
AGENDA 
CITY OF GUNNISON 

PLANNING & ZONING COMMISSION 
Rev. 03-02-2023 

 
DATE:  WEDNESDAY, MARCH 8, 2023 
TIME:  7:00 PM 
PLACE: CITY HALL, COUNCIL CHAMBERS, 201 WEST VIRGINIA AVE. 
  REMOTE ACCESS MEETING 

 
REGULAR MEETING 

Due to the international outbreak of novel coronavirus (COVID-19), the City of Gunnison is 
holding Planning and Zoning Commission meetings in person and online. The public may attend 
Public Hearings, Regular and Special Sessions remotely. Click Planning and Zoning 
Commission Regular Session to access the meeting. 

 
I. CALL TO ORDER  

 
II. PLEDGE OF ALLEGIANCE TO THE FLAG 

  
III. UNSCHEDULED CITIZENS 

 
IV. PROJECT UPDATE WITH HOUSEAL LAVIGNE ON THE SUBAREA MASTER PLAN 

(NORTH GATEWAY AND HIGHWAY 50 CORRIDOR) AND THREE-MILE PLAN. 
 

V. POSSIBLE ACTION FOR EXTENDING THE APPROVAL OF GUNNISON RISING 
PHASE A SKETCH PLAN APPLICATION SB 21-1 THAT WAS APPROVED ON MARCH 
10, 2021, SUBMITTED BY CASCADIA PARTNERS, LLC. 

  
VI. CONSIDERATION OF THE FEBRUARY 22, 2023 MEETING MINUTES 

 
VII.  COUNCIL/PLANNING – STAFF UPDATE 

 
VIII. COMMISSIONER COMMENTS 

 
IX. ADJOURN  

 
 

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

1

https://us02web.zoom.us/j/86951818897?pwd=RVpLVWdsMU9ZeXRXa1hKbFZwQjh4dz09
https://us02web.zoom.us/j/86951818897?pwd=RVpLVWdsMU9ZeXRXa1hKbFZwQjh4dz09
http://www.gunnisonco.gov/


Memorandum

Houseal Lavigne is pleased to present the Planning Influences and Land Use and Development Framework 
Memorandum to the County of Gunnison and City of Gunnison. The memorandum summarizes community-
wide discussions that took place in-person and online in the fall of 2022. Here, we define the boundaries and 
context of the subareas – North Gateway and Highway 50 – and identify the elements that are critical to estab-
lishing the planning framework for the Gunnison Subarea Master Plan. These elements include identification 
of issues and opportunities that will affect planning for land use, transportation, infrastructure and community 
facilities, design, and the natural environment. As we work through the planning process as a project team in 
the coming months, we will continue to refine the planning framework prior to its incorporation into the draft 
Master Plan.

Contents
• Outreach Summary and Key Takeaways. This section describes and synthesizes the comments 

received from the project kickoff meetings, online community surveys, and interactive mapping to iden-
tify key takeaways. Outreach will be ongoing throughout the process, with further opportunities for the 
community to review and comment on all content before the Subarea Master Plan and Three-Mile Plan 
are adopted by the City and County. 

• Planning Influences. This section depicts the existing conditions of each subarea’s land use, natural 
features, transportation, and infrastructure. Issues and opportunities are listed under each topic and for 
each subarea that accommodates community input and analysis provided by the consultant team of 
Housing Lavigne and JR Engineering.

• Preliminary Land Use Framework. Building upon the Planning Influences, the Preliminary Land 
Use Framework identifies recommended land uses and development characteristics for each subarea. 

Next steps: This memo reflects one round of County and City staff review. Staff and elected/appointed 
officials should review the existing conditions in the Planning Influences portion of the memo, and provide 
feedback on the draft plan content in the Preliminary Land Use Framework.

To: Cathie Pagano, AICP, CEP, Assistant County Manager for Community and Economic 
Development, Gunnison County 
Anton Sinkewich, AICP, LEED AP, Community Development Director, City of Gunnison 

From: Houseal Lavigne Associates 
Josh Koonce, AICP, Senior Planner

Date: Wednesday, March 1, 2023

Re: Gunnison Subarea Master Plan 
Planning Influences and Preliminary Land Use Framework Memorandum 

2



Pitkin

Tin Cup

Gunnison
Ohio City

Almont

Parlin

Powderhorn

Sapinero

Somerset

Marble

Crested 
Butte

Mt. Crested 
Butte

133

135

92 114

149

50

Regional Context
City of Gunnison

Subarea Boundaries

Nearby Communities

GUNNISON
COUNTY

11
th

 S
t

W
isc

on
sin

 S
t

Co
lo

ra
do

 S
t

Spencer Ave

New York Ave

Rio Grande Ave

Denver Ave

West Virginia Ave

10

11

135

135

14

13

3818

17 50

50

VAN TUYL
RANCH

GUNNISON
RISING

GUNNISON-
CRESTED BUTTE

REGIONAL
AIRPORT

WESTERN
COLORADO
UNIVERSITY

NORTH
GATEWAY

HIGHWAY 50
CORRIDOR

NORTH
GATEWAY

HIGHWAY 50
CORRIDOR

The two subareas are North Gateway and Highway 50 Corridor. The North Gateway occupies the area between Gunnison River and the northern 
boundary of the City of Gunnison, including the State Highway 135 corridor and land on each side of the highway where the County is experiencing 
some development pressure. The Highway 50 Corridor extends from the City of Gunnison’s southwest boundary to County Road 18, where develop-
ment has already occurred, and land uses are largely established.

COMMUNITY CONTEXT

GUNNISON SUBAREA MASTER PLAN | Outreach Summary and Key Takeaways
Prepared by Houseal Lavigne
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Community engagement is an important part of the planning process. To date, meetings and workshops have been held with the Board of 
County Commissioners, Gunnison City Council, the County and City Planning Commissions, public works officials, and key stakeholders. 
Online outreach is ongoing via the project website. As outreach progresses, common themes have emerged. The following is a summary of 
key meetings as well as a snapshot of the online outreach tools used for the process

Kick-off Outreach
In September, Gunnison County and the City of Gunnison hosted two meetings to discuss the North Gateway Subarea and the Highway 50 
Corridor. The meetings were held as part of the kickoff for the creation of the Gunnison Subarea Master Plan and Three Mile Plan. 

The Subarea Master Plan will focus on two areas. The North Gateway, which was identified for further study in the City’s Gunnison 2030 
Comprehensive Plan, has continued to receive development pressure and is an important City/County interface area, defining the northern 
entrance to the City and shaping the character of the route between Gunnison and Crested Butte. The Highway 50 Corridor, from the 
southwest municipal boundary of the City to County Road 18, is an important corridor where development is already occurring, and the 
land uses are largely established. 

An update of the Three-Mile Plan, as required by state statutes, is a key recommendation of the Gunnison 2030 Comprehensive Plan. The 
Subarea Master Plan will inform the policies of the Three-Mile Plan.

The meetings were an opportunity for attendees to offer their input and feedback regarding the two subareas in question. The workshops 
discussed issues, opportunities, and key strengths and assets of the subareas. As a tool for discussion and note-taking, each participant was 
given maps of the subareas.

A detailed summary document of the comments received from 
these meetings was produced. Key issues and opportunities 
identified during the meetings are included with the maps where 
relevant on the subsequent pages of this memorandum. To view 
the full summary, go to the project website or follow the hyperlink  
HERE  

Joint Committee Roundtable
September 13, 2022

Attendance: 26

The Joint Committee includes the City Council and Planning and 
Zoning Commission, and the County Board of Commissioners 
and Planning Commission. The first meeting was attended by 
four community members and seven staff members as well as 14 
members of the Joint Committee. This meeting solicited ideas and 
input from community decision makers 

Public Works Meeting
September 14, 2022

Attendance: 12

The Public Works Meeting included six staff members and six 
members from the City and County Public Works Departments. 

OUTREACH SUMMARY

GUNNISON SUBAREA MASTER PLAN | Outreach Summary and Key Takeaways
Prepared by Houseal Lavigne 2
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Key Stakeholder Conversations 
As part of the project kick-off, Houseal Lavigne and JR Engineering conducted a series of five stakeholder focus groups. Conducted in a 
conversational format, the discussions focused on influences, issues, and opportunities within each subarea. Key issues and opportunities 
are included with the maps where relevant on the subsequent pages of this memorandum. Further key stakeholder discussions will be 
conducted as the planning for these areas progresses. 

Focus Group Participant Representation Number of Participants 
Transportation CDOT, Access Control Plan consultants 6

North Side Organizations and 
Businesses

State Forest Service, Rocky Mountain Christian Ministries, Discount Storage, 
Gunnison Secure Storage

5

Institutional/Health Gunnison Valley Health 1

Land Ownership Local Landowner, Development Partners 4

Housing Valley Housing Fund, Gunnison Valley Regional Housing Authority 2

Total: 18

Online Outreach 
Online outreach was used as a way to inform and gather input from property owners, residents, business operators and developers through 
a project website, https://hla.fyi/Gunnison-Subarea, online questionnaires, and interactive online mapping. Materials and questionnaires 
were provided in English and Spanish. A postcard in English and Spanish was mailed directly throughout the community to encourage 
engagement. A total of 384 postcards were mailed, accounting for every property owner in the two study areas. Overall, the online 
outreach efforts recorded sixty-nine engagements.   

Map.social
Input was received from the project’s online mapping tool, map.social, to graphically illustrate issues and opportunities within the two 
subareas. Among the seven comments recorded in and around the Highway 50 Corridor subarea, four focused on transportation and 
mobility improvements and safety as well as gateway aesthetic. A potential site for workforce housing development was identified north of 
US 50 near the center of the subarea. Community assets identified were the Gunnison County Electric Association headquarters and White 
Water Park at their current location.  Seven locations in the North Gateway subarea were provided comments, which focused on transpor-
tation safety, options, and aesthetics found on or surrounding SH 135. Nine additional comments were received regarding areas outside 
the subareas. All but three identified various traffic safety issues in Gunnison and recommendations for roundabout to slow vehicles. The 
remaining mapped recommendations for open space opportunities west of the North Gateway subarea.

GUNNISON SUBAREA MASTER PLAN | Outreach Summary and Key Takeaways
Prepared by Houseal Lavigne 3
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Online Questionnaire
An online community questionnaire was announced to gauge and evaluate the community’s preferences on transportation and develop-
ments on each subarea. Summaries are provided for the responses received for the four questions that help identify priorities. 

 
Within the North Gateway Subarea, what services would you 
like easy access to?

Most of the online questionnaire respondents indicated a wide-
ranging preference for various housing types, including condo-
miniums, apartments, townhomes and single-family homes. 
Restaurants and gas stations rank as the specific use desired in the 
subarea, however, most of the responses indicate that the commu-
nity desire services that were not presented in the poll. Ten state 
none of the above and included an alternative response. Eighteen 
selected “other” or “all of the above.” 

At Highway 50 Corridor, the restaurants, personal services, and gas 
stations were the top uses selected by respondents. Considering 
all other responses, including written responses, there seems to 
be support for multiple visitor-oriented commercial developments 
such as hotels, entertainment, and retail. 

What type of development in each subarea would support the 
local economy?

Mixed-use residential developments lead non-residential uses as 
the preferred development by almost half of respondents in both 
subareas. Industrial use rank low compared to commercial and 
office developments. 

What type of connectivity and roadway improvements would 
you most like to see within each subarea? 

Roadway improvements that address traffic safety are the most 
popular selections (roadway conditions, intersection sight 
distance, and intersection roundabouts. However, investments 
in expanded transit access and grid connectivity are also popular 
among respondents. In contrast, at the Highway 50 Corridor, 
connectivity to the city grid and transit access were the most 
popular selections, but other improvements received substantial 
support as well. 

What type of bike or pedestrian improvements would you most 
like to see within each subarea? 

Questionnaire respondents were broadly supportive of the bike 
and pedestrian improvements in Northern Gateway, led by inter-
section safety interventions, ped/bike trails, and sidewalks.

Condado de Gunnison y Ciudad de Gunnison

Plan Maestro de Subáreas 
y Plan de Tres-Millas

Plan Maestro de Subáreas ¡Involúcrese!

El Plan Maestro de Subáreas 
proporcionará un mapa y guía para el 

desarrollo y futuro crecimiento en 
dos áreas de interfaz y de prioridad 

entre la Ciudad y el Condado.

Este documento servirá como el 
Acuerdo Intergubernamental para la 
área de planificación de tres-millas, 
que incluye las barreras de la Puerta 
de Entrada y Salida del Norte y las 
Subáreas del Corredor Oeste de la 

Autopista 50.

¡Su participación es importante en la 
creación de este plan! Hay dos 

maneras que usted puede participar 
a su propio paso. Mire detrás de esta 
tarjeta postal para ver las maneras 

en que se puede involucrar.

Plan de Tres-Millas

Visite la página web del proyecto en hla.fyi/Gunnison-Subarea

Plan Maestro de Subáreas y Plan de Tres-Millas
El Condado de Gunnison y la Ciudad de Gunnison están trabajando para crear un nuevo Plan 

Maestro para la Puerta de Entrada y Salida del Norte y el Corredor Oeste de la Autopista 50.

También están trabajando juntos para actualizar el Plan de Tres-Millas que se usará para 

guiar el desarrollo de las áreas claves del Condado y la Ciudad en las próximas décadas.

Gunnison County & City of Gunnison

SUBAREA MASTER PLAN
& THREE-MILE PLAN

Subarea Master Plan Get Involved!
The Subarea Master Plan will provide 

a road map for future growth and 
development in two priority interface 

areas between the City and the 
County.

This document will serve as the 
Intergovernmental Agreement for the 
three-mile planning area, including 

the North Gateway and West 
Highway 50 Corridor Subarea 

boundaries.

Your participation is important in the 
creation of the plan! There are two 

ways you can participate at your own 
pace. See the back of this postcard 

for ways to get involved. 

Three-Mile Plan

Visit the project website at hla.fyi/Gunnison-Subarea

Subarea Master Plan & Three-Mile Plan
Gunnison County and the City of Gunnison are working to create a new Master Plan for the North Gateway and the West Highway 50 Corridor. They are also working together to update the Three-Mile Plan which will guide development for key areas of the County and City over the coming decades.

GUNNISON SUBAREA MASTER PLAN | Outreach Summary and Key Takeaways
Prepared by Houseal Lavigne 4
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Existing land use for the North Gateway is a collection of 
all the parcels in the area that identify how land is currently 
being used. The North Gateway’s land uses were divided 
into 10 unique designations which represent how the 
community utilizes the North Gateway for various purposes. 
SH 135 bisects the area and the land uses along the corridor 
itself include various commercial and light industrial uses, 
including storage. The areas immediately north of the City 
of Gunnison up to County Road 10 (Lost Canyon Road) have 
predominantly single-family residential parcels with public/
semi-public and agriculture uses interspersed. Larger-sized 
parcels occupy the middle section of the subarea and uses 
are agricultural, ranching operations. Nearer the Gunnison 
River is a concentration of vacant/undeveloped parcels, 
along with single-family residential as well as open spaces. 
The 10-acre Shady Island River Park occupies the south bank 
of the river.

Issues
• Visibility and aesthetics along the roadway entering 

Gunnison

• Using the County regulatory process without zoning 
districts to achieve urban-quality annexable develop-
ment and provide fair certainty for developers and 
landowners

• Transportation design and mobility choices to accom-
modate and connect new developments 

• Linking potential annexation with sufficient utility infra-
structure and service 

• High travel speeds along the corridor

• Most existing development is oriented away from the 
roadway

• Accommodating increased traffic during summer

• Infrastructure challenges that need to be resolved 
before new development can occur

• Installation of wells and septic could be in conflict of 
future utility extensions

• Need for traffic calming entering City limits

• Existing commercial is set back from the road, discour-
aging pedestrian activity

Opportunities
• Leverage and connect existing natural and open spaces, 

particularly Van Tuyl Ranch

• Creating a grid street network to support increased 
density and reduce traffic impacts to Highway 135

• Protection of riparian corridors, floodplain and natural 
areas 

• Capitalizing on the traffic of the corridor to establish 
quality commercial development 

• Developer interest and potential for a mix of new 
housing to meet demand at a variety of price points and 
housing types

• Large parcels are available for assembling developments 
with a mix of uses and housing types 

• Coordinated study and planning for future utility delivery 
can help influence desired development patterns

NORTH GATEWAY

EXISTING LAND USE

GUNNISON SUBAREA MASTER PLAN | Planning Influences
Prepared by Houseal Lavigne
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Parcels containing residential land uses of various densities 
predominate in Highway 50 subarea. Although many uses are 
accessible from Highway 50, most do not orient frontage to the 
highway. Notable places of interest include the Dos Rios County 
Club and White Water Park, and just northeast of the subarea, 
the Gunnison-Crest Butte Regional Airport (GUC). 

Issues
• Limited developer interest

• Poor connectivity across Highway 50 

• Accommodating increased traffic during summer

• Infrastructure challenges that need to be resolved before 
new development can occur

• Installation of wells and septic could be in conflict of future 
utility extensions

• Need for traffic calming entering City limits

• Existing commercial is set back from the road, discouraging 
pedestrian activity

Opportunities
• Multi-acre lots with potential for pocket neighborhood 

development 

• Stated interest in new housing on available parcels along 
the corridor

• Safer roadways through focused interventions on critical 
intersections

• Maintaining and encouraging density along Highway 50 
while also supporting cohesive development

HIGHWAY 50

EXISTING LAND USE

GUNNISON SUBAREA MASTER PLAN | Planning Influences
Prepared by Houseal Lavigne
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The North Gateway subarea is geographically defined by the Gunnison 
River and adjoining floodplains, as well as large swaths of undeveloped 
open space, and some varied topography. The Gunnison River is the 
fifth largest tributary of the Colorado River. The river begins in eastern 
Gunnison County where the Taylor and East Rivers converge at Almont, 
before heading southwest toward the subareas. In the North Gateway, 
several acres of freshwater wetland occupy a portion of the land west of 
Highway 135. This land is carpeted in alluvium deposits and high-quality 
soil, but some of the land is also currently unbuildable due to the high risk 
of flooding. 

The City of Gunnison owns Van Tuyl Ranch, which is directly west of the 
subarea and is preserved as an open space asset to the community. Topo-
graphically, much of the subarea is relatively flat, except for the southeast 
corner of the subarea which has steep hills that will limit dense develop-
ment. 

Issues
• A need for increased connectivity to recreational trails and the 

riverfront

• Preserving critical habitat and natural open space

Opportunities
• Extending and connecting the network of multimodal and recre-

ational trails

• Maximizing development potential in this area within the North 
Gateway, thereby preserving open space and agricultural land 
outside of the subarea

• Ensure future development maintains continuity and access to open 
spaces and community assets

NORTH GATEWAY

NATURAL FEATURES

GUNNISON SUBAREA MASTER PLAN | Planning Influences
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HIGHWAY 50
CORRIDOR

The Highway 50 Subarea is geographically defined by the Gunnison 
River and steep topography in the area north of the Highway 50 right-
of-way. The 1% annual chance flood plain extends several hundred feet 
beyond the banks of the river, blanketing a portion of the eastern half of 
the subarea. The area is also influenced by the Dos Rios Country Club 
Golf Course which attracts golfers from the region. South of Highway 50, 
much of the land in the subarea is developable. North of Highway 50, 
steep slopes may be an impediment to future development.

Issues
• Steep topography north of Highway 50

• Floodplain to the east 

Opportunities
• Exploring opportunities to implement multimodal and recreational 

trails

• Identifying where existing natural features could be accessible to the 
public

HIGHWAY 50

NATURAL FEATURES

GUNNISON SUBAREA MASTER PLAN | Planning Influences
Prepared by Houseal Lavigne

8

DRAFT  FOR  STAFF  REVIEW

10



Gu n n is o n  R

i v e r

Kokanee Ct

Lost Canyon Rd

Fro
nta

ge 
Rd

Silver Sage Dr

Riverwalk Dr

Ponderosa Cr

Cactus Hill DrClark Blvd

Snowflake Trail

CITY OF
GUNNISON 

51

10

11

135

14

13

0 500 1,000250
US Feet N

Major Road

Secondary Road

Local Road

Bus Route

Bus Stop

Existing Trail

Potential Roundabout

Proposed Trails

Legend
Transportation Issues/Opportunities

State Highway 135 (SH 135) is the primary north-south arterial roadway 
through the North Gateway Subarea and provides access to Crested 
Butte to the north. The Highway is designated as Main Street within 
Gunnison City limits south of County Road 13A.

There are several driveways and local streets branching off SH 135, 
including a frontage road that follows adjacently on the east side for 
approximately 2,300 feet. One other north-south route is County Road 
13, which provides access to residential properties.

Jurisdiction
SH 135 is under the purview of the Colorado Department of Trans-
portation (CDOT) and the City and County of Gunnison design and 
management influence is limited by the policies, requirements, regula-
tions, and recommendations established by the State. CDOT is currently 
conducting an Access Control Plan in the region, which includes this 
segment of SH 135. The County currently owns and maintains all other 
roadways within the North Gateway. This corridor of SH 135 will be 
included in the upcoming CDOT Access Control Plan.

Cross Sections
North of Gunnison city limits (County Road 13A), a standard four-lane 
arterial cross section is provided along HS 135, consisting of two 12-foot 
travel lanes in each direction with 8-foot minimum paved shoulders and 
an 18-foot striped two-way left turn lane (TWLTL). Approximately 2,000 
feet north of County Road 13A, SH 135 begins to taper into a two- lane 
arterial cross section with one 12-foot travel lane in each direction, 6-foot 
minimum paved shoulders, and no striped median. The frontage road 
runs parallel on the east side of SH 135 for approximately 2,300 feet in 
this corridor. It consists of one 11-foot travel lane in each direction with no 
continuous shoulders.

Connectivity
The City of Gunnison Comprehensive Plan shows that the City of 
Gunnison has a comprehensive transportation network with good 
access to all parts of the community. However, that connectivity does not 
continue into the North Gateway. Streets such as Sydney Street and/or 
Colorado Street may be considered to continue the grid north in order 
to provide alternate routes as development occurs and help relieve traffic 
demand on SH 135.

Pedestrians and Bicycles
An 8-foot asphalt trail begins on the south end of the North Gateway for 
bikes and pedestrians along the east side of SH-135. The trail continues 
north until it merges with the frontage road, then separates where 
the frontage road connects again to SH 135. As shown in the City of 
Gunnison Comprehensive Plan, a multi-use trail is proposed along the 
west side of SH 135 as well. If this trail were constructed, safe crossings 
would need to be proposed across SH 135. A trail is also proposed 
through the Riverwalk subdivision in the northern area of the gateway. 

Public Transportation
The Gunnison Valley RTA operates a Commuter Bus service between 
Gunnison and Crested Butte/Mt. Crested Butte. The commuter bus 
route runs counterclockwise through the major roadways of the City of 
Gunnison, and then proceeds north as a regional route to Crested Butte/
Mt. Crested Butte before returning to Gunnison. There are no other 
existing sidewalks, trails, or bike lanes in the North Gateway. Bustang is 
the interregional express bus service operated by CDOT. The Bustang 
Outrider includes a route from Crested Butte to Denver. The route runs 
through the North Gateway subarea.

Issues
• Limited road network 

• Limited sidewalks or bike lanes

• Need for traffic calming on Highway 135

Opportunities
• Reducing speed limits and speed enforcement 

• Potential for roundabouts at SH 135 and Colorado Street, and 
another in the middle of the subarea 

• Expanding the secondary road network in the subarea 

• Expanding the pedestrian and bicycle network 

• Designing roads with pedestrians and bicyclists in mind

• Improve bus service by organizing routes in a circular system  
as the street grid expands

• Planning bus stops in conjunction with future development

• Opportunity to have a rec path connect to Shady Island 
River Park

NORTH GATEWAY

TRANSPORTATION

GUNNISON SUBAREA MASTER PLAN | Planning Influences
Prepared by Houseal Lavigne
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Transportation Issues/Opportunities

US Highway 50 (US 50) is the primary east-west arterial roadway through 
the Highway 50 Corridor Subarea and is one of the major east-west connec-
tions in southern Colorado. US 50 is designated as Tomichi Avenue within 
Gunnison city limits (east of the Gunnison River). There are several driveways 
and local streets branching off US 50, including a frontage road that follows 
adjacently on the north side. This corridor of US 50 will be included in the 
upcoming CDOT Access Control Plan.

Jurisdiction
US Highway 50 is under the purview of the Colorado Department of Trans-
portation (CDOT) The City and County of Gunnison design and management 
influence is limited by the policies, requirements, regulations, and recom-
mendations established by the State. CDOT is currently conducting an Access 
Control Plan in the region, which includes this segment of US 50. The County 
currently owns and maintains all other roadways within the subarea.

Cross Sections
Over the last decade, traffic along US 50 has significantly increased, and 
various improvements have been done. A standard two-lane arterial cross 
section is provided west of the Gunnison River, consisting of one 12-foot travel 
lane in each direction with 8-foot paved shoulders. A 16-foot striped two-way 
left turn lane (TWLTL) begins approximately 1/2 mile west of the Gunnison 
River and continues west through this corridor. The frontage road runs parallel 
on the north side of US 50 in this corridor. It consists of one 11-foot travel lane 
in each direction with no continuous shoulders.

Intersections
There are three full-movement intersections connecting US 50 to the frontage 
road along the north side of this corridor. The approaches from the frontage 
road are stop-controlled, while US 50 moves freely. The two intersections near 
the center and west end of the corridor could be improved to accommodate 
additional traffic volumes if future development occurs. There is a steep side 
slope along the north side of US 50 in the east half of the corridor. The side 
slope limits the ability to provide access to the north. There are 13 combined 
local streets and driveway accesses along the south side of US 50. These 
approaches are stop-controlled, while US 50 moves freely.

Connectivity
The City of Gunnison Comprehensive Plan shows that the City of Gunnison 
has a comprehensive transportation network with good access to all parts of 
the community. However, the Gunnison River limits the connectivity to this US 
50 Corridor Subarea; only US 50 and the frontage road cross the river in this 
vicinity.

As tourism in Gunnison has increased over the years, this Highway 50 
Corridor often becomes congested on weekends over the summer. The 
frontage road helps relieve some of the traffic delays.

Pedestrians and Bicycles
US 50 west of the Gunnison River was not included in the City of Gunnison 
Comprehensive Plan. There are no designated sidewalks or bike lanes along 
the highway or frontage road. The only options for bicyclists in this area are 
to use the 8-foot paved shoulder along US 50 or share the lane along the 
frontage road. If residents along the south side choose to cross US 50 to the 
frontage road, there are no safe designated crossings. There is an existing 
pedestrian bridge across the Gunnison River south of US 50. However, there 
are not safe crossings nor an adequate trail network for the residents along this 
Highway 50 Corridor to access the pedestrian bridge.

Speeds
US 50 has a posted speed limit of 45 MPH through this corridor, which 
increases to the west and decreases to the east. There may be opportunity 
to reduce the speed limit within this corridor, particularly if a roundabout is 
considered as an entrance to the City of Gunnison. The frontage road has a 
speed limit of 35 MPH, but traffic is often faster. 

Issues
• Traffic congestion on US 50, especially during tourism season

• Steep slopes that limit roadway access

• Potential speeding on the frontage road 

• No sidewalks or bike lanes in the subarea 

• No bus routes in the subarea 

Opportunities
• Reducing speed limits and speed enforcement 

• Intersection improvements 

• A roundabout at US 50 and Airport Road 

• Expanding the pedestrian and bicycle network

HIGHWAY 50

TRANSPORTATION
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Potable Water
The existing City’s potable water system consists of several historic wells 
pumped to water distribution lines. The City is considering a water treat-
ment plant in the southwest area of the North Gateway, which could also 
be triggered if a well becomes contaminated. As the North Gateway is 
incorporated into the City of Gunnison, the distribution system is planned 
to extend north. New developments may temporarily use a municipal 
well, but would ultimately be required to connect to the distribution 
system. According to the City, the existing system may provide enough 
pressure to serve a two- or three-story building. If a taller building is 
proposed, the water treatment plant or booster pumps may provide 
pressure.

Sanitary Sewer
The City of Gunnison owns sanitary sewer within the North Gateway. The 
existing properties vary whether they use a septic tank or connect to the 
sanitary sewer system, but new properties will be required to connect to 
the City sewer. Technical analysis needs to be performed to determine 
how much flow could be added to the existing pipes. 

Storm Sewer 
There are existing drainage ditches that serve properties within the North 
Gateway, but new developments would not be able to utilize them. 
Instead, a new storm sewer system and on-site detention are planned 
as development occurs. Based on the existing pipe elevations within 
Gunnison city limits, it will not be feasible to connect new storm sewer 
from the North Gateway. 

Electricity 
The existing power system may serve up to 500 feet east and west from 
the power lines along SH 135. Beyond that, the existing electricity grid 
would need to be upgraded. Coordination and planning is necessary 
with GCEA and City Services in the subarea.

Issues
• Connecting new developments to potable water

• Sanitary sewer extension and connection

• Need for storm sewer and detention as development occurs

• East-west electric connectivity beyond the 500-foot buffer

Opportunities
• Incremental extension of urban-quality infrastructure in line with 

development demand

NORTH GATEWAY

UTILITY INFRASTRUCTURE
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Potable Water 
The existing City’s potable water system consists of several historic wells 
pumped to water distribution lines. However, the City’s water service 
boundary does not cross the Gunnison River. West of the river, there 
are existing 6-inch County water lines along the south side, which are 
managed by the Dos Rios Water department. This system may serve new 
developments, but it would be expensive to bore across US 50 to the 
north side. Existing water tanks owned by Gunnison County on the north 
side could serve a limited number of new developments. 

Sanitary Sewer 
There is an existing 27-inch County sewer along Park Drive from the 
north, then it crosses US 50 to the south side as it flows west. New City 
development on the north side is not permitted to connect to it, but 
would need a separate system or septic tanks. 

Storm Sewer 
There is no existing storm sewer and none is planned for development. 

Electricity 
There are no concerns with the existing electric system providing addi-
tional power in the subarea.

Issues
• Extending infrastructure across Highway 50

• Separate systems for development on the north side of the highway 

• Lack of storm sewer

Opportunities
• Ensuring proper infrastructure is available to complete infill parcel 

development and redevelopment over time

HIGHWAY 50

UTILITY INFRASTRUCTURE
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Functional Subareas
Land and use and development within each subarea is orga-
nized by functional subarea. Recommendations specific to 
the needs of each functional subarea establish the approach 
for improvement and enhancement going forward. Detailed 
and specific recommendations are structured around 
desired land use mix and development character.

Structure of the 
Functional Subareas 
Functional subareas are based on existing land use, built 
form, physical boundaries, character, and other factors. 
The functional subareas are intended to guide the planning 
efforts within each of the subareas. By addressing each 
subarea as functional subareas, planning efforts should be 
context sensitive while ensuring that separate areas work 
cohesively as a single subarea. 

Desired Land Use Mix
The section identifies the desired land uses within each 
functional subarea, accounting for existing uses and context. 
Land use descriptions can be found in the Land Use Catego-
ries section of this chapter. 

Development Pattern
This section provides guidance for the appropriate locations 
of desired land uses. 

North Gateway 
Land use and development within the North Gateway 
subarea is largely envisioned with mixed use development 
(commercial on ground floor and residential above) along 
the State Highway 135 corridor, and residential neighbor-
hoods with a variety of housing types in the surrounding 
areas. 

Highway 50 Corridor
Land use and development within the Highway 50 Corridor 
subarea will include infill on key parcels and redevelopment 
over time. The character of the corridor is established and 
the land use changes will be incremental. 

PRELIMINARY LAND USE FRAMEWORK
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Large Lot Residential 
Large Lot Residential includes very low density residential areas. These 
residential areas are primarily single-family detached homes. Agricul-
tural/farmland may be incorporated into this land use category. Large 
residential areas are as existing and no new large lot residential area are 
proposed within the two subareas.

Low Density Residential  
The Low Density Residential land use category provides low density 
residential neighborhoods that primarily include single-family detached 
homes. These areas may include accessory dwelling units and senior 
housing. Parks and open space should be incorporated into Low Density 
Residential neighborhoods. Buildings within the Low Density Residential 
category are 1 to 2 stories with a density range of 1 unit per acre to 5 units 
per acre. Low Density Residential areas are generally as existing and no 
new Low Density Residential area are proposed within the two subareas.

Medium Density Residential 
The Medium Density Residential land use category provides a greater 
variety of residential uses than Low Density Residential. Medium Density 
Residential neighborhoods can include single-family detached homes and 
a range of single-family attached housing types, such as duplexes, town-
homes, and rowhomes. This land use category can also include accessory 
dwelling units and small lot single-family configurations. Senior housing 
may also be included in this land use category. Parks and open space 
should be incorporated into Medium Density Residential neighborhoods. 
Buildings within the Medium Density Residential category should be 1 to 3 
stories with a density range of 5 units per acre to 12 units per acre. 

Multifamily Residential 
The Multifamily land use category includes greater density housing types 
such as townhomes, rowhomes, tri- and quadplexes, apartments, and 
condominiums. Senior housing may be included in this land use cate-
gory. Parks, plazas, and gathering spaces should be incorporated into 
Multifamily Residential areas. Buildings within the Multifamily Residential 
category should be 2 to 3 stories at a density of 12 units or more per acre. 

Mixed-Use 
The Mixed-Use land use category consists of buildings which have 
multiple, distinct uses that are stacked vertically. Most commonly, this 
includes first floor retail or dining with residential or office spaces occu-
pying the upper floors. The integration of commercial and residential 
uses is intended to foster an active, walkable environment. Parks, plazas, 
and gathering spaces should be incorporated into Mixed- Use areas. 
Buildings within the Mixed-Use should be 2 to 3 stories. 

Commercial 
The Commercial land use category consists of a range of retail and service 
uses such as restaurants, local shops, and small scale grocery stores. 
These types of retail and services are intended to provide for the everyday 
goods of adjacent residential neighborhoods. Buildings within this cate-
gory should be 1 to 2 stories. 

Hotel/Lodging 
The Hotel/Lodging land use category includes establishments that 
provide sleeping accommodations. These establishments may also 
include conference and meeting rooms, restaurants, and recreation 
facilities. Buildings within the Hotel/Lodging category should be 1 to 4 
stories. 

Office and Maker Space
 The Office and Maker Space land use category includes small scale office 
and light manufacturing facilities. These uses may include upper story 
residential and accessory dwelling units. The purpose of incorporating 
residential uses into the Office and Maker Space category is to help 
create live-work environments. Buildings within the Office and Maker 
Space category should be 1 to 3 stories.

LAND USE CATEGORIES IN SUBAREAS  
The following section provides general descriptions of land uses that are existing or appropriate within the two subareas. 

GUNNISON SUBAREA MASTER PLAN | Preliminary Land Use Framework
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Southern End 
Directly adjacent to the northern border of the 
City of Gunnison, the Southern End currently 
consists of single-family detached homes and 
a few commercial uses along State Highway 
135. The space is mostly passive and used be 
residents and visitors to get in and out of the 
City. To bolster the Community, this functional 
subarea is envisioned to be a vibrant and active 
gateway district into the City of Gunnison with 
quality urban design and a desirable mix of 
residential and commercial uses that welcome 
people into the City. Land Uses should interact 
with the highway to create a built form that 
evokes a sense of arrival and encourages vehi-
cles to slow speeds

Land Use Mix
The following are land uses that would be 
appropriate in the Southern End functional 
subarea:

• Medium Density Residential 

• Multifamily 

• Mixed-Use 

• Hotel/Lodging 

• Commercial 

• Office and Maker Space

Development Pattern 
The following are general guidelines for an 
appropriate development partner within the 
Southern End functional subarea:

• Multifamily, Mixed-Use, Hotel/Lodging, 
Commercial, Office, and Maker Space 
developments would be appropriate 
located along the State Highway 135 
corridor. 

• Medium Density Residential areas should 
be located off of State Highway 135. They 
should be located primarily along side 
streets such as County Road 13, County 
Road 13A, and Clark Boulevard.

Eastern Edge 
This functional subarea is defined by its 
rural character and low-density single family 
detached homes and the topography of the 
area may make larger development difficult.  As 
a result, this functional subarea should serve as 
a transition from the envisioned development 
in the Southern End along State Highway 135 
and the rural uses to the east. The community 
may consider increased density infill develop-
ment that builds upon the existing land use 
pattern.

Land Use Mix
• Medium Density Residential

Development Pattern 
• The development pattern along Silver 

Sage Drive, Overlook Drive, and Cactus 
Hill Drive is primarily Low Density Residen-
tial. Limited Medium Density Residential 
may be appropriate where topographic 
constraints allow.

• The development pattern north of County 
Road 10/ Lost Canyon Road is primarily 
Large Lot Residential. Limited Medium 
Density Residential may be appropriate 
where topographic constraints allow.

• There is an opportunity for duplexes or 
triplexes on lots along Silver Sage Drive, 
Overlook Drive, and Cactus Hill Drive 
where low density development exists. 
Due to topography and soil types, this 
scale of development would be appro-
priate.

Central Area 
This functional subarea is currently made up of 
large undeveloped properties, a few single-
family detached homes, and a storage facility. 
As the community grows and develops into 
a more vibrant and attractive gateway into 
the City, many of these properties may be 
considered for new developments ranging 
from residential to commercial and office. 
This area should complement the Southern 
edge developments and provide the greatest 
variety of housing types. When development 
is considered, proximity to the Gunnison River 
should be considered, as there are flooding 
concerns in some surrounding areas.  

Land Use Mix 
• Medium Density Residential 

• Multifamily 

• Commercial 

• Office and Maker Space 

Development Pattern 
• The development pattern along County 

Road 13 is primarily Low Density Residen-
tial. Limited Medium Density Residential 
may be appropriate where topographic 
constraints allow.

• Medium Density Residential should be 
set back away from State Highway 135. 
Medium Density Residential can provide 
a transition from the uses along State 
Highway 135 and existing the Low Density 
Residential uses in the subarea. 

• Multifamily, Commercial, Office, and 
Maker spaces should be located along 
State Highway 135. 

Northern End 
The North End functional subarea is the 
furthest north in the master plan and includes 
the Riverwalk neighborhood, a manufactured 
home park, and single-family detached homes. 
This area’s greatest asset is the Gunnison River 
which is suitable for recreation and is home to 
some riverside trails that cross both public and 
private land. The existing residential neigh-
borhoods in this area are envisioned to remain 
largely the same with the existing character of 
the community.

Land Use Mix 
• Medium Density Residential 

• Commercial 

• Office and Maker Space 

Development Pattern 
• The development pattern along the 

eastern edge of the functional subarea 
is primarily Large Lot Residential. Where 
these uses exist, it is anticipated they will 
remain. Limited Medium Density Residen-
tial infill development may be appropriate 
to serve as a transition from more dense 
residential areas to the west and the rural 
areas to the east of the functional subarea 
boundaries.

• Medium Density Residential may be 
appropriate along the eastern side of 
State Highway 135, south of the existing 
manufactured home neighborhood. 

• Commercial, Office, and Maker Space 
uses would be appropriate along the 
State Highway 135 corridor.

NORTHERN GATEWAY

FUNCTIONAL SUBAREAS
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Northeast Corner
Currently made up of single family homes and a hotel/
lodging uses, the Northeast Corner functional subarea 
is directly adjacent to the City of Gunnison across the 
Gunnison River. This area is expected to remain largely as 
existing. Should land become available, denser residen-
tial development may be appropriate, but builders should 
be mindful of the proximity to the River and associated 
flooding concerns.

Land Use Mix 
• Medium Density Residential 

• Multifamily Residential 

• Hotel/Lodging 

Development Pattern 
• New hotel/lodging uses should be located adjacent 

to the existing motel and should be of a similar scale 
to fit within the context of the existing neighbor-
hood. 

• Medium Density Residential should be located on 
Park Drive and Bevington Road and should fit within 
the context of the existing neighborhood. 

• Multifamily development would be most appro-
priate adjacent to the Highway 50 Frontage Road. 

County Road 17
Centrally located in the Subarea, the County Road 17 area 
is comprised of office, public/semi-public, and single-
family detached homes. Grade separation between 
Highway 50 and its Frontage Road makes visibility 
difficult, making the area less suited for commercial 
users. Topography within the functional subarea is also 
a constraint. As a result, this area could be well suited 
for office and maker space uses that do not rely on street 
visibility.  

Land Use Mix 
• Medium Density Residential

• Multifamily

• Office and Maker Space 

Development Pattern 
• Office and maker space uses would be most appro-

priate near the intersection of Frontage Road and 
County Road 17.

• Medium Density Residential would more most 
appropriate on the eastern edge of the functional 
subarea, fitting within the context of the existing 
residential. 

• Multifamily may be appropriate at the northwest 
corner of the Frontage Road and County Road 17 
intersection. 

Northwest Corner
This area is defined by its rural character and low-density 
single family detached homes. There is an opportunity 
for a commercial node at Frontage Road and County 
Road 18, otherwise the area should be more transitional 
in nature. The eastern portion of the area approaches the 
more urban parts of the community, while the western 
portion is characteristically connected to the more rural 
areas of the county. As a result, the Northwest Corner 
should serve as a transition between the rural areas to the 
west of the subarea and the urban areas to the east. 

Land Use Mix
• Medium Density Residential 

• Commercial 

Development Pattern 
• The development pattern in the functional subarea 

is primarily Low Density Residential. Limited Medium 
Density Residential may be appropriate where topo-
graphic constraints allow.

• Medium Density Residential would be appropriate 
as infill throughout the Northwest Corner functional 
subarea to provide a transition from high density 
development to the east and the rural areas to the 
west. 

• The northeast corner of Frontage Road and County 
Road 18 is appropriate for small scale commercial 
that would serve the nearby residents as well as 
those traveling along Highway 50. 

Currecanti Drive and 
Shavano Drive
This Currecanti Drive and Shavano Drive area is located 
in the southwest Highway 50 subarea and provides the 
greatest mix of land uses and density within the subarea. 
The area is made up of offices, single-family attached 
homes, multifamily, self-storage, and hotel/lodging uses. 
It lies adjacent to the Dos Rios Golf Course. The overall 
character of the functional subarea is envisioned to stay 
largely the same with the possibility of denser residential 
developments and a more diverse mix of land uses. 

Land Use Mix 
• Medium Density Residential 

• Multifamily Residential 

• Commercial

• Hotel/Lodging 

• Office and Maker Space 

Development Pattern 
• The existing pattern of Medium Density and 

Multifamily Residential should be maintained with 
these uses located along Currecanti Drive, Bambi 
Lane, Shavano Drive, and County Road 33. 
Multifamily should be located close to 
Highway 50 when possible. 

• Commercial, office, and maker space uses would 
be appropriate at the southwest intersection of 
Currecanti Drive and Highway 50, between Shavano 
Drive and Highway 50, and at the intersection of 
County Road 33 and Highway 50. These locations 
are existing access points from the Highway 50 
Corridor. 

Gunnison River 
This area is nestled between Highway 50 and the 
Gunnison River and is mostly covered in flood plain 
land that will prevent significant development from 
occuring. Sitting at a grade below Highway 50, the area 
is comprised of a small single-family detached neigh-
borhood that is accessible via the Highway 50 frontage 
road. The Gunnison Whitewater Park recreational area 
is located at the eastern edge of the functional subarea. 
The functional subarea should largely remain resi-
dential and take advantage of its proximity 
to Gunnison River and associated 
amenities. 

Land Use Mix 
• Medium Density Residential 

• Multifamily

Development Pattern 
• Medium Density and Multifamily Residential 

are appropriate throughout the Gunnison River 
functional subarea. Denser development should 
be located further east, near the Gunnison 
Whitewater Park.

HIGHWAY 50 CORRIDOR

FUNCTIONAL SUBAREAS
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To:  Gunnison City Council 
From:  Andie Ruggera, Senior Planner  
Date:  March 8, 2023 
Subject: Major Subdivision SB 21-1 – Phase A Sketch Plan 
______________________________________________________________________________ 

 

A Major Subdivision – Sketch Plan was submitted by Cascadia Partners, LLC in early 2021.  
The Sketch Plan, consisting of approximately 139 acres, was intended to provide a 
predetermined block layout and street network, to initially install major utilities (to Government 
Campus) and provide a guide for future phased subdivisions. 

The Planning and Zoning Commission reviewed the Sketch Plan and the Commission 
unanimously approved the Phase A submittal on March 10, 2021.  The Land Development Code 
states that “if a preliminary plat application is not submitted to the City within one year of the 
date of approval of the sketch plan, the sketch plan approval shall expire.”  

A formal request has been submitted by Alex Joyce, Cascadia Partners, LLC to extend the 
approval for one year as the LDC states may occur (see request attached).  Staff supports this 
request for an extension of the Sketch Plan, SB 21-1.  

 
Action Requested of the Planning and Zoning Commission – A motion to approve an 
extension of the approval for Major Subdivision, Sketch Plan, SB 21-1 to March 10, 2024.   
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GUNNISON RISING 
PHASE A SKETCH PLAN – RENEWAL REQUEST 

 

To: Andie Ruggera, Senior Planner, City of Gunnison 
Anton Sinkewich, Community Development Director, City of Gunnison 

From: Alex Joyce, Managing Partner, Cascadia Partners 

Date: March 1st, 2023 
 

Summary 
On March 10th, 2021, action was taken by the Planning and Zoning Commission to formally approve the 
Phase A Sketch Plan application (outlined in red in the map below). 
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According to the City’s Land Development Code, approval for a Sketch Plan application for a Major 
Subdivision is at most granted for one year, requiring an extension letter from the applicant to formally 
extend the Sketch Plan approval. This letter serves as a formal request to the Planning and Zoning 
Commission to extend the Phase A Sketch Plan approval for another 12 months. 

 

The original approval of the Phase A Sketch Plan was granted with the understanding that due to the large 
area of Sketch Plan (139 acres), future Preliminary Plat applications would occur in phases. Since then, one 
Preliminary Plat application has been submitted and approved by the Planning and Zoning Commission. The 
Phase 2 Preliminary Plat (outlined in red in the map below) covers approximately 45.7 acres of the total 139 
acres of the Phase A Sketch Plan, consisting of the area directly adjacent to Western Colorado University. An 
active process to approve the Final Plat for the Phase 2 area is currently underway. 

 
  

Approximately 93.3 acres of the original Phase A Sketch Plan remain in the Sketch Plan subdivision phase. 
These represent areas mainly in the Live Work, Maker Space, and Recreational Resort zone districts, with 
some area above the Phase 2 Preliminary Plat in the Multifamily, Traditional Neighborhood, and Main Street 
zone districts. 
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With active utility infrastructure buildout and growing development interest in Gunnison Rising, we expect 
several near-term preliminary plat applications in the Recreational Resort zone district and areas adjacent to 
Western Colorado University. The approval of an extension of the Phase A Sketch Plan would allow for 
continued development interest and subdivisions to occur in a streamlined manner. The site conditions and 
vision of build-out for the remainder of the Phase A Sketch Plan remain the same as they were when 
originally approved by the Planning and Zoning Commission on March 10th, 2021. 

 

We appreciate the support of the City and Planning and Zoning Commission for the development of Gunnison 
Rising up-to-date, and hope that you can approve the extension of the Phase A Sketch Plan. 

 

 

Regards, 

 

 

 

Alex Joyce, Managing Partner (Cascadia Partners) on behalf of Gunnison Valley Properties 
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DRAFT MINUTES – FEBRUARY 22, 2023                   7:00 PM  
CITY OF GUNNISON PLANNING AND ZONING COMMISSION  
REGULAR MEETING         Page 1 of 4 
 

 

MEMBERS PRESENT     ABSENT      EXCUSED 
Greg Larson - Chair        X      
Andy Tocke                X           
Julie Robinson        X    
John Perusek        X       
Erik Iverson   X        
Geoffrey Oros   X 
Travis Scheefer   X 
        
OTHERS PRESENT: Community Development Director Anton Sinkewich, Senior Planner 
Andie Ruggera, Planning Technician Caree Musick 
 

I. CALL TO ORDER AT 7:01 PM BY CHAIR LARSON 
 

II. PLEDGE OF ALLEGIANCE TO THE FLAG 
 

III. UNSCHEDULED CITIZENS 
No unscheduled citizens. 
 

IV. PUBLIC HEARING AND POSSIBLE ACTION – TEXT AMENDMENT 
APPLICATION ZA 23-2, SUBMITTED BY THE CITY OF GUNNISON 
REGARDING PROPOSAL TO AMEND SECTION 13-INCENTIVES AND SECTION 
16-DEFINITIONS WITHIN THE CITY OF GUNNISON LAND DEVELOPMENT 
CODE. 
 
Open Public Hearing 
Chair Larson opened the public hearing at 7:01 PM. 
 
Proof of Publication 
Proof of publication was entered into the record. 
 
Review of Process 
Community Development Director Anton Sinkewich reviewed the process.  The City’s Land 
Development Code (LDC), Section 10.3 specifies that a text amendment to the LDC be 
reviewed by the City of Gunnison Planning and Zoning Commission (Commission) at a 
public hearing after 15 days’ public notice. The Commission establishes a recommendation 
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 or 
deny the proposed amendment, or remand the application back to the applicant with 
instructions for modification or additional information or action. 
 
A Text Amendment may be initiated by City Council, the Planning and Zoning Commission, 
the Community Development Director, a resident of the city, an owner of a business within 
the city, or any person who holds a recognized interest in real property within the city. 
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The applicant for this Text Amendment is the City of Gunnison Community Development 
staff.  Application ZA 23-2 proposes to amend Section 13. INCENTIVES, and Section 16. 
Definitions within the City of Gunnison Land Development Code. 
 
Applicant Presentation. 
Community Development Director Sinkewich presented for the City. This proposed Text 
Amendment ZA 23-2 is the result of numerous work sessions with the Planning and Zoning 
Commission and City Council to remove barriers and create additional incentives for the 
creation of workforce and affordable housing in the City of Gunnison. Affordable housing 
and workforce housing availability has been identified as a central issue in nearly every 
public engagement process in the City.  Ensuring the continued availability of attainable 
housing in our community is central to fostering racial and cultural equity, inclusivity, and 
diversity, and is a central component of our community’s ongoing resiliency. 
 
Commissioner Robinson asked if there was any thought of making incentives for developing 
to a certain minimum density.  Director Sinkewich replied that this idea has not been brought 
up before but was a good point.  There was commissioner discussion around this point. 

      
Public Input 
None. 
 
Staff Presentation 
Nothing additional. 
 
Commission Discussion. 
None. 
 
Close Public Hearing 
Chair Larson closed the public hearing at 7:20 PM. 
 
Action 
ACTION 
During the Planning and Zoning Commission meeting of February 22, 2023, Commissioner 
Oros moved, Commissioner Perusek seconded, and the Planning and Zoning Commission 
voted to recommend APPROVAL of Zoning Amendment application ZA 23-2 and for a Text 
Amendment to modify Sections within the Land Development Code, 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 Comprehensive Plan. 

 
2. The Planning and Zoning Commission finds that the amendment adds incentives to 

achieve the City’s strategic goals related to workforce and affordable housing within the 
Land Development Code. 
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3. The Planning and Zoning Commission finds that this Text Amendment application 

complies with the review of standards for Text Amendments (LDC, Section 10.5). 
 

4. The Planning and Zoning Commission finds that based on the record of the application 
proceedings, approval of this Text Amendment protects the community’s health, safety, 
and welfare. 
 

 
      Roll Call Yes: Larson, Robinson, Iverson, Scheefer, Perusek and Oros 
      Roll Call No: 
      Roll Call Absent: Tocke 
      Roll Call Abstain:  
 
      Motion carried 

 
 

V. CONSIDERATION OF THE JANUARY 25, 2023, MEETING MINUTES 
Commissioner Oros moved, and Commissioner Robinson seconded, and the Planning and 
Zoning Commission voted to approve the January 25, 2023, meeting minutes as drafted. 
 
Roll Call Yes: Perusek, Larson, Scheefer, Iverson, Robinson, and Oros  
Roll Call No: 
Roll Call Absent: Tocke 
Roll Call Abstain:  
 
Motion carried 
 
 

VI. MOTION TO EXCUSE COMMISSIONER TOCKE FROM THE FEBRUARY 22, 2023 
PLANNING AND ZONING COMMISSION MEETING 
Commissioner Perusek moved, and Commissioner Iverson seconded, and the Planning and 
Zoning Commission voted to excuse Commissioner Tocke from the February 22, 2023, 
Planning and Zoning Commission meeting. 
 
Roll Call Yes: Oros, Larson, Scheefer, Robinson, Iverson and Perusek 
Roll Call No: 
Roll Call Absent: Tocke 
Roll Call Abstain:  
 
Motion carried 
 

VII. COUNCIL / PLANNING STAFF UDDATE 
• At the March 8th P&Z meeting we will have a presentation/update on the Subarea Plan and 

3-Mile Plan work to this point. 
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• On March 21st there will be a combined work session with City Council, City of Gunnison 
Planning and Zoning Commission, Board of County Commissioners, and Gunnison 
County Planning Commission. 

• In the coming months we will have a Text Amendment for STR Regulations. 
 
 

VIII. COMMISSIONER COMMENTS 
Commissioner Scheefer asked for clarification on the article that appeared in the paper 
regarding the vacant property tax.  Director Sinkewich clarified that it is an “availability of 
service fee” that would be assessed when utility services are existing to the parcel but are not 
turned on. As it is now, paying utility customers cover the cost of utilities being available to 
the abandoned structures, so the fee if implemented would be to make the fees assessed to 
paying customers more equitable because they would not be covering the utilities being 
available but not utilized with abandoned structures. 
 

IX. ADJOURNED TO AT 7:32 PM BY CHAIR LARSON 
          
 Attest:  
              
        ______________________ 
        Greg Larson, Chair 

 
 
 ______________________ 
 Caree Musick, Planning Technician 
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