
 

M-Maker 
District 

73 ADU  and  
Upper Res as 
Secondary 
Use 

Recreational Resort – 
RV Park 

CRV 64 10,000 sqft  RC 64  

Commercial C 5 20,000 sqft     
Western Pavilion C/WP 12 I-Bar    
Event and 
Conference 

   EC 35 Upper Story 
Res Allowed 

Government GOV 17 70,000 sqft     
Equestrian Meadows O/E 52 N/A    
Open Space / Parks O 62 N/A O 111  
Highway 50 ROW N/A 13 N/A    

TOTAL 

 633 734 Max 
Units / 
524,000 sqft 
Max Floor 
Area 

 631 Estimating up 
to 1,700 
Units and 
approximately 
819,000 sqft 
of floor area 
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The applicant previously applied for Major Change to a PUD application ZA 19-7 that was 
presented to the Planning and Zoning Commission at a public hearing on December 11, 2019.  
The Commission continued the hearing to January 8, 2020.  The applicant desired a boundary 
change of the PUD to include the Varra parcel that was not part of the original Gunnison Rising 
Annexation.  The change required the application to be withdrawn and a new application 
submitted with the boundary change.  The new boundary has been added to all maps in the new 
application, ZA 20-1 as well as modifications to the PUD standards document that are based off 
comments from staff and the Commission from the December 11, 2019 public hearing.  
 
PROPOSED PUD STANDARDS  
The Major Change application proposes a new rewrite of the PUD standards document and is 
formatted similar to the City’s LDC.  The first chapter is an introduction and provides the 
purpose of the standards, and design and development principles.  Chapter 2 sets up the general 
provisions and applicability of the PUD Standards and the relationship to the LDC as well as 
phasing requirements for GR.  Chapter 3 defines zone districts, uses and dimensional standards.  
Uses are set up in a table format to be generally consistent with the uses allowed within each 
zone district with additions that are specific to the features of the PUD.  The PUD Standards 
provide design standards for residential and nonresidential uses within GR (Chapter 4) that 
promote land use compatibility and walkability.  Standards include building orientation, façade 
articulation, entrances, garages, materials and others as well as architectural variety.  Chapter 5 
provides some special use standards and Chapter 6 addresses floodplains, wetlands and habitat 
and wildlife. 
 
Residential uses proposed within the standards promote a wide variety of housing types and 
incorporate or mirror recent changes that were made to the LDC to promote housing 
development.  Additionally, a mix of residential lot size configurations are proposed to support 
affordability and a variety of housing types. 
 
The LDC application contents require “a development schedule indicating the improvements 

included in each phase and the approximate dates when construction of the various stages of the 

PUD are anticipated to begin and be completed.”  The existing PUD provides a phasing plan 
with eight phases of development.  Due to the acreage, long-term and complexity of GR, the 
proposal does not include a phasing plan map or schedule.  The proposal provides a development 
phase review process to promote orderly and efficient development as opportunities arise.   
 
The PUD Standards state the Annexation Agreement is the overriding document for Gunnison 
Rising.  The Agreement addresses concerns or responsibilities such as phasing, land dedications 
requirements, services, infrastructure responsibilities, metropolitan districts, environmental 
protections, transportation etc.  The Annexation Agreement is not part of the Major Change to a 
PUD Application requirements; however is closely related.  As part of the original Agreement a 
fiscal impact analysis was completed.  The significant change in the PUD may warrant an 
updated fiscal impact report.  The Annexation Agreement is not reviewed or recommended by 
the Planning and Zoning Commission.  Any changes to the Annexation Agreement are reviewed 
and approved by the City Council. 
 
Planning and Zoning Commission / Staff Departmental Comments: 
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“Commissioners expressed concerns that the design standards may be too restrictive and/or could 
raise construction costs, especially standards related to materials and design detailing.” 
 
The applicants provided the following change to the PUD Development Standards:  
“An exceptions process was defined in order to address this concern. The process allows for an 
exception to one or more design standards as long as the applicant can demonstrate one of two 
circumstances is met:  
1. Physical characteristics of the site make compliance impractical;  
2. The alternative design equally or better meets the intent of the standard or the overall purpose 
of the design standards generally.  
 
For each design standard, a statement was added to clearly describe the intent of the standard. 
These statements would be referred to when evaluating the merit of an exception request. 
Exception requests would be reviewed by the PZC. Exceptions would not require a variance or 
waiver application. 
 
The exceptions process will provide flexibility for alternative designs which may be more 
desirable or cost effective than what would be required to strictly meet the standard, while 
limiting the use of exceptions to circumstances in which they are warranted. ”  
 
The Commission also expressed a concern that some zones, particularly the Maker District was 
too narrowly restricted.  The use table was reviewed and modified to include most Industrial 
Sales and Services within the Maker District from conditional to permitted and in the Event 
Center District changed from prohibited to either permitted or conditional.  A wider range of 
uses in the Manufacturing and Production, Vehicle Repair, and Warehouse and Freight 
Movement was also added to the Event Center District.  
 
STREET NETWORK AND STREET CROSS SECTIONS 
Access to GR and intersection configurations from US Highway 50 will comply with the City of 

Gunnison US Highway 50 Access Study (2013).  The study identifies four new access points and 
our existing access points east of the cemetery.  The proposal identifies a grid system for the 
majority of GR south of the canal ditch. Portions of GR north of the ditch include developments 
along the ridgelines that either have looped streets or dead-end/cul-de-sac streets.  The applicant 
is proposing cross-sections that differ from the existing PUD and City standards: The proposal 
includes a Georgia Avenue street section, collector streets (Gateway Streets) and Local Streets.  
Based on previous staff comments the bike lanes have been moved off the pavement and 
adjacent to the sidewalks.  Additionally, the original 56-foot right-of-way proposal has been 
increased to a 60-foot width.  Slight modifications were made to the road classifications and 
layout of the Streets Map.    
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PARKS, OPEN SPACE AND TRAILS 
Approximately 114 acres of open space is proposed, primarily north of the canal ditch, as well as 
locations for neighborhood parks and pocket parks.  Trails are proposed along collector streets, 
north of Highway 50, along the southern boarder (Tomichi Creek Trail), and connectors from the 
canal ditch north to the Contour Trail.  Neighborhood and pocket parks may be dedicated to the 
City or may be part of a Common Interest Community and maintained by an HOA.  Locations 
and dedications will occur during each subdivision and/or development phase.  The Parks, Open 
Space, and Trials Map was updated to reflect existing trails and conceptual locations for 
detention ponds.   
 
PUBLIC FACILITIES 
The Public Facilities Plan indicates the proposed water main, sanitary sewer and electrical trunk 
line for the overall development.  The plan is conceptual and future studies will be required at 
each subdivision and/or development phase.  Additional information was added to the Public 
Facilities Plan including a gravity sewer main, a 12-inch north-south sewer main, additional 
details on sizing and design of water facilities and an alternative site for a new substation on the 
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northern boundary of GR.  Staff still has some concerns regarding water capacity into the City’s 
existing system.  The City recently submitted a Request for Proposals for a Water Master Plan; 
however, the plan is not expected to be complete until August of 2020.  The applicant has agreed 
to participate in a short-term water study to modify a hydraulic model that includes current and 
upcoming developments in the city and an assumed 20% buildout of GR.  The short term study 
includes a five and ten year build out and is anticipated for completion on February 14, 2020.  
 
The location of the future substation has been moved within the boundaries of GR; however the 
precise location will be determined through future study.   
 
STORMWATER  
A Stormwater Plan (Master Drainage Study) was completed in 2012 and amended twice in 2013 
by CLC Associates, Inc.  The study discusses general design concepts and introduces initial 
constraints for future development.  The Major Change application does not provide an update to 
the Stormwater Plan.  Each subdivision and/or development phase will be required to provide a 
stormwater drainage plan.  Staff asked for a comparison table for stormwater calculations of the 
existing PUD versus the proposed PUD.  “Runoff levels were modeled based on general 
classifications of various zone districts in the PUD.”  Based off the comparison, the existing 
PUD would have an area-wide maximum impervious area of approximately 47% and the 
proposed PUD is estimated at 55%.  Conceptual locations for detention ponds were added to the 
parks and open space map. 
 
WASTEWATER CAPACITY 
A sewer capacity analysis was provided by Sara Bergstrom from Williams Engineering, LLC 
(October 25, 2019) and references letters from Black and Veatch (February 20, 2007).  The 
analysis provides a “big picture” comparison of the 2009 PUD to the proposed PUD.  The 
summary states the full built out projections are similar to the 2009 PUD with the proposal of 
more densification in some areas and less densification in others.  The analysis recommends two 
points of entry into the City’s existing system with a lift station and sewer line upsizing of the 
San Juan line.  The report mentions a gravity fed system and also indicates issues with obtaining 
utility easements within the airport. 
 
The October 25, 2019 report was revised on November 22, 2019 and provides a more detailed 
discussion on the gravity main option versus the lift station and designates a gravity system as 
the preferred alternative.  Additional information was also added for the anticipated wastewater 
demand for the existing PUD and the proposed PUD. 
 
MAP AMENDMENT REVIEW STANDARDS AND PUD ZONING REVIEW – 
PURPOSES, STANDARDS, AND CRITERIA 
Reader note: Direct quotes from the LDC are highlighted.  Direct quotes from the applicant 
have “quotation” marks. 
 
Review Standards for Map Amendments  
LDC Section 10.6 states that:  An application for an Amendment to the Official Zoning Map 
shall comply with the following standards: 
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A. Consistent with Master Plan. The proposed amendment shall be consistent with the City 

of Gunnison Master Plan. 
No Conflict. 
City of Gunnison Master Plan, Chapter 2, Community Character, Policy 3: New 
developments along the City’s edges will improve the entrances and complement the 
City’s community character and sense of place. 
 
City of Gunnison Master Plan, Chapter 4, Environment, Policy 1.4: Maintain surface and 
ground water quality to ensure healthy drinking water, recreation opportunities and viable 
habitat conditions for aquatic and terrestrial wildlife. 
 
City of Gunnison 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.  Sprawl will be avoided through effective infill and compact growth.  
Residential, commercial and industrial land uses are appropriately located and 
interspersed with parks and open space, providing a balanced environment in which to 
live, work and play. 
 
City of Gunnison Master Plan, 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. 
 
City of Gunnison Master Plan, Chapter 7, Economics, Goal:  A diversified local economy 
will support the economic and employment needs of residents and account for social 
character, land use patterns and global economic and global energy concerns.  Policy 3 - 
Sustainable Business:  Encourage independent businesses that do not rely on the 
importation of goods or services.  
 
City of Gunnison Master Plan, Chapter 8, Transportation, Goal:  Gunnison’s 
transportation system will emphasize alternative modes of travel including pedestrian, 
bicycle and a well-integrated public transit system.  Growth continues to be 
accommodated through a planned system of streets and trails which contributes to the 
vitality of the City. 
 

City of Gunnison Master Plan, Chapter 9, Utilities and Infrastructure, Policy 1: The City 
will remain fiscally responsible as both the utility provider and the advocate for the 
consumers.  In financing public infrastructure, the City will ensure that new development 
pays its fair share.  Policy2 – Utility Extensions:  Extend utilities to areas that are 
appropriate for growth within the City and three-mile planning area.  Policy 3 – 
Renewable Energy: Encourage the City and consumers to use alternative energy sources.  
Policy 6 – Protection and Safety: Protect the environment and natural resources. 
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City of Gunnison Master Plan, Chapter 10, Parks and Recreation, Policy 3:  City of 
Gunnison will support the County and other entities in their efforts to conserve view 
sheds, open space and agricultural uses of City interest through conservation easements, 
land acquisitions and other implementation methods. 

 
B. Consistent with Purpose of Zone District. The proposed amendment shall be consistent 

with the purpose of the zone district to which the property is to be designated.  
No Conflict:   “Purpose statements for each proposed zone district in the PUD are 
provided in Section 3.2 of the PUD standards document. The use, dimensional, and 
design standards for each zone district were specifically designed to be consistent with 
the purpose of the district.” 

 
C. Compatibility with Surrounding Zone Districts and Uses. The development permitted by 

the proposed Amendment shall be compatible with surrounding zone districts, land uses, 
and neighborhood character.  
No Conflict:  “The Conceptual Plan was designed to integrate with the surrounding 
context and maximize the unique opportunities presented by the area.  
 
• The northern boundary of the PUD is coterminous with the City boundary. 

Significant open space zoning is proposed along this northern boundary to provide a 
transition to this open area, protect views, and avoid building on slopes that are not 
suitable for development.  

• The eastern boundary abuts the Tomichi Village subdivision and Gunnison Cemetery. 
Open space zoning will provide a buffer between the residential areas in the PUD and 
Tomichi Village. Residential zones abut the cemetery.  

• The southern boundary of the PUD largely abuts the Tomichi Creek State Wildlife 
Area. Very low-density residential zoning (RL district, 3-4 acre lots) is proposed in 
part of this area, with specific provisions for preservation of natural vegetation and 
open space. A Recreational Resort district is proposed which would maximize public 
access to the Tomichi Creek area while mitigating impacts on the natural area, 
including wetland buffers. The Maker District and government campus areas that abut 
this area will be subject to wetland, floodplain, and other natural resource protections.  

• The southern boundary also abuts the Gunnison Airport. The property will be subject 
to an Avigation Easement (Appendix N) which protects the airspace in the area. The 
proposed land uses in the abutting district—Event and Conference District—are 
consistent with the characteristics of the airport as a large commercial and 
institutional facility.  

• The western boundary of the PUD abuts vacant land zoned Commercial (C) and 
Western Colorado University. The Main Street district, a commercial zone that allows 
a mix of residential and commercial uses, abuts the commercially zoned property. 
The university is adjacent to a Multifamily district, a land use concept that was 
developed in partnership with the university to support housing options for students 
and employees.”  

 
D. Changed Conditions or Error. The applicant shall demonstrate that conditions affecting 

the subject parcel or the surrounding neighborhood have changed, or that due to incorrect 
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assumptions or conclusions about the property, one or more errors in the boundaries 
shown on the Official Zoning Map have occurred.  
Possible Conflict: “The original Gunnison Rising PUD was approved in 2009. Several 
conditions and assumptions about the property have changed since that approval, 
including:  
 
• The housing market has evolved and there is stronger demand for a wider range of 

housing options than was originally envisioned by the PUD, which primarily 
emphasized detached housing on larger lots. Housing affordability concerns and 
demographic trends have led to stronger demand for attached housing types and 
detached housing on smaller lots. Further, there is growing demand for walkable 
neighborhoods and the previous PUD did not support a walkable land use pattern.  

• The market for commercial space has also changed. Retail spaces tend to be smaller 
and more focused on experiential qualities, partly due to competition from online 
retailers. Industrial spaces are shifting toward smaller, artisanal producers. The Main 
Street and Makers Districts support these types of uses.  

• The demand for other types of development has also shifted. The Recreational Resort 
District has been retooled to allow for a wider range of camping experiences, not only 
RV camping. The system of trails and parks has been improved to meet the demand 
for walkability and access to outdoor recreation and nature.  

 
These evolving market conditions led the property owners to reconsider the development 
concept for the area and create a new Conceptual Plan which is better aligned with the 
wants and needs of today’s households.” 

 
Purposes of a Planned Unit Development (PUD) 
The City of Gunnison Land Development Code, Section 10.7, states purposes as: In that the 
public health, safety and general welfare may be furthered in an era of increasing urbanization, 
commercial and industrial development, and growing demand for housing of all types and 
design, these procedures are intended to encourage Planned Unit Developments (PUDs) in the 
City for the following purposes: 
 

1. To allow and encourage compatible uses to be developed in a manner sensitive to natural 
features and processes, and that are compatible with surrounding land uses; 
No Conflict. The conceptual plan is based on six design principles: traditional gridded 
block design; walkable and connected neighborhoods; mix of projects and amenities to 
promote vibrancy; broad housing options; integrated open space; and, public/private 
partnerships.     

 
2. To promote greater flexibility in the placement of structures so as to preserve and take 

advantage of the site’s unique, natural resource or scenic features and to avoid or mitigate 
any hazardous area; 
No Conflict. The conceptual plan was created around GR’s natural and scenic features as 
well as future possibilities of a State Park to the south and the relocation of the 
fairgrounds.  
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3. To encourage more efficient use of land, public streets, utilities, and governmental 
services; 
Possible Conflict.  Maintaining the City’s grid system and promoting walkable and 
connected neighborhoods are main components of the conceptual plan.  Proposed street 
cross-sections take into account year-round use and maintenance of public rights-of-way 
and aligns with previous planning efforts including the Highway 50 Access Study and the 
City’s Non-Motorized Transportation Plan.  A short-term water study is being conducted 
as well as modifications to the Annexation Agreement that will be reviewed by City 
Council.   

 
4. To provide quality open space and recreational amenities, and create interesting public 

spaces and neighborhoods through exceptional and innovative design; 
No Conflict.  Over 100 acres of open space are proposed as well as more than 12 miles 
of trails and 10 neighborhood and pocket parks.  The existing trail amenities will remain 
along the canal ditch and north/south along the west portion of GR.  The street grid and 
zoning design promote a mix of projects and amenities that include community gathering 
places, hiking and biking trails, creative “Maker” space for entrepreneurs, innovative 
housing options and neighborhood shops. 

  
5. To achieve a compatible land use relationship with surrounding areas;  

No Conflict.  The street grid design and zoning classifications promote compatible land 
use with the bordering developed city.  The GR PUD Standards include similar land uses 
as the LDC with a table of permitted, conditional and prohibited uses.   
 
“The Conceptual Plan was designed to integrate with the surrounding context and 
maximize the unique opportunities presented by the area. The compatibility of the PUD 
with adjacent land uses on all sides of the site is described in the response to §10.6.C.” 
(C. Above)     

 
6. To promote architectural variety and design, focusing on enhancing the character and 

quality of the development; and,  
No Conflict.  The GR PUD Standards promote architectural variety with a set of design 
standards for residential and non-residential developments.  Standards include building 
orientation, articulation of buildings, windows and doors, entrances, garages, detailed 
design, materials and architectural variety.  Most of the design standard categories 
provides a menu of options to select from. 
 

7. To incorporate streetscape designs, landscaping, public spaces, and multi-modal 
transportation facilities, and building facades that enhance the community’s built 
environment. 
No Conflict. The GR PUD proposes to enhance the community’s built environment and 
the conceptual plan was completed in partnership with local leaders from the City, 
County and Western.  See Purpose 1 above.  
 

STANDARDS FOR A PUD ZONE DISTRICT  
Based on the LDC, Section 10.7 E. (PUD Requirements and Standards):  All requirements and 
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standards identified herein shall be applied to PUD applications, regardless of the type of PUD 
and are subject to approval by the decision-making body: 
  

1. Permitted/Conditional Uses. Uses in a PUD Zone District Overlay shall only include 
permitted and Conditional Uses contemplated by the underlying zone district.  Uses within 
a PUD-M zone district shall be limited to residential uses contemplated in the RMU and 
Commercial zone districts. 
No Conflict:  Land use regulations within the Major Change were designed to be 
consistent with the LDC with some exceptions to account for the unique zoning and 
features of GR.    

 
2. Dimensional Standards.  Dimensional standards may be amended but must comply with 

the following provisions: 
 the maximum height of any building, structure or facility shall be 35 feet; 
 setbacks may be amended but provisions providing solar access to all lots and/or 

occupied buildings must be made in the PUD zone district development standards; 
 the maximum residential density shall only be that of the RMU zone district in the 

PUD-M. 
Possible Conflict.  “Dimensional standards for the PUD were designed to implement the 
vision and guiding principles of the Conceptual Plan. The following specific principles 
directly influenced dimensional standards:
• Traditional Design: Dimensional standards for the Main Street (CM), Maker (M) 

Traditional Neighborhood (R-2400), and Missing Middle Residential (R-1200) 
districts were modeled on the lot and building patterns of a traditional urban 
neighborhood, as can be found in the areas in and around downtown Gunnison.  

• Walkable and Connected Neighborhoods: Dimensional standards support 
walkability by requiring buildings orient to the street (maximum front setbacks) and 
limiting the visual impact of garages through a special garage setback. Additionally, 
the dimensional standards allow residential densities which could potentially support 
neighborhood-scale retail development, which creates more destinations within 
walking distance of every resident.  

• Broad Housing Options: Dimensional standards were designed to support a variety 
of housing types could be developed in multiple locations, including ADUs, cluster 
housing, small lot detached houses, townhomes, duplexes/triplexes/fourplexes, and 
apartment buildings.  

• Financial Feasibility and Resiliency: Dimensional standards have a significant 
influence on the financial feasibility of development. The standards for each zone 
district were tested using real estate pro-forma modeling to ensure that the intended 
building types would be financially feasible to build given local costs and market 
conditions.  

 
The applicant is requesting a waiver from the height, setback, and density requirements 
identified above for the following reasons:  
1. The PUD is relatively remote from other zone districts and neighborhoods in the 

City of Gunnison, so the impacts of departing from these standards on existing or 
planned developments will be minimal.  
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2. Developments in the PUD will be subject to a comprehensive set of design standards 
that address issues such as building orientation, articulation, window area, garages, 
design details, materials, and architectural variety. These standards can mitigate the 
impact of higher density development by requiring high-quality design and attention 
to detail.”  

 
City staff modified the height standards in higher density residential and non-residential 
zones and other modifications to remove barriers to affordable development through a 
Text Amendment in 2018.  The maximum height requirement of 35 feet within a PUD 
contradicts those modifications made in 2018 and is considered an error or oversight by 
the City that will need to be amended through a Text Amendment of the LDC. 

 
3. Landscaping Standards. Amendment to the City’s landscaping standards must comply 

with the following provisions: 
a. Percent Coverage. The minimum landscape area percent coverage (§2.6, Base Zone 

District Dimensional Standards) may not be reduced. 
b. Landscaping. Excepting the minimum percent coverage, buffering and landscaping 

standards may be amended only if they are determined by the decision making body to 
be a higher standard than those established by §4.6 of this LDC. 

No Conflict.  “Minimum landscape area coverage standards range from 0% to 40% 
depending on the zone district, generally consistent with the minimum coverage 
requirements of the LDC. Where standards are lower than the LDC, they were designed to 
achieve the overall PUD objectives and principles identified above.  Outside of some 
reductions to minimum area requirements, the PUD proposes that development be subject 
to existing LDC standards, or in the following cases, a higher standard: 

 
• Minimum planting standards require 60% live ground cover and tree/shrub 

requirements that are similar to or higher than the LDC.  

• A 50-foot landscaped buffer is required adjacent to Highway 50, which is double the 
width of the landscape buffer that applies to arterial streets in the LDC.”  

 
4. Special Use Regulations. Specific Use Regulations (Section 3) shall be maintained. 

No Conflict.  The Major Change request maintains Section 3, Specific Use Regulations 
of the LDC with modifications to residential uses, drive-ins and drive-through and 
marijuana businesses. 
 

5. Road Standards.  Street section dimensions may be modified. The designated width of 
rights-of-way and other geometric designs established in §4.2 may be amended for 
dedicated public rights-of-way, but only if the amendments provide safe and efficient 
accommodation for pedestrians and vehicles; adequate emergency access; functional utility 
services; and integrated streetscape design. 
Possible Conflict.  The major change request provides street cross-sections that promote 
safety and efficiency for all modes, adequate access and streetscape design.  Bike lanes are 
proposed adjacent to sidewalks with a landscape buffer between vehicular traffic and 
bicycles.  Sidewalks are generally wider to support walkable neighborhoods. 
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Local roads north of the canal ditch are primarily represented as a cul-de-sac or a dead end 
street.  There are some concerns with providing functional utility service; however, those 
details will be addressed at the subdivision level. 

 
6. Off-Street Parking. The standards for minimum off-street parking may be amended, but 

only if they are justified by a parking study prepared by the applicant as contemplated in 
§4.4 D.2 of this LDC.  Disabled access parking ratios may not be reduced. 
Possible Conflict.  The major change request proposed to reduce off-street parking 
requirements for some uses.  Parking modifications include reducing single family from 2 
spaces to one, duplex from 1.5 to 1 per unit, and multi-family, compact neighborhood and 
upper story residential reduced from 1 to .75 spaces.  All commercial uses are proposed 
at one space per 1000 square feet of floor area.  The reduction of off-street parking will 
push more vehicles to on-street parking. 

 
7. Pedestrian Circulation. Pedestrian circulation standards may be amended only if they are 

determined by the decision making body to be a higher standard than those established by 
§4.5 of this LDC. 
No Conflict.  The major change request does not alter the pedestrian circulation standards 
set forth in Section 4.5 of the LDC. 

 
8. Subdivision Regulations. The requirements of Section 12, Subdivision, shall apply to all 

PUDs unless otherwise specifically exempted by this Section of the LDC. 
No Conflict.  The major change request does not alter the subdivision standards set forth 
in Section 12 of the LDC. 

 
9. Open Space Areas. Open space in a PUD zone district shall be limited to indoor and 

outdoor recreation and community facilities characterized by potentially light or moderate 
impact on traffic, the natural environment, and surrounding neighborhoods.  Such facilities 
include, but are not limited to: country clubs; golf courses; athletic fields; skateboard parks; 
swimming, bathing, wading, and other therapeutic facilities; tennis, handball, and 
basketball courts; and ice skating rinks. Open space land area may also include natural 
areas such as public parks, trails, greenbelts or natural land preservation areas.  Open space 
land area may not be used for high intensity commercial recreation such as aerial tramway; 
alpine or water slides; amusement rides; auto, cycle and go-cart race tracks; campgrounds; 
stadiums; drive-in theaters; horse or dog racing tracks; shooting ranges; stables; zoos or 
other similar commercial recreation uses. 
No Conflict.  The GR PUD use table in Section 4.7 of the standards document lists 
permitted uses in these areas that will be limited to public recreation and community 
facilities and high internal commercial recreation facilities are not permitted. In addition to 
these pre-defined open space areas, the development standards of the PUD require that 
every residential lot be located within 800 feet from a pocket park and ½ mile from a 
community park (see Section 4.7 of the standards document). 

 
10. Required Open Space Area.  At a minimum, a PUD development shall set aside 15 percent 

of the site’s total gross area for open areas, plazas, courtyards, sitting areas and other similar 
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public-accessible spaces. At its discretion, the decision-making authority may require 
additional private open areas or public trail dedications based on a review of the following 
factors:  
b. the City of Gunnison Master Plan and adopted sub-area master plans;  
c. unique drainage, topographic, vegetation or other such physical conditions;  
d. type and density of development; or  
e. overall need for open space and recreational facilities.  
No Conflict.  The GR zoning map designates a minimum of 17% of the gross PUD land 
area in the Open Space (O) zone. 
 

11. Open Space Ownership and Maintenance.  All open areas or trails provided in a PUD 
shall be owned and maintained as common (private) open areas by the developer, owner 
of the property or an organization established for the ownership and maintenance of 
common open areas, unless the City Council accepts public dedication of the open areas. 
No Conflict. Section 4.7 of the GR PUD Standards specifies that parks may be dedicated 
to the City or owned and maintained by a private HOA.  All parks must be open to public 
access.  
 

12. Phased Development and Open Space. When a PUD is developed in phases, a proportional 
amount of any required open space, recreation areas and other community benefits shall be 
included in each phase such that the project, as it is built, will comply with the overall 
density and open space requirements of this LDC at the completion of each phase of 
development. 
No Conflict.  “The spacing standards for parks and trails will apply to each Development 
Phase Review application; therefore, each development will need to demonstrate that the 
requirements can be met at the completion of each phase of development.” 
 

PUD REVIEW CRITERIA  
The Land Development Code, Section 10.7 F. states:  In addition to meeting the Review 
Standards for a zoning amendment (§10.6), PUD zoning applications must meet the following 
review criteria:  

 
1. The proposed PUD encourages innovation in residential, commercial and industrial 

development so that the needs of the population may be met by greater variety in type, 

design and layout of buildings and land uses and by the conservation and more efficient 

use of open space. 

No Conflict.  “Gunnison Rising encourages innovation to meet the evolving needs of 
today’s households in several different ways: 

 
• The residential districts and standards support a wide variety of housing types, 

including small lot detached housing, townhomes, cottage clusters, ADUs, and 
missing middle housing.  

• The parks, open space, and trails standards will ensure that every household has 
walkable access to outdoor recreation opportunities.  

66



STAFF REPORT 
MAJOR CHANGE TO A PUD 

Cascadia Partners, LLC 
 

 
 

• The Maker District provides flexible zoning standards that can support 
entrepreneurial opportunities for small artisanal producers as well as live/work 
housing.  

• The Conceptual Plan identifies catalytic projects and amenities that can create unique 
community features, such as the Canal Trail, and community gathering spaces, such 
as The Barn.”  

 
2. The proposed PUD encourages land development that, to the greatest extent 

possible, preserves natural vegetation; respects natural topographic and 
geologic conditions; incorporates the unique, natural and scenic features of the 
landscape; and refrains from adversely affecting flood corridors, soil, drainage, 
and other natural ecological conditions. 
No Conflict.  “The most significant ecological and natural features of the plan area are 
the slopes on the north end of the PUD and the Tomichi Creek State Wildlife Area to the 
south. Significant open space zoning is proposed to provide a transition to open spaces 
north of the PUD, protect views, and avoid building on slopes that are not suitable for 
development. Development on these slopes will be guided by the geologic study and the 
City’s slope protection standards. The natural character and ecological health of the area 
has also been addressed within Chapter 6 of the standards document, which provides 
detailed provisions relating to floodplains, wetlands, and wildlife habitat, some of which 
are more stringent than the regulations of the LDC.” 
 

3. The proposed PUD design standards combine and coordinate architectural styles, 
building forms, and structural/visual relationships within an environment that 
allows mixing of different land uses in an innovative and functionally efficient 
manner. 
No Conflict.  “Developments in the PUD will be subject to a comprehensive set of 
residential and nonresidential design standards that address issues such as building 
orientation, articulation, window area, garages, design details, materials, and architectural 
variety. The design standards are generally intended to promote a walkable, pedestrian-
friendly environment by focusing on the experience of the place at a human scale. The 
standards do not prescribe a particular architectural style but allows for a diversity of 
styles as long as the developments meet objective standards pertaining to how the 
building is experienced from the street and relates to pedestrians.” 

 
4. The proposed PUD allows efficient design and use of solar access. 

No Conflict.   The GR PUD will not prevent the use of solar access or use of solar 
energy. 
 

5. The PUD provides for adequate, accessible, and properly located open and 
recreation space, schools or other facilities.  
No Conflict.  “The zoning map designates a minimum of 17% of the gross PUD land 
area in the Open Space (O) zone. As shown in the use table in Section 4.7 of the 
standards document, permitted uses in these areas will be limited to public recreation and 
community facilities. In addition to these pre-defined open space areas, the development 
standards of the PUD require that every residential lot be located within 800 feet from a 
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pocket park and ½ mile from a community park.  
 
Specific locations for school sites are not identified in the PUD; however, the Conceptual 
Plan recognizes schools as an essential element of a walkable and complete community. 
Schools are permitted as conditional uses in all zone districts except for the Event and 
Conference (EC), Large Lot Residential (RL), and Open Space (O) districts. The plan 
envisions that the appropriate location and size of school facilities would be considered 
as part of each Development Phase Review.”    
 
The Annexation Agreement outlines responsibilities of the developer and the City and 
includes land dedications for emergency services, school district, parks and trails and 
public transportation.  Modifications to the Annexation Agreement are reviewed and 
approved by City Council. 

 
6. The PUD promotes the efficient use of land resulting in a network of utilities, streets and 

other infrastructure features that maximize the allocation of fiscal and natural 

resources.  

Possible Conflict.  “A central guiding principle of the Conceptual Plan is financial 
feasibility and resiliency, both for the private developers/property owners and the public 
sector.  The standards for each zone district were tested using real estate pro-forma 
modeling to ensure that the intended building types would be financially feasible to build 
given local costs and market conditions. The allowance for relatively higher density 
development will ensure an efficient use of land and efficient allocation of resources for 
infrastructure and utilities. At the same time, the PUD establishes design standards to 
ensure high-quality development that remains attractive over time and is resilient to 
market fluctuations.”  
 
A short-term water study is being performed to determine capacity needs for existing 
projects within the City and a projected 20% build out of GR.  The water study is 
anticipated for completion on February 14, 2020.  Modifications to the Annexation 
Agreement are also being considered and will be reviewed at the City Council level.  

 
7. The PUD proposes specific uses permitted within a PUD zone district and must be of a 

type and so located as to be compatible with surrounding neighborhoods, community 

character, the City of Gunnison Master Plan and other adopted plans. 

No Conflict.  “Use regulations for the PUD were designed to be generally consistent with 
the uses allowed for each comparable zone district in the LDC, with minor exceptions to 
account for some unique features of the PUD zone districts. Compatibility with 
community character, surrounding neighborhoods, and the City of Gunnison Master Plan 
is addressed in the responses to §10.6.A and C.” 
 

8. The PUD plan protects environmentally sensitive areas, and occurs on land physically 

suited to construction. 

No Conflict.  “Wetlands, floodplains, and areas with steep slopes were mapped and 
considered as part of the Conceptual Plan process, and development is restricted on land 
not physically suited for development by Open Space (O) zoning, wetland setback 
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requirements, floodplain damage prevention standards, and the slope protection standards 
of the Gunnison LDC.” 

 
9. The PUD proposes residential density and maximum non-residential floor area that will 

be compatible with the internal neighborhood design and will not have an adverse effect 

on the adjacent community area.  

Possible Conflict.  “Residential density and other dimensional standards were designed 
to implement the vision and guiding principle of the Conceptual Plan. As described in the 
response to §10.7.E.2, these standards are not anticipated to have an adverse effect on the 
adjacent community area for the following reasons:  
• The location of the PUD is relatively remote from other zone districts and 

neighborhoods in the City of Gunnison, so the impacts of development within the 
district will not have a direct impact on the adjacent community area.  

• Developments in the PUD will be subject to a comprehensive set of design standards 
that address issues such as building orientation, articulation, window area, garages, 
design details, materials, and architectural variety. These standards can mitigate the 
impact of higher density development by requiring high-quality design and attention 
to detail.” 

 
10. The PUD plan proposes at least 15 percent of the total gross area for common open 

space, and at least one half of this common open space shall be developed for recreation 

which may include playing fields, tennis courts, picnic sites, trails, fishing access and 

similar recreation sites. 

No Conflict.  The zoning map designates a minimum of 17% of the gross PUD land area 
in the Open Space (O) zone. All of the recreational facilities noted above are a permitted 
use in the Open Space zone. Additionally, it is required that all residential lots be located 
within 800 feet of a pocket park and within a ½ mile from a community park, which must 
include facilities for active recreation. A network of trails will also be required to be 
developed within the PUD. 
 

11. The PUD plan provides a higher quality development than found in traditional zone 

districts.   

No Conflict.  “The standards of the PUD go beyond those required generally in the LDC 
in order to produce higher quality development.”  Higher standards proposed within the 
GR PUD document includes design standards for all development, 50-foot landscaped 
buffer from Highway 50, standards that promote safety and efficiency for all modes of 
travel, and park and trail requirements that are more stringent than the LDC. 
 

12. The boundary between a PUD and adjacent land uses shall provide an adequate 

transition between land uses. 

No Conflict.  “The Conceptual Plan was designed to integrate with the surrounding 
context and maximize the unique opportunities presented by the area. The compatibility 
of the PUD with adjacent land uses on all sides of the site is described in the response to 
§10.6.C.” (Compatibility with Surrounding Zone Districts and Uses) 

 
 

69



STAFF REPORT 
MAJOR CHANGE TO A PUD 

Cascadia Partners, LLC 
 

 
 

STAFF RECOMMENDATION  
A motion to continue Zoning Amendment application ZA 20-1, for a Major Change to a PUD 
application for Gunnison Rising to March 11, 2020 at 7:30 p.m. (or March 25, 2020 at 7:00 p.m.) 
to provide time for possible amendments of the PUD based on results of the Water Study, 
comments from the public and from the Planning and Zoning Commission and resolution of the 
WSCU Foundation property. 
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Major Change to a PUD, ZA 20-1. 
Application materials dated January 16, 2020: 
 

• Application Form * 
• Written Statement * 
• Proposed Development Standards * 
• Appendix A - Site Vicinity Map * 
• Appendix B - Survey and Topo Map 
• Appendix C - Illustrated Conceptual Plan  
• Appendix D - Zoning Districts Plan * 
• Appendix E - Street Network Plan & Cross-Sections * 
• Appendix F - Parks, Open Space, Trails Plan * 
• Appendix G - Public Facilities Plan * 
• Appendix H - Stormwater Management Master Plan 
• Appendix I - Wastewater Capacity Studies  
• Appendix J - Electric Service Expansion Study  
• Appendix K - Traffic Impact Analyses 
• Appendix L - Preliminary Geotechnical Investigation 
• Appendix M - Wetlands Map 
• Appendix N - Avigation Easement 
• Appendix O - Xeriscape Requirements & Plant List  
• Appendix P - Gunnison Rising CCRs  
• Appendix Q - Letter from Colorado Division of Wildlife  
• Appendix R - City of Gunnison Municipal Code 
• Appendix S - Legal Descriptions 

        
 

  *Updated material since first application ZA 19-7 
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http://www.gunnisonco.gov/Comm%20Dev/Gunnison%20Rising%20PUD%20Major%20Change%20Application%20Form%20010920.pdf
http://www.gunnisonco.gov/Comm%20Dev/Gunnison%20Rising%20PUD%20Written%20Statement%20011020.pdf
http://www.gunnisonco.gov/Comm%20Dev/Gunnison%20Rising%20PUD%20Development%20Standards%20011020.pdf
http://www.gunnisonco.gov/Comm%20Dev/Appendix%20A%20-%20Site%20Vicinity%20Map%2001102020.pdf
http://www.gunnisonco.gov/Planning/Gunnison%20Rising/Appendix%20B%20-%20Survey%20and%20Topo%20Map%20100819.pdf
http://www.gunnisonco.gov/Comm%20Dev/Appendix%20C%20-%20Illustrated%20Conceptual%20Plan%2001102020.pdf
http://www.gunnisonco.gov/Comm%20Dev/Appendix%20D%20-%20Zoning%20Districts%20Plan%2001102020.pdf
http://www.gunnisonco.gov/Comm%20Dev/Appendix%20E%20-%20Street%20Network%20Plan%20&%20Cross-Sections%2001102020.pdf
http://www.gunnisonco.gov/Comm%20Dev/Appendix%20F%20-%20Parks,%20Open%20Space,%20Trails%20Plan%2001102020.pdf
http://www.gunnisonco.gov/Appendix%20G%20-%20Public%20Facilities%20Plan%2001102020.pdf
http://www.gunnisonco.gov/Planning/Gunnison%20Rising/Appendix%20H%20-%20Stormwater%20Management%20Master%20Plan%20100819Reduced.pdf
http://www.gunnisonco.gov/Comm%20Dev/Appendix%20I%20-%20Wastewater%20Capacity%20Studies%2001102020.pdf
http://www.gunnisonco.gov/Comm%20Dev/Appendix%20J%20-%20Electric%20Service%20Expansion%20Study%20-%2001102020.pdf
http://www.gunnisonco.gov/Planning/Gunnison%20Rising/Appendix%20K%20-%20Traffic%20Impact%20Analyses%20121206Reduced.pdf
http://www.gunnisonco.gov/Planning/Gunnison%20Rising/Appendix%20L%20-%20Preliminary%20Geotechnical%20Investigation%20021808reduced.pdf
http://www.gunnisonco.gov/Planning/Gunnison%20Rising/Appendix%20M%20-%20Wetlands%20Map%20100819.pdf
http://www.gunnisonco.gov/Planning/Gunnison%20Rising/Appendix%20N%20-%20Avigation%20Easement%20022410.pdf
http://www.gunnisonco.gov/Comm%20Dev/Appendix%20O%20-%20Xeriscape%20Requirements%20&%20Plant%20List%2001102020.pdf
http://www.gunnisonco.gov/Comm%20Dev/Appendix%20P%20-%20Gunnison%20Rising%20CCRs%2001102020.pdf
http://www.gunnisonco.gov/Planning/Gunnison%20Rising/Appendix%20Q%20-%20Letter%20from%20Colorado%20Division%20of%20Wildlife%20020409.pdf
https://www.codepublishing.com/CO/Gunnison/
http://www.gunnisonco.gov/Planning/Gunnison%20Rising/Appendix%20S%20-%20Legal%20Descriptions%20100819.pdf
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GUNNISON RISING PUD - MAJOR CHANGE 

To:  Andie Ruggera and Anton Sinkewich, City of Gunnison 

From:  Alex Joyce and Jamin Kimmell, Cascadia Partners LLC 

Date:  January 10, 2020 

Re: Gunnison Rising PUD Major Change – Revisions to PZC Hearing #1 Submittal 

The purpose of this memo is to summarize revisions made to the Gunnison Rising PUD Major Change 

application in response to feedback from the Planning and Zoning Commission (PZC) at the December 11th 

public hearing, subsequent staff review comments, and to address discrepancies in the boundary of the PUD. 

Boundary Change 

A minor change has been made to the boundary of the PUD to address a discrepancy between the 

Conceptual Plan area and the regulatory boundary of the proposed PUD. A property on the western 

boundary of the PUD owned by the Varra family (parcel number 370136003004) was included in the 

Conceptual Plan but not included in the original 2009 Gunnison Rising PUD. The area abuts Georgia Avenue 

and an important north-south Gateway street, so it is advantageous for it to be subject to a consistent set of 

zoning and development standards as adjacent properties that abut these streets. The area is approximately 

5.2 acres and is proposed to be zoned Traditional Neighborhood (R2-2400) and Main Street (CM). All maps 

have been updated to include this area (see Figure 1 below). 

Figure 1. Varra Property Added to Gunnison Rising PUD Boundary 

Previous Boundary    Revised Boundary 
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PZC and Staff Feedback 

Revisions made in response to PZC/staff feedback are summarized in the table below. 

Written Statement 

PZC/Staff Comments Revisions/Response 

Water Master Plan. City engineering staff have 
decided to undertake a citywide master plan study 
of the water system. The study will evaluate long-
term water system capacity and improvement 
needs for the entire City, including the full buildout 
of Gunnison Rising. Staff have requested that 
Gunnison Valley Properties provide projected 
development levels (dwelling units and square 
footage of non-residential space) at 5, 10, and 20 
years into the future.  
 

The written statement has been revised to identify that 
the applicant is working with City staff to coordinate the 
water study. Cascadia Partners staff will provide land 
use projections and any other necessary information to 
City staff and the consulting engineers. Gunnison Valley 
Properties will contribute a proportionate share of 
funding to the citywide water study.  
 
If needed, the sizing and design of water facilities, as 
identified in the Public Facilities Plan, will be updated to 
align with the findings and recommendations of the 
water study. The applicant requests that the PZC 
approve the current Public Facilities Plan with the 
condition that the plan be updated as necessary to 
incorporate the recommendations of the study. 

PUD Development Standards Document 

PZC/Staff Comments Revisions/Response 

Design Standards. Commissioners expressed 
concerns that the design standards may be too 
restrictive and/or could raise construction costs, 
especially standards related to materials and design 
detailing.  
  

An exceptions process was defined in order to address 
this concern. The process allows for an exception to one 
or more design standards as long as the applicant can 
demonstrate one of two circumstances is met: 

1. Physical characteristics of the site make 
compliance impractical; 

2. The alternative design equally or better meets 
the intent of the standard or the overall 
purpose of the design standards generally.  

 
For each design standard, a statement was added to 
clearly describe the intent of the standard. These 
statements would be referred to when evaluating the 
merit of an exception request. Exception requests would 
be reviewed by the PZC. Exceptions would not require a 
variance or waiver application.  
 
The exceptions process will provide flexibility for 
alternative designs which may be more desirable or cost 
effective than what would be required to strictly meet 
the standard, while limiting the use of exceptions to 
circumstances in which they are warranted. 
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Use Regulations. Commissioners expressed some 
concerns that some zones, particularly the Maker 
District and Event Center District, would too 
narrowly restrict the range of allowed uses. 
Commissioners noted that some larger format 
industrial or commercial uses (i.e. a larger 
manufacturing business or a “big box” retail store) 
may be appropriate and desirable in these 
locations. 
 

The use regulations were thoroughly reviewed in 
response to this concern. Generally, the use regulations 
would allow the larger format industrial or commercial 
developments that were noted by the Commission, but 
some minor adjustments were made. These include: 

• Changing most uses in the “Industrial Sales and 
Service” category from conditional to permitted 
uses in the Maker District. 

• Changing most uses in the “Industrial Sales and 
Service” category from prohibited to permitted 
or conditional uses in the Event Center District. 

• Allowing a wider range of uses in the 
“Manufacturing and Production”, “Vehicle 
Repair”, “Warehouse and Freight Movement” 
category in the Event Center District. 

Appendix G – Public Facilities Plan 

Staff Comments Revisions 

Location of Substation. The potential new electrical 
substation is not within Gunnison Rising (as shown 
on Facilities Plan). The substation needs to be 
moved to Gunnison Rising or an easements/transfer 
of property need to be given to the City from 
Western Colorado University. 

The precise location of the substation is not known, but 
it may be feasible to locate it within the boundaries of 
the Gunnison Rising PUD. The conceptual location of the 
substation has been updated on Public Facilities plan; 
however, the precise location will be determined 
through future study. If the substation needs to be 
located on Western property outside the PUD then an 
easement or acquisition of the property would occur. 
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1/2014 

Application Fact Sheet  City of Gunnison 
City of Gunnison Land Development Code P.O. Box 239 
Minimum Application Contents  Gunnison, CO 81230 
In accordance with §6.5 C. (970)641-8090

Applicant Name(s):  

Phone #: _____________  Fax #:  _____________ E-Mail: ____________________________ 

Mailing Address:______________________________________________________________ 

City:_________________________State: _____________________Zip:_________________ 

Legal Description 

Site Address of Property:_______________________________  Zoning _________________ 
Block:_________________Lot(s):_________________Addition:_________________ 

Disclosure of Ownership- Please provide one of the following: 

   Assessor Parcel Info           Mortgage              Deed        Judgments  

   Liens                          Contract           Easement Agreement       Other Agreements 

Summary of Request: 

Attachments:       Vicinity Map (8.5"X11")   Description of Proposal  

  Names, Addresses and Map of  Adjoining Property Owners (From Assessor’s Office)     

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

    Site Plan (11"x17") to scale, includes dimensions and location of all structures, parking spaces and access, snow 
storage, landscaping, live cover, utility lines, road/street names, land uses of adjacent properties, setbacks.  Include a 
table for all dimensional requirements based on §2.6.  (See attached sample) 

YOU ARE REQUIRED TO SUBMIT FOUR (4) COMPLETE COPIES OF YOUR APPLICATION 

Signature(s)   
__________________________________________________________   Date ____________ 
__________________________________________________________   Date ____________ 

For Office Use Only 
  Conditional Use         Variance     Zoning Amendment  
  Major Subdivision         Minor Subdivision     Subdivision Exemption 
  Mobile Home/RV Park         PUD    Vacation     
  Consolidated Application 
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Gunnison County, CO

Developed by

?

Account
Number  

R071006

Parcel
Number

3699-000-

00-133

Account
Type

Agricultural

Lot/Block n/a

Tax
District   

101

Acres 388.519

Owner Address  GUNNISON VALLEY PROPERTIES LLC C/O BYRON

CHRISMAN 

864 W SOUTH BOULDER RD 

LOUISVILLE, CO 80027-2410

Physical Address  , GUNNISON

Subdivision n/a

LEA n/a

Legal Description  TRACT IN PT SE4SW4. SEC 30. PT S2N2. PT

SW4NW4NW4. PT NE4NW4. PT N2S2. SW4SE4. PT

SE4SW4. SEC 31 50N1E TOTAL 388.519 AC #611266

(Note: Legal Description above is abbreviated for use

on Assessor records and is not valid for use on legal

documents.)

Total Current
Value

$43,110

Current
Assessed
Value  

$12,500

Mill Levy 59.656

Total Value $43,110

Last Year
Taxes  

$718

Last 2 Sales
Date  Price  Qualified  
n/a  $  n/a  

  $    

This electronic transmission may contain a map, diagram or information prepared by Gunnison County and represents generalized geographic data for general planning purposes
only. The data portrayed should not be relied upon to establish legal title, boundary lines, the precise location of improvements, ownership, maintenance, easements or public rights-
of-ways.

Date created: 10/9/2019
Last Data Uploaded: 10/9/2019 1:13:42 AM

3,425 ft

Overview

Legend

Parcels

Roads

Back Roads

Local Roads

State Highways

Unconstructed

City Labels

County Outlines

<all other values>

Gunnison
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10/9/2019 qPublic.net - Gunnison County, CO

https://qpublic.schneidercorp.com/Application.aspx?AppID=1013&LayerID=20774&PageTypeID=4&PageID=8994&Q=466948552&KeyValue=R071006# 2/2

Download

Recent Sales in Area

No data available for the following modules: Sales and Conveyance, Buildings, Photos, Sketches.

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

Version 2.3.8

The Gunnison County Assessor's Of�ce makes every effort to produce the most accurate information possible. No warranties, expressed or
implied, are provided for the data herein, its use or interpretation. All assessment information is subject to change before the next certi�ed
tax roll.
User Privacy Policy 
GDPR Privacy Notice

Last Data Upload: 10/8/2019, 10:13:42 PM

Developed by

80

https://www.schneidergis.com/privacypolicy
https://www.schneidergis.com/gdprprivacynotice
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Gunnison County, CO

Developed by

?

Account
Number  

R071005

Parcel
Number

3699-000-

08-001

Account
Type

Agricultural

Lot/Block n/a

Tax
District   

101

Acres 40.191

Owner Address  GUNNISON VALLEY PROPERTIES LLC C/O BYRON

CHRISMAN 

864 W SOUTH BOULDER RD 

LOUISVILLE, CO 80027-2410

Physical Address  
Subdivision GUNNISON RISING SUBDIVISION NO 1

LEA ECON 1 MEADOW (12070)

Legal Description  TRACT A GUNNISON RISING SUBDIVISION NO 1

PLAT #610833

(Note: Legal Description above is abbreviated for use

on Assessor records and is not valid for use on legal

documents.)

Total Current
Value

$15,090

Current
Assessed
Value  

$4,380

Mill Levy 59.656

Total Value $15,090

Last Year
Taxes  

$252

Last 2 Sales
Date  Price  Qualified  
n/a  $  n/a  

  $    

This electronic transmission may contain a map, diagram or information prepared by Gunnison County and represents generalized geographic data for general planning purposes
only. The data portrayed should not be relied upon to establish legal title, boundary lines, the precise location of improvements, ownership, maintenance, easements or public rights-
of-ways.

Date created: 10/9/2019
Last Data Uploaded: 10/9/2019 1:13:42 AM

3,425 ft

Overview

Legend

Parcels

Roads

Back Roads

Local Roads

State Highways

Unconstructed

City Labels

County Outlines

<all other values>

Gunnison
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10/9/2019 qPublic.net - Gunnison County, CO

https://qpublic.schneidercorp.com/Application.aspx?AppID=1013&LayerID=20774&PageTypeID=4&PageID=8994&Q=957705759&KeyValue=R071005 2/2

Download

Recent Sales in Area  Recent Sales in Subdivision

No data available for the following modules: Sales and Conveyance, Buildings, Photos, Sketches.

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

Version 2.3.8

The Gunnison County Assessor's Of�ce makes every effort to produce the most accurate information possible. No warranties, expressed or
implied, are provided for the data herein, its use or interpretation. All assessment information is subject to change before the next certi�ed
tax roll.
User Privacy Policy 
GDPR Privacy Notice

Last Data Upload: 10/8/2019, 10:13:42 PM

Developed by
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Gunnison County, CO

Developed by

?

Account
Number  

R011049

Parcel
Number

3789-

000-00-

070

Account
Type

Mixed

Use

Lot/Block n/a

Tax
District   

101

Acres 166.43

Owner Address  GUNNISON VALLEY PROPERTIES LLC C/O

BYRON CHRISMAN 

864 W SOUTH BOULDER RD 

LOUISVILLE, CO 80027-2410

Physical Address  , GUNNISON

Subdivision n/a

LEA ECON 1 MEADOW (12070)

Legal Description  TRACT IN PART OF NW4NE4. PART OF N2NW4.

SEC 5, PART OF N2NE4. PART OF

NW4NW4NE4.PART OF LOTS 3 & 4. SEC 6 49N1E

TOTAL 166.43 AC #611266

(Note: Legal Description above is abbreviated for

use on Assessor records and is not valid for use on

legal documents.)

Total
Current
Value

$85,060

Current
Assessed
Value  

$24,670

Mill Levy 59.656

Total
Value

$85,060

Last
Year
Taxes  

$3,673

Last 2 Sales
Date  Price  Qualified  
7/27/2005  $5,350,000  U  

6/1/2003  $3,000,000  U  

This electronic transmission may contain a map, diagram or information prepared by Gunnison County and represents generalized geographic data for general planning purposes
only. The data portrayed should not be relied upon to establish legal title, boundary lines, the precise location of improvements, ownership, maintenance, easements or public rights-
of-ways.

Date created: 10/9/2019
Last Data Uploaded: 10/9/2019 1:13:42 AM

3,425 ft

Overview

Legend

Parcels

Roads

Back Roads

Local Roads

State Highways

Unconstructed

City Labels

County Outlines

<all other values>

Gunnison
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10/9/2019 qPublic.net - Gunnison County, CO

https://qpublic.schneidercorp.com/Application.aspx?AppID=1013&LayerID=20774&PageTypeID=4&PageID=8994&Q=121667505&KeyValue=R011049 2/5

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

MEADOW HAY LAND-
AGRICULTURAL

Agricultural 12.81 YEAR
ROUND

INSTALLED ISDS SEPTIC SYSTEM
INSTALLED

WELL
INSTALLED

LAND TYPE PRIMARY -
MEADOW

GRAZING LAND-AGRICULTURAL Agricultural 7.66 YEAR
ROUND

INSTALLED ISDS SEPTIC SYSTEM
INSTALLED

WELL
INSTALLED

LAND TYPE PRIMARY -
MEADOW

OTHER LAND-AGRICULTURAL Agricultural 2.72 YEAR
ROUND

INSTALLED ISDS SEPTIC SYSTEM
INSTALLED

WELL
INSTALLED

LAND TYPE PRIMARY -
MEADOW

MEADOW HAY LAND-
AGRICULTURAL

Agricultural 35.62 YEAR
ROUND

INSTALLED ISDS SEPTIC SYSTEM
INSTALLED

WELL
INSTALLED

LAND TYPE PRIMARY -
MEADOW

MEADOW HAY LAND-
AGRICULTURAL

Agricultural 25.62 YEAR
ROUND

INSTALLED ISDS SEPTIC SYSTEM
INSTALLED

WELL
INSTALLED

LAND TYPE PRIMARY -
MEADOW

SPEC.PURPOSE-LAND Commercial 2.95 YEAR
ROUND

INSTALLED ISDS SEPTIC SYSTEM
INSTALLED

WELL
INSTALLED

LAND TYPE PRIMARY -
MEADOW

MEADOW HAY LAND-
AGRICULTURAL

Agricultural 18.50 YEAR
ROUND

INSTALLED ISDS SEPTIC SYSTEM
INSTALLED

WELL
INSTALLED

LAND TYPE PRIMARY -
MEADOW

MEADOW HAY LAND-
AGRICULTURAL

Agricultural 42.70 YEAR
ROUND

INSTALLED ISDS SEPTIC SYSTEM
INSTALLED

WELL
INSTALLED

LAND TYPE PRIMARY -
MEADOW

GRAZING LAND-AGRICULTURAL Agricultural 17.85 YEAR
ROUND

INSTALLED ISDS SEPTIC SYSTEM
INSTALLED

WELL
INSTALLED

LAND TYPE PRIMARY -
MEADOW

Sale Date
Sale 

Amount
Adjusted 

Sales Price Grantor Grantee

Vacant or
Improved 

(at time of sale) Reception # Deed Type

7/27/2005 $5,350,000 $5,350,000 GARFIELD PARTNERSHIP GUNNISON VALLEY PARTNERS
LLC

Improved 556289 WARRANTY DEED -
FEE

6/1/2003 $3,000,000 $3,000,000 GARFIELD INVESTMENTS
INC

GARFIELD PARTNERSHIP Vacant 556285 WARRANTY DEED -
FEE

2/16/1993 $341,500 $341,500 Unknown Unknown Vacant B000720P000251-
1

WARRANTY DEED -
FEE

Land

Sales and Conveyance

Buildings

Building Number 1
Building Description RESORT
Occupancy Type Bath Houses
Original Year Built
Effective Year Built 1994
Percent Complete 100%
Quality of Construction Fair
Exterior Condition Average
Interior Condition
Bedrooms 0
Bathrooms 0
Stories 1

Roof
Exterior
Foundation Slab
Windows
Primary Heating System
Domestic Hot Water
Landscaping
Above-grade Living Area 954 sqft
Finished Basement
Un�nished Basement
Garage

Building Number 2
Building Description RESORT
Occupancy Type Shed Of�ce Structure
Original Year Built
Effective Year Built 1900
Percent Complete 100%
Quality of Construction Low
Exterior Condition Average
Interior Condition
Bedrooms 0
Bathrooms 0
Stories 1

Roof
Exterior
Foundation Treated Wood
Windows
Primary Heating System
Domestic Hot Water
Landscaping
Above-grade Living Area 176 sqft
Finished Basement
Un�nished Basement
Garage

Building Number 3
Building Description RESORT
Occupancy Type Pavilions
Original Year Built
Effective Year Built 1994
Percent Complete 100%
Quality of Construction Low
Exterior Condition Average
Interior Condition
Bedrooms 0
Bathrooms 0
Stories 1

Roof
Exterior
Foundation Slab
Windows
Primary Heating System
Domestic Hot Water
Landscaping
Above-grade Living Area 7,500 sqft
Finished Basement
Un�nished Basement
Garage

84



Gunnison County, CO

Developed by

?

Account
Number  

R072104

Parcel
Number

3787-010-

00-070

Account
Type

Agricultural

Lot/Block n/a

Tax
District   

101

Acres 16.54

Owner Address  GUNNISON VALLEY PROPERTIES LLC C/O BYRON

CHRISMAN 

864 W SOUTH BOULDER RD 

LOUISVILLE, CO 80027-2410

Physical Address  ,

Subdivision n/a

LEA n/a

Legal Description  16.54 AC IN NE4NE4. SEC 1 49N1W #611266

(Note: Legal Description above is abbreviated for use

on Assessor records and is not valid for use on legal

documents.)

Total Current
Value

$6,210

Current
Assessed
Value  

$1,800

Mill Levy 59.656

Total Value $6,210

Last Year
Taxes  

$104

Last 2 Sales
Date  Price  Qualified  
n/a  $  n/a  

  $    

This electronic transmission may contain a map, diagram or information prepared by Gunnison County and represents generalized geographic data for general planning purposes
only. The data portrayed should not be relied upon to establish legal title, boundary lines, the precise location of improvements, ownership, maintenance, easements or public rights-
of-ways.

Date created: 10/9/2019
Last Data Uploaded: 10/9/2019 1:13:42 AM

3,039 ft

Overview

Legend

Parcels

Roads

Back Roads

Local Roads

State Highways

Unconstructed

City Labels

County Outlines

<all other values>

Gunnison
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10/9/2019 qPublic.net - Gunnison County, CO

https://qpublic.schneidercorp.com/Application.aspx?AppID=1013&LayerID=20774&PageTypeID=4&PageID=8994&Q=1521221539&KeyValue=R072104 2/2

Download

Recent Sales in Area

No data available for the following modules: Sales and Conveyance, Buildings, Sketches.

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

Photos

Version 2.3.8

The Gunnison County Assessor's Of�ce makes every effort to produce the most accurate information possible. No warranties, expressed or
implied, are provided for the data herein, its use or interpretation. All assessment information is subject to change before the next certi�ed
tax roll.
User Privacy Policy 
GDPR Privacy Notice

Last Data Upload: 10/8/2019, 10:13:42 PM

Developed by
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Gunnison County, CO

Developed by

?

Account
Number  

R007692

Parcel
Number

3789-

000-00-

064

Account
Type

Mixed

Use

Lot/Block n/a

Tax
District   

101

Acres 17.304

Owner Address  BRATTON DONNA R 

PO BOX 856 

GUNNISON, CO 81230-0856

Physical Address  42246 US HIGHWAY 50 , GUNNISON

Subdivision n/a

LEA ECON 1 MEADOW (12070)

Legal Description  PT OF E2NW4NE4, & W2NE4NE4, SEC 5 49N1E

17.304 ACRES B498 P828 829 B718 P23 #590107

(Note: Legal Description above is abbreviated for use

on Assessor records and is not valid for use on legal

documents.)

Total
Current
Value

$723,790

Current
Assessed
Value  

$44,930

Mill Levy 59.656

Total
Value

$723,790

Last
Year
Taxes  

$2,357

Last 2 Sales
Date  Price  Qualified  
4/15/2009  $0  U  

  $    

This electronic transmission may contain a map, diagram or information prepared by Gunnison County and represents generalized geographic data for general planning purposes
only. The data portrayed should not be relied upon to establish legal title, boundary lines, the precise location of improvements, ownership, maintenance, easements or public rights-
of-ways.

Date created: 10/9/2019
Last Data Uploaded: 10/9/2019 1:13:42 AM

3,425 ft

Overview

Legend

Parcels

Roads

Back Roads

Local Roads

State Highways

Unconstructed

City Labels

County Outlines

<all other values>

Gunnison
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10/9/2019 qPublic.net - Gunnison County, CO

https://qpublic.schneidercorp.com/Application.aspx?AppID=1013&LayerID=20774&PageTypeID=4&PageID=8994&KeyValue=R007692 2/4

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

MEADOW HAY LAND-
AGRICULTURAL

Agricultural 3.61 YEAR AROUND GOVT
MAINTAINED

INSTALLED ISDS SEPTIC
SYSTEM INSTALLED

WELL
INSTALLED

LAND TYPE PRIMARY - MEADOW
UNIQUE CHARACTERISTICS - WATER

INFLUENCE
UNIQUE CHARACTERISTICS - HIGHWAY

INFLUENCE
SITE IMPROVEMENTS - IMPROVED DIRT

OR GRAVEL DRIVEWAY
VIEWS - SCENIC OR ABOVE AVERAGE

GRAZING LAND-
AGRICULTURAL

Agricultural 11.69 YEAR AROUND GOVT
MAINTAINED

INSTALLED ISDS SEPTIC
SYSTEM INSTALLED

WELL
INSTALLED

LAND TYPE PRIMARY - MEADOW
UNIQUE CHARACTERISTICS - WATER

INFLUENCE
UNIQUE CHARACTERISTICS - HIGHWAY

INFLUENCE
SITE IMPROVEMENTS - IMPROVED DIRT

OR GRAVEL DRIVEWAY
VIEWS - SCENIC OR ABOVE AVERAGE

Sale Date
Sale 

Amount
Adjusted 

Sales Price Grantor Grantee
Vacant or Improved 

(at time of sale) Reception # Deed Type

4/15/2009 $0 $0 BRATTON L RICHARD BRATTON DONNA R   590107 WARRANTY DEED - NO FEE

Download

Recent Sales in Area

Sales and Conveyance

Buildings

Building Number 1
Building Description Single Family Dwelling
Occupancy Type CONVENTIONAL
Original Year Built 1977
Effective Year Built 1977
Percent Complete 100%
Quality of Construction Good
Exterior Condition Average
Interior Condition Good
Bedrooms 4
Bathrooms 3
Stories 3

Roof Composition - Asphalt Shingle
Exterior Stone & Wood or Log
Foundation Concrete
Windows Average
Primary Heating System
Domestic Hot Water
Landscaping Above Average
Above-grade Living Area 3,324 sqft
Finished Basement
Un�nished Basement
Garage 728 sqft

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

Photos
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Gunnison County, CO

Developed by

?

Account
Number  

R002469

Parcel
Number

3789-000-

00-072

Account
Type

Agricultural

Lot/Block n/a

Tax
District   

100

Acres 10.4

Owner Address  GUNNISON VALLEY PROPERTIES LLC C/O

BYRON CHRISMAN 

864 W SOUTH BOULDER RD 

LOUISVILLE, CO 80027-2410

Physical Address  
Subdivision n/a

LEA n/a

Legal Description  6.47 AC IN LOT 3. 3.93 AC IN SE4NW4. SEC 6

49N1E #611266

(Note: Legal Description above is abbreviated for

use on Assessor records and is not valid for use

on legal documents.)

Total
Current
Value

$3,910

Current
Assessed
Value  

$1,130

Mill Levy 55.148

Total
Value

$3,910

Last
Year
Taxes  

$60

Last 2 Sales
Date  Price  Qualified  
7/27/2005  $5,350,000  U  

6/1/2003  $3,000,000  U  

This electronic transmission may contain a map, diagram or information prepared by Gunnison County and represents generalized geographic data for general planning purposes
only. The data portrayed should not be relied upon to establish legal title, boundary lines, the precise location of improvements, ownership, maintenance, easements or public rights-
of-ways.

Date created: 10/9/2019
Last Data Uploaded: 10/9/2019 1:13:42 AM

3,425 ft

Overview

Legend

Parcels

Roads

Back Roads

Local Roads

State Highways

Unconstructed

City Labels

County Outlines

<all other values>

Gunnison
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10/9/2019 qPublic.net - Gunnison County, CO

https://qpublic.schneidercorp.com/Application.aspx?AppID=1013&LayerID=20774&PageTypeID=4&PageID=8994&Q=1680698443&KeyValue=R002469 2/2

Sale Date
Sale 

Amount
Adjusted 

Sales Price Grantor Grantee

Vacant or
Improved 

(at time of sale) Reception # Deed Type

7/27/2005 $5,350,000 $5,350,000 GARFIELD PARTNERSHIP GUNNISON VALLEY PARTNERS
LLC

Improved 556289 WARRANTY DEED -
FEE

6/1/2003 $3,000,000 $3,000,000 GARFIELD INVESTMENTS
INC

GARFIELD PARTNERSHIP Vacant 556285 WARRANTY DEED -
FEE

2/16/1993 $341,500 $341,500 Unknown Unknown Vacant B000720P000251-
1

WARRANTY DEED -
FEE

Download

Recent Sales in Area

No data available for the following modules: Buildings, Sketches.

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

Photos

Version 2.3.8

The Gunnison County Assessor's Of�ce makes every effort to produce the most accurate information possible. No warranties, expressed or
implied, are provided for the data herein, its use or interpretation. All assessment information is subject to change before the next certi�ed
tax roll.
User Privacy Policy 
GDPR Privacy Notice

Last Data Upload: 10/8/2019, 10:13:42 PM

Developed by
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Gunnison County, CO

Developed by

?

Account
Number  

R071037

Parcel
Number

3701-360-

03-004

Account
Type

Agricultural

Lot/Block B

Tax
District   

100

Acres 5.2

Owner Address  VARRA PASQUALE 

8120 GAGE ST 

FREDERICK, CO 80516-

Physical Address  COLLEGE AVE , GUNNISON

Subdivision WILSON SUBDIVISION

LEA GUNNISON RESIDENTIAL VACANT (10250)

Legal Description  E 5.2 AC OF TRACT B WILSON SUBDIVISION (SEC 31)

#618344 #639737

(Note: Legal Description above is abbreviated for use

on Assessor records and is not valid for use on legal

documents.)

Total Current
Value

$1,950

Current
Assessed
Value  

$570

Mill Levy 53.67

Total Value $1,950

Last Year
Taxes  

$30

Last 2 Sales
Date  Price  Qualified  
n/a  $  n/a  

  $    

This electronic transmission may contain a map, diagram or information prepared by Gunnison County and represents generalized geographic data for general planning purposes
only. The data portrayed should not be relied upon to establish legal title, boundary lines, the precise location of improvements, ownership, maintenance, easements or public rights-
of-ways.

Date created: 1/10/2020
Last Data Uploaded: 1/10/2020 6:18:46 AM

569 ft

Overview

Legend

Parcels

Roads

Back Roads

Local Roads

State Highways

Unconstructed

City Labels

County Outlines

<all other values>

Gunnison
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Year Actual Value Assessed Value Mill Levy Ad Valorem Taxes

2018 $1,880 $550 55.148 $30.33

2017 $1,880 $550 55.842 $30.71

2016 $1,780 $520 55.624 $28.93

2015 $1,780 $520 54.929 $28.55

2014 $1,660 $480 56.217 $27.00

2013 $1,660 $480 49.778 $23.91

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

MEADOW HAY
LAND-
AGRICULTURAL

Agricultural 3.02 YEAR
AROUND

GOVT
MAINTAINED

NOT
INSTALLED
AVAILABLE
NEAR SITE

CENTRAL
AVAILABLE
NEAR SITE

DOMESTIC
AVAILABLE
NEAR SITE

LAND TYPE
PRIMARY -
MEADOW

TREE TYPE -
COTTONWOOD

UNIQUE
CHARACTERISTICS

- HIGHWAY
INFLUENCE

SITE
IMPROVEMENTS -

UNIMPROVED
DIRT DRIVEWAY
VIEWS - SCENIC

OR ABOVE
AVERAGE

MEADOW HAY
LAND-
AGRICULTURAL

Agricultural 2.18 YEAR
AROUND

GOVT
MAINTAINED

NOT
INSTALLED
AVAILABLE
NEAR SITE

CENTRAL
AVAILABLE
NEAR SITE

DOMESTIC
AVAILABLE
NEAR SITE

LAND TYPE
PRIMARY -
MEADOW

TREE TYPE -
COTTONWOOD

UNIQUE
CHARACTERISTICS

- HIGHWAY
INFLUENCE

SITE
IMPROVEMENTS -

UNIMPROVED
DIRT DRIVEWAY
VIEWS - SCENIC

OR ABOVE
AVERAGE

Prior Year Assessment Information

Land
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ADJOINING PROPERTY OWNERS WITHIN 100 FEET OF GUNNISON RISING PUD (UPDATED TO INCLUDE VARRA PROPERTY 1-9-2020)

ParcelId OwnerName OwnerAddress1 OwnerAddress2 OwnerAddress3 OwnerCityStZip

R001441 WESTERN STATE COLLEGE 600 N ADAMS ST GUNNISON, CO 81231-7000

R001924 GUNNISON COUNTY PIONEER & HISTORICAL SOCIETY PO BOX 824 GUNNISON, CO 81230-0824

R002469 GUNNISON VALLEY PROPERTIES LLC C/O BYRON CHRISMAN 864 W SOUTH BOULDER RD LOUISVILLE, CO 80027-2410

R006980 WHITESIDES ROBERT D 239 UTE LN GUNNISON, CO 81230-9501

R007135 STERLING DONALD L 351 UTE LN GUNNISON, CO 81230-8703

R007135 STERLING PATRICIA A 351 UTE LN GUNNISON, CO 81230-8703

R007635 BARTON FREDERICK M 401 UTE LN GUNNISON, CO 81230-8703

R007635 BARTON MELVA 401 UTE LN GUNNISON, CO 81230-8703

R007692 BRATTON DONNA R PO BOX 856 GUNNISON, CO 81230-0856

R007848 RINALDI PETER W 287 UTE LN GUNNISON, CO 81230-9501

R007848 RINALDI SUSAN D 287 UTE LN GUNNISON, CO 81230-9501

R007976 COLBURN MAGALI DANIELLE 379 UTE LN GUNNISON, CO 81230-8703

R007976 HEMKER SPENCER CALEB 379 UTE LN GUNNISON, CO 81230-8703

R008065 BROOKS DEBRA J 197 UTE LN GUNNISON, CO 81230-9501

R008065 BROOKS MICHAEL R 197 UTE LN GUNNISON, CO 81230-9501

R008810 ANDERSON ROBERTA 433 UTE LN GUNNISON, CO 81230-8703

R008810 ANDERSON ROY W 433 UTE LN GUNNISON, CO 81230-8703

R008922 WESTERN STATE COLORADO UNIVERSITY 600 N ADAMS ST GUNNISON, CO 81231-7000

R010309 WESTERN STATE COLORADO UNIVERSITY FOUNDATION PO BOX 1264 GUNNISON, CO 81230-1264

R010309 WESTERN STATE COLORADO UNIVERSITY FOUNDATION PO BOX 1264 GUNNISON, CO 81230-

R011049 GUNNISON VALLEY PROPERTIES LLC C/O BYRON CHRISMAN 864 W SOUTH BOULDER RD LOUISVILLE, CO 80027-2410

R027035 GUNNISON COUNTY 200 E VIRGINIA AVE GUNNISON, CO 81230-2248

R032709 BOARD OF COUNTY COMMISSIONERS OF THE COUNTY OF GUNNISON COLORADO 200 E VIRGINIA AVE STE 104 GUNNISON, CO 81230-2248

R033098 U S A - BLM WASHINGTON, DC 20013

R033230 GUNNISON CEMETERY DISTRICT #1 PO BOX 7079 GUNNISON, CO 81230-7079

R042903 DIVISION OF WILDLIFE 6060 BROADWAY DENVER, CO 80216-1029

R043517 BOARD OF COUNTY COMMISSIONERS OF THE COUNTY OF GUNNISON COLORADO 200 E VIRGINIA AVE STE 104 GUNNISON, CO 81230-2248

R043518 BOARD OF COUNTY COMMISSIONERS OF THE COUNTY OF GUNNISON COLORADO 200 E VIRGINIA AVE STE 104 GUNNISON, CO 81230-2248

R043519 BOARD OF COUNTY COMMISSIONERS OF THE COUNTY OF GUNNISON COLORADO 200 E VIRGINIA AVE STE 104 GUNNISON, CO 81230-2248

R045466 WESTERN STATE COLORADO UNIVERSITY FOUNDATION PO BOX 1264 GUNNISON, CO 81230-1264

R045546 DIVISION OF WILDLIFE 6060 BROADWAY DENVER, CO 80216-1029

R045547 DIVISION OF WILDLIFE 6060 BROADWAY DENVER, CO 80216-1029

R070445 GUNNISON CEMETERY DISTRICT #1 PO BOX 7079 GUNNISON, CO 81230-7079

R071005 GUNNISON VALLEY PROPERTIES LLC C/O BYRON CHRISMAN 864 W SOUTH BOULDER RD LOUISVILLE, CO 80027-2410

R071005 GUNNISON VALLEY PROPERTIES LLCC/O BYRON CHRISMAN 864 W SOUTH BOULDER RD LOUISVILLE, CO 80027-

R071006 GUNNISON VALLEY PROPERTIES LLC C/O BYRON CHRISMAN 864 W SOUTH BOULDER RD LOUISVILLE, CO 80027-2410
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R071037 VARRA PASQUALE 8120 GAGE ST FREDERICK, CO 80516-9439

R071037 VARRA PASQUALE 8120 GAGE ST FREDERICK, CO 80516-

R071038 WESTERN STATE COLORADO UNIVERSITY FOUNDATION PO BOX 1264 GUNNISON, CO 81230-1264

R071038 WESTERN STATE COLORADO UNIVERSITY FOUNDATION PO BOX 1264 GUNNISON, CO 81230-

R072103 GUNNISON COUNTY PIONEER & HISTORICAL SOCIETY PO BOX 824 GUNNISON, CO 81230-0824

R072104 GUNNISON VALLEY PROPERTIES LLC C/O BYRON CHRISMAN 864 W SOUTH BOULDER RD LOUISVILLE, CO 80027-2410

R072166 GUNNISON VALLEY PROPERTIES LLC C/O BYRON CHRISMAN 864 W SOUTH BOULDER RD LOUISVILLE, CO 80027-2410
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9GUNNISON RISING  .  CONCEPTUAL MASTER PLAN   .  SEPTEMBER 2018

HIGHWAY 50

GUNNISON RISING

NATURAL SPACE / OPEN SPACE

ROWHOMES

SINGLE FAMILY HOMES & CLUSTER 
COTTAGES

SITE BOUNDARY
PUBLIC TRAIL

RODEO & RECREATION

GOVERNMENT CAMPUS

RV PARK

WETLAND AREA

WATERCOURSE & RIPARIAN AREA

LIVE-WORK TOWNHOMES

RETAIL/OFFICE (FINE GRAIN)

RETAIL (BIG BOX AND FLEX/STRIP)

FLEX INDUSTRIAL / MAKER

GOVERNMENT BUILDINGS

PARK & PLAY SPACE

GREEN BUFFER AREAS

MULTIFAMILY APARTMENTS
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Written Statement 
PUD Major Change Application 

January 2020 

Prepared for the City of Gunnison 

By Gunnison Valley Properties and Cascadia Partners, LLC 
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Gunnison Rising PUD Development Standards List of Appendices 

October 2019 2 

List of Appendices 

Appendix A: Site Vicinity Map 

Appendix B: Survey and Topographic Map 

Appendix C: Illustrated Conceptual Plan 

Appendix D:  Zoning Districts Plan 

Appendix E: Street Network Plan and Cross-Sections 

Appendix F: Parks, Open Space, and Trails Plan 

Appendix G:  Public Facilities Plan 

Appendix H:  Stormwater Management Master Plan 

Appendix I: Wastewater Capacity Studies 

Appendix J:  Electric Service Expansion Study 

Appendix K:  Traffic Impact Analyses 

Appendix L: Preliminary Geotechnical Investigation 

Appendix M: Wetlands Map 

Appendix N: Avigation Easement 

Appendix O:  Xeriscape Requirements and Plant List 

Appendix P: Master Declaration of Covenants, Conditions, Restrictions, and Reservation of 
Easements for Gunnison Rising 

Appendix Q:  Letter from The Colorado Division of Wildlife 

Appendix R:  City of Gunnison Municipal Code (By Reference Only, Not Attached) 

Appendix S: Legal Descriptions 
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Gunnison Rising PUD Written Statement 1 Project Overview 

January 2020 3 

1. Project Overview 

The purpose of this document is to serve as the written statement the application for a Major Change to 

the Gunnison Rising Planned Unit Development (PUD). The Gunnison Land Development Code (LDC) 

states that a PUD is intended to allow and encourage compatible uses to be developed in a manner 

sensitive to natural features and processes, and that are compatible with surrounding land uses” and 

“promote greater flexibility in the placement of structures so as to preserve and take advantage of the 

site's unique, natural resource or scenic features”, among other purposes. The proposed PUD represents 

innovative planning principles and flexible concepts in order to address unique land use relationships, 

including both surrounding uses and potential mixed-use developments within the PUD.  

Conceptual Plan 

The Gunnison Rising PUD is based on a conceptual planning effort in partnership with local leaders from 

the City, County and Western Colorado University. Gunnison Rising presents a once in a lifetime 

opportunity to help shape the future of the entire Gunnison Valley. Rarely is there an opportunity to 

craft a shared vision for an area this large, well-positioned for success and with such natural beauty. The 

plan represents a blueprint for the long-term prosperity for the entire community. The plan document 

and an illustrative master plan for the PUD are included as Appendix C. 

Design and Development Principles  

The Conceptual Plan is founded on the following design and development principles. 

• Traditional Design. Design neighborhoods like we used to, with a traditional gridded block 

structure, sidewalks, street trees, buildings facing the street, front porches – the elements that 

support a strong sense of community.  

• Walkable and Connected. Safe neighborhood walking streets and lively sidewalks in the 

neighborhood centers. A strong, walkable and bikeable connection to downtown with a great 

Georgia Avenue design. A system of trails that runs throughout the neighborhoods, connecting 

all residents to parks and nature. 

• A Vibrant Place. An exciting mix of catalyst projects and amenities for the entire city, including 

community gathering places, hiking and biking trails, creative spaces for local entrepreneurs, 

small neighborhood shops and regional destinations such as a year-round conference center 

with a new, expanded rodeo grounds. 

• Broad Housing Options. Gunnison’s historic neighborhoods serve as a model for the new 

neighborhoods in Gunnison Rising because they have housing options for the entire community: 
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Gunnison Rising PUD Written Statement 1 Project Overview 

January 2020 4 

families, singles, college students, and retirees. Walkable neighborhoods with housing options, 

including workforce housing, and quality design are a cornerstone of Gunnison Rising. 

• Integrated Open Space.  Whether strolling with your family to an evening movie in the park, 

mounting up on bikes to tackle Hartmans Rocks, or casting your fly rod on Tomichi Creek, 

Gunnison Rising is designed to maximize the outdoor lifestyle Gunnison has to offer. The plan 

brings nature to your front door with large regional parks, vista viewpoints and small pocket 

parks within a 5-minute walk of every home. Trails connect to the great outdoors that surround 

Gunnison Rising: the new Signal Peak trail system to the north, a future trail connection south to 

Hartmans Rocks Mountain Bike Park, and into a future Tomichi Creek State Park, with endless 

fishing, hiking and cross-country skiing opportunities.  

• Financial Feasibility and Resiliency. A project of this scale and quality requires a design that 

draws people in, careful phasing, and a strong partnership between the public and private 

sectors, including infrastructure financing tools and a fair sharing of the public infrastructure 

costs. 

Contents of Submittal 

The Major Change application includes the following submittals in response to LDC requirements: 

• Application Form 

• Written Statement (this document) 

• PUD Development Standards Document 

• Supporting Appendices (as listed in the preceding section) 

 

The remainder of this written statement provides responses all applicable standards and approval 

criteria of Section 10 of the LDC. 
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Gunnison Rising PUD Written Statement 2 Responses to Approval Criteria 

January 2020 5 

2. Responses to Approval Criteria 

This section of the statement addresses all code standards and approval criteria that apply to the Major 

Change application. The section includes the relevant code provision (in italics) followed by written 

response from the applicant (see RESPONSE).  

 

§10.4 APPLICATION CONTENTS 

An application for Amendment to the text of this LDC or the boundaries of zone districts, as depicted on 

the Official Zoning Map, shall contain the following: 

 

A. Minimum Contents. The minimum contents for all applications specified in §6.5 C, Minimum 
Application Contents. 
 
RESPONSE: All of the minimum contents specified in §6.5 C are included with the application 
form and attached materials, as specified on the form. 

[…] 

C. Zoning Map Amendment. If the application requests an amendment to the Official Zoning Map, 
it shall include: 

 
a. Zone Districts. The present zone district designation(s) of the property and the zoning of all 

adjacent properties. 
 

RESPONSE: The property is currently zoned consistent with the previously approved PUD land 

use plan, as shown in Figure 2-1. As shown on Figure 2-2, The northern, eastern, and most of the 

southern boundary of the PUD is coterminous with the City boundary. The western boundary of 

the PUD primarily abuts the Western State Colorado University (WSCU) zone, with shorter 

segments abutting the Commercial (C) and Single-Family Residential (R1) zones. A small portion 

of the southern boundary of the PUD abuts the Industrial (I) zone.  

 

b. Survey Map. A stamped survey map and legal description created under the direction of a 
surveyor licensed in the State of Colorado of the property proposed for Amendment, stating 
the area of the property proposed to be amended in square feet or acres. 

 
RESPONSE: A survey map is included as Appendix A to the application.  

 

c. Existing Uses. A description of existing uses on the property and on all adjacent properties. 
 

RESPONSE: The primary use of the property is agricultural, except for the I-Bar Ranch, a live 
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music venue located on the south end of the site. A vicinity map is presented in Figure 2-3. The 

western boundary of the PUD abuts Western Colorado University, a hotel, the Gunnison Pioneer 

Museum, and Jorgenson Park. The southern boundary abuts the Gunnison Airport and Tomichi 

Creek State Wildlife Area. To the west of the PUD if Gunnison Cemetery and the Tomichi Village 

subdivision. The northern boundary of the PUD abuts lands owned by the Federal Bureau of 

Land Management (BLM).   

 

d. Statement of Intended Development. A written statement by the applicant identifying the 
intended use or development of the subject parcel and the timing of said development, 
describing the community need for the change in zoning, and explaining the effect the 
change in zoning would have on surrounding uses, and how the application meets the review 
standards cited in §10.6. Review Standards for Zoning Map Amendments. 

 

RESPONSE: The intent of this Major Change application is to implement the vision of the 

Gunnison Rising Conceptual Plan (“Conceptual Plan”), a planning effort in partnership with local 

leaders from the City, County and Western Colorado University. The Conceptual Plan is included 

as Appendix C to this document. In summary, the guiding principles of the plan are: 

 

• Traditional Design  

• Walkable and Connected Neighborhoods  

• A Vibrant Place  

• Broad Housing Options  

• Integrated Open Space   

• Financial Feasibility and Resiliency 

 

The Conceptual Plan, this written statement, the PUD Development Standards, and associated 

appendices address the information required for a Statement of Intended Development. 
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Figure 2-1. Existing PUD Zoning 
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Figure 2-2. Existing Zoning Context 
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Figure 2-3. Vicinity Map 
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[…] 

§10.6 REVIEW STANDARDS FOR ZONING MAP AMENDMENTS 

An application for an Amendment to the Official Zoning Map shall comply with the following standards: 

 

A. Consistent with Master Plan. The proposed Amendment shall be consistent with the City of 
Gunnison Master Plan. 
 
RESPONSE: The Conceptual Plan is consistent with the overall goals of the Gunnison Master 
Plan, as summarized below: 
 

• Chapter 2: Community Character and Design. The PUD standards include design 
requirements that will ensure a high-quality, attractive, and pedestrian-friendly 
environment. The zone district standards were designed to replicate the positive 
features of the historic neighborhoods in and around downtown Gunnison. 
 

• Chapter 3: Education, Arts, and Literacy. The plan was developed in partnership with 
Western Colorado University to ensure it contributes to the needs of the university, 
including zoning that is supportive of housing options for students and employees. The 
Maker District provides zoning standards that support a variety of artisanal 
manufacturing activities. 
 

• Chapter 4: Environment and Natural Resources. Chapter 6 of the PUD development 
standards regulates development to mitigate impacts to wetlands, floodplains, habitat, 
and wildlife, with some standards that are more restrictive than the City’s Land 
Development Code (LDC). The plan reserves over 100 acres of open space, where 
development will not be permitted to conserve natural areas and views. 
 

• Chapter 5: Land Use and Growth. The plan calls for a land use pattern that will ensure an 
efficient use of land and locates uses to support walkable neighborhoods and 
compatibility between uses. Main Street zoning is dispersed along corridors to allow for 
walkable access to shops and services, as well as mixed-use development. The Maker 
district and Event and Conference District—which will include light industrial, office, and 
general commercial uses—are buffered from residential uses by Highway 50 and 
adjacent landscaped buffers.  
 

• Chapter 6: Housing. A central goal of the plan is to provide zoning standards supportive 
of a range of housing options. Every zone district was designed to allow for multiple 
types of housing in order to provide opportunities for residential development 
throughout the PUD.  
 

• Chapter 7: Economics. The plan seeks to create jobs and economic vitality by supporting 
a range of employment uses. Small, entrepreneurial firms will be encouraged to locate 
in the Maker District, which allows flexible zoning standards with good access to 
Highway 50. A government campus is envisioned to allow for the co-location of multiple 
state and federal agencies. A suitable site for a rodeo grounds or event center will help 
draw visitors to the City.  
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• Chapter 8: Transportation. A robust network of “gateway” and local streets are 
proposed to serve the PUD. A gridded street network will support walkability. Custom 
street design standards are proposed to ensure a safe and comfortable experience for 
pedestrians and bicyclists on all streets. Access from Highway 50, and improvements to 
the highway, will be coordinated with CDOT and the City and generally consistent with 
the Access Control Plan for the highway. 
 

• Chapter 9: Utilities and Infrastructure. The plan builds on utility modeling and 
infrastructure planning that was completed for the previous PUD approval. Where 
needed, infrastructure studies were updated to reflect current conditions. A 
development phase review process is required by the PUD standards in order to ensure 
that more detailed infrastructure analysis and planning occurs as development occurs in 
the area. 
 

• Chapter 10: Parks, Recreation and Open Space. The plan envisions a complete and 
connected network of parks, trails, and open space. The PUD standards require parks 
and trails be constructed with development and sets standards to ensure the facilities 
are distributed for walkable access from all residential areas. 
 

• Chapter 11: Public Safety. Emergency vehicle access has been considered in developing 
the street design standards. The design standards require a minimum area of windows 
on all buildings to provide “eyes on the street” and support Crime Prevention through 
Environmental Design. All developments and streets will be subject to the City’s 
standards for fire safety, illumination, and other safety provisions. 

 

A. Consistent with Purpose of Zone District. The proposed Amendment shall be consistent with the 
purpose of the zone district to which the property is to be designated. 
 
RESPONSE: Purpose statements for each proposed zone district in the PUD are provided in 
Section 3.2 of the PUD standards document. The use, dimensional, and design standards for 
each zone district were specifically designed to be consistent with the purpose of the district. 

 

B. Compatibility with Surrounding Zone Districts and Uses. The development permitted by the 
proposed Amendment shall be compatible with surrounding zone districts, land uses, and 
neighborhood character. 
 
RESPONSE: The Conceptual Plan was designed to integrate with the surrounding context and 
maximize the unique opportunities presented by the area.  
 

• The northern boundary of the PUD is coterminous with the City boundary. The lands to 
the north are undeveloped and under Federal ownership. Significant open space zoning 
is proposed along this northern boundary to provide a transition to this open area, 
protect views, and avoid building on slopes that are not suitable for development.  

 

• The eastern boundary abuts the Tomichi Village subdivision and Gunnison Cemetery. 
Open space zoning will provide a buffer between the residential areas in the PUD and 
Tomichi Village. Residential zones abut the cemetery. 
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• The southern boundary of the PUD largely abuts the Tomichi Creek State Wildlife Area. 
Very low-density residential zoning (RL district, 3-4 acre lots) is proposed in part of this 
area, with specific provisions for preservation of natural vegetation and open space. A 
Recreational Resort district is proposed which would maximize public access to the 
Tomichi Creek area while mitigating impacts on the natural area, including wetland 
buffers. The Maker District and government campus areas that abut this area will be 
subject to wetland, floodplain, and other natural resource protections.  
 

• The southern boundary also abuts the Gunnison Airport. The property will be subject to 
an Avigation Easement (Appendix N) which protects the airspace in the area. The 
proposed land uses in the abutting district—Event and Conference District—are 
consistent with the characteristics of the airport as a large commercial and institutional 
facility. 
 

• The western boundary of the PUD abuts vacant land zoned Commercial (C) and Western 
Colorado University. The Main Street district, a commercial zone that allows a mix of 
residential and commercial uses, abuts the commercially zoned property. The university 
is adjacent to a Multifamily district, a land use concept that was developed in 
partnership with the university to support housing options for students and employees. 

 

C. Changed Conditions or Error. The applicant shall demonstrate that conditions affecting the 
subject parcel or the surrounding neighborhood have changed, or that due to incorrect 
assumptions or conclusions about the property, one or more errors in the boundaries shown on 
the Official Zoning Map have occurred. 
 
RESPONSE: The original Gunnison Rising PUD was approved in 2009. Several conditions and 
assumptions about the property have changed since that approval, including: 
 

• The housing market has evolved and there is stronger demand for a wider range of 
housing options than was originally envisioned by the PUD, which primarily emphasized 
detached housing on larger lots. Housing affordability concerns and demographic trends 
have led to stronger demand for attached housing types and detached housing on 
smaller lots. Further, there is growing demand for walkable neighborhoods and the 
previous PUD did not support a walkable land use pattern. 
 

• The market for commercial space has also changed. Retail spaces tend to be smaller and 
more focused on experiential qualities, partly due to competition from online retailers. 
Industrial spaces are shifting toward smaller, artisanal producers. The Main Street and 
Makers Districts support these types of uses. 
 

• The demand for other types of development has also shifted. The Recreational Resort 
District has been retooled to allow for a wider range of camping experiences, not only 
RV camping. The system of trails and parks has been improved to meet the demand for 
walkability and access to outdoor recreation and nature. 

  
These evolving market conditions led the property owners to reconsider the development 
concept for the area and create a new Conceptual Plan which is better aligned with the wants 
and needs of today’s households. 
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§10.7 ESTABLISHED REVIEW PROCESS, REQUIREMENTS AND STANDARDS FOR PLANNED UNIT 
DEVELOPMENT ZONING DISTRICTS 

[…] 

C. Established Review Process. The initial application for PUD zoning or a Major Change to an 
existing PUD shall constitute a Zoning Amendment and will follow §10.3 (Procedure) of the LDC. 
 

RESPONSE: The applicant recognizes that this Major Change application constitutes a Zoning 

Amendment and will follow the applicable procedure. 

 

D. PUD Zoning Amendment Application Submittal 
 
1. PUD Plan Submittal. Along with the submission of the application as defined in §10.3 B, the 

applicant shall provide to the Community Development Director: 
 
a. the minimum contents listed in §10.4 A, and the map amendment information in §10.4 

C; 
 

RESPONSE: The requirements of these sections are addressed in the applicable section 

above. 

 

b. four copies of the PUD zoning plan map which shall be 24 inches by 36 inches in size; 
with north arrow and scale; with title and date in the lower right corner at a scale of one 
inch equals 50 feet or larger, depicting the area within the boundaries of the proposed 
PUD; and, which depicts all of the information as follows: 
 
i. a zoning plan indicating the broad concept of the proposed development, the 

location of each use and the location of existing lots, blocks or other parcels within 
each area. The plan shall indicate: 
 
a. generally, where each type of use is located within the PUD and an indication of 

the total acreage which will be devoted to each use; 

 

RESONSE: This information is provided on the Zone Districts Map (Appendix D). 

 

b. proposed zone districts labeled on the plan with the symbol of the most similar 

zoning classification in the LDC. In the case of residential zone districts, the 

symbol shall be followed by a hyphen and a numerical representation of the 

maximum density allowed in that zone district. For example: a single-family 

residential zone district with a minimum lot size of 12,000 square feet would be 

labeled R1-12,000. 

 

REPONSE: Zone districts are labeled on the Zone Districts Map. Residential 

districts generally meet this naming convention, except for the RL district. The 
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RL district uses a unique name due to the very large lots planned for this area 

(3-4 acres).  

 

c. for areas designated for residential uses, the maximum number of dwelling units 

per net acre permitted for each residential area including sizes of building lots 

and types of dwellings anticipated; 

 

RESPONSE: This information is provided in Chapter 3 of the PUD standards 

document.  

 

d. the minimum acreage which will be dedicated to common open space, the 

proposed use and location of open space;  

 

RESPONSE: This information is available on the Parks, Open Space, and Trails 

Plan (Appendix F) as well as in Section 4.5 of the PUD standards document. A 

minimum of 100 acres of open space will be provided across the PUD in an 

Open Space (O) zone district. These areas will be preserved primarily for 

conservation, but most will allow for the development of trails. In addition to 

areas zoned Open Space, developments will be required to provide pocket parks 

and community parks within a minimum distance of residential lots. 

 

e. internal circulation systems including locations of arterial streets, collector 

streets, pedestrian and bike trails; 

 

RESPONSE: A plan for internal circulation is presented in the Street Network and 

Cross-Sections Plan (Appendix E) and the Parks, Open Space, and Trails Plan 

(Appendix F). Development standards for streets and trails can be found in 

Section 4.5 and 4.6 of the PUD standards document.  

 

f. the acreage and location of areas to be dedicated for school sites or other public 

uses; 

 

RESPONSE: Specific locations and sizes of sites to be dedicated for school sites 

are not identified in the PUD; however, the Conceptual Plan recognizes schools 

as an essential element of a walkable and complete community. Schools are 

permitted as conditional uses in all zone districts except for the Event and 

Conference (EC), Large Lot Residential (RL), and Open Space (O) districts. The 

plan envisions that the appropriate location and size of school facilities would 

be considered as part of each Development Phase Review.  

 

Outside of parks that are designated for the O district, many other public and 

institutional uses are permitted in most zone districts. For more detail, see the 

Principle Use Table in Section 3.3 of the standards document. 
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g. descriptions of the general character of all proposed land use zone districts in 

the PUD and plans showing the location and size of each zone district within the 

PUD; 

 

RESPONSE: A description of the general character of the proposed zone districts 

can be found in the purpose statements for each district in Section 3.2 of the 

standards document. The location and size of each district is illustrated on the 

Zoning Districts Map (Appendix D).  

 

h. provisions for water, irrigation ditches, sewer, refuse collection, stormwater 

collection, telephone, electricity, gas and cable television, if applicable; 

 

RESPONSE: Proposed major utility lines are presented on the Public Facilities 

Plan (Appendix G). Supportive analyses of public facility needs and capacity for 

stormwater, wastewater, and electricity are provided in Appendices H-J. Water 

supply and quality is addressed in the Annexation Agreement for the property.  

 

City engineering staff have decided to undertake a citywide master plan study of 

the water system. The study will evaluate long-term water system capacity and 

improvement needs for the entire City, including the full buildout of Gunnison 

Rising. Staff have requested that Gunnison Valley Properties provide projected 

development levels (dwelling units and square footage of non-residential space) 

at 5, 10, and 20 years into the future. The applicant will provide land use 

projections and any other necessary information to City staff and the consulting 

engineers. Gunnison Valley Properties will contribute a proportionate share of 

funding to the citywide water study. If needed, the sizing and design of water 

facilities, as identified in the Public Facilities Plan, will be updated to align with 

the findings and recommendations of the water study.  

 

It is proposed that plans for irrigation ditches, refuse collection, telephone, gas 

and cable television services would be identified as part of the subsequent 

Development Phase Review and subdivision or site development permitting. 

 

i. descriptive overview of the written statement development standards and the 

intent and benefits derived by the PUD from existing standards established by 

the LDC; and, 

 

RESPONSE: An overview of the intent and benefits of the PUD is provided in the 

Conceptual Plan (Appendix C), the PUD standards document, and responses to 

PUD approval criteria provided below.  

 

j. written and graphic material demonstrating to the Commission and City Council 

how modifications will produce a living environment, landscape quality and 

lifestyle better than that produced by the existing standards. 
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RESPONSE: This information is provided in the Conceptual Plan (Appendix C), 

the PUD standards document, and responses to PUD approval criteria provided 

below. 

 

ii. a site topographic map showing at least two-foot contour intervals for slopes of 10 
percent or less; five-foot contour intervals for slopes over 10 percent; major 
vegetation elements; streams, rivers, ditches and areas subject to 100-year flooding; 

 

RESPONSE: A topographic map meeting these standards was submitted as part of 

the previous PUD approval and is now included in Appendix B. 

 
iii. a written statement of concept for the PUD containing the following information: 

 
a. an explanation of the objectives to be achieved by the PUD and a statement of 

purpose for each zone district within the PUD; 

 

RESPONSE: An explanation of the objectives to be achieved by the PUD is 

provided in the Conceptual Plan (Appendix C) and Chapter 1 of the PUD 

standards document. Purpose statements for each zone district can be found in 

Section 3.2 of the PUD standards document. 

 

b. a development schedule indicating the improvements included in each phase 

and the approximate dates when construction of the various stages of the PUD 

are anticipated to begin and be completed; 

 

RESPONSE: Development phasing is addressed in Section 2.5 of the PUD 

standards document. As described in that section, due to the long-term and 

complex nature of this PUD—which includes over 600 acres of land, a wide 

range of uses and existing conditions that is likely to be developed over 

decades—a prescriptive schedule and phasing map is not proposed as part of 

this PUD. In lieu of a prescriptive phasing plan, the Development Phase Review 

process, described in Section 2.5 of the standards document, will ensure that 

each phase will provide for orderly and efficient development of the area in a 

manner that is consistent with the overall conceptual plan. The purpose of this 

process is to require that each subsequent development demonstrate that it will 

be consistent with the overall conceptual plan and that infrastructure and 

utilities are designed to accommodate both the proposed development and 

future phases. 

 

c. copies of any special covenants, conditions and restrictions which will govern the 

use or occupancy of the PUD; provided, that the applicant may impose 

additional covenants, conditions and restrictions on any particular area in 

connection with the platting of such area; 
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RESPONSE: This document is provided in Appendix P (Master Declaration of 

Covenants, Conditions, Restrictions, and Reservation of Easements for Gunnison 

Rising). 

 

d. the written statement shall include a detailed PUD Development Standards 

document, which will include but not be limited to defined permitted uses; 

dimensional standards; design standards, special use standards; buffer and 

screening standards; floodplain development standards; wetland avoidance; 

access requirements; grade and slope restrictions; parking standards; landscape 

standards; general development standards, natural resource protection 

standards; and other technical code standards; 

 

RESPONSE: The PUD Development Standards document, enclosed with this 

application, includes standards addressing these issues. The standards 

document also clarifies where the PUD standards apply and where the 

standards of the Gunnison LDC apply, see Section 2.2 of the document. 

 

e. a report containing detailed statements and data relevant to §4.1 (Adequate 

Public Facilities), prepared by a Colorado licensed engineer, which shall provide 

evidence of the following: 

 

i) based on anticipated demand, the proposed water source is adequate to 

serve the PUD; 

 

RESPONSE: Water supply and quality are addressed in the previously 

approved Annexation Agreement for the property. These provisions will 

continue to apply to the revised PUD. 

 

Conceptual locations for water distribution facilities are presented on the 

Public Facilities Plan (Appendix G). The precise sizing and alignment of water 

distribution lines, storage tanks, pumping stations, and water treatment for 

Gunnison Rising shall be evaluated in the preliminary and final design 

phases of the project. The water system is likely to be split into two 

distribution systems. One distribution system will be gravity fed, while the 

second, a pressurized system. Storage for the domestic system may consist 

of two water storage tanks, each with approximately a 250,000-gallon 

capacity. The water distribution line sizes are likely to be 12” water mains 

connected to the storage tanks, and 12” and 6” water distribution lines. 

 

City engineering staff have decided to undertake a citywide master plan 

study of the water system. The study will evaluate long-term water system 

capacity and improvement needs for the entire City, including the full 

buildout of Gunnison Rising. Staff have requested that Gunnison Valley 

Properties provide projected development levels (dwelling units and square 
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footage of non-residential space) at 5, 10, and 20 years into the future. The 

applicant will provide land use projections and any other necessary 

information to City staff and the consulting engineers. Gunnison Valley 

Properties will contribute a proportionate share of funding to the citywide 

water study. If needed, the sizing and design of water facilities, as identified 

in the Public Facilities Plan, will be updated to align with the findings and 

recommendations of the water study.  

 

ii) based on anticipated demand, the proposed method of sewage treatment 

and existing sewage treatment facilities are adequate to serve the PUD; 

 

RESPONSE: Engineering studies of the capacity and needs of the wastewater 

treatment facilities to serve the PUD are provided in Appendix I. As 

addressed in this letter, detailed studies of facility capacity were conducted 

as part of the original PUD approval and these studies were used to 

evaluate potential future expansion needs and requirements of the City’s 

Wastewater Treatment Plant. 

 

The demand from the land uses in the proposed PUD is anticipated to result 

in similar overall wastewater loading values that were estimated for the 

original PUD approval, with a potential build-out of approximately 1,700 

dwelling units and just over 820,000 square feet of commercial and 

industrial space. The previous studies found that there are no short-term 

capacity constraints at the current treatment plant. Expansion planning 

would need to begin when flows to the plant reach 80 percent of capacity, 

and this is not projected to occur when Gunnison Rising is nearly fully 

developed. Given current pace of development, full buildout of the PUD is 

projected to occur at least 20 years into the future.  

 

As required by the phasing approval process, the capacity of both the 

treatment plant and the City’s wastewater collection system will be 

monitored as development occurs over time. Future engineering studies 

required as part of the phasing process, based on specific proposed 

developments and continued refinement of buildout projections, will be 

able to more accurately estimate when improvements will be needed to 

expand the capacity of the treatment plant.  

 

iii) based on development and design standards applied to the PUD, adopted 

Fire Code standards are fully met; 

 

RESPONSE: Dimensional and design standards for the PUD are provided in 

Chapters 3 and 4 of the standards document. These standards comply with 

applicable Fire Code standards and fire safety will be reviewed as each 

specific development is proposed. 
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iv) based on contemporary traffic analysis in conjunction with development site 

design, the proposed streets are safe, efficient, aesthetically appealing, and 

built to meet the existing City of Gunnison Construction Standards; 

 

RESPONSE: A Traffic Impact Analysis (TIA) was provided as part of the 

previously approved PUD and is re-submitted as Appendix K. The basic 

assumptions that underly this analysis have not changed significantly as a 

result of the revised land use and street network plans proposed as part of 

this Major Change application. A comparison of the land use assumptions of 

the TIA and the development program estimated as part of the Conceptual 

Plan for the PUD is provided in Table 2-1 below.  

Table 2-1. Comparison of Land Use Assumptions for TIA and Conceptual Plan 

Land Use Assumption TIA 
Conceptual 

Plan 

Dwelling Units 1,640 1,700 

Retail Floor Area (sq. ft) 233,400 226,531 

Business Park/Office/Flex Space (sq. ft.) 688,700 592,444 

 

The land use projections for the revised Conceptual Plan were based on a 

detailed study of the capacity of the site that considered proposed zone 

districts, buildable land areas, open space and park dedications, area 

needed for streets and infrastructure, and market demand for various types 

of residential and commercial development. This study is included with the 

Conceptual Plan documents in Appendix C. Note that the dimensional 

standards of each zone district, per Chapter 3 of the standards document, 

would theoretically allow for a higher intensity of land use on any individual 

site in the district. However, these standards do not account for other 

factors identified above that will constrain cumulative development 

intensity across the entire PUD area. 

 

The street network proposed under the Conceptual Plan is also broadly 

similar to the assumed street network under the TIA. The majority of traffic 

will access the site from several connections to Highway 50. An extension of 

Georgia Avenue will provide an alternative east-west route into and out of 

the site. As demonstrated in Appendix E, the proposed street cross-sections 

provide the same number of travel lanes as assumed in the TIA. 

 

Given that the general assumptions underlying the TIA have not changed 

significantly, the findings and recommendations remain accurate and will be 

considered as each development phase occurs. A detailed and updated 

traffic impact analysis will be required at each development phase (see 

Section 2.5.4.C of this standards document). These analyses will require that 
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adequate transportation facilities are identified and constructed in order to 

ensure orderly development of the entire PUD and meet City and state 

standards.  

 

v) based on site-plan designs the rights-of-way are of adequate size to easily 

accommodate utility extensions and functional snow storage; 

 

RESPONSE: The street cross-section designs, shown in Appendix E, were 

developed in consultation with City engineer and public works staff to 

ensure they meet City standards to utility extensions and snow storage. 

 

vi) based on site-layout and electrical demands the proposed electrical utility 

system meets City of Gunnison Construction Standards; and, 

 

RESPONSE: Proposed electrical trunk lines are shown in Appendix G (Public 

Facilities Plan). A study of the impact of electric service expansion to serve 

the PUD at various stages of development is provided in Appendix J (Electric 

Service Expansion Study). Specific electric facility plans will be required at 

each Development Phase Review (see Section 2.5.4.B of this standards 

document). 

 

vii) based on site layout and landscape function the proposed irrigation system 

complies with existing City of Gunnison Construction Standards. 

 

RESPONSE: Given the large and complex nature of this PUD, no specific 

irrigation system is proposed at this stage. However, provisions for an 

adequate irrigation system will be required to be identified with each 

Development Phase Review (see Section 2.5.4.B of this standards 

document). 

 

f. a report and detailed statements and data relevant to Section 5 (Natural 

Resource Protection Standards) which shall provide evidence to the following: 

 

i) the general manner in which storm drainage will be handled that shall meet 

or exceed policies and standard of the City of Gunnison Stormwater 

Management Manual; 

 

RESPONSE: The previously approved PUD included a drainage master plan 

which addresses the general manner that stormwater will be managed in 

accordance with City standards (see Appendix H). This drainage master plan 

was based on the topography of the site, drainage basins, and projected 

runoff levels from the proposed land uses. Runoff levels were modeled 

based on general classifications of various zone districts in the PUD. The 

location of various types of zone districts in the PUD is proposed to be 
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modified by this Major Change application; however, as illustrated in Table 

2-2, the overall level of impervious surface area that would have been 

allowed under the previous development standards and the proposed 

development standards is relatively similar.  

Table 2-2. Comparison of Maximum Impervious Surface Areas 

EXISTING PUD 

Zone District Acres Max Imp. Cover Notes 

R-1 16 32% Based on max envelope (40%) and min. landscaping (20%) 

R-2 202 55%  

Private Open Space 32 0%  

R-2M 63 69% Average of all uses 

CM 48 80%  

O 62 4% Based on aggregate max area of buildings + parking of 110,000 sf 

CRV 64 70% Average of all uses 

C 5 80%  

IM 37 80%  

C/WP 12 15% Based on illustrative plan 

GOV 17 13% Based on aggregate max area of buildings + parking of 95,000 sf 

O/E 52 7% Based on 30% lot coverage of max 12 acres development sites 

Area-Wide Max Imp. Cover 47%  

 

 

 

PROPOSED PUD 

Zone District Acres Max Imp. Cover Notes 

RL 20 32% Based on max envelope (40%) and min. landscaping (20%) 

R1-9600 87 55% Deducted 2 acres for parks 

R1-4800 68 55% Deducted 2 acres for parks 

R2-2400 71 60% Deducted 2 acres for parks 

RMU-1200 22 85% Deducted 2 acres for parks 

R3-6250 11 90% Deducted 2 acres for parks 

Parks 11 5%  

CM 54 95%  

M 73 95%  

EC 44 70%  

RR 60 50%  

OS 114 4% Based on aggregate max area of buildings + parking of 110,000 sf 

Area-Wide Max Imp. Cover 55%  

 

Given the general nature of the drainage master plan and the similar 

projected levels of impervious surface area, the finding that it is feasible to 

manage stormwater in accordance with City standards under the proposed 

PUD plan remains accurate. Conceptual locations for detention pond 

facilities that were identified in the master drainage plan have been added 

116



Gunnison Rising PUD Written Statement 2 Responses to Approval Criteria 

January 2020 22 

to the revised Parks, Open Space, and Trails plan (Appendix F). Specific 

stormwater plans will be required at each Development Phase Review, and 

these plans will identify the specific sizing and design of stormwater 

facilities (see Section 2.5.4.B of this standards document). 

 

ii) based on existing soils and geology data and the proposed land use, that 

adequate slope protection standards are in place to accommodate future 

development; 

 

RESPONSE: The previously approved PUD included a preliminary 

geotechnical investigation which addresses soil conditions, slope protection 

recommendations, and other geological issues (Appendix L). The findings 

and recommendations of this study remain accurate and will apply to the 

revised PUD. Additionally, the slope protection and grading standards of 

Section 5 of the LDC will apply to the Gunnison PUD. Specific geologic and 

geotechnical studies will be required at each Development Phase Review 

(see section 2.5.4.E of this standards document). 

 

iii) based on existing land uses, buffer standards and other mitigation 

measures, the proposed land use and future development meet minimum 

standards for the protection of wetlands and stream corridors; and 

 

RESPONSE: A map of wetlands in the PUD is provided in Appendix M. 

Wetland protection standards, which required a 100-foot setback from 

designated wetlands, are established in Section 6.3 of the standards 

document. 

 

iv) the general manner in which provision will be made for any potential natural 

hazards in the area such as steep slopes, erosive soils, avalanche areas, 

landslide areas, floodplain areas and unstable soils. 

 

RESPONSE: General recommendations to address soil stability and 

development on slopes is addressed in the preliminary geotechnical 

investigation (Appendix L). Additionally, the slope protection and grading 

standards of Section 5 of the LDC will apply to the Gunnison PUD. Floodplain 

protection regulations that are more restrictive than the City of Gunnison 

Flood Prevention Regulations are established by Section 6.2 of the 

standards document. 

 

g. easements showing vested legal access for ingress and egress from a public road 

to the PUD in accordance with Section 4 (General Development Standards); 

 

RESPONSE: Easements are not required for access as the property has direct 

frontage on to Highway 50. 
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h. evidence that the PUD has been designed with consideration of the site’s 

natural environment and the surrounding area and does not unreasonably 

destroy or displace wildlife, natural vegetation or unique natural or historic 

features; and, 

 

RESPONSE: The project’s natural and historic character have been addressed 

within Chapter 6 of the standards document, which provides detailed provisions 

relating to floodplains, wetlands, and wildlife habitat 

 

E. PUD Requirements and Standards. All requirements and standards identified herein shall be 
applied to PUD applications, regardless of the type of PUD and are subject to approval by the 
decision-making body. 

 

1. Permitted/Conditional Uses. Uses in a PUD Zone District Overlay shall only include 
permitted and Conditional Uses contemplated by the underlying zone district. Uses within a 
PUD-M zone district shall be limited to residential uses contemplated in the RMU and 
Commercial zone districts. 
 
RESPONSE: Use regulations for the PUD were designed to be generally consistent with the 
uses allowed for each comparable zone district in the LDC, with minor exceptions to account 
for some unique features of the PUD zone districts. See Section 3.3 of the standards 
document for a detailed use table.  
 

2. Dimensional Standards. Dimensional standards may be amended but must comply with the 
following provisions: 
 
a. the maximum height of any building, structure or facility shall be 35 feet; 

 
b. setbacks may be amended but provisions providing solar access to all lots and/or 

occupied buildings must be made in the PUD zone district development standards; 
 

c. the maximum residential density shall only be that of the RMU zone district in the PUD-
M. 

 

RESPONSE: Dimensional standards for the PUD were designed to implement the vision and 

guiding principles of the Conceptual Plan. The following specific principles directly 

influenced dimensional standards: 

• Traditional Design: Dimensional standards for the Main Street (CM), Maker (M) 
Traditional Neighborhood (R-2400), and Missing Middle Residential (R-1200) 
districts were modeled on the lot and building patterns of a traditional urban 
neighborhood, as can be found in the areas in and around downtown Gunnison.  

• Walkable and Connected Neighborhoods: Dimensional standards support 
walkability by requiring buildings orient to the street (maximum front setbacks) 
and limiting the visual impact of garages through a special garage setback. 
Additionally, the dimensional standards allow residential densities which could 
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potentially support neighborhood-scale retail development, which creates more 
destinations within walking distance of every resident. 

• Broad Housing Options: Dimensional standards were designed to support a variety 
of housing types could be developed in multiple locations, including ADUs, cluster 
housing, small lot detached houses, townhomes, duplexes/triplexes/fourplexes, 
and apartment buildings.  

• Financial Feasibility and Resiliency: Dimensional standards have a significant 
influence on the financial feasibility of development. The standards for each zone 
district were tested using real estate pro-forma modeling to ensure that the 
intended building types would be financially feasible to build given local costs and 
market conditions.  

The applicant is requesting a waiver from the height, setback, and density requirements 

identified above for the following reasons: 

1. The PUD is relatively remote from other zone districts and neighborhoods in the 
City of Gunnison, so the impacts of departing from these standards on existing or 
planned developments will be minimal. 

2. Developments in the PUD will be subject to a comprehensive set of design 
standards that address issues such as building orientation, articulation, window 
area, garages, design details, materials, and architectural variety. These standards 
can mitigate the impact of higher density development by requiring high-quality 
design and attention to detail. 

 
3. Landscaping Standards. Amendment to the City’s landscaping standards must comply with 

the following provisions: 
 

a. Percent Coverage. The minimum landscape area percent coverage (§2.6, Base Zone 
District Dimensional Standards) may not be reduced. 
 

b. Landscaping. Excepting the minimum percent coverage, buffering and landscaping 
standards may be amended only if they are determined by the decision making body to 
be a higher standard than those established by §4.6 of this LDC. 

 

RESPONSE: Minimum landscape area coverage standards range from 0% to 40% depending 

on the zone district, generally consistent with the minimum coverage requirements of the 

LDC. Where standards are lower than the LDC, they were designed to achieve the overall 

PUD objectives and principles identified above.  

Outside of some reductions to minimum area requirements, the PUD proposes that 

development be subject to existing LDC standards, or in the following cases, a higher 

standard: 

• Minimum planting standards require 60% live ground cover and tree/shrub 
requirements that are similar to or higher than the LDC. 

• A 50-foot landscaped buffer is required adjacent to Highway 50, which is double 
the width of the landscape buffer that applies to arterial streets in the LDC. 
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4. Special Use Regulations. Specific Use Regulations (Section 3) shall be maintained. 

 
RESPONSE: The only special use regulations which are proposed to be modified are 
standards that apply to residential uses, drive-ins and drive-throughs, and marijuana 
businesses. 
 

• Residential Uses: The standards for residential uses are proposed to be replaced 
with a comprehensive set of residential design standards that implement the 
vision of the Conceptual Plan. There are additional standards for townhomes and 
multi-family development. The standards for accessory dwelling units (ADUs) are 
proposed to ensure that ADUs are physically and financially feasible to be widely 
developed, consistent with the principles of the Conceptual Plan. 

• Drive-ins and Drive-throughs: The LDC standards that apply to these uses will also 
apply to the PUD. The PUD proposes additional standards which are intended to 
promote pedestrian safety and comfort on street frontages with drive-through 
uses. 

• Marijuana Businesses: The LDC standards that apply to these uses will also apply 
to the PUD. An additional standard is proposed to limit the location of marijuana 
businesses in relation to planned government uses in order to ensure compliance 
with federal regulations. 

 
5. Road Standards. Street section dimensions may be modified. The designated width of rights- 

of-way and other geometric designs established in §4.2 may be amended for dedicated 
public rights-of-way, but only if the amendments provide safe and efficient accommodation 
for pedestrians and vehicles; adequate emergency access; functional utility services; and 
integrated streetscape design. 
 
RESPONSE: Street cross-section designs are proposed to be modified, as illustrated in 
Appendix E (Street Network Plan and Cross-Sections). The standards comply with the 
requirements above: 

• Safe and efficient accommodation for pedestrians and vehicles: The street cross-
sections maintain safety and efficiency for all modes. Travel lanes are reduced to 
10-12 feet on local and collector streets to encourage slower speeds. Bike lanes 
are proposed to be located adjacent to the curb or sidewalk in order to be 
protected from vehicle lanes by a row of parallel parking. Sidewalks are generally 
wider to support a walkable environment. 

• Adequate emergency access and functional utility services: The street cross-
section designs were developed in consultation with City engineering and public 
works staff to ensure they meet City standards for emergency access, utility 
services, and snow storage. 

• Integrated streetscape design: The street cross-sections dedicate areas in the 
planter strip and relatively wide sidewalks (6-15 feet) to allow for streetscape 
design elements to contribute to a sense of place, such as ornamental streetlamps 
or public art.  
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6. Off-Street Parking. The standards for minimum off-street parking may be amended, but only 
if they are justified by a parking study prepared by the applicant as contemplated in §4.4 D.2 
of this LDC. Disabled access parking ratios may not be reduced. 
 
RESPONSE: Minimum off-street parking space requirements are proposed to be reduced for 
some uses, as specified in Section 4.6 of the standards document. The primary goal of the 
reductions to minimum space requirements is to allow for an efficient use of land and 
financially feasible forms of development and more affordable housing options. The existing 
off-street parking requirements of the LDC were tested using real estate pro-forma 
modeling. The results indicated that the off-street parking requirements add significant 
costs to development, which require higher housing prices as an offset, and also present a 
significant barrier to development where higher housing prices are not supported by market 
conditions. The proposed parking requirements are based on the conclusion that (1) 
demand for off-street parking may be lower than the LDC requirements due to a number of 
factors and (2) on-street parking can be utilized more efficiently to meet demands. 
 
As noted above related to dimensional standards generally, the relatively remote location of 
the Gunnison Rising PUD means that a relatively higher utilization of on-street parking in the 
PUD will have little impact on surrounding properties and neighborhoods.  
 

7. Pedestrian Circulation. Pedestrian circulation standards may be amended only if they are 
determined by the decision making body to be a higher standard than those established by 
§4.5 of this LDC. 

 
RESPONSE: Pedestrian circulation standards are not proposed to be modified. 
 

8. Subdivision Regulations. The requirements of Section 12, Subdivision, shall apply to all PUDs 
unless otherwise specifically exempted by this Section of the LDC. 
 
RESPONSE: Subdivision standards are not proposed to be modified. 
 

9. Open Space Areas. Open space in a PUD zone district shall be limited to indoor and outdoor 
recreation and community facilities characterized by potentially light or moderate impact on 
traffic, the natural environment, and surrounding neighborhoods. Such facilities include, but 
are not limited to: country clubs; golf courses; athletic fields; skateboard parks; swimming, 
bathing, wading, and other therapeutic facilities; tennis, handball, and basketball courts; 
and ice skating rinks. Open space land area may also include natural areas such as public 
parks, trails, greenbelts or natural land preservation areas. Open space land area may not be 
used for high intensity commercial recreation such as aerial tramway; alpine or water slides; 
amusement rides; auto, cycle and go-cart race tracks; campgrounds; stadiums; drive-in 
theaters; horse or dog racing tracks; shooting ranges; stables; zoos or other similar 
commercial recreation uses. 
 
a. Required Open Space Area. At a minimum, a PUD development shall set aside 15 percent 

of the site’s total gross area for open areas, plazas, courtyards, sitting areas and other 
similar public-accessible spaces. At its discretion, the decision-making authority may 
require additional private open areas or public trail dedications based on a review of the 
following factors: 
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i. the City of Gunnison Master Plan and adopted sub-area master plans; 
 

ii. unique drainage, topographic, vegetation or other such physical conditions; 
 

iii. type and density of development; or 
 

iv. overall need for open space and recreational facilities. 
 

RESPONSE: The zoning map designates a minimum of 17% of the gross PUD land area in the 
Open Space (O) zone. As shown in the use table in Section 3.3 of the standards document, 
permitted uses in these areas will be limited to public recreation and community facilities 
and high internal commercial recreation facilities are not permitted. In addition to these 
pre-defined open space areas, the development standards of the PUD require that every 
residential lot be located within 800 feet from a pocket park and ½ mile from a community 
park (see Section 4.5 of the standards document). 

 

10. Open Space Ownership and Maintenance. All open areas or trails provided in a PUD shall be 
owned and maintained as common (private) open areas by the developer, owner of the 
property or an organization established for the ownership and maintenance of common 
open areas, unless the City Council accepts public dedication of the open areas. 

 
RESPONSE: As specified in Section 4.7 of the standards document, parks may be dedicated to 
the City of Gunnison for public ownership and maintenance or owned and maintained by a 
private Homeowners Association. In all cases, parks must be open to public access. 

 
11. Phased Development and Open Space. When a PUD is developed in phases, a proportional 

amount of any required open space, recreation areas and other community benefits shall be 
included in each phase such that the project, as it is built, will comply with the overall density 
and open space requirements of this LDC at the completion of each phase of development. 

 
RESPONSE: The spacing standards for parks and trails will apply to each Development Phase 
Review application; therefore, each development will need to demonstrate that the 
requirements can be met at the completion of each phase of development. 

 

F. PUD Review Criteria. In addition to meeting the Review Standards for a zoning amendment 
(§10.6), PUD zoning applications must meet the following review criteria: 
 
1. The proposed PUD encourages innovation in residential, commercial and industrial 

development so that the needs of the population may be met by greater variety in type, 
design and layout of buildings and land uses and by the conservation and more efficient use 
of open space. 
 
RESPONSE: Gunnison Rising encourages innovation to meet the evolving needs of today’s 
households in several different ways: 

• The residential districts and standards support a wide variety of housing types, 
including small lot detached housing, townhomes, cottage clusters, ADUs, and 
missing middle housing. 
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• The parks, open space, and trails standards will ensure that every household has 
walkable access to outdoor recreation opportunities.  

• The Maker District provides flexible zoning standards that can support 
entrepreneurial opportunities for small artisanal producers as well as live/work 
housing. 

• The Conceptual Plan identifies catalytic projects and amenities that can create 
unique community features, such as the Canal Trail, and community gathering 
spaces, such as The Barn. 

 
2. The proposed PUD encourages land development that, to the greatest extent possible, 

preserves natural vegetation; respects natural topographic and geologic conditions; 
incorporates the unique, natural and scenic features of the landscape; and refrains from 
adversely affecting flood corridors, soil, drainage, and other natural ecological conditions. 
 
RESPONSE: The most significant ecological and natural features of the plan area are the 
slopes on the north end of the PUD and the Tomichi Creek State Wildlife Area to the south. 
Significant open space zoning is proposed to provide a transition to open spaces north of the 
PUD, protect views, and avoid building on slopes that are not suitable for development. 
Development on these slopes will be guided by the geologic study and the City’s slope 
protection standards. The natural character and ecological health of the area has also been 
addressed within Chapter 6 of the standards document, which provides detailed provisions 
relating to floodplains, wetlands, and wildlife habitat, some of which are more stringent 
than the regulations of the LDC. 
 

3. The proposed PUD design standards combine and coordinate architectural styles, building 
forms, and structural/visual relationships within an environment that allows mixing of 
different land uses in an innovative and functionally efficient manner. 
 
RESPONSE: Developments in the PUD will be subject to a comprehensive set of residential 
and nonresidential design standards that address issues such as building orientation, 
articulation, window area, garages, design details, materials, and architectural variety. The 
design standards are generally intended to promote a walkable, pedestrian-friendly 
environment by focusing on the experience of the place at a human scale. The standards do 
not prescribe a particular architectural style but allow for a diversity of styles as long as the 
developments meet objective standards pertaining to how the building is experienced from 
the street and relates to pedestrians. 
 

4. The proposed PUD allows efficient design and use of solar access. 
 
RESPONSE: The proposed design and dimensional standards will not prevent the use of solar 
energy or solar access to adjacent buildings. 
 

5. The PUD provides for adequate, accessible, and properly located open and recreation space, 
schools or other facilities. 
 
RESPONSE: The zoning map designates a minimum of 17% of the gross PUD land area in the 
Open Space (O) zone. As shown in the use table in Section 3.3 of the standards document, 
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permitted uses in these areas will be limited to public recreation and community facilities. In 
addition to these pre-defined open space areas, the development standards of the PUD 
require that every residential lot be located within 800 feet from a pocket park and ½ mile 
from a community park. 
 
Specific locations for school sites are not identified in the PUD; however, the Conceptual 
Plan recognizes schools as an essential element of a walkable and complete community. 
Schools are permitted as conditional uses in all zone districts except for the Event and 
Conference (EC), Large Lot Residential (RL), and Open Space (O) districts. The plan envisions 
that the appropriate location and size of school facilities would be considered as part of 
each Development Phase Review. 
 

6. The PUD promotes the efficient use of land resulting in a network of utilities, streets and 
other infrastructure features that maximize the allocation of fiscal and natural resources. 
 
RESPONSE: A central guiding principle of the Conceptual Plan is financial feasibility and 
resiliency, both for the private developers/property owners and the public sector. The 
standards for each zone district were tested using real estate pro-forma modeling to ensure 
that the intended building types would be financially feasible to build given local costs and 
market conditions. The allowance for relatively higher density development will ensure an 
efficient use of land and efficient allocation of resources for infrastructure and utilities. At 
the same time, the PUD establishes design standards to ensure high-quality development 
that remains attractive over time and is resilient to market fluctuations. 
 

7. The PUD proposes specific uses permitted within a PUD zone district and must be of a type 
and so located as to be compatible with surrounding neighborhoods, community character, 
the City of Gunnison Master Plan and other adopted plans. 
 
RESPONSE: Use regulations for the PUD were designed to be generally consistent with the 
uses allowed for each comparable zone district in the LDC, with minor exceptions to account 
for some unique features of the PUD zone districts. Compatibility with community 
character, surrounding neighborhoods, and the City of Gunnison Master Plan is addressed in 
the responses to §10.6.A and B. 
 

8. The PUD plan protects environmentally sensitive areas, and occurs on land physically suited 
to construction. 
 
RESPONSE: Wetlands, floodplains, and areas with steep slopes were mapped and 
considered as part of the Conceptual Plan process, and development is restricted on land 
not physically suited for development by Open Space (O) zoning, wetland setback 
requirements, floodplain damage prevention standards, and the slope protection standards 
of the Gunnison LDC. 
 

9. The PUD proposes residential density and maximum non-residential floor area that will be 
compatible with the internal neighborhood design and will not have an adverse effect on the 
adjacent community area. 
 
RESPONSE: Residential density and other dimensional standards were designed to 
implement the vision and guiding principle of the Conceptual Plan. As described in the 
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response to §10.7.E.2, these standards are not anticipated to have an adverse effect on the 
adjacent community area for the following reasons: 

• The location of the PUD is relatively remote from other zone districts and 
neighborhoods in the City of Gunnison, so the impacts of development within the 
district will not have a direct impact on the adjacent community area. 

• Developments in the PUD will be subject to a comprehensive set of design 
standards that address issues such as building orientation, articulation, window 
area, garages, design details, materials, and architectural variety. These standards 
can mitigate the impact of higher density development by requiring high-quality 
design and attention to detail. 

 
10. The PUD plan proposes at least 15 percent of the total gross area for common open space, 

and at least one half of this common open space shall be developed for recreation which 
may include playing fields, tennis courts, picnic sites, trails, fishing access and similar 
recreation sites. 
 
RESPONSE: The zoning map designates a minimum of 17% of the gross PUD land area in the 
Open Space (O) zone. All of the recreational facilities noted above are a permitted use in the 
Open Space zone. Additionally, it is required that all residential lots be located within 800 
feet of a pocket park and within a ½ mile from a community park, which must include 
facilities for active recreation. A network of trails will also be required to be developed 
within the PUD. 
 

11. The PUD plan provides a higher quality development than found in traditional zone districts. 
 
RESPONSE: The standards of the PUD go beyond those required generally in the LDC in 
order to produce higher quality development. The following specific provisions establish 
higher standards than what is required by the LDC: 

• All developments must meet design standards which address building orientation, 
articulation, window area, garages, design details, materials, and architectural 
variety. Similar standards only apply to certain development types or zones in the 
LDC. 

• Minimum planting standards require 60% live ground cover and tree/shrub 
requirements that are similar to or higher than the LDC. 

• A 50-foot landscaped buffer is required adjacent to Highway 50, which is double 
the width of the landscape buffer that applies to arterial streets in the LDC. 

• The PUD proposes additional standards which are intended to promote pedestrian 
safety and comfort on street frontages with drive-through uses. 

• The street cross-sections maintain safety and efficiency for all modes. Travel lanes 
are reduced to 10-12 feet on local and collector streets to encourage slower 
speeds. Bike lanes are proposed to be located adjacent to the curb and sidewalk in 
order to be protected from vehicle lanes by a row of parallel parking. Sidewalks 
are generally wider to support a walkable environment. 

• Standards pertaining to the spacing and density of parks and trails are more 
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stringent than those required by the LDC. 

 
12. The boundary between a PUD and adjacent land uses shall provide an adequate transition 

between land uses. 
 
RESPONSE: The Conceptual Plan was designed to integrate with the surrounding context 
and maximize the unique opportunities presented by the area. The compatibility of the PUD 
with adjacent land uses on all sides of the site is described in the response to §10.6.B. 
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Chapter 1: Introduction 

1.1 Purpose and Intent. The Gunnison Land Development Code (LDC) states that a PUD is intended 

to allow and encourage compatible uses to be developed in a manner sensitive to natural 

features and processes, and that are compatible with surrounding land uses” and “promote 

greater flexibility in the placement of structures so as to preserve and take advantage of the 

site's unique, natural resource or scenic features”, among other purposes.  The proposed PUD 

represents innovative planning principles and flexible concepts in order to address unique land 

use relationships, including both surrounding uses and potential mixed-use developments 

within the PUD.  

1.2 Project Location and Adjacent Land Uses.  The Gunnison Rising PUD includes 633 acres of land 

east of the existing City of Gunnison, with land occurring on both sides of Highway 50.  Tomichi 

Creek runs through lands immediately south of the Gunnison Rising PUD. The western boundary 

of the PUD on the north side of Highway 50 abuts Western Colorado University property and 

existing commercial uses, and the western boundary south of Highway 50 abuts the Gunnison 

city limits and the Gunnison-Crested Butte Regional Airport. Existing land uses north of Highway 

50 that abut the PUD include the Cemetery and the Tomichi Village residential and commercial 

area. A Context Map is presented in Figure 1-1, illustrating the project boundary and 

surrounding land uses.
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Figure 1-1. Context Map 
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1.3 Conceptual Plan.  The Gunnison Rising PUD is based on a conceptual planning effort in 

partnership with local leaders from the City, County and Western Colorado University. Gunnison 

Rising presents a once in a lifetime opportunity to help shape the future of the entire Gunnison 

Valley. Rarely is there an opportunity to craft a shared vision for an area this large, well-

positioned for success and with such natural beauty. The plan represents a blueprint for the 

long-term prosperity for the entire community. The plan document and an illustrative master 

plan for the PUD are included as Appendix C. 

1.4 Design and Development Principles. The Conceptual Plan is founded on the following design 

and development principles. 

1.4.1 Traditional Design. Design neighborhoods like we used to, with a traditional gridded 

block structure, sidewalks, street trees, buildings facing the street, front porches – the 

elements that support a strong sense of community.  

1.4.2 Walkable and Connected. Safe neighborhood walking streets and lively sidewalks in the 

neighborhood centers. A strong, walkable and bikeable connection to downtown with a 

great Georgia Avenue design. A system of trails that runs throughout the neighborhoods, 

connecting all residents to parks and nature. 

1.4.3 A Vibrant Place. An exciting mix of catalyst projects and amenities for the entire city, 

including community gathering places, hiking and biking trails, creative spaces for local 

entrepreneurs, small neighborhood shops and regional destinations such as a year-

round conference center with a new, expanded rodeo grounds. 

1.4.4 Broad Housing Options. Gunnison’s historic neighborhoods serve as a model for the 

new neighborhoods in Gunnison Rising because they have housing options for the entire 

community: families, singles, college students, and retirees. Walkable neighborhoods 

with housing options, including workforce housing, and quality design are a cornerstone 

of Gunnison Rising. 

1.4.5 Integrated Open Space.  Whether strolling with your family to an evening movie in the 

park, mounting up on bikes to tackle Hartmans Rocks, or casting your fly rod on Tomichi 

Creek, Gunnison Rising is designed to maximize the outdoor lifestyle Gunnison has to 

offer. The plan brings nature to your front door with large regional parks, vista 

viewpoints and small pocket parks within a 5-minute walk of every home. Trails connect 

to the great outdoors that surround Gunnison Rising: the new Signal Peak trail system to 

the north, a future trail connection south to Hartmans Rocks Mountain Bike Park, and 

into a future Tomichi Creek State Park, with endless fishing, hiking and cross-country 

skiing opportunities.  

1.4.6 Financial Feasibility and Resiliency.  A project of this scale and quality requires a design 

that draws people in, careful phasing, and a strong partnership between the public and 

private sectors, including infrastructure financing tools and a fair sharing of the public 

infrastructure costs.
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Figure 1-2. Conceptual Plan 
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1.5 Transportation. 

1.5.1 Streets will be developed throughout the project area to provide safe and efficient 

access for vehicles, bicyclists, and pedestrians. Streets will be constructed to City of 

Gunnison standards and will be phased to serve development as necessary.  

1.5.2 Trails will be provided throughout the PUD that will connect future neighborhoods with 

existing and future trails, such as the Contour Trail, as well as open space and park 

activity areas.  

1.6 Social and Community Assets. Gunnison Rising will contribute to the general welfare of the 

Gunnison Valley area.  Significant public parks, open space and trail amenities are included as 

part of the project, which will be linked with existing and proposed trails in the region. The 

government campus site can bring together multiple public employers and new jobs to the city. 

The Maker District provides an area that can support a range of job-creating industries and 

entrepreneurial businesses. The Event and Conference district provides an area for that can 

support community events and ancillary commercial services. 

1.7 Design Standards. All development within the Gunnison Rising PUD will conform to the PUD 

design standards and design review procedures. All development of land and legal 

responsibilities of Gunnison Rising inhabitants shall be subject to the regulations and municipal 

laws set forth in the City of Gunnison Municipal Code as it may be amended in the future, unless 

specifically exempted through the provisions established by Section 2.12.  The provisions of 

these PUD Development Standards do not exonerate related development from complying with 

any state or federal regulations that may apply to this PUD.  

1.8 Buffers. Buffers along the Highway 50 corridor and between certain zone district boundaries 

with landscaping and open space to protect adjacent uses and enhance development and 

design. 
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Chapter 2: General Provisions 

2.1 PUD Zone Districts and Development Standards. This document, along with other PUD Zoning 

Application materials and applicable sections of the Gunnison Land Development Code (LDC), 

serves as the framework for directing development of the site. These PUD Development 

Standards and the Zoning Plan (Appendix D) establish the zoning for the site and designate the 

location of specific uses, densities, and dimensional standards. Table 2-1 summarizes the key 

dimensional standards that will guide development in each district. 

Table 2-1. Summary of Zone District Development Standards 

Zone District Acres 
Max Net Density 
(units/net acre) 

Minimum Lot 
Size (sq. ft.) 

Max Building 
Height (ft) 

Minimum 
Landscaping (%) 

Large Lot Residential (RL) 16 4 total units See Sec. 3.7 35 See Sec. 3.7 

Low Residential (R1-9600) 90 7 9,600 35 30% 

Medium Residential (R1-4800) 74 14 4,800 35 30% 

Traditional Neighborhood (R2-2400) 79 28 2,400 35 30% 

Missing Middle (RMU-1200) 24 65 None 35 15% 

Multifamily (R3-6250) 13 80 6,250 48 0% 

Main Street (CM) 56 None None 50 0% 

Maker District (M) 73 None None 50 0% 

Recreational Resort (RR) 63 None N/A 35 20-40% 

Event + Conference (C) 35 None None 50 20% 

Open Space (O) 109 None None 35 None 
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2.2 Applicability. All development standards set forth in the City of Gunnison Land Development 

Code, and as it may be amended in the future, shall apply to the Gunnison Rising PUD except for 

the following standards that specifically regulate this Planned Unit Development: 

2.2.1 Permitted Uses. Each proposed district zone contains a specific list of permitted uses. 

Only those stated uses shall be allowed within each PUD district zone except those 

approved as Conditional Use, as specified in Section 3.3. 

2.2.1 Dimensional Standards including minimum lot size, minimum frontage width, minimum 

lot depth, maximum density, setbacks, minimum landscaped area, maximum parking 

area, and height are established in Section 3.4 and 3.5 

2.2.2 Architectural and Site Design Standards are established in Sections 4.1 through 4.2 of 

these PUD standards. 

2.2.3 Landscaping, Buffers, and Screening are set forth in Section 4.3. Some provisions of LDC 

Section 4 also apply, as specified in Section 4.5 of these PUD standards. 

2.2.4 Off-Street Parking. Section 4.4 of these PUD standards establishes requirements for the 

number of vehicle and bicycle parking spaces for various uses. Aisle dimensions, ADA 

space dimensions and ADA space numbers, and other off-street parking and loading 

requirements shall be pursuant LDC Section 4 as it may be amended.  

2.2.5 Parks, Open Space, and Trails standards are set forth in Section 4.5 of these PUD 

standards. Some provisions of LDC Section 4 also apply, as specified in Section 4.5 of 

these PUD standards. 

2.2.6 Street Design standards are set forth in Section 4.6 of these PUD standards. Some 

provisions of LDC Section 4 also apply, as specified in Section 4.8 of these PUD 

standards. 

2.2.7 Flood Damage Prevention regulations that are more restrictive than the City of 

Gunnison Flood Prevention Regulations are established by Section 6.2 these PUD 

Development Standards, but these additional restrictions do not abrogate development 

within the Gunnison Rising PUD from complying with City-related flood prevention 

standards as they may be amended. 

2.2.8 Amended Sign Standards.  Sign standards from the LDC shall be applied to all districts 

except those businesses within 400 feet of the Highway 50 right-of- way and located 

within the non-residential districts. Specific standards for commercial- related signage 

are set forth in Section 4.7 of these PUD Development Standards. 

2.2.9 Wetland Setback Standards are included in Section 6.3 PUD Development Standards. 

2.2.10 Habitat and Wildlife Management Standards are included in Section 6.4 of these PUD 

Development Standards, which are in addition to Animal Control provisions in the 

Gunnison Municipal Code, as they may be amended. These additional restrictions do not 
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abrogate citizens residing within the Gunnison Rising PUD from complying with City 

Animal Control codes as they may be amended. 

2.3 Agricultural Uses. Existing grazing and agricultural uses on the properties contained within the 

Gunnison Rising PUD may continue to operate as they have historically, until such time as the 

land they occupy is developed.  It shall be the responsibility of said landowner whose property is 

used for domestic livestock grazing to construct and maintain fences to separate the livestock 

from adjacent developed areas.  Areas to be fenced include, but are not limited to, boundaries 

adjacent to the developed areas within the Gunnison Rising PUD, developed trails, park and 

open space, and hay meadow areas held in title by the state or federal government. If trail 

development occurs and is initiated by the City, the responsibility of fencing the corridor shall be 

the City’s. The trail and fence development shall be coordinated with the landowner and 

agricultural user to ensure that agricultural operations shall be viable. 

Irrigation uses for hay meadow production shall not interfere with adjacent development; the 

property owner irrigating for hay production shall be responsible for the construction and 

maintenance of ditches and structures that divert irrigation water around developed areas as 

necessary. The management and maintenance of the Cemetery Ditch and related structures 

shall be the responsibility of those property owners using this irrigation water source.  

Maintenance and operation of ditches shall be allowed under the administration of the City. 

2.4 Permitted Uses/Design Standards. The planned unit development shall be developed only 

according to the approved and recorded zoning plan and development plan and all supporting 

data. The recorded final PUD zoning plan and development plan and supporting data, together 

with all recorded amendments, shall be binding on the applicants, their successors, grantees, 

and assigns and shall limit and control the use of premises and location of structures in the PUD 

as set forth therein. Any proposed changes to this PUD shall be subject to either the provisions 

for Major Changes, or Insubstantial Changes as stipulated by the City of Gunnison Land 

Development Code, as it may be amended in the future. 

2.5 Development Phasing. 

2.5.1 Phasing Approach. The Gunnison Rising PUD contains land that could develop over 

several decades. The land uses anticipated within the PUD are many and varied. In large, 

complex PUDs such as this, it is not possible to know exactly where, when and how 

development will occur. Market trends change significantly over time, major 

opportunities such as government office needs, and other large-scale decisions like the 

development of a State Park will inevitably shape and define development opportunities 

within the PUD in ways that cannot be reliably predicted today. Therefore, a prescriptive 

phasing plan and map is not proposed as part of this PUD. 

 This flexibility does not mean the outcomes are not predictable, however. The 

development standards contained in this PUD provide the community with predictability 

as to how the buildings, streets and open spaces will be constructed over time. Similarly, 

infrastructure capacity, location of key linkages, and costs will favor the nearer term 

development of sites closer to existing infrastructure, such as the land closest to 

Western State University. The timing of larger scale developments, such as the 
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Government Campus site or the Recreational Resort site, is less certain. In addition, 

major civic projects such as schools or a new rodeo grounds is difficult to predict.   

 In lieu of a prescriptive phasing plan, the Development Phase Review process, described 

below, will ensure that each phase will provide for orderly and efficient development of 

the area in a manner that is consistent with the overall conceptual plan.  

2.5.2 Purpose of Development Phase Review. This plan does not define the geographic area 

nor the sequencing of phases of development of the PUD area. Alternatively, the orderly 

development of the PUD area will be ensured through a Development Phase Review 

process. The purpose of this process is to require that each subsequent development 

demonstrate that it will be consistent with the overall conceptual plan and that 

infrastructure and utilities are designed to accommodate both the proposed 

development and future phases. The geographic scope and location of each 

development phase will be defined as development is proposed. 

2.5.3 Threshold for Requirement of Development Phase Review. A Development Phase 

Review is required for any proposed development when one or more of the following 

thresholds is met: 

A. A residential development of more than 20 dwelling units. 

B. A non-residential development of more than 30,000 gross square feet of floor 

area. 

C. Any development proposed in the RR district. 

2.5.4 Submittal Requirements.  The following information must be submitted prior to, or 

concurrent with, the City’s acceptance of any submittal for subdivision or site-specific 

development application which meets the thresholds of Section 2.5.3. 

A. Land Use Concept. Preliminary site planning and design demonstrating how the 

land use complies with the PUD Development Standards and applicable 

elements of the City of Gunnison Land Development Code shall be provided for 

development phase approval. At a minimum, land use plans must address the 

anticipated non-residential floor area, residential unit density and anticipated 

number of units, street design, circulation, off-street parking, parks and open 

space, snow storage, landscaping, and overall architectural design theme.  

B. Utility Services Plan. Preliminary design level engineering plans for water, 

wastewater, stormwater, irrigation and electrical utilities shall be provided for a 

development phase approval. At a minimum, preliminary engineering plans shall 

address the layout and design of utilities needed to support the given 

development phase as well as the design capacities needed to extend all utility 

and street services to future phases within the Gunnison Rising PUD. 

Improvements outside the Gunnison Rising PUD shall also be provided to the 

City for review and approval. The preliminary engineering designs shall be in 
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conformance with Preliminary Subdivision submittal requirements as defined in 

the Gunnison Municipal Code, and as it may be amended in the future. 

C. Transportation Analysis. In order to facilitate the coherent development and 

extension of the transportation system the developer shall submit a traffic 

analysis prepared by a qualified traffic engineer to determine the impacts of 

anticipated development. At a minimum, the traffic impact analysis shall meet 

the requirements of Section 4 of the City of Gunnison LDC.  

D. Streets, Alleys, and Trails Plan. Preliminary design level engineering plans for 

the geometric design of streets, alleys and trails shall be provided.  At a 

minimum, these preliminary engineering plans shall address the layout and 

design of streets, alleys and pedestrian trails needed to support the given 

development phase as well as the design capacities needed to serve future 

phases within the Gunnison Rising PUD.  In addition to these submittal 

requirements, off-site improvement designs needed to serve the Gunnison 

Rising PUD shall be included. The preliminary street design plans shall comply 

with submittal requirements of Preliminary Subdivision plans for engineered 

streets, grading and drainage as defined in the Gunnison Municipal Code and as 

it may be amended in the future. 

E. Geologic and Geotechnical Review  

1. Purpose. Geologic and Geotechnical Review are considered necessary 

to ensure that development in the Gunnison Rising PUD occurs in a 

manner as to protect the natural and topographic character and 

insuring that development does not create soil erosion, sedimentation 

of lower slopes, slide damage and severe cutting or scarring.   

2. Applicability. These standards define submittal requirements for 

Development Phase Review Submittals required by these PUD 

Development Standards. If there is a conflict between these standards 

and existing or future requirements defined in the City of Gunnison Land 

Development Code, the more restrictive provisions shall apply. 

3. Background Data. The following documents serve as base line date to 

be considered for all required geologic and geotechnical Studies. 

a. Geologic Hazards Evaluation dated June 10, 2008 CTL 

THOMPSON, Inc. 

b. Preliminary Geotechnical Investigation dated February 18, 2008, 

CTL THOMPSON, Inc.  

c. Colorado Geologic Survey letter (Karen Berry, CGS) dated 

December 21, 2007.   
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d. Colorado Geologic Survey letter (Karen Berry, CGS) dated 

October 18, 2008. 

4. Investigation Parameters.  

a. The study shall be developed in response and in conjunction to 

preliminary drainage and grading plans prepared for each phase 

review submittal.  The report must be of sufficient detail to 

address those concerns defined by the cited Background Data. 

b. The study shall account for the depth of cuts, utility trenching, 

thickness of fill and geological conditions. 

c. Borings shall be completed using appropriate technique and 

extend below the depth of cuts and to evaluate the impact of fill 

on supporting subgrade.   Boring depths will be dependent upon 

the site conditions and subject to the judgment of the project 

engineer and City Engineer. 

d. Fine grain material samples shall be obtained at intervals 

deemed appropriate by the project engineer/geologist and will 

follow American Standard Testing Methods (ASTM) or other 

standardized method. 

e. Laboratory testing must be conducted to confirm visual 

classification of material and be of sufficient detail to evaluate 

their engineering characteristics such as swell potential, 

consolidation or collapse potential, moisture content, dry 

density and strength. 

f. The study shall address any short term (construction phase) or 

long-term slope stability concerns and use evaluation 

techniques that are accepted by engineering or geology 

professions.  

g. The study shall include the potential for corrosion of pipes or 

degradation of concrete from sulfate or other naturally 

occurring material. 

5. Report Contents. Geologic/Geotechnical studies shall be provided for all 

development review phase submittals.  The study shall include, but not 

be limited to the following information. 

a. Qualification Statement. All studies shall be conducted by a 

Geological Engineer or Geotechnical engineer who is registered 

in the state of Colorado. Qualifications of the record engineer 

shall be provided in the report. 
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b. General Site Conditions. A project description will describe 

topography, drainage, vegetation and review of proposed 

grading, drainage and future development plans. 

c. Surface Geology Conditions. Site geology, based on surface 

survey to include site geologic maps, description of bedrock and 

surface material, including artificial fill, structural geology 

features, bedding, joints, shear zones, soil depths, soil structure 

and depth to ground water and potential geologic hazards. 

d. Off-Site Geologic and Drainage Hazards. Discuss any off-site 

geologic conditions or surface drainage functions that may pose 

a potential hazard to the site, or that may be affected by on-site 

development. 

e. Ground Water Considerations.  Describe the nature and 

occurrence of ground water.  Provide an opinion addressing 

seasonal variations in ground water levels or flows and 

possibility for change from those encountered at the time 

explorations.  Show ground water level on soil logs. 

f. Slope Stability.  Summarize data and analysis used to evaluate 

slope stability.  Provide an opinion regarding the risk of 

instability on the site or adjacent properties currently, during 

construction and after the project is completed.  Describe how 

design and construction recommendation will reduce or 

eliminate the risk of instability.   Discuss any construction or 

post construction measures necessary to verify slope stability. 

g. Recommendations. Provide specific recommendations for cut 

and fill slope stability, seepage and drainage control or other 

design criteria to mitigate hazardous conditions caused by 

geology, soil conditions, surface drainage and ground water. 

F. Cultural Resources Inventory. As a component of each Development Phase 

Review of Gunnison Rising, archeological investigations shall be conducted for 

those documented sites with historic or prehistoric significance as identified in 

the Class I and Class III Cultural Resource Inventory of the Gunnison Rising 

Project, Gunnison County, Colorado prepared by SWCA Environmental 

Consultants dated January 2009, or as it may be amended in the future. This 

additional investigation shall follow the Secretary of the Interior’s Standards for 

Archeological Documentation as found in the document “Archeology and 

Historic Preservation: Secretary of the Interior’s Standards and Guidelines.”  If 

any proposed application does not contain a documented site as mentioned 

above, no further archeological work shall be required. 
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2.5.5 Approval Criteria. In order to approve a Development Phase Review application, the City 

must find that the following criteria are met: 

A. The proposal is consistent and compatible with Gunnison Rising Conceptual Plan 

and can be made to conform with these PUD development standards. 

B. The proposal identifies all transportation facilities and improvements needed to 

provide for safe and efficient circulation for vehicles, bicyclists, and pedestrians, 

including: 

1. Any necessary improvements to Highway 50, as required by CDOT and 

the City of Gunnison, including but not limited to intersection 

improvements, installation of turn lanes or modifications to lane 

geometry, signage, and striping. Setbacks from the Highway 50 right-of-

way must accommodate the planned future width of the right-of-way. 

2. A system of streets, alleys, and trails that can be made to conform with 

these PUD development standards. 

3. Any off-site impacts identified by the transportation analysis which are 

required to be addressed. 

C. The proposal identifies all utility improvements necessary to ensure adequate 

provision of public facilities, including: 

1. Wastewater main lines and associated lift station facilities to serve the 

development, sized with the residual capacity to serve all adjacent 

future phases. 

2. Water main lines and connections to water tanks needed to serve the 

development and to maintain adequate fire flow and pressures, sized 

with the residual capacity to serve all adjacent future phases. Water 

supply and quality will be in accordance with Section 15.2 of the 

Annexation Agreement. 

3. Storm water facilities needed in accordance with the Master Drainage 

Report and municipal standards regulating storm water utilities. 

4. Irrigation utility systems needed to serve the development. 

D. The proposal identifies any actions required to comply with archaeological 

documentation standards, pursuant to the cultural resource inventory, if 

applicable to the subject area. 

E. The proposal identifies adequate provisions for cut and fill slope stability, 

seepage and drainage control or other design criteria to mitigate hazardous 

conditions caused by geology, soil conditions, surface drainage and ground 

water. 
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2.6 Avigation Easement. See Appendix N for terms of the easement. 

2.7 Metropolitan Districts. The property may be subject to one or more metropolitan districts to 

provide infrastructure and other functions as outlined within the district service plan.  

2.8 Annexation Agreement. The Annexation Agreement is the overriding document for the 

annexation. Gunnison Rising is subject to the terms of the Annexation Agreement for the 

property.  If any conflicts between the annexation agreement and the PUD arise, the annexation 

agreement shall govern. The Annexation Agreement addresses the following issues and others:  

• Utilities 

• ISDS 

• Avigation Easement 

• Phasing 

• Land Dedications 

• Trails 

• Transportation and Traffic 

• Vesting 

• Services 

• Improvements 

• Landscaping 

• Metropolitan Districts 

• Environmental Resource Protection 

• Economic Agreements 

• Off-Site Improvement 

2.9 Master Covenants and Sub-area Covenants. Gunnison Rising shall be subject to covenants that 

may be in place at the time of recording or implemented with further subdivision actions.  If a 

conflict arises between the covenants and PUD Development Standards the more restrictive 

standards shall apply. 

2.10 Buffer Construction and Maintenance. Construction and maintenance of all designated buffers 

along the Highway 50 rights-of-way, or as required on district boundaries, shall NOT be the 
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responsibility of the City. Appropriate maintenance provisions shall be provided for within the 

future development applications for project areas.  

2.11 Enforcement. Enforcement of these PUD Development Standards shall be applied pursuant to 

the City of Gunnison Municipal Code, and as these enforcement provisions may be amended in 

the future. 

2.12 Design Review Procedures. This section addresses the procedure for obtaining approval of the 

design for development within the Gunnison Rising PUD. 

2.12.1 Requirements. Design Review shall be required for all new construction, or alteration of 

the exterior of commercial or residential structures, on all properties that are part of a 

Home Owner Association (HOA) or Business/Property Owner Association (BOA/POA). 

2.12.2 Application. A Design Review application shall be submitted to the HOA or BOA/POA of 

the residential or commercial subdivision within which the structure is proposed. 

2.12.3 Design Review Committee. Each subdivision HOA or BOA/POA shall establish a Design 

Review Committee consisting of at least three members, and shall be formed consistent 

with the Covenants, Conditions, and Restrictions established for each subdivision.  The 

Design Review Committee shall establish procedures for the submittal and review of 

Design Review applications, a regular meeting schedule to review such applications, and 

notification protocol to inform the applicant and the City of Gunnison of decisions made 

by the Design Review Committee.  One Design Review committee may provide design 

review services for more than one subdivision and under more than one set of 

Covenants, Conditions and Restrictions so that a separate Design Review Committee is 

not required for each subdivision so long as there is a Design Review Committee 

providing design review functions for each subdivision.  

2.12.4 Structure Definition.  A “Structure” shall be defined as any enclosed building consisting 

of 150 square feet or greater area and exceeds six feet in height, or a built object such as 

a fence, gazebo, or patio cover that exceeds seven (7) feet in height. 

2.12.5 Approval. Upon approval of the Design Review application, the Design Review 

Committee shall notify the applicant and the City of Gunnison Community Development 

Department in writing of its decision, verifying that the proposed construction has met 

the requirements of the subdivision design standards and covenants.  Nothing in this 

section shall usurp or supersede the requirements of the municipal code, ordinances, 

and standards of the City of Gunnison Community Development Department related to 

review and approval of new construction. 

2.12.6 Review standards. An application for Design Review shall be evaluated based upon the 

following standards: 

A. Consistency with Gunnison Rising Master Plan and PUD Development Standards. 

B. Conformance to applicable provisions of zoning, subdivision, and site 

development regulations, including, but not limited to: 
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1. Zoning District Standards. The purpose and dimensional standards of 

the zone district. 

2. Site Development Standards. The parking, landscaping, signage and 

improvements standards of the district. 

3. Covenants, Conditions, and Restrictions (CCR).  Those specific design 

standards established by the subdivision CCRs for the commercial or 

residential use proposed. 

C. Compatibility. The proposed structure shall be appropriate to its proposed 

location and be compatible with the character of neighboring uses or planned 

uses, or enhance the mixture of complementary uses and activities in the 

immediate vicinity. 

D. Safety. The use shall not cause dangerous of unsafe conditions for the property 

on which it is proposed nor the adjacent or nearby properties.   

E. Nuisance.  The structure shall not create a nuisance and the impacts of the 

construction on surrounding properties shall be minimized with respect to 

noise, odors, vibrations, glare, and similar conditions. 

F. Environment. The use shall not cause significant deterioration to water 

resources, wetlands, wildlife habitat, scenic characteristics, or other natural 

features.  As applicable, the proposed construction shall mitigate its adverse 

impacts on the environment.  

2.12.7 Conformance with City, County, State, and other regulations. Nothing in this section 

shall usurp or supersede the requirements of applicable codes, ordinances, standards 

and regulations.  Where such codes ordinances, standards and regulations are more 

restrictive, the more restrictive provision shall apply, except as allowed by Section 2.2 of 

these PUD standards.
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Chapter 3: Zone Districts 

3.1 Zone Districts Established. In order to implement the Gunnison Rising Conceptual Plan and 

promote the purposes of these development standards, the following zone districts are 

established. 

Table 3-1. Zone Districts 

Symbol Zone District Names 

Residential Zone Districts 

RL Large Lot Residential 

R1-9600 Low Residential 

R1-4800 Medium Residential 

R2-2400 Traditional Neighborhood 

RMU-1200 Missing Middle Residential 

R3-6250 Multi-Family Residential 

Nonresidential Zone Districts 

CM Main Street District 

M Maker District 

EC Event and Conference District 

RR Recreational Resort District 

O Open Space 

3.2 Zone District Purpose Statements. 

3.2.1 Residential Zone Districts. 

A. Large Lot Residential District (RL). This purpose of the Large Lot Residential 

district is to provide for a very low-density residential area characterized by 

detached single-family dwelling units on large lots, with special consideration 

for preservation of the natural and rural character of the area. 

B. Low Residential District (R1-9600). The purpose of the Low Residential district 

to provide for lower density residential neighborhoods characterized by 

detached single-family dwelling units on large lots primarily in the finger gullies 
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north of the Canal Trail. Cottage cluster type housing and ADUs are allowed by 

right in this zone. 

C. Medium Residential District (R1-4800). The purpose of the Medium Residential 

District is to provide for residential neighborhoods characterized by detached 

single-family dwelling units on medium size lots. This district is located in areas 

that are less constrained by steep slopes or natural resources but are further 

from existing services and amenities. Cottage cluster type housing and ADUs are 

allowed by right in this zone. 

D. Traditional Neighborhood District (R2-2400). The purpose of the Traditional 

Neighborhood district is to provide for residential neighborhoods modeled after 

the traditional neighborhoods of Gunnison, which are characterized by a mix of 

by single-family and duplex styles of housing. This district is located in areas that 

are relatively unconstrained by steep slopes and natural resources and are in 

close proximity to existing and planned services and amenities. The Cottage 

cluster type housing and ADUs are allowed by right in this zone. 

E. Missing Middle Residential District (RMU-1200). The purpose of Missing Middle 

Residential district is to provide for residential areas with a wide range of 

housing types, including small lot, attached townhomes, 4-unit houses, small-

scale apartments, cluster housing and ADUs, which remain compatible with 

adjacent neighborhoods of detached, single-family dwellings. This district is 

located in areas that are close to existing and planned services and amenities 

and adjacent to major streets. 

F. Multi-Family Residential District (R3-6250). The purpose of Multi-Family 

Residential district is to provide for residential areas with the widest range of 

higher density housing types, including townhomes, row homes, duplexes, 

triplexes, quadplexes, and apartment buildings. This district is located in order 

to make efficient use of the land that is nearest to existing amenities and 

services in the City. 

3.2.2 Nonresidential Zone Districts. 

A. Main Street District (CM). The purpose of the Main Street district is to provide 

for mixed use development consistent with historical patterns of commercial 

main streets in small towns. The district allows for small-scale retail buildings, 

mixed-use buildings, townhomes and a range of multi-unit buildings. The district 

is distributed across major street corridors in order to support both efficient 

access for vehicles and walkable access from neighborhoods. 

B. Maker District (M). The purpose of the Maker District is to provide for an area 

that allows for a flexible and wide range of building forms to support a variety of 

creative employment, including the ability to include secondary residential uses 

to allow for live-work buildings. The district is located south of Highway 50 to 
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provide a natural buffer from residential neighborhoods while maximizing the 

value of direct access from Highway 50. 

C. Event and Conference District (EC). The purpose of the Event and Conference 

district is to provide an area for a range of convention, accommodation, event 

spaces, include large-scale community events and festivals, as well as ancillary 

commercial uses. The district is located south of Highway 50 to provide a 

natural buffer from residential neighborhoods while maximizing the value of 

direct access from Highway 50. 

D. Recreational Resort District (RR). The purpose of the RR district is to provide 

opportunities to enjoy access to outdoor recreation and natural areas in the 

vicinity of the Gunnison Rising area. This district allows for a range of 

recreational camping uses in both permanent structures and recreational 

vehicles or tends, as well as supportive retail and service uses. The district is 

located to maximize access to the Tomichi Creek State Wildlife Area and other 

natural areas. The standards of the RR district are intended to allow for 

recreational resort uses while mitigation potential impacts on adjacent land 

uses and natural areas 

E. Open Space District (O). The purpose of the Open Space (O) district is to provide 

areas for open space and recreation uses, including parks, trails, open space 

areas, and recreational facilities within these areas. Land uses include indoor 

and outdoor recreation and community facilities characterized by light or 

moderate impacts on existing traffic, the natural environment, and the 

surrounding neighborhood. Such facilities include but are not limited to: athletic 

fields; skateboard parks; swimming, bathing, wading and other therapeutic 

facilities; tennis, handball, and basketball courts. Land uses may also include 

natural areas such as public parks, trails, greenbelts, or natural land 

preservation areas. 
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3.3 Principle Use Table. 

3.3.1 Permitted Uses.  A “P” indicates that a use is allowed by right in the respective zoning 

district. Permitted uses are subject to all other applicable regulations of this code. 

3.3.2 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) of the LDC. 

3.3.3 Secondary Uses. A “S” indicates that a use is allowed only if it does not account for more 

than 50% of the floor area of the proposed development. 

3.3.4 Uses Not Allowed. A blank cell indicates that a use is not allowed. 

3.3.5 Uses Not Listed. The Director shall use the criteria in Section 3 of the Gunnison Land 

Development Code to determine how an unlisted use should be treated. 

3.3.6 Recreational Resort District. Use regulations for the RR district can be found in Section 

3.6. 

Table 3-2. Principle Uses 

Use Categories Specific Uses 

Residential Districts 
Non-

Residential 
Districts 

R
L 

R
1

-9
6

0
0

 

R
1

-4
8

0
0

 

R
2

-2
4

0
0

 

R
M

U
-1

2
0

0
 

R
3

-6
2

5
0

 

C
M

 

M
 

EC
 

O
 

Residential Use Categories 

Household Living 

Accessory Dwelling  P P P P P  S   

Duplex dwellings    P P P  S   

Manufactured homes  P P P P P     

Mobile home parks           

Multi-family dwellings – Up to 4 units    P P P P S   

Multi-family dwellings – 5 or more units     P P P    

Single-family dwellings P P P P P   S   

Townhouses    P P P P S   

Cottage Cluster  P P P P P  S   

Compact Neighborhood     P P  S   

Upper story residential     P P P S P  

Zero lot line dwellings  P P P P   S   

Congregate Living 

Assisted Living homes  C C C C C S    

Nursing home     C C S    

Rooming and boarding houses, 
dormitories, fraternities or sororities 

 
   C C S   
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Use Categories Specific Uses 

Residential Districts 
Non-

Residential 
Districts 

R
L 

R
1

-9
6

0
0

 

R
1

-4
8

0
0

 

R
2

-2
4

0
0

 

R
M

U
-1

2
0

0
 

R
3

-6
2

5
0

 

C
M

 

M
 

EC
 

O
 

Home Occupation 
and Home 
Business 

Home Occupation P P P P P P P P   

Home Business P C C C C C P P   

Marijuana Personal Use of Marijuana P P P P P P P P P  

Public, Civic and Institutional Use Categories 

Community 
Service 

Detention Center           

Mausoleum, columbarium  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   

School, trade or business  C C C C C C C C  

Day Care 

Daycare Center    C C C P C   

Daycare Home P 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 C  

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 P P P 
 

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

Minor utilities  P P P P P P P P  

Accommodation, Retail, Service - Commercial Use Categories   

Entertainment 
Event, Major 

Auditoriums         P  

Fairgrounds         P  

Office 

Banks and financial institutions       P P P  

Government offices       P P P  

Medical clinic or dental office       P P P  

Professional offices       P P P  

Radio and television studios       P P P  

Parking, 
Commercial 

Commercial parking lots and garages 
 

     C C P 
 

Retail Sales, Rental 
and Service, Sales-
Oriented 

Art Galleries     C C P P P  

Auto sales and rental        C P  

Automotive Supplies       C P P  
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Use Categories Specific Uses 

Residential Districts 
Non-

Residential 
Districts 

R
L 

R
1

-9
6

0
0

 

R
1

-4
8

0
0

 

R
2

-2
4

0
0

 

R
M

U
-1

2
0

0
 

R
3

-6
2

5
0

 

C
M

 

M
 

EC
 

O
 

Book stores       P P P  

Convenience Stores, without gas pumps    C C C P P P  

Drive-in        C C  

Furniture and Appliance Stores       P P P  

Greenhouse or nursery     C C C P P  

Lumber and building material sales       C P P  

Outside Sales or Display       C P P  

Recreational Vehicle Sales        C P  

Retail Grocery Store     C C P P P  

Retail Sales and 
Service, Personal 
Service-Oriented 

Athletic or Health Clubs       P P P  

Barber and beauty shops       P P P  

Drive-in        C C  

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

Funeral homes and mortuaries       P P P  

Kennels       C C C  

Laundromats       P P P  

Photography studios       P P P  

Veterinary clinic       P P P  

Marijuana 
Retail Marijuana       C C C  

Medical Marijuana Centers       C C C  

Accommodations 

Bed and breakfasts    C C C P P P  

Hostels       P P P  

Hotels and motels       P P P  

RV Parks           

Retail Sales and 
Service, Eating and 
Drinking –Oriented 

Bars and taverns      C P P P P 

Coffee shop/bakery     C C P P P  

Drive-in        C C  

Restaurants     C C P P P  

Retail Sales and 
Service, 
Entertainment-
Oriented 

Private lodges and clubs 

 

     P P P 

 

Retail Sales and 
Service, Repair-
Oriented 

Recreation, indoor       P P P  

Theater       P P P  

Appliance repair       P P P  

Bicycle repair/rental      C P P P  
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Use Categories Specific Uses 

Residential Districts 
Non-

Residential 
Districts 

R
L 

R
1

-9
6

0
0

 

R
1

-4
8

0
0

 

R
2

-2
4

0
0

 

R
M

U
-1

2
0

0
 

R
3

-6
2

5
0

 

C
M

 

M
 

EC
 

O
 

Vehicle Services, 
Limited 

Locksmith       P P P  

Car washes        P P  

Convenience stores, with gas pumps        C P  

Service stations        C P  

Industrial Use Categories  

Industrial Sales 
and Service 

Agricultural implement sales/service        P P  

Building and heating contractors        P P  

Chemicals or explosives manufacture        C C  

Dry cleaning/dyeing plant        P P  

Feed and grain sales        P P  

Manufactured home sales/service        C C  

Repair and service of industrial vehicles        P P  

Research laboratories        P P  

Salvage or wrecking yards, or 
junkyards 

 
      C C 

 

Sale, rental, leasing of heavy 
equipment 

 
      P P 

 

Manufacturing 
and Production 

Catering Services        C C  

Concrete or redi-mix plant        C C  

Firewood Production        C C  

Greenhouse/nursery       P P P  

Industrial Hemp Production        C C  

Manufacture or assembly of 
machinery, equipment, instruments 

 
      P P 

 

Meat Processing        C C  

Printing, publishing and lithography        P P  

Woodworking and cabinet shops        P P  

Marijuana 
Manufacturing 

and Production7 

Marijuana manufacturing        C C  

Medical marijuana-infused products 
manufacturing 

 
      C C 

 

Marijuana cultivation        C C  

Medical marijuana optional premises 
cultivation operation 

 
      C C 

 

Marijuana testing facility        C C  

Self-storage 
Warehouse 

Mini-warehouses and mini-storage 
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Use Categories Specific Uses 

Residential Districts 
Non-

Residential 
Districts 

R
L 

R
1

-9
6

0
0

 

R
1

-4
8

0
0

 

R
2

-2
4

0
0

 

R
M

U
-1

2
0

0
 

R
3

-6
2

5
0

 

C
M

 

M
 

EC
 

O
 

Vehicle Repair 

Auto body shops        C C  

Auto, truck and boat repair        C C  

Quick lube service        C C  

Warehouse and 
Freight Movement 

Air cargo terminal           

Outdoor storage, general        C C  

Post Office        P P  

Recreational vehicle storage        C C  

Utility service yards or garages        C C  

Warehouses and truck terminals        C C  

Waste-Related 
Transfer stations           

Recycling centers        C C  

Wholesale Sales 
Mail order houses        P P  

Wholesalers of food, clothing, and parts        P P  

Other Uses Categories  

Alternative Energy 
Wind Turbines C C C C C C C C C C 

Solar Photovoltaic Arrays P P P P P P P P P C 

Wireless 
Communications 
Facilities 

Roof and Wall mounted WCF      C C C C  

Small Cell WCF and Alternative 
Tower Structure within the ROW 

 
P P P P P P P P 

 

Alternative Tower Structure NOT 
within the ROW 

 
    C C C C 

 

Tower           

Temporary 
Commercial 
Activity 

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

 
     C C C 

 
C 
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3.4 Dimensional Standards - Residential Zone Districts. Development applications shall comply with 

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

Development standards for the RL district can be found in Section 3.7. 

Table 3-3. Residential Dimensional Standards 

  

 STANDARD R1-9600 R1-4800 R2-2400 RMU-1200 R3-6250 

DENSITY 

Maximum density (units/acre) 7 14 28 65 80 

LOT 

Minimum lot size (sq. ft.) 9,600 4,800 2,400 None 6,250 

Minimum lot frontage (ft.) 25 25 15 15 15 

Maximum lot coverage structures / parking and access (%) 55% 55% 60% 85% 90% 

Minimum lot coverage landscape area (%) 30% 30% 30% 15% 0% 

BUILDING 

Maximum building height (ft.) 35 35 35 35 48 

Maximum height for detached accessory structure (ft.) 30 30 30 30 30 

Maximum building width (ft.) 55 55 85 85 None 

BUILDING SETBACKS 

Minimum setback front (ft.) 20 10 10 10 10 

Minimum garage setback from front face of building (ft) 10 10 10 10 10 

Maximum front setback/build-to-line (ft) None 20 20 20 20 

Minimum setback side (ft.) 5 5 5 5 5 

Minimum setback rear: principal building (ft.) 10 10 10 5 5 

Minimum setback rear: accessory building (ft.) 5 5 0 0 0 

Minimum setback rear: garage with alley access (ft.) 5 5 5 5 5 

OTHER STANDARDS 

Minimum snow storage (% of parking and access coverage) 15% 15% 15% 15% 15% 
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Figure 3-1. Low Residential (R1-9600) Zone District Dimensional Standards 

 

Figure 3-2. Medium Residential (R1-4800) Zone District Dimensional Standards  
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Figure 3-3. Traditional Neighborhood (R2-2400) Zone District Dimensional Standards  

 

Figure 3-4. Missing Middle (RMU-1200) Zone District Dimensional Standards 
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Figure 3-5. Multifamily (R3-6250) Zone District Dimensional Standards 

 

3.5 Dimensional Standards - Nonresidential Zone Districts. Development applications shall comply 

with the following dimensional and all other provisions in this LDC and other applicable laws. 

Development standards for the RR district can be found in Section 3.6. 

Table 3-4. Nonresidential Dimensional Standards 

  

STANDARD CM M EC O 

LOT  

Minimum lot frontage (ft.) 15 15 15 None 

Maximum lot coverage structures / parking and access (%) 95% 95% 70% 10% 

Minimum lot coverage landscape area (%) 0% 0% 20% None 

BUILDING  

Maximum building height (ft.) 50 50 50 35 

BUILDING SETBACKS  

Minimum setback front (ft.) 0 0 10 10 

Minimum garage setback from front face of building (ft) 10 10 10 10 

Maximum front setback/build-to-line (ft) 5 5 10 None 

Minimum setback side (ft.) 5 5 5 10 

Minimum setback rear (ft.) 0 0 10 10 

OTHER STANDARDS  

Minimum snow storage (% of parking and access coverage) 15% 15% 15% 15% 
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Figure 3-6. Main Street (CM) Zone District Dimensional Standards 

 

 

Figure 3-7. Maker District (M) Zone District Dimensional Standards 
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3.6 Recreational Resort District Standards 

3.6.1 Purpose. Recreational resort uses are allowed in the RR district in order to provide 

opportunities to enjoy access to outdoor recreation and natural areas in the vicinity of 

the Gunnison Rising area. The following standards are intended to allow for recreational 

resort uses while mitigation potential impacts on adjacent land uses and natural areas. 

3.6.2 Applicability. The standards of this section apply to all uses in the RR district. 

3.6.3 Principle Uses. The RR district is intended to provide space for camping and vacation 

housing in a natural setting. The principle uses permitted in the RR district are classified 

into two categories: 

A. Camp Sites with Permanent Structures. These sites include a structure intended 

to be used on a year-round basis, such as a cabin, tiny home, manufactured 

home, or yurt. The structure may or may not include sanitary facilities. 

B. Camp Sites for Recreational Vehicles and Tents. These sites do not include a 

permanent structure. Users of these sites bring their own tent, pop-up camper, 

camper van, or RV.  

3.6.4 Accessory Uses. Additional uses are permitted within common areas provided that the 

facility is intended to support the users of the recreational resort. These accessory uses 

include: 

A. Clubs operated by and for their members  

B. Community buildings and uses  

C. Game room/video arcade  

D. Indoor amusement and entertainment establishments  

E. Indoor and outdoor eating and drinking establishments  

F. Parks and recreation facilities  

G. Pool or billiard hall  

H. Recreation or athletic club /facilities 

I. Rental, repair and service of light motorized and non-motorized tools and 

equipment and large appliances 

J. Waste dump station 

K. Satellite or electronic reception devices  

L. Self-service Laundromat 
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3.6.5 Dimensional Standards. Development applications shall comply with the following 

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

Table 3-5. RR District Dimensional Standards 

3.6.6 Additional Standards – Camp Sites with Permanent Structures 

A. Sites shall be limited to one dwelling unit per site and the structure shall be a 

maximum of 600 square feet excluding outside deck areas. 

B. Sites shall provide a minimum of one on-site parking space per site. 

C. If manufactured housing units are proposed, the units shall be placed on 

permitted concrete foundations and they shall be constructed in conformance 

with those provisions of the LDC regulating construction of manufactured 

homes shall be regulated by the United States Department of Housing and 

Urban Development (HUD) regulations regarding manufactured housing. 

3.6.7 Additional Standards – Camp Sites for RVs and Tent Camping 

A. Open storage is prohibited. 

B. Accessory structures greater than three feet above natural grade shall comply 

with setback regulations. 

C. All sites shall be provided paved surface parking pads of bituminous mix or 

concrete parking pad. Small Sites shall be provided a minimum 12 foot x 24 foot 

 STANDARD 
Sites w/ 

Permanent 
Structures 

Sites for RVs 
and Tents – 

Small1  

Sites for RVs 
and Tents – 

Large2 

Accessory 
Uses 

SITE 

Minimum site size (sq. ft) 2,500 1,200 2,450 4,000 

Minimum site frontage (ft.) 25 20 35 20 

Minimum site depth (ft.) 100 60 70 80 

Maximum lot coverage structures / parking and access (%) 60% N/A N/A 70% 

Minimum lot coverage landscape area (%) 40% 20% 20% 30% 

Maximum outside storage area (%) Not Permitted Not Permitted Not Permitted 5% 

PERMANENT STRUCTURES 

Maximum height (ft.) 20 N/A N/A 35 

Maximum floor area (sq. ft.) 600 N/A N/A N/A 

SETBACKS 

Minimum setback front (ft.) 10 10 10 0 

Minimum setback side (ft.) 7 7 7 10 

Minimum setback rear (ft.) 10 10 10 10 
1 Small sites must be limited to pop-up campers, truck campers, camper vans, tents. 
2 Large sites are intended for but not limited to travel trailers, motor homes, motor coach, trailers, and campers. 
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paved surface parking pads. Large Sites shall be provided a minimum 12 foot x 

50 foot paved parking pads plus one automobile parking space. 

D. The following amount of land, which excludes required buffers, shall be set 

aside and developed for recreational activities within the RR District: 

1. Two hundred square feet per lot for the first one hundred lots; and,  

2. One hundred fifty square  feet per lot for each lot in excess of one 

hundred lots. 

E. Service Building.  The RR district shall be provided a centrally located service 

building and recreational area containing the following: management office, 

storage areas, sanitary facilities, laundry facilities (two washer/dryer 

combinations per 50 sites), and recreation facilities. 

F. Refuse Areas.  The RR district shall provide an adequate number of animal proof 

covered trash receptacles located within centralized trash areas. Trash areas 

shall be screened from public view by a minimum six foot high enclosure and 

shall be dispersed throughout the park for ease of accessibility.  

G. All motor vehicles parked on camp sites shall be operable and have current 

license plates.  Removal of wheels from motor vehicles is prohibited. 

3.6.8 Operational Standards 

A. Person in Charge.  The owner or operator of the RR district park shall be on file 

with the Finance Director/Sales Tax License Administrator, including the name 

of the person who will be in continuous, responsible charge of the park and who 

is authorized to act in behalf of the Owner/Operator.  Any change in person in 

charge will be immediately reported to the Community Development Director. 

B. Office Park Register. The RR district shall have an office for the person in charge 

of the park.  The Person in Charge shall keep an updated park register. 

C. Duties of the Operator.  It shall be the duty of the owner, operator or person in 

charge of the RR district to: 

1. Keep at all times a register of all persons staying in the park, which 

register shall at all times be open to the officers and officials of the City 

of Gunnison Zoning Code Administrator, or their designee, for review 

immediately upon request.  The register shall record the names and 

home addresses of all persons staying in the CRV District, the date of 

their arrival, date of their departure, the license number of all 

recreational vehicles, the make and model of the vehicle and recreation 

vehicle site on which each is located. 
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2. Maintain the district in a clean, orderly, litter free and sanitary condition 

at all times. 

3. Allow no more than one recreational vehicle and one tow vehicle on any 

one site at any one time. 

4. Ensure that garbage and trash is property disposed of in the trash 

receptacles as required by these regulations.  Maintain the trash areas 

in a neat and sanitary condition at all times.  

5. Maintain all landscape areas. 

6. Ensure that no operable or inoperable vehicles, recreational vehicles, 

boats, machinery, equipment or parts thereof are kept or stored. 

7. Ensure that no vehicles or equipment are stored within any Special 

Flood Hazard Area. 

8. Ensure that all private roads are maintained for safe travel and provide 

adequate access for emergency vehicles.  Seasonal closure of some 

portions of the facility shall be permitted so long as necessary vehicular 

and emergency access is maintained. 

D. The district shall provide a paved parking area(s) for guest vehicles and boat 

parking.  The parking area shall provide guest parking at a ratio of one parking 

space for each five sites.  Boat parking shall be provided at a ratio of one parking 

space per ten sites; boat parking space shall be a minimum 10 feet x 24 feet in 

size.  

E. Utility design, installation and maintenance shall be in compliance with the 

provisions of the City of Gunnison Municipal Code. The City will be responsible 

for the maintenance and operation of primary water trunk lines, sewer mains, 

large irrigation ditches, primary electrical transmission lines, substations, major 

electrical transformers, major switch gear and the other primary utility facilities 

serving the entire RR district. Each lot and/or site will be required to pay a 

capital investment fee at the time the lot or site is developed.  

F. The RR district shall provide adequate fire protection as required by the City of 

Gunnison Municipal Code. 

3.6.9 Sanitary Facilities Standards/Service Building(s). One or more service buildings shall be 

installed in the district. The number and type of facilities required to be contained in the 

building shall be as shown in Table 3-6. The service building(s) shall also meet the 

following standards: 

A. Proximity. Sanitary facilities shall be provided within one or more service 

buildings and shall be located at a distance not greater than 400 feet from any 

camp site that does not have sanitary facilities on-site.  

163



Gunnison Rising PUD Development Standards Chapter 3: Zone Districts 

January 2020 38 

B. Private Compartments. Each water closet, bath or shower shall be in a private 

compartment and shall meet the requirements of the city’s plumbing code. 

C. Sound-Retardant Wall. A sound-retardant wall shall separate the toilet facilities 

for each sex when provided in a single building. 

D. Utility Sink. A minimum of one utility sink shall also be provided for disposal of 

liquid wastes and for cleanup and maintenance of the service building. 

E. Construction. The service building shall be of permanent construction and be 

provided with adequate light, heat, and positive ventilation in shower and 

bathing areas. Interior construction of the service building shall use cleanable, 

moisture-resistant materials on walls, ceilings, and floors, and use slip-resistant 

materials on floors. 

F. Openings Screened. All windows, doors, or other openings shall be screened to 

keep out insects. 

G. Plumbing. All plumbing shall conform to the most recently adopted version of 

the International Plumbing Code and the local plumbing code. Hot and cold 

running water shall be provided in the service building(s). 

H. Telephones. At least one public telephone shall be provided at each service 

building. 

Table 3-6. Sanitary Service Building Facility Requirements 

 

Number of Sites without 
Sanitary Facilities 

Toilets Urinals Lavatories Showers 

 Ind.   Dep. Ind.   Dep. Ind.   Dep. Ind.   Dep. 

15 
1 1   2 1 2   2 

1 2     1 2   2 

16-30 
1 2   3 1 3   2 

1 3     1 3   2 

31-45 
1 3   3 1 4   3 

1 4     1 4   4 

46-60 
1 4   4 1 5   4 

1 5     1 5   5 

61-80 
1 4   4 1 5   5 

1 6     1 5   6 

81-100* 
1 5   5 1 6   6 

1 6     1 6   6 

* For development of sites beyond one hundred, use the figures for a 100-site resort, and add the number of 
fixtures for the appropriate additional increment as shown above.           

WOMEN         
MEN         
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3.6.10 Landscaping 

A. Landscaped Buffer.  A 75-foot-wide bermed and landscaped buffer shall be 

provided along the north edge of the RR district, adjacent to Highway 50.  

Buffers along the east and west district boundaries shall be 30 feet wide. These 

buffers shall meet the following standards: 

1. Tree and Shrub Requirements. Required landscaping in the buffer areas 

will consist of a minimum of six trees (minimum 50 percent evergreen) 

and 40 shrubs (75 percent evergreen) for each 100 lineal feet, and 

minimum proportional share of trees and shrubs for buffer lengths less 

than or greater than the 100 lineal foot measurement.  

2. Groundcover. All ground area within the buffer shall be covered with 

groundcover, bark, rock, or a combination of these. However, no more 

than 20 percent of the ground cover shall be non-vegetative. 

3. Berm Dimension. The berm within the Highway 50 buffer shall be a 

minimum of six feet high, and four feet on district boundary buffers, 

provide a 4:1 (horizontal:vertical) maximum slope, and shall undulate to 

provide a varied shape that mimics natural landforms. 

B. Minimum Landscape Area. A minimum landscape area shall be provided of not 

less than 15 percent of the gross area of the resort, not including on-site 

landscaping for the units, or the buffer. The landscape area may include the 

recreation area, creeks, ponds, and common landscaped areas.  

C. Railroad Grade Setback. Uses and Improvements within the RR district shall be 

setback 30 feet from the northern or southern edge of the railroad grade.  This 

area shall primarily consist of natural, undisturbed vegetation but may be 

enhanced with additional landscaping as illustrated and approved on the 

landscape plan submitted at the time of development review. 

3.6.11 Snow Storage 

A. An area equal to 5 percent of the impervious pavement areas shall be provided 

for snow storage outside of paved areas necessary for vehicular or pedestrian 

circulation. 

B. The snow storage area shall be illustrated on the site plan for the use and may 

be located within landscape areas if care is given to ensure visibility and traffic 

circulation routes are not negatively impacted. 

C. Snow shall not be stored within required parking spaces, except on an 

emergency basis, for a period not to exceed 48 hours. 

D. Snow shall be removed for any areas that are occupied or to provide access to 

any permanent structure requiring fire protection. 
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3.6.12 Access and Streets 

A. Gated access shall be permitted for the RR district, provided that local fire 

prevention, police, and any other emergency services agency approve the 

design to ensure appropriate emergency access 

B. Internal streets shall meet the following standards:  

1. Minimum Width.  The minimum street section width shall be 25 feet 

and the minimum right-of-way width shall be 60 feet, provided 

however, that these dimensional standards are in conformance with 

applicable criteria set forth in the International Fire Code, or as it may 

be amended by the City in the future. 

2. Emergency Vehicle Access.  Access easements shall be granted to the 

City for the purposes of emergency vehicle access and for the 

installation, maintenance and repair of public and private utilities.  

3. Private Maintenance.  A private road shall be maintained by the 

owner(s) of the development in which the road is located. 

4. Standards.  All private roadways shall be engineered and constructed to 

comply with the City’s street and construction standards for paving, 

grade, and curve radius. 

5. Speed Limits.  All private roads shall be posted with speed limit signs 

with appropriate speeds, in compliance with the Manual on Uniform 

Traffic Control Devices (MUTCD). 

3.6.13 Avigation Easement. Development, uses and activities within this RR District shall 

comply with all Avigation Easement Requirements. 
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3.7 Large Lot Residential District Standards.  

3.7.1 Purpose. The purpose of this residential RL district is to provide for a residential 

neighborhood comprised of detached single-family dwellings on large lots at relative low 

densities (i.e. 3 to 4 acre lot sizes).  Subdivision design and site planning that provides 

solar access for passive or active solar collection systems are encouraged.  Other energy 

efficient home construction methods are also encouraged. 

 In order to minimize impacts to the land and adjacent habitat, preservation areas and 

building envelopes will be provided for all subdivided lots within the RL district.  

Construction of all improvements will be undertaken in such a way that the integrity of 

the natural areas is preserved and the home/building are integrated into undisturbed 

surroundings. 

 The “Building Envelope” is that portion of each lot within which all construction activity 

and improvements, to include driveways, must occur. Alterations to the existing 

landscape will be permitted only within this building envelope and in conformance with 

the provisions stated herein. During the subdivision process, building envelopes for each 

lot will be established with recognition of existing wetlands, topographic features, views, 

water features, and other natural features.  Amendments to the building envelopes may 

be allowed as a Minor Change as long as the change is consistent with the standards set 

forth in this Section.  

 The “Preservation Area” is that portion of the lot which lies outside of the building 

envelope and must remain essentially undisturbed, even during construction. No activity 

that may denude the natural vegetation or soils is permitted. In the event revegetation 

of a Preservation Area must occur, only plant species indigenous to the general area of 

the development may be used.  Natural features that should be preserved within this 

area include steep slopes, ridges and knolls, rock outcrops, wetlands, oxbows, ponds, 

critical habitat, or other areas as determined through the subdivision process. 

3.7.2  Dimensional Standards.  Standards for the RL district are not based on traditional 

dimensional standards. Building envelopes shall be limited to a maximum of 40 percent 

of the total lot area, and the remaining area will constitute the established Preservation 

Area. Survey defined building envelopes, established through the subdivision process 

and with a minimum of two survey ties, will designate the driveway alignment and the 

improvement area. Activities and improvements in the building envelope include, but 

are not limited to, manicured lawns, parking, dwelling, accessory structures, buried 

utilities, and wildland fire defensible space.  The following are provisions specifying uses 

and restrictions associated with the building envelopes and preservation area envelopes. 
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Table 3-7. Dimensional Standards of the RL District 

Standard Requirement 

Maximum number of lots 4 units 

Minimum setback from Highway 50 50 feet 

Minimum setback from zone district boundary 25 feet 

Maximum building height 35 feet 

Maximum building envelope 40% of the lot area 

Minimum building envelope landscaping 20% of the envelope 

Figure 3-8. Illustrative Cluster Layout in the RL District 

 

3.7.4 Energy Conservation. All subdivisions shall provide opportunities for solar access that 

allows for passive, active, or natural heating, cooling, and energy production 

opportunities to each of the proposed lots, when feasible. Such opportunities may 

include, but are not limited to:  

A. Siting of structures or building envelopes to take optimum advantage of passive 

cooling and heating opportunities.  
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B. Adjusting building setback lines to promote the optimum spacing of structures 

to create adequate solar access.  

C. Orienting the longest dimension of each lot within thirty degrees of south, 

unless the subdivider demonstrates that for certain lots:  

1. The lots are large enough to allow proper building orientation and 

maximum feasible control of solar exposure by the lot owner, regardless 

of lot orientation.  

2. Buildings will be constructed as part of the subdivision project (common 

interest communities) and the buildings themselves will be properly 

oriented for adequate solar exposure;  

3. Topography makes variations from the prescribed orientation desirable 

to reduce grading or to take advantage of a setting which favors early 

morning or late afternoon exposure, or where topographical conditions 

make solar energy infeasible;  

4. The size of the subdivision in relation to surrounding streets and lots 

precludes desirable lot orientation.  

D. Easements for solar access. In order to provide for the maximum feasible use of 

solar energy within subdivisions, the City may require establishment of 

easements for some or all of the lots to protect access to sunlight.  Where 

required, solar access easements: 

1. Shall be established on each parcel for the benefit of neighboring 

parcels within the subdivision. 

2. They shall be recorded concurrent with recordation of the subdivision 

map.  

3. The burdens and benefits of the solar easement shall be transferable 

and run with the land to subsequent grantees of the original grantor(s) 

and grantee(s).  

4. They shall protect solar exposure during the period from ten a.m. to two 

p.m. Mountain Time Zone on the winter solstice, unless topographical 

conditions or other overriding design considerations make protection of 

some other, equivalent time interval more desirable.  

5. The description of the easement shall include:  

a. A plan and orthographic view of the easement area in relation 

to lot lines, together with notations on the maximum height of 

structures or vegetation which may occupy the easement area;  
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b. A written description specifying the easement as a plane 

limiting the height of structures or vegetation. This plane begins 

at a line clearly defined in relation to ground elevation and lot 

line location, and extends upward at a specific angle (altitude) in 

a specific direction (azimuth);  

c. The restrictions placed on vegetation, structures or other 

objects which would impair or obstruct passage of sunlight 

through the easement; and  

d. Any terms or conditions under which the easement may be 

revised or terminated.  

E. The establishment of solar easements is not intended to result in reducing 

allowable densities or the percentage of a lot which may be occupied by 

structures under zoning in force at the time the easement is established. Such 

easements will not be required when:  

1. A plan for building construction and landscaping is approved in 

conjunction with the subdivision approval, and the plan will provide an 

acceptable level of solar exposure, as provided in the energy element of 

the general plan; or  

2. The size and shape of the parcels together with the yard and height 

restrictions of the zoning regulations will allow subsequent 

development of each parcel in a way which will not eliminate 

acceptable solar exposure for neighboring parcels within the 

subdivision.
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Chapter 4: Community Design Standards 

4.1 Residential Design Standards 

4.1.1 Purpose. Section 4.1 regulates the placement, orientation, and design of residential 

buildings. The regulations are intended to provide clear and objective standards that 

promote land use compatibility and livability, while protecting property values and 

ensuring predictability in the development process. The following requirements are 

intended to create a built environment that is conducive to walking; provides natural 

surveillance of public spaces; addresses the orientation and design of garages; creates a 

human-scale design and a sense of place that is consistent with the community vision for 

Gunnison Rising. 

4.1.2 Applicability.  The standards of Section 4.1 apply to all residential developments in all 

zones, as specified in Table 4-1. Buildings with multiple uses that include residential 

units are subject to the Nonresidential Design Standards of Section 4.2.  

Table 4-1. Applicability of Residential Design Standards 

 Design Standard 

Housing Type 
Building 

Orientation 
Articulation 

Eyes on 
the Street 

Main 
Entrances 

Garages 
Detailed 
Design 

Materials 
Architectural 

Variety 

Single-Family Detached X X X X X X X X 

Duplex, Triplex, and 
Quadplex 

X X X X X X X X 

Townhomes X X X Sec. 4.1.13 Sec. 4.1.13 X X X 

Multi-Family 
Developments 

Sec. 4.1. X X Sec. 4.1.14 Sec. 4.1.14 X X X 

Cottage Cluster and 
Compact Neighborhood 

LDC Sec. 3 X X LDC Sec. 3 LDC Sec. 3 X X X 

Upper Story Residential See Sec. 4.2 (Nonresidential Design Standards) 

Accessory Dwelling Units See Section 5.1 (Special Use Standards) 

4.1.3 Exceptions.  

A. The City may allow exceptions to a design standard in Section 4.1 without the 

need to obtain a variance in accordance with Section 8 of the LDC. For each 

standard for which a design exception is sought, the applicant must 

demonstrate that at least one of the following circumstances is met: 
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1. The physical characteristics of the site or existing structure (e.g., steep 

slopes, wetlands, other bodies of water, trees or other significant 

natural features of the site, buildings or other existing development, 

utility lines and easements, etc.) make compliance with the standard 

impractical; or 

2. The alternative design better complies with the following: 

a. The purpose of the residential design standards as described in 

Section 4.1.1; and 

b. The intent of the standard for which the exception is being 

sought, as described in the sections below. 

B. Requests for a design exception are subject to review by the Planning and 

Zoning Commission and a public hearing in accordance with Section 6 of the 

LDC. The exception request may be considered as part of a development 

application. 

4.1.4 Building Orientation. 

A. Intent. The intent of this standard is to promote a comfortable and interesting 

pedestrian environment by creating visually interesting street frontages and a 

sense of enclosure on a street when experienced as a pedestrian. 

B. Standards. 

1. Maximum Front Setback/Build-to Line. Where a new building is 

proposed in a zone that requires a build-to line, per Section 3.5 or 3.6, 

at least 50% of the width of the building must be set back no further 

than the maximum front setback/build-to-line. 

2. Limitation on Parking Between Building and Street. Off-street parking 

is not allowed between a building and the street to which it is oriented, 

except in a driveway that leads to a garage. 

4.1.5 Articulation.  

A. Intent. The intent of this standard is to promote visually interesting building 

facades by prohibiting large expanses of blank walls facing the street. 

B. Standards. All buildings shall incorporate design elements that break up all 

street-facing façades into smaller planes, as follows.  

1. For buildings with 25-50 ft of street frontage, a minimum of 2 of the 

following elements shall be provided along the street-facing façades. 

a. A porch at least 6 ft deep. 
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b. A balcony that is at least 3 ft deep and is accessible from an 

interior room. 

c. A bay window that extends at least 2 ft wide and 1 ft deep. 

d. A section of the façade that is recessed by at least 2 ft deep and 

6 ft long. 

e. A dormer that is at least 4 feet wide. 

2. For buildings with over 50 ft of street frontage, at least 1 element in 

Section 4.1.5.B.1 above shall be provided for every 25 ft of street 

frontage. Elements shall be distributed along the length of the façade so 

that there are no more than 25 ft between 2 elements. 

3. For buildings with less than 25 ft of street frontage, the building 

articulation standard is not applicable. 

4.1.6 Eyes on the Street.  

A. Intent. The intent of this standard is to support natural surveillance of public 

spaces and an interesting environment for pedestrians. 

B. Standards. At least 15% of the area of each street-facing façade must be 

windows or entrance doors.  

1. Windows used to meet this standard must be transparent and allow 

views from the building to the street. Glass blocks and privacy windows 

in bathrooms do not meet this standard. 

2. Window area in garages does not count toward meeting this standard. 

3. Window area is considered the entire area within the outer window 

frame, including any interior window grid. 

4. Doors used to meet this standard must face the street or be at an angle 

of no greater than 45 degrees from the street. 

4.1.7 Main Entrance.  

A. Intent. The intent of this standard is to promote a neighborly environment 

which encourages interaction between residents and to support natural 

surveillance of public spaces. 

B. Standards. At least 1 main entrance must meet all of the following standards.  

1. Be set back no further than the applicable maximum front 

setback/build-to line 
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2. Be no further than 8 ft behind the longest street-facing wall of the 

building. 

3. Face the street, be at an angle of up to 45 degrees from the street, or 

open onto a porch. If the entrance opens up onto a porch, the porch 

must meet all of these additional standards. 

a. Be at least 25 sq ft in area with a minimum 6-ft depth. 

b. Have at least 1 porch entry facing the street. 

c. Have a roof that is no more than 12 ft above the floor of the 

porch. 

d. Have a roof that covers at least 30% of the porch area. 

4. If multiple entrances to a duplex, triplex, or fourplex face the street, 

then at least one entrance that faces the street must meet the 

standards of this section. 

4.1.8 Garages and Driveways.  

A. Intent. The intent of these standards is to create a safe, comfortable, and 

interesting pedestrian environment by reducing the visual monotony of garages 

and minimizing the number of curb cuts and driveways that cross the sidewalk.  

B. Standards. 

1. Alleys and Shared Drives. Where a building abuts a rear or side alley, or 

a shared driveway, the garage or carport opening(s) for shall orient to 

the alley or shared drive, as applicable, and not a street. 

2. Setback for Garage Opening Facing Street. No garage or carport 

opening shall be placed closer than 10 feet behind the front face of the 

building. 

3. Width of Garage Openings Facing Street. Where one or more garage 

openings face a street, the total width of all garage openings on that 

building elevation shall not exceed 40 percent of the width of that 

elevation. A garage opening is considered to be facing a street where 

the opening is parallel to, or within 45 degrees of, the street right-of-

way line. 

4. Three-Car and Wider Garages. Where three or more contiguous garage 

parking bays are proposed facing the same street, the garage opening 

closest to a side property line shall be recessed at least two feet behind 

the adjacent opening(s) to break up the street-facing elevation and 

diminish the appearance of the garage from the street. Side-loaded 
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garages, i.e., where the garage openings are turned away from the 

street, are exempt from this requirement. 

4.1.9 Detailed Design.  

A. Intent. The intent of this standard is to encourage detailed, high-quality, and 

visually interesting building facades.  

B. Standards. Designs shall incorporate not fewer than 6 architectural features per 

street-facing elevation from 1-10 below. Applicants are encouraged to use those 

elements that best suit the proposed building style and design.  

1. Covered front porch: not less than 6 ft in depth and not less than 30 

percent of the width of dwelling, excluding the landing for dwelling 

entrance. 

2. Dormers: not less than 4 feet wide and must be a functional part of the 

structure, for example, providing light into a living space. 

3. Recessed entrance: not less than 3 ft deep. 

4. Window trim: minimum 3.5-inch width (all elevations). 

5. Window recesses, in all windows, of at least 3 inches as measured 

horizontally from the face of the building façade. 

6. Eaves: overhang of not less than 12 inches. 

7. Bay window: projects from front elevation by 12 inches. 

8. Balcony: one per dwelling unit facing street. 

9. Decorative top: e.g., cornice or pediment with flat roof or brackets with 

pitched roof. 

10. Other: feature not listed but providing visual relief or contextually 

appropriate design similar to options A-I, as approved by the City. 

4.1.10 Roof Forms.  

A. Intent. The intent of this standard is to ensure that the design, massing, and 

scale of buildings in residential zones are compatible with single-family 

detached houses. 

B. Standard. All buildings in the R1-9600, R1-4800, R2-2400, and RMU-1200 zones 

must have a sloped roof with a minimum pitch of 6/12.   
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4.1.11 Materials.  

A. Intent. The intent of this standard is to encourage the use of durable, visually 

attractive exterior materials and to prohibit or discourage the use of materials 

which are likely to degrade significantly over time or that present a plain and 

monotonous appearance or texture.  

B. Standards. 

1. Permitted Materials. The following materials are approved for use on 

exterior walls and trims: 

a. Wood (treated with semi-transparent or solid body stains or 

paints), and the use of lap cement-based siding and board & 

batten materials are approved. In most cases, siding 

applications which involve a mix of directions (horizontal, 

diagonal, and vertical) are discouraged. 

b. Brick, natural and cultured stone. 

c. Split-face and ground-face masonry block units. 

d. Stucco and synthetic stucco. 

e. Other, similar quality, durable products. 

2. Prohibited Finish Materials and Conditions. The following materials are 

prohibited for use on exterior walls and trims: 

a. Exposed plain concrete (8" maximum exposure at foundation) 

b. Plain concrete block 

c. Unarticulated panel siding (e.g., T-1-11, plain plywood, sheet 

press board) 

d. Seams on sheet (plywood or pressboard type) products 

e. SPF trim larger than 8" and SPF at fascias or bargeboards 

f. Roof sheathing less than 7/16" thick 

g. Certainteed shingle like products 

h. Factory mulled vinyl windows 

i. Other similar quality, non-durable products 
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4.1.12 Architectural Variety.  

A. Intent. The intent of this standard is to promote integration of a variety of 

architectural styles and house plans in order to create visual interest and 

discourage monotony.  

B. Standard. No two directly adjacent or opposite buildings may possess the same 

front or street-facing elevation. This standard is met when front or street-facing 

elevations differ from one another by no fewer than 3 of the elements listed in 

1-7 below. Where facades repeat on the same block face, they must have at 

least 3 intervening lots between them that meet the above standard. 

1. Materials. The plans specify different exterior cladding materials, a 

different combination of materials, or different dimensions, spacing, or 

arrangement of the same materials. Materials used on the front facade 

must turn the corner and extend at least 2 feet deep onto the side 

elevations. 

2. Articulation. The plans have different offsets, recesses, or projections; 

or the front building elevations break in different places. For example, a 

plan that has a stoop entry (recess) varies from one that has an entry 

under a front porch (projection). For this criterion to apply, a recess 

must have a minimum depth of four feet and a projection or offset must 

be at least four feet in depth.  

3. Variation in Roof Elevation. The plans have different roof forms (e.g., 

gable versus gambrel or hip), different roof height (by at least 10 

percent), different orientation (e.g., front-facing versus side-facing 

gable), or different roof projections (e.g., with and without dormer or 

shed, or different type of dormer or shed).  

4. Entry or Porch. The plans have different configuration or detailing of the 

front porch or covered entrance. 

5. Fenestration. The plans have different placement, shape, or orientation 

of windows or different placement of doors.  

6. Height. The elevation of the primary roofline (along the axis of the 

longest roofline) changes by not less than 4 feet from building to 

building, or from dwelling unit to dwelling unit (e.g., townhome units), 

as applicable. Changes in grade of 8 feet or more from one lot to the 

adjacent lot are counted toward change in height for purposes of 

evaluating facade variation.  

7. Color Palette. Complementary variation in color palette. 
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Figure 4-1. Illustration of Selected Residential Design Standards 

 

Key 

A Articulation: One articulating element for every 25 feet of street frontage.  

B Eyes on the Street: Minimum 15% of front façade area must be windows. 

C Garages: Orient to alley if available. Must be set back 10 feet from front façade. 
Maximum width of garage opening is 40% of width of entire front façade. 

D Detailed Design: Minimum of 6 detailed design elements per street-facing elevation. 
Illustrated examples include: 

d1  Covered front porch, no less than 6 feet deep. 

d2 Dormer, no less than 4 feet wide. 

d3 Window trim, on all windows, no less than 4 inches wide. 

d4 Recessed windows, on all windows, no less than 3 inches deep. 

d5 Eaves, no less than 12 inches deep. 
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4.1.13 Additional Standards for Townhomes 

A. Intent. The intent of these standards is to encourage townhome developments 

that are compatible in scale with other lower density housing and provide a 

safe, comfortable, and interesting street frontage for pedestrians.  

B. Standards. 

1. Maximum Building Width. Each building shall contain not more than 8 

consecutively attached townhomes and not exceed an overall length or 

width of 120 feet. 

2. Main Entrance. The primary entrance of each townhouse shall orient to 

a street or an interior courtyard that is not less than 24 feet in width. 

3. Transition from Public Realm. Townhouses shall include an area of 

transition between the public realm of the right-of-way or interior 

courtyard and the entry to the private dwelling. The entry may be either 

vertical or horizontal, as described below. 

a. Vertical Transition (Stoop). A vertical transition shall be an 

uncovered flight of stairs that leads to the front door or front 

porch of the dwelling. The stairs must rise at least 3 ft, and not 

more than 8 ft, from grade. The flight of stairs may encroach 

into the required front yard. 

b. Horizontal Transition (Porch). A horizontal transition shall be a 

covered porch with a depth of at least 6 ft. The porch may 

encroach into the required front yard, but it shall be at least 5 ft 

from the front lot line. 

4. Driveway Access and Parking.  

a. Alley Access (Rear-Loaded). Where the subject site is served by 

an existing or planned alley, vehicle access shall be from the 

alley and all garage entrances shall orient to the alley. 

b. Consolidated Access (Rear-Loaded). Where alley access if not 

feasible and the subject site includes 4 or more consecutively 

attached townhomes or is located on a corner lot, then vehicle 

access shall be from a single driveway that connects to the rear 

of the building and all garage entrances shall orient to the rear 

access driveway. 

c. Shared Access (Front-Loaded). Where alley access or 

consolidated access is not possible, driveway access to the front 

of the townhomes is permitted if the following standards are 

met: 

179



Gunnison Rising PUD Development Standards Chapter 4: Community Design Standards 

January 2020 54 

• Development of 2 or 3 townhouses has at least 1 shared 

access between the lots, and development of 4 

rowhouses has 2 shared accesses. 

• Parking and maneuvering areas do not exceed 10 ft 

wide on any lot. 

• The garage width does not exceed 10 ft, as measured 

from the inside of the garage door frame. 

4.1.14 Additional Standards for Multifamily Developments 

A. Intent. The intent of these standards is to encourage multifamily developments 

that provide a safe, comfortable, and interesting street frontage for pedestrians.  

B. Standards. 

1. Main Entrances. 

a. The primary building entry, or entries, for ground-floor units 

shall orient to a street or an interior courtyard that is not less 

than 24 feet in width. Secondary entries may face parking lots 

or other interior site areas. 

b. Building entrances shall be emphasized through the use of 

features or elements such as recesses, projections, corner 

entries, or landscape treatments. 

2. Driveway Access and Parking. 

a. On-site surface parking areas, garages, and vehicle maneuvering 

areas shall not be located directly between the façade of a 

primary building(s) and an abutting street right-of-way. 

b. Parking located to the side of a dwelling structure shall be 

limited to 50% of the linear frontage of that side. Drive aisles 

without adjacent parking spaces do not count as parking areas 

for purposes of this standard. 

c. All garages that are part of the same structure that contains 

dwelling units shall be located at least 10 ft behind the front 

building façade. 

3. Screening. Screening of service areas, loading areas, mechanical 

equipment, utilities, and trash receptables is required in accordance 

with LDC Section 4. 
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Figure 4-2. Illustration of Selected Residential Design Standards – Townhomes and Multi-Family 

 

Key 

A Building Orientation: Off-street parking not permitted between building and the street.  

B Articulation: One articulating element for every 25 feet of street frontage.  

C Eyes on the Street: Minimum 15% of front façade area must be windows. 

D Transition from the Public Realm: For ground floor residential units, porch or stoop 
required to create transition between public realm of street and private real of dwelling. 

E Detailed Design: Minimum of 6 detailed design elements per street-facing elevation. 
Illustrated examples include: 

e1  Covered front porch, no less than 6 feet deep. 

e2 Dormer, no less than 4 feet wide.  

e3 Eaves, no less than 12 inches deep. 

e4 Recessed windows, on all windows, no less than 3 inches deep. 

e5 Recessed entrance, at least 3 feet deep 
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4.2 Nonresidential Design Standards 

4.2.1 Purpose. The following requirements apply nonresidential development, including 

individual buildings and developments with multiple buildings such as shopping centers, 

office complexes, mixed-use developments, and institutional campuses. The standards 

are intended to create and maintain a built environment that is conducive to pedestrian 

accessibility, reducing dependency on the automobile for short trips, while providing 

civic space for employees and customers, supporting natural surveillance of public 

spaces, and creating human-scale design. The standards require buildings placed close to 

streets, with storefront windows (where applicable), with large building walls divided 

into smaller planes, and with architectural detailing 

4.2.2 Applicability. The standards of this section apply to all non-residential development in 

all residential zone districts and the CM, M, and EC zone districts. 

4.2.3 Exceptions.  

A. The City may allow exceptions to design standards in Section 4.2 without the 

need to obtain a variance in accordance with Section 8 of the LDC. For each 

standard for which a design exception is sought, the applicant must 

demonstrate that at least one of the following circumstances is met: 

1. The physical characteristics of the site or existing structure (e.g., steep 

slopes, wetlands, other bodies of water, trees or other significant 

natural features of the site, buildings or other existing development, 

utility lines and easements, etc.) make compliance with the standard 

impractical; or 

2. The alternative design better complies with the following: 

a. The purpose of the nonresidential design standards as 

described in Section 4.2.1; and 

b. The intent of the standard for which the exception is being 

sought, as described in the sections below. 

B. Requests for a design exception are subject to review by the Planning and 

Zoning Commission and a public hearing in accordance with Section 6 of the 

LDC. The exception request may be considered as part of a development 

application. 

4.2.4 Building Orientation – Maximum Setback/Build-to Line. 

A. Intent. The intent of this standard is to promote a comfortable and interesting 

pedestrian environment by creating visually interesting street frontages and a 

sense of enclosure on a street when experienced as a pedestrian. 
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B. Standards. Where a new building is proposed in a zone that requires a build-to 

line, per Section 3.5 or 3.6, the following standards must be met.  

1. M and EC District. At least 50 percent of the abutting street frontage 

has a building placed no farther from at least one street property line 

than the build-to line in Table 3-4. 

2. CM District. At least 75 percent of the abutting street frontage shall 

have a building placed no farther from at least one street property line 

than the build-to line in Table 3-4. 

3. Corner Lots. On corner lots, the maximum setback only applies to the 

street property line which abuts the higher classification street. If the lot 

abuts two streets of the same classification, then the applicant may 

select which street property line the maximum setback applies to. 

4. Exceptions. The City may waive the build-to line standard where it finds 

that one or more of the conditions in subsections (a)-(g) occurs. 

a. A proposed building is adjacent to a single-family dwelling, and 

an increased setback promotes compatibility with the adjacent 

dwelling. 

b. Major Event Entertainment and Commercial Parking uses are 

excepted from this standard. 

c. The standards of the roadway authority preclude development 

at the build-to line. 

d. The applicant proposes extending an adjacent sidewalk or plaza 

for public use, or some other pedestrian amenity is proposed to 

be placed between the building and public right-of-way. 

e. The build-to line may be increased to provide a private open 

space (e.g., landscaped forecourt), between a residential use in 

a mixed-use development (e.g., live-work building with ground 

floor residence) and a front or street property line. 

f. A significant tree or other environmental feature precludes 

strict adherence to the standard and will be retained and 

incorporated in the design of the project. 

g. A public utility easement or similar restricting legal condition 

that is outside the applicant’s control makes conformance with 

the build-to line impracticable. In this case, the building shall 

instead be placed as close to the street as possible given the 

legal constraint, and pedestrian amenities (e.g., plaza, 
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courtyard, landscaping, outdoor seating area, etc.) shall be 

provided within the street setback in said location. 

h. An expansion is proposed on an existing building that was 

lawfully created but does not conform to the above standard, 

and the building addition moves in the direction of compliance 

where practicable. 

4.2.5 Entrances 

A. Intent. The intent of this standard is to encourage building entrances that are 

easy to identify and access for pedestrians arriving from the street and to 

support natural surveillance of public spaces. 

B. Standards. 

1. Orientation to the Street. Except as provided below, all buildings shall 

have at least one primary entrance (i.e., tenant entrance, lobby 

entrance, breezeway entrance, or courtyard entrance) facing an 

abutting street (i.e., within 45 degrees of the street property line); or if 

the building entrance must be turned more than 45 degrees from the 

street (i.e., front door is on a side or rear elevation) due to the 

configuration of the site or similar constraints, a pedestrian walkway 

must connect the primary entrance to the sidewalk. 

2. Pedestrian-Friendly. Ground level entrances oriented to a street shall 

be at least partly transparent for natural surveillance and to encourage 

an inviting and successful business environment. This standard may be 

met by providing a door with a window(s), a transom window above the 

door, or sidelights beside the door. 

3. Corners. Buildings on corner lots are encouraged to have corner 

entrances. Where a corner entrance is not provided, the building plan 

shall provide an architectural element or detailing (e.g., tower, beveled 

corner, art, special trim, etc.) that accentuates the corner location. 

4.2.6 Ground Floor Height.  

A. Intent. The intent of this standard is to promote building designs which 

maximize the visibility of ground floor spaces to passing pedestrians, emphasize 

the importance of the ground floor in providing access to services and 

amenities, and encourage active commercial uses on the ground floor. 

B. Standard. For ground floor commercial space in new buildings, the distance 

from the finished floor to the bottom of the ceiling structure above must be at 

least 12 feet. For ground floor area associated with a residential use, the 

minimum height is 10 feet. The bottom of the structure includes supporting 

beams. 
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4.2.7 Windows 

A. Intent. The intent of this standard is to create an interesting environment for 

pedestrians by opening up the ground floors of buildings for views into activity 

and merchandise. The intent of the standard is also to support natural 

surveillance of public spaces. 

B. Standards. 

1. Street-Facing Windows. The ground floor, street-facing elevation(s) of 

all buildings shall comprise at least 60 percent transparent windows, 

measured as a section extending the width of the street-facing elevation 

between the building base (or 30 inches above the sidewalk grade, 

whichever is less) and a plane 72 inches above the sidewalk grade.  

2. Side and Rear Elevation Windows. All side and rear elevations, except 

for zero-lot line or common wall elevations, where windows are not 

required, shall provide not less than 30 percent transparency. 

3. Buildings Not Adjacent to a Street. Buildings that are not adjacent to a 

street, such as those that are setback behind another building and those 

that are oriented to a civic space (e.g., internal plaza or court), shall 

meet the 60 percent transparency standard on all elevations abutting 

civic spaces(s) and on elevations containing a primary entrance. 

4. Window Trim. At a minimum, windows shall contain trim, reveals, 

recesses, or similar detailing of not less than three inches in width or 

depth as applicable. The use of decorative detailing and ornamentation 

around windows (e.g., corbels, medallions, pediments, or similar 

features) is encouraged. 

4.2.8 Articulation and Detailing 

A. Intent. The intent of this standard is to promote visually interesting building 

facades by prohibiting large expanses of blank walls facing the street and 

requiring building facades to be divided into smaller planes. 

B. Standards. 

1. Articulation. All building elevations that orient to a street or civic space 

must have breaks in the wall plane (articulation) of not less than one 

break for every 30 feet of building length or width, as applicable, as 

follows: 

a. A “break” for the purposes of this subsection is a change in wall 

plane of not less than 6 inches in depth. Breaks may include but 

are not limited to an offset, recess, window reveal, pilaster, 

frieze, pediment, cornice, parapet, gable, dormer, eave, 

185



Gunnison Rising PUD Development Standards Chapter 4: Community Design Standards 

January 2020 60 

coursing, canopy, awning, column, building base, balcony, 

permanent awning or canopy, marquee, or  

b. Changes in paint color and features that are not designed as 

permanent architectural elements, such as display cabinets, 

window boxes, retractable and similar mounted awnings or 

canopies, and other similar features, do not meet the 6-inch 

break-in-wall-plane standard.  

c. Building elevations that do not orient to a street or civic space 

need not comply with the 6-inch break-in-wall-plane standard 

but should complement the overall building design. 

2. Base-Middle-Top Design. Elevations should incorporate changes in 

material that define a building’s base, middle, and top, as applicable, 

and create visual interest and relief. Side and rear elevations that do not 

face a street, public parking area, pedestrian access way, or plaza may 

utilize changes in texture and/or color of materials, provided that the 

design is consistent with the overall composition of the building.  

3. Horizontal Lines. New buildings and exterior remodels shall generally 

follow the prominent horizontal lines existing on adjacent buildings at 

similar levels along the street frontage. Examples of such horizontal 

lines include but are not limited to: the base below a series of storefront 

windows, an awning or canopy line, a belt course between building 

stories, a cornice, or a parapet line. Where existing adjacent buildings 

do not meet the City’s current building design standards, a new building 

may establish new horizontal lines. 

4. Ground Floor and Upper Floor Division. A clear visual division shall be 

maintained between the ground level floor and upper floors, for 

example, by using a belt course, transom, awning, canopy, or similar 

division.   
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Figure 4-3. Illustration of Selected Nonresidential Design Standards – CM District 

 

Key 

A Building Orientation: At least 75 percent of the abutting street frontage shall have a 
building placed no farther setback than the build-to line of 5 feet. 

B Windows: Street-facing ground floor elevation(s) must have 60 percent transparent 
windows. Side and rear-facing elevations must have 30 percent transparent windows. 

C Articulation: Articulating element required every 30 feet of building width, no less than 6 
inches deep. 

D Base-Middle-Top Design: Changes in material that define a building’s base, middle, and 
top—and create visual interest and relief—are required. 

E Ground Floor Height and Division: Minimum ground floor height of 10 feet for residential 
and 12 feet for commercial uses. A clear visual division must be created between the 
ground level and upper floors. 
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Figure 4-4. Illustration of Selected Nonresidential Design Standards – M District 

 

Key 

A Building Orientation: At least 50 percent of the abutting street frontage shall have a 
building placed no farther setback than the build-to line of 5 feet. 

B Windows: Street-facing ground floor elevation(s) must have 60 percent transparent 
windows. Side and rear-facing elevations must have 30 percent transparent windows. 

C Articulation: Articulating element required every 30 feet of building width, no less than 6 
inches deep. 

D Base-Middle-Top Design: Changes in material that define a building’s base, middle, and 
top—and create visual interest and relief—are required. 

E Ground Floor Height and Division: Minimum ground floor height of 10 feet for residential 
and 12 feet for commercial uses. A clear visual division must be created between the 
ground level and upper floors. 
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4.3 Landscaping, Buffers, and Screening 

4.3.1 Purpose. Section 4.3 contains standards for landscaping, buffering, and screening. The 

standards are intended to reduce development impacts (e.g., glare, noise, and visual 

impacts) on adjacent uses; minimize erosion; slow the rate of surface water runoff, 

thereby reducing infrastructure costs; buffer pedestrians from vehicle maneuvering 

areas; cool buildings and parking lots in summer months with shade; and enhance the 

appearance of the area. 

4.3.2 Applicability.  The standards of Section 4.3 apply to all proposed development in the 

Gunnison Rising PUD. Additional standards of the LDC also apply to all proposed 

development, as identified in Section 4.3.6. 

4.3.3 Minimum Landscape Area Standards. Minimum landscaped area standards vary by zone 

district and are specified in Section 3.5 and 3.6. 

4.3.4 Minimum Planting Standards.  

A. General Landscape Standard. All portions of a lot not otherwise developed with 

buildings, accessory structures, vehicle circulation areas, pedestrian plazas or 

patios, or parking areas shall be landscaped. 

B. Minimum Live Ground Cover. All landscape areas, whether required or not, that 

are not planted with trees and shrubs or covered with allowable non-plant 

material, shall have ground cover plants that are sized and spaced to achieve 

plant coverage of not less than 60 percent at maturity.  

C. Maximum Non-Plant Ground Cover. Bark dust, chips, aggregate, or other non-

plant ground covers may be used, but shall cover not more than 40 percent of 

any landscape area. Non-plant ground covers cannot be a substitute for 

required ground cover plants. 

D. Minimum Tree and Shrub Requirements. The minimum number of trees and 

shrubs shall be provided per required landscaped area in zone districts 

according to Table 4-2. 
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Table 4-2. Minimum Tree and Shrub Requirements 

4.3.5 Highway 50 Frontage Buffer. A 50-foot-wide bermed and landscaped buffer shall be 

provided along the north and south side of Highway 50. The buffer shall meet the 

following standards: 

A. Tree and Shrub Requirements. Required landscaping in the buffer will consist of 

a minimum of six trees (minimum 50 percent evergreen) and 40 shrubs (75 

percent evergreen) for each 100 lineal feet, and minimum proportional share of 

trees and shrubs for buffer lengths less than or greater than the 100 lineal foot 

measurement. Tree and shrub sizes shall comply with the provisions stated in 

LDC Section 4. 

B. Groundcover. All ground area within the buffer shall be covered with 

groundcover, bark, rock, or a combination of these. However, no more than 20 

percent of the ground cover shall be non-vegetative. 

C. Berm Dimension. The berm within the buffer shall be a minimum of four feet 

high, provide a 4:1 (horizontal:vertical) maximum slope, and shall undulate to 

provide a varied shape that mimics natural landforms. 

D. CM District Exemption. Any area within the CM district is exempt from this 

general buffer requirement; however, a minimum 10 foot setback from Highway 

50 is required and the maximum front setback does not apply to the lot 

frontage on the highway. 

4.3.6 Additional LDC Standards. Proposed developments are subject to the following 

additional landscaping, buffering, and screening standards of the LDC Section 4: 

A. General Landscaping Design Standards and Guidelines 

B. Approval of Landscaping and Buffering Plan 

C. Parking Lot Landscaping 

Zone District Number of Trees and Shrubs per 
Required Landscape Area 

Low Residential (R1-9600) 1 tree and 2 shrubs per 1,500 sq. ft. 

Medium Residential (R2-4800) 1 tree and 2 shrubs per 1,500 sq. ft. 

Traditional Neighborhood (R2-2400) 1 tree and 2 shrubs per 1,200 sq. ft. 

Missing Middle Residential (RMU-1200) 1 tree and 2 shrubs per 1,200 sq. ft. 

Multi-Family Residential (R3-6250) 1 tree and 2 shrubs per 1,000 sq. ft. 

Main Street District N/A 

Maker District N/A 

Event and Conference District 1 tree and 2 shrubs per 1,000 sq. ft. 

Recreation and Camping District 1 tree and 2 shrubs per 1,000 sq. ft. 
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D. Fences and Walls 

E. Screening 

F. Maintenance Requirements 

G. Outdoor Display and Storage 

4.4 Off-Street Parking 

4.4.1 Purpose. Section 4.4 contains requirements for automobile and bicycle parking. The 

code is intended to be flexible in requiring adequate parking, rather than a minimum 

number of parking spaces, for each use. The code also encourages non-motorized 

transportation by requiring bicycle parking for some uses. 

4.4.2 Applicability. The regulations of this section apply to all parking areas in all zones, at all 

times, whether parking is required by this Code or put in for the convenience of property 

owners or users.  

4.4.3 Vehicle Parking. Table 4-3 establishes the minimum number of off-street vehicle parking 

spaces to be provided for the use categories described in this code. 

Table 4-3. Off-Street Parking Requirements 

Use Categories Specific Uses Minimum Spaces Required 

Residential Use Categories 

Household Living 

Accessory dwelling unit None 

Duplex dwellings 1.0 per dwelling unit 

Manufactured homes 1.0 per dwelling unit 

Multi-family dwellings 0.75 per dwelling unit 

Single-family dwellings 1.0 per dwelling unit 

Townhouses 1.0 per dwelling unit 

Cottage cluster 1.0 per dwelling unit 

Compact neighborhood 0.75 per dwelling unit 

Upper story residential 
0.75 per dwelling unit (exempt in 
CM and M zones) 

Zero lot line dwellings 1.0 per dwelling unit 

Congregate Living 

Assisted Living homes 1.0 per bed 

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

Rooming and boarding houses, 
dormitories, fraternities or sororities 

1.0 per employee, plus 1 visitor 
space per 4 beds 

Public, Civic and Institutional Use Categories 

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 
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Use Categories Specific Uses Minimum Spaces Required 

Residential Use Categories 

All Other Schools 
1.0 per classroom + 1.0 per 300 
sq.ft. of office area + 1.0 per 5 
seats in any auditorium assembly 

Day Care Daycare homes, schools, and centers 1.0 per non-resident employee 

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

Accommodation, Retail, Service - Commercial Use Categories 

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) 

Hostels 1.0 per 2 beds  

Bed and Breakfasts  1.0 space per guest room  

Commercial 

Assembly Areas (Exhibit Rooms, Gyms, 
Community Centers, Theaters, Church, 
Assembly Hall) Professional Offices, 
Government Offices, Personal Services, 
Small / Specialty Retail, Church, Bicycle 
Repair; Restaurants, Bars/Tavern’s, Large 
Retail, Coffee Shop, Convenience Store 

1.0 space per 1000 sq. ft. 

Manufacturing and Production 
Manufacture or assembly of machinery, 
equipment, instruments, Contractor Shop, 
Greenhouse / Nursery 

1.0 space per 1000 sq. ft. 

Vehicle Repair Services 
Auto Body Shops, Vehicle Repair, Service 
Stations  

2.0 per service bay  

Industrial and Wholesale  
Warehousing and Storage, Outdoor 
Storage, Wholesale and Distribution  

1.0 per 3000 sq. ft. 

4.4.1 Reductions to Minimum Vehicle Parking Requirements. The off-street parking 

standards of Table 4-3 may be reduced for sites with one or more of the following 

features: 

A. Site has a bus stop with transit service located adjacent to it, and the site’s 

frontage is improved with a bus stop waiting shelter, consistent with the 

standards of the applicable transit service provider: Allow up to a 20 percent 

reduction to the standard number of automobile parking spaces; 

B. Site has dedicated parking spaces for carpool or vanpool vehicles: Allow up to a 

10 percent reduction to the standard number of automobile parking spaces; 

C. Site has more than the minimum number of required bicycle parking spaces: 

Allow a reduction of one vehicle space for every bicycle parking space, up to a 

maximum 20 percent reduction to the number of vehicle parking spaces. 
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4.4.2 Bicycle Parking.  

A. Number of Spaces Required. The required minimum number of bicycle parking 

spaces for each use category is shown in Table 4-4. No bicycle parking is 

required for uses not listed. The required minimum number of bicycle parking 

spaces is based on the primary uses on a site. When there are two or more 

separate primary uses on a site, the required bicycle parking for the site is the 

sum of the required parking for the individual primary uses. 

Table 4-4. Bicycle Parking Requirements 

Use Category Minimum Number of Spaces 

Household Living – Multifamily Dwelling 1.5 per dwelling unit 

Congregate Living 1 per 4 bedrooms 

Educational Facilities 2 spaces per classroom 

Day Care 1 per 4,000 sq. ft. of net building area 

Parks 2 spaces 

Medical 1 per 6,000 sq. ft. of net building area 

Accommodations 4 spaces 

Commercial 1 per 4,000 sq. ft. of net building area 

Manufacturing and Production 1 per 10,000 sq. ft. of net building area 

Industrial and Wholesale 1 per 15,000 sq. ft. of net building area 

B. Design. Bicycle parking shall consist of staple-design steel racks or other City-

approved racks, lockers, or storage lids providing a safe and secure means of 

storing a bicycle. 

4.4.3 Additional LDC Standards. All standards of LDC Section 4 related to parking and loading 

areas apply to development in the Gunnison Rising PUD, except for minimum off-street 

parking space standards. 

4.5 Parks, Open Space, and Trails. 

4.5.1 Purpose. The purpose of these standards is to ensure the development of parks, open 

space, playgrounds and trails in order to contribute to a livable, attractive, and healthy 

community. The standards are intended to require parks in close proximity to all 

residents, supporting walkable neighborhoods, and to provide for a wide range of 

recreational opportunities. 

4.5.2 Applicability. The regulations of this section apply to all development in all zones. 

4.5.3 Pocket Park.  

A. Proximity. All residential lots must be located within 800 feet from a pocket 

park.  

193



Gunnison Rising PUD Development Standards Chapter 4: Community Design Standards 

January 2020 68 

B. Size. A pocket park must be of a minimum size of 2,500 square feet and a 

maximum size of 1 acre. 

C. Minimum Standards. A pocket park must include a facility for active recreation 

or interactive play, benches, and trash receptables. Trees must be planted to 

shade at least 15 percent of the park. 

D. Ownership and Maintenance. Pocket parks may be dedicated to the City of 

Gunnison for public ownership and maintenance or owned and maintained by a 

private Homeowners Association. In all cases, pocket parks must be open to 

public access. 

4.5.4 Community Parks. 

A. Proximity. All residential lots must be located within 1/2 mile from a community 

park.  

B. Size. A community park must be of a minimum size of 1 acre. Community parks 

may be lineal and follow natural corridors or trails. 

C. Minimum Standards. A community park must include facilities for active 

recreation, picnic facilities, benches, trash receptables, and restrooms. Trees 

must be planted to shade at least 15 percent of the park. 

D. Ownership and Maintenance. Community parks may be dedicated to the City of 

Gunnison for public ownership and maintenance or owned and maintained by a 

private Homeowners Association. In all cases, community parks must be open to 

public access. 

4.5.5 Trails. 

A. Trail Network. The PUD area must be developed with a system of trails that 

generally travel both north-south and east-west. The Open Space and Trails Plan 

(Appendix F) illustrates one possible trail network but other trail alignments will 

be accepted should they meet the standards of this section. 

1. North-south trails must connect from the southern boundary of the 

PUD to the Contour Trail.  

2. East-west trails must connect from the east boundary of the PUD to the 

west boundary the PUD.  

B. Spacing. Trails must be spaced no further than 1,500 feet apart. Exceptions to 

this spacing standard are allowed for short sections of trail alignments which are 

modified to link to a destination or respond to topography.  

C. Design. Trails may be designed as an off-street connection or integrated into the 

design of the street.  
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1. Off-street trails must meet the standards of LDC Section 4.  

2. If a trail connection is proposed to be integrated with a street, the 

minimum combined width the bike lane and sidewalk must be 12 feet. A 

bike lane must be separated from the travel lane by parallel parking or a 

permanent barrier such as a curb or bollards. The sidewalk and bike lane 

may be combined to form a 12-foot wide multi-use path  

4.6 Street Design 

4.6.1 Purpose. The standards of this section are intended: to provide for streets of suitable 

location, width, and design to accommodate expected vehicle, pedestrian, and bicycle 

traffic; to afford satisfactory access to law enforcement, fire protection, sanitation, and 

road maintenance equipment; and to provide a convenient and accessible network of 

streets. 

4.6.2 Applicability. The regulations of this section apply to all development in all zones. 

4.6.3 General Standards. 

A. All development must conform to roadway locations and classifications 

generally described in Appendix E (Street Network Plan and Cross Sections). 

B. Roadways shall be provided at the time needed to serve development activities 

and shall be installed to satisfy all the necessary access required for emergency 

services or other relevant building, development, and subdivision codes. 

4.6.4 Street Spacing. In order to promote efficient vehicular and pedestrian circulation, 

subdivisions and site developments shall be served by an interconnected street network, 

pursuant to the standards in subsections (A) through (C) below. Distances are measured 

from the edge of street rights-of-way. Where a street connection cannot be made due to 

physical site constraints, approach spacing requirements, access management 

requirements, or similar restrictions; where practicable, a pedestrian access way 

connection shall be provided. 

A. Highway 50. Access from US Highway 50 shall be governed by the Highway 50 

Access Control Study, as approved by the Colorado Department of 

Transportation (CDOT) in November 2013, and by any adjustments to the Access 

Control Study that are approved under this PUD pursuant to Appendix E (Street 

Network Plan and Cross Sections). 

B. Gateway/Collector Streets. Five gateway streets are proposed in the Street 

Network Plan: four north-south streets and two east-west streets. Gateway 

street spacing must be generally consistent with this plan. Minimum spacing 

between gateway/collector streets is 1,000 feet. Maximum spacing between 

gateway/collector streets is 2,000 feet. 
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C. Local Streets. A network of local streets is proposed in the Street Network Plan. 

Local street spacing must be generally consistent with this plan. Minimum 

spacing between local streets is 230 feet. Maximum spacing between local 

streets is 600 feet. 

4.6.5 Connectivity. The street system of a proposed subdivision shall be designed to connect 

to existing, proposed, and planned streets adjacent to the subdivision. Wherever a 

proposed development abuts unplatted land or a future development phase, street 

stubs shall be provided to allow access to future abutting subdivisions and to logically 

extend the street system into the surrounding area. Street ends shall contain 

turnarounds constructed to Uniform Fire Code standards, as the City deems applicable, 

and shall be designed to facilitate future extension in terms of grading, width, and 

temporary barricades. 

4.6.6 Future Street Plan. Where a subdivision is proposed adjacent to other developable land, 

a future street plan shall be filed by the applicant in conjunction with an application for a 

subdivision in order to facilitate orderly development of the street system. The plan shall 

show the pattern of existing and proposed future streets from the boundaries of the 

proposed land division and shall include other divisible parcels within 600 feet 

surrounding and adjacent to the proposed subdivision. The street plan is not binding but 

is intended to show potential future street extensions with future development. The 

plan must demonstrate that the proposed development does not preclude future street 

connections to adjacent development land. 

4.6.7 Street Cross-Sections. The width and design of streets must conform to the cross-

section standards defined in Appendix E (Street Network Plan and Cross Sections). The 

City may approve minor exceptions to these standards when necessary to respond to 

topography, safety concerns, storm drainage needs, utility needs, emergency access 

needs, or other considerations. 

4.6.8 Additional Standards. Streets must conform to all standards of LDC Section 4 except for 

any standards concerning street cross-section and right-of-way width. 

4.7 Signs 

4.7.1 Purpose. The objective of this section is to create the framework for a comprehensive 

and balanced system of signage control and thereby to provide an attractive and 

effective balance between signage and the environment. The regulation of signs shall be 

based upon the following principles: 

A. Signs help to provide a positive economic climate for business and industry by 

encouraging better communication with the public and providing information to 

the traveling public. 

B. Signs must provide easy and legible identification. 

C. Signs must be compatible with adjacent buildings and uses. 
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D. Signs must be visually pleasing and of high-quality design. 

4.7.2 General Standards. All signs in Gunnison Rising shall adhere to the following regulations.  

Any signage not provided for in the following shall be deemed prohibited. 

A. Wall signs shall be located on a building elevation/façade, in accordance with 

location restrictions contained within the LDC Sign Standards, as they currently 

exist, and as they may be amended in the future. 

B. All signs erected, maintained, constructed, relocated, modified, or altered in any 

way must obtain a Sign Permit from the City of Gunnison.  

C. Freestanding Signs within 400 feet of the Highway 50 right-of-way shall be 

permitted pursuant to Sections 4.7.3 and 4.7.4 below. 

D. Wall Signs within 400 feet of the Highway 50 Right-of-Way (ROW) shall be 

restricted pursuant to Section 4.7.5 below. 

E. All other signs shall comply with the requirements of the Gunnison Municipal 

Code as it currently exists or as may be amended. 

4.7.3 Freestanding Signs Adjacent to Highway 50. In addition to signs which may be 

permitted by the Gunnison Municipal Code, the following type and number of 

freestanding signs are permitted on properties within 400 feet of the Highway 50 right-

of-way: 

Table 4-5. Multi-Tenant Freestanding Sign Regulations 

Type Location Max. # Of 
Signs Per 
Zoning 
District 

Maximum 
Height 

Maximum Sign Area Maximum 
Number of 
Tenants Listed 
on Sign 

Multi-Tenant 
Commercial 
Center Signs 

Main Street 
District (CM) 

Three  25 feet 100 square feet 
maximum aggregate; up 
to 50% of sign area may 
be allocated to primary 
tenant and logo areas 

Ten 

Multi-Tenant 
Business Park 
Signs 

Maker 
District (M) 

Two 25 feet 100 square feet 
maximum aggregate; up 
to 50% of sign area may 
be allocated to major 
tenant and logo areas 

Ten 
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Table 4-6. Low-Profile Freestanding Sign Regulations 

Type Location Max. # Of 
Signs Per 
Zoning District 

Maximum 
Height 

Maximum Sign Area 

Residential Subdivision 

Entrance Signs 

Residential 
Districts 

None 6 feet 50 square feet 
maximum 

RV Resort 
Identification Signs 

Recreational 
Resort (RR) 

Two 

 

6 feet 50 square feet 
maximum 

Government Office 
Identification Signs 

Maker 
District (M) 

Three 6 feet 50 square feet 
maximum 

 

4.7.1 Additional Freestanding Sign Requirements. 

A. Location. No Freestanding Sign shall be located within the buffer area 

established adjacent to Highway 50.  All Freestanding Signs must maintain a 

minimum setback of at least eight (8) feet from any public right-of-way. Signs 

greater than six (6) feet tall (including sign area and sign structure) shall 

conform to the building setbacks of the zoning district in which the parcel is 

located. 

B. Illumination. Freestanding Signs may be internally illuminated or illuminated via 

spot lighting or similar external forms. Internally illuminated signs shall have an 

opaque background with only letters and logo illuminated. The illumination of 

signs is permitted, provided that the full-cutoff fixture requirements and 

luminaire standards meet the requirements of other exterior lighting.  

C. Materials. All materials of any Freestanding Sign shall be compatible and 

harmonious with the materials of the building, center, or subdivision identified 

by the sign. 

D. Colors. All colors of any Freestanding Sign shall be compatible and harmonious 

with the color(s) of the building, center, or subdivision identified by the sign. 

Furthermore, text on a Freestanding Sign is limited to three (3) colors.  

E. Items of Information. The items of information on a Freestanding Sign shall be 

limited to the name of the subdivision, business(es) or business center, address, 

telephone number, and/or business/center/subdivision logo. Please refer to the 

sketches below for illustrations of the two types of freestanding signs described 

in the tables above. 

198



Gunnison Rising PUD Development Standards Chapter 4: Community Design Standards 

January 2020 73 

4.7.2 Wall Sign Requirements. Wall signs shall be allowed within Gunnison Rising to advertise 

businesses and services within the CM District with the additional restrictions set forth 

in sections A-F listed below. 

A. Location. Only buildings with wall plane elevations that directly abut the 

Highway 50 ROW may utilize Highway frontage in calculating allowable sign 

area; off-premises signs are prohibited, except for those permitted by the free-

standing sign standards established herein.   

B. Size. The size of wall signs facing the Highway 50 ROW shall be no larger than 

100 square feet or equal to the allowed sign area calculated based on the store 

front dimension, whichever is most restrictive.  

C. Illumination. Wall signs may be internally illuminated. Internally illuminated 

signs shall have an opaque background with only letters and logo illuminated.  

D. Materials. All materials of any sign shall be compatible and harmonious with the 

materials of the building, center, or subdivision identified by the sign. 

E. Items of Information. The items of information on a wall sign shall be limited to 

the name, business(es), address, telephone number, and/or business logo.   

Figure 4-5. Multi-Tenant Freestanding Sign Illustration 
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Figure 4-6. Low-Profile Freestanding Sign Illustration 
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Chapter 5: Special Use Standards 

5.1 Accessory Dwelling Units. 

5.1.1 Purpose. Accessory Dwelling Units (ADUs) are allowed in order to: 

A. Create new housing units while respecting the look and scale of single-family 

development; 

B. Provide a means for residents, particularly seniors, single parents, and families 

with grown children, to remain in their homes and neighborhoods, and obtain 

extra income, security, companionship and services; and 

C. Provide a broader range of accessible and more affordable housing. 

5.1.2 Applicability. The standards of this section apply to all ADUs proposed in all zones.  

5.1.3 One Unit. A maximum of one ADU is allowed per legal single-family dwelling or duplex. 

The unit may be a detached building, in a portion of a detached accessory building (e.g., 

above a garage or workshop), or a unit attached or interior to the primary dwelling (e.g., 

an addition or the conversion of an existing floor) 

5.1.4 Floor Area. 

A. A detached ADU shall not exceed 900 square feet of floor area. 

B. An attached or interior ADU shall not exceed 900 square feet of floor area. 

However, ADUs that result from the conversion of a level or floor (e.g., 

basement, attic, or second story) of the primary dwelling may occupy the entire 

level or floor, even if the floor area of the ADU would exceed 900 square feet. 

5.1.5 Other Development Standards. ADU shall meet all other development standards (e.g., 

height, setbacks, lot coverage, etc.) for buildings in the zoning district, except that:  

A. The maximum height of a detached ADU is 25 feet. 

B. No off-street parking is required for an ADU. 

C. ADUs are not included in density calculations. 

201



Gunnison Rising PUD Development Standards Chapter 5: Special Use Standards 

January 2020 76 

5.2 Large Scale Retail Developments. Retail uses in structures with more than 50,000 gross square 

feet, including single or multi-building developments with more than 50,000 square feet in any 

one structure, are subject to the standards of LDC Section 4. 

5.3 Drive-Ins and Drive-Throughs.  

5.3.1 Purpose. Where drive-up or drive-through uses and facilities are allowed, they shall 

conform to all of the following standards, which are intended to calm traffic, provide for 

adequate vehicle queuing space, prevent automobile turning movement conflicts, and 

provide for pedestrian comfort and safety.  

5.3.2 Standards. Drive-up and drive-through facilities (i.e., driveway queuing areas, customer 

service windows, teller machines, kiosks, drop-boxes, or similar facilities) shall meet all 

of the following standards: 

A. The drive-up or drive-through facility shall orient to and receive access from a 

driveway that is internal to the development and not a street, as generally 

illustrated. 

B. The drive-up or drive-through facility shall not be oriented to street corner. 

C. The drive-up or drive-through facility shall not be located within 20 feet of a 

street right-of-way. 

D. Drive-up and drive-through queuing areas shall be designed so that vehicles will 

not obstruct any street, fire lane, walkway, bike lane, or sidewalk. 

5.3.3 Additional LDC Standards. Drive-ins and drive-throughs are also subject to the standards 

of LDC Section 4.  

5.4 Marijuana Establishments. In addition to the standards of LDC Section 3, marijuana 

establishments shall not be located within 1000 feet of the Government Campus area in the M 

district, as identified on the Conceptual Plan (Figure 1-2). The measure is established as a 

straight line drawn between any points of the respective property boundaries.
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Chapter 6: Floodplains, Wetlands, Habitat, and 
Cultural Resources 

6.1 Purpose. This Chapter addresses floodplain, wetlands, and habitat and wildlife standards 

necessary to fulfill the intents of the Gunnison Rising PUD. The purpose of this Chapter is to 

establish specific regulations considered to be more restrictive than those found in the Gunnison 

Municipal Code.   

6.2 Flood Damage and Prevention. No development shall occur within Special Flood Hazard Areas 

as designated by the Flood Insurance Rate Map, or Letter of Map Revision that may be approved 

by the Federal Emergency Management Agency (FEMA) and the City, unless the development is 

allowed by the provisions stated in this Section 6.2 and related sub-sections, and is determined 

to be in compliance with the City of Gunnison Flood Damage Prevention Regulations.   

6.2.1 Basis for Establishing Special Flood Hazard Areas. Special Flood Hazard Areas identified 

by FEMA in a scientific and engineered report entitled,  Flood Insurance Study Gunnison 

County, CO Unincorporated Areas (September 29, 1989), with accompanying Flood 

Insurance Rate Map (FIRM Community Panel Number 0800078 0755B and 080078 

0775B), is hereby adopted by reference and declared to be a part of the City of Gunnison 

Flood Damage Prevention Regulations.  A Letter of Map Revision (LOMR), approved by 

FEMA, may supersede the existing FIRM Map. 

6.2.2 Development in the Floodway or Increase to the Base Flood Elevation. Any proposed 

development in the Floodway or development that is determined to increase the Base 

Flood Elevation is prohibited.   

6.2.3 Land Use Prohibitions. Within all zoning districts south of Highway 50, development 

within Special Flood Hazard Areas including but not limited to; industrial buildings, 

residential dwellings, manufactured housing units, recreation vehicle park spaces, or 

other occupied buildings as classified by the International Building Code, or the storage 

of equipment or materials, shall be prohibited, unless exempted through the provisions 

stated in sub-section 6.2.4 below.   

6.2.4 Permitted Activity and Development. Permitted activity and development within the 

designated Special Flood Hazard Areas shall be limited to the following provisions: 

A. Bridges, trails, driveways, and buried public utilities may be permitted within 

the designated Special Flood Hazard Area if they are found to be in compliance 

with the existing City of Gunnison Flood Damage Prevention Regulations, and 
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pursuant to future amendments of these City regulations.  However, in no case 

shall such facilities be located within the designated Floodway or be constructed 

in a manner that will cause an increase of the Base Flood Elevation. 

B. Agricultural out buildings without walls, to include covered stalls, corrals, and 

hay storage facilities may be constructed within the designated Area of Special 

Flood Hazard if they are found to be in compliance with the existing City of 

Gunnison Flood Damage Prevention Regulations, and pursuant to future 

amendments of these City regulations.  However, in no case shall such facilities 

be located within the designated Floodway or be constructed in a manner that 

will cause an increase of the Base Flood Elevation. 

C. These PUD Flood Damage and Preventions standards are considered to be 

special directives and additional standards beyond those found in the City of 

Gunnison Flood Damage Prevention Regulations.  In no case shall development 

and activity within the Gunnison Rising PUD be exempted from additional 

provisions contained in the City of Gunnison Flood Damage Prevention 

Regulations, but not specifically addressed herein. 

D. If there are conflicts between these PUD Flood Damage and Preventions 

standards and the City of Gunnison Flood Damage Prevention Regulations, to 

include future amendments of the City regulations, the more stringent 

restrictions shall apply. 

6.3 Wetland Setback Standards. No grading, grubbing, construction, improvement or development 

shall occur within 100 feet of any designated wetland either within the PUD boundary or 

adjacent to the PUD boundary unless it is permitted by the provisions stated herein.   

6.3.1 Designated Wetland and Buffer Boundary. For the purpose of defining existing wetland 

boundaries found within and adjacent to the PUD boundary, the map provided in 

Appendix M of these development standards shall be used.  This map is based on the 

AutoCAD files depicting wetland delineations generated for the Garfield Investments 

and Wilson Property and verified by the Army Corps of Engineers, July 13, 2000 (ACOE 

Assigned Number 199975250).  Revisions to this map data source may be granted as a 

Minor PUD Change, if such wetland map changes are approved by a wetland delineation 

verification provided by the Army Corps of Engineers. 

6.3.2 Additional Subdivision Submittal Requirements. Applications for Sketch Plan, 

Preliminary Plan and Final Subdivision within the M district and RR district shall be 

required to delineate a 100-foot buffer from the existing wetlands found within and 

adjacent to the PUD boundary. Any 100-foot wetland buffer shall be illustrated on the 

approved subdivision plats and development restrictions pursuant to Section 6.3 shall be 

noted.  

6.3.3 Permitted Activities within 100 feet of Designated Wetlands shall be limited to the 

following: 
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A. Normal and customary agricultural and ranching activities, including ditch main-

tenance; 

B. Development or maintenance of existing or approved urban and rural 

stormwater drainage facilities constructed in accordance with approved 

stormwater drainage plans; 

C. Maintenance and repair of flood control structures and activities in response to 

a flood emergency; 

D. Wetland and wildlife habitat restoration, creation and/or enhancement that 

improve the wetland's function if the activity proposed is approved by the 

Community Development Director; 

E. Proposed essential services to include public road and bridge development 

across wetlands and buffer areas, public trails, or the extension and 

maintenance of buried public utilities and overhead power lines; and public 

utilities as long as the following directives are met: 

1. no practical alternative exists; 

2. crossings shall minimize impact to the wetland and provide mitigation 

for unavoidable impacts through restoration, enhancement or replace-

ment; 

3. crossings shall minimize the overall wetland hydrology impacts to the 

maximum extent feasible; 

4. crossings shall not reduce flood storage capacity provided by the 

wetland to maximum extent feasible; and, 

5. crossings shall minimize negative impact of wildlife habitat to the max-

imum extent feasible, and, 

6. Normal maintenance or reconstruction of the existing facilities located 

within the Commercial Western Pavilion district as allowed by these 

PUD Development Standards.  

6.3.4 Wetland Exemptions. Appendix M, of these PUD Development Standards identifies two 

isolated wetlands that may preclude the orderly development as contemplated by these 

PUD Development standards. In regard to these specific wetlands, labeled Wetland 

Exemption 1 and Wetland Exemption 2, the 100-foot wetland buffer provisions defined 

herein shall not apply.  Any dredging, filling or other activity regulated by Section 404 of 

the Clean Water Act shall apply. 

6.4 Habitat and Wildlife Management 

6.4.1 General. All provisions of the Chapter 5.40 (Animals), and contained in the Gunnison 

Municipal Code, as it may be amended, shall apply to the Gunnison Rising PUD.  If there 
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is a conflict with the Gunnison Municipal Code provisions and the additional criteria 

established herein the more restrictive provisions shall apply. 

6.4.2 Habitat Compatibility.  The Gunnison Rising PUD area is subject to the terms, conditions, 

and restrictions as set forth in the Low Effect Habitat Conservation Plan for Gunnison 

Sage-grouse on the Gunnison Rising Annexation, City of Gunnison, Colorado as 

referenced in Appendix Q.  

6.4.3 Protection of Wildlife. Care shall be taken to minimize human and wildlife conflict. 

Protective Covenants shall be established for each subdivision or site specific 

development plan which will refer owners and occupants to the City of Gunnison 

Municipal Code requirement for animal control and the requirements of the Gunnison 

Rising PUD and/or additional development specific requirements regarding landscaping 

(replacement of native vegetation, noxious weed control, etc.) and wildlife-friendly 

fencing, in order to minimize human and wildlife conflicts. 

6.4.5 Threatened/Endangered Species and Species of Concern. Due to the listing of Gunnison 

Sage-grouse as a Threatened Species in 2013 a Habitat Conservation Plan and Incidental 

Take Permit administered and held by the City will cover activities related to the 

development and buildout of Gunnison Rising. 

6.4.7 Trails and Recreation Management. The City will have explicit authority regarding future 

trail management on designated public open space within the Gunnison Rising PUD and 

the adjacent Contour Trail. In this regard, the City will coordinate with the Colorado 

Division of Wildlife, Bureau of Land Management, Gunnison County and the Gunnison 

County Sage Grouse Strategic Committee regarding temporary trail closures and limiting 

recreation activity that may have a negative impact upon the Gunnison Sage Grouse.  

The City may impose certain seasonal trail closures or limit use, to include the Contour 

Trail.  Closures and/or limited use periods for the Contour Trail will include the periods 

between March 15th and May 15th of each calendar year, which may be subject to 

modification by the City Manager. 

6.5 Cultural Resource Management 

6.5.1 Protection of Cultural Resources. Development is prohibited within areas designated for 

avoidance or preservation due to the presence of sites with historic or prehistoric 

significance, as identified in the Class I and Class III Cultural Resource Inventory of the 

Gunnison Rising Project, Gunnison County, Colorado prepared by SWCA Environmental 

Consultants dated January 2009, or as it may be amended in the future, and approved 

by the U.S. Fish and Wildlife Service (FWS) and Colorado State Historic Preservation 

Office (SHPO). Development is permitted in these areas following an archaeological 

investigation of the subject area and completion of all associated actions that are 

required by FWS and SHPO for protection and preservation of cultural resources. If any 

proposed application does not contain a documented site as mentioned above, no 

further archeological work shall be required. 
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• Access B, Access D, Ute Lane (West), and Ute Lane (East) are identified as full movement intersections with a traffic signal or the potential for warranting a traffic 
signal or other traffic control measures

• All access points and intersection configurations in compliance with “City of Gunnison U.S. Highway 50 Access Study (2013)” 
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Proposed Road Classification
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Street Cross-Section Standards

1. Georgia Ave

2. Gateway
Street

Diagonal
ParkingSidewalk Drive Lane Drive Lane

Parallel 
Parking SidewalkLandscape Landscape Bike

Sidewalk Drive Lane Drive Lane
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ParkingLandscape LandscapeBike

Parallel 
Parking Bike Sidewalk

100’ ROW

90 - 100’ ROW

(A)

Sidewalk Drive Lane Drive Lane
Parallel 
ParkingLandscape Landscape

Parallel 
Parking Bike Sidewalk

(B)
90 - 100’ ROW

* Bike paths could be raised to same level as sidewalk or placed adjacent to curb211



3. Local Street

70’ ROW

Sidewalk Drive Lane Drive Lane
Parallel 
ParkingLandscape LandscapeBike

Parallel 
Parking Bike Sidewalk
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Landscape Landscape
Parallel 
Parking Sidewalk

(A)

(B)
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Street Cross-Section Standards
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Public Facilities Plan
GUNNISON RISING

January 2019
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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, Matt Schwartz, Dick Bratton, Sam 
Degenhard, David Assad, Jay Miller, Steve Mills, Claudia Baird 
 

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 AND POSSIBLE ACTION –CONDITIONAL USE CU 19-6 SUBMITTED 
BY MATT SCHWARTZ FOR AN ARTISAN WOODWORKING SHOP WITHIN THE CBD  
(CENTRAL BUSINESS DISTRICT) 

 
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. 
Land Development Code (LDC), Section 2.6 states that an Artisan maker’s space requires a 
Conditional Use permit to operate in the Central Business District (CBD).  Conditional Uses 
are those land uses that are generally compatible with the permitted uses in a district zone, 
but require site-specific review of their location, intensity, density, configuration and 
operating characteristics.  Conditions may be imposed in order to ensure compatibility of the 
uses at a particular location and mitigate potentially adverse impacts. 
 
The LDC Section 7.2 specifies that Conditional Use applications be reviewed by the City of 
Gunnison Planning and Zoning Commission (Commission) at a Public Hearing after 15 days 
public notice.  The Commission may approve, approve with conditions, deny or remand the 
application back to the applicant with instructions for modification. 

 
The applicant, Matt Schwartz, proposes the operation of an artisan woodworking shop at 302 
West Tomichi Avenue, Suite C.  The legal description of the site is the East 75.5 feet of Lots 
13 through 17, Block 23, Original Gunnison, City and County of Gunnison. 
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Applicant Presentation.  
Matt Schwartz stated that the space has been his personal woodworking shop for several years.  
When he turned it into his personal woodworking shop he had asked the Community 
Development Director at the time if it was okay for him to have this use in the CBD. He was 
granted permission with the understanding that if he ever wanted to start selling items that he 
made there would need to be further discussion.  Matt stated that he is currently creating a 
stock of standup paddleboards with the intent of starting selling them, but also intends to 
diversify into canoes, as well as custom orders. He is currently using one of the garages as his 
shop but would like to turn the other garage into a clean room for finishing the boards.  He was 
somewhat concerned from reading the Staff Report that the City was going to require him to 
install a ventilation system. He is using an epoxy that is very low VOC’s and he doesn’t even 
have to wear a mask while applying it.   
 
Andie stated that a lot of the conditions are similar between uses and the requirement of a 
ventilation system will be up to the Building Official and the Fire Marshal. 
 
Commissioner Perusek asked if Matt has a dust collections system. Matt stated that he has a 
fairly elaborate dust collection system already in place. 
 
Commissioners Tocke and Ferchau asked staff about adding a condition to the permit regarding 
noise with the operation of machinery. 
 
Public Input. None 
 
Staff Presentation. Nothing further to add. 
 
Commission Discussion.  None. 
 
Closed public hearing. Chair Larson closed the public hearing at 7:10 P.M. 
 
ACTION 
During the regular Planning and Zoning Commission meeting held on February 12, 2020, 
Commissioner Tocke moved, and Commissioner Perusek seconded, and the Commission 
voted to APPROVE Conditional Use Application CU 19-6, submitted by Matt Schwartz for 
the operation of an Artisan’s woodworking shop at 302 West Tomichi Avenue, Suite C, 
based on the following findings of fact: 
 
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; all comments entered into the Public 
Hearing record; and provisions of the City of Gunnison Land Development Code and the City 
of Gunnison Master Plan. 
 
2. The Planning and Zoning Commission finds that this Conditional Use application is for 
the operation of an Artisan’s woodworking shop within the Central Business District. 
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3. The Planning and Zoning Commission finds that the surrounding uses of retail, personal 
services, professional offices, two churches and a fast food restaurant are compatible with the 
operation of an Artisan’s woodworking shop.  
 
4. The Planning and Zoning Commission finds that the use of an Artisan’s woodworking 
shop will need to be inspected by the Building Official and Fire Marshal.     
 
5. The Planning and Zoning Commission finds that verification of the building ventilation 
system is required by the Fire Marshal and Building Official. 
 
6. The Planning and Zoning Commission finds that an Artisan’s woodworking shop in the 
CBD will not be a detriment to the community’s health, safety and welfare. 
 
CONDITIONS: 
 
1. An inspection of the building shall be conducted and the site approved by the Building 
Official and Fire Marshal. 
 
2. An exhaust system if determined by the Building Official or Fire Marshal during 
inspection, shall be installed to contain and remove odors from the structure. 
 
3. Disposal or recycling of any chemicals, oils or paints shall be in accordance with the 
Colorado Department of Public Health and Environment. 
 
4. Bay doors shall be closed while operating equipment to mitigate possible noise. 
 
5. A City Sales Tax License shall be obtained. 
 
Roll Call Yes: Ferchau, Larson, Taylor, Iverson, Perusek and Tocke 
Roll Call No: 
Roll Call Absent: Higgins 
Roll Call Abstain:  
 
Motion Carried 

 
V. COUNCIL / PLANNING - STAFF UPDATE 

• City Council had a public hearing for Lazy K property to transfer a portion of the 
property from the City to the developer.  

• City Council also had a public hearing for the Road Grade Waiver for Lot 22 
development, which was ultimately approved. 

• City Council had a discussion on the Comprehensive Plan for input for final edits. 
• Community Development office went live with online building permitting software, 

MyGov this week. 
  

VI. PUBLIC HEARING – MAJOR CHANGE TO A PUD, ZA 20-1, TO REVISE ZONING 
DESIGNATIONS AND AMEND THE GUNNISON RISING PUD DEVELOPMENT 
STANDARDS 
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Open Public Hearing. 
Chair Larson opened the public hearing at 7:15 PM. 
 
Proof of Publication. 
Proof of publication was entered into the record. 
 
Review of the Process. 

 
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 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.  The applicant previously applied for a 
Major Change to a PUD in the Fall of 2019. That application was heard by the Planning and 
Zoning Commission on December 11, 2019 where the public hearing was continued to January 
8, 2020. However the applicant desired to add in the Varra parcel that was not part of the 
original annexation or PUD, so in order to add a parcel in they had to withdraw that application. 
The application before the Commission tonight includes the Varra parcel with the authorization 
from Mr. Varra, along with modifications to the PUD standards that was based off of comments 
received on their prior application. 
 
Applicant Presentation.  
Jamin Kimmel and Alex Joyce were present via web meeting to give an overview of their 
application. The applicants presented five main items that  are changes from the last 
application. One is the boundary change to include the Varra property within the PUD with 
authorization from Mr. Varra. The Varra property is approximately five acres on the western 
edge. This property fronts the highway and what is planned to be the extension of Georgia 
Avenue. The proposed zoning for this property would be Commercial Main Street (CM) zone 
along the Highway and Georgia Avenue and traditional neighborhood zone in between. 
 
Commissioner Ferchau stated that it appears that there is approximately 10-acre parcel that 
belongs to the University included in the PUD plan. Commissioner Ferchau asked for an 
explanation to having it included in this PUD application. Staff answered that it was included 
in the Original PUD as well and is not an addition to this application. Alex explained that the 
only addition to the PUD is what is outlined in red box and everything else was included in the 
Original PUD. Commissioner Ferchau asked if Western provided authorization. Staff stated 
there is a longer story to the parcel that is owned by Western. Commission Ferchau asked when 
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it was gifted to the University. Dick Bratton stated it was gifted to the University around 2011-
2012, best that he could remember. Staff will look into when it was gifted to the University. 
Commission Ferchau said it was his understanding that the University has not granted 
authorization for it to be included in this application.  Staff asked for clarification from 
Commissioner Ferchau stating that there was discussion about a small parcel to the north of 
the parcel included and the University had declined having that parcel included. Dick Bratton 
clarified that the land did not belong to the University but to the WCU Foundation. Staff 
reiterated they would look into it. Alex also reiterated that the only boundary change from the 
last application to this one was the Varra property. 
 
The second change was with regards to a Water Facilities Study. City of Gunnison Public 
Works department has decided to pursue a study looking at the City’s water main system, as 
well as the overall system including future needs with Gunnison Rising.  The study should be 
ready by Friday, February 14, 2020. The applicant intends to work with the City based on the 
findings of the study.  Alex also pointed out that the property owner has shared in the cost of 
the study. 
 
The third change is in regards to moving the proposed location of the electrical substation. The 
location as depicted on the diagrams has been changed from the conceptual plan location.  All 
locations are very conceptual at this point. 
 
Commissioner Ferchau asked if the University was opposed to the first location.  Staff stated 
that conversation has not been had yet. Alex thought that it was a cleaner approach to keep the 
potentially needed electrical substation on the owner’s property at this point. Commissioner 
Ferchau asked if it would compromise any of the developable property with the new proposed 
location.  Jamin stated that the new proposed location is on open space and much of the area 
up there is too sloped for it to be buildable. 
 
The fourth change was amending the design standards section in response to commissioner 
comments at the last hearing, in particular the potential cost of the standards and flexibility. 
The applicant therefore added a defined exception process within the design standards.  The 
exception process focuses on meeting the intent of the design standards. 
 
Commissioner Ferchau asked who would hear petitions to vary from the design standards, 
would it be the City or an HOA. Alex answered that it would be the City that would hear 
variations from the design standards and not a HOA.  Chair Larson additionally clarified that 
it was already part of the annexation agreement that the City would administer and enforce 
design standards within Gunnison Rising. 
 
Commissioner Tocke asked about “A-1” on page 127. Alex indicated that it is a typo.  
Commissioner Tocke expressed concern that that the specificity of the design standards seems 
to create a lot of work to enforce. The applicant stated they added that specificity in order to 
make the code less open to interpretation.  Alex stated that the addition of a exception process 
was added to provide an alternate path that is acceptable in the design standards. Commissioner 
Tocke stated he was glad to see the applicant listened to concerns of the Commission and 
provided some flexibility within the Standards. 
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Commissioner Taylor referenced page 55 within the packet and inquired if the design standards 
preclude the existence of balconies or a Parisian balcony where the doors open inward with a 
railing. Alex indicated, the depiction on page 55 is just one example of how the design 
standards can be met and the standards do not exclude balconies. 
 
Commissioner Ferchau asked what the objective of tonight is? Staff answered that it is to hear 
public input as well as address questions.  Chair Larson stated that most likely they would be 
continuing the hearing until next meeting. 
 
The last change is the Use Regulations within the Maker’s District and the Event Center 
District. Initially the applicant was thinking of smaller scale maker’s spaces within these 
districts but after last meeting they also wanted to allow larger scale industrial uses as well. 
Some minor adjustments were made to not exclude larger scale industrial uses. These changes 
are mostly seen in the use table for these districts. Commissioner Ferchau asked if this is where 
larger format retail would also be allowed. The applicant stated it would also be allowed in the 
Commercial Main Street zone.  Commissioner Ferchau asked what the acreage of the Maker’s 
Zone is. Alex answered, 73 acres. 
 
Commissioner Tocke asked about storage units within Gunnison Rising. The applicant felt that 
they did not get clear direction from the Commission with regard to storage units.  Chair Larson 
also expressed that he had concern about decrease in parking would only put increased pressure 
on the existing storage units. Chair Larson believes that there needs to be an adjustment to off 
street parking or we need to figure out where stuff is going to go.  Commissioner Taylor stated 
he does not agree with the concerns of Commissioner Tocke or Chair Larson.   Commissioner 
Tocke stated that he believes that with Gunnison Rising the demand of storage units is going 
to increase further.  Tocke further explained that he doesn’t see the need for storage as only a 
problem for Gunnison Rising but the City as a whole along with the 3-Mile Plan. 
 
Commissioner Taylor states that he doesn’t agree with the premise that everyone needs to have 
a vehicle.  Taylor also expressed that he doesn’t see that we need to have a specific 
recommendation with regard to storage units.  Taylor lives in the Industrial zone currently and 
is not offended by storage units and sees many vacant lots where more storage units could go.  
Commissioner Ferchau countered that just because a lot is vacant doesn’t mean it is available 
(for sale) where more storage units can be built. Ferchau also believes with the density that is 
being proposed in Gunnison Rising that he has no doubts that there will be an increased need 
for storage units. Ferchau stated it needs to be accommodated somewhere. 
 
Commissioner Ferchau is concerned with density and small lot sizes that are proposed within  
Gunnison Rising.  He thinks that it is deceptive when it says traditional neighborhood but also 
have R2-2400 lots.  Ferchau stated that it is hard for residents of Gunnison to even 
conceptualize what a 2400 square foot lot looks like when our smallest lot size currently is 
6250 square feeet.  Alex rebutted this stating that 2400 square foot lot size is a minimum not a 
maximum, and the small lot size is to allow flexibility of having a smaller lot if that is what is 
desired or affordable. Ferchau is concerned about this kind of density, cited noise as a potential 
problem. 
 

220



DRAFT MINUTES – JANUARY 16, 2020   7:00 PM  
CITY OF GUNNISON PLANNING AND ZONING COMMISSION  
REGULAR MEETING         Page 7 of 10 
 

 

Commissioner Ferchau questioned the premise on which the lot sizes were based.  Ferchau 
states that in his opinion the reason people are buying more townhomes is strictly because that 
is all that is left to buy.  He thinks that more people would buy single family residences if they 
were available. Alex reiterated that there is nothing that requires them to build townhomes. 
 
Commissioner Taylor states that he disagrees with Commissioner Ferchau.  Commissioner 
Taylor thinks there are a lot of too big yards that are poorly maintained. Commissioner Taylor 
expressed that he sees a different side. 
 
Public Input. Chair Larson opened hearing for public input at 8:04 PM 
 
Matt Schwartz – Matt expressed he was pleased to see that storage units where not included.  
He likes that the east entrance to Gunnison will not have them.  Believes the City is not 
responsible to provide a place for people to store their property. He is really pleased to see 
design standards for Gunnison Rising with option of alternative designs. One thing that he did 
not like is the Maker’s Space, he doesn’t believe that it is really a Maker’s Space but industrial 
in nature.  Maker’s Space is a small artisan space with lots of foot traffic. In response to 
Commissioner Ferchau’s opinions on density, Matt expressed that he has seen that type of 
density in other cities and believes that it works. Matt also stated that the denser the 
neighborhood is the lower the infrastructure cost per tax revenue is less. Believes that increased 
density is important moving forward. 
 
Dick Bratton – expressed that he appreciates all the input. He believes that he has one chance 
to get it right.  He thinks that maintaining the beauty of the east entrance to the City is really 
important.  Dick stated if the rodeo grounds get relocated there will be plenty of room for more 
storage.  He does not want big lots that become outdoor storage graveyards, similar to Tomichi 
Heights. 
 
Commissioner Ferchau does not believe that berms are effective in shielding views. 
Commissioner Ferchau stated that he does not believe the Maker’s Space is really an Artisan’s 
live/work space.  He believes that it will essentially be an industrial development and that is 
what it should be called. The Main Street zone in the plan does not seem realistic when it is 
difficult to have when 2 blocks of current downtown vibrant. There is more than a mile of 
Main Street in the current Gunnison Rising plan. Commissioner Ferchau stated that he likes 
the density and look of the South Main project in Buena Vista but they are expensive homes. 
If you want affordability on small lots then you are talking about a trailer park. Ferchau thinks 
there is a conflict between the design being proposed and the feasibility of being able to attain 
the affordability result with the proposed design standards. Commissioner Ferchau stated with 
out seeing the pro-forma he doesn’t see it as realistic. Commissioner Ferchau expressed 
concern over the density proposed.  He stated his personal experience tells him that families 
want more space and in denser neighborhoods like VanTuyl there is a big problem with noise 
and dogs. Ferchau does not think that the density portrays the heritage of the community.  There 
was a discussion between Commissioner Ferchau, Dick Bratton, and Matt Schwartz with 
regard to what the market will be for Gunnison Rising.  Matt Schwartz stated that our market 
10-15 years from now will be dramatically different from the current one.   
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Commissioner Iverson stated that he works with a couple of millennials whom currently reside 
in small rental houses, whose dream is something larger like what Commissioner Ferchau was 
talking about not a small lot with a small house. 
 
Commissioner Taylor stated that characters of the town can change. Taylor said that what 
interests him is what the town can be, not what it has been. Taylor argues against large lots 
with badly maintained yards, stating that if you are going to have a large lawn then it should 
be maintained so that it is a credit to the neighborhood. 
 
Chair Larson asked two other realtors their opinions of what they are seeing with their 
businesses. 
 
Steve Mills – is enlightened with all the discussion.  Expressed a concern for the density that 
is proposed. He would like to have more information before he expresses an opinion.  His 
experience in real estate has been more in line with Commissioners Ferchau and Iverson. 
 
Jay Miller – has been in the valley for several years. He is appreciative of all the information 
tonight.  States he probably should have been involved sooner. People he has talked to, would 
like a place for their kids and dogs. Wondering about the density and how it will work out.  
Likes that VanTuyl preserves some of the character of Gunnison and it not all modular homes. 
 
David Assad – Director of the ICELab. Thinks that it is concerning that we are talking about 
the minimum lot size like it is too small. It is a minimum not a maximum. Confused why we 
are talking about it so much. I think the role of the Planning Commission is to see that what is 
built is not objectionable; and it is not their job to look through a crystal ball and determine 
what everyone will want in the future. The developer should have the risk of whether it is really 
what people want. 
 
Commissioner Ferchau stated that he is mostly concerned about the compatibility such density 
next door to larger lots, he does not think it will work.  If there is only 20-30 acres fine, it 
would appeal to a portion of the market. Mainly he is concerned with this type of zoning on 
the whole parcel without knowing if it is going to work. Alex advised that the PUD standards 
require zoning the entire parcel. Alex also stated that they have incorporated a variety of zoning 
throughout the entire parcel.  Ferchau stated that he is in disagreement of lot sizes under 6,250 
square feet and does not think that there is a consumer demand for it. Alex explained that 
everyone in the room could be right and still be accommodated by the proposed plan.  There 
is a variety of possibilities with the proposed zoning. 
 
Chair Larson commented asking about what is in this PUD application that will keep us from 
being back here in 10 years. 
 
Matt Schwartz asked us not make long term decisions on the current situation. 
 
Commissioner Ferchau asked about phasing.  Alex stated this application establishes a base, a 
lot of other decisions are yet to be made. 
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Further discussion about affordability of units. Commissioner Ferchau asked about a finished 
price point of R2-2400. Dick Bratton opposed the question.  Commissioner Ferchau is 
concerned with what price point is considered affordable. 
Commissioner Tocke is concerned that adding design standards is negating the affordability of 
smaller units. 

 
 
ACTION 
Commissioner Tocke moved and Commissioner Perusek seconded, to continue the public 
hearing for a Major Change to a PUD, ZA 20-1 to revise zoning designations and amend the 
Gunnison Rising PUD Development Standards until February 26, 2020, at 7:30 PM. 
 
Roll Call Yes: Ferchau, Larson, Taylor, Iverson, Perusek, Tocke 
Roll Call No:  

      Roll Call Absent: Higgins 
      Roll Call Abstain:  
  

Motion carried 
 

VII. POSSIBLE RECOMMENDATION – GUNNISON 2030 COMPREHENSIVE PLAN 
Commissioner Ferchau asked whether the Gunnison Rising PUD effects the Comp Plan.  
Director Sinkewich stated that it should not. 
 
Commissioner Perusek asked about bike lanes within the transportation module of the 
Comprehensive Plan.  He understood that there was a plan to have angled parking with painted 
bike lanes.  Staff clarified that Virginia will not have continuous bike lanes and there is not a 
plan for bike lanes on Main Street and Tomichi Avenue. 
 
Commissioner discussion regarding recommending approval to City Council before final edits 
have been incorporated. The discussion ended with as long as there is no substantial changes 
to content and intent of the Comprehensive Plan they felt comfortable recommending approval 
to City Council. 
 
ACTION 
Commissioner Tocke moved and Commissioner Ferchau seconded, to recommend 
APPROVAL of the Gunnison 2030 Comprehensive Plan to City Council with edits 
incorporated into the document and no substantial change to intent of the document. 
 
Roll Call Yes: Perusek, Larson, Taylor, Iverson, Ferchau, Tocke 
Roll Call No:  

      Roll Call Absent: Higgins 
      Roll Call Abstain:  
  

Motion carried 
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VIII. CONSIDERATION OF THE JANUARY 16, 2020 MEETING MINUTES 
Commissioner Perusek moved and Commissioner Taylor seconded, to approve the January 16, 
2020 meeting minutes, as presented. 

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

      Roll Call Absent: Higgins 
      Roll Call Abstain:  
  

Motion carried 
 

IX. MOTION TO EXCUSE COMMISSIONER HIGGINS FROM THE FEBRUARY 12, 
2020 MEETING.   
Commission member Perusek moved and Commission member Ferchau seconded, to excuse 
Commissioner Higgins from the February 12, 2020 meeting. 
 
Roll Call Yes: Tocke, Larson, Taylor, Iverson, Ferchau, Perusek 
Roll Call No:  

      Roll Call Absent: Higgins 
      Roll Call Abstain:  
  

Motion carried 
 
 

X. ADJOURNED AT 9:25 PM BY CHAIR LARSON 
          
              
         ______________________ 

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

224


	Gunnison Rising PUD Major Change Application Form 010920.pdf
	Gunnison Rising PUD Proof of Ownership 100919.pdf
	Map 3699-000-00-133
	Map 3699-000-08-001
	Map 3787-000-00-070
	Map 3787-010-00-070
	Map 3789-000-00-064
	Map 3789-000-00-072


	Appendix E - Street Network Plan & Cross-Sections 01102020.pdf
	Appendix E - Street Network Plan & Cross-Sections 121919
	Appendix E - Street Network Plan & Cross-Sections 120519.pdf
	Proposed Cross-Sections 12052019 v2.pdf
	Slide Number 1
	Slide Number 2




	Packet2-26-20.pdf
	GR Govt Campus Sketch Plan - Application Form - 012720
	GR Govt Campus Sketch Plan - Narrative - 011720
	Appendix D - Street Cross Sections 012720.pdf
	Slide Number 1



	Back to Agenda: 


