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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: PC Members  


From: Community Development Department Services Manager Beth Baker 


Date: May 8, 2014 


 


Included in your packet for the Planning Packet: for  May 16, 2014 


 


Agenda- May 16, 2014 


 


Minutes- May 2, 2014 


 


Sonrise- Work session/ possible action 


 Draft Decision of Approval  


 


Gunnison/Crested Butte Industrial Special Area- Work session/ 
possible action 


 PC Recommendation 


 Signal Peak Map 


 Riverland Map 


 


 


 
 
Any documents that are submitted to Community Development after this packet is mailed will be e-mailed to you. 
 
Thanks, 
Beth Baker 
Community Development Department 



http://www.gunnisoncounty.org/planning.html
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GUNNISON COUNTY PLANNING COMMISSION 
PRELIMINARY AGENDA: Friday, May 2, 2014 


 
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. Sonrise, LUC-13-00025, Planning Commission will leave for site visit 


  
9:45 a.m. Sonrise, LUC-13-00025, site visit/no action, request for the construction of three residences on 


one 13-acre parcel. Sonrise Mountain Ranch is a retreat center and is supported by full time and 
seasonal staff at 1670 County Road 858 and legally described as 13.673 acres in SE1/4, SW1/4, 
Section 32, Township 47 North, Range 6 West. 


  
Lunch  


  
1:00 p.m. Sonrise, LUC-13-00025, public hearing/work session/no action, request for the construction of 


three residences on one 13-acre parcel. Sonrise Mountain Ranch is a retreat center and is 
supported by full time and seasonal staff at 1670 County Road 858 and legally described as 
13.673 acres in SE1/4, SW1/4, Section 32, Township 47 North, Range 6 West. 


  
2:00 p.m. Gunnison/Crested Butte Industrial Special Area work session/no action, proposed Special 


Area to designate geographic areas in which land development and land use is identified as being 
appropriate for industrial uses; on lands generally located adjacent to the Signal Peak Industrial 
Park, east of Gunnison and the Riverland Industrial Park, south of Crested Butte; direction to staff 
on recommendation 


  
End of 


Meeting 
 Report of actions taken by BOCC. 


 A brief period in which Commission debriefs on the day’s processes, etc. No discussion or 
action on any specific Land Use Change Permit applications will take place at this time. 


  


Adjourn  
 


 
The Planning Office has each application available for review on the County website.  Please use the Permit 
Database Link-http://gunnisoncounty.org/436/Permit Database.  Using the project number, you will be able to view 
all documents in the application files.  Please call the office at 970-641-0360 with any questions. 
 
 
 
NOTE: To receive e-mail / mobile device notification of Planning Commission Agendas, etc.  Please go to Notify 
Me on the Gunnison County Web site or use http://gunnisoncounty.org/list.aspx  , to sign up for notifications.   
 
 
NOTE: Unless otherwise noted, all meetings are conducted in the Blackstock Government Center Meeting Room 
at 221 N. Wisconsin St. in Gunnison, across the street from the Post Office.  This is a preliminary agenda; agenda 
times may be changed by the staff up to 24 hours before the meeting date. If you are interested in a specific 
agenda item; you may want to call the Community Development Department (970-641-0360) ahead of time to 
confirm its scheduled time. 
 
Anyone needing special accommodations please contact the Community Development Department before the 
meeting. 


 
 



http://gunnisoncounty.org/436/Permit%20Database

http://gunnisoncounty.org/list.aspx
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GUNNISON COUNTY PLANNING COMMISSION 
REGULAR MEETING 


  May 2, 2014 
**** 


 
The Gunnison County Planning Commission conducted a regular meeting, in the Commissioners’ Meeting Room in the 
Blackstocks Government Center, Planning Commission meeting room.  Present were: 
 
Chairman- Kent Fulton    Director of Community Development- Russ Forrest 
Commissioner-Warren Wilcox   Assistant Director of Community Development- Neal Starkebaum 
Commissioner-A.J Cattles   Senior Planner- Cathie Pagano 
Alternate Commissioner- Tom Venard  Planning Services Manager- Beth Baker 
Alternate Commissioner- Jack Diani      
  
Absent; Commissioners Jeremy Rubingh and Susan Eskew  
 
Others present as listed in text 


**** 
With a quorum present Chairman Kent Fulton opened the May 2, 2014, regular meeting of the Planning Commission.  
 
Fulton seated both Alternate Commissioners Tom Venard and Jack Diani for the day.   


**** 
Moved by Cattles seconded by Wilcox to approve the Planning Commission minutes dated April 18, 2014, as amended.  
The motion passed unanimously.   


**** 
 
Sonrise, LUC-13-00025: The Gunnison County Planning Commission conducted a site visit. A request for the 
construction of three residences on one 13-acre parcel. Sonrise Mountain Ranch is a retreat center and is supported by 
full time and seasonal staff at 1670 County Road 858 and legally described as 13.673 acres in SE1/4, SW1/4, Section 32, 
Township 47 North, Range 6 West. 
 
No Minutes take at site visit. 
 


**** 
Sonrise, LUC-13-00025; The Gunnison County Planning Commission conducted a public hearing. They reviewed the 
applicant’s request for the construction of three residences on one 13-acre parcel. Sonrise Mountain Ranch is a retreat 
center and is supported by full time and seasonal staff at 1670 County Road 858 and legally described as 13.673 acres in 
SE1/4, SW1/4, Section 32, Township 47 North, Range 6 West. 
 
With a quorum present Chairman Kent Fulton opened the public hearing. 
 
Planning Services Manager Beth Baker confirmed adequate public notice; the Planning office had the notice published in 
the Crested Butte News and the Gunnison Country Times, and the applicant submitted the proof of posting and the 
certified mailing receipts.   
 
Sonrise was represented by Consultant Bob Hurford, applicant representatives Matt McGee, and Roger Drown.   
 
Commissioners Site Visit comments; 
 


 Wilcox- He knew the area and the site is what he had expected 


 Cattles-He agreed everything as expected; and some of green spots on the map were irrigated areas 


 Diani- Asked why home site one’s driveway was configured the way it is; it was constructed to comply with 
County standards. 


 Venard-It was as expected  


 Fulton-Most of water drains into canal  
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Hurford said he was pleased the site visit showed the proximity of the canal.  He does understand the concerns of the 
staff for regarding clustering the residences. Clustering works well on the other parcel, but it is necessary to separate the 
staff residences from the camp residences.  He explained the facility is a family retreat center.   
 
Staff: 
 
Pagano explained the Gunnison County Land Use Resolution (LUR) encourages clustering to the maximum extent 
feasible and reasonable on a site.  The Environmental Health Board will decide the configuration of the septic systems; 
shared or not.   
 
Planning Commission; 
 
Cattles said two houses on the middle parcel would not be practical or feasible because of the grade and wetlands.    
 
Fulton asked if they were installing other culvert; Huford said there is a need for a culvert between home sites one and 
three.   
 
Venard added any drainage will flow down the sides of the road.   
 
Fulton asked if the applicants had considered any other locations on this property for the home sites; McGee said they 
had but these home sites are the ones they think will best fit their needs.     
 
Pagano noted there had been three public comments received in favor of the application.   
 
Fulton closed the public hearing at 1:35 P.M. 
 
The commissioners directed staff to prepare a draft recommendation of approval, for review at the May 16, 2014 Planning 
Commission meeting.    


**** 
Gunnison/Crested Butte Industrial Special Area LUC-14-00013; The Gunnison County Planning Commission 
conducted a work session.  They discussed the proposed Special Area to designate geographic areas in which land 
development and land use is identified as being appropriate for industrial uses; on lands generally located adjacent to the 
Signal Peak Industrial Park, east of Gunnison and the Riverland Industrial Park, south of Crested Butte.   
 
With a quorum present Chairman Kent Fulton opened the work session.   
 
Director of Community Development Russ Forrest, Assistant Director of Community Development Neal Starkebaum and 
GIS Mike Pelletier were present for the work session.   
 
Wilcox said in the short term the areas in question have already been developed.   The area next to Riverland, in the north 
end makes sense for lighter uses.  The Gunnison site is already developed; should be looking for sites off the highway, 
with less visibility.   
 
Venard agreed with Wilcox.  He added the road block has been the lack of infrastructure, and utilities.   
 
Diani agreed with a north end transitional use area.  He suggested using some of the areas in the City that are not being 
used to their highest purpose.    
 
Fulton suggested taking the north end out of the industrial designation areas, rather than describe them as good for 
transitional uses; eliminate that area from the regulations. 
 
It was noted there currently are three areas for industrial uses; the Gold Basin, Signal Peak and Riverland Industrial 
Parks.  Starkebaum reminded the commissioners neither Signal Peak nor Riverland have central water and sewer.   
 
The commissioners discussed different areas for industrial designation.  Starkebaum explained much of the area away for 
the highways could be in Sage-grouse habitat.   
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The commissioners recommended; 


 Do not include the north end of the Riverland area 


 Do include the south end of the Riverland area 


 Do include the current Riverland Industrial Park 


 Do not include the area of the recently approved Tomichi Gravel Pit 


 Do include the current filings one and two of Signal Peak 


 Do include the Vista Business Park area next to Signal Peak 
.   
The commissioners suggested looking for other areas for the industrial designation.  They were uncomfortable with 
industrial on both sides of the highway.  
 
The commissioners reviewed the draft regulations.  The amended regulations will be reviewed for action at the Planning 
Commission meeting on May 16, 2014.   
 
Written comments will be accepted until May 15, 2014.  
 
END OF DAY DISCUSSION;  
 
Forrest said the Board will be meeting to discuss the marijuana regulations on May 13, 2014.   


**** 
Fulton adjourned the meeting at   3:40 P.M.  
________________ 
/S/ Beth Baker 
Community Development Department Services Manager 
Gunnison County Community Development Department 
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SECTION 1: PURPOSES. 


The Gunnison/Crested Butte Industrial Special Area is a discrete geographic area in which land development and land 
use is identified as being appropriate for industrial uses on lands adjacent to and compatible with the uses within the 
Signal Peak Industrial Park, east of Gunnison and the Riverland Industrial Park, south of Crested Butte. The general 
purpose of these Regulations is to identify areas determined to be appropriate for industrial uses and the following 
purposes will serve as basic goals for this designation.  
 
A. GENERAL PURPOSES. 


1. PROMOTE HEALTH, SAFETY, GENERAL WELFARE AND THE ENVIRONMENT. To promote the health, 
safety, and general welfare of the citizens of Gunnison County by giving reasonable consideration to the social, 
economic and environmental characteristics of the community and the compatibility of proposed land use 
changes with existing uses. 


2. SIMPLIFY THE LAND USE PLANNING AND REGULATORY REVIEW PROCESS. To simplify, expedite and 
provide uniform application of the land use planning and regulatory review process. 


3. PROVIDE FOR ORDERLY USE OF LAND. To plan for and regulate the use of land and to provide planned 
and orderly use of land and protection of the environment in a manner consistent with constitutional rights and 
without unnecessary time and expense by applicants or the public. 


4. EVALUATE CUMULATIVE IMPACTS. To evaluate the combined impacts of two or more uses or activities, 
and repeated activities, in a discreet area or the whole of Gunnison County. 


5. REGULATE LAND USE BASED ON IMPACTS. To regulate the use of land based on the impact of such use 
on surrounding areas and the community to eliminate, minimize, or mitigate conflicts among different land uses. 


B.   PURPOSES TO MANAGE AND GUIDE LAND DEVELOPMENT. 


1. PROMOTE A COMPACT DEVELOPMENT PATTERN. To promote a compact development pattern that 
discourages sprawl, in which denser and more intense forms of development will occur contiguous to, or in 
close proximity to, existing population and development centers and public services. To encourage 
development patterns that will tend to minimize the cost of providing governmental and other services and will 
preserve open space. 


2. ENSURE ADEQUATE FACILITIES. To ensure that development provides, and is served by, adequate 
transportation, water supply, wastewater treatment, other utilities and public services, schools, open space, 
parks, trails, and similar facilities, and to provide for phased development based on location and capacity of 
such services and facilities. To ensure that present residents do not have to subsidize land use changes that 
involve growth or development. To avoid land use changes requiring significant expenditures of public funds for 
schools, roads, health, police, and fire, or other purposes. 


3.   ENCOURAGE INDUSTRIAL DEVELOPMENT NEAR EXISTING SIMILAR, COMPATIBLE USES.  To 
encourage land uses that are designed, constructed and maintained that are located near or adjacent to 
existing, similar, compatible industrial uses. 


C.  PURPOSES TO PROMOTE THE ECONOMIC WELL BEING OF THE COMMUNITY. 


1. PROTECT AND ENHANCE ECONOMY. To protect and enhance the economic strength of the private and 
governmental sectors of Gunnison County in a manner that is compatible with this Resolution. 


2. ENCOURAGE ECONOMIC DIVERSITY. To encourage, strengthen and promote greater economic diversity in 
the County, to broaden employment opportunities and reduce seasonal employment fluctuation in a manner 
that will not endanger or detract from the existing economy. 
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D.  PURPOSES TO PROTECT ENVIRONMENTAL RESOURCES. 


1. MAINTAIN ENVIRONMENTAL QUALITY. Recognizing the irreplaceable character of the environment and its 
importance to the quality of life in Gunnison County, to ensure that land use changes do not degrade or threaten 
the existing high quality of the environment in the County. 


2. PRESERVE QUALITY AND QUANTITY OF WATER RESOURCES. Recognizing that the essence of 
Gunnison County’s ability to survive and prosper is the availability of a consistent and clean source of water, the 
County intends to preserve and protect the quality and quantity of water resources in Gunnison County. 


3. PRESERVE WILDLIFE HABITAT. To protect and preserve lands from land use activities and patterns of 
development that would cause significant net adverse effects to sensitive wildlife habitat and to discourage land 
uses that will impair or destroy such habitats, or their utilization by wildlife species, or that would endanger a 
wildlife species. It is the intent of this Resolution that private landowners do not lose reasonable use of their land 
or, when appropriate, receive fair compensation because of owning sensitive wildlife habitat. 


4.  AIR QUALITY. To protect and preserve the air quality from development that would cause significant net 
adverse effects.   


SECTION 2: APPLICABILITY.  


These Regulations shall apply to the development of new uses, expansion of existing uses and change of the use of 
land or structures within the Industrial Special Area, identified in Exhibits A & B.  


SECTION 3: PERMITS REQUIRED  


ISSUANCE OF PERMITS. Unless otherwise expressly excepted, no person shall engage in, cause, or allow any land 
use change as defined in Article 2: Definitions of the Gunnison County Land Use Resolution upon land owned, 
controlled, occupied, or used by that person in the unincorporated area of Gunnison County, unless that person has first 
obtained a Land Use Change Permit pursuant to the Gunnison County Land Use Resolution.  


SECTION 4: RELATIONSHIP TO THE GUNNISON COUNTY LAND USE RESOLUTION.  


A. COMPLIANCE WITH THE GUNNISON COUNTY LAND USE RESOLUTION. Development within the Industrial 
Special Area shall follow the requirements of the Gunnison County Land Use Resolution, except that development 
within the special area shall be exempt from the following Section: 


1. Section 10-104:  LOCATIONAL STANDARDS FOR COMMERCIAL, INDUSTRIAL AND OTHER NON-
RESIDENTIAL DEVELOPMENT. 


B. DEFINITIONS. Terms not otherwise defined within these Regulations shall be defined pursuant to Section 2-102: 
Definitions, of the Gunnison County Land Use Resolution.  


C. CONSTRUCTION AND WORD USAGE. Construction and word usage shall be interpreted pursuant to Section 1-
111: Construction and Word Usage, of the Gunnison County Land Use Resolution. 


D. INTERPRETATIONS. The Gunnison County Community Development Director shall have authority to interpret 
these Regulations, and shall do so in the same manner provided pursuant to Section 1-114: Interpretations, of the 
Gunnison County Land Use Resolution.  


SECTION 5: AMENDMENT AND TERMINATION.  


A. TERM.  Unless earlier terminated, or extended, in accordance with this provision, and subject to any limitations set 
forth in this provision, these Regulations shall continue in full force and effect for a period of 20 years from the date 
of their initial approval by the Board.  However, unless there shall be recorded in Gunnison County within one year 
before the end of such 20 year period an instrument directing the extension of these Regulations and approved by 
the Board these Regulations will terminate as set forth in this Section. 


1. TERMINATION AND MODIFICATION.  These Regulations, and any provision contained herein, may be 
terminated, extended, modified or amended as to all or a portion of the Industrial Special Area upon approval by 
the Board. 
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B. AMENDMENT. The following process shall apply to an application to amend these Regulations: 


1. INITIATION. An amendment to these may be initiated by any of the following:  


a. BOARD MOTION. The Board may initiate an amendment by motion directing the Community Development 
Director to submit a proposed amendment and report to the Planning Commission for review and for further 
action pursuant to this Section.  


b. PLANNING COMMISSION INITIATIVE. The Planning Commission may initiate an amendment by 
submitting a written recommendation for proposed amendment to the Board.  


c. COMMUNITY DVELOPMENT DIRECTOR. The Community Development Director may initiate an 
amendment by submitting a written recommendation for proposed amendment directly to the Board, or by 
first submitting it to the Planning Commission for review and recommendation to the Board.  


d. RESIDENT OR PROPERTY OWNER. An amendment may be initiated by any resident or property owner 
of the County, by the submittal of an application to the Community Development Department.  


2. SUBMITTAL OF DRAFT AMENDMENT LANGUAGE. Any initiative or application for amendment shall be 
submitted to the Community Development Department, and shall include at a minimum the following:  


a. IDENTIFICATION OF APPLICANT, IF RESIDENT- OR PROPERTY OWNER-INITIATED. The applicant's 
name, address, and telephone number. If the applicant is to be represented by an agent, a notarized letter 
signed by the applicant shall also be submitted, authorizing the agent to represent the applicant and stating 
the representative's name, address, and phone number. 


b. PRECISE WORDING. The precise wording of the proposed amendment, and the Section in which it is 
proposed to occur. 


c. RATIONALE FOR PROPOSED AMENDMENT. A concise statement of the purpose and need for the 
proposed amendment. 


1. COMMUNITY DEVELOPMENT DEPARTMENT'S REVIEW. The Community Development 
Department shall review the application for completeness for compliance with this Section.  


2. PLANNING COMMISSION REVIEW. A complete copy of the application shall be forwarded to the 
Planning Commission, together with a copy of the Community Development Department's report. The 
Planning Commission shall review the application, considering the standards of this, and shall make a 
recommendation to the Board to approve, approve with modifications, or deny the proposed 
amendment.  


3. BOARD PUBLIC HEARING. The Planning Commission's recommendations shall be forwarded to the 
Board, together with a complete copy of the application and a copy of the Community Development 
Department's review. Should it deem to be in the best public interest, the Board may conduct a public 
hearing, providing public notice a minimum of 15  days prior to the date of hearing, and otherwise 
pursuant to Sections 4-112: Notice of Public Hearing, and 4-113: Conduct of Public Hearing, of the 
Gunnison County Land Use Resolution.  


4. BOARD REVIEW AND ACTION. The Board shall consider the application, any relevant support 
materials, the Planning Commission's recommendation, as applicable, public testimony and evidence 
given at a public hearing, and compliance of the application with these Regulations. Following closure 
of the public hearing, the Board may, by written resolution, adopt the amendments, adopt the 
amendments with modifications, or deny the amendments. Such resolution shall include findings that 
address the review following: 


(a.) REVIEW STANDARDS. The decision to amend the text of the Resolution is at the legislative 
discretion of the Board and is not controlled by any one factor. The Board shall consider the 
following in determining whether to adopt a proposed amendment, adopt a proposed amendment 
with modifications, table it for further study or deny it: 


(1.) CONSISTENCY WITH ANY COMPREHENSIVE PLAN ADOPTED BY GUNNISON 
COUNTY. Consistency of the proposed amendment with any applicable comprehensive plan 
adopted by Gunnison County;  


(2.) CHANGED CONDITIONS. Changed conditions, including the economy of Gunnison County;  
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(3.) EFFECT ON THE NATURAL ENVIRONMENT. Effect of the proposed amendment on the 
natural environment;  


(4.) COMMUNITY NEEDS. Community needs;  


(5.) DEVELOPMENT PATTERN. Development pattern;  


(6.) CHANGES IN APPLICABLE LAW. Changes in applicable law;  


(7.) PUBLIC HEALTH, SAFETY AND WELFARE. Public health, safety and welfare;  


(8.) COMPLIANCE WITH ANY APPLICABLE INTERGOVERNMENTAL AGREEMENTS 
ADOPTED BY GUNNISON COUNTY. Compliance with any applicable intergovernmental 
agreements adopted by Gunnison County.  


SECTION 6: NO PRECEDENT SET BY THIS DESIGNATION. 


Neither the designation nor these Regulations, procedures or approvals hereunder shall be construed as a precedent for 
any other action. 
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TO:   Planning Commission 
 
SUBJECT:  Planning Commission Draft Decision 


Sonrise Mountain Ranch 
LUC-13-00025 


 
DATE:   May 16, 2014 
 
PREPARED BY:  Cathie Pagano, Senior Planner 
    
APPLICANT:   
Sonrise Mountain Ranch represented by Matt McGee and Bob Hurford  
 


 
PROJECT DESCRIPTION: 
Sonrise Mountain Ranch, represented by Executive Director, Matt McGee and consulting 
engineer Bob Hurford have requested the development of three residences on the subject parcel.  
Sonrise Mountain Ranch is a retreat center and is supported by full time and seasonal staff. There is 
an existing manufactured home on the parcel that will be removed. The residential cabins will be 
served by a decreed spring and public water supply system. The applicant proposes a road to 
access the three cabins and three individual sewage disposal systems (ISDS). The proposed 
residences will serve guests of the retreat center and may also house employees. The applicants 
propose to develop the residences and associated ISDS over a five-year time period. They will build 
each residence as their budget allows.  
  
The subject parcel is located at 1670 County Road 858 and legally described as 13.673 acres in 
SE1/4, SW1/4, Section 32, Township 47 North, Range 6 West. 
 
IMPACT CLASSIFICATION:   
The project, by definition, is a minor impact pursuant to Section 6-102: A. 2-4 Units. 
 
PLANS/REPORTS/SUBMITTALS: 
Plans, reports, letters and other submittal documents informing this decision include, but are not 
limited to: 


 Letter from Bob Hurford dated February 25, 2014 including an aerial photo 


 Email from Bob Hurford dated Jan. 10, 2014 


 Letter from Bob Hurford dated August 16, 2013 


 Letter from Bob Hurford dated July 28, 2013 


 Site plan, “Sonrise Mountain Ranch, Minor Land Use Change, Site Development Plan, 
ISDS, 100-Ft. Impact Area,” dated February 24, 2014 


 Site plan, “Sonrise Mountain Ranch, Minor Land Use Change, Site Development Plan,” 
dated July 26, 2013.  


 
MEETING DATES: 
The Planning Commission held work sessions and public hearings to discuss the Cross Bar 
Ranch application on the following dates: 
 


 January 3, 2014  Work Session 


 February 7, 2014 Work Session 


 May 2, 2014  Site Visit and Public Hearing 
 


SITE VISIT: 
The Planning Commission conducted a site visit at this parcel on May 2, 2014. The Planning 
Commission noted their observations from the site visit including: 
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 Locations of irrigation drainage areas and natural drainage areas 


 That clustering of home sites would likely be impractical  


 Site was generally as described by the applicant 
 
PUBLIC HEARING: 
The Planning Commission conducted a public hearing on May 2, 2014. Written comments, in 
support of the application, were received from Todd Robinson and Don Stephens. No other written 
or oral comment was received.  


 
REVIEW AGENCY REFERRAL COMMENTS:  
A copy of the complete application was sent via electronic mail to the following agencies: Colorado 
Parks and Wildlife, Gunnison County Public Works, Gunnison County Environmental Health, 
Colorado Water Quality Control Division, Colorado Division of Water Resources and the Gunnison 
County Fire Protection District. Comments from the agencies are noted in the applicable sections 
below. 
 
COMPLIANCE WITH APPLICABLE SECTIONS OF THE GUNNISON COUNTY LAND USE 
RESOLUTION:  
Section 9-100: Uses Secondary to a Primary Residence. 
Not applicable. This application is for three residences on the subject parcel, no secondary uses 
are proposed as part of this application.  
 
Section 9-200: Special Residential Uses. 
Not applicable. No special residential uses are proposed as part of this application. 
 
Section 9-300: Commercial and Industrial Uses. 
Applicable, the proposed use, associated with the Sonrise Ranch is considered a non-residential 
use. The Ranch is providing services to families and individuals. Only standards D.6 and D.10 of 
this Section are applicable to the proposed use. The applicant is required to comply with the exterior 
lighting requirements of this Section and Section 13-114: Exterior Lighting. Verification of the 
compliance with these standards shall be accomplished at the time building permits are requested.  
 
Section 9-400: Exploration, Extraction and Processing of Minerals and Construction 
Materials. 
Not applicable. No exploration, extraction or processing of materials is proposed.   
 
Section 9-500: Miscellaneous Uses and Activities. 
Not applicable. No miscellaneous uses or activities are proposed. 
 
Section 10-102: Locational Standards for Residential Development.   
Not applicable, no subdivision is proposed as part of this application.  
 
Section 10-103: Residential Density. 
Not applicable, no subdivision is proposed as part of this application. 
 
Section 10-104: Locational Standards for Commercial, Industrial or other Non-Residential 
Uses. 
Applicable, the applicant has noted that the location is “necessary because it keeps traffic and 
people at the Sonrise facility as opposed to driving from other areas. The site is well suited for this 
use as surrounding parcels have similar uses (e.g. Youth with a Mission and Sonrise). This project 
specifically serves the adjacent existing Sonrise facility and will reduce vehicle trips between 
surrounding areas where staff are living and the Sonrise facility by relocating them adjacent to the 
main area.” 
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The proposed use is compatible with and similar to the existing uses in the neighborhood. There 
will be no significant net adverse effect on adjacent land uses, County or other infrastructure or 
public health, safety or welfare, or the environment.  
 
Section 11-103: Development in Areas Subject to Flood Hazards. 
Not applicable, the subject parcel is not in the 100-year floodplain. 
 
Section 11-104: Development in Areas Subject to Geologic Hazards.   
Not applicable, the subject parcel is not within a mapped geologic hazard area. Staff confirmed during 
the site visit that there are no significant geologic hazards present at the site. 
 
Section 11-105: Development in Areas Subject to Wildfire Hazards. 
Applicable, portions of the subject parcel are in a high wildfire hazard area. The owner shall be 
required to sign and have notarized an acknowledgment and disclaimer document as part of the 
building permit review. In an email dated December 10, 2013, from Dennis Spritzer, Gunnison Fire 
Protection District Fire Marshal, he noted that the District recommends the installation of a dry 
hydrant placed at the pond on County Road 858.  
 
Section 11-106:  Protection of Wildlife Habitat Areas. 
The application was referred to Colorado Parks and Wildlife and the Gunnison County Wildlife 
Coordinator.  
 
An email, dated December 18, 2013, from Renzo DelPiccolo, Area Wildlife Manager-Montrose, 
notes that CPW  
 


…believes (sic) the change in land use may have minimal negative impacts on wildlife. 
The location of the proposed land use change is in an area that is already well 
developed…CPW does have concerns related to bear activity and fences that can be 
hazardous to wildlife.   
 
…CPW would strongly recommend that the applicant is prepared for bear activity and 
use bear-proof trash containers and keep trash and other bear attractants properly 
stored. CPW would also strongly recommend wildlife friendly fences be constructed 
throughout the proposed land use change area. The site of the proposed land use 
change is in the migration corridor for the Cimarron deer and elk herds. Deer are 
frequently in the area and would benefit from wildlife friendly fences to allow safe 
migration. 


 
The proposed residences are not in an area of occupied sage grouse habitat which Jim Cochran, 
Gunnison County Wildlife Coordinator noted in an email dated December 6, 2013.  
 
Section 11-107: Protection of Water Quality.  
Applicable, there is an existing pond on the northeast portion of the parcel. The applicant notes that “the 
pond is natural and is filled by seepage from the canal.  However, over the years, especially as the 
county road was constructed, the pond has been modified with a ‘dam’ and an outlet to take flow-
through water under the county road.” 
 
The applicant shall meet setback requirements from the pond, ditches and canals; this will be especially 
critical when siting septic systems. ISDS siting and setbacks will be reviewed at the time of 
application.  
 
During the site visit, staff noted that it appears feasible to meet the setbacks from water bodies for 
ISDS and building development.  
 
Section 11-108: Standards for Development on Ridgelines.  
Not applicable. The site is not located on a ridgeline. 
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Section 11-109: Development That Affects Agricultural Lands. 
Not applicable, the subject parcel will not directly affect agricultural lands. 
 
Section 11-110: Development of Land Beyond Snowplowed Access. 
Not applicable, the site is not located beyond snowplowed access. Gunnison County Public Works 
Director, Marlene Crosby, noted that “the portion of County Road 858 is plowed by Montrose 
County under an annual intergovernmental agreement.”  
 
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. 
Applicable, a copy of the application was referred to Gunnison County Public Works. Marlene 
Crosby, Public Works Director, noted that an access permit and reclamation permit shall be 
required and that the plans submitted (dated July 29, 2013) comply with the County Road and 
Bridge Standards.  
 
Section 12-104:  Public Trails. 
There is no public trail existing or proposed on this site.  
 
Section 12-105: Water Supply.  
Applicable, the proposed water supply is provided by High Park Spring No. 1. Water from the spring 
passes through microscopic particulate analysis and provides groundwater free from the influence 
of surface water. The distribution system includes a single, two-mile long, two-inch transmission 
line from the spring to the four 1,500 gallon buried storage tanks located immediately west and 
above Eagle’s Rest Subdivision. The applicant has demonstrated that they have a legally and 
physically adequate supply of water that is permitted by the State of Colorado. 
 
Luke Reschke, Water Commissioner, noted in a letter dated January 14, 2014, that: 


 
The history of water acquisitions and use of water rights involved with what is today the 
Sonrise Mountain Ranch, as well as neighboring properties, is bewildering to say the least. 
However, it suffices for the purposes of my administration of the water rights in this district, 
that Sonrise Mountain Ranch has ownership and interest in High Park Spring going back 
to the original right filed by YWAM in case 82CW154 for 22.5 gallons per minute for all 
intended uses. Sonrise Mountain Ranch also maintains sufficient replacement water by 
contract through the Upper Gunnison River Water Conservancy District to protect their use 
of water in the event of a call for water by a downstream senior water right, as described 
in the court approved augmentation plan decreed in Case No. 10CW036. 


 
Ivan Franco, Water Resources Engineer, for the Colorado Division of Water Resources noted in 
an email dated Dec. 30, 2013: 
 


The decree describes the operation of the YWAM well and the El Rancho Cimarron Pond. 
Our records indicate that this well has Permit No. 45451-F and is approved to supply water 
for commercial use to one single family lodge, 10 cabins and related facilities. The permit 
was issued on conditions that the well be operated in accordance with the Youth With A 
Mission Augmentation Plan approved by the Division 4 Water Court in Case No. 87CW186 
(later finalized as 05CW166). Records indicate that this well has Permit No. 45451-F with 
an issuance date of September 11, 1995 and a well construction date of March 1, 1996.  
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The applicant should be aware that the central water supply system should be operating 
under the terms and conditions of said decree or be subject to administration including 
orders to cease diverting water. The proposed residences are presumed to make up three 
of the 10 cabins approved in the above mentioned court decree. So long as the applicant 
operates the water supply in accordance with all pertinent court decrees and water well 
permits this office has no objection to the proposal. 


 
The YWAM well is not currently in use or planned to be used by Sonrise Mountain Ranch. According 
to Bob Hurford, the well does not have sufficient quality or quantity to provide the water supply for 
the subject parcel. The Sonrise facility can be served by either the High Park Spring or the YWAM 
well. The YWAM well is used as a backup in case of any type of failure of the High Park Spring 
system and it is cost effective alternative for augmentation water. An updated augmentation plan 
(Case No. 10 CW 36) was filed on December 13, 2010 and approved by the water judge. The 
updated augmentation plan protects the uses from High Park Spring 
 
Bret Icenogle of the Water Quality Control Division provided the following comments in a letter 
dated January 23, 2014: 
 


…the Division does not find that the proposed improvements impact the current compliance 
of the Sonrise Mountain Ranch drinking water system within the Division’s regulatory 
authorities. 


 
Sonrise Mountain Ranch applied for a disinfection waiver from the Division prior to 
November 30, 2010. For an unknown reason, the application for waiver from the 
disinfection requirements was not received and/or reviewed by the Division. Upon 
realization, the applicant requested the Division to consider their disinfection waiver 
request and provided a distribution system protection plan for review. The Division agreed 
to review the request, but delayed the review due to complications with the water system’s 
relationship to the provider of the water.  


 
The Division will be issuing a request for information to High Park Spring-Sonrise regarding 
the proposed disinfection system protection plan and has not made a determination at this 
time whether the system will receive a waiver from disinfection for the ground water source. 
The Division’s goal is to ensure High Park Spring-Sonrise delivers safe water to its 
customers in accordance with the Colorado Primary Drinking Water Regulations whether 
granted a waiver from disinfection or not. 


 
Section 12-106: Sewage Disposal/Wastewater Treatment.   
Applicable, the applicant has proposed three individual sewage disposal systems to serve each 
building on the parcel. Gunnison County ISDS Regulations require approval from the 
Environmental Health Board for more than one ISDS on a parcel.  
 
Crystal Lambert, Gunnison County Building and Environmental Health Official, noted in a memo 
dated December 19, 2013 that, “it is feasible that the owner may be able to receive Special Review 
approval for three ISDS on their single parcel as proposed.”  
 
Section 12-107: Fire Protection.  
Applicable, the subject parcel is within the Gunnison Fire Protection District. Gunnison Fire 
Protection District, Fire Marshal, Dennis Spritzer stated in an email dated 12/9/13 that there are “no 
fire issues with this proposal as long as the driveway will meet County specifications.” Spritzer also 
recommended the installation of a dry hydrant at the pond at County Road 858.   
  
Section 13-103: General Site Plan Standards and Lot Measurements. 
The site plan for this proposed development must meet the site plan criteria of this section, including 
proposed and existing roads, driveways, lot lines, building sites, and natural features of the site.  
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The site plan, “Sonrise Mountain Ranch, Minor Land Use Change, Site Development Plan,” 
prepared by Bob W. Hurford, P.E. and dated July 29, 2013, meets these criteria. 
 
Section 13-104: Setbacks from Property Lines and Road Rights-of-Way. 
This section applies; the proposed improvements meet the setback requirements.  
 
Section 13-105: Residential Building Sizes and Lot Coverages. 
Applicable, the applicant is proposing three residences, each approximately 2,500-3,000 square 
feet in size. The total residential square footage allowed on the parcel is 10,000 square feet and the 
aggregate square footage allowed is 12,500 square feet; any proposal exceeding those thresholds 
shall require an additional Land Use Change permit.  
 
Section 13-106: Energy and Resource Conservation. 
Applicable, this section will be applied at the time of building permit application. 
 
Section 13-107: Installation of Solid Fuel-Burning Devices 
This section applies and any solid fuel-burning devices proposed shall comply with this Section. 
 
Section 13-108: Open Space and Recreation Areas  
Not applicable, no requirement of open space is required for this application. 
 
Section 13-109: Signs. 
There are no signs proposed as part of the submitted application.   
 
Section 13-110: Off-Road Parking and Loading. 
The number of parking spaces complies with Appendix Table 3 and this Section. There is adequate 
area on the parcel for parking of the vehicles which is depicted on the site plan. 
 
Section 13-111: Landscaping and Buffering.  
A landscaping plan is required and has been submitted as part of the site plan. The applicants 
propose that landscape planting areas be seeded with native dryland grasses. 
 
Section 13-112: Snow storage. 
Design elements have been included within the site layout design allowing for adequate snow 
storage.   
 
Section 13-113: Fencing  
Applicable, this section applies and any fencing proposed shall comply with this section. 
 
Section 13-114: Exterior Lighting.   
Applicable, this section applies and any exterior lighting proposed shall comply with this Section 
and the exterior lighting requirements of Section 10-104: D.6. which requires that all exterior lighting 
rays are confined to the subject parcel.  
 
Section 13-115:  Reclamation And Noxious Weed Control. 
A reclamation permit is required for road cutting and/or construction, homesite 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. 
Not applicable, the proposed development is not within 100 feet of a water body and does not 
create more than 10,000 square feet of impervious surface area and therefore this Section is not 
applicable. 
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Section 13-118: Water Impoundments. 
Not applicable, this project does not propose a water impoundment. 
 
Section 13-119: Standards to Ensure Compatible Uses. 
The proposed development has been designed in a manner that will not adversely affect the 
character and tranquility of nearby residential or public use areas.  
 
Article 15: Right-to-Ranch Policy.   
This section is not applicable; there are no agricultural lands that will be affected by the uses on 
the subject parcel.    
 
FINDINGS: 
The Gunnison County Planning Commission finds that: 
 
1. This project is classified as a Minor Impact. 


 
2. The applicant has demonstrated that they have a legal and physically adequate supply of water 


from the High Park Spring No. 1. Case No. 10CW36 has been approved by the water judge for 
the High Park Spring uses. The drinking water is supplied by the High Park Spring No. 1 and 
is approved by the Colorado Water Quality Control Division as a public drinking water system 
named High Park Spring-Sonrise, PWSID No. CO0226845.  


 
3. The applicant has proposed three individual sewage disposal systems to serve each residence 


on the subject parcel. The applicant has been notified that the Gunnison County Individual 
Sewage Disposal System Regulations require a Special Review application for more than one 
ISDS on a single parcel.  


 
4. Portions of the subject parcel are in high wildfire hazard area.  


 
5. The subject parcel is in an area identified as a bear conflict area; it is also in a deer migration 


corridor. 
 


6. There is an existing mobile home on the subject parcel that the applicant plans to remove.  
 


7. This application is consistent with the standards and requirements of this Resolution.  
 
8. This review and decision incorporates, but is not limited to, all the documentation submitted to 


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


 
DECISION: 
The Gunnison County Planning Commission, having considered the submitted plan, site 
observations and public testimony, has reached the above Findings and recommends that LUC-
13-00025 be classified as a Minor Impact, and be approved with the following conditions: 
  
1. The existing mobile home shall be removed from the parcel and properly disposed of, prior to 


issuance of a Certificate of Occupancy for any new residence on the subject parcel. 
 


2. The applicants shall maintain compliance with the Colorado Water Quality Control Division for 
the public water system, High Park Spring-Sonrise. 
 


3. The installation of Individual Sewage Disposal Systems (also known as Onsite Wastewater 
Treatment systems) shall be in compliance with Gunnison County ISDS Regulations, as 
amended. This may require a Special Review by the Environmental Health Board for review 
and approval of more than one ISDS on a single parcel.  
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4. This permit neither implies nor grants any approval of the installation of ISDS or of a Special 


Review on the subject parcel. The applicant shall be required to demonstrate compliance with 
the applicable regulations when they apply for each ISDS permit.  


 
5. The driveway shall be constructed in compliance with the Gunnison County Road and Bridge 


Standards. 
 


6. The property owner shall utilize bear proof trash containers to reduce human bear conflicts. If 
fencing is proposed the applicant shall utilize wildlife friendly fencing techniques, as outlined 
by the Division of Parks and Wildlife.  


 
7. The owner shall be required to sign and have notarized an acknowledgment and disclaimer 


document, relative to the wildfire hazard, as part of the building permit review. 
 


8. All exterior lighting shall comply with the requirements of Sections 10-104:D.6 and 13-114, 
which requires that all rays be confined to the subject parcel.  


 
9. This permit is limited to activities described within the “Project Description” of this application, 


and as depicted on the 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.   


 
10. This approval is founded on each individual requirement.  Should the applicant successfully 


challenge any such finding or requirement, this approval is null and void. 
 
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 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. 





