
 

 

   

 
 

Joint Town Council Work Session 
Brush Creek Work Session 

Crested Butte Community School, Multi-purpose Room 
818 Red Lady Avenue 

August 27, 6:00 p.m. 
 

I. Introductions 
 

II. Brief overview of history of The Corner at Brush Creek 
 

a. Purchase and Memorandum of Agreement (“MOA”) 
b. 2016 Housing Needs Assessment and progress on construction of units 
c. Developer selection 
d. County LUR process and approval of sketch plan 
e. Conditions imposed by the Towns of Mt. Crested Butte and Crested Butte 
f. Approval of extension request for submittal of preliminary plan phase of LUR application 

for The Corner at Brush Creek 
 

III. Presentation of proposed updated project scope by Gatesco 
 

IV. Questions to Gatesco from Council members and MOA Parties 
 

V. Public Comment 
 

VI. Discussion among MOA Parties 
 
VII. Next Steps 

 
VIII. Adjourn 

 

6:00 
 
6:10 
 
 
 
 
 

 
 
 
6:30 
 

6:50 
 
7:05 
 
7:25 
 
7:50 
 
8:00 
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Staff Report 
August 27, 2019 

 
 
 
To:   Mayor and Town Council 

 
From: Dara MacDonald, Town Manager 
 
Subject:   Background on The Corner at Brush Creek development application 

 
 
Background:   
The Land 
In 1998, Gunnison County in cooperation with its partners, Town of Crested Butte, Mt. Crested 
Butte, and Crested Butte Mountain Resort, (together known as the “Participating Parties”) purchased 
the Brush Creek parcel for the purpose of providing future intercept parking, transit facilities, and 
affordable housing.  This parcel has been identified by numerous affordable housing studies as one of 
the last substantial remaining vacant parcels in the north end of the valley in public control.  At that 
time a Memorandum of Agreement (“MOA”) was executed between the parties to guide acquisition 
and use of the property which was then identified as the “Parking Lot” parcel.  The two uses of the 
property identified in the MOA are transit and affordable housing. 
 
In late 2016 the County received a purchase offer for the property from Gary Gates.  This spurred the 
Participating Parties to meet and decide how to proceed with possible disposition or development of 
the property.  At that time representatives from Crested Butte advocated for a public process to first 
determine the appropriate use of the property.  The other Participating Parties overruled our request 
arguing that the private sector should be left unhindered to propose the uses (number of units, income 
targets, site design, etc) appropriate for the site.  During the drafting of the RFQ and RFP the Town 
advocated for public involvement during the selection process.  This was also overruled. 
 
The Participating Parties issued a request for qualifications (“RFQ”) for potential developers of the 
property in March, 2017.  Five submittals were received in response to the RFQ.  Two developers 
were selected to move to the next phase and respond to a more detailed request for 
proposals.  Representatives from the various Participating Parties reviewed the responses and met with 
each development team on June 28th.  Representatives from the Town included myself, Michael 
Yerman and Council members Schmidt and Merck.  The executive director and a board member from 
the housing authority were also there for the meetings.  In July, 2017 the Crested Butte Town Council 
passed a motion to convey to the Participating Parties their support for proceeding in negotiations 
with Gatesco for the development of the Brush Creek parcel in a manner similar to that proposed in 
the RFP response.  The three other Participating Parties had already expressed their support for the 
project at that time. 
 
Gunnison Valley Housing Needs Assessment 
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The Gunnison Valley Housing Needs Assessment (“Needs Assessment”) was completed in 
November, 2016.  Among other things the Needs Assessment identified specific housing shortages in 
both rental and ownership stock in various parts of the Gunnison Valley. 
 
Gap in Housing Needs by Area, AMI and Own/Rent 
 Market does not provide   Market partially provides   Market provides 

 Owner Units by AMI  Max Affordable 
Price 

North  Mid  South  Total 

<50%  $108,000  12  4  18  34 

50% to 80%  $172,900  25  8  37  69 

80.1 to 120%  $259,300  43  13  63  119 

120.1 to 200%  $432,200  74  23  109  207 

Over 200%  >$432,200  35  11  52  99 

Total Ownership Needs   189  60  279  528 

Ownership Gap   154  25  54  233 

      

Rental Units by AMI  Max Affordable 
Rent 

North  Mid  South  Total 

<50%  $689  46  10  61  117 

50% to 80%  $1,102  47  10  62  119 

80.1 to 120%  $1,653  46  10  61  117 

120.1 to 200%  $2,755  25  5  33  63 

Over 200%  >$2,755  7  1  9  17 

Total Rental Needs   171  36  226  432 

Rental Gap   93  29  61  184 

      

Total Gap   247  54  116  417 

*Differences are due to rounding. NOTE: Units that are planned for construction have not been 
tracted from the estimates of needs over the next four years. 

 
Staff is working to update the list of units in the mid- and north-valley that have been constructed or 
are currently in the approval process since the Needs Assessment was released.  This information will 
be available prior to the work session on Tuesday. 
 
Sketch Plan 
An application for sketch plan was submitted in September 2017 for this project.  It largely mirrored 
the RFP submittal.  Almost immediately there was public concern expressed and on October 5, 2017, 
the Crested Butte Town Council hosted a public meeting at the Center for the Arts to gather citizen 
input concerning the proposed Brush Creek Project. Approximately 200 members of the public, 
Mayor and 6 Council Members were in attendance. 
 
The Corner at Brush Creek is located within the Town of Crested Butte’s Three-Mile Plan Area.  As a 
review agency, the Town submitted its formal review comments dated February 13, 2018 concerning 
the Brush Creek Supplement (2-6-18) and April 30, 2018 regarding the Second Supplement (4-16-18).  
Final comments on the sketch plan application were submitted on August 2, 2018.  Throughout the 
Sketch Plan public review process, the Town reviewed the submittal as presented and focused its 
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comments as to whether or not the proposed development “comported” with the Crested Butte-
Gunnison Corridor Comprehensive Plan adopted by the Gunnison County Planning Commission and 
the Crested Butte Area Plan adopted by the Crested Butte Planning Commission; and whether or not 
the application “complied” with all of the relevant standards and requirements of the County Land 
Use Resolution (LUR).  As a review agency in the LUR process, it was not the Town’s role to offer 
alternative development programs or suggest other development sites in the North Valley. 
 
As detailed in the Town’s formal referral comments, dated February 13, April 30, and August 2, 2018, 
the Town found that the Corner at Brush Creek Sketch Plan proposal did not comport with the 
adopted advisory Gunnison County and Town of Crested Butte Comprehensive Plans and it fails to 
broadly and conceptually meet the standards and requirements as required by the County LUR.  
Therefore, the Town of Crested Butte strongly advocated that the Planning Commission forward to 
the Board of County Commissioners a recommendation to deny the Brush Creek Sketch Plan-Second 
Supplement.  Alternatively, the Town offered 16 of our own suggested conditions of approval. 
 
The Town Council held numerous discussions about the project during the eight months of the sketch 
plan process.  Staff and members of the Council also attended the many Planning 
Commission/BOCC work sessions and then public hearings on the project beginning in October, 
2017 and lasting until the BOCC conditional approval of the sketch plan in August, 2018. 
 
Joint meetings between Crested Butte and Mt. Crested Butte 
Both Crested Butte and Mt. Crested Butte had expressed concerns about the project during the sketch 
plan review with Crested Butte strongly recommending denial of the project.  For this reason, the first 
condition of approval placed by the BOCC on the applicant is as follows: 
 

As proposed by the applicant, and accepted as a finding, prior to submittal of the Preliminary Plan, and 
prior to submittal of the Final Plan, the applicant shall obtain consent of three of the four parties (Gunnison 
County; Town of Crested Butte; Town of Mt Crested Butte; Crested Butte Mountain Resort) to the 
MOU. 

 
Crested Butte and Mt. Crested Butte promptly began joint discussions about whether they would 
choose to support a preliminary plan application and, if so, if there were additional conditions they 
would like to place on the approval.  It became evident that the elected officials wanted to work 
together to try and find an acceptable compromise that would allow the project to proceed.  There 
was never complete agreement, but the majority of council members from each jurisdiction did 
eventually work through an initial list of issues and possible conditions to land the following three: 
 

1. Five (5) acres of the site should be set aside for intercept parking and other possible uses by 
the MOA Parties, to include, but not be limited to, playing fields, housing and additional 
parking. 
 

2. The developer shall provide two parking spaces for every unit constructed to be provided 
contemporaneous with the construction of the units. 
 

3. The maximum number of residential units that may be constructed on the remaining acreage, 
after the five acres set aside for intercept parking/other uses is determined, is 156.  

 
Both of the Towns subsequently sent Memorandums of Consent to the developer and the County 
with the Town’s memo being dated January 22, 2019. 
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Extension Request 
Following issuance of the January Memorandum of Consent the Town of Crested Butte received no 
communication from the developer until Council received an email on July 31, 2019 from Kendall 
Burgemeister with a letter from Gary Gates.  The applicant, Gary Gates or Gatesco, doing business as 
APT Brush Creek Road, LLC, submitted an extension request to Gunnison County on July 3, 2019.  
Staff learned about this submittal through a newspaper article on July 11th. 
 
On August 6th the BOCC approved the extension request as follows: 
 

The deadline for submission of a preliminary plan is hereby extended for a period of one year from 
today’s date, conditioned upon the applicant, by October 31, 2019, obtaining formal consent of at 
least three of the four parties to the Memorandum of Understanding between Gunnison County, the 
Town of Crested Butte, the Town of Mt. Crested Butte, and Crested Butte Mountain Resort. 

 
On August 23rd, the Gatesco team provided an additional memo further explaining their request to 
modify the conditions imposed by the two towns.  While agreeing to an initial project size of 156 
units, they would like to modify the two conditions regarding parking and land to be set aside among 
other requests.  The memo is attached and members of the Gatesco team will be available at the 
August 27th work session to further explain their request. 
 
 
Enclosed: 
Memorandum of Agreement, 06.16.1998 
Plans submitted as supplemental sketch plan application (220 unit version), 02.07.2018 
BOCC Resolution 2018-28 approving the sketch plan for The Corner at Brush Creek 
Bob Nevins sample site plan (138 units), 10.01.2018 
Town of Crested Butte Memorandum of Consent, 01.22.2019 
Letter from the Town Council to the Citizens of Crested Butte and Gunnison County, 02.05.2019 
Extension request from Kendall Burgemeister, 07.03.2019 
Letter from Gary Gates, 07.29.2019 
Site plan from applicant, 07.29.2019 
Gatesco Discussion Points, 08.27.2019 
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MAP 12

DEVELOPMENT
LAYOUT PLAN

SUBMITTAL DATESHEET TITLE

EXHIBIT NO.

THE CORNER AT BRUSH CREEK
Sketch Plan Submittal

Gunnison County, Colorado

8/28/17        Sketch Plan
2/07/18        Sketch Plan Revisions
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PROPERTY BOUNDARY
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15

11

11

11

26

26

26
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1 WASTE WATER TREATMENT

2 WATER TREATMENT

3 WATER STORAGE TANK (BURIED)

4 DUPLEX W/GARAGE

5 8-PLEX W/GARAGES

6 10-PLEX W/BELOW GRADE PARKING, STORAGE & BIKE PARKING

7 16-PLEX W/ COVERED PARKING & STORAGE

8 32-PLEX

9 COMMUNITY BUILDING & MANAGEMENT OFFICES

INFRASTRUCTURE

STRUCTURES

11 PAVED PEDESTRIAN SIDEWALKS

12 SOFT SURFACE TRAILS

13 VEHICULAR ROADWAYS

14 TRANSIT STOP

CIRCULATION

10 MAINTENANCE & STORAGE BUILDING

15 MULTI-PURPOSE LAWN

16 PLAYGROUND

17a PICNIC PAVILION

18 INFORMAL GATHERING AREA/OVERLOOK

SITE AMENITIES

19 COMMUNITY GARDEN

20 BUFFER LANDSCAPING

21 MANICURED LAWN / PICNIC AREA

22 NATURAL DRAINAGE AMENITY AREA/ SEASONAL STREAM

23 PATIO AREAS

24 TRASH CONTAINERS

25 RECYCLING CONTAINERS

SITE DEVELOPMENT KEY NOTES

26 BICYCLE PARKING

17b PICNIC AREA

27 DOG PARK
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4

4

4
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MAP 13

PHASING
PLAN

SUBMITTAL DATESHEET TITLE

EXHIBIT NO.

THE CORNER AT BRUSH CREEK
Sketch Plan Submittal

Gunnison County, Colorado

8/28/17        Sketch Plan
2/07/18        Sketch Plan Revisions

NORTH

00 100'

SCALE IN FEET

50'25' 200''

CONSTRUCTION PHASE 1
LIMIT LINE

CONSTRUCTION PHASE 2

INFRASTRUCTURE PHASE
WATER TREATMENT &
STORAGE TANK

INFRASTRUCTURE PHASE
WASTE WATER TREATMENT

PHASING SUMMARY

PHASE NOTES

SITE PREP &
INFRASTRUCTURE

INCLUDES OVERLOT GRADING, DEEP UTILITIES,
WATER STORAGE AND TREATMENT SYSTEMS,
CURB CUT ENTRIES, SEWER, WASTEWATER
TREATMENT, STORM DRAINAGE

CONSTRUCTION
PHASE 1

INCLUDES TRANSIT CENTER AND TRANSIT
PARKING LOTS, 10-PLEXES, 16 PLEXES (108 UNITS)

CONSTRUCTION
PHASE 2

32-PLEXES, DUPLEXES, 8-PLEXES (132 UNITS)
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MAP 14

OPEN SPACE
SUBMITTAL DATESHEET TITLE

EXHIBIT NO.

THE CORNER AT BRUSH CREEK
Sketch Plan Submittal

Gunnison County, Colorado

8/28/17   Sketch Plan
2/07/18   Sketch Plan Revisions

NORTH

00 100'

SCALE IN FEET

50'25' 200''

NORTH

00 100'

SCALE IN FEET

50'25' 200''

OPEN SPACE
TOTAL OPEN SPACE = 7.8 ACRES, OVER 50%

OPEN SPACE AREAS PROVIDE PASSIVE & ACTIVE RECREATION
OPPORTUNITIES, FORM LARGE CONTIGUOUS BLOCKS OF NATURAL
AREAS AND PROVIDE AMPLE SPACE FOR BUFFERING AND SOFTENING
VIEWS INTO AND THROUGHOUT THE SITE.  THE SITE AND PLANTING
DESIGN SHALL COMPLIMENT BOTH THE NATURAL AND THE BUILT
LANDSCAPE OF THE SURROUNDING COMMUNITIES.  AREAS INCLUDED IN
THESE OPEN SPACE CALCULATIONS INCLUDE PARKS AND GREEN SPACE,
LANDSCAPE ISLANDS WITHIN PARKING LOTS, PEDESTRIAN TRAILS AND
SIDEWALKS AND COMMON AMENITY AREAS SUCH AS PATIOS, PICNIC
AREAS AND GATHERING SPACES.

OPEN SPACE ZONE 1

OPEN SPACE ZONE 2

OPEN SPACE ZONE 3

OPEN SPACE ZONE 4

ZONE 1 (2.6 ACRES) - CENTRAL PARK

ZONE 2 (1.6 ACRES) - COMMUNITY PARK & NATURAL DRAINAGE AREA

ZONE 3 (1.5 ACRES) - PERIMETER TRAIL & BUFFER

ZONE 4 (2.1 ACRES) - BUFFER & LANDSCAPE ISLANDS
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MAP 15

PARKING & SNOW
STORAGE PLAN

SUBMITTAL DATESHEET TITLE

EXHIBIT NO.

THE CORNER AT BRUSH CREEK
Sketch Plan Submittal

Gunnison County, Colorado

8/28/17   Sketch Plan
2/07/18   Sketch Plan Revisions

NORTH

00 100'

SCALE IN FEET

50'25' 200''

TOTAL TRANSIT PARKING - 75

P10

P19

T11

P14

P19

P20

P20

P12

P16

T7

T11

T15

T13

T18

P6

P8
P8

P8

P20

RESIDENT PARKING:
PARKING GARAGE - 120
8-PLEX GARAGE - 56
8-PLEX SURFACE - 56
DUPLEX GARAGES - 12
DUPLEX DRIVEWAY - 12
SURFACE - 144

TOTAL RESIDENT PARKING - 400
380 ASSIGNED RESIDENTIAL PARKING SPACES
20 GUEST PARKING SPACES

P4

P4

P8

PARKING SUMMARY

P# RESIDENTIAL PARKING & NUMBER OF SPACES (MIN. 9'X18')

T# TRANSIT PARKING & NUMBER OF SPACES (MIN.9'X18')

SNOW STORAGE SUMMARY

PARKING & ROADWAY PAVED SURFACE = 157,813 SF (3.62 AC)

POTENTIAL SNOW STORAGE SURFACE AREA = 73,705 SF (1.69 AC)

TOTAL SNOW STORAGE AREA = 47% OF PARKING & ROADWAY SURFACE

LEGEND

INGRESS/EGRESS
(SOUTH SITE ACCESS)

INGRESS/EGRESS
(NORTH SITE ACCESS)

INGRESS ONLY

TRANSIT CIRCULATION ROUTE

SURFACE PARKING & VEHICULAR CIRCULATION

PAVED SIDEWALK - 6' WIDE

SOFT SURFACE TRAIL - 5' WIDE

SNOW STORAGE AREAS

PEDESTRIAN CROSSWALK

PEDESTRIAN / BIKE CROSSING
AND ACCESS TO DELI TRAIL

PEDESTRIAN / BIKE CROSSING AND
CONNECTION TO SKYLAND COMMUNITY

1C

P20 UNDERGROUND PARKING GARAGE

P20 UNDERGROUND
PARKING GARAGE

COVERED PARKING

P20

COVERED
PARKING

GARAGE PARKING
P8GARAGE PARKING

P8 GARAGE PARKING

P4GARAGE PARKING

P4 GARAGE PARKING

NOTE:
ADA ACCESSIBLE PARKING WILL BE
PROVIDED IN ACCORDANCE WITH
THE GUNNISON COUNTY LUR
SECTION 13-110

24'-0"

UNDERGROUND PARKING GARAGE

P20COVERED PARKING

P8

P8 P8 P8 P8 P8

P4

P4

P4

P4

P6

P6

P8 GARAGE PARKING

P8 GARAGE
PARKING
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MAP 16

LANDSCAPE
PLAN

SUBMITTAL DATESHEET TITLE

EXHIBIT NO.

THE CORNER AT BRUSH CREEK
Sketch Plan Submittal

Gunnison County, Colorado

8/28/17   Sketch Plan
2/07/18   Sketch Plan Revisions

NORTH

00 100'

SCALE IN FEET

50'25' 200''

LANDSCAPING & BUFFERING

LANDSCAPE MAINTENANCE
IN COMPLIANCE WITH SECTION 13-111 OF THE LUR, ALL LANDSCAPED AREAS
SHALL BE MAINTAINED AND KEP FREE OF ALL DEBRIS, RUBBISH AND NOXIOUS
WEEDS. LANDSCAPE INSTALLATION AND  MAINTENANCE WILL BE PROVIDED BY
THE OWNER AND WILL BE CONSISTENT THROUGHOUT HE DEVELOPMENT.

LANDSCAPE MAINTENANCE WILL INCLUDE AN AUTOMATIC UNDERGROUND
IRRIGATION SYSTEM FOR APPROXIMATELY 2 ACRES OF LANDSCAPED AREA.
THIS WILL BE A COMBINATION OF DRIP ZONES AND SPRAY ZONES TO MOST
EFFICIENTLY DELIVER IRRIGATION WATER.

THE LANDSCAPE DESIGN WILL COMPLY  WITH THE LUR SECTION 13-111
PLANTING REQUIREMENTS AND SPECIFICATIONS. WHERE POSSIBLE, THE
EXISTING NATIVE SAGEBRUSH LANDSCAPE MATERIAL WILL BE PRESERVED AND
PROTECTED.

NATIVE AND NATURALIZED PLANT MATERIAL THAT IS APPROPRIATE TO THE SAGE
BRUSH ECOSYSTEM AND COMPATIBLE WITH THE ADJACENT BUILT
ENVIRONMENT WILL BE SPECIFIED IN THE SITE LANDSCAPE PLAN. VEGETATION
WILL BE PLACED TO FRAME OUTDOOR SPACES AND PROVIDE ADDITIONAL
COMFORT IN AREAS THAT MAY REQUIRE WINDSCREENS, VISUAL SCREENS AND
SHADE. TREES AND BERMS WILL BE PLACED TO SOFTEN VIEWS INTO THE SITE
FROM ADJACENT PROPERTIES. NATURAL EXISTING SITE FEATURES SUCH AS
THE EXISTING DRAINAGE AND GENERAL TOPOGRAPHY & LAY OF THE LAND WILL
BE UTILIZED AS COMMON AMENITIES AND TO TAKE ADVANTAGE OF THE
SURROUNDING VIEWS. LOW IMPACT DEVELOPMENT (LID) TECHNIQUES WILL BE
INCORPORATED INTO THE SITE AND LANDSCAPE DESIGN TO ADDRESS
DRAINAGE NEEDS.

BUFFER AREA PLANTING
DECIDUOUS & EVERGREEN TREES,

SHRUBS, GRASSES AND PERENNIALS
PLACED TO ACCOMMODATE SNOW

STORAGE NEEDS. (TYP. ALONG BRUSH
CREEK ROAD FRONTAGE)

LANDSCAPE ISLAND PLANTINGS TO INCLUDE
DECIDUOUS TREES, SHRUBS, GRASSES &

PERENNIALS AS WELL AS BOULDERS
STRATEGICALLY PLACED TO PROTECT PLANT

MATERIAL

STREETSCAPE PLANTING - DECIDUOUS TREES
WITH LOW UNDERSTORY PLANTING/MOWN

GRASS (TYP.)

BUFFER PLANTING AT SW CORNER - NATIVE &
NATURALIZED PLANTING ON THE NATURAL

SLOPE. PLANT MATERIAL SHALL SOFTEN VIEWS
OF THE DEVELOPMENT, COMPLIMENT THE

EXISTING ADJACENT LANDSCAPE AND
BEAUTIFY THE ENTRY INTO THE BRUSH CREEK

COMMUNITY

MOWN LAWN

MOWN
 LAWN

NATIVE SHRUB & PERENNIAL
PLANTING AREAS (TYP.)

BUFFER PLANTING & TRAIL CORRIDOR -
DECIDUOUS & EVERGREEN TREES, SHRUBS,

GRASSES AND PERENNIALS PLACED TO
ACCOMMODATE SNOW STORAGE NEEDS

PRESERVED SAGE BRUSH VEGETATION
(AS POSSIBLE), NATIVE SHRUBS,

GRASSES, PERENNIALS

MOISTURE TOLERANT NATIVE PLANTING IN
EXISTING SEASONAL DRAINAGE AREA
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MAP 18

PROPOSED
DRAINAGE MAP

SUBMITTAL DATESHEET TITLE

EXHIBIT NO.

THE CORNER AT BRUSH CREEK
Sketch Plan Submittal

Gunnison County, Colorado

8/28/17        Sketch Plan

00 100'

SCALE IN FEET

50'25' 200''

�������        Sketch Plan Revisions
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I:\2017\2017-172-BrushCrkProp\002-LandUseChg\H-Dwgs\Civil\BaseMaps

Drainage Direction

Disclaimer: Contours shown are for  Contours shown are for preliminary development planning use only and not suitable for further design efforts

Storm Water Runoff Design Narrative:  The Corner at Brush Creek storm water management system will be designed to meet the following criteria: 1. Post-development runoff from the site shall not exceed pre-development Post-development runoff from the site shall not exceed pre-development peak rates for the 2-year, 24-hour and 25-year, 24-hour events. 1.1. Post-development runoff calculations shall incorporate contributions from Post-development runoff calculations shall incorporate contributions from snow storage and from off site areas up-stream of the site. 2. Damage to property and potential loss of life during a major storm event will Damage to property and potential loss of life during a major storm event will be mitigated by allowing clear passage of the 100-year, 24-hour storm. 3. Water quality and removal of pollutants will meet current Colorado, and Water quality and removal of pollutants will meet current Colorado, and Gunnison County Standards. To achieve the above mentioned design criteria, Low Impact Development (LID) techniques will be utilized along with central detention and infiltration basins.  LID techniques use infiltration, storage, evaporation and detention in ways that essentially mimic a site's pre-development hydrology.  Examples of such methods which may be used for the site include preservation of existing soils and vegetation, bioretention basins and swales and roof runoff dispersion.  For the current sketch plan level drainage design, runoff from impervious areas roughly follows the pre-development flow patterns and discharges into open vegetated areas.  It is planned that these open areas will incorporate LID techniques to meet all the design requirements mentioned above.  For areas were it is impractical utilize LID methods, runoff will be collected and discharged into above ground detention facilities or underground infiltration chambers.     
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NORTH

00 50'

SCALE IN FEET

25'12.5' 100'

Gunnison County, Colorado
CONCEPTUAL SITE PLAN - 156THE CORNER AT BRUSH CREEK

JULY 29, 2019

HWY 135

WRIGHT RANCH ROAD

UNITS:
4 - 3 PLEX = 12
4 - 4 PLEX = 16
6 - 8 PLEX = 48
5 - 16 PLEX = 80
TOTAL - 156 UNITS MANAGEMENT OFFICE & GUEST PARKING - 18

BRUSH CREEK ROAD

SLATE RIVER DRIVE

BUS STOP &
SHELTER

OVERLOOK /
GATHERING
AREA

SOFT SURFACE
TRAIL 5' WIDE (TYP.)

WASTEWATER TREATMENT &
MAINTENANCE SHOP

RESIDENT PARKING:
1.5 SPACE PER UNIT

TOTAL RESIDENT PARKING - 234

2  ACRES
FUTURE
PARKING

4-PLEX

8-PLEX

8-PLEX

8-PLEX

8-PLEX

8-PLEX

4-PLEX

16-PLEX

16-PLEX

16-PLEX

16-PLEX

3-PLEX

3-PLEX

3-PLEX

3-PLEX

MANAGEMENT OFFICES

PAVED SIDEWALKS
6' WIDE (TYP.)

R45'-0"

PLAYGROUND &
PICNIC AREA

4-PLEX

4-PLEX

8-PLEX

16-PLEX
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Page 1 of 5 

Brush Creek 
Gatesco Discussion Points 

August 27, 2019 
 
Town of Crested Butte 
Town of Mt. Crested Butte 
Gunnison County 
CBMR 
 

Gatesco submitted a letter to the Towns on July 31, 2019, outlining the background of the 
project and discussing at a high level the three conditions that the Towns imposed in January 
2019 as a condition for consenting to the project moving into the preliminary plan phase of 
Gunnison County’s land use review process. Significantly, in that letter, Gatesco stated that it 
would accept the condition of reducing the unit count to 156, which is a 35% reduction in the 
unit count compared to the proposal that was selected by the Memorandum of Agreement 
(MOA) parties through the RFQ / RFP process (240 units), and a 13.3% reduction in unit count 
compared to the unit count allowed by the sketch plan approval (180 units).  

As Gatesco has represented through the land use review process, the project does not 
work when the unit count is reduced below 240 units but all other components of the project are 
held constant. Therefore, every time the unit count has been reduced, it has been noted that other 
project components would have to be modified to maintain feasibility. For example, when 
Gatesco voluntarily reduced the project from 240 to 220 units, it also modified the proposal to 
provide a paved intercept parking lot to instead dedicate the space necessary for the intercept lot. 
The subsequent reductions to 180, and then to 156 are no different. As such, the purpose of this 
letter is to discuss requested modifications to the project in order to maintain feasibility at 156 
units. Two of the modifications relate to the other two conditions imposed by the Towns in 
January 2019, other relate to components of the sketch plan that were approved by the County. 
Gatesco acknowledges that modifications to the sketch plan will require approval by Gunnison 
County through its land use review process. However, if Gatesco and the MOA parties are able 
to reach a consensus on the revised terms, Gatesco is willing to bear the risk of obtaining the 
County’s approval of these modifications in accordance with the Land Use Resolution.  

Number of Units.  

As stated above, Gatesco will accept the Town’s new condition of reducing the unit count 
to 156, a 35% reduction in the unit count compared to the proposal that was selected through the 
RFQ / RFP process. 

Unit Mix. 

 The 156-unit proposal is planned to have the following unit mix: 

Studio 1-Bedroom 2-Bedroom 3-Bedroom Total 
30 60 60 6 156 
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Building Size. 

The largest building in the sketch plan was a 22-plex that was approximately 18,000 
square feet with a height between 32 and 35 feet. The largest building in the 156-unit plan is a 
16-plex that would be approximately 12,500 square feet with a height of approximately 26.5 feet.  

Size of Set-Aside. 

The set-aside of five acres for future uses including intercept parking significantly 
reduced the developable area below what was contemplated during the RFP and sketch plan 
processes. Gatesco is proposing to increase the set-aside from the original proposal, which 
included sufficient space for approximately 70 parking spaces, to two acres, which should 
accommodate 2 to 2.5 times that number of parking spaces. 

Off-Street Parking. 

The 220 unit proposal had 341 bedrooms, 410 parking spaces (1.2 per bedroom), and 
ability to add 38 additional spaces if dictated by future demand.  

The 156 unit proposal has 226 bedrooms. The proposal to provide 1.5 spaces per unit 
would provide 234 spaces, which is still more than 1 per bedroom, which is a common metric for 
determining parking requirements for multi-family properties.  

All of the data, including the 2016 Housing Needs Assessment, suggests that off street 
parking requirements have resulted in developments that over-supply parking spaces, driving up 
costs, reducing affordability for tenants. Overly burdensome requirements also negatively impact 
livability by reducing open space. As recognized by the Gunnison County Land Use Resolution, 
workforce housing projects, which often have smaller dwelling units, demand less parking than a 
market rate project. No municipal code in the Gunnison Valley would require two parking spaces 
per dwelling unit for a multi-family project such as this one.  

 Last winter, Bob Nevins kindly sketched a conceptual site plan with 138 units and 276 
parking spaces, with a 5 acre set-aside. Adding 18 unit and 36 parking spaces would not leave 
much room for open space without shrinking unit sizes and/or increasing building heights. A 
project with 156 units, 1.5 parking spaces per unit, and a modest set aside for future uses will 
provide a project that is more livable for residents while still providing ample parking.  
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Elimination of For-Sale Units. 

The overwhelming majority of deed restricted units coming online in the north valley are 
for-sale projects, and recent developments in the Town of Crested Butte suggests that the 
demand for deed-restricted for-sale units has been largely satisfied. Meanwhile, all of the 
statistical and anecdotal evidence shows the demand for workforce housing is not going away. 
We strongly believe that a rental project is the appropriate solution and necessary to balance the 
overall portfolio of affordable housing in the North Valley. 

Allocation of Deed Restricted Units 

All 156 units would be deed-restricted to include a local workforce preference.  

49% of the units would be further restricted to local households earning less than 120% 
of area median income (AMI). This is the same percentage as the sketch plan approval. 30% 
would be further restricted to local households earning less than 80% of AMI. Rent on the 77 
income restricted units would be capped based on household income to ensure affordability.  

 

Transit Center. 

The 156 unit site plan provides a bus stop and shelter similar to those seen throughout the 
valley. A small indoor waiting area with public bathrooms (similar to what is available at the 4-
way stop) would be provided as part of the management office.  

Additional Future Units.  

 Gatesco requests the flexibility to add additional units in future, contingent upon reaching 
an agreed-upon trigger that demonstrates a continued need for workforce housing (e.g. at least 
90% occupancy for three years), and contingent upon completing the County land use review 
process (a new application for a new land use change). Any new units would be deed restricted 
pro-rata with the AMI allocation provided herein.  

Agreement to transfer property contingent upon final land use approval.  

 After the Gatesco proposal was selected through the RFP process, Gatesco and the MOA 
parties negotiated a contract that contemplated transferring title to Gatesco prior to completion of 
the County land use review process. This transfer gave many members of the public concern. 
Gatesco is willing to enter into an agreement that would only transfer title to the property after 

AMI Units Cumulative Cumul. %

50% 10 10 6%

80% 37 47 30%

120% 30 77 49%

180% 0 77 49%

Local Pref. 79 156 100%

For‐Sale 0 156 100%

Total 156

156 Units
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final land use approval from Gunnison County of a project that complies with the sketch plan 
requirements, as modified by the terms described above. However, before spending hundreds of 
thousands of dollars on engineering and other studies required for preliminary plan review, it is 
important for Gatesco (as it would be for any developer) to have assurance that the project will 
move forward if the project receives land use approval. Gatesco would still be assuming  all of 
the risk of completing the necessary deliverables and obtaining the approval. If approval is not 
obtained for any reason (for example, lack of adequate water supply), Gatesco would have no 
interest in the property. 
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