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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: Community Development Department Services Manager Beth Baker 


CC: Director of Community Development- Joanne Williams 


 Assistant Director of Community Development- Neal Starkebaum 


 Planner- Cathie Pagano 


Date: February 7, 2013  


Re: Packet Materials:  For the ******* PC Meeting 
Document or other materials 


Action 
 Item 


• Draft Agenda- February 15, 2013   
  


• Minutes-  
              January 18, 2013  
 


x 


  
• Gravity Groms x 


              Draft Decision of Approval  
  


• Carbon Policy Task Force Report x 
              PC Recommendations for review  
  


• LUR Amendments - Floodplain x 
  


• County Attorney  
             Reducing Risks of Personal Liability  
             Ex Parte Communications in Quasi-Judicial Proceedings  
             Colorado Sunshine Law  
  
 
We will e-mail any documents that are not available yet, and anything that is submitted after we distribute the 
packets. 
 
Thanks, 
Beth 
 
Tom, 
 
Welcome to the Planning Commission.  I have included a letter in your packet.  Please call with any questions, 
either Neal or I will be glad to assist you.   Please be sure to fill out your tax information with Sally Wilcox in the 
finance department.   
 
Stay Warm, 
Beth  



http://www.gunnisoncounty.org/planning.html

mailto:planning@gunnisoncounty.org
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GUNNISON COUNTY PLANNING COMMISSION 
PRELIMINARY AGENDA: Friday, January 18, 2013 
 


DRAFT – FOR REVIEW 
 


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.  SG Interests I, Ltd., continued public hearing/no action, request for the Federal 11-90-9 gas well 


project, including five gas wells, located in northwest Gunnison County, in Section 9, Township 11 
South, Range 90 West, 6th P.M., west of Highway 133 


  
9:05 a.m. 


Gunnison Valley Properties, LLC, work session/possible action, Sketch Plan, request for a year-
round sand and gravel operation on 109-acres of a 220-acre parcel; 62-acres of which will be 
excavated. The operation will include the extraction, crushing, screening, washing and stockpiling 
of approximately 200,000 tons of sand and gravel per year.  Asphalt and concrete batching is also 
proposed to be conducted at the facility.  The property is located approximately ½ mile east of the 
City of Gunnison, south of Highway 50 to Tomichi Creek, legally described as a 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 


 


  
10:15 a.m. O.A. Pesnell, Monson Creek Outfitters, work session/no action, request for the use of two 


cabins for year-round guest lodging and sleigh and hay rides. Seasonal use (May – October) as a 
staging area for guided horseback tours onto adjacent BLM lands, and as a waypoint for jeep 
tours on adjacent BLM lands; with jeep rentals originating in the City of Gunnison; 59005 Highway 
50, north of Highway 50, Doyleville, legally described as being located in the NW/4NE/4, NW/4 
Section 1, N/2SW/4, the SE/4SW/4, part of SW/4 Section 1 and NE/4, NE/4SE/4 lying north of 
Highway 50 Section 2, Township 48 North, Range 3 East, N.M.P.M., 465-acres 


  
11:15 a.m. Jacob Schloesser, work session/possible action, amended application for a light industrial use – 


woodworking operation in a detached structure, with outside storage; located at 318 Pine Street, 
Lot 2, Ragged Meadow, approximately 2 miles west of the Town of Marble 


  
Lunch  
  
1:00 p.m. Gravity Groms LLC, work session/no action, request for a new commercial use for a private 


indoor gravity progression recreation facility, within an existing 12,000 square structure, including 
jumps, ramps, rails, trampolines, and foam-pits, for freestyle skiing, snowboarding, biking and 
skateboarding enthusiasts, for use and training. The site is located at 20143 Highway 135, 
approximately 6 miles south of the Town of Crested Butte, west of Highway 135, legally described 
as being located in the SW/4SW/4 Section 27 and NW/4 Section 34 Township 14 South, Range 
85 West 


Adjourn  
 
 
 
 
 
 
 
 
 
GUNNISON COUNTY  PLANNING COMMISSION 
Regular Meeting 







 13 January 18  PC Meeting Minutes 
 Page 2 


        PC Approved                                      


  


January 18, 2013 
**** 
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- Ramon Reed   Assistant Director of Community Development- Neal Starkebaum  
Vice-Chairman-Jim Seitz   Planner – Cathie Pagano 
Commissioner-Susan Eskew   Others present as listed in text 
Commissioner-Warren Wilcox    
Alternate Commissioner- Jeremy Rubingh 
Alternate Commissioner- A. J. Cattles 
 
Commissioners Absent-Kent Fulton        
**** 
With a quorum present Chairman Ramon Reed opened the regular meeting of the Commission. 
 
**** 
SG Interests I, Ltd- Federal 11-90-9., The Gunnison County Planning Commission (Commission) conducted a continued 
public hearing/no action, request for the Federal 11-90-9 gas well project, including five gas wells, located in northwest 
Gunnison County, in Section 9, Township 11 South, Range 90 West, 6th P.M., west of Highway 133. 
 
Chairman Ramon Reed has recused himself from this review.   
 
With a quorum present Vice-Chairman Jim Seitz opened the continued public hearing.   
 
Assistant Director of Community Development Neal Starkebaum noted he had spoken with Ryan Taylor, USFS; the 
Forest Service and the decision on the Categorical Exclusion would not be available until late February 2013. 
 
Eric Sanford, SGI, was present and reiterated his objection to the continuation. 
 
The commission continued the public hearing to March 1, 2013 at 9:00 a.m. 
 
Gunnison Valley Properties, LLC- Request for Gravel Operaion: The Gunnison County Planning Commission 
(Commission) conducted a work session to review the Sketch Plan for year-round sand and gravel operation on 109-
acres of a 220-acre parcel; 62-acres of which will be excavated. The operation will include the extraction, crushing, 
screening, washing and stockpiling of approximately 200,000 tons of sand and gravel per year.  Asphalt and concrete 
batching is also proposed to be conducted at the facility.  The property is located approximately ½ mile east of the City of 
Gunnison, south of Highway 50 to Tomichi Creek, legally described as a 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. 
 
Commissioner Warren Wilcox has recused himself from this review.   
 
Gunnison Valley Properties representative Dick Bratton, and Ben Langenfeld, consulting engineer for Greg Lewicki and 
Associates, were present.  
 
The Commission reviewed the draft recommendation for approval of sketch plan.   
.  
Moved by Seitz to approve the recommendation of approval of the applicants sketch plan as amended, no second was 
made.  
 
Assistant Director of Community Development Neal Starkebaum asked the Commission to discuss why there was no 
second to the motion. Cattles said he has concerns about the location because it is in the entrance corridor to Gunnison; 
although he said it is a good idea because of the economic value.  Eskew agreed there are concerns with the location and 
she doesn’t see the need for the gravel pit.  Reed said for the most part the application does meet the criteria of the 
Gunnison County Land Use Resolution (LUR.)  He added the aspects of the project which bother him are the visual 
impacts combined with the location and the size of pit. He said the type of screening proposed won’t be permanent 
vegetation to block the view of the gravel pit, but he said he doesn’t see this gravel pit as ever being not an eye-sore.  
 
Moved by Seitz seconded by Rubingh to approve the recommendation of approval of the applicants sketch plan as 
amended.  
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Reed said he thinks if the Sketch Plan is approved then the Preliminary/Final Plan will be approved in some form. Seitz 
disagreed noting just because Sketch Plan is approved it doesn’t indicate approval for Preliminary /Final Plan. Rubingh 
pointed out there is room to work on the issues and it would be strange to direct staff to draft a recommendation of 
approval and then decide they don’t want to approve the document.  
 
Bratton said he’s just as concerned about the aesthetics of the project as the Commission. He said the neighborhood is 
already industrial. He said this is very high quality gravel and you have to go where the resource is located. He opined the 
property east of his property (Signal Peak) is the “ugliest” in the County. He said his project could help clean up the area. 
Bratton said everyone can participate in creating a visual mitigation solution into the City of Gunnison.   
 
Seitz said he believes in the County review process and there will be time for further discussion; there isn’t any reason not 
to move forward. He added that staff had done a good job drafting the recommendation of approval, following the direction 
given by the Commission. Rubingh agreed with Seitz. 
 
The motion passed four to one, with Commissioners Seitz, Rubingh, Cattles, and Eskew voting for the motion; 
and Chairman Reed voting against the motion. 
**** 
O.A. Pesnell, Monson Creek Outfitters; The Gunnison County Planning Commission (Commission) conducted a work 
session to review the request for the use of two cabins for year-round guest lodging and sleigh and hay rides. Seasonal 
use (May – October) as a staging area for guided horseback tours onto adjacent BLM lands, and as a waypoint for jeep 
tours on adjacent BLM lands; with jeep rentals originating in the City of Gunnison; 59005 Highway 50, north of Highway 
50, Doyleville, legally described as being located in the NW/4NE/4, NW/4 Section 1, N/2SW/4, the SE/4SW/4, part of 
SW/4 Section 1 and NE/4, NE/4SE/4 lying north of Highway 50 Section 2, Township 48 North, Range 3 East, N.M.P.M., 
465-acres.  
 
Applicant O.A. Pesnell described the proposed project as an outfitting business to include jeep tours, horseback rides and 
other recreational amenities. The horseback rides would leave directly from the ranch. Pesnell said Assistant Director of 
Community Development Neal Starkebaum notified him of potential issues with well permitting for the guest cabins. The 
guest cabins would need to be permitted as commercial if the rentals are shorter than 30 days. He said they may not be 
able to obtain augmentation water for that well; he is still exploring the possibility of the commercial well.  
 
Starkebaum explained there are leks ,nesting and brood rearing habitat in the area. Reed said he was surprised there 
weren’t more conditions in Gunnison County Wildlife Coordinator Jim Cochran’s comments. Pesnell said the roads are 
open to the public and he can access those roads currently from Highway 50. He is asking to access those roads from his 
property but either way he’s allowed to use those roads. Pesnell noted Cochran was adamant dogs be contained to a 
specific area and not be permitted to go on the horseback rides. Pesnell understands the impacts of the dogs and has 
agreed to limit them to the conditions set forth by Cochran. 
 
Seitz asked about the necessity for the sheep fence around the perimeter of the parcel. Pesnell said his first herd of 
sheep was killed by coyotes and mountain lions and they’re investigating another breed of sheep to run on the parcel. He 
intends to use the parcel for sheep ranching. He did agree to some mitigation for the sheep fence as part of his previous 
land use change permit.  
 
Reed said the Commission should see the location of the cabins and to go with Cochran to view the parcel to better 
understand the sage grouse issue. The Commission agreed a site visit would be appropriate. The site visit was tentatively 
scheduled for February 1, 2013 and the public hearing for March 1, 2013.  
 
 
 
 
Jacob Schloesser Woodworking Operation; The Gunnison County Planning Commission (Commission) conducted a 
work session to review an amended application for a light industrial use – woodworking operation in a detached structure, 
with outside storage; located at 318 Pine Street, Lot 2, Ragged Meadow, approximately 2 miles west of the Town of 
Marble 
 
The Commission met with the applicant to review the draft decision document.   
 
Moved by Rubingh and seconded by Wilcox to approve the decision as amended.  The motion passed unanimously.   
 
PROJECT DESCRIPTION: 
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Jacob Schloesser initially submitted a land use change application for a salvaged wood, woodworking operation in 
September 2007. The company fabricates wood building material, including milled flooring, beams and furniture. On 
November 29, 2011 the applicant submitted an amended application that included items that had been identified by the 
Planning Commission as necessary to determine whether impacts could be mitigated, including noise studies and other 
related mitigations, which the applicant had not previously provided. 
 
All woodworking and milling operations, including the use of machinery used for the woodworking operation, will be 
conducted within a 2,100 square foot, existing, detached shop building, with the exception of equipment to unload and 
load materials and a bobcat used to stack and move the material to and from the storage area to the shop building.  The 
outside storage area is limited to the use of a maximum of 40,000 square feet, as shown on the site plan. 
 
Mitigation: 
The applicant has identified the following as mitigation to protect the adjoining residential neighborhood from potential 
impacts from the woodworking operation: 
 
• Berm, with landscaping, fencing and gate to provide sound and visual shielding of the operation.  
• All machinery involved in the woodworking operation is contained within the shop building, except for a bobcat to move 


materials around in the storage yard. 
• The number of employees is limited to 2 full time equivalent employees. 
• Hours of operation are limited to 8:00 a.m. to 6 p.m. Monday – Saturday. 
• Deliveries of materials limited to an average of three/month. 
• Retail sales are limited only to incidental sales.  
• Foam panels installed in the shop building provide increased sound attenuation, to reduce or eliminate sound beyond 


the property boundary.  
• Financial Security with Gunnison County to ensure installation of gate, fencing and landscaping. 
 
The applicant previously constructed a landscaped berm on the perimeter of the outside storage area, adjacent to the 
shop building, facing Pine Street, on the perimeter of the storage yard.  The berm will be further landscaped with native 
trees and shrubs, as identified on the revised site/landscaping plan, dated April 12, 2012.  A gate and fencing will be 
installed at the entrance to the storage area.  The combination of the gate/fencing and landscaped berm will provide full 
visual shielding of the storage area from the access road and the residential neighborhood across Pine Street.  
 
Sound Level Testing: 
The applicant provided a sound level test report, titled “Noise Analysis – Schloesser Co, Inc.”, prepared by Ellyn 
Houghton, M.S., CCC-A, August 4, 2011.  A BK Precision 732 sound level meter was used, with pre and post survey 
calibration. The report identified several sound level test points from inside the shop building, while different equipment 
was operating and milling wood, as well as from four points in the immediate neighborhood, across the street from the 
shop building. All of the exterior sound level test results were below the thresholds for maximum permissible noise levels, 
pursuant to Table 2: Maximum Permissible Noise Levels for Commercial and Industrial Uses, Section 9-301: Applicability 
and General Standards, Commercial and Industrial Uses. The maximum noise level for residential properties is 50db(A). 
The db(A) measurement of sound is decibels measured on the “A” scale of a standard sound level meter having 
characteristics defined by the American National Standards Institute. 
 
At the Planning Commission site visit on April 27, 2012, the Planning Commission members, as well as several neighbors, 
observed the sound levels from several points in the immediate neighborhood, across the street from the shop building.  
The observation took place while each piece of equipment used in the operation was in operation and several different 
types of wood were milled using all of the milling equipment, which staff witnessed.  The observations of the Planning 
Commission members were that the background ambient noise in the neighborhood was louder than the wood being 
milled inside the building.  Little, if any sound escaped from the shop building, during the milling operations. 
 
 
LOCATION : 
The site is located at 318 Pine Street, on a 9.3 acre parcel, west of the Town of Marble. The parcel is legally described as 
Lot 2, Ragged Meadow Subdivision.   
 
BACKGROUND: 
The Board of County Commissioners approved Ragged Meadow Subdivision on November 7, 2000, Resolution 59 Series 
2000, recorded in the Office of the Gunnison County Clerk and Recorder, Reception No. 508868, November 16, 2000.  
The barn was constructed in 2004. 
 
PLANS/REPORTS/SUBMITTALS: 
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Plans, reports, letters and other submittal documents informing this decision include, but are not limited to: 
• “Site Plan, Schloesser LUC 2007-06 Updated Site Plan”, Updated Entry Elevation, and Updated Entry Gate 


Elevation including landscaping plan and snow storage, dated April 12, 2012 
• “Noise Analysis – Schloesser Co, Inc.”, prepared by Ellyn Houghton, M.S., CCC-A, August 4, 2011 
• Traffic Delivery Log, identifying deliveries from 2009-2011, November 29, 2011 


 
COVENANTS: 
Associated with the land use change is an amendment to the Declaration of Protective Covenants to allow commercial or 
light industrial use on the property, consistent with the limitations identified by the land use change application. The Board 
of County Commissioners approved the amendment to the Declaration of Protective Covenants on September 4, 2012.   
 
IMPACT CLASSIFICATION:   
The project, by definition, is a Minor Impact pursuant to Section 6-102: L. New Commercial, Industrial 5000 sq.ft., or Five 
Acres or Less. 
 
MEETING DATES: 
The Planning Commission held work sessions and public hearings to discuss the application on the following dates: 


• October 17, 2008 Work session 
• October 15, 2010 Public Hearing 
• November 19, 2010 Work session 
• January 7, 2011 Work session 
• May 20, 2011  Public Hearing 
• June 3, 2011  Work session 
• February 3, 2012 Work session 
• May 4, 2012  Work session 
 


SITE VISIT: 
The Planning Commission conducted site visits on: 


•  October 10, 2008 
• October 15, 2010 
• June 3, 2011 
• April 27, 2012 


 
Planning Commission April 27, 2012 Site Visit Observations: 
The Commissioners noted that the background ambient noise in the neighborhood was more noticeable than the wood 
being milled inside the building, during the site visit. Little, if any sound, escaped from the shop building during the milling 
operations. 
 
PUBLIC HEARINGS: 
The Planning Commission conducted a public hearing on October 15, 2010 and May 20, 2011.  The following comments 
were received at the public hearing: 
 
October 15, 2010: 
Floyd Bebler said he owns property adjacent to the Schloesser parcel.   He bought it in 1992 and plans on building a two-
story house, which would be higher than the existing berm.   
 
Anita Long was present to speak for Ron Provost, who lives to the south of the Schloesser property.  Provost lives at 316 
Pine Street. He is a retired fire chief from back east who moved here 28 years ago.  Provost concerns included fire 
suppression on the property; no sprinkler system; no sawdust storage; no toilet facilities onsite; lots of wood stored on the 
property; potential for a fire and the spread of a fire.  
 
Jim Cunningham said he built his house in 1998, and he spent 12 years in a fancy resort over the hill on their Planning 
Commission.  He feels sorry for Schloesser because Schloesser has made a mistake, establishing an industrial use within a 
totally residential area.  There is no mitigation possible and if the Commission tries to find ways to allow the use they are not 
doing him any favors.  People moved into the neighborhood because it is very pastoral and not for living next to an industrial 
use.  He requested that the Commission protect the neighbor’s property rights.  Cunningham’s house is two stories and looks 
down on the Schloesser operation.  He is concerned with any future owners, if Schloesser sells the property.  He said more 
information is necessary.  He said the Commission should “cut the mustard” and end the request now, instead of possibly 
placating the applicant. 
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Larry Darien said he used to own the Schloesser property.  The property had been used agriculturally for years, and there is 
an apparent discrepancy with the property boundaries in the area.   
 
Susan Weber said she is in opposition to the request; it will profoundly and significantly affect her property.  The mill creates 
significant noise that negatively impacts the residential area and devalues her property.  The area has been residential for 
years and is peaceful. 
 
Andy Long read a letter from Kevin Weber, previously submitted. 
 
Anita Long read portions of a letter submitted at the public hearing. 
 
Ron Provost asked if during the site visit Schloesser operated the equipment? He said Scholesser has a split personality. 
 
John Armstrong said he was opposed to the application, inappropriate location 
 
Royal Laybour thanked the Commission for their time.  He said Schloesser is a good businessman, but he should be 
operating in an industrial park.  The residents have been negatively impacted by the operation of the mill.   
 
Art Howie, resident of the neighborhood, he said a berm does not fully screen the operation; occasionally there is excessive 
light coming from the barn.   
 
Izzy Palan, lives in Hermits Hideaway, she said the prettiest piece of furniture in her house was made by Schloesser.  
However, she is opposed to the change in use. 
 
Mike Preston, lives in the neighborhood, he said they are “yardaholics”, spending a lot of time in their yard, as well as having 
their kids and grandkids; they use the area and adjacent national forest extensively in the summer.  He is in opposition to the 
request. 
 
Joyce Preston, lives in the same place as Mike Preston, she said the noise is terrible; the owner of the mules drives 
discourteously and the mules are annoying. 
 
May 20, 2011  
Mike Preston said the community has been proactively working on the beetle infestation and a saw mill is not necessary.  
Preston and his wife are opposed to this operation.   The property designation should be for a residence and a barn.   He 
requested the berms be removed to provide a better visual into the property, and trees be planted for a sound buffer.   
 
Anita Long said she is not trying to put Schloesser out of business. He should be required to comply with the regulations.  
She said the County does not receive much of the taxes made from this operation; the recycled wood is bought in 
Wisconsin and sold in places other than Gunnison County. She said property values in the area will go down.  She does 
not agree to the time schedule for the mitigation.   She noted concerns with the hours of operation in a residential 
neighborhood.   
 
Joyce Preston said the bark beetle issue is a moot point, in Marble the cut trees are used as fire wood. She advised 
Schloesser to get advice from an acoustical engineer.   
 
Jim Cunningham is one of Schloesser’s closest neighbors.  He asked the Commission to deny this application for a light 
industrial operation in a residential area.  Mitigation should not be the issue; Schloesser did the wrong thing, in the wrong 
place, at the wrong time.   
 
Floyd Bebler said his property is the closest to Schloesser’s operation.  The industrial look is incompatible with the 
surroundings. He asked if this operation really meets the intent of the light industrial criteria.  He has consulted with a 
realtor who has said the property values of the surrounding property will be decrease because of Schloesser’s operation. 
He asked if this operation should be allowed to decrease the surrounding owner’s property values.     
 
David Savard was in favor of Schloesser’s request.  He has used some of the products milled by Schloesser while 
building his house.  He said the operation supplies some employment for the area.  Impacts from Schloesser’s business 
have been minimal.  It does not seem to be a high impact operation, and supplies some employment.  
 
Kevin Weber  asked how the noise level would be enforced.  He asked if the property values goes down, who is 
responsible for any decrease in value.  He requested the results of the noise monitoring that had been done in the 
neighborhood.  
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Ron Provost said moving the saw will not mitigate all the noise; it will still be disturbing. 
 
Substantial written comment has been received regarding this project including both letters in opposition and in support.  
All written comments are contained in the Planning Office file. 
 
REVIEW AGENCY REFERRAL COMMENTS:  
A copy of the complete application was sent, by certified mail and hand delivery to review agencies for comments.  A 
referral was sent to the Division of Wildlife, Carbondale Fire Protection District, and Gunnison County Public Works 
Department.  Comments were received from the following individual agencies: 
 
Gunnison County Public Works: Comments from Allen Moores, Assistant Director, Gunnison County Public Works, 
during the review, indicated that: 
 


The bridge crossing the Crystal River is functionally obsolete due to the width of the bridge.  The bridge is not load 
rated, but handles all sorts of heavy equipment.  No concerns with the bridge. 


 
Carbondale Fire Protection District: Comments were received from Bill Gavette, Deputy Chief, in a letter dated 
November 30, 2010: 
 


Thanks for the opportunity to comment on the Schloesser land use change.  Both the Fire Chief and I have reviewed 
the application.  The Fire District does not have any fire suppression requirements for the use.  A response plan will 
not be necessary.  Water for fire protection is available nearby from a dry hydrant supplied by Island Lake. 


 
COMPLIANCE WITH APPLICABLE SECTIONS OF THE GUNNISON COUNTY LAND USE RESOLUTION:  
Section 9-100: Uses Secondary to a Primary Residence. 
Not applicable. Uses secondary to a primary residence are not proposed. 
 
Section 9-200: Special Residential Uses. 
Not applicable. Special residential uses are not proposed. 
 
Section 9-300: Commercial and Industrial Uses. 
Applicable. 
 


D.1: Non Residential Accessory Uses: The proposed use is not accessory to a residential use; nor is any 
residential use proposed in conjunction with the use. 
 
D.2: Food Service Requirements: No food service is proposed as part of this application. 
 
D.3: Electrical Disturbances: No use of equipment that creates electrical disturbances is anticipated at the site. 
 
D.4: Fire and Explosive Hazards: No materials or products that decompose by detonation are proposed to be 
stored at the site. 
 
D.5. Glare and Heat: No glare or heat producing activities are anticipated or expected at the site. 
 
D.6. Exterior Lighting: The exterior lighting has been designed so that all direct rays and glare are confined to 
the subject parcel.  
 
D.7. Odors: No offensive odors from activities at the site are anticipated or expected. 
 


 D.8. Radioactivity: No radioactive materials are proposed to be stored on site. 
 


D.9. Vibration: No activities that cause vibration are expected to occur along the property boundaries.  
 
D.10. Noise: A “Noise Analysis – Schloesser Co, Inc.”, prepared by Ellyn Houghton, M.S., CCC-A, August 4, 
2011.  The levels of sound produced by the machinery used in operation is below the established standards for 
residential decibel thresholds. 


E. DESIGN STANDARDS FOR LIGHT INDUSTRIAL USES. In addition to complying with Section 9-301: D.: General 
Standards, light industrial uses shall comply with all the following: 
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1.  Maximum Aggregate Building Size. The only building used in the light industrial operation is 2,100 square feet.  


2. Operation Contained Within Buildings. The operation, other than the outside storage, is wholly contained within the 
building. 


3. Operation Impacts to be Contained within Property Boundaries. The light industrial use will not produce any 
offensive noise, vibration, electrical or magnetic interference, glare, fumes, odors, smoke, dust, heat or waste 
noticeable at, or beyond, the property boundaries of the parcel on which the light industrial use is located.  
Particularly raised were concerns from the neighborhood related to noise generated by the use.  At the April 27, 
2012 site visit the Planning Commissioners members noted that the background ambient noise in the 
neighborhood was louder than the wood being milled inside the building, during the site visit. Little, if any sound 
originated from the shop building, during the milling. 


4. Traffic. The use will generate below the allowed average of ten trips per day 


5. Hours of Operation. Hours of operation are from 8:00 a.m. to 6 p.m. Monday-Saturday. 


6. Limitation on Retail Sales. Retail sales are incidental and subordinate to the allowed wordworking/milling operation. 


7. Mitigation of Visual Impacts. The applicant has constructed a landscaped berm on the perimeter of the outside 
storage area, adjacent to the shop building, facing Pine Street, as shown on the site plan.  The berm will be 
further landscaped with native trees and shrubs, as identified on the updated site/landscaping plan, submitted on 
April 12, 2012.  A gate and fencing will be installed at the entrance to the storage area.  The combination of the 
gate/fencing and landscaped berm will provide full visual shielding of the storage area from the adjacent 
residential neighborhood. 


8. Parking shall be Indoors, or Screened for Light Industrial Use Vehicles. Vehicles used as part of the light industrial 
use will be within the screened outside storage area. 


9. Employee and Customer Parking. Parking is adequate for the use. 


10. Outside Storage. Outside storage will be fully screened by the gate/fencing and landscaped berm from the 
access road and the adjacent residential neighborhood. 


 
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. Residential development is not proposed as part of this application.  
 
Section 10-103: Residential Density. 
Not applicable.  Residential development is not proposed as part of this application. 
 
Section 10-104: Locational Standards for Commercial, Industrial and Other Non-Residential Development. 
Applicable.  
  B. Primary Location al Standards. 
 1.  Adjacent to Incorporated Municipality. 


The site does not meet the Primary Locational standards, as it is not adjacent to an incorporated municipality. or 
within a municipal three mile plan area. 


2.   Consistent with a Municipal Three Mile Plan. 
The site does not meet the Primary Locational standards, as it is not within a municipal three mile plan area. 


C. Alternative Locational Standards. 
1. Locational Considerations.  


b. No Site is Reasonably Attainable in or Adjacent to the Nearest Municipality or Existing, Permitted 
Business or Industrial Park.  The use complies with the Alternative Locational standards, 1 b. that there is 
no site reasonably attainable within or adjacent to the municipality or existing business or industrial park 
nearest the proposed development site.  The applicant has provided documentation that there were no sites 
within the closest municipality of Marble and the closest industrial/business parks are located in Carbondale, 
in Pitkin County, approximately 28 miles away. 
 


2. Compatible with Existing Uses Established in Impact Area. The use, with proposed mitigation, is compatible 
with existing uses established in the neighborhood. 
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3. No Significant Net Adverse Effect. The use will not create significant net adverse effects, with mitigation, as 


proposed by the applicant and as evidenced by the sound level testing and observations by the Planning 
Commission, at the April 27, 2012 site visit. Outside storage will be fully screened by the gate/fencing and 
landscaped berm from the access road and the adjacent residential neighborhood. 


 
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 in a geological hazard area.   
 
Section 11-105: Development in Areas Subject to Wildfire Hazards. 
Applicable. The subject parcel is an area classified as low wildfire hazard.  A copy of the application was sent to the 
Carbondale Fire Protection District, who provides for fire response to the area, for review, and comments from Bill 
Gavette, Deputy Chief, are noted above. 
 
Section 11-106:  Protection of Wildlife Habitat Areas. 
Applicable. The application was referred to the Division of Wildlife. No comments were received from the Division of 
Wildlife. 
 
Section 11-107: Protection of Water Quality.  
Not applicable. There are no water bodies within 125 feet of the proposed development.  
 
Section 11-108: Standards for Development on Ridgelines.  
 Not applicable. The site is not located on a ridgeline. 
 
Section 11-109: Development That Affects Agricultural Lands. 
Not applicable. The subject parcel is not adjacent to agricultural lands. 
 
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. 
Applicable. Comments were provided by Allen Moores, Gunnison County Public Works, noted above. No issues with 
access or the bridge over the Crystal River were identified.  The access road is privately plowed. 
 
Section 12-104:  Public Trails. 
Not Applicable. There is no public trail existing or proposed on this site.  
 
Section 12-105: Water Supply.  
Not applicable.  There is no water supply proposed or required for this use.   
 
Section 12-106: Sewage Disposal/Wastewater Treatment.   
Not applicable. There is no wastewater treatment required for this use, nor is any wastewater anticipated.  
 
Section 12-107: Fire Protection.  
Applicable. The proposed development is located within the Gunnison Fire Protection District, but is served by the 
Carbondale Fire Protection District. A copy of the application was sent to the Carbondale Fire Protection District, who 
provides for fire response to the area, for review, and comments from Bill Gavette, Deputy Chief, are noted above.  No fire 
protection issues were raised. 
  
Section 13-103: General Site Plan Standards and Lot Measurements. 
Applicable. 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.  The site plan submitted with the 
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amended application “Site Plan, Schloesser LUC 2007-06 Updated Site Plan”, including landscaping plan and snow 
storage, dated April 12, 2012 meets these criteria.  
 
Section 13-104: Setbacks from Property Lines and Road Rights-of-Way. 
Applicable.  The proposed operation meets the setback requirements.  
 
 
Section 13-105: Residential Building Sizes and Lot Coverages. 
Not applicable. Residential buildings are not proposed as part of this application. 
 
Section 13-106: Energy and Resource Conservation. 
Not applicable. This section only applies to residential buildings. 
 
Section 13-107: Installation of Solid Fuel-Burning Devices 
Applicable. The shop building is heated by a grandfathered exterior wood fired furnace, installed in 2005. This section 
applies and any future solid fuel-burning devices proposed shall comply with this section. 
 
Section 13-108: Open Space and Recreation Areas  
Applicable. The project provides open space through the inclusion of landscaping elements and property line setbacks. 
 
Section 13-109: Signs. 
Applicable.  There are no signs currently proposed as part of the submitted application. Signs are permitted with a sign 
permit. 
 
Section 13-110: Off-Road Parking and Loading. 
Applicable. The number of parking spaces complies with this section.   
 
Section 13-111: Landscaping and Buffering.  
Applicable. A landscaping plan is required and has been submitted as part of the application for buffering of the use from 
the neighborhood.  
 
Section 13-112: Snow storage. 
Applicable. Design elements have been included within the site layout design allowing for adequate snow storage.   
 
Section 13-113: Fencing  
Applicable.  The applicant proposes to install a six-foot wood fence, as part of the entry element that provides screening of 
the storage area. The proposed fence complies with this section.  
 
Section 13-114: Exterior Lighting.   
Not applicable. No exterior lighting has been identified as part the application.  Any future exterior lighting shall comply 
with this section. 
 
Section 13-115:  Reclamation and Noxious Weed Control. 
Applicable.  Weed control within the storage area is required. 
 
Section 13-116: Grading and Erosion Control. 
Not applicable.  No grading activities are contemplated by this application.  
 
Section 13-117: Drainage, Construction and Post-Construction Stormwater Runoff. 
Not applicable, current and historic drainage patterns and controls will not be altered. 
  
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 of the property has been designed in a manner that will not adversely affect the character and 
tranquility of nearby residential or public use areas. The applicant has provided the following as mitigation to protect the 
adjoining residential neighborhood from potential impacts from the woodworking operation: 
 
• Berm, with landscaping, fencing and gate to provide sound and visual shielding of the operation.  
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• All machinery involved in the woodworking operation is contained within the shop building, except for a bobcat to move 
materials around in the storage yard. 


• The number of employees is limited to 2 full time equivalent employees. 
• Hours of operation are limited to 8:00 a.m. to 6 p.m., Monday – Saturday. 
• Deliveries of materials limited to an average of three/month. 
• Retail sales are limited to incidental sales to customers. 
• Foam panels installed in the barn building to increase sound attenuation.  
• Financial Security with Gunnison County to ensure installation of gate and landscaping. 
 
Article 15: Right-to-Ranch Policy.   
Applicable. 
 
FINDINGS: 
The Gunnison County Planning Commission finds that: 
 
1. This project, by definition, is classified as a Minor Impact. 


 
2. Concerns were raised by residents in the adjacent neighborhood regarding potential impacts from the light industrial 


operation. Those concerns have been addressed and the application complies with the Land Use Resolution.  The 
applicant has addressed those potential impacts to the adjacent residential neighborhood by the provision of and 
installation of the mitigation measures. 
 


3. The applicant submitted an estimate of the costs associated with the installation of mitigation measures, including 
$20,000 for the fencing and gate and $5000 for the installation of landscaping.  The Planning Commission determined 
that the estimate was acceptable. 


 
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. 


 
DECISION: 
The Gunnison County Planning Commission, having considered the submitted plan, site observations and public testimony, 
has reached the above Findings and determines that LUC-2007-06, Jacob Schloesser, is as a Minor Impact, and is 
approved with the following conditions: 
  
1. Approval shall be memorialized in a Certificate of Minor Impact, recorded with the Office of the Gunnison County 


Clerk and Recorder. 
  


2. 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. 
 


3. The following conditions pertaining to the conduct of the operations are as follows: 
a) The milling of raw timber is not permitted. 
b) No expansion of the storage area is permitted. 
c) The hours of operation are limited to 8 a.m. – 6 p.m. Monday – Saturday. 
d) The number of employees is limited to 2 full time equivalent employees. 
e) Deliveries of materials are limited to an average of three/month. The applicant shall keep a log of deliveries, 


available for inspection by the County. 
f) Retail sales are limited to incidental sales to customers. 
g) Exterior lighting shall comply with Sections 9-301: D.6.: Exterior Lighting and 13-114: Exterior Lighting.  
h) The storage area shall be maintained; no trash or scrap material piles shall be allowed. 
 


4. This approval is subject to the execution of a Development Improvements Agreement, for the installation of the 
mitigation measures, by the Board of County Commissioners and recordation of the Development Improvements 
Agreement with the Gunnison County Clerk and Recorder. The Development Improvements Agreement is subject to 
approval by the County Attorney’s Office. 
 


5. A performance bond, letter of credit or other means of surety acceptable to Gunnison County, shall be submitted to 
the County Attorney’s office, for the costs of the fencing, gate and landscaping, as identified in the cost estimate and 







 13 January 18  PC Meeting Minutes 
 Page 12 


        PC Approved                                      


  


on the Site Plan, dated April 12, 2012, plus 25 percent, and that said surety for the landscaping be retained by the 
County for a period of two growing seasons to ensure its survival. The gate, fencing and landscaping shall be installed 
no later than September 1, 2013.   The Certificate of Minor Impact shall not be recorded until this condition is fulfilled.  


 
6. This approval is founded on each individual requirement.  Should the applicant successfully challenge any such 


finding or requirement, this approval is null and void. 
 
7. 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. 


 
8. 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. 
 
9. 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. 


 
**** 


 
Gravity Groms LLC- Recreation Facility; The Gunnison County Planning Commission (Commission) conducted a work 
session to review request for a new commercial use for a private indoor gravity progression recreation facility, within an 
existing 12,000 square structure, including jumps, ramps, rails, trampolines, and foam-pits, for freestyle skiing, 
snowboarding, biking and skateboarding enthusiasts, for use and training. The site is located at 20143 Highway 135, 
approximately 6 miles south of the Town of Crested Butte, west of Highway 135, legally described as being located in the 
SW/4SW/4 Section 27 and NW/4 Section 34 Township 14 South, Range 85 West 
 
Applicant Doug Hudson was present and described the proposed use.  He stated there is significant community interest 
as indicated by their ability to sell 10% early memberships to members of the community. The facility will be an amenity to 
the community. The facility will be open year-round 9:00 a.m. to 9 p.m., with some possible modifications to the winter 
schedule, because the structure will not be heated.  He identified all of the letters of support from the municipalities, 
including WSCU, CBMR, and CB South.  
 
Wilcox said anything that keeps kids active and that they enjoy, without getting high, is fabulous. 
 
Rubingh said it will be an amazing facility.  He asked about the drinking water supply.  Hudson noted water will be 
provided in coolers and bottled water for sale. Eventually, a public water supply could be provided.  Rubingh asked about 
traffic and trip generation. Hudson replied they have been having discussions with CDOT and Gunnison County Public 
Works.  There are very long sight lines on Highway 135 and he said traffic will not be an issue; no improvements will be 
necessary on Highway 135.  Rubingh asked if there would be “special events”.  Hudson said possibly four times a year 
they may hold a “special event” which would be larger than the ordinary business day and they would possibly operate a 
shuttle for transportation.  They have discussed the possibility of a RTA bus stop for the facility.   
 
Seitz said he sees this will have immediate success.  He asked if there are plans to expand to outside activities; Hudson 
said in the future they will look at utilizing the entire property. He said there will be no motorized activities.  Seitz asked if 
the construction workers were from the area; Hudson said will use local contractors.   
 
Eskew agreed this will be a great addition to the local culture; very inclusive for both boys and girls. 
 
Reed asked about augmentation water; Hudson said they have been working with the Upper Gunnison Water 
Conservancy District. Reed asked if the septic system is being designed by engineer Jerry Green; Hudson said yes.  
Hudson added that working through the bank in a foreclosure process has been very frustrating and difficult.  Reed 
pointed out Public Works input is needed; the driveway width will need to be increased to 22 ft. wide.  Reed expressed his 
concerns with CDOT access, Fire District input, safety and liability issues with the design and construction.   
 
Reed asked if building permits are required for the interior ramps; Planner Cathie Pagano noted in discussions with the 
building inspector Richard Wojdakowski, he has indicated no permits would be required, because there is no code for this 
type of use. Reed questioned whether the County Attorney should be consulted about any potential County liability; 
Pagano will consult with CAO.   
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Rubingh asked if they have considered engineering for the Adaptive Sports program; Hudson said they are working on it.  
They will have full ADA access, but they are working on the technical details associated with ingress/egress for the ramps.  
They want to incorporate that type of programming into the facility. 
 
The consensus of the Commission was this is classified as a Minor Impact review project. 
 
The commissioners all stated they were familiar with the site and arena structure; no site visit was deemed necessary.  
 
The Commission directed staff to schedule a public hearing and prepare a draft decision of approval, for review following 
the public hearing. 
 
Chairman Reed closed the work session.  


**** 
The January 13, 2013 Planning Commission meeting was adjourned at 2:30 P.M.   


**** 
 
 
_______________                            
/S/  
Neal Starkebaum   Cathie Pagano 
Gunnison County Community Development Department 
 
 
 
 
 








GUNNISON COUNTY PLANNING COMMISSION 
PRELIMINARY AGENDA: Friday, February 15, 2013 


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


• Approval of Minutes 
• Welcome to New Planning Commission member 
• Election Of Officers 
• Designation Of Official Posting Locations  
• 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.  Gravity Groms LLC, public hearing/work session/possible action, request for a new 


commercial use for a private indoor gravity progression recreation facility, within an 
existing 12,000 square structure, including jumps, ramps, rails, trampolines, and foam-
pits, for freestyle skiing, snowboarding, biking and skateboarding enthusiasts, for use 
and training. The site is located at 20143 Highway 135, approximately 6 miles south of 
the Town of Crested Butte, west of Highway 135, legally described as being located in 
the SW/4SW/4 Section 27 and NW/4 Section 34 Township 14 South, Range 85 West 


  
10:00 a.m. Staff - Land Use Resolution amendments – Floodplain related amendments, work 


session/possible action, amendments to the Land Use Resolution to comply with 
regulatory changes in the Department of Homeland Security FEMA - National Flood 
Insurance Program (NFIP) and State of Colorado – Colorado Water Conservation Board 
(CWCB) requirements; including language for adoption of the 2013 Gunnison County 
Flood Insurance Study (FIS) and Flood Insurance Rate Maps (FIRM)  


  
10:30 a.m. Carbon Policy Task Force Report, work session/possible action, Planning Commission 


recommendations to the Board of County Commissioners. 
  


Adjourn  
  
  
  
  
  


 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
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 (641-0360) ahead of time to confirm its scheduled time. Anyone needing special 
accommodations please contact the Community Development Department before the meeting. 
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TO:   Planning Commission 
 
SUBJECT:  Planning Commission Draft Decision 


Gravity Ranch 
LUC-12-00027 


 
DATE:   February 15, 2013 
 
PREPARED BY:  Cathie Pagano, Planner 
    
APPLICANT:  Gravity Groms, LLC represented by Doug and Alexandra 


Hudson  
 


 
PROJECT DESCRIPTION: 


The applicant is proposing an indoor “gravity ranch” recreational facility. The facility will 
be used as a private indoor gravity progression recreation facility and include jumps, 
ramps, rails, trampolines, and foam-pits, for freestyle skiing, snowboarding, biking and 
skateboarding enthusiasts, for use and training. The commercial facility is proposed to 
occupy 11,750 square feet of an existing agricultural building on the subject parcel and 
will be open 363 days a year from 9am to 9pm. There is also an existing single family 
residence and secondary residence on the parcel. The applicant anticipates residing in 
the primary residence and either renting out the secondary residence or utilizing it for 
employee housing.  No outdoor activities are proposed as part of this application. 
 
The parcel on which the land use change is proposed is 20143 Hwy 135, north of the Red 
Mountain subdivision entrance and 0.3 miles south of County Road 740 (Cement Creek). 
The property is legally described as 45.6 acres in SW4SW4, Section 27 and NW4, Section 
34, lying west of Hwy 135. 
 
PLANS/REPORTS/SUBMITTALS: 


Plans, reports, letters and other submittal documents informing this decision include, but 
are not limited to: 


 Site plan, parking and landscaping plan, and floor plan, prepared by Gravity 
Ranch and submitted as part of the Land Use Change application on December 
14, 2012.  
 


IMPACT CLASSIFICATION:   


The project, by definition, is a Major Impact pursuant to Section 7-101: B. New 
Commercial, Industrial Larger than 5,000 sq. ft., or Five Acres. The Planning 
Commission reviewed the additional criteria for impact classification in Section 3-111: B. 
Criteria for Classifying Impact and reduced the impact classification to Minor Impact. The 
proposed commercial use will occur inside an existing building and is not expected to 
generate any major demand for public services; nor to create major impacts on the 
impact area and environment; nor to create major impacts on existing and proposed 
development in the area.  
 
MEETING DATES: 


The Planning Commission held work sessions and public hearings to discuss the 
application on the following dates: 
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 January 18, 2013 Work session 


 February 15, 2013 Public Hearing 


 February 15, 2013 Work session 
 
SITE VISIT: 


The Planning Commission did not conduct a site visit. The Commission decided that 
since the building is existing and no outdoor activities are proposed, a site visit was not 
necessary. 
 
PUBLIC HEARING: 


The Planning Commission conducted a public hearing on February 15, 2013.  The 
following comments were received at the public hearing: 


 
REVIEW AGENCY REFERRAL COMMENTS:  


A copy of the complete application was sent via electronic mail to review agencies for 
comments.  A referral was sent to the Division of Water Resources, Colorado Parks and 
Wildlife, Colorado Department of Transportation, Crested Butte Fire Protection District, 
Gunnison County Trails Commission, Gunnison County Environmental Health and 
Gunnison County Public Works.  
 
Comments were received from the Division of Water Resources, Colorado Department 
of Transportation, Gunnison County Environmental Health, Gunnison County Public 
Works, and Crested Butte Fire Protection District and are noted in the applicable 
sections.  
 
COMPLIANCE WITH APPLICABLE SECTIONS OF THE GUNNISON COUNTY LAND 
USE RESOLUTION:  
Section 9-100: Uses Secondary to a Primary Residence. 


Not applicable. There is an existing secondary residence on the parcel that was 
previously permitted. The applicant proposes that the secondary residence be used as a 
rental unit and/or as employee housing. 
 
Section 9-200: Special Residential Uses. 


Not applicable. No special residential uses are proposed. 
 
Section 9-300: Commercial and Industrial Uses. 


Applicable, the applicant is proposing a commercial recreational facility.  
 


D.1: Non Residential Accessory Uses: The proposed use is not accessory to a 


residential use; nor is any new residential use proposed. 
D.2: Food Service Requirements: No food service is proposed as part of this 
application. 
D.3: Electrical Disturbances: No use of equipment that creates electrical 


disturbances is anticipated at the site. 
D.4: Fire and Explosive Hazards: No materials or products that decompose by 


detonation are proposed to be stored at the site. 
D.5. Glare and Heat: No glare or heat producing activities are anticipated or 


expected at the site. 
D.6. Exterior Lighting: The exterior lighting shall be designed so that all direct 


rays and glare are confined to the subject parcel.  
D.7. Odors: No odors are anticipated or expected. 







Gravity Ranch - PC Draft Decision 3 


 D.8. Radioactivity: No radioactive materials are proposed to be stored on site. 
D.9. Vibration: No activities that cause vibration are expected to occur along the 


property boundaries.  
D.10. Noise: No new noise is anticipated as a result of this application.  


 
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 new residential development is proposed as part of this application.  
 
Section 10-103: Residential Density. 


Not applicable, no new residential development is proposed as part of this application. 
 
Section 10-104: Locational Standards for Commercial, Industrial or Other Non-
Residential Development 
The proposed location complies with the alternative locational standards. The applicant 
has demonstrated that the location of the proposed project is necessary because of its 
proximity to the City of Gunnison and Town of Crested Butte. The applicant attempted to 
locate the project nearer to the Town of Crested Butte and in Crested Butte South but 
was unable to find a suitable location that was large enough to accommodate the project 
or that was cost effective. The location is well suited to the specific use because the size 
of the existing building will accommodate the proposed project.  
 
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 in an area of geologic hazards, according to 
Gunnison County mapping.  
 
Section 11-105: Development In Areas Subject to Wildfire Hazards. 


Applicable, portions of the subject parcel are in an area of high wildfire hazards. A copy of 
the application was sent to the Crested Butte Fire Protection District. The property owner 
will be required to sign an acknowledgement relative to this hazard prior to issuance of a 
building permit. 


 
Section 11-106:  Protection of Wildlife Habitat Areas. 


The application was referred to the Colorado Parks and Wildlife. No comments were 
received.   
 
Section 11-107: Protection of Water Quality.  


Not applicable, the proposed use is not within 125 feet of a waterbody.  
 
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 affect agricultural lands. 
 
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. 


Applicable, a copy of the application was sent to Gunnison County Public Works and the 
Colorado Department of Transportation (CDOT). Comments from Allen Moores, 
Assistant Public Works Director, state that “to comply with current standards, the access 
road will need to be improved by widening the driving surface of the existing road to a 
width of 22 feet and surfaced. After discussion with CDOT the access onto Highway 135 
will also need to be improved.” 
 
Comments from Dan Roussin, CDOT Region 3 Permit Unit Manager, note that, “The 
access will need to be widened to accommodate the commercial use,” and requested 
that there is a “requirement that the landowner applies for an access permit prior to the 
use being finalized.” 
 
Section 12-104:  Public Trails. 
There is no public trail existing or proposed on this site. A copy of the application was 
sent to the Trails Commission and no comments were received.  
 
Section 12-105: Water Supply.  


Applicable, there is an existing well (No. 198544) on the parcel that is limited to ordinary 
household purposes in three single family dwellings, the irrigation of one acre of home 
lawn and gardens and the watering of domestic animals. Megan Sullivan, P.E., Water 
Resource Engineer for the Division of Water Resources noted in a letter dated, January 
15, 2013 the following: 
 


….In order for water from this well to be used in a commercial facility, even if only 
for sanitary purposes, the well must operate under a permit that allows for such 
uses, which the current permit does not provide. 


 
The applicant has two permitting options. The first is to obtain a permit where the 
well is exempt from administration in Colorado’s water rights priority system, 
which is what the current permit is, but to use the well for drinking and sanitary 
purposes only for the entire property including the house and apartment. …no 
lawn and garden irrigation or domestic animal watering would be allowed.  


 
…The other option is to apply for a permit where the well is not exempt from 
administration. While there is not a type of use limitation or policy driven 
volumetric limitation for this type of permit, unfortunately, since the stream 
system is over-appropriated, a non-exempt well permit could not be issued 
without a Water Court approved augmentation plan. 
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The applicant has stated that they intend to augment the water supply by purchasing 
augmentation water from the Upper Gunnison Water Conservancy District. 
 
Section 12-106: Sewage Disposal/Wastewater Treatment.   


Applicable, wastewater treatment will be provided by an onsite wastewater treatment 
system. Richard Stenson, Environmental Health Official, noted that, “…water from sinks 
shall not be consumed by the public until such time that a Public Water System (PWS) is 
installed and approved. I agree with their proposal and recommend LUC approval with 
the condition that a PWS is developed for public use in a timely manner….The site and 
soils are suitable for an onsite wastewater treatment system (OWTS) upgrade. I agree 
with the proposal and recommend LUC approval with the condition that Gravity Groms 
LLC apply for and receive an OWTS permit and final construction approval from 
Gunnison County prior to operation of the commercial use.” 


 
Section 12-107: Fire Protection.  
Applicable, the proposed development is located within the Crested Butte Fire Protection 
District. Comments from Scott Wimmer, Fire Inspector and Ric Ems, Fire Chief/Fire 
Marshal note that, “…an informal site visit was performed by Chief Ric Ems, no approval 
of any kind was issued….At this time we have no objections to the LUC proposal….We 
request an official determination from the County as to occupancy classification and 
square footage of the proposed use….There are more stringent requirements for an A-3 
occupancy of 12,000 square feet or more.”  
  
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.  The site plan prepared by Gravity Groms, LLC dated 
December 14, 2013 complies with this Section. 
 
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. 


Not applicable, no residential buildings are proposed.  
 
Section 13-106: Energy and Resource Conservation. 


Not applicable, this section only applies to residential buildings.  
 
Section 13-107: Installation of Solid Fuel-Burning Devices 


Not applicable, no solid fuel burning device is proposed as part of this application.  
 
Section 13-108: Open Space And Recreation Areas  


Not applicable, no requirement of open space is required for this application. 
 
Section 13-109: Signs. 


Applicable, one 9 square foot sign is proposed as part of this application.  The sign is to 
be located at the entrance gate on the property and will be lit with a downward cast 
solar, LED light.  
 
Section 13-110: Off-Road Parking And Loading. 
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Applicable, the proposed parking plan is depicted on the “Gravity Ranch Parking 
Area/Landscaping Plan,” in Tab 9 of the application. The applicant has provided 28 
parking places that are 9 ft. by 20 ft. with one ADA parking place adjacent to the main 
entrance.  
 
Section 13-111: Landscaping And Buffering.  


Applicable, “Gravity Ranch Parking Area/Landscaping Plan,” in Tab 9 of the application 
has been submitted. The applicant proposes to maintain existing vegetation at the site 
and plant new aspen and evergreen trees for screening along the southeast side of the 
parking area.  
 
Section 13-112: Snow storage. 
Applicable, adequate room for snow storage is available and a copy of this application 
was referred to Gunnison County Public Works for review.  
 
Section 13-113: Fencing  


Not applicable, no new fencing is proposed. Colorado’s fence-out laws apply and the 
applicant has noted in the application that they are aware of this statute. 
 
Section 13-114: Exterior Lighting.   


Applicable, this section applies and any exterior lighting proposed shall comply with this 
section and shall be wholly confined to the site as required in Section 9-300: D.6. 
 
Section 13-115:  Reclamation And Noxious Weed Control. 


A reclamation permit is required for road cutting and/or construction, homesite clearing 
and berm construction, or installation of an individual sewage disposal system.  
 
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 existing building is not within 100 feet of a water body or mudflow. 
 
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 based upon the review of Section 3-111: 


B. Criteria for Classifying Impact. No major demand for services, nor major impacts 
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on the environment, impact area, nor existing and proposed development are 
anticipated as a result of this proposed use. 
 


2. The building for which the use is proposed is existing. 
 


3. There is an existing primary and secondary residence on the parcel which were both 
previously permitted. 
 


4. The proposed location of the facility is well suited to the area and will not cause a 
significant net adverse effect. 
  


5. A portion of the subject parcel is in a high wildfire hazard area, according to Colorado 
State Forest Service mapping.  
 


6. The existing driveway and access onto Highway 135 shall be modified to comply with 
Gunnison County Road and Bridge Standards and CDOT standards. 
 


7. The applicant is purchasing augmentation water from the Upper Gunnison Water 
Conservancy District for the purpose of augmenting their existing well permit.  
 


8. An onsite wastewater treatment system is proposed to serve the project. The existing 
individual sewage disposal system will be modified to meet the standards of 
Gunnison County.  
 


9. The subject parcel is in the Crested Butte Fire Protection District and is therefore 
subject to its standards and regulations. 
 


10. The applicant has submitted drawings and proposed location for the proposed sign; 
no additional sign permit shall be required. 
 


11. This application is complies with the standards and requirements of the Gunnison 
County Land Use Resolution.  


 
12. 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. 


 
DECISION:  


The Gunnison County Planning Commission, having reviewed 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, and 
having reached the above findings, classifies LUC-12-00027 Gravity Ranch as a Minor 
Impact project, and approves it with the following conditions and notations:  
  
1. A portion of the subject parcel is in a high wildfire hazard area and the property 


owner shall be required to sign and have notarized an acknowledgement and 
disclaimer relative to the wildfire hazard, prior to the issuance of the building permit. 
 


2. The applicant shall obtain an access permit from the Colorado Department of 
Transportation for the commercial use prior to the issuance of the building permit. 
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3. The applicant shall comply with all applicable standards in the Gunnison County 
Road and Bridge Standards. 
 


4. The applicant shall provide documentation that they have an adequate and legal 
supply of water in the form of a well permit for a commercial use and the residential 
uses, prior to the issuance of the building permit. 
 


5. The applicant shall provide documentation that the onsite wastewater treatment 
system has been approved by the Gunnison County Environmental Health Official 
prior to the issuance of the building permit.  
 


6. The applicant shall comply with all applicable standards of the Crested Butte Fire 
Protection District.  


 
7. The Certificate of Minor Impact shall not be recorded until all Land Use Change 


permit fees have been paid. 
  
8. 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.   


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


successfully challenge any such finding or requirement, this approval is null and void. 
 
10. 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. 


 
11. 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. 


 
12. 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. 
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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: Board of County Commissioners  
From: Planning Commission 
Date: February 15, 2013 
Re: Carbon Policy Recommendations for the Strategic Plan 
 
The BOCC of County Commissioners (BOCC) has directed the Planning Commission (PC) to provide 
recommendations on carbon policy relative to the BOCC’s Strategic Plan. The Planning Commission 
makes the following recommendations to the Board of County Commissioners.  
 
Recommended Strategic Result:  
By 2014, fund x% of the ORE Energy Smart Program and an ORE education program addressing 
energy efficiency in rental housing. 
 
Identify by 2014 possible options for the creation of an ongoing revenue stream to fund the 
Energy Smart Program and/or rebates for energy efficiency upgrades to existing buildings and 
recommend by 2015 a revenue stream source for the program(s). 
 
By 2014 an employee of the Housing Authority shall be certified to instruct “First Time 
Homebuyer” classes which meet state and federal requirements.  
 
The strategic measures that would support this strategic result are: 


• Designate continued funding for the Business and Home Energy Smart program currently 
provided by ORE.  


• Determine if the International Energy Conservation Code (IECC) can be adopted every three 
years while continuing to adopt the International Building Code (IBC) every six years. 


• Research options for creation of a revenue stream for the Energy Smart Program and/or 
rebates for energy efficient upgrades to existing buildings. 


• County subsidized housing shall have energy audits completed for all buildings and begin the 
process of upgrading existing buildings to be more energy efficient. It is critical that the County 
be the leader in this effort and set the example for the citizens of Gunnison County. 


• Any County funded housing shall be energy efficient and meet the requirements of 2009 IECC  
• Determine feasibility for reduced permitting fees or expedited processing for additions and 


remodels that seek to increase energy efficiency. 
• Utilize the skills of Molly Mugglestone, County communications consultant to create a 


centralized effort to address potential grant funding sources for the above items.  
 
Existing buildings are the one of the largest sources of inefficient energy use in Gunnison County. To 
continue addressing remodeling and retrofitting of existing buildings we recommend that the BOCC 
increase the funding support for building retrofits and remodels. The Office for Resource Efficiency 
(ORE) currently provides subsidized energy assessments and some upgrades to Gunnison County 
residents and businesses through federal funding. Providing support for ORE’s Energy Smart Program 



http://www.gunnisoncounty.org/planning.html

mailto:planning@gunnisoncounty.org
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to sustain these services after federal funding expires will enable additional residents and businesses to 
reduce their energy consumption. The Energy Smart Program also supports the strategy of “Promote 
Healthy Communities” by identifying, mitigating and educating the public on building health and life 
safety issues such as combustion air zone problems and radon. 
 
We recommend that the BOCC investigate the creation of an ongoing revenue stream to fund Energy 
Smart and/or rebates for energy efficiency upgrades in existing buildings. Eagle County has created an 
“Eco Build” program that requires buildings to achieve a specific number of points, based on the square 
footage of the building, using energy efficiency measures. If the number of points cannot be achieved 
the County requires payment into an Eco Build rebate fund. The funds are then used for rebates on 
energy efficiency measures for existing buildings. Pitkin County has adopted the Renewable Energy 
Mitigation Program (REMP) which charges building owners a fee if a new residence exceeds 5,000 
square feet and/or if they exceed the allowed energy budget as defined by the program. Fees collected 
are then used to fund energy efficiency measures. It appears that the intention of both programs is not 
to penalize smaller, average size homes but to require that larger homes or homes with heated outdoor 
areas (pools, driveways, sidewalks) pay an additional fee based on their additional energy consumption 
or total square footage. 
 
We also recommend that the BOCC fund an education program to be managed and conducted by 
ORE. The education program should be directed at renters and especially college students to provide 
education on the benefits of renting an energy efficient home and requesting information on utility bills 
when searching for a rental. This will likely accomplish the goal of getting the market to respond to the 
need for energy efficient units. Education of renters will eventually demand that property owners 
upgrade their buildings to be more energy efficient thereby creating a better stock of property rentals.  
 
Education about energy efficiency should also be extended to first time homebuyers. Many first time 
homebuyers are required by state and federal lending agencies to attend a “First Time Homebuyer” 
class; the closest classes available are in Grand Junction and Pueblo. We recommend that an 
employee of the Housing Authority become a certified “First Time Homebuyer” instructor (to meet state 
and federal certification requirements). We also recommend that energy efficiency be included as a 
portion of the curriculum. This will enable new homebuyers to understand the implications of energy 
efficiency and how it can impact their monthly budget. It will also serve to impact the marketplace in a 
way that is not regulatory but instead creates better education and may result in increased demand for 
energy efficient homes. 
 
The County should also act as the leader in remodeling existing housing. Existing County subsidized 
residential buildings should have an energy audit completed and begin the process of upgrading the 
existing buildings to be more energy efficient. We recommend that the County include any 
audit/remodel efforts as part of its Communications Plan and do a press release describing the 
initiative.  
 
Recommended Strategic Result: 
By 2014 amend the Gunnison County Land Use Resolution (LUR) to include comprehensive 
energy, waste and transportation standards for new, large subdivisions.  
 
Identifying areas appropriate for future growth and developing regulatory policy to allow that is critical to 
this recommendation. Marlene Crosby, Director of Public Works and Assistant County Manager, noted 
that “encouraging development of existing lots or encouraging building close to existing population 
centers is one of the most important points of the plan. We have tried to increase our level of service to 
subdivisions within the City of Gunnison’s three mile planning area and also those close to CB, Mt. CB 
and CB South.  The cost of mobilizing a plow to a subdivision one mile north vs. 12 miles north is 
huge.  Encouraging growth close to the City was a strong selling point for the North Gunnison Sewer 
project which extended the sewer line north nearly to the 3 mile boundary.”  
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Studies done by RPI Consulting of Durango and the Sonoran Institute have found that outlying, rural 
development increases county costs for infrastructure and services and is not offset by the tax revenue 
generated by these outlying developments. Their study, done in Wyoming, found that outlying lots 
covered 10% of county operational costs and 31% of capital costs for infrastructure and other services. 
These recommendations could be considered as a performance based system where an applicant 
could pick and choose from a variety of options. The recommendation could be used as one tool in 
managing growth and development in a manner that minimizes costs to the County and reduces energy 
consumption. 
 
Recommended Strategic Result: 
Identify by 2015 options for mitigating transportation impacts for each new major impact 
subdivision. 
 
The County commissioned a report in 2009, “Gunnison County Road and Bridge Capital Expansion 
Impact Fee,” that reviewed options for impact fees. At that time the BOCC decided not to adopt an 
impact fee due to existing economic conditions. It is recommended that the BOCC include the above 
recommendation as a strategic result in order to research other options available to the County for 
mitigating transportation impacts.  
 
Recommended Strategic Result: 


 By 2014 amend the application for a SDPR permit from Gunnison County shall include 
projection and analysis of the project’s energy impact:  


i. Annual energy consumption projection during its construction and operation 
phases. 


ii. Identification and analysis of energy source options for the project during its 
construction and operation phases, together with a rationale for the sources 
selected.  Potential sources of energy within Gunnison County must be 
considered. 


iii. A plan for annually assessing the project’s energy consumption during 
construction and operation. 


iv. A projection of new energy transmission infrastructure that will be required by 
the project. 


 
And, Require SDPRs to minimize CO2E emissions and energy use by requiring applicants to 
designate a set of best energy practices to be used during their construction and operation 
phases. These best energy practices must be based on accepted science and industry 
standards.  
 
SDPRs are large-scale projects and their energy consumption and efficiency may have a significant 
impact on Gunnison County. While the regulations include a substantial number of related plan 
submittal requirements, design and construction standards and requirements for ensured financing 
(including for impact mitigation), the Carbon Policy Task Force has suggested that additional measures 
be included. Amending the SDPRs to include additional energy information and best practices could 
strengthen the regulatory component for these projects. The above recommendations serve as 
information and data for Gunnison County. They don’t demand that the projects be carbon neutral, but 
would increase requirements in data collection and project management.  
 
Recommended Strategic Result: 
Identify by 2014 County-owned assets (e.g. land, rooftops, etc.) for potential designation 
towards community energy projects.  
 
This recommendation can be considered as data collection for future use. It would enable the County to 
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understand exactly what resources it has and thus may enable some future use of those resources for 
energy production.  
 
Cost Analysis 
A cost analysis has not been completed for the Carbon Policy Task Force recommendations. In 
consideration of the Strategic Plan deadline there was not time to complete a thorough cost analysis of 
each of the recommendations. After further direction from the Board of County Commissioners, staff 
can begin researching cost/benefit information. Cost analysis may require outside consultation, 
depending on the recommendation.  
 
Background Information 
Please consider some background information and context on the importance of carbon emissions and 
energy efficiency. Carbon policies and energy efficiency measures have a range of costs and benefits. 
Without any action we can expect economic and environmental impacts to occur in Gunnison County. 
The Aspen Global Change Institute (ABGI) and data from the United Nations Panel on Climate Change 
noted that Pitkin County will experience significant economic impacts from climate change. Those 
reports also noted that ski areas are likely to experience financial losses as winters become shorter and 
warmer. ABGI found that losses of 5% to 20% of skier days by 2030 could result in financial losses of 
$16 million to $56 million in the City of Aspen and Pitkin County area. Gunnison County also relies on 
the ski industry as part of a recreation based tourism economy and can expect that economic impacts 
will also occur in Gunnison County due to climate change.  Crested Butte Mountain Resort will likely 
have fewer ski days causing revenue losses because winter will be shorter, according to ABGI. A study 
done for the City of Aspen projects that the local ski season could be a week and a half shorter by 2030 
and four to ten weeks shorter by 2100. Auden Schendler, Vice-President of Sustainability for Aspen 
Skiing Company noted that, “Ski resorts operate in deficit until March, when we make most of our profit. 
If you shorten our season on either end—take away March, for example—and we go out of business. 
The problem: a shortened season is one of the most reliable predictions of climate modeling and 
science.” 
 
Hotter and drier: The West’s changed climate, notes that ski areas, agriculture, and hunting and 
fishing are already being impacted by climate change along with noticeable impacts to local economies 
that depend on those industries for revenue. Hunting and fishing industries will be impacted as habitats 
are lost and fish and wildlife numbers drop, leading to fewer available hunting and fishing licenses 
issued by the State of Colorado. In Colorado in 2002, the drought reduced business for outfitters by an 
estimated 40 percent. About one million fishing recreation days were lost and 93,000 fewer fishing 
licenses were sold, with a corresponding $1.8 million loss for the Colorado Division of Wildlife. We can 
expect the same to be true of the 2012 drought. Agricultural operations will also suffer losses in the 
form of less irrigation water for hay meadows due to droughts.  
 
In consideration of the direction from the BOCC, staff has reviewed the Carbon Policy Task Force 
recommendations and the BOCC Strategic Plan to identify areas for the BOCC to include carbon policy 
in the Strategic Plan. Staff has identified several different strategic results and which are included below 
from large-scale to small scale. 
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