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Dear Gunnison County Planning Commission - 
 
We are in full support of the plans for the Crested Butte Horse Park. There is a need for commercial 
YEAR ROUND horse facilities in Gunnison County. There currently is very limited boarding options and 
indoor riding options. 
 
Thank you for considering this unique equine facility.  
 
Best Regards,  
Travis Underwood 
Lisa Cramton  
Chopwood Mercantile 
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GUNNISON COUNTY PLANNING COMMISSION  
PRELIMINARY AGENDA: Friday, January 20, 2017  


   
8:45 a.m.  • Call to order; determine quorum  


• Approval of Minutes  
• Unscheduled citizens: A brief period in which the public is invited to make general comments 


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


    
9:00 a.m.  Nine Mile Ranches Subdivision, joint public hearing/no action, request to subdivide 38-acres into 


three single-family lots, Lot 1 9.7-acres, with existing residence; Lot 2 13-acres; Lot 3 13.3-acres. 
The new residences will be served by well and septic. The property is located east of Highway 149, 
within the E1/2SE1/4 Section 22, Township 48 North, Range 2 West, N.M.P.M. 
LUC 16-00027 


    
 10:00 a.m.  Starlight Subdivision (Homestead Cabin LLC),  joint public hearing/possible action, request to subdivide 


38-acres into two lots; one of 33-acres, with existing residence, and one of three-acres.  Water and sewer will 
be provided to the three-acre lot by the Mt. Crested Butte Water and Sanitation District. The property is directly 
west of the Pitchfork Development, within the NE1/4SW1/4 Section 26, T13S R86W, 6th P.M. 


  LUC-16-00034 
  
 10:30 a.m. Darin and Cathy Craig,  Ridgeline Residence public hearing/possible action, request for approval 


of a single-family residence, in compliance with Section 11-108: Standards for Development on 
Ridgelines, located on Lot 10, Star Mountain Ranch, at the end of Kestrel Drive, approximately 18 
miles north of the City of Gunnison, east of CR 730 (Ohio Creek Road) 
  LUC- 16-00037 


  
11:00 a.m. John Norton, Gunnison-Crested Butte Tourism Association, work session/no action, education 


session with Planning Commission 
 


1:00 p.m. Crested Butte Horse Park, work session/no action, request for the subdivision of a 73.25 acre 
parcel into two parcels. The commercial development of a horse park and related buildings 
(approximately 40,000 square feet total) that will provide horseback riding lessons, riding 
facilities, horse clinics, horse competitions, training, equine centered vacations, horse camping, 
concierge services for guests, and horse boarding and training for the public. The property is 
located at 20601 Hwy 135 and legally described as a 6.1 acre tract in SW4SW4, Section 27 and 
a 66.1-acre tract in S2SE4 Section 28, Township 14 South, Range 85 West, 6th p.m. The parcel 
is on the west side of Highway 135 across from Cement Creek Road.  


LUC-16-00005 
Adjourn    


  
The applications can be viewed on gunnisoncounty.org,   
link to http://204.132.78.100/citizenaccess/    


• Public access  


• Projects  


• Application #  


• Attachments  


   
 


 
 
 
 
 
   


 



http://204.132.78.100/citizenaccess/

http://204.132.78.100/citizenaccess/
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GUNNISON COUNTY PLANNING COMMISSION 
REGULAR MEETING 


  January 20, 2017 
**** 


 
The Gunnison County Planning Commission conducted a regular meeting, in the Commissioners’ Meeting Room in the 
Blackstocks Government Center. Present: 
 


Chairman- Kent Fulton 
Commissioner- AJ Cattles 
Commissioner-Tom Venard 
Commissioner-Jack Diani 
BOCC- Jonathan Houck 
BOCC- John Messner 


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


 
 
Absent; Commissioners Rubingh, and Mugglestone 
Commissioner John Messner has recused himself, he is now a Board of County Commissioner.   


**** 
With a quorum present Chairman Fulton opened the January 20, 2017, regular meeting of the Planning Commission.  


**** 
Moved by Diani seconded by Venard to approve the Planning Commission meeting minutes dated January 6, 2017, as 
amended.  The motion passed unanimously.  


**** 
Nine Mile Ranches Subdivision (LUC-16-00027) The Gunnison County Planning Commission and Board of County 
Commissioners conducted a joint public hearing.  They reviewed the request to subdivide 38-acres into two lots; one of 33-acres, 
with existing residence, and one of three-acres.  Water and sewer will be provided to the three-acre lot by the Mt. Crested Butte Water 
and Sanitation District. The property is directly west of the Pitchfork Development, within the NE1/4SW1/4 Section 26, T13S R86W, 6th 
P.M. 
 
With a quorum present Chairman Fulton opened the joint public hearing.   
 
Present representing Planning Commission and the BOCC; Commissioners Fulton, Cattles, Venard and Diani, and BOCC 
members; Jonathan Houck and John Messner 
 
Present representing Staff; Director of Community Development Cathie Pagano, Assistant Director of Community 
Development Neal Starkebaum and Manager of Administrative Services Beth Baker.   
 
Present representing the application: Applicant Rose Foli.   
 
Manager of Administrative Services Beth Baker confirmed the applicant had submitted the proof of posting and certified 
mailing receipts; the Planning Office had the public notice published in the Crested Butte News and the Gunnison County 
Times.   
 
Foli explained they are requesting an approval to subdivide 33 acres into three individual parcels.  The southernmost lot 
has an existing residence and an existing well, and the two northern parcels are vacant.   The well was retested for the 
State and the results have been submitted.  The proposed subdivision will require additional water augmentation.   
 
Starkebaum noted the Colorado Division of Water Resources has required a 24 hour pump test to determine the 
adequacy of water.  Foli said the test has been conducted and they are waiting for the results, which they will submit to 
the State and County.  She said augmentation water is required for lot one and the existing well will be re-permitted.    
   
Starkebaum said staff had not received any written or verbal comments from the public. 
 
There were no members of the public present for the hearing.   
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Fulton itemized the requirements to proceed to a final approval; pump test results approved by the State and County, 
additional augmentation water for lot one, and the re-permitting of the well on lot one.   
 
The commissioners directed staff to prepare a draft recommendation of approval for the next work session.   
 
Fulton closed the joint public hearing at 9:15 A.M. 


**** 
 
 Starlight Subdivision (LUC-16-00034) The Gunnison County Planning Commission and Board of County 
Commissioners conducted a joint public hearing.  They reviewed the request to subdivide 38-acres into two lots; one of 
33-acres with existing residence, and one of three-acres.   Water and sewer will be provided to the three-acre lot by the 
Mt. Crested Water and Sanitation District.  The property is directly west of the Pitchfork Development, within the 
NE1/4SW1/4 Section 26, T13S R86W, 6th P.M. 


 
With a quorum present Chairman Fulton opened the joint public hearing.   
 
Present representing Planning Commission and the BOCC: Commissioners Fulton, Venard, Diani, and Cattles, and 
BOCC members Jonathan Houck and John Messner.    
 
Present representing staff; Director of Community Development Cathie Pagano, Assistant Director of Community 
Development Neal Starkebaum and Manager of Administrative Services Beth Baker.   
 
Present representing the application: Wayne Meredith and Whitney Meredith.  
 
Manager of Administrative Services Beth Baker confirmed the applicant had submitted the certified mailing receipts and 
proof of posting; the Planning Department had the public hearing notice published in the Crested Butte News and the 
Gunnison Country Times.   
 
Applicant Wayne Meredith explained they are proposing to subdivide their 36 acre parcel into two parcels, one 33 acres 
and one three acres.  He noted the acreages have changed because of a recent survey.  They have existing agreements 
with Mt. Crested Butte Water and Sanitation District to provide water and sewer.  Mt. Crested Butte has provided access 
to the Meredith’s and they have approved water and sewer taps for up to nine single family residences and caretakers 
units.  Meredith said using the Big Sky Subdivision access reduces the length of his driveway by approximately 400 ft.  
They have committed to a residence of no more than 5,000 sq. ft. in size.   
 
Starkebaum said the applicant had submitted additional documentation to explain the reduction in the lot sizes.  They 
have also submitted draft protective covenants which address the building envelope and size limitations for the house. He 
reiterated that Mt. Crested Butte Water and Sanitation District has agreed to provide water and sewer service to the 
parcel. He added staff has received multiple public comments, and they have all been forwarded to the commissioners 
and placed in the Community Development application file.   
 
There were no questions from the Board of County Commissioners or the Planning Commissioners.   
 
Public Comments: 
 
Bill Coburn homeowner in and developer of the Pitchfork Subdivision illustrated the snow storage existing issues on a 
plat.  His only issue with the Meredith’s plan is the lack of availability for Pitchfork snow storage.  The snow storage is 
currently very tight in Pitchfork.  He asked if Meredith would be willing to provide additional snow storage on their property 
for Pitchfork Subdivision.   
 
Meredith said when snow is pushed on to their site it is a big mess to clean up in the spring melt, because of all the trash 
in the snow, and the chemicals used on the roads kill his meadow grass.  He has not seen anyone for the Town, Big Sky 
or Pitchfork help in the yearly cleanup.   
 
Starkebaum explained there is an existing agreement with Mt. Crested Butte and the applicants for snow storage on their 
property, until there is a house on the site. Meredith said there had been a problem when Pitchfork was being built with 
debris that was never addressed.  He added pushing snow onto his site destroys the grass, so Mt. Crested Butte has 
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been blowing the snow, and that is a better method.  Meredith said they would not be doing anything for access in 
Ptichfork at this time.  He added there was actually more snow storage in Pitchfork than Big Sky.   
 
Messner pointed out there is an existing agreement between the Town and Meredith for snow storage.   Meredith said the 
snow from each individual’s sidewalks and driveways is not included in the agreement.  
 
Fulton asked who does snow removal in Pitchfork; Coburn said Mt. Crested Butte clears the streets, not the driveways or 
sidewalks.    
 
Starkebaum asked if there had been an issue historically with snow storage; Coburn said no, but this is a particularly big 
snow year.  The issue is the very limited areas to put the snow.  One of the areas where the town can now put the snow is 
where the Meredith’s are proposing to use for their access.   
 
Fulton asked if there is room enough in Pitchfork to take what snow is there and push it into the existing areas; Coburn 
said they need all the room for snow, with this new proposal they are losing snow storage.    
 
Whitney Meredith asked Coburn if he was aware of the agreement between Mt. Crested Butte and the applicants when he 
developed Pitchfork; Coburn said yes, but they are still asking to get some snow storage from the applicants.   
 
Coburn requested clarification of the driveway and building site.  Wayne Meredith said it will be simple driveway off of Big 
Sky.  The building site is at the top of the hill approximately 200 ft. from Coburn’s house, on the top of the hill.  
 
Venard asked if Mt. Crested Butte has a snow removal plan covering these types of things.  
 
Ed Corcoran resident in Ptichfork said he lives across from the snow storage area and it is filled with snow most of the 
time.  Snow is regularly stored there and trucked out.  There was not enough snow storage planned and it is already a 
very difficult situation.   It is important to maintain the current level of snow storage and any additional storage would be 
beneficial.  Meredith noted the Town has the right to store snow on his property but Ptichfork does not have the right to 
store snow from their driveways, and sidewalks, etc.  He questioned why he would agree to more snow storage when they 
are only proposing one home and he could have built nine homes.   
 
Cassie Cadenhead resident in Big Sky pointed out using Big Sky as the access point is a one way road and it would 
impact the entire block.  She asked about the nine home sites that were approved versus building the one additional 
home.   
 
Meredith noted they have been granted a legal access through Big Sky and not using it would require a much longer 
driveway and snow storage behind Pitchfork; a shorter driveway is preferable.  They have worked with both the County 
and Town, selling several acres to the County and allowing the Town a bike path, the applicants were promised access to 
nine home sites.  Meredith is asking to do a simple subdivision on this site, they also have access to the next site behind 
this parcel and could at some time in the future add the nine home sites that have been promised. He said they are 
actually protecting the views.  They graze cattle there, but they do not know what the future will bring.   
 
Messner asked about the covenants; Meredith said this parcel will not be further subdivided.  He added the only access to 
this other property would be a potential easement through their own property.   
 
Cadenhead voiced her concerns with the potential impacts to the road because of the large construction vehicles.  She 
was very concerned about the potential construction traffic, and a blind corner on the road.  She inquired how those road 
impacts would be paid for.  Meredith noted there is already significant construction traffic in Mt. Crested Butte, they have 
no agreement with Mt. Crested Butte to maintain the streets.  He reiterated this is one house that could require trucks for 
grading and excavating which is standard construction traffic for one home.  Fulton said Mt. Crested Butte would be in 
charge of any safeguards put in place on the road.    
 
Corcoran asked about the covenants and no further development; Meredith explained the covenants refer to the 33 acre 
parcel.   
 
Roman Kolodzie resident in Pitchfork thanked the Meredith’s for allowing the KBUT radio towers on their property, and 
offered to help with the spring cleanup.  He has submitted comments and noted he was concerned with the proposed 
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access point. The access suggested by Kolodzie creates concerns for the Meredith’s. Whitney Meredith said they do not 
want to share a driveway and share the maintenance costs.  Wayne Meredith added livestock getting out would be a 
worry.  Whitney Meredith said their own driveway is better, and a different configuration would be an unfair burden to put 
on the applicants.  Wayne Meredith said this is an extreme snow year and not typical.  Kolodzie said he is passionate 
about his view shed, and this proposed house could obstruct his view if placed on the top of the hill.   Meredith explained 
the easement is barely off the edge of Washington Gulch and there is no space to build farther over.  He added being up 
against the hill is the least disturbance to the view shed, and views toward Red Lady and down valley will not be 
obstructed, but he said Kolodzie will be able to see the new house.   Whitney Meredith reminded Kolodzie they are asking 
for one home not nine and no further subdivision of this lot is beneficial to the view.   
 
Kolodzie asked what regulations are in place to protect his view sheds; Starkebaum explained there are standards for 
ridgeline development.  There are also design standards and the applicants are being sensitive to them.  Starkebaum said 
this property does not qualify as a ridgeline vantage, he explained ridgeline regulations, noting there are standards in 
place.   
   
Cadenhead asked about the difference between a conservation easement and a deed restriction. Starkebaum explained 
there has to be an entity to hold the easement; it is substantially different.  Covenants are a self-imposed and can’t be 
amended without approval of the BOCC.      
 
Kolodzie suggested slowing the process down, because they did not know the exact location of the building site until now.   
 
Houck stated it has been helpful to understand the agreements of access and connectivity that are in place. The snow 
storage is the responsibility of Mt. Crested Butte.     
 
Messner said it is important this will not be further subdivided in the future and the applicants have agreed on one home 
rather than nine on this parcel.     
 
Cattles suggested the Pitchfork and Big Sky residents address the road issues and snow storage issues with Mt. Crested 
Butte.  Venard agreed it is the municipality’s responsibility.  Diani said the applicant should be thanked for the snow 
storage they do allow on their property.   
 
Fulton closed the joint public hearing, but allowed written comments to be submitted through February 3, 2017. The 
commissioners directed staff to prepare a draft recommendation of approval for the next work session, to be conducted on 
February 17, 2017.    


**** 
Craig Ridgeline Residence (LUC-16-00037) The Gunnison County Planning Commission conducted a public hearing.  
They reviewed the request for approval of a single-family residence, in compliance with Section 11-108: Standards for 
Development on Ridgelines, located on Lot 10, Star Mountain Ranch, at the end of Kestrel Drive, approximately 18 miles 
north of the City of Gunnison, east of CR 730 (Ohio Creek Road) 
 
With a quorum present Chairman Fulton opened the public hearing.   
 
Manager of Administrative Services Beth Baker confirmed the applicant had submitted proof of posting and the certified 
mailing receipts and the Planning office had the public notice published in the Crested Butte News and Gunnison Country 
Times.   
  
Present representing Planning Commission; Commissioners Fulton, Venard, Cattles and Diani.  
 
Present representing Staff; Assistant Director of Community Development Neal Starkebaum and Manager of 
Administrative Services Beth Baker.   
 
Present representing the application: engineer Ben White.   
 
White said he did speak to the Rodman ranch owner but that was the only communication since the last work session. 
 
There was no public present at the hearing.   
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Starkebaum said staff had received no written or verbal comments from the public.  The HOA had submitted comments 
and the covenant had been worked through.   
 
Fulton closed the public hearing at 11:25 A.M. 
 
Moved by Venard seconded by Cattles to approve the recommendation of LUC-16-00037 ridgeline residence as 
amended.   
  


PROJECT DESCRIPTION: 
Darin and Cathy Craig, represented by Ben White, Ben White Architecture, have submitted an application for the 
construction of a single-family residence, with an attached garage, in compliance with Section 11-108: Standards for 
Development on Ridgelines, Gunnison County Land Use Resolution.   
 
Submittal documentation includes the following: 


 “Ridgeline Analysis – The Craig Residence” prepared by Ben White, White Architecture, March 12, 2016. 


 Star Mountain Ranch Association approval letter, Gretchen Adams, President, SRM Board of Directors, January 6, 
2017. 


 Restrictive Covenant 
 
The analysis indicates that the proposed structure would be back screened by existing vegetation from ridgeline vantages 
on County Road 730 (Ohio Creek Road). The lot is predominately sagebrush, with the building site backed by a mixed 
stand of aspen and conifers. 
 
The site is located on Lot 10, Star Mountain Ranch, at the end of Kestrel Drive, approximately 18 miles north of the City of 
Gunnison, east of Ohio Creek Road. 
 
IMPACT CLASSIFICATION: 
The project, by definition, is a minor impact. 
 
PLANNING COMMISSION MEETING DATES: 
The Planning Commission held meetings on the subject project on the following dates: 


 December 2, 2016 Work Session 


 December 2, 2016 Site Visit 


 January 20, 2017 Public Hearing 
 
ONSITE VISIT: 
The Planning Commission conducted a site visit on December 2, 2016.  The Commission members visited the building site 
and viewed the site from the ridgeline vantage locations on Ohio Creek Road.  The Commission members noted that the site 
will not be easily visible and is a significant distance from any of the vantage points on Ohio Creek Road. 
 
PUBLIC HEARING: 
A public hearing was held on January 20, 2017; at that time, no public was present and no written public comments were 
received by the Commission. 
 
COMPLIANCE WITH SECTION 11-108: STANDARDS FOR DEVELOPMENT ON RIDGELINES OF THE GUNNISON 
COUNTY LAND USE RESOLUTION: 
The applicants provided a detailed ridgeline analysis, including detailed architectural drawings of the site profile, prepared by 
Ben White, Architect, Ben White Architecture.  The drawings and site plans, as noted above, depict the location, form and 
scale of the proposed structures in relation to the existing trees on the parcel and the ridgeline vantage locations on Ohio 
Creek Road.   
 
The proposed residence is partially visible on a ridgeline that is more than 150 feet vertically higher from the closest point on a 
ridgeline vantage, pursuant to Section 11-108: Standards for Development on Ridgelines C. Ridgeline Visibility.   
 
The applicants have demonstrated through visual analysis that the structure will be significantly screened, in compliance with 
Section 11-108: Standards for Development on Ridgelines. I.1.d: If Significant Screening Exists and Is Protected, Decision 
Shall Be Made By Board, with existing vegetation that is of such volume, density and species that no part of the building that is 
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partially visible will be visually obtrusive.   
 
The Commission finds that there will be significant vegetative screening existing on the property, located behind the proposed 
residence to significantly screen the proposed residence, as to make it visually unobtrusive.  The distance between the subject 
parcel and the closest point on the ridgeline vantage is significant and the duration of the visibility is of so short a period of time 
that those factors will limit the visibility of the proposed residence from the ridgeline vantage.   
 
A restrictive covenant, attached as “Exhibit A,” will ensure, in perpetuity, the existence and replacement of the natural 
vegetation on the applicant’s property used for screening.  Additionally, the structures on the ridgeline shall have minimum 
visual impact. The residence will not stand out among its surroundings, nor draw attention to themselves, through the use of 
reclaimed wood material for siding and exterior colors that blend with surrounding natural terrain.  Additionally, rusted metal or 
another comparably unobtrusive material shall be used for the roof material.  The residence is not visible from a municipal 
ridgeline vantage. 
 
FINDINGS: 
The Gunnison County Planning Commission, based on the facts set forth in this Recommendation and on the material facts 
represented by the applicant, whether or not repeated herein, and the results of an onsite visit and public hearing by the 
Planning Commission, finds that: 
 


1. The Commission has classified the application as a Minor Impact Project, based upon the impact classification 
found in Section 6-102: Projects Classified as Minor Impact Projects F. Development Requiring Detailed Ridgeline 
Vantage Visibility Analysis. 
 


2. A detailed visual ridgeline analysis and architectural drawings titled “Ridgeline Analysis – The Craig Residence” 
prepared by Ben White, White Architecture, March 12, 2016 was submitted with the application. 
 


3. The information and analysis indicate that the proposed structure, under the definition of “ridgeline vantage,” would be 
visible from Ohio Creek Road. 


 


4. Pursuant to Section 11-108: Standards for Development on Ridgelines, I. Exceptions the Planning Commission finds 
by clear and convincing evidence that significant screening exists and that the building site meets or exceeds the 
following standard: 


   
d. If Significant Screening Exists and is Protected, Decision Shall Be Made by Board. If the Planning Commission 
finds that the project does not meet the first  three  requirements of this section, but that any building on the ridgeline 
shall be significantly screened by existing (as opposed to new) natural vegetation on the  applicant’s property, of 
such volume, density and species of tree cover, after provision of defensible space for wildfire hazard, so that no part 
of the building that is partially visible shall be visibly obtrusive from any ridgeline vantage, at any time of year, the 
Commission shall so note in a recommendation to the Board, and the Board shall be the decision making body.  If 
approved, the approval shall include: 
 


1. Recorded Covenant, Easement or Agreement. A recorded mechanism (e.g. protective covenant, 
conservation easement,  bonding agreement) acceptable to the County must be provided to 
ensure, in perpetuity, the existence and replacement of the natural vegetation on the applicant’s 
property used for screening; and 


2. Minimal Visual Impact. When significant screening exists and is protected, the building on the 
ridgeline shall have minimal visual impact and: 


(a.) Is Not Obtrusive or Visible From A Municipal Ridgeline Vantage. Must comply with both of the 
following standards: 
(1.) Obtrusiveness. The building will blend in with its surroundings and will not stand out in the context of 
its surroundings nor draw attention to itself; and 
(2.) Municipal Ridgeline Vantage. The building will not be visible with the naked eye from a municipal 
ridgeline vantage; and 
(b.) Must Not be Visible from Ridgeline Vantage or Visibility is Only Momentary. Must comply with and 
with one of the following standards: 
(1.) Distance from Ridgeline Vantage(s). The building will not be visible with the naked eye from near or 
distant ridgeline vantages; or 
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(2.) Number and Length or Duration of Ridgeline Vantages. The number and length or duration of public 
road ridgeline vantages  from which the building will be visible are so small that the building will be visible 
only momentarily to passersby. 


 


5. A restrictive covenant was submitted, ensuring, in perpetuity, the existence and replacement of the natural 
vegetation on the subject property, attached as “Exhibit A”.  


 


6. The Planning Commission conducted a site visit on December 2, 2016 and viewed the building site and from 
points on the ridgeline vantage on Ohio Creek Road.  The Commission found that the site would be visually 
unobtrusive due to distance and screening from the ridgeline vantage.  


 


7. The elevation difference between the building site and the ridgeline vantage on Ohio Creek Road is greater than 
150 feet.   


 


8. The proposed structures will blend with the surroundings.  The house siding will be reclaimed lumber, using 
unobtrusive exterior colors that blend with the surrounding natural terrain.  The roof material proposed is rusted 
metal or another comparably unobtrusive material.  No shiny metal roof shall be allowed, as identified in the 
restrictive covenant.   


 


9. All exterior lighting shall be directed downward, as identified in the restrictive covenant.   
 


10. This review and decision incorporates, but is not limited to, all the documentation submitted to the County and 
included within the Planning Office file relative to this application; including all comments at the public hearing, 
exhibits, references and documents as included therein. 


 


11. This permit may be revoked or suspended if Gunnison County determines that any material fact set forth herein or 
represented by the applicant was false or misleading, or that the applicant failed to disclose facts necessary to 
make any such fact not misleading. 


 


12. The removal or material alteration of any physical feature of the property (geological, topographical or vegetative) 
relied on herein to mitigate a possible conflict shall require a new or amended land use change permit.  


 


13. Approval of this use is based upon the facts presented and implies no approval of similar use in a different 
location and with different impacts on the environment and community.  Each such future application shall be 
required to be reviewed and evaluated on its own facts, subject to its compliance with current regulations, and its 
impact to the County. 


 
CONDITIONS: 
The Gunnison County Planning Commission, having considered the submitted analysis, site plan, site observations and 
public testimony, has reached the above Findings and recommends to the Board of County Commissioners, that 
LUC2016-00037 - Craig Ridgeline Residence, be approved with the following conditions: 


 


1. This permit is limited to activities described within the “Project Description” of this application, and as depicted on 
the Site Plan submitted as part of this application.  Expansion or change of this use will require either an 
application for amendment of this permit, or submittal of an application for a new permit, in compliance with 
applicable requirements of the Gunnison County Land Use Resolution. 


 


2. That this approval be memorialized by Board Resolution and recorded within the Office of the Gunnison County 
Clerk and Recorder. 
 


3. A restrictive covenant ensuring, in perpetuity, the existence and replacement of the natural vegetation on the subject 
property, attached as “Exhibit A.”, shall be executed prior to approval by the Board. The restrictive covenant shall be 
recorded contemporaneously with the Board Resolution, within the Office of the Gunnison County Clerk and 
Recorder. 


 


4. This permit may be revoked or suspended if Gunnison County determines that any material fact set forth herein or 
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represented by the applicant was false or misleading, or that the applicant failed to disclose facts necessary to 
make any such fact not misleading. 


 


5. The removal or material alteration of any physical feature of the property (geological, topographical or vegetative) 
relied on herein to mitigate a possible conflict shall require a new or amended land use change permit.  


 


6. Approval of this use implies no approval of any such similar use on any other parcel.  Review of this application 
has considered the impact of this proposed use in the context of cumulative impacts to the environment and the 
community in the context of its compliance with County land use standards.   Approval of this use is based upon 
the facts presented and implies no approval of a similar use in a different location and with different impacts on 
the environment and community.  Each such future application shall be required to be reviewed and evaluated on 
its own facts, subject to its compliance with current regulations, and its impact to the County.  


**** 
John Norton, Gunnison-Crested Butte Tourism Association;   The Gunnison County Planning Commission conducted 
a work session/ education session.   
 
No minutes were taken. 


**** 
Crested Butte Horse Park (LUC-16-00005)   The Gunnison County Planning Commission conducted a work session.  
They reviewed the request for the subdivision of a 73.25 acre parcel into two parcels. The commercial development of 
a horse park and related buildings (approximately 40,000 square feet total) that will provide horseback riding lessons, 
riding facilities, horse clinics, horse competitions, training, equine centered vacations, horse camping, concierge 
services for guests, and horse boarding and training for the public. The property is located at 20601 Hwy 135 and 
legally described as a 6.1 acre tract in SW4SW4, Section 27 and a 66.1-acre tract in S2SE4 Section 28, Township 14 
South, Range 85 West, 6th p.m. The parcel is on the west side of Highway 135 across from Cement Creek Road.  


 
With a quorum present Chairman Fulton opened the work session 
 
Present representing Planning Commission; Commissioners Fulton, Venard, Diani and Cattles.     
 
Present representing Staff; Director of Community Development Cathie Pagano and Manager of Administrative Services 
Beth Baker. 
 
Present representing the application Heath Hansons.   
 
Hansons submitted a new site plan noting a new location of the event camping area #12 and the hayshed which has been 
moved to the south to adhere to Crested Butte Fire District’s requirements.  They will stabilize the subgrade and plant 
grass.   The highlighted area to the west side of the loop will be one way traffic.   
 
Pagano said Crested Butte Fire District has confirmed they approve the site plan, and there are no required changes. 
 
Pagano said the CDOT permit should be forthcoming soon.   
 
The public hearing has been scheduled on February 17, 2017.     
 
Fulton closed the work session at 1:20 P.M. 
 


**** 
Fulton adjourned the regular meeting of the Gunnison County Planning Commission January 20, 2017, at 1:30 P.M. 
 
________________ 
/S/ Beth Baker 
Community Development Department Services Manager 
Gunnison County Community Development Department 
 








GUNNISON COUNTY PLANNING COMMISSION  
PRELIMINARY AGENDA: Friday, February 17, 2017  


   
 8:45 a.m.  • Call to order; determine quorum  


• Approval of Minutes 
• Designation of Official Notice Posting Location 
• Election of Officers   
• Unscheduled citizens: A brief period in which the public is invited to make general comments 


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


    


 9:00 a.m.  Nine Mile Ranches Subdivision, work session/possible action, request to subdivide 38-acres into 
three single-family lots, Lot 1 9.7-acres, with existing residence; Lot 2 13-acres; Lot 3 13.3-acres. 
The new residences will be served by well and septic. The property is located east of Highway 149, 
within the E1/2SE1/4 Section 22, Township 48 North, Range 2 West, N.M.P.M. 
LUC 16-00027 


    
 9:15 a.m.  Starlight Subdivision (Homestead Cabin LLC), work session/possible action, request to subdivide 38-acres 


into two lots; one of 33-acres, with existing residence, and one of three-acres.  Water and sewer will be provided 
to the three-acre lot by the Mt. Crested Butte Water and Sanitation District. The property is directly west of the 
Pitchfork Development, within the NE1/4SW1/4 Section 26, T13S R86W, 6th P.M. 


  LUC-16-00034 
  
 9:30 a.m. Tomichi Materials, LLC, work session/site visit/direction to staff, request for modification to 


landscaping plan, The property is located approximately ½ mile east of the City of Gunnison, south 
of Highway 50, legally described as being located in the NE/4 SE/4 NW/4 Section 4 and the 
NE/4NE/4 Section 5, Township 49 North, Range 1 East, N.M.P.M., 43188 Highway 50 
LUC-17-00002 


  
 11:00 a.m. Crested Butte Horse Park, joint public hearing/no action, request for the subdivision of a 73.25 


acre parcel into two parcels. The commercial development of a horse park and related buildings 
(approximately 40,000 square feet total) that will provide horseback riding lessons, riding facilities, 
horse clinics, horse competitions, training, equine centered vacations, horse camping, concierge 
services for guests, and horse boarding and training for the public. The property is located at 20601 
Hwy 135 and legally described as a 6.1 acre tract in SW4SW4, Section 27 and a 66.1-acre tract in 
S2SE4 Section 28, Township 14 South, Range 85 West, 6th p.m. The parcel is on the west side of 
Highway 135 across from Cement Creek Road.  
LUC-16-00005 


  
Lunch  
  
1:00 p.m. Russ Forest, City Manager, City of Gunnison, informational session with Planning Commission 
  
Adjourn    


  


The applications can be viewed on gunnisoncounty.org,   
link to http://204.132.78.100/citizenaccess/    


• Public access  
• Projects  


• Application #  
• Attachments  


 


 


 


   
NOTE: Unless otherwise noted, all meetings are conducted in the Blackstock Government Center Meeting Room 221 


N. Wisconsin St. in Gunnison, across the street from the Post Office.  This is a preliminary agenda; agenda times may 
be changed up to 24 hours before the meeting date. If you are interested in a specific agenda item, you may want to 
call the Planning Department (641-0360) ahead of time to confirm its scheduled time. Anyone needing special 


accommodations may contact the Planning Department before the meeting.   



http://204.132.78.100/citizenaccess/

http://204.132.78.100/citizenaccess/






Nine Mile Ranches Subdivision - PC Recommendation 1 


TO:   Board of County Commissioners 
 
FROM:  Planning Commission 
 
SUBJECT:  Planning Commission Recommendation 
   Nine Mile Ranches Subdivision    


LUC-2016-00027 
 
DATE:   February 17, 2017 
 
PREPARED BY:  Neal Starkebaum, Assistant Director 
    
APPLICANT:   Dawn L. Delany 


27010 State Highway 149 
Gunnison, CO 81230 


 
REPRESENTED 
BY:   Rose Foli 
 


     
PROJECT SUMMARY: 
Dawn Delany, represented by Rose Foli, is requesting the subdivision of 38-acres into three 
single-family lots: Lot 1, 9.7-acres (with existing residence); Lot 2, 13-acres; Lot 3, 13.6-acres. The 
new residences will be served by well and septic. Access will be from Highway 149.  No 
covenants are proposed. 
 
LOCATION: 
The property is located approximately 18 miles southwest of the City of Gunnison, seven miles 
up Highway 149, south of Highway 50.  The property is legally described as being within the 
E1/2SE1/4 Section 22, Township 48 North, Range 2 West, N.M.P.M. 
 
SURROUNDING LAND USES: 
West – across Highway 149; Mesa Valley Subdivision, two lots, with residences, 8.2 and 8.3-acres; 
21-acre parcel, with residence. 
North – 93-acre tract, agricultural 
East –93-acre tract, agricultural; BLM 
South –  Moncrief Ranches, 176-acres, agricultural 
 
IMPACT CLASSIFICATION:  Minor Impact Project, based upon the impact classification found 
in Section 6-102: Projects Classified as Minor Impact Projects A.  2-4 Units. 
 
PLANS/REPORTS/SUBMITTALS: 
Plans, reports, and other submittal documents informing this Decision include, but are not limited to:  


 Minor Impact Land Use Change Application  


 Subdivision Plat – prepared by Del-Mont Consultants, Inc., November 14, 2016 
 
MEETING DATES: 
The Planning Commission held meetings on the following dates: 


 November 18, 2016 Work Session 


 January 20, 2017  Joint Public Hearing 


 February 17, 2017  Work Session 
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SITE VISIT:   
The Planning Commission determined that a site visit was not necessary, as they were familiar 
with the property. 
 
PUBLIC HEARING: 
The Planning Commission and the Board of County Commissioners conducted a joint public 
hearing on January 20, 2017. At that time, no members from the public were present and no 
written public comments were received.  
 
All testimony, both written and oral, is hereby incorporated as part of this record of review and 
evaluation.  
 
REVIEW AGENCY REFERRAL COMMENTS:  
Comments were received from the following agencies: 
 
Sage-Grouse Review: Brooke Vasquez, Wildlife Biologist, NRCS, letter of October 6, 2016, 
notes: 


“ The applicant is proposing to divide a 38.68± acre parcel with existing development into three 


separate parcels with potential to build single family residences in the future. If divided, the proposed 


parcel sizes would be 13.685± acres, 13.086± acres, and 9.776± acres (this parcel would contain the 


existing development). The parcel is located along Hwy 149 with development to the west and north. 


 


The parcel is not within 0.6 miles of a Gunnison Sage-grouse lek. There are 4 Gunnison Sage-grouse 


leks within 2.15± miles of the parcel. Two of these leks are active, one has an unknown status, and 


one is inactive. 


 


The north end of the parcel contains approximately 1 acre of Gunnison Sage- grouse Tier 1 Habitat 


(score ≥ 15) as mapped using the 2012 Habitat Prioritization Tool (Gunnison Basin Sage-grouse 


Strategic Committee 2012). The overall habitat score for the parcel ranges from 6 to 26. The value of 


Gunnison 


Sage-grouse habitat on the parcel is reduced because of the proximity of the highway and adjacent 


development. The mapped Tier 1 Habitat is less likely to be utilized by Gunnison Sage-grouse due to the 


amount of disturbance from the highway and development. 


 


The parcel abuts vacant land to the east and south that is mapped as Tier 1 Habitat. Due to the proximity 


of active leks, this vacant land has potential to have Gunnison Sage-grouse use.  According the April 


2005 Gunnison Sage- grouse Rangewide Conservation Plan, 85.2% of Gunnison Sage-grouse nest within 


4 miles of a lek. To help protect this habitat, any ground disturbing activity on the parcel or proposed 


parcels should be reseeded with an appropriate mix and weeds should be controlled. 


 


Allowing development in an already developed area is more desirable than wide spread development in 


Gunnison Sage-grouse habitat.  The proposed activity on this parcel will have less of an impact on 


Gunnison Sage-grouse and their habitats because of its location near the highway and existing 


development. 


 


Based upon this analysis, a review of the data available, and the nature of the proposed activity, I find 


that the proposed activity will not adversely impact Gunnison Sage-grouse or their habitats beyond that 


which has already occurred. 
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Because Gunnison Sage-grouse are in the general area, I recommend that the following 


requirements/conservation actions be applied as conditions of all Gunnison County permits issued for 


projects on this parcel to protect Gunnison Sage-grouse and their habitats: 


 


1) Due to the proximity of Tier 1 Habitat, a Gunnison County Reclamation Permit will be required for 


any site disturbing activities on the proposed parcels. That permit should contain specific 


reclamation conditions. Disturbed areas need to be reseeded with an approved seed mix. CPW 


and/or NRCS are available to help identify an appropriate seed mix. 


 


2) For activities not requiring a Reclamation Permit, disturbed areas should be reseeded with an 


appropriate seed mix. Colorado Parks and Wildlife (CPW) and/or the Natural Resources 


Conservation Service (NRCS) are available to help identify an appropriate seed mix. 


 


3) Woven wire fencing will not be allowed for perimeter fencing or as interior cross fencing. Perimeter 


and cross fencing must be built using specifications from the most recent edition of the Colorado Parks 


and Wildlife (CPW) publication Fencing with Wildlife in Mind. 
 


4) Property owners must control or attempt to eradicate any noxious weeds that occur on the property. 


A list of noxious weeds may be found in the Colorado Noxious Weed list: 


www.colorado.gov/pacific/agconservation/noxious-weed-species  The Gunnison County Weed 


Management Program should be contacted (970- 641-4393) for additional information and technical 


assistance. 


 


5) Per Section 11-106 G.3.d.1. of the Gunnison County Land Use Resolution, dogs and cats must be kept 


under appropriate control, by means which may include kenneling or other physically secure methods to 


ensure that negative effects to wildlife from pets do not occur. This includes construction workers’ pets. 


 
Colorado Division of Water Resources –Megan Sullivan, P.E., Water Resource Engineer, 
letter of December 2 and 9, 2016 and February 3, 2017. Excerpts include: 


“We have reviewed the above referenced proposal to subdivide a 38 acre tract into three single 


family lots. Lot 1 will be 9.7 acres and has an existing residence, Lot 2 will be 13 acres and Lot 3 


will be 13.3 acres in size. According to the Water Supply Information Summary sheet, under the 


Estimated Water Requirements section, the use within the subdivision is for three single family 


dwellings and irrigation of 0.5 acres. It is unclear if the irrigated 0.5 acres is for the entire 


subdivision to be divided among the three lots, limited to one specific lot, or each lot will have 0.5 


acres of irrigation. Water will be supplied by individual on-lot wells and wastewater treatment will 


be provided by individual onsite wastewater treatment systems. 


 


The existing residence on proposed Lot 1 is currently served by an existing well, Well Permit No. 


224492. According to our records, the well permit was issued on April 3, 2000 and use of 


groundwater from the well is limited to fire protection, ordinary household purposes inside one 


single family dwelling, irrigation of not more than 0.9 acres of home lawn and gardens, and the 


watering of domestic animals.  The well was constructed on August 21, 2000 to a depth of 260 feet 


and a permanent pump was installed on August 25, 2000.  According to the pump installation report, 


a two hour pump test was performed and the reported pump rate was 12 gpm and the static water 


level was at 32 feet. For subdivisions created after 1972, § 37-92-602(3)(b)(III), C.R.S., requires that 


the cumulative effect of all wells in a subdivision be considered when evaluating material injury to 


decreed water rights. The source of the proposed water supply would be from, or tributary to, the 


Gunnison River. This area of the Gunnison River is over-appropriated; therefore, a court decreed 


plan for augmentation plan is required to offset depletions caused by the pumping of any wells, 


including any existing wells, within the subdivision. The applicant has contracted with the Lake San 


Cristobal  Water Activity Enterprise which is managed by the Upper Gunnison Water Conservancy 


District (District), Hinsdale County and the Town of Lake City, for replacement water to be released 



http://www.colorado.gov/pacific/agconservation/noxious-weed-species
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from Lake San Cristobal pursuant to the District’s Plan for Augmentation decreed in Case No. 


03CW108, Water Division No. 4. However, the applicant provided copies of augmentation 


certificates for Parcels (Lots) 2 and 3 but not one for Lot 1. If the applicant intends to use the 


existing well, currently permitted under Permit No. 224492, to supply any portion of the subdivision, 


pursuant to the State Engineer’s Policy 2011-1, a new well permit issued pursuant to a decreed plan 


for augmentation will be required.  Please note that the augmentation certificates provided for 


Parcels 2 and 3 are for 1 Base Unit each.  According to the decree in Case No. 03CW108, 1 Base 


Unit will provide sufficient augmentation water, including transit loss, to augment depletions from 


in-house use for a single family dwelling utilizing a non-evaporative sewage disposal system.  


Therefore pursuant to the augmentation certificates, the use of the wells on Lots 2 and 3 would each 


be limited to household use only in one single family dwelling with no outside uses such as lawn and 


garden irrigation or domestic animal watering allowed.  As the applicant indicated in the provided 


materials that at least 0.5 acres within the subdivision will be irrigated, presumably on Lot 1, 


sufficient augmentation water must be purchased to replace depletions from all uses from the well on 


Lot 1, including any outside uses. 


 


As indicated in previous correspondence, the existing residence on proposed Lot 1 is currently 


served by an existing well, Well Permit No. 224492. According to our records, the well was 


constructed on August 21, 2000 to a depth of 260 feet and a permanent pump was installed on 


August 25, 2000. According to the pump installation report, a two hour pump test was performed 


and the reported pump rate was 12 gpm and the static water level was at 32 feet. Unfortunately the 


well test reported on the Pump Installation Report did not provide more information other than a 


single pump rate and the static water level. 


 


As stated in CRS 30-28-133(3)(d), the subdivider is required to submit “Adequate evidence that a 


water supply that is sufficient in terms of quality, quantity, and dependability will be available to 


ensure an adequate supply of water for the type of subdivision proposed.” Typically adequate 


evidence is usually provided in the form of a water resource report, prepared by a professional 


engineer or water consultant, which addresses the quality, quantity, and dependability issues.  


However, if the applicant could provide a copy of a more recent well test in which water levels and a 


pumping rate are measured in intervals over the length of the test, a water resource report may not be 


necessary. 


 


If a more recent well test confirms the well has a sustained yield similar to the pump rate reported in 


2000 and if the additional wells have similar production rates, the water supply should be physically 


adequate.   


 


The applicant submitted a pump test conducted by Williams Drilling Company on January 18, 2017, 


for well Permit No. 224292. The report indicates that a two hour pump test was performed and 


according to the report, the well was drawn down from the static water level of 36 feet to 70 feet while 


pumping at between thirteen and ten gallons per minute. After pumping stopped, the well recovered to 


within seven feet of the static water level within 30 minutes. If the proposed additional wells have 


similar production rates and sufficient storage capacity, the water supply should be physically 


adequate. Please note the long term adequacy of any ground water source may be subject to fluctuation 


due to hydrological and climatic trends.” 


 
COMPLIANCE WITH APPLICABLE SECTIONS OF THE GUNNISON COUNTY LAND USE 
RESOLUTION:  
 
Section 9-508: Keeping of Livestock not on an Agricultural Operation. 
The applicant proposes to allow livestock on the property. 
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Section 10-102: Locational Standards for Residential Development.   
The request meet does not meet the primary residential density standard.  The proposed 
subdivision is not located within a municipal three-mile area.   
 
Section 10-103: Residential Density. 
The request proposes three single-family lots, Lot 1 9.7-acres, with existing residence; Lot 2 13-acres; Lot 
3 13.3-acres. Residential parcels in the immediate neighborhood range from 8.3-acares to 21-acres.  
Parcel sizes are compatible with existing residential development in the neighborhood and will result in no 
significant net adverse impacts to the neighborhood. 
 
Section 11-103: Development in Areas Subject to Flood Hazards. 
The property contains no floodplain, according to County mapping. 
 
Section 11-104: Development in Areas Subject to Geologic Hazards.   
The property is not within a geologic hazard area, according to County mapping.   
 
Section 11-105: Development in Areas Subject to Wildfire Hazards. 
The property is in a low - moderate wildfire hazard area, according to County mapping.  
 
Section 11-106:  Protection of Wildlife Habitat Areas. 
A sage-grouse Habitat Site Specific Analysis Pre-Application conference was held at the 
subject property. See comments from Brooke Vasquez, Wildlife Biologist, NRCS, letter of 
October 6, 2016.  No comments were received from the Colorado Parks and Wildlife. 
 
Section 11-107: Protection of Water Quality.  
No water bodies are located on the property. 
 
Section 11-108: Standards for Development on Ridgelines.  
The property is not located on a ridgeline. 
 
Section 11-109: Development that Affects Agricultural Lands. 
There are agricultural lands in the immediate area.   
 
Section 11-110: Development of Land beyond Snowplowed Access. 
The property is not beyond snowplowed access. 
 
Section 11-111: Development on Inholdings in the National Wilderness. 
Not applicable, the site is not located on a National Wilderness inholding. 
 
Section 11-112: Development on Property above Timberline. 
Not applicable, the site is not located above timberline. 
 
Section 12-103:  Road System. 
The proposed lots would be accessed from an access road from Highway 149. No comments 
were received from the County Public Works Department. 
 
Section 12-104:  Public Trails. 
There is no public trail existing or proposed. 
 
Section 12-105: Water Supply.  
The water supply for Lot 1 will be supplied by the existing well.  New wells will supply water to 
Lots 2 and 3.  The applicant has provided contracts from the Upper Gunnison River Water 
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Conservancy District for augmentation water from the Lake San Cristobal Water Activity 
Enterprise, for the proposed wells on the lots. Comments from Megan Sullivan, Water 
Resources Engineer, Colorado Division of Water Resources, note that the subdivision can be 
legally and physically served by the proposed water supply. 
 
Section 12-106: Sewage Disposal/Wastewater Treatment.   
On-site Wastewater Treatment Systems are proposed on each lot to provide for wastewater 
treatment. Other residences in the neighborhood have existing permitted wastewater treatment 
systems. 
 
Section 12-107: Fire Protection.  
The property is within the Gunnison County Fire Protection District.  No comments were received 
from the District. 
 
Section 13-103: General Site Plan Standards and Lot Measurements. 
The site plan for the subdivision complies with the standards of this Section. 
 
Section 13-104: Setbacks from Property Lines and Road Rights-of-Way. 
The building envelopes meet the setback requirements. 
 
Section 13-105: Residential Building Sizes and Lot Coverages. 
The subdivision plat identifies site-specific building envelopes on each lot. Minimum lot size 
complies with OWTS regulations. Building sizes are required to comply with the required 
maximum square footages at time of building permit application. 
 
Section 13-106: Energy and Resource Conservation. 
All structures to be constructed within the development will be subject to the standards of this 
Section at the time of building permit application. 
 
Section 13-107: Installation of Solid Fuel-Burning Devices 
Installation of solid fuel-burning devices is subject to the standards of this Section at the time of 
building permit application.  
 
Section 13-108: Open Space and Recreation Areas  
Not applicable.  Open space dedication is not required for minor impact projects. 
 
Section 13-109: Signs. 
There are no signs proposed as part of the submitted application.   
 
Section 13-110: Off-Road Parking and Loading. 
A minimum of two parking spaces is required for each single-family residence.    
 
Section 13-111: Landscaping and Buffering.  
Landscaping is not required for minor impact projects.  
 
 
Section 13-112: Snow storage. 
Adequate area is available for snow storage on each lot. 
 
Section 13-113: Fencing  
All new fencing shall comply with this Section. 
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Section 13-114: Exterior Lighting.   
All new structures are required to comply with this section.  
 
Section 13-115:  Reclamation and Noxious Weed Control. 
A reclamation permit is required for driveway construction, home site clearing and berm 
construction.  
 
Section 13-116: Grading and Erosion Control. 
Grading activities are required to secure a Reclamation Permit from the Public Works 
Department, pursuant to Section 13-115: Reclamation and Noxious Weed Control.   
 
Section 13-117: Drainage, Construction and Post-Construction Stormwater Runoff. 
Construction activities are required to secure a Reclamation Permit from the Public Works 
Department. 
 
Section 13-118: Water Impoundments. 
Not applicable, this project does not propose a water impoundment. 
 
Section 13-119: Standards to Ensure Compatible Uses. 
The development is compatible with the existing residential and agricultural neighborhood. 
 
Section 15-103: Right-to-Ranch Policy.   
This Section is applicable to all land use change permits.  
 
FINDINGS: 
The Commission finds that: 
 
1. The Planning Commission has classified the application as a Minor Impact Project, based 


upon the impact classification found in Section 6-102: Projects Classified as Minor Impact 
Projects A.  2-4 Units. 


 
2. The land use change complies with all applicable requirements of the Gunnison County 


Land Use Resolution and Section 6-10: Standards of Approval for Minor Impact Projects.  
 


3. The Commission finds that the proposed three-lot residential subdivision is compatible with existing 
development in the neighborhood and will result in no significant net adverse impacts to the 
neighborhood. 


 
4. This review and decision incorporates, but is not limited to, all the documentation submitted 


to the County and included within the Planning Office file relative to this application; 
including all exhibits, references and documents as included therein. 


 
 
RECOMMENDATION: 
The Gunnison County Planning Commission, having considered the submitted plans, exhibits, 
and public testimony, has reached the above Findings and recommends to the Board of 
County Commissioners that LUC No. 2016-00027 Nine Mile Ranches Subdivision, be 
approved with the following conditions: 
  
1. This permit is limited to activities described within the “Project Summary” of this application, 


and as depicted on the Site Plan submitted as part of this application.  Expansion or 
change of this use will require either an application for amendment of this permit, or 
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submittal of an application for a new permit, in compliance with applicable requirements of 
the Gunnison County Land Use Resolution. 
 


2. The applicant shall comply with the following conditions for the protection of Gunnison 
Sage-grouse and Sage-grouse habitat: 
 


1) Due to the proximity of Tier 1 Habitat, a Gunnison County Reclamation Permit will be 
required for any site disturbing activities on the proposed parcels. That permit should 
contain specific reclamation conditions. Disturbed areas need to be reseeded with an 
approved seed mix. CPW and/or NRCS are available to help identify an appropriate 
seed mix. 


 


2) For activities not requiring a Reclamation Permit, disturbed areas should be reseeded 
with an appropriate seed mix. Colorado Parks and Wildlife (CPW) and/or the Natural 
Resources Conservation Service (NRCS) are available to help identify an appropriate 
seed mix. 


 


3) Woven wire fencing will not be allowed for perimeter fencing or as interior cross fencing. 
Perimeter and cross fencing must be built using specifications from the most recent 
edition of the Colorado Parks and Wildlife (CPW) publication Fencing with Wildlife in 
Mind. 


 


4) Property owners must control or attempt to eradicate any noxious weeds that occur on 
the property. A list of noxious weeds may be found in the Colorado Noxious Weed list: 
www.colorado.gov/pacific/agconservation/noxious-weed-species  The Gunnison County 
Weed Management Program should be contacted (970- 641-4393) for additional 
information and technical assistance. 


 


5) Per Section 11-106 G.3.d.1. of the Gunnison County Land Use Resolution, dogs and cats 
must be kept under appropriate control, by means which may include kenneling or other 
physically secure methods to ensure that negative effects to wildlife from pets do not occur. 
This includes construction workers’ pets. 


 
3. A mylar subdivision plat, in compliance with Section 6-105, Gunnison County Land Use 


Resolution, shall be provided to the Community Development Department, for signature by the 
Board of County Commissioners. Approval shall not be effective until and unless the plat is 
recorded with the Office of the Gunnison County Clerk and Recorder. 


 
4. The approval shall be memorialized by Board Resolution. Approval shall not be effective 


until the Resolution is recorded with the Office of the Gunnison County Clerk and Recorder. 
 
5. This permit may be revoked or suspended if Gunnison County determines that any material 


fact set forth herein or represented by the applicant was false or misleading, or that the 
applicant failed to disclose facts necessary to make any such fact not misleading. 


 
6. The removal or material alteration of any physical feature of the property (geological, 


topographical or vegetative) relied on herein to mitigate a possible conflict shall require a 
new or amended land use change permit. 


 
7. Approval of this use is based upon the facts presented and implies no approval of similar 


use in the same or different location and/or with different impacts on the environment and 
community.  Any such future application shall be reviewed and evaluated, subject to its 
compliance with current regulations, and its impact to the County. 



http://www.colorado.gov/pacific/agconservation/noxious-weed-species
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TO:   Board of County Commissioners 
 
FROM:  Planning Commission 
 
SUBJECT:  Planning Commission Recommendation 
   Starlight Subdivision    


LUC-2016-00034 
 
DATE:   February 17, 2017 
 
PREPARED BY:  Neal Starkebaum, Assistant Director 
    
APPLICANT:   Homestead Cabin LLC 


P.O. Box 343 
Crested Butte, CO  81224 
Kristine Kapushion 


 
PROJECT DESCRIPTION: 
The applicant has submitted an application for the subdivision of 38-acres into two single-family 
lots; one of three-acres (Lot 1) and one of 35-acres (with exiting residence – Lot 2)).  Under a 
previous agreement, the Mt. Crested Butte Water and Sanitation District will provide water and 
sewer to the Lot 1. Under a previous agreement with the Town of Mt. Crested Butte, access to the 
Lot 1 will be via Big Sky Drive, Pitchfork. Access to the existing residence on Lot 2 is from 
Washington Gulch Road (CR 811). 
 
The applicant has submitted protective covenants, titled Declaration of Protective Covenants of 
Starlight Subdivision (Covenants) and which identify specific design standards and limitations.  A 
residence is limited to a maxuimum of 5,000 square feet and an aggregate square footage of 
all structures is limited to 7,500 square feet.  A second residence is only allowed on Lot 2. The 
applicant has waived further development rights, eliminating further subdivision of the property. 
 
LOCATION: 
The property is located directly west of the Pitchfork Development (Town of Mt. Crested Butte), 
and is bisected by Washington Gulch and the Washington Gulch Road.  The property is legally 
described as being within the NE1/4SW1/4 Section 26, Township 13 South, Range 86 West, 
6th P.M, consisting of 38-acres. 
 
SURROUNDING LAND USES: 
West – Allen & Sons - 755-acre parcel; vacant, agricultural  
North – Kapushion & Company – 41-acre tract; vacant, agricultural 
East – Pitchfork Development (Town of Mt. Crested Butte), high density residential 
South –  Glacier Lily Subdivision, residential 
 
IMPACT CLASSIFICATION:   
Minor Impact Project, based upon the impact classification found in Section 6-102: Projects 
Classified as Minor Impact Projects A.  2-4 Units. 


 
PLANS/REPORTS/SUBMITTALS: 
Plans, reports, and other submittal documents informing this Decision include, but are not limited to:  
 Minor Impact Application 
 CBFPD Comments, letter of October 24, 2016 
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 Mt. Crested Butte comments, email of November 4, 2016 
 Plat of Starlight Subdivision, prepared by NCW & Associates, January 11, 2017 
 Declaration of Protective Covenants of Starlight Subdivision, January 11, 2017 
 
MEETING DATES: 
The Planning Commission held meetings on the following dates: 


 November 18, 2016 Work Session 


 January 20, 2017 Joint Public Hearing 


 February 17, 2017 Work Session 
 
SITE VISIT:   
The Planning Commission determined a site visit was not required, as they were familiar with 
the property and the neighborhood. 
 
PUBLIC HEARING: 
The Planning Commission and the Board of County Commissioners conducted a joint public 
hearing on January 20, 2017; at that time: 
 
Bill Coburn homeowner in and developer of the Pitchfork Subdivision illustrated the snow storage 
existing issues on a plat.  His only issue with the Meredith’s plan is the lack of availability for Pitchfork 
snow storage.  The snow storage is currently very tight in Pitchfork.   
 
Ed Corcoran resident in Ptichfork said he lives across from the snow storage area and it is filled with 
snow most of the time.  Snow is regularly stored there and trucked out.  There was not enough snow 
storage planned and it is already a very difficult situation.   It is important to maintain the current level of 
snow storage and any additional storage would be beneficial.   
 
Cassie Cadenhead resident in Big Sky pointed out using Big Sky as the access point is a one way road 
and it would impact the entire block.  She was very concerned about the potential construction traffic, 
and a blind corner on the road.  She inquired how those road impacts would be paid for.   
 
Roman Kolodzie resident in Pitchfork thanked the Meredith’s for allowing the KBUT radio towers on their 
property, and offered to help with the spring cleanup.  He was concerned with the proposed access 
point. Kolodzie said he is passionate about his view shed, and this proposed house could obstruct his 
view if placed on the top of the hill.   Meredith explained the easement is barely off the edge of 
Washington Gulch and there is no space to build farther over.  He added being up against the hill is the 
least disturbance to the view shed, and views toward Red Lady and down valley will not be obstructed, 
but he said Kolodzie will be able to see the new house.   Whitney Meredith reminded Kolodzie they are 
asking for one home not nine and no further subdivision of this lot is beneficial to the view.   


 
Written Comments were received from: 
 


• Cassia and Ryan Cadenhead, January 10, 2017, noting suggestions regarding the 
location of the building envelopes, snow storage, trails and visual impacts. 


 
• Joseph W. Judd, January 12, 2017, noting concerns with traffic and access. 


 
• George Harper, January 19, 2017, noting concerns with traffic and access. 


 
• Geller Fischel Trust, January 19, 2017, preferring no subdivision 
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• Edward A. Corcoran & Janet L. Birch, noting concerns with traffic, snow storage, cattle 
and access. 


 
• Betsy Kolodziej, January 20, 2017, noting concerns with building size and height, 


access and views. 


 
• Roman Kolodziej, January 20, 2017, noting concerns with building size and height, 


access and views. 
 


• Pavel Kasala, January 20, 2017, noting concerns with building size and height, access 
and views. 


 
• Lisa Pisano, January 20, 2017, noting concerns with building size and height, access 


and views. 
 
The oral portion of the public hearing was closed, but written public comments were allowed until 
February 3, 2017.  No additional written comments were received. 
 
All testimony, both written and oral, is hereby incorporated as part of this record of review and 
evaluation.  
 
REVIEW AGENCY REFERRAL COMMENTS:  
Comments were received from the following agencies: 
 
• Crested Butte Fire Protection District –Scott Wimmer, Fire Inspector and Ric Ems, Fire 


Chief/Fire Marshal, October 24, 2016.  The comments note:  
 “The Fire Division of the Crested Butte Fire Protection District has received your proposal for the 


above noted project.  After reviewing the proposal for compliance with adopted codes and ordinances 


we have no objections to the proposal.” 


 
• Town of Mt. Crested Butte – Carlos Velado, CD Director, Town of Mt. Crested Butte, via 


email of November 4, 2016 provided comments, noting possible concerns with building 
height, square footages, setbacks, gates and affordable housing. 
 


COMPLIANCE WITH APPLICABLE SECTIONS OF THE GUNNISON COUNTY LAND USE 
RESOLUTION:  
 
Section 9-508: Keeping of Livestock not on an Agricultural Operation. 
The applicant proposes to allow livestock on the property. 
 
Section 10-102: Locational Standards for Residential Development.   
The proposed subdivision meets the primary locational standard, as it is within a municipal 
three mile plan (Town of Mt. Crested Butte).  
 
Section 10-103: Residential Density. 
The residential density of the lots is one unit/19-acres; Mt. Crested Butte Water and Sanitation 
District will provide water and sewer to Lot 1.   
 
Section 11-103: Development in Areas Subject to Flood Hazards. 
The property contains an unmapped floodplain on the Washington Gulch drainage. The building 
site on Lot 1 is located outside of the floodplain. 
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Section 11-104: Development in Areas Subject to Geologic Hazards.   
The portion of the property within the building envelope on Lot 1 is within an Unstable Slope 
geologic hazard area, according to County mapping. A geotechnical evaluation and report will 
be required at the time of building permit application. 
 
Section 11-105: Development in Areas Subject to Wildfire Hazards. 
The subject property is within an area with low wildfire hazard, as identified by County 
mapping. 
 
Section 11-106:  Protection of Wildlife Habitat Areas. 
The property is not within Gunnison Sage-grouse habitat.  No comments were received from 
Colorado Parks and Wildlife. 
 
Section 11-107: Protection of Water Quality.  
Not applicable. The building envelope on Lot 1 is not located within 125 feet of any identified 
wetlands or waterbodies. 
 
Section 11-108: Standards for Development on Ridgelines.  
The property is not located on a ridgeline. 
 
Section 11-109: Development that Affects Agricultural Lands. 
The property is adjacent to agricultural land, which is owned by the applicant.   
 
Section 11-110: Development of Land beyond Snowplowed Access. 
Not applicable, the site is not located beyond snowplowed access.  
 
Section 11-111: Development on Inholdings in the National Wilderness. 
Not applicable, the site is not located on a National Wilderness inholding. 
 
Section 11-112: Development on Property above Timberline. 
Not applicable, the site is not located above timberline. 
 
Section 12-103:  Road System. 
The existing residence on Lot 2 is accessed from Washington Gulch Road. Lot 1 will be 
accessed via driveway from Big Sky Drive, from within the Pitchfork Development, pursuant to 
an agreement with the Town of Mt. Crested Butte.    
No comments were received from Public Works. 
 
Section 12-104:  Public Trails. 
There is no public trail existing or proposed. 
 
Section 12-105: Water Supply.  
Water to Lot 1 will be provided by the Mt. Crested Butte Water and Sanitation District, under an 
existing agreement between the applicant and the District.  The existing residence on Lot 2 has 
an existing well.  See letter from Mt. CBW&SD. 
 
Section 12-106: Sewage Disposal/Wastewater Treatment.   
Sewer for Lot 1 will be provided by the Mt. Crested Butte Water and Sanitation District, under an 
existing agreement between the applicant and the District.  The existing residence on Lot 2 has a 
septic system. See letter from Mt. CBW&SD. 
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Section 12-107: Fire Protection.  
The property is within the Crested Butte Fire Protection District. See comments from Scott 
Wimmer, Fire Inspector, and Ric Ems, Chief, Crested Butte Fire Protection District, comments of 
October 24, 2016, noting that the District has no objection to the proposal. 
 
Section 13-103: General Site Plan Standards and Lot Measurements. 
The site plan for the subdivision complies with the standards of this Section. 
 
Section 13-104: Setbacks from Property Lines and Road Rights-of-Way. 
The building envelopes meet the setback requirements. 
 
Section 13-105: Residential Building Sizes and Lot Coverages. 
Building envelopes have been delineated on the lots.  All structures will be located within 
building envelopes. 
 
Section 13-106: Energy and Resource Conservation. 
All structures to be constructed within the development will be subject to the standards of this 
Section at the time of building permit application. 
 
Section 13-107: Installation of Solid Fuel-Burning Devices 
Installation of solid fuel-burning devices is subject to the standards of this Section at the time of 
building permit application.  
 
Section 13-108: Open Space and Recreation Areas  
Not applicable.  Open space dedication is not required for minor impact projects. 
 
Section 13-109: Signs. 
There are no signs proposed as part of the submitted application.   
 
Section 13-110: Off-Road Parking and Loading. 
A minimum of two parking spaces is required for each single-family residence.    
 
Section 13-111: Landscaping and Buffering.  
Landscaping is not required for minor impact projects.  
 
Section 13-112: Snow storage. 
Adequate area is available for snow storage on each lot.  Snow storage from the Town of Mt. 
Crested Butte, from Town streets in the Pitchfork Development was addressed at the public 
hearing. The applicant/landowner has an agreement with the Town of Mt. Crested Butte 
allowing for snow storage on the property.   
 
Section 13-113: Fencing  
All new fencing shall comply with this Section. 
   
Section 13-114: Exterior Lighting.   
All new structures are required to comply with this section.  
 
Section 13-115:  Reclamation and Noxious Weed Control. 
A reclamation permit is required for driveway construction, home site clearing and berm 
construction.  
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Section 13-116: Grading and Erosion Control. 
Grading activities are required to secure a Reclamation Permit from the Public Works 
Department, pursuant to Section 13-115: Reclamation and Noxious Weed Control.   
 
Section 13-117: Drainage, Construction and Post-Construction Stormwater Runoff. 
The Washington Gulch drainage on the property is outside of the building envelopes and will not 
be affected by development on the lots. 
 
Section 13-118: Water Impoundments. 
Not applicable, this project does not propose a water impoundment. 
 
Section 13-119: Standards to Ensure Compatible Uses. 
Specific design standards and limitations on the uses on each lot are identified in the protective 
covenants, Declaration of Protective Covenants Starlight Subdivision to ensure the residential 
uses are compatible with the existing residential neighborhood. 
 
Section 15-103: Right-to-Ranch Policy.   
This Section is applicable to all land use change permits.  
 
FINDINGS: 
The Commission finds that: 
 
1. The Planning Commission has classified the application as a Minor Impact Project, based 


upon the impact classification found in Section 6-102: Projects Classified as Minor Impact 
Projects A.  2-4 Units. 


 
2. The land use change complies with all applicable requirements of the Gunnison County 


Land Use Resolution and Section 6-10: Standards of Approval for Minor Impact Projects.  
 


3. The subdivision plat was reviewed and approved by the County Attorney’s office, as to form 
and content. 


 
4. This review and decision incorporates, but is not limited to, all the documentation submitted 


to the County and included within the Planning Office file relative to this application; 
including all exhibits, references and documents as included therein. 


 
RECOMMENDATION: 
The Gunnison County Planning Commission, having considered the submitted plans, exhibits, 
site specific mitigation, site observations and public testimony, has reached the above Findings 
and recommends to the Board of County Commissioners that LUC No. 2016-00034 Starlight 
Subdivision, be approved with the following conditions: 
  
1. This permit is limited to activities described within the “Project Description” of this 


application, and as depicted on the Site Plan submitted as part of this application.  
Expansion or change of this use will require either an application for amendment of this 
permit, or submittal of an application for a new permit, in compliance with applicable 
requirements of the Gunnison County Land Use Resolution. 
 


2. A mylar subdivision plat, in compliance with Section 6-105, Gunnison County Land Use 
Resolution, shall be provided to the Community Development Department, for signature by 
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the Board of County Commissioners. Approval shall not be effective until and unless the plat 
is recorded with the Office of the Gunnison County Clerk and Recorder. 


 
3. The approval shall be memorialized by Board Resolution. Approval shall not be effective 


until the Resolution is recorded with the Office of the Gunnison County Clerk and Recorder. 
 


4. The Declaration of Protective Covenants of Starlight Subdivision shall be recorded 
contemporaneously with the Plat. 


 
5. This permit may be revoked or suspended if Gunnison County determines that any material 


fact set forth herein or represented by the applicant was false or misleading, or that the 
applicant failed to disclose facts necessary to make any such fact not misleading. 


 
6. The removal or material alteration of any physical feature of the property (geological, 


topographical or vegetative) relied on herein to mitigate a possible conflict shall require a 
new or amended land use change permit. 


 
7. Approval of this use is based upon the facts presented and implies no approval of similar 


use in the same or different location and/or with different impacts on the environment and 
community.  Any such future application shall be reviewed and evaluated, subject to its 
compliance with current regulations, and its impact to the County. 








 


Gunnison County Community 


Development Department 


Offices of Planning, Building and Environmental Health 
221 N. Wisconsin St., Ste. D 
Gunnison, CO  81230 
Phone: (970) 641-0360  Fax: (970)641-8585 


 


February 17, 2017 
 


TO:  Planning Commission 
 


FROM:  Neal Starkebaum 
Assistant Director 


   
SUBJECT: Tomichi Materials, LLC 
 Clay Varra 
 Tomichi Pit – Landscaping Plan Modifications 
 LUC-17-00002 
  
 
BACKGROUND:   
The BOCC approved an amendment to LUC-12-10 for the Tomichi Pit, Resolution 2015-7, March 17, 2015, 
which included a modification to the processing berm height and additional landscaping. The applicant has 
submitted as-built plans, prepared by Williams Engineering, dated 11/11/16, concerning the installation of the 
landscaping/trees on the berms.   
 
A Landscaping Plan (11-1-13 Lewicki and Associates) was approved that included the tree plantings: 
The applicant has planted pine trees, in lieu of the types of trees identified on the approved landscaping plan for 
the Highway 50 berm. 
 
Highway 50 Berm – Approved Plan    Highway 50 Berm – Planted Trees As-Built 
28 – Narrowleaf Cottonwood – 10’ height  46 – Pine Tree - varying heights – see As-Built 
21  - Rocky Mountain Juniper – 10’ height       
 
Signal Peak Berm -  Approved Plan   Signal Peak Berm -  Planted Trees As-Built 
13 – Pine Trees – 10’ height    13 – Pine Trees – varying heights – see As-Built 
 
Process Berm – Approved Plan   Process Berm – Planted Trees As-Built 
38 – Pine Trees – 15’ height    36 – Pine Trees – varying heights – see As-Built 
20 - Aspen Trees – 10’ height    23 – Aspen Trees – varying heights see As-Built 
 
REQUEST: 
The applicant is requesting approval of the modifications to the landscaping plan, as-built, (including replacement 
of any dead trees) as sufficient to provide the intended landscaping visual mitigation.  
 
Additionally, the applicant proposes to randomly plant 42 Salvia Luecantha (Mexican Bush Sage) on the 
Highway 50 berm.  Salvia Luecantha (Mexican Bush Sage) is a flowering, herbaceous perennial shrub that 
grows 3-4 ft. tall and wide, and tolerates drought. 
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Gunnison County, CO 


Community Development Department 


221 N. Wisconsin St. Ste. D, Gunnison, CO 81230 
Phone: (970) 641-0360      FAX: (970) 641-8585 


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


 


To: Planning Commission 


From: Staff  


Date:   February 10, 2017 


 


Included in your packet for the Planning Packet: for  January 6, 2017 


Agenda-  
 February 17, 2017 PC Agenda 


Draft Minutes for review by Planning Commission 
 January 20, 2017 draft meeting minutes 


 


Nine Mile Subdivision- work session/ possible action 
 Draft recommendation 
 Comments Co. Division of Water Resources 


 


Starlight Subdivision- work session/ possible action 
 Draft recommendation  


 


Tomichi Materials- work session/ site visit/ direction to staff 
 Copy of application and new landscaping plan 
 Staff Memo 


 


Crested Butte Horse Park- joint public hearing 
 Public comments 


 


 
The applications and all items in them may be viewed on gunnisoncounty.org,   


Link to;      http://204.132.78.100/citizenaccess/    
• Click Public access  


• Click Projects  


• Click Application # LUC- 


• LUC-16-00027 for Nine Mile Subdivision 


• LUC-16-00034 for Starlight Subdivision 


• LUC-17-00002 for Tomichi Materials amendment to landscaping plan 


• LUC-16-00005 for Crested Butte Horse Park for commercial horse park and one lot subdivision 


• Click Attachments  


• Click View 
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