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CRESTED BUTTE AREA PLAN - SYNOPSIS

The Crested Butte Area Plan (this Plan) is created to:

o comply with C.R.S. Sections 31-12-101 et. seq., which require that there be a plan for a three
mile area from any point of the municipal boundary prior to annexation, and to

o provide the basis for addressing and evaluating proposed development in unincorporated
Gunnison County in the vicinity of Crested Bultte.

More than 50 sources of information were used to help create this Plan including plans from other
communities, books about rural design and designing with nature, the 513 responses from the
2004 Land Use Survey, and public comments made during the most recent annexation process.

The three mile area surrounding Crested Bultte is referred to in this Plan as the Middle Slate River
Valley (MSRV) and it is approximately 39 square miles, excluding Crested Butte and Mt. Crested
Butte. 49% of the land is federal, 21% is developed, 15% is preserved open space, 1% is local
government land, and 14% (3,500+- acres) has not been developed or preserved as open space.

This Plan is capacity based. The underlying question is: what is the capacity of the MSRV to
absorb more development? Capacity is determined by examining the constraints for development
and the resources our community would like to preserve. Constraints include: avalanche zones,
flood plains, geologically unstable lands, steep slopes and wildfire areas. Resources include:
wetlands, important wildlife habitat, and views that should be preserved.

This Plan allows development anywhere on private land in the 39 square mile focus area, unless
there are constraints to development or resources we would like to preserve on a site. The
constraints and resources are mapped to identify lands that may need additional investigation.

Mitigation is the key to developing most parcels of land. The first recommendation about each
constraint or resource is to avoid sensitive areas. If avoidance is impossible, then mitigation of
impacts to sensitive areas should occur. Examples of mitigation include:
1. Preserving off-site wetlands when wetlands are proposed to be filled or dredged
2. Building back from the edge of a steep cliff so wildfires will not sweep up a cliff wall and
consume a house at the edge
3. Clustering development so most of a site is open for resident, wildlife, or livestock use
4. Maintaining corridors for wildlife movement such as river corridors for bird migration or
patterns of development that allow wildlife to move between developments

After appropriate lands for development were identified, the Town then asked: which developable
lands are most appropriate for development and how should they be developed? The most
important considerations were that if additional development is to occur, it should be clustered
near existing higher density development, it should be served by central water and sewer,
significant amounts of open space should be preserved and local housing should be a major
component of the project. Development that meets these tests will have the support of Crested
Butte when the other policies of this Plan are met. The type of development that is discouraged is
dispersed, large lot development with no open space, no public access, and no local housing.

As a result, residential development is recommended to be near Crested Butte, Skyland and
Buckhorn Ranch. Light industrial development is recommended to be adjacent to Riverland
Industrial Park.



The underlying density of the MSRYV is one unit per 35 acres as a matter of right. Incentives to
accomplish the goals of this Plan include higher densities to direct growth and to create local
housing and preserving less open space if the preserved land is a “Priority Preservation Area”

Higher density is directed to areas near existing development. Densities in these areas are based
on existing density in the vicinity and may be as high as listed below:
1. Crested Butte to the Slate River (east of Gothic Road) 5.00 units per acre (including streets
and alleys but not parks and open space

2. The Slate River to south side of cemetery 3.50 units per acre
3. State Highway 135 to Buckhorn Ranch Subdivision .50 units per acre
4. North side of the cemetery to Moon Ridge Lane .25-.3 units per acre

Open space incentives encourage important open space to be preserved. This Plan recommends
preserving five acres open space for each new residential unit. If Priority Preservation Areas are
preserved, rather than preserving the recommended five acres per residential unit, only three acres
of priority open space need to be preserved per unit. Priority Preservation Areas include:

hillsides seen from Crested Butte

wetlands

important wildlife habitat

a one-quarter (¥2) mile view corridor buffer along State Highway 135

all private land in the Crested Butte watershed

all irrigated agricultural land

cuprLOE

Open space may be on site or off site. If it is offsite, the potential density offsite is “transferred”
from the “Sending Area” to the site to be developed, which is the “Receiving Area.” Itis
anticipated that conservation easements, or similar instruments, will be used to restrict future
development of Sending Areas and that the free market will determine the value of the
development rights being transferred from the Sending Areas.

Local housing incentives allow for maximum density and the least open space. Density may be
as high as 10 units per acre and 1 acre of open space is recommended for each local housing unit.

The transportation policies recommend creation of transit centers in Crested Butte and Mt.
Crested Butte, the creation of park-N-ride facilities, the development of mass transit, trails and
trailheads and having a cohesive intermodal transportation system in new development.

Currently, 69% of all occupied residential units are owner occupied or long-term rentals. The
Housing Policies recommend that developers provide land and/or units so that at least sixty
percent (60%) of all new residential units annexed to Crested Butte are permanently deed-
restricted to a variety of mixed income people.

This Plan is transferable to other areas and/or expandable. Constraints and resources can be
mapped for any area. However, if this Plan is expanded, decisions about higher density should be
made by the people who live near potentially higher density areas.

What are the implications of this Plan? Currently existing approvals and zoning allow for 10,320
units from Round Mountain to Gothic, including both towns, but not including the Larkspur and
Three Valleys subdivisions. If all the units are occupied, for example on the Fourth of July, as
many as 24,549 people could be in the valley. If the policies of this Plan are followed, the total
number of units could be 10,507 if all new units are free market, and 10,893 if all new units in
Receiving Areas are affordable housing.



SNODGRASS MOUNTAIN

A 2

1

///,y 2 >
= <, =
>3 &
- A\
> Reserfl (CE.)
RAGGEDS OF
WILDERNESS Smith Hill o
CE#14 MT. CR D TE
(CBLT)
cheva
Parg Meridian Lake Park
‘ »
cheval
Parcel 4
Phase II 2 P
(CHI =,
~ CRIEEK idge Parcel 2 MERIDIAN [LAKE, Wt Gre
- pE-J0VF o Kikel | PARK RESHR VAR
@ Parcels 2
L BLM (CBLT) >
SON_LAKE
% BLM \’\m
Woa GlaciePkily
Donation
i AT (CBLT) Nevada CE.
(CBLT),
Parcels _— -\ (CBLT)| Glacier Lil
N (CBLT) ‘év':‘::'“’( (B eaty Esttos
P N es 'V‘ Kochevar Parcel
(CBLT)
Peanut Mine C.E.  \(TCB) %\ Rice Parcel (CBLY)
A fley Parc -
(CBLT) 17,
I EVMONS canut [Lake | 4, | Saddle
Parcel (CBLT) 2
PEANLT | o Robinson Partgl | " Fareel (CBLD A crestensurre
o L (CBLT)
Kapshion Far fluen
AAD CE.|(C sit
afe RIVED Moon Ridge
(CBL) Moon Rillge C.¢.
G0)
Cori anch C o
C) 0,
< < >
i - Vérzuh Ranc| Aoo A CRANT
JASS — gbh 2,
Y= T 0 - A %,
pB 0 24,
K 75 »
z s e
Trappers Crossin, Town Ranch 9 3
th (ICB)  [River Gieen o
lead C. L pRY
(TCB) ish Creek Esthtes R
Cressi il <
m < i ! 8 GBI Slate Rive tston) a \\
LISTCB
CE ver Ben
(TCB) | Whetst intain Lazy F-Bar ch
(GRCL)
BLM al
DY lan,
land 2
ind Raich (LE. Riverland
\\\ TdB) T d te M
S
MTAXTELL o Y
o
& 2
)
A Rozman Ranch C.E. &
(CBLT) %, &
Y,
o9 )
(f“’% S5 Cr g
<, =
A S
WHETSTONE MOUNTAIN %
2\
2
C.C. Conservation Covenant K
C.E. Conservation Easement
CBLT Crested Butte Land Trust q 4
ccoli Ranch C. E.
COL  Colorado Open Lands (GRED)
GC Gunnison County
GRCL Gunnison Ranchland Conservation Legac R
Red ain Ranc)
TCB  Town of Crested Butte

Open Space and Development

[ 3 Mile Boundary (MSRV)
== Town Boundary

Open

— Parcel Boundaries
— Streams

- Lakes

— Roads
[ | Private, Undeveloped Land

Government Lands

Space
Public Access
No Public Access
Ski Easement
Subdivided Land & Developed Land

|| Wilderness

0.5 1

Miles

Drawn by: Hilary Mayes
Date: March 8, 2011
Filename: C:/project/areaplan/openspace2011.mxd




ACKNOWLEDGMENTS

The Town of Crested Butte expresses its sincere appreciation to the following sources for
providing most of the information for the mapping:
Gunnison County Current, and Long Range, Planning Offices
Gunnison County Geographic Information Systems Office
Colorado Geological Survey
U. S. Environmental Protection Agency
Colorado Division of Wildlife
e Town of Mt. Crested Butte
The Town of Crested Butte expresses its sincere appreciation to the following people who
contributed to or reviewed portions of the document as it evolved:
Susan R. Parker, Town Manager
Rodney Due, Crested Butte Public Works Director
Jake Jones, Parks and Recreation Director
Robert Gillie, Crested Butte Building Official
David Cooper, Ph.D., Ecologist
Andy Herb, Ecologist
Joanne Williams, Gunnison County Planning Director
Gerald E. Dahl, Esq., Gorsuch Kirgis Campbell Walker and Grover
Steve Glazer
Barbara Green, Esq., Sullivan Green Seavy, LLC
Gunnison County Planning Commission
Ric Ems, Fire Marshal, Crested Butte Fire Protection District
Scott Wimmer, Fire Inspector, Crested Butte Fire Protection District
Joel Stewart, Colorado State Forest Service
Rick Basagoitia, District Wildlife Manager, and Paul Jones, Colo. Division of Wildlife
Charley Knox, San Miguel County Planning Office
Wes Light, Esg., Project Dynamics
Rich Madole, Geologist, U.S. Department of the Interior, Geological Survey
Art Mears, Avalanche Control Engineer
Fred Metzler, Flood Administrator, U. S. Federal Emergency Management
Agency, Region VIII
Peter Pollock, Director of Planning, City of Boulder Planning Director
Pete Fogg, Long Range Planning Manager, Boulder County
Steve Westbay, Planner, Mt. Crested Butte
John Scott, U.S. Soil Conservation Service
James M. Soule, Engineering Geologist, Colorado Geological Survey
Gary Sprung, former President of High Country Citizens Alliance
Hilary Mayes, map preparation
Curtis Allen, Rancher
John Rozman, Rancher
Lee and Polly Spann, Ranchers
Bill Trampe, Rancher
Myrtle Veltri, Rancher
Sandy Allen Leinsdorf, former President, Crested Butte Land Trust
Frank Alfone former Skyland Metropolitan District Director and Nola Oberosler;
Jack Dietrich and Barbara White, Crested Butte South Metropolitan District
David Houghton, former Gunnison County Planning Commission Chairman
Cover Photo - Coloradoareialviews.com



TABLE OF CONTENTS

Page
CRESTED BUTTE AREA PLAN SYNOPSIS ..ottt 2
ACKNOWLEDGEMENTS ...ttt sttt sbe sttt nneneeneas 5
TABLE OF CONTENTS ...ttt ettt st neane sttt st e eeneas 6
PART 1
PREFACE
AT (o 4[] o PSSR 8
Evolution of the Crested Butte Area Plan...........cccveeieiiiic e 8
How the Crested Butte Area Plan IS Organized...........ccoeoeiriiiiineneneicsise e 8
Goal of the Crested Butte Area PlIan .........c.ccoviieiiiii et 9
Why Amend the Three Mile PIan NOW?.........ccoiiiiiiieie e 10
CRESTED BUTTE AREA PLAN POLICIES
I. Applicability of ThiS PIAN ........ccocoviiiiici e 12
] I = T oL o] T TSRS 12
I1l. Land Use
General Policies fOr Land USE.........ooviiieiiiiieiie et st ee e nre e 14
Residential Site DESION ...ccuviieiiiiiie e et e e s ae e e reenre e 23
UBIIIEIES ettt et et be e b e et e e s be e sbeeetaeeabeebeenbeeans 29
IV. Natural Hazards to Development
AVAIANCNE HAZANAS........coviiiii et re 33
FIOOO HAZAIUS.....cviiiviiitie ettt ettt et e sbe e sbe e s ba e saeesabeenbeebeebeeas 33
GEOIOGIC HAZAITS ...ttt 33
WIIAFIre HAZAIUS ...ttt 34
S0HlS e e she e s s be e be e beearaeare e 35
5] (0] 0L ST T TSR R PP PPTRP 35
V. Natural Resources
VISUBI RESOUICES .....vevieiesiietie sttt sttt st et e s st etesteeneeseesteeneeseeeseenaennes 36
LAY =] 1 = o LS 40
WIAEITE. ..ttt nre s 44
VI. Transportation
(0] o] ol I T a1 o To] =LA o IR 48
Personal TranSPOrtaAtiON..........c.coveieiiiiiie e 48
Intermodal TranSPOITALION ..........ccveieieiiiie e 48
I ST 49
SEreetS AN ROAUS ....ccveevviiiieecie ettt e e sresre e e reane e e e 50
Transportation Policies for the EXiSting TOWN ..o 53
T X o o SR 53
WL HOUSING .ttt bbbttt bttt 56
VT MINEral RESOUICE ATBAS ....c.veiueeeeitieieiieeiie st sie ettt eeste e seeste e e saeeseenbesreeeesteaneeseesneenas 58



PART 2 Page
DESCRIPTION OF THE ISSUES

o] [ Toa T ol o= (o o PR PRRROR 62
Natural Hazards to Development
AVAIANCNE HAZANUS........ecvveie ettt seenns 66
FIOOO HAZAIUS. ......cveiieieieiee e ettt 70
(CT=To] (oo ol s - V4 1 (o 13RS 73
WILAFIrE HAZAIAS .....oeeieeece et re e 81
RS0 | OSSR 87
S]] 1= PSR 91
Natural Resources
VISUBT RESOUICES ...ttt sttt sttt ettt st nn e 94
WVBLIANGAS ...ttt ettt e st e e be et e e s beesbeeerbeenbeebeenbe e e 99
R AT 1o =SSP 110
Transportation
TranspPOrtation STUIES. .........coveveiiiiiie e 119
Recommendations of the Transportation Plans That Have Been Implemented.......... 124
MOUNTAIN EXPIESS ...vvevieteeticteetesteeteeste e et ste e bestaesresteenaestesreebesba e s e sbesnnesaesreenbenrens 124
THAIIS. et be e she et e sbe s be e beenreeare e 125
F N I - TS o Lo 1 = [ o SRS 132
ROBAS ...t bbb s 132
Crested Butte Major Street PIan .........cccoviiiiiiieieiceese s 133
N0 | [T ] (U =SSR 136
Socioeconomic Trends
(08 12T (<o =T 1 -SSP 139
Housing Development in the Unincorporated Upper East River Valley..................... 143
NWCCOG Second HOmMe OWNEIS STUAY ........ocveeeririiiiiriiieiieieeeesese e 146
Land Use Implications of the 2006 Crested Butte Area Plan............ccccocevvvevecennnnnne 150
GLOSSARY OF TERMS ...ttt sttt sttt st nteaneene e 156
PART 3
Appendix |
Materials and Publications Used in Development of the Crested Butte Area Plan ...........ccccoceveienene 1
Appendix 11
2004 Land USE SUIVEY RESUILS........cciveieiiiireiie ettt st ettt sre st e teebeere e enbesresre e s 5
Appendix 111
Methodology for 2002 Wildfire Hazard Mapping, GUNNISON COUNLY ......ccererierinenieieecie e 17
Appendix 1V
List of All Birds Found in the 2002 and 2003 Bird SUIVEY.........ccccceiveieieneiene e 20
Appendix V
Example Developments That Meet the Recommendations of the Land Use Policies...........cc.cce.e.. 22
Appendix VI
The Number of New Units and Amount of Open Space If the Plan Is Followed..............ccccovvnnennnn 23
Appendix VII
A Sample Development 0f 100 UNIES........coveiieiiiieiierieeie et 24



Part 1, PREFACE

Authorization

The Crested Butte Area Plan is a guide for the physical development of the municipality as well
as a limited area outside its boundaries in unincorporated Gunnison County. The Plan is created
in part to comply with the Colorado Municipal Annexation Act of 1965, (C.R.S. Sections
31-12-101 et. seq. as it may be amended. It is also created pursuant to the authority set forth in
the following Colorado Statutes:

C.R.S. Sections 31-23-201 et seq.  Planning Commission and Master Plans

C.R.S. Sections 24-65-101 et seq. The Colorado Land Use Act

C.R.S. Sections 24-65.1-101 et seq. The Areas and Activities of State Interest

C.R.S. Sections 24-67-101 et seq.  The Planned Unit Development Act of 1972

C.R.S. Sections 29-20-101 et seq.  The Local Government Land Use Control and Enabling

Act of 1974

Evolution of the Crested Butte Area Plan

Work began on the Crested Butte Area Plan in 1990 when the Towns of Crested Butte and Mt.
Crested Butte surveyed the public about their values and land use issues in the upper East River
valley. Active work on this Plan began in February, 1993. Background information and the
maps were prepared to describe the existence and the extent of land issues important to land use
planning. That information was integral to the development of policies to address the issues. The
Crested Butte Three Mile Plan was adopted by the Town Council, as the Municipal Planning
Commission, on November 1, 1993.

The 1993 Three Mile Plan was included in the Crested Butte Land Use Plan in 1996. Later in
1996, the wetland chapter was updated to incorporate information from Howard H. Whiteman,
Ph.D. In 2003 the Three Mile Plan was updated by revision of the Three Mile Plan boundary

map to reflect changes in the Town boundaries since 1993.

In 2004 the Town Council asked the Town staff to update the 1993 Three Mile Plan. Statistics
and other dated information in that plan were 10 years old and the Town Council wanted their
Three Mile Plan to be more current. In addition to updating the data, the maps were updated and
new relevant maps were added. The name of the Three Mile Plan was changed to Area Plan to
reflect the fact that a three mile boundary is arbitrary and may cut through a topographic area in a
way that is not logical.

In 2010 and 2011, after considering an annexation for about two years, many issues were raised
by the public and the annexors that needed clarification in the Area Plan and in the Subdivision
Regulations. The purpose of the 2011 update was to make those clarifications and to begin
addressing the carbon footprint of the Town, which has become an issue since the last update.

How the Crested Butte Area Plan is Organized

This Plan is divided into three broad parts. Part 1, Policies, contains the Preface and other
introductory information and the policies of this Plan. These policies recommend how and where
development should occur and how to address issues discussed in Part 2. Part 2, Description of



the Issues, includes information and maps describing issues related to development in the vicinity
of Crested Butte. Topics include: public participation, natural hazards, natural resources,
transportation, and socioeconomic trends. Part 3, Appendices, contains a list of the primary
resources used during development of the Crested Butte Area Plan, responses to the 2004 Land
Use Survey, and other summary and detailed information.

Goal of the Crested Butte Area Plan

The goal of the Crested Butte Area Plan is to manage growth to:
1. avoid hazards that may threaten life or property when developing structures or
infrastructure
2. preserve what the citizens and the Town Planning Commission appreciate about Crested
Butte and the Middle Slate River Valley including:
a healthy environment
a high quality of life
housing for people who live and work in the community
open space
recreation facilities adequate to serve the recreation-oriented people of the
Middle Slate River Valley
access to public lands
g. the natural character of the valley and surrounding mountains
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Therefore, the Crested Butte Area Plan is based on the carrying capacity of the land which is
identified on a series of overlaid maps and in the discussions of the topics in Part 2, Description
of the Issues. This overlay mapping approach was described by lan McHarg, an ecological
planner, in his 1969 book, Design With Nature. If some parcels of land have characteristics
making it difficult for construction, they have less carrying capacity. If other parcels of land have
resources the community values and wishes to preserve, those parcels also have less carrying
capacity. Land that has neither resource nor hazard limitations is targeted for future development.

.’_:._"""—_'._‘_._"_‘___'_._’W'—'
/':',- %‘1
A o 7% -2 s

S ERETATION 2

2 o ~at@On - - TR
#TLANDS

Reprinted from Ecology of Greenways



Why Amend the Three Mile Plan Now?

Ideally, the Town would like to work with Gunnison County to adopt a Plan for a land use for the
area around Crested Butte. In the absence of such a plan, the policies set forth herein are the
Town’s opinions about how development should occur in the vicinity of Crested Bultte.

There are a number of reasons to amend our plan including the following:

a. The Town wants to give guidance to landowners and developers, before they begin
making plans. This should allow developers to move through the review process in a
timely manner, rather than learn about Town concerns after they have submitted plans
and then need to make changes.

b. This Plan will help the Town be consistent when providing comments to the County
during development reviews.

c. This Plan will help the Town decide upon its comments when providing comments to the

Federal and State governments about their initiatives, or proposals on their land.
It helps with grant applications when we can say the project complies with local policies.
It updates mathematical justifications for particular policies in this Plan.

o o

The Town feels that now is the time to adopt this plan because:

a. The Town thinks it is prudent to update our plan for annexations so:

i. Landowners and developers know what will be expected of them if they want to
annex to Crested Bultte,

ii. Circumstances have changed since 2006, so this Plan and our expectations should
reflect those changes.

b. The Town solicited public input about development in the vicinity of Crested Butte and
that information should be incoprorated in the Town’s policies. Major opportunities for
public input included the following:

i. A series of public meetings regarding the proposed Foothills Annexation,
ii. The public hearing held on July 5, 2011 prior to adoption of this 2011 plan
amendment.

d. A subcommittee of the Planning Commission has been working on the plan update for
nearly a year, and Town staff members have been working on it for over a year. Itis
time to finish it before circumstances change so much that the plan needs to be updated
again.

The Town would like to work with Gunnison County on reviewing our Area Plan or working
together to create a plan for development in the vicinity of Crested Bultte.

(1) Colorado Revised Statute 31-12-105(e)
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