CITY OF MONTROSE
PLANNING COMMISSION AGENDA
Virtual Meeting
5:00 p.m., January 13, 2021

The 11:00 rule will be enforced. All public hearings scheduled and noticed to be heard today must begin prior
to 11:00 p.m. or they will be rescheduled. If the Planning Commission is discussing an agenda item, but has not
voted on the item before 11:00 p.m., the Planning Commission may take a vote to decide whether to vote on the
agenda item or to continue the item to the next meeting. The Planning Commission may also vote to consider
discussion and action on additional agenda items that require action in a specified time period due to legal
requirements. All remaining agenda items, not heard due to time constraints, will be placed first on the next
Planning Commission Agenda.
Due to our current circumstances, the City Council Chambers are currently closed to the public. The public can
attend the meeting virtually.
JOIN BY VIDEO CONFERENCE: https://us02web.zoom.us/s/89872944018
JOIN BY PHONE (Dial a number based on your current location): US: +1 346 248 7799 or +1 669 900 9128 or
+1 253 215 8782 or +1 312 626 6799 or +1 646 558 8656 or +1 301 715 8592
Webinar ID: 898 7294 4018
International numbers available: https://us02web.zoom.us/u/kchhPFdskM

1. The minutes of the meeting dated January 6, 2021 will be available at the January 27, 2021 meeting.
2. Additions or Deletions.
3. NOMINATION AND VOTING FOR CHAIRPERSON AND VICE-CHAIRPERSON.
4. SP20-0077 – BASECAMP SKETCH PLAN REVIEW OF PLANNED DEVELOPMENT AND
SUBDIVISION. This is a review and discussion of the Sketch Plan for Basecamp Subdivision, a proposed
multi-family development on a 3.6 acre parcel bordered on the east by North Grand Avenue, on the west by
the Uncompahgre River and on the south by the future extension of North 6th Street. The applicant is Kurt
Soukup, Manager, COF3 LLC.

5. LRSD20-0093 – LARGE RETAIL SITE DEVELOPMENT PLAN FOR DISCOUNT TIRE. This is a
recommendation for the Large Retail Site Development Plan for Discount Tire on a 1.08 acre parcel, located
at the southwest corner of Rio Grande Avenue and US Highway 550. Bryce Christensen, Kimley-Horn
representing Discount Tire is the applicant.

6. CUP20-0081 – CONDITIONAL USE PERMIT FOR RIVER LANDING HOTEL. This is a request for
a Conditional Use Permit to allow a 100-room hotel in a B-2 Highway Commercial, and specifically to
allow construction of hard surface paving within the outer zone of the Uncompahgre River Buffer Zone.
The project is located on Wolverine Drive in the River Landing Subdivision. The applicant is Bevan
Brawner, BiLD Architects.

7. 2021 ANNEXATION REPORT AND 3-MILE PLAN. This is the 2021 Annual Annexation Report and
3-Mile Plan as required by Colorado State Statute (CRS §31-12-105(1) (e)). The Plan contains verbal
policies and maps to illustrate annexation priorities, eligible enclave annexations, existing city limits,
growth areas, transportation routes, etc. No official action is to be taken, but input is welcome.

8. .Other Business.
9. Next meeting January 27, 2021 at 5:00 p.m.
10. Adjournment.
**To access this Agenda with a live link to the meeting, please visit:
https://www.cityofmontrose.org > Forms and Documents > Agendas and Minutes

CITY OF MONTROSE
Planning Services
MEMO

TO:
Planning Commission
FROM: Amy Sharp, Senior Planner
DATE: January 13, 2021
RE:
Project #20-0077 Basecamp Sketch Plan Review of Planned Development & Subdivision
ATTACHMENTS
● Exhibit A: Area Maps
● Exhibit B: Sketch Plan Narrative, Maps & Traffic Study
● Exhibit C: Excerpts from City of Montrose Municipal Code for Planned Developments
● Exhibit D: Public Comments
Public notice requirements have been fulfilled in accordance with Section 4-4-31(D) of the City of
Montrose Municipal Code. A sign was posted on the property, letters sent to property owners
within 100 feet, and an ad appeared in the Montrose Daily Press.
Applicant: Kurt Soukup, Manager, COF3 LLC
Planning Commission Consideration:
The review and discussion of the Sketch Plan by the Planning Commission is informal and nonbinding in nature, and shall serve as a means to provide guidance to the subdivider in
accordance with the City of Montrose Municipal Code. No formal action is taken at this time.
Application Background:
Basecamp Subdivision a multi-family proposed development at the southern end of the
Montrose Urban Renewal Authority (MURA) project. The property is approximately 3.6 acres in
size and is bordered on the east by North Grand Avenue, on the west by the Uncompahgre
River, and on the south by the future extension of North 6th Street. The property is zoned “I-1”
Light Industrial District and is part of the MURA project initiated in 2017.

The Sketch Plan applications for the Planned Development and Subdivision are only reviewed
by the Planning Commission, not City Council, and no formal action is taken at this stage. The
applicant has submitted the attached Sketch Plan application materials (Exhibit B) based on a
conceptual design and seeks the Planning Commission’s feedback. The conceptual design has
been reviewed by City staff and partner agencies and meets the City’s design standards. After
receiving feedback from the Planning Commission, the applicant will submit and the City will
review a Preliminary Planned Development and Subdivision package (including engineering
design for all public infrastructure). After those plans are reviewed for compliance with the City
Municipal Code, it will be placed on an upcoming Planning Commission agenda, and the
Planning Commission will make a recommendation to City Council. City Council will review the
application and consider the Planning Commission’s recommendation.
Planned Development Application Details:
Based on the current I-1 zoning, multi-family housing is allowed on this parcel. The applicant
may place one apartment building on this one lot without being required to go through the
Planned Development process according to the City of Montrose Municipal Code. In addition,
the applicant could complete a minor subdivision application which is approved
administratively and subdivide this parcel into 3 lots, and place one apartment building on each
lot without going through the Planned Development process. The applicant would be required
to adhere to all of the regulations set forth by the zoning Code for setbacks and density.
The applicant has chosen to move forward with a Planned Development application which
provides for flexibility with respect to dimensional requirements and encourages the
development of tracts of land in accordance with an overall plan of development. If an
applicant seeks to build more than one building on a lot (with more than one residential
dwelling unit within it), the Planned Development process is required. The Planned
Development process is a way for development of large areas of land to occur in a coordinated
and planned manner that may include parks, open space areas, clustered development, shared
infrastructure and shared amenities that otherwise might not be achieved if smaller parcels
were developed independently. Approval of a planned development by the City is purely
discretionary. If the City and the applicant do not agree on all required conditions and the plan,
the City may deny approval, or the City may unilaterally impose conditions. If the developer
does not accept all conditions, that development must adhere to standard subdivision and
zoning requirements.
In addition to proposing to build multiple buildings on one parcel, the applicant seeks the
following variations to accommodate an overall coordinated plan of development, which the
Planning Commission may approve through Planned Development review:

● Setbacks for single family and multi-family residential buildings within industrial zoned
lots will be 5’ side, and 15’ front, rear, and corner lot.
● Setbacks for townhome and duplex residential buildings within industrial zoned lots will
be 0’ side, and 15’ front, rear, and corner lot.
● Residential buildings may be placed within 15’ of existing adjacent properties zoned
residential, instead of 100’.
Planned Development Review Standards:
The City of Montrose Municipal Code outlines the process and standards for Planned
Development applications. The Planning Commission should consider whether the project
meets the standards outlined within Section 4-4-24 and summarized below: (See Exhibit C)
● A planned development must be in substantial conformity with the City's Master Plans.
● The PD Plan must reasonably preserve and protect rural character, open space, scenic
views, drainage areas and other valued resources.
● Residences may be clustered, including the use of duplexes and multifamily residences.
● Must adhere to standard subdivision and zoning requirement.
● Conditions may be imposed as appropriate to assure that the PD plan is consistent with
the City's Master Plans and promotes the public health, safety and welfare.
● Flexibility in the scope and design of required improvements and design standards may
be allowed to provide for innovative urban design which promotes the public health,
safety and welfare.
Relevant Comprehensive Plan and Municipal Code References:
To assist the Planning Commission, staff has provided the following relevant excerpts from the
City of Montrose 2008 Comprehensive Plan and Municipal Code. A Comprehensive Plan is not
legally binding. It provides guidance for zoning and other land use decisions. It is possible for
sections of the Comprehensive Plan to conflict, and it is reasonable that a decision may not
satisfy every aspect outlined within the Comprehensive Plan. The Future Land Use Map within
the Comprehensive Plan illustrates general, somewhat flexible locations and extents for various
land uses and densities. The Municipal Code and Zoning regulations specify land uses and
densities, bulk & height requirements, setbacks, and other development standards that are
allowed within each zoning district in order to achieve the intent of each zoning district. In July,
2018 the Planning Commission and City Council approved the zoning of this parcel as outlined
earlier in this memorandum. Development on this parcel may occur in accordance with the
approved zoning and should also be compatible with provisions of the Comprehensive Plan.
Comprehensive Plan - Land Use Map Designation
The Future Land Use Map within the Comprehensive Plan identifies this parcel as located in an
area proposed as an Employment Center and River Greenway Regional Park.





Employment Center: This district is intended to encourage the development of planned
light industrial, office and business parks as well as to identify locations for medium
industrial uses such as manufacturing, warehousing and distributing, indoor and outdoor
storage. This district is also intended to accommodate secondary uses that complement
and support the primary workplace uses, such as hotels, restaurants, convenience
shopping, childcare and housing.
Parks and Open Space: This land use designation identifies approximate locations for
neighborhood, community and regional parks as well as for public open space, including
conservation of the Uncompahgre River corridor. This district is intended to include
permanent open space, but also allows for limited development such as properly
reclaimed gravel extraction, golf courses, livestock grazing, and recreational and public
facilities. (Chapter 3. Section 3.2)

Comprehensive Plan - Land Use Concepts
The Comprehensive Plan describes a number of land use concepts that are recommended in
the Plan including, but not limited to:
 The feathering of densities to assure that new growth blends compatibly with existing
neighborhoods;
 Allowing a mix of uses and/or a range of densities to foster a diversity of housing
choices, and a variety within new neighborhoods or zoning districts; and
 A hierarchy of mixed-use “Centers” to allow convenience services to be located closer to
where people live, reducing driving needs. (Chapter 1. Section 1.3)
Feathering of densities is further defined in the following excerpt:
● Creating high density lots immediately adjacent to very low density lots should be
avoided. When large density “jumps” cannot be avoided, they should be mitigated by
buffer transitions, such as: increased setbacks between the uses, gradual changes in
building mass, significant landscape planting, etc. The residential uses adjacent to
commercial, industrial, or business uses should generally be designated as medium or
higher densities. As new land use density ranges are applied, to avoid conflicting with
adjacent land uses, new development should apply a gradual transition of residential
densities (“feathering”). To feather densities, the densities along property lines should be
no more than two categories different. For example, if an existing property has been
developed at 3 units per acre, if a new development adjacent is granted a higher
average density, the new development should place along the common property line lot
sizes that are no more than 4 to 5 units per acre. If a lower average density is granted,
the reverse is true. (Chapter 8. Section 8.3)

Comprehensive Plan - Housing Choice: Goals, Policies & Actions
Chapter 8 of the Comprehensive Plan outlines goals regarding housing, density, and design
considerations and includes the following excerpts:
 Goal 9. Policy 9.1 Encourage a variety of housing types in new neighborhoods to ensure
that affordable housing is dispersed throughout the community, and to allow residents
to remain in the neighborhood as their life stages change (single, married, raising
children, “empty nesters”, retirees). Every effort should be made to blend affordable
housing with market-rate housing in forms, style and materials. Affordable housing
should not be isolated, but rather should be included in all new neighborhoods
throughout the community.
 Goal 9. Policy 9.4: In reviewing where and how an applicant proposes to apply mixed
densities, the Planning Commission and City Council should take into account
compatibility with adjacent land uses. Density transitions between adjacent residential
properties should be gradual, not exceeding two zoning categories unless unfeasible.
Where density transitions must be greater than a two category difference, the transition
is to be accomplished within the property, or mitigated through similar building design,
increased setbacks, landscape buffering, or other means acceptable to the City.
Zoning Regulations
The intent of the “I-1” zoning district, as written in the Municipal Code, is included below, as is
information from the Municipal Code regarding maximum density.
 The purpose of the "I-1" Light Industrial District is to accommodate a limited group of
research, manufacturing uses, and transportation hub. This promotes the creation and
maintenance of an environment which will serve the mutual interests of the
community as a whole, of any adjacent residential areas and of the occupants of the
industrial park area. (Municipal Code Section 4-4-17)
The dimensional requirements in the “I-1” zoning district allow for multi-family housing at
2,900/unit). Residential uses shall comply with the applicable dimensional requirements as set
out for the “R-3A” zone. (Municipal Code Section 4-4-22) The Dimensional Requirements for the
“I-1” and “R-3A” zoning districts are included in the table below.
 The applicant is seeking setback variations as stated previously to accommodate an
overall coordinated plan of development, which the Planning Commission may approve
through Planned Development review.

Dimensional Requirements
Minimum Lot
Width
at
Building
Line
All***** N/A
SingleN/A
family
Duplex
N/A
All
N/A
others

Minimum Setbacks

District Use

Depth Size

Front Rear Side Corner Maximum
Lot
Building
Height

I-1
R-3A

N/A
N/A

25
15

½ acre
6,250

N/A
25

N/A 25
5
15

N/A
35

N/A
N/A

9375
15
25
5
15
35
lgr 9,375
15
20
10
15
35
or
2,900/unit
***** Residential uses shall comply with the applicable dimensional requirements as set out
for the “R-3A” zone.

Staff Guidance to Planning Commission:
The Sketch Plan application meets all dimensional, design, and zoning requirements as set forth
in the City of Montrose Municipal Code, Section 4-4-24. The review and discussion of the Sketch
Plan by the Planning Commission is informal and non-binding in nature, and shall serve as a
means to provide guidance to the subdivider in accordance with the City of Montrose Municipal
Code. No formal action is taken at this time.
Staff recommends that the Planning Commission share feedback with the applicant, so that the
applicant may consider the feedback and incorporate proposed changes into their future
Preliminary Planned Development application. If the Planning Commission determines that
adherence with certain components of the Comprehensive Plan should be prioritized, this
information should be shared with the applicant at this time.

STAFF PRESENTATION

Meeting packet available online
https://www.cityofmontrose.org/126/Planning-Commission

Planning Commission Consideration
The review and discussion of the Sketch Plan by the Planning
Commission is informal and non-binding in nature, and shall serve as a
means to provide guidance to the subdivider in accordance with the City
of Montrose Municipal Code. No formal action is taken at this time.
Planning Commission will give clear and concise guidance to the
applicant following this meeting.
Public notice requirements for this project were fulfilled in accordance
with Section 4-4-31(D) of the City of Montrose Municipal Code.

Proposal & Vicinity Map
Basecamp Subdivision is a multi-family
proposed development at the
southern end of the MURA project.

Project Background
• Project site: 3.6 acres
• Zoned “I-1” Light Industrial District
• Part of the MURA project initiated
in 2017
• Zoning is consistent with
surrounding area

Planned Development & Subdivision Process
Sketch Plan

Submittal of Complete
Application

Staff Review – Comments/corrections
sent to applicant

Updated plans submitted to City

Preliminary Plat
Submittal of Complete
Application
Staff Review – Comments/corrections
sent to applicant
Updated plans
submitted to City
Consideration/Approval by
Planning Commission
Consideration/Approval by
City Council

Consideration by Planning
Commission (no formal action)

Pre-construction meeting, infrastructure
improvements, building permits issued

Final Plat

Submittal of Complete
Application
Staff Review – Comments/corrections
sent to applicant
Updated plans submitted
to City
Consideration/Approval by
City Council
Certificates of occupancy
may be issued

Planned Development Application Details
• I-1 zoning - multi-family housing is allowed on this parcel
• The applicant may place one apartment building on this one lot
without being required to go through the Planned Development
process.
• The applicant could complete a minor subdivision application
(approved administratively) and subdivide this parcel into 3 lots, and
place one apartment building on each lot without going through the
Planned Development process.
• The applicant would be required to adhere to all of the regulations set
forth by the zoning Code for setbacks and density.

Planned Development Application Details
• The applicant has chosen to move forward with a Planned
Development application which provides for flexibility with respect
to dimensional requirements and encourages the development of
tracts of land in accordance with an overall plan of development.
• If an applicant seeks to build more than one building on a lot (with
more than one residential dwelling unit within it), the Planned
Development process is required.

Planned Development Application Details
• The Planned Development process is a way for development of
large areas of land to occur in a coordinated and planned
manner that may include parks, open space areas, clustered
development, shared infrastructure and shared amenities that
otherwise might not be achieved if smaller parcels were
developed independently.
• Approval of a planned development by the City is purely
discretionary. If the City and the applicant do not agree on all
required conditions and the plan, the City may deny approval, or
the City may unilaterally impose conditions. If the developer does
not accept all conditions, that development must adhere to
standard subdivision and zoning requirements.

Planned Development Variations
• Setbacks for single family and multi-family residential buildings within
industrial zoned lots will be 5’ side, and 15’ front, rear & corner lot
• Setbacks for townhome and duplex residential buildings within
industrial zoned lots will be 0’ side, and 15’ front, rear & corner lot
• Residential buildings may be placed within 15’ of existing adjacent
properties zones residential, instead of 100’

Planned Development Review Standards
Section 4-4-24 (Exhibit C)
• A planned development must be in substantial conformity with the City's Master
Plans.
• The PD Plan must reasonably preserve and protect rural character, open space,
scenic views, drainage areas and other valued resources.
• Residences may be clustered, including the use of duplexes and multifamily
residences.
• Must adhere to standard subdivision and zoning requirement.
• Conditions may be imposed as appropriate to assure that the PD plan is consistent
with the City's Master Plans and promotes the public health, safety and welfare.
• Flexibility in the scope and design of required improvements and design standards
may be allowed to provide for innovative urban design which promotes the public
health, safety and welfare.

Comprehensive Plan & Municipal Code
• Comprehensive Plan is not legally binding. It provides guidance for
zoning and other land use decisions.
• It is possible for sections of the Comprehensive Plan to conflict, and it
is reasonable that a decision may not satisfy every aspect outlined
within the Comprehensive Plan.
• Future Land Use Map within the Comprehensive Plan illustrates
general, somewhat flexible locations and extents for various land uses
and densities.
• The Municipal Code and Zoning regulations specify land uses and
densities, bulk & height requirements, setbacks, and other
development standards that are allowed within each zoning district.

Comprehensive Plan – Land Use Chapter 3
Listed as employment center and River Greenway
Regional Park in the future land use map.
• Employment Center: This district is intended to encourage
the development of planned light industrial, office and
business parks as well as to identify locations for medium
industrial uses such as manufacturing, warehousing and
distributing, indoor and outdoor storage. This district is
also intended to accommodate secondary uses that
complement and support the primary workplace uses, such
as hotels, restaurants, convenience shopping, childcare
and housing.
• Parks and Open Space: This land use designation identifies
approximate locations for neighborhood, community and
regional parks as well as for public open space, including
conservation of the Uncompahgre River corridor. This
district is intended to include permanent open space, but
also allows for limited development such as properly
reclaimed gravel extraction, golf courses, livestock grazing,
and recreational and public facilities.

Comprehensive Plan – Land Use Concepts
• The feathering of densities to assure that new growth blends
compatibly with existing neighborhoods;
• Allowing a mix of uses and/or a range of densities to foster a
diversity of housing choices, and a variety within new
neighborhoods or zoning districts; and
• A hierarchy of mixed-use “Centers” to allow convenience services
to be located closer to where people live, reducing driving needs.
(Chapter 1. Section 1.3)

Comprehensive Plan – Land Use Concepts
Feathering of Densities defined:
Creating high density lots immediately adjacent to very low density lots should be
avoided. When large density “jumps” cannot be avoided, they should be mitigated
by buffer transitions, such as: increased setbacks between the uses, gradual
changes in building mass, significant landscape planting, etc. The residential uses
adjacent to commercial, industrial, or business uses should generally be
designated as medium or higher densities. As new land use density ranges are
applied, to avoid conflicting with adjacent land uses, new development should
apply a gradual transition of residential densities (“feathering”). To feather
densities, the densities along property lines should be no more than two categories
different. For example, if an existing property has been developed at 3 units per
acre, if a new development adjacent is granted a higher average density, the new
development should place along the common property line lot sizes that are no
more than 4 to 5 units per acre. If a lower average density is granted, the reverse is
true. (Chapter 8. Section 8.3)

Comprehensive Plan – Housing Choice:
Goals, Policies & Actions
• Goal 9. Policy 9.1 Encourage a variety of housing types in new neighborhoods to
ensure that affordable housing is dispersed throughout the community, and to
allow residents to remain in the neighborhood as their life stages change (single,
married, raising children, “empty nesters”, retirees). Every effort should be made
to blend affordable housing with market-rate housing in forms, style and
materials. Affordable housing should not be isolated, but rather should be
included in all new neighborhoods throughout the community.
• Goal 9. Policy 9.4: In reviewing where and how an applicant proposes to apply
mixed densities, the Planning Commission and City Council should take into
account compatibility with adjacent land uses. Density transitions between
adjacent residential properties should be gradual, not exceeding two zoning
categories unless unfeasible. Where density transitions must be greater than a
two category difference, the transition is to be accomplished within the property,
or mitigated through similar building design, increased setbacks, landscape
buffering, or other means acceptable to the City.

Zoning Regulations
• The purpose of the "I-1" Light Industrial District is to accommodate a
limited group of research, manufacturing uses, and transportation hub.
This promotes the creation and maintenance of an environment which will
serve the mutual interests of the community as a whole, of any adjacent
residential areas and of the occupants of the industrial park area.
(Municipal Code Section 4-4-17)

Zoning Regulations
• The dimensional requirements in the “I-1” zoning district allow for multifamily housing is 2900/unit. (Municipal Code Section 4-4-22).
Minimum Lot

Minimum Setbacks

District

Use

Width at
Building
Line

Depth

Size

Front

Rear

Side

Corner Lot Maximum
Building
Height

R-3A

Singlefamily
Duplex
All others

N/A

N/A

6,250

15

25

5

15

N/A
N/A

N/A
N/A

35

9375
15
25
5
15
35
lgr 9,375 15
20
10
15
35
or
2,900/unit
I-1
All***** N/A
N/A
½ acre
25
N/A
N/A
25
N/A
***** Residential uses shall comply with the applicable dimensional requirements as set out for the “R-3A” zone.

-------------------------------

BASECAMP

Staff Guidance to Planning Commission

• The Sketch Plan application meets all dimensional, design, and zoning
requirements as set forth in the City of Montrose Municipal Code, Section
4-4-24. The review and discussion of the Sketch Plan by the Planning
Commission is informal and non-binding in nature, and shall serve as a
means to provide guidance to the subdivider in accordance with the City of
Montrose Municipal Code. No formal action is taken at this time.
• Staff recommends that the Planning Commission share feedback with the
applicant, so that the applicant may consider the feedback and incorporate
proposed changes into their future Preliminary Planned Development
application. If the Planning Commission determines that adherence with
certain components of the Comprehensive Plan should be prioritized, this
information should be shared with the applicant at this time.
• Planning Commission will give clear and concise guidance to the applicant.

Applicant will now share details on the Sketch Plan

APPLICANT PRESENTATION
Basecamp Overview
Basecamp Phase 1
MURA PH-1

Basecamp

Project Phasing
• Sketch Plan

• January 2021

• Preliminary Plat / PD
• Feb/Mar 2021

• Public Infrastructure
Construction
• Begin ~April 2021

• Phase I Site
Development
• ~April 2021

• Final Plat

• ~Fall 2021

Sketch Plan Summary
• Multifamily Development (Phase 1)
• 96 Residential Units
• Development by phases
• Public Infrastructure (roads, utilities, drainage)
• As approved through Preliminary Plat submittal

• Phase I, 4 buildings, 96 Multifamily Units
• Future Phases TBD – Driven by needs of housing market

• Zoned I-1

• Neighboring zoning R3 (City north, east, and south), MHR (City south), P (City
west)

• 11 acres Planned Open Space (~38 %)

Project Access and Utilities
• Access, N. 6th St., N. 5th St.
• Stormwater Drainage to
Detention Ponds
• Sanitary Sewer
• Connect to & Upsize City
Sewer Main

• Water

• Extend 12” line from 9th, tie to
existing @ 6th, 5th, Beach Lane

• Gas / Power /
Communications

• Extend main lines from 9th, tie
to existing @ 6th, 5th

• Connectivity to
Uncompahgre Riverway Trail

TRAFFIC & ACCESS
Summary of Actions to Date
• Comprehensive study prepared w/ MURA Phase 1
• Identified acceptable levels of service at buildout of entire
development
• No necessary off-site improvements identified

EXHIBIT A: Area Maps
Vicinity Map

Comprehensive Plan Future Land Use Map

Location & Zoning Map

EXHIBIT B: Sketch Plan Narrative, Maps & Traffic Study
Please note: The project name has been changed to "Basecamp Subdivision". Previous names
such as "Cottonwood" or "MURA Multi-family housing project" will be updated to "Basecamp
Subdivision" in future maps and documents.

Cottonwood
Subdivision
Sketch Plan Narrative
November 23, 2020

Owner:

COF3, LLC
Kurt Soukup

Prepared by:
Del-Mont Consultants, Inc.
125 Colorado Ave.
Montrose, CO 81401
(970) 249-2251
(970) 249-2342 fax

General
The Cottonwood Subdivision is a multifamily proposed development on 24.2 acres at the
southern end of the Montrose Urban Renewal Authority (MURA) project. The subdivision is
bordered on the east by North Grand Avenue and on the south by a series of private parcels (not
part of MURA), on the west by the Uncompahgre River Trail corridor, and on the north by Lot #1
of the Colorado Outdoors Minor Subdivision. The entire 24.2 acres is intended to be developed
as residential housing with a mix of multifamily units, townhome complexes, and single-family
homes. The project is planned to connect to Grand Avenue via the future westward extensions
of 5th and 6th Street. An internal looping road network of both public streets and private drives
is planned. Public pedestrian and bike access will be provided through the project to the
Uncompahgre River Trail system via public access easements.
The property is zoned I-1 and is part of the MURA project initiated in 2017.
The following information is based on the preliminary conceptual layout and is subject to change
as the utilities, public roads, and specific apartment layout are designed to meet City standards.
Following the Sketch and Preliminary Planned Development Plan (PD Plan) submittals, the
developer will prepare and submit for City approval a separate Preliminary Plat package
(including engineering design for all public infrastructure), Site Development Applications for
individual phases, and Building Permit packages for each building.
The PD Plan is necessary to allow multifamily development and multiple buildings on Lots. The
PD Plan further creates exceptions to the City Code (building heights, unique street template,
etc.).
The Preliminary Plat and Civil Design and eventual Final Plats will be done in phases with lots
established and public infrastructure extended as each phase is completed.
The existing structures on the property will be demolished and removed as part of the site
development. See sheet 3 of the Sketch Plan for the current location of existing structures.
The Cottonwood Subdivision will have a generous amount of open space, likely far exceeding City
requirements. However, as part of the Planned Development (separate submittal) process, a
minimum of 20% open space is required. Previously the Colorado Outdoors Subdivision
dedicated over 41 acres of river corridor to the City of Montrose. That 41 acres more than
accounted for the required overall 20% open space for the ‘master’ Colorado Outdoors
Subdivision. As individual lots with the subdivision develop, even more open space results with
additional landscape areas constructed. To document that the Cottonwood Subdivision would
similarly achieve the required 20% open space prior to individual lot construction, a proportional
amount of the 41-acre river tract was allocated to the Cottonwood PD. NO land was exchanged
and this calculation was only done to ensure minimum PD Plan open space calculations were met
for both the Master Development (Colorado Outdoors) and the new Cottonwood Subdivision.

Initially, school buses are intended to remain on the public road system (Grand Ave), with stops
near the planned main entrances at N. 5th and N. 6th Streets. Once the subdivision fully develops,
school buses could then transit through the subdivision on the main loop road (N. 6th / N. 5th
loop) with multiple stops as necessary.
Water
The project will be served by the City of Montrose water system. A 12” main line will be extended
south from the Mayfly Dr / N. 9th St intersection into and through the property. That 12” line is
part of a larger water infrastructure improvement throughout the entire MURA project. Various
8” lines will connect to the new 12” line and loop through planned residential enclaves. Water
service to the individual apartment buildings, townhome complexes, and single-family homes will
tap off of either the new 8” or 12” lines.
Please see the attached sketch showing the conceptual water infrastructure backbone layout and
connectivity to the existing City of Montrose water system. Fire flow analysis in the vicinity of
this development shows more than adequate pressure and volume to support the planned
multifamily and single-family residential buildout for the entire property. Anticipated fire flows
vary from 1,500 gpm to 3,000 gpm depending on construction type and density. Anticipated
water demands are estimated based on City requirements and are as follows:
Anticipated Land Use
High Density
(apartments/condos)
Medium Density
(Duplex/Single family)

Water Usage (gallons
per day per acre)

Total Acres

Anticipated Water Demand
(gallons/day)

2,500

6.42

16,050

1,000

12.05

12,050

Formal engineering plans with design of the water system will be completed and submitted with
the Preliminary Plat.

Sanitary Sewer
The project is served by City sewer. Similar to the water system, the main City sewer line (30”)
will be extended south from the Mayfly Dr / N. 9th St intersection into and through the
development. Multifamily units, townhome complexes, and single-family homes will either
directly connect to the 30” sewer main or to one of the various internal 8” lines (with manholes)
stubbing off the main. Manholes serving just one building will be privately owned and

maintained, while infrastructure supporting multiple buildings will be owned by the City.
Please see the attached sketch showing the conceptual sewer system. Previous capacity analysis
as part of the MURA project documented more than adequate waste water capacity for this
residential project. Anticipated sewage generation is as follows:
Anticipated Land Use
High Density
(apartments/condos)
Medium Density
(Duplex/Single family)

Quantity of Sewage
(gallons per day per acre)

Total
Acres

Anticipated Sewage
(gallons/day)

2,500

6.42

16,050

1,000

12.05

12,050

Formal engineering plans with design of the waste water system will be completed and submitted
with the Preliminary Plat.
Availability of other utilities
Electric, natural gas, telephone, and cable tv are available for the development. These utilities
will be constructed along with the City water and sewer infrastructure. One or more of the
planned apartment buildings may connect to ‘dry utilities’ directly from N. Grand Ave. vice from
utility infrastructure extended south from the May Dr. / N. 9th Street intersection.
See Sheet 2 of the Sketch Plan for more details on the existing and planned utility system.
Black Hills (natural gas) and DMEA (power, comm/TV) has both confirmed that there will be
adequate capacity to support this development with the planned extension of dry utilities from
the Mayfly/9th St intersection. Other communication providers will be afforded the opportunity
to provide service to the site at the developer’s discretion.
Drainage
The property is well suited for development, sloping from east to west toward the river at an
average 2+% natural grade. Proposed drainage patterns will follow this natural topography with
stormwater routed to the north and west and then collected into a water quality and detention
pond with discharge under the bike path to the river.
The Rice Ditch, a private open ditch irrigation conveyance, runs through the property. Portions
of the ditch will remain an open water course and be integrated into the open space landscaping
design. Where the ditch crosses future roads, the ditch will be piped.

Access to property
Access to the development will be via the planned westerly extensions of N. 5th Street and N. 6th
Street. These streets are planned to internally loop with both public and private interconnectivity. Currently there are no plans to connect this development to Beach Lane. Beach
Lane may be needed for an emergency access, but that will not be determined until site design
for the southern end of the subdivision.
Parking
The Planned Development Plan document proposes that public streets within the development
have no on street parking. All parking for multifamily residential buildings will be accommodated
on the private lots as part of the site development. All parking counts will meet or exceed City
of Montrose code requirements. Parking for townhome and single-family homes will be on the
private parcels.
Mailboxes
Each building/unit/home will have a centrally located gang mailbox.
Total number of proposed dwelling units
The phase 1 multifamily residential portion of the Cottonwood Subdivision is planned to have 4,
three story apartment buildings. Each building will have 24 dwelling units, for a total of 96
dwelling units for the Phase I area. The Phase I units are 50% one bedroom, and 50% twobedroom units.
The future residential development (2.66 acres) is assumed to be high density similar to phase 1
with the potential to add another 96 dwelling units. The remainder of the development is
assumed to be classified as medium density which allows 7 dwelling units per acre. Assuming this
density for the remainder of the development results in medium density for 12.05 acres and a
total of 84 allowable dwelling units, totaling 276 dwelling units for the entire development. This
density is subject to change as development plans evolve.
Compatibility with Natural Features
The development will be laid out to fit the natural topography, with large greenway open space
areas, and building finishes designed to be compatible with the surrounding environment.
Walking paths will connect internal greenways and provide access to the river trail system directly
to the west.
The Rice Ditch is planned to be an open ditch water feature through portions of landscaped open
areas. In addition, mature cottonwood trees are planned to be left in groves to further create a

sense of connectivity between the residential areas and the natural river corridor immediately to
the west.
Permits
A CDPHE General Permit for Stormwater Discharge Associated with Construction Activity will be
required prior to construction of site improvements/infrastructure. The City of Montrose will
issue building permits for the individual structures.
Construction within jurisdictional aquatic features on the property will be avoided so that no U.S.
Army Corps of Engineers (USACE) permits are required. In addition, no permits are required to
maintain, pipe, or re-route the Rice Ditch under current USACE guidance related to irrigation
exemptions.
An access permit with the Colorado Department of Transportation (CDOT) is currently being
updated to include all developed areas of the Colorado Outdoors project.
Adjoining Property Owners
A list of the names and addresses of the property owners of record adjoining or within the 100
feet of the development are included as a separate document.
Known Public Concerns
In the past, there has been a public comment objecting to Beach Lane becoming a through street
and connecting to the planned development. As of this submittal, there are no plans to connect
Beach Lane as a through street. Beach Lane may need to be an emergency access, but that will
not be known until detailed designs are done at the southern end.
Another issue that has been voiced is creating / maintaining connectivity to the river trail network
through this development. All plans currently create public connection from the future
extensions of 5th and 6th streets to the river trail.
There are currently no other known public concerns about this development.
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EXHIBIT C: Code Excerpts for Planned Development & Subdivisions
Section 4-4-24. - Planned Development (PD).
(A) Intent. The intent of this Section is to encourage the development of tracts of land in
accordance with an overall development plan by providing flexibility with respect to
dimensional requirements of residential units and to provide for procedures and
requirements for multi-building residential development.
(B)

General Provisions.
(1)

(C)

A planned development must be in substantial conformity with the City's Master Plans.
No development with more than one building, with one or more dwelling units therein,
may be erected on a single lot, tract, parcel or site unless a PD Plan, providing therefore,
is approved pursuant to this Section, or unless the property is subdivided pursuant to
City Subdivision Regulations. Provided all other applicable municipal Code provisions are
satisfied, this Subsection is not intended to prohibit the issuance of building permits for
property that has obtained:
(a)

A PD Plan;

(b)

A subdivision Preliminary Plat; or

(c)

An approved final plat.

(2)

A minimum of 20 percent of the gross area of the planned development must be
preserved as parks or open space.

(3)

The PD Plan must reasonably preserve and protect rural character, open space, scenic
views, drainage areas and other valued resources.

(4)

Approval of a planned development by the City is purely discretionary. If the City and
the applicant do not agree on all required conditions and the plan, the City may deny
approval, or the City may unilaterally impose conditions. If the developer does not
accept all conditions, that development must adhere to standard subdivision and zoning
requirements.

Permitted Uses in a PD.
(1)

Parks, open space, growing of agricultural crops, golf courses; and "uses by right" and
"conditional uses" in the zone or zones in which the PD is located shall be permitted
when approved as part of the planned development.

(2)

Modular buildings used for single family homes, duplexes or multiple family residences
may be allowed in any zoning district, if approved as part of the planned development.

(3)

Planned developments in the "RL" zoning district must consider and reasonably
minimize adverse impacts on existing agricultural uses or other property in the area.

(4)

(5)

Residences may be clustered, including the use of duplexes and multifamily residences.
(a)

Planned developments containing six or fewer units may be approved by following
the administrative procedures set forth in this Subsection (C)(4).

(b)

The 20 percent open space requirement applicable to planned developments shall
be optional for those planned developments meeting the standards set forth in
Subsection (C)(4)(a) of this Section.

(c)

Developments containing airspace units with undivided interests in common areas,
shall show and describe said airspace units in three dimensions on the plat thereof.
Developments of this type shall be known as "condominiums" and shall be labeled
as such on the plat thereof.

(e)

Developments having zero lot-line setbacks, but containing non-airspace-only
units, may not be required to show said units in three dimensions on the plat
thereof, though certain party wall details may be required, in the City's sole
discretion. Developments of this type shall be known as "Townhomes" and shall be
labeled as such on the plat thereof. Townhomes shall include the underlying real
property, and shall typically include yard area not encumbered by limited or general
common elements, when applicable.

Administrative PD Procedures:
(a)

(D)

All lots or tracts are adjacent to a dedicated and accepted public street;

(b)

The lots are part of a subdivision or PD plat that has been previously approved
and/or accepted by the City and recorded in the Montrose County Records;

(c)

All improvements required by applicable City ordinances and regulations, including
those related to PD Plans, are already in existence and available to serve each lot,
or secured;

(d)

No part of the Administrative PD has been approved as part of an Administrative
PD within three years prior to the date of submission of the Administrative PD plat;

(e)

No material changes to prior restrictions or easements are proposed; and

(f)

Provisions of Section 4-7-9(B) through and including (E) shall apply.

(g)

Approval of an Administrative PD by the City is purely discretionary. If the City and
the applicant do not agree on all required conditions and the plan, the City may
deny approval, or the City may unilaterally impose conditions. If the applicant does
not accept all conditions, that development must adhere to standard subdivision or
PD requirements, and proceed through the applicable approval process.

Dimensional Requirements, Densities.

(1)

(E)

Dimensional requirements, except those relating to overall residential density, which
would otherwise be required by the City Zoning Regulations, or other City regulations
for the district affected, may be deviated from in accordance with the plan as approved,
if the Review Board determines that such deviations will promote the public health,
safety and welfare. The Review Board may impose conditions as necessary or
appropriate. The total number of residential units shall not exceed the area of the site
divided by the minimum lot sizes specified for the zoning districts included.

Review of Sketch, Preliminary and Final PD Plan.
(1)

The sketch plan, preliminary plan and final PD plans shall be reviewed pursuant to the
procedures and requirements for subdivisions as set out in Chapter 4-7. For the approval
of any preliminary PD Plan or a substantial amendment to a PD plan, a hearing shall be
held before City Council.

(2)

Conditions may be imposed as appropriate to assure that the PD plan is consistent with
the City's Master Plans and promotes the public health, safety and welfare.

(3)

The plan shall show the location, size, number of dwelling units, and other uses, and
shall further set out the location of all parks, open space, parking areas, streets,
sidewalks, trails, bike paths and other improvements and structures. All information
necessary to show compliance with the requirements of this Section shall be submitted.
Where appropriate, in lieu of exact locations, numbers and sizes, parameters or limits
may be set out.

(4)
(5)

The planned development Plan as approved shall be recorded.
The final PD plan may be treated as a vested right if and only if the following procedures
are met:
(a)

A landowner seeking to have the PD plan vested shall submit a written application
to the City requesting that the final PD plan be vested in terms of the rights relative
to the type and intensity of usage thereof. The application for review and approval
of the PD plan for the purpose of vesting the property may only be submitted and
received by the City subsequent to the City approval of the preliminary plat
concerning that same subdivision.

(b)

If the requirements for the PD plan are otherwise met in accordance with all
applicable City regulations and specifications, approval of the PD plan shall be
deemed to create a vested right in said plan which shall be subject to the provisions
and limitations of C.R.S. §§ 24-68-103, 104 and 105, as may be amended from time
to time. For the purposes of these provisions, PD plan shall mean the same as a "site
specific development plan" as defined in the aforementioned Statutes.

(c)

(F)

Vested rights shall include only the final PD plan as approved, and shall not include
the sketch plan or preliminary plat thereof, architectural plans, construction plans,
variances, conditional uses, public utility filings and other related documents.

Required Improvements.
(1)

All PDs shall provide the same improvements as required for subdivisions in Chapter 47, and security therefore shall be provided as set out in Section 4-7-8.

(2)

All improvements shall be constructed in accordance with standard City design and
construction specifications and standards, in substantial conformity with the PD plan,
and in accordance with subdivision design standards as set out in Chapter 4-7 except as
modified by the plan.

(3)

An entity shall be established or provided for ownership and maintenance of all
facilities and open spaces, which are approved for common ownership or not dedicated
to the City.

(4)

Flexibility in the scope and design of required improvements and design standards may
be allowed to provide for innovative urban design which promotes the public health,
safety and welfare. A public street shall be dedicated to the City and developed at the
Developer's cost to provide direct access to each building with residential units or to the
parking lot serving the building.

(5)

Enforcement and Amendments.
(a)

The PD plan may be enforced in accordance with or in the same manner as the
provisions of the Planned United Development Act of 1972, as amended, C.R.S.
1973, § 24-67-101 et seq., as amended or in any lawful manner. In addition, no
occupancy permit shall be issued for any building unless all site improvements to
serve that unit and any commonly-owned facilities have been completed and
approved unless security for completion is provided substantially similar to the
security required for subdivision improvements by Section 4-7-8 of the City's
subdivision regulations, except that cash must be placed in the escrow account prior
to issuance of the occupancy permit.

(b)

Amended PD plans may be submitted for review and approval in the same manner
as the initial PD Plan.

( Ord. No. 2472 , § 4-4-24, 5-7-2019; Ord. No. 2493 , 2-4-2020)

EXHIBIT D: Public Comments
No public comments have been received for this project.

CITY OF MONTROSE
Planning Services

MEMO
TO:
Planning Commission
FROM: William Reis, Planner I
DATE: January 13, 2021
RE:
20-0093 - Discount Tire Large Retail Site Development
ATTACHMENTS:
● Exhibit A: Maps
● Exhibit B: Excerpt from Code - Supplemental Site Development Standards for Large
Retail Development
● Exhibit C: Excerpt from Code - Zoning Districts
● Exhibit D: Photos
Public notice requirements have been fulfilled in accordance with Section 4-4-31(D) of the City
of Montrose Municipal Code. A sign was posted on the property, letters sent to property
owners within 100 feet, and an ad appeared in the Montrose Daily Press.
Planning Commission Consideration:
The Planning Commission is providing a recommendation for the Large Retail Site Development
Plan for Discount Tire. The Planning Commission will consider all of the information in this
memo in making a decision.
Application Background:
This project is a proposed automotive retail center that is approximately 1.08 acres in size. It is
located at the southwest corner of Rio Grande Avenue and US Highway 550. The review and
discussion of a Large Retail Site Development Plan by the Planning Commission is required in
accordance with City of Montrose Municipal Code, and must be approved by the Planning
Commission prior to the commencement of construction.
Applicant/Owner:
Applicant: Bryce Christensen, Kimley-Horn - representing Discount Tire
Owner: River Landing Joint Venture, LLC

Staff Analysis:
1. River Landing Filing No. 2, 3rd Amended Plat (Lot 15)
a. This project was required to submit a large retail application due to plat note #6
on the River Landing subdivision.
i. “The development shown on this plat constitutes a singular site
development and as such, all single or combination of structures
constructed on or that occupy any lot or parcel are subject to the Large
Retail Site Development Standards located in Section 4-1-16 of the
Municipal Code and Chapter 4-5 of the City of Montrose Regulations
Manual, which may be amended from time to time.”
2. Supplemental Site Development Standards for Large Retail Development 4-1-16:
a. Excerpts of the Supplemental Site Development Standards for Large Retail
Development are included in this packet.
b. This project meets the requirements set forth in Section 4-1-16.
3. The zoning in the proposal site is “B-2” Highway Commercial District.
a. The “B-2” Highway Commercial District is intended to provide for business
oriented toward serving the motoring public. This district provides for the
convenient exchange of goods and services along the major thoroughfares of the
City. (Section 4-4-13)
b. B-2 zoning allows the same “uses by right” and “conditional uses” listed in the B1 district, as well as additional uses by right.
c. Automotive and other vehicle sales or service establishments are considered a
conditional use in the B-1 zoning districts. (Section 4-4-12(C))
i. A conditional use permit was approved by the Planning Commission for
Discount Tire in April 2019.
d. Excerpts of the B-1 and B-2 zones are included in this packet.
e. This project meets the intent of the B-2 District.
4. City of Montrose Comprehensive Plan: Land Use Chapter 3
a. This property is listed as general commercial in the future land use map of the
comprehensive plan. “This land use district is for auto-oriented uses and/or uses
such as the South Townsend commercial area. It provides a wide range of
general retail goods and services for residents of the entire community, and
attached and free-standing structures (“big box” stores). Even though autooriented, development in this district should have interconnected parking lots
and connected pedestrian ways to minimize traffic congestion. This land use
requires access to major and minor arterial streets and significant buffering from
incompatible adjacent uses.”
5. The Large Retail Site Development does not appear to be adverse to the public health,
safety and welfare, and is consistent with Municipal Code requirements and the City of
Montrose Comprehensive Plan.

Staff Recommendation:
The staff finds that the criteria have been met, and recommend approval of the request.
Planning Commission Motion Alternatives:
Approval Motion Recommendation:
“I hereby make a motion to approve the request to allow the large retail site, Discount
Tire, in the B-2 Highway Commercial District. The request meets the Code criteria and
standards based on the evidence and testimony presented at this hearing and in the staff
report.”
Denial Motion Recommendation:
“I hereby make a motion to deny the request. The request does not meet the Code criteria
based on the evidence and testimony presented at this hearing and in the staff report.”

EXHIBIT A: Maps
Location Map

Zoning Map

Site Plan

EXHIBIT B: Supplemental Site Development Standards for Large Retail Development
Sec. 4-1-16. - Supplemental site development standards for large retail development.
(A) The following standards shall apply to large retail developments within the City. These standards shall
apply to all projects or developments for retail establishments of more than 10,000 square feet of gross floor
area.
(B) The regulations of this Section shall apply to the entire building, lot, parcel or contiguous lots or parcels
that constitute a singular site development.
(C) No building permit for new construction of large retail establishments, or additions to existing retail
establishments which would increase the gross square feet of floor area by 50 percent or more and result in
the creation of a large retail establishment, shall be approved unless a site development plan for large retail
establishment has been reviewed and approved by the City in accordance with the review process as defined
herein.
(D)
These standards shall supplement existing site development standards and other applicable
requirements. Whichever City ordinance or regulation requires the more stringent or restrictive requirement
shall apply.
(E)

The site development plan shall be submitted in compliance with the following requirements:
(1) The site development plan shall be at a scale of not less than one inch equals forty feet, showing
conformance with the regulations and standards as provided herein. A copy of the site plan reduced to
11 inches by 17 inches is also required.
(2) Building elevations of all facades shall be provided, at a scale of not less than one inch equals thirty
feet. A copy of each building elevation showing all facades, also reduced to 11 inches by 17 inches, is also
required.
(3) Detailed drawings and other documents, as necessary for review of the site development plan, shall
also be submitted, together with a filing fee set forth in Chapter 3-1 of the City of Montrose Regulations
Manual.
(4) Upon submittal of the complete site development plan with all supporting documentation as may
be required, the City land use staff shall provide review of the same. The plan shall then be forwarded to
the City Planning Commission for review, accompanied by any comments and recommendations by the
City land use staff.
(5) Following review, revision and approval by the City, the site plan and supporting documentation
shall be revised in final form, stamped with City's approval and filed with the City. A building permit shall
then be issued, if all other applicable requirements and permitting processes have been properly
completed.
(6) No occupancy permit shall be issued until the required improvements are constructed and approved
by the City in compliance with the approved plans or secured for completion within six months, and a
recordable maintenance covenant running with the land or forms provided by the City is executed,
approved by the City and recorded.

(F)

The site plan shall comply with the following requirements:
(1) Facades greater than 100 feet in length, measured horizontally, shall incorporate wall plan
projections or recesses having a depth of at least three percent of the length of the facade and extending
at least 20 percent of the length of the facade. No uninterrupted length of any facades that face public
streets shall exceed 100 horizontal feet. Ground floor facades that face public streets shall have arcades,
display windows, entry areas, awnings, or other such features comprising no less than 60 percent of their
horizontal length. Building facades shall include color changes and texture changes as more specifically

set forth in City regulations. For the purpose of these provisions, the term "facade" means the portion of
any exterior elevation on the building extending the entire length of the building.
(2) Roofs shall be designed to include parapets to conceal flat roofs and rooftop equipment such as
HVAC units. Roofs shall be designed with sloped planes and overhanging eaves as more specifically set
forth in City Regulations.
(3)

(Reserved for future use - Ord. No. 2303 , 10-16-2012)
(4) (a) Off-street parking shall be designed so that no more than 60 percent of the total offstreet parking for the site devoted to the large retail establishment is located between the front
facade of the large retail establishment and the abutting street, unless all of the conditions and
standards set forth in Subsection (A) of this Section are met;
(b) Up to 80 percent of the total off-street parking for the site devoted to the large retail
establishment may be located between the front facade of said establishment and the abutting
street, when the City determines that all design standards set forth below have been met:
(i) Landscaping shall be increased to 12 percent of the large retail establishment's site, not
including areas of the site occupied by building footprints; and
(ii) Two- to four-foot undulating berms shall be provided directly adjacent to a minimum of
80 percent of the parking lot boundaries that abut public streets; and
(iii) Every third parking aisle shall be provided with a continuous eight-foot dedicated
pedestrian path through the parking lot. Unless specifically stated otherwise in a plat note or
agreement with the City, maintenance of said pedestrian path shall be the responsibility of the
owner or occupant of the large retail site.

(5) Any retail establishment or development having greater than 25,000 square feet of gross floor area
shall be subject to a 35-foot setback from the establishment's or development's facade to the nearest
property line.
(6) Where the large retail establishment adjoins residential uses, an earthen berm, no less than six feet
in height, containing evergreen trees so as to provide effective visual screening of the establishment, shall
be provided.
(7) Areas for outdoor storage, truck parking, trash collection, loading or other such uses shall be
effectively screened from abutting streets.
(8) Sidewalks at least six feet in width shall be provided along all sides of the site that abuts a public
street. Continuous internal pedestrian sidewalks, no less than six feet in width shall be provided from
those sidewalks along public streets to the principal customer entrance. Sidewalks no less than eight feet
in width shall be provided along the full length of the building along any facade featuring a customer
entrance, and along any facade abutting parking areas. All sidewalks shall remain unobstructed.
(9)

All outdoor and exterior lighting shall comply with Chapter 4-13.

(G) All required improvements shall be maintained in good repair and safe condition. Violation of this
provision is hereby declared to be a nuisance which may be abated by the City in any lawful manner.
(H) Variances by the Planning Commission may be granted from the requirements of this Section if it
determines that all of the criteria below are met:
(1)

The variance will not adversely affect the public health, safety and welfare.

(2) Unusual physical circumstances shall exist, such as unusual lot size or shape, topography or other
physical conditions peculiar to the site which make it infeasible to develop or use the site in conformity
with the provisions of this Chapter.
(3)

The unusual circumstances have not been created as a result of the action or inaction of the

applicant, other parties in interest with the applicant, or predecessor in interest.
(4) The variance requested represents the minimum variance that will afford relief and allow for
reasonable use of the property.
(5) The variance will not result in development incompatible with other property or buildings in the
area, and will not affect or impair the value or use or development of other property.
(6) An alternative site planning and building design approach has been submitted which substantially
meets the objectives of the standards and regulations as provided herein.
(I) The burden shall be on the applicant to show that these criteria have been met. The review procedures
as set forth in Section 4-4-31 shall apply.
(J) The City Manager is hereby authorized to adopt regulations as may be appropriate to interpret and
administer the provisions of the Section.
(K) Any use, parcel, building or structure which at the effective date of the ordinance from which this Section
is derived or at the time of annexation, if annexed subsequent to the effective date of the ordinance from
which this Section is derived, was lawfully existing and maintained in accordance with the previously applicable
county or City regulations and ordinances but which does not conform or comply with the regulations as
provided in this Section, may continue to be maintained and used as a lawful nonconforming use only in
compliance with the provisions and limitations imposed by Section 4-4-27(C). Uses, parcels, structures or
buildings which were unlawful or illegal and not in compliance with previously applicable regulations shall
remain unlawful, illegal, and subject to abatement or other enforcement action.

(Code 2012, § 4-1-16; Ord. No. 1838 , 3-22-2001; Ord. No. 1924 , 12-5-2002; Ord. No. 1939 , 3-6-2003;
Ord. No. 2005 , 5-20-2004; Ord. No. 2101 , 1-19-2006; Ord. No. 2125 , 8-17-2006; Ord. No. 2303 , 10-162012)

EXHIBIT C: Zoning Code Excerpts
Sec. 4-4-12. - "B-1" Central Business District.
(A) Intent. The "B-1" Central Business District is intended as a shopping and business center for the City and
surrounding area. The most intensive commercial use of buildings and land is encouraged with parking
primarily of public concern. No off-street parking is required, except where otherwise specified. This district is
oriented to pedestrian traffic.
(B)

Uses by Right.
(1) Retail stores, business and professional offices, and service establishments which cater to the
general shopping public.
(2)

Libraries and museums.

(3)

Government buildings and facilities.

(4)

Public utility service facilities.

(5)

Private and fraternal clubs.

(6)

Theaters.

(7)

Restaurants and taverns.

(8)

College or other place of adult education.

(9)

Fueling stations which comply with the following criteria:
(a)

All fuel storage, except propane, shall be located underground.

(b) All fuel pumps, lubrication and service facilities shall be located at least 20 feet from any street
right-of-way line.

(C)

(10)

Places of worship.

(11)

Childcare facilities.

(12)

Parks and playgrounds.

(13)

Accessory uses.

(14)

Hotels and motels (off-street parking required).

(15)

Single-family homes, duplexes, and multiple-family residences (off-street parking required).

(16)

Parking facilities.

(17)

Public transportation facilities.

(18)

Renewable energy facilities.

(19)

Short-term rentals.

Conditional Uses.
(1)

Schools.

(2)

Funeral homes.

(3)

Building materials businesses.

(4)

Automobile and other vehicle sales or service establishments.

(5)

Automobile body shops.

(6)

Distribution, warehouse and wholesale operations.

(7)

Drive-in or drive-through restaurants.

(8)

Storage facilities.

(9) Antennas and towers are allowed only as conditional uses in all zones and are subject to the
provisions of Section 4-4-21 and the other applicable requirements of City ordinances and regulations.
(D)

Outdoor Storage Businesses. Businesses that need outdoor storage are not compatible with this district.

( Ord. No. 2472 , § 4-4-12, 5-7-2019)
Sec. 4-4-13. - "B-2" Highway Commercial District.
(A) Intent. The "B-2" Highway Commercial District is intended to provide for business oriented toward serving
the motoring public. This district provides for the convenient exchange of goods and services along the major
thoroughfares of the City.
(B)

(C)

Uses by Right.
(1)

Those listed in the "B-1" district as uses by right.

(2)

Self-service laundry facilities.

(3)

Drive-in or drive-through restaurants.

(4)

Car washes.

(5)

Childcare facilities.

(6)

Rental storage units inside a building.

(7)

Veterinary clinics or hospitals for small animals.

(8)

Skilled nursing and assisted living facilities and hospitals.

(9)

Retail building material supply businesses.

(10)

Parking facilities.

(11)

Renewable energy facilities.

(12)

Short-term rentals.

Conditional Uses.
(1)

Those conditional uses listed for the "B-1" district.

(2)

Recreational vehicle parks and campgrounds.

(3) Retail stores, business and service establishments serving the general public but which also involve
limited manufacturing of the products supplied.
(4) Antennas and towers are allowed only as conditional uses in all zones and are subject to the
provisions of Section 4-4-21 and the other applicable requirements of City ordinances and regulations.
(D) Not Included in this District. The following uses are not to be construed as a use by right or conditional
use in the "B-2" Highway Commercial District:
(1)

Farm implement sales or service establishments.

(2)

Construction and contractor's equipment storage facilities.

(3)

Machine and welding shops.

(4)

Above ground storage facilities for hazardous fuels.

(5)

Manufacturing and industrial uses except as allowed by Subsection (C)(3) of this Section.

(6)

Storage facilities. Small rental storage units are allowed. See Subsection (B)(6) of this Section.

(E) Performance Standards. No use shall be established, maintained or conducted in any "B-2" Highway
Commercial District that will result in any public or private nuisance.

( Ord. No. 2472 , § 4-4-13, 5-7-2019)

EXHIBIT D: Photos

CITY OF MONTROSE
Planning Services

MEMO
TO:
Planning Commission
FROM: William Reis, Planner I
DATE: January 13, 2021
RE:
20-0081 - River Landing Hotel CUP
ATTACHMENTS:
● Exhibit A: Maps
● Exhibit B: Excerpt from Code - Uncompahgre River Buffer Overlay Zone
● Exhibit C: Photos
Public notice requirements have been fulfilled in accordance with Section 4-4-31(D) of the City
of Montrose Municipal Code. A sign was posted on the property, letters sent to property
owners within 100 feet, and an ad appeared in the Montrose Daily Press.
Planning Commission Consideration:
The Planning Commission is providing a recommendation for the Conditional Use Permit for
River Landing Hotel. The Planning Commission will consider all of the information in this memo
in making a decision.
Application Background:
The River Landing Hotel is a conditional use application for River Landing Lots 16 & 19 of the
River Landing Filing No. 2 Amended Plat, located on Wolverine Drive just south of the Target
retail center, in the B-2 Highway Commercial District. The applicant is requesting a Conditional
Use Permit for hotel development that would consist of approximately 100 rooms. The request
is to allow construction of hard surface paving, including parking spaces and associated drives
within the outer zone of the Uncompahgre River Buffer Zone (URBZ). This is considered a
conditional use in the URBZ zone.
Applicant:
Applicant: Bevan Brawner, BiLD Architects
Owner: Esperanza Ranch, LLC
Staff Analysis:
1. Zoning Code 4-4-20 lays out applicable standards for developments within the
Uncompahgre River Buffer Zone.

● The complete code of 4-4-20 is provided in Exhibit B.
● This proposal is not a use-by-right, and therefore, is subject to review as a
conditional use.
● Applicable points are outlined below:
Average yearly high water mark means the point on the bank, edge or channel at
which the Uncompahgre River's waters reach their maximum average height on an
annual basis; sometimes referred to as "HWM" herein. The average HWM shall be
calculated based upon the depth of the Uncompahgre River at a cross Section on the
subject property, using a yearly peak flow rate of 2,000 cubic feet per second.
Uncompahgre River means the river flowing through Montrose County, Colorado,
shown on the United States Geological Survey, National Hydrologic Survey Map, in
the area identified by Hydrologic Unit Code (basin) 14020006, and labeled thereon
as the "Uncompahgre River;" also sometimes referred to herein as "the river."
(B) The Uncompahgre River Buffer Zone (URBZ) applies to all land lying within 100
feet of the HWM of the Uncompahgre River, as defined above. The standards of the
URBZ and its two sub-areas are not applicable to parcels to which stricter standards
may apply via separate agreements (e.g., a pre-annexation agreement).
(2) Measurement of the 100 feet URBZ, the two sub-areas within it, and all
other related measurements shall be taken as follows: distance is measured
horizontally from the HWM, as defined herein, to the location in question. The
HWM location used for any given measurement shall be taken from the side of
the river closest to the building or other development in issue.
(f) The URBZ consists of two sub-areas, as follows:
(ii) Outer Zone. This area is intended to serve as a buffer
between the Streamside Zone, and areas outside the URBZ.
Most uses allowed within the underlying zoning district are
permitted within the Outer Zone, though certain uses have
specific performance standards.
(2) The following uses shall not be considered a use by
right in the Outer Zone, and are subject to review as
Conditional Uses under Section 4-4-26 of the Official Code
of the City:
(f) Parking lots, whether paved or gravel.
2. The conditional use criteria, outlined in 4-4-26 of the Montrose zoning code, are as follows:
(A) Uses listed as conditional uses for the various zoning districts provided in this Chapter
shall be allowed only if the Review Board determines, following review pursuant to Section
4-4-31, that the following criteria are substantially met with respect to the type of use and
its dimensions:
(1) The use will not be contrary to the public health, safety, or welfare.
(2) The use is not materially adverse to the City's Master Plan.
(3) Streets, pedestrian facilities, and bikeways in the area are adequate to handle
traffic generated by the use with safety and convenience.

(4) The use is compatible with existing uses in the area and other allowed uses in the
district.
(5) The use will not have an adverse effect upon other property values.
(6) Adequate off-street parking will be provided for the use.
(7) The location of curb cuts and access to the premises will not create traffic hazards.
(8) The use will not generate light, noise, odor, vibration, or other effects which would
unreasonably interfere with the reasonable enjoyment of adjacent property.
(9) Landscaping of the grounds and the architecture of any buildings will be reasonably
compatible with that existing in the neighborhood.
(B) The burden shall be upon the applicant to prove that these requirements are met.
( Ord. No. 2472 , § 4-4-26, 5-7-2019)
3. City of Montrose Comprehensive Plan
● The Comprehensive Plan Future Land Use Map designates this area as River
Greenway Regional Park. This category falls under the “Public” and “Parks and Open
Space” land uses. According to the Comprehensive Plan, the “Public” land use
designation is to suggest potential locations for schools, churches, cemeteries and
public buildings. The “Parks and Open Space” land uses designation identifies
approximate locations for neighborhood, community and regional parks as well as
for public open space, including conservation of the Uncompahgre River corridor.
This district is intended to include permanent open space, but also allows for limited
development such as properly reclaimed gravel extraction, golf courses, livestock
grazing, and recreational and public facilities.
4. Staff finds that the proposed hotel development and hard surface paving meets the
Conditional Use Criteria below. It is in compliance with the Comprehensive Plan and is
compatible with existing uses in the area. The site is located in the B-2 Highway Commercial
District.
Staff Recommendation:
The staff finds that the criteria have been met, and recommend approval of the request.
Planning Commission Motion Alternatives:
Approval Motion Recommendation:
“I hereby make a motion to approve the request to allow the conditional use of a paved
parking lot and associated drives within the outer zone of the Uncompahgre River Buffer
Zone. The request meets the Code criteria based on the evidence and testimony presented
at this hearing and in the staff report.”
Denial Motion Recommendation:
“I hereby make a motion to deny the request. The request does not meet the Code criteria
based on the evidence and testimony presented at this hearing and in the staff report.”

EXHIBIT A: Maps
Vicinity Map

Location and Zoning Map

Comprehensive Plan Future Land Use Map

Site Plan

EXHIBIT B: Uncompahgre River Buffer Overlay Zone
Sec. 4-4-20. - Uncompahgre River Buffer Overlay Zone.
(A) The following words, terms and phrases, when used in this Section, shall have the meanings
ascribed to them in this Section, except where the context clearly indicates a different meaning:
Average yearly high water mark means the point on the bank, edge or channel at which the
Uncompahgre River's waters reach their maximum average height on an annual basis; sometimes
referred to as "HWM" herein. The average HWM shall be calculated based upon the depth of the
Uncompahgre River at a cross Section on the subject property, using a yearly peak flow rate of 2,000
cubic feet per second.
Disturbance envelope means the area or areas which will be directly affected by a proposed development
located within the Uncompahgre River Buffer Zone.
Native vegetation means species of plants considered indigenous to the State of Colorado by government
or reputable academic sources; species of plants that are not listed as "non-native" by agencies of the
State of Colorado or the U.S. Bureau of Land Management.
Uncompahgre River means the river flowing through Montrose County, Colorado, shown on the United
States Geological Survey, National Hydrologic Survey Map, in the area identified by Hydrologic Unit Code
(basin) 14020006, and labeled thereon as the "Uncompahgre River;" also sometimes referred to herein
as "the river."
(B) The Uncompahgre River Buffer Zone (URBZ) applies to all land lying within 100 feet of the HWM
of the Uncompahgre River, as defined above. The standards of the URBZ and its two sub-areas are
not applicable to parcels to which stricter standards may apply via separate agreements (e.g., a preannexation agreement).
(1) (a) The purpose of the URBZ is to establish minimal acceptable requirements for the
design of buffers to protect the Uncompahgre River, its wetlands, and floodplains within the
City limits; to protect the water quality of the Uncompahgre River within said jurisdiction; to
protect riparian and aquatic ecosystems within said jurisdiction; and to provide for the
environmentally sound use of land resources within said jurisdiction.
(b) Nothing in this Section shall be used as consideration in a pre-annexation agreement
or in a negotiation for annexation of land into the City.
(2) Measurement of the 100 feet URBZ, the two sub-areas within it, and all other related
measurements shall be taken as follows: distance is measured horizontally from the HWM, as
defined herein, to the location in question. The HWM location used for any given measurement
shall be taken from the side of the river closest to the building or other development in issue.
(a)

The following graphic illustrates how to measure the URBZ:

(b)

The URBZ provisions shall apply to:
(i) Any new development requiring a building permit, except for additions less than 20
percent of the existing building size that do not include any changes to an existing
parking lot;
(ii)

Any new development requiring site development approval;

(iii)

Subdivision or the division of a tract or parcel of land into two or more parcels;

(iv)

The improvement of property for any purpose involving construction;

(v)

Combination of any two or more lots, tracts, or parcels of property for any purpose;

(vi) Placement of temporary structures that do not require a building permit or site
development plan from the City;

(vii)

The preparation of land for any of the above purposes.

(c) Specific submittal requirements are listed in Section 4-1-12 of the Official Code of the
City of Montrose, Colorado. Upon submittal of the complete application, with all supporting
documentation as may be required, the City land use staff shall provide a review of the same.
Following City land use staff review, administrative approval may be granted if the
development proposal is an allowed use in the URBZ or applicable URBZ sub-zone, or is a
use by right in the URBZ or applicable URBZ sub-zone, and meets all applicable standards.
Development proposals which are not allowed uses or uses by right in the URBZ or
applicable URBZ sub-zone, or do not meet all the applicable standards, shall be forwarded
to the City Planning Commission for review and approval, under procedures set forth below,
accompanied by any comments and recommendations from the City land use staff.
(d) All proposals shall identify on a site plan the designated Disturbance Envelope for that
portion of the project that is proposed to encroach into the URBZ.
(e) The applicant shall mark and identify the Disturbance Envelope on the ground in the
field and shall maintain construction barrier fencing around the entire perimeter of the
Disturbance Envelope throughout the period of construction, until final landscaping is
completed. The applicant shall ensure that all surface disturbances are contained within the
designated and marked Disturbance Envelope.
(f)

The URBZ consists of two sub-areas, as follows:
(i)
Streamside Zone. This area is intended to preserve the natural riparian
environment. In order to accomplish this goal, there is hereby established a 40-foot
buffer area, measured as described above from the HWM. Development in the
Streamside Zone is subject to all other applicable permits. Setbacks created herein for
the Streamside Zone are in addition to any setbacks which may be applied through the
underlying zoning of a parcel.
(1)
The following are subject to a 40-foot setback from the HWM (i.e., the
following shall not be placed or performed within the 40-foot Streamside Zone):
(a)

Planting of non-native grass turf;

(b)

Removal of native vegetation;

(c)

Erection of fences;

(d)

Construction of hard-surfaced trails that parallel the river;

(e)

Construction of buildings, other than irrigation pump houses;

(f)

Construction of parking lots (paved or gravel);

(g)

Construction or installation of lighting fixtures;

(h)
Construction or installation of engineered/structural water runoff
treatment facilities (such as concrete vaults);
(i)

Concrete rip-rap;

(j) Construction or installation of any other facility not listed in the allowed
uses below, and not reasonably compatible with the riparian environment.
(2) The following actions, or construction of the following facilities or structures,
are permitted within the 40-foot Streamside Zone:
(a)

Government buildings and facilities;

(b)

Hard-surfaced trails roughly perpendicular to the river;

(c)
Soft-surfaced trails (crushed gravel, etc.) whether parallel or
perpendicular to the river;

(d)

Irrigation facilities (including pump houses);

(e)

Boat put-ins (boat ramps should be soft-surfaced);

(f)

Planting of native vegetation;

(g)

Bank stabilization, and river or wildlife habitat restoration;

(h) Other uses may be permitted that are directly related to the river, and
that do not conflict with the intent of this Section.
(3) Exceptions to the above regulations for the Streamside Zone shall be granted
or denied through the variance procedures set forth in Section 4-4-28 of the Official
Code of the City.
(ii) Outer Zone. This area is intended to serve as a buffer between the Streamside
Zone, and areas outside the URBZ. Most uses allowed within the underlying zoning
district are permitted within the Outer Zone, though certain uses have specific
performance standards.
(1)

Uses by right in the Outer Zone:
(a) Water runoff treatment structures using swales, native vegetation, and
similar measures;
(b)

Government buildings and facilities;

(c)
Fences which allow the passage of wildlife; said fences shall be
designed as follows:
(i)

No more than 40 inches in height;

(ii)

A smooth bottom wire at least 16 inches above ground;

(iii)

At least 12 inches between the top two wires;

(iv)

No sharp edges, barbs, or similar devices are permitted;

(v) Sheep or woven-wire and wrought-iron style fences with spiked tips
are not permitted.
(d) Landscaping employing native vegetation types and compatible with the
riparian environment;
(e)

Single-family homes;

(f)

Recreation trails (all types);

(g) Buildings and facilities complying with the underlying zoning district and
complying with all of the following performance standards:
(i) Structures with windows occupying a minimum of 50 percent of the
linear river frontage of the building; and
(ii)

At least one public entrance directly facing the river; and

(iii)

Outdoor common areas, seating and/or dining areas; and

(iv) High quality building finishes such as brick or stone, or earth tone
colors having matte finishes; and
(v)

Well concealed trash dumpsters; and

(vi) Total building facade length shall be less than 50 feet in length
parallel to the river; and
(vii)
Buildings and facilities complying with these performance
standards are exempt from the river buffer screening requirements set

forth below;
(viii)
Single-family homes are exempt from these performance
standards, except for Subsection (B)(f)(2)(1)(c) of this Section, as well
as the Outer Zone performance standards set forth below.
(2) The following uses shall not be considered a use by right in the Outer Zone,
and are subject to review as Conditional Uses under Section 4-4-26 of the Official
Code of the City:
(a)

Loading docks;

(b)

Landscaping with non-native vegetation;

(c)
Engineered or structural water runoff treatment facilities (such as
concrete vaults);
(d)

Other industrial uses;

(e)
Water treatment facilities employing structural vaults or similar
technology are not permitted within the Outer Zone;
(f)

Parking lots, whether paved or gravel;

(g)

All other uses not listed in this Subsection.

(3) Outer Zone Performance Standards. If the use or structure does not meet
the performance standards in Subsection (B)(f)(2)(1)(g) of this Section, the
following shall be required:
A minimum 30-foot-wide vegetated buffer with extensive vertical plantings of
native vegetation. Said vegetated buffer shall not overlap the 40-foot Streamside
Zone. Tree height at maturity shall be as high or higher than the buildings being
screened, and vegetation at maturity shall obscure any buildings or other
facilities to the maximum extent possible. Said vegetated buffer shall be
contiguous to the Streamside Zone, and located between the Streamside Zone,
and any parking lot or building.
(4)

General Standards Applicable within the Outer Zone.
(a) Removal of native vegetation is discouraged. Where removal of native
vegetation is unavoidable, the removed area shall be mitigated by planting
replacement native vegetation, at a minimum 1:1 ratio (measured in square
feet, with a result that an equal amount of vegetation is planted, as was
removed) within the URBZ.
(b) All setbacks oriented toward the river, applicable to or within the Outer
Zone, shall be measured from the boundary line between the Streamside
Zone, and the Outer Zone.
For those zoning districts underlying the URBZ with no side or rear
setbacks, the minimum side or rear setbacks shall be ten feet.
(c)
New buildings, expansions to existing buildings, or parking lots, or
driveways shall have a minimum setback of 20 feet from an existing or
proposed trail or path.

(5) Exceptions to the standards and requirements regarding the Outer Zone shall
be approved or denied through the procedures applicable to Conditional Uses, as
set forth in Section 4-4-26 of the Official Code of the City.
(6) The following uses and structures are prohibited within the URBZ and its two
sub-areas:

(a)

Confined animal feedlots;

(b)

Storage of hazardous materials or chemical fuels;

(c)

Aboveground or underground petroleum storage facilities;

(d)

Septic systems;

(e)

Solid waste landfills;

(f)

Junkyards, and salvage yards;

(g)

Land application of biosolids;

(h)

Subsurface discharges from wastewater treatment plants.

(7) All development within the URBZ shall obtain all applicable local, state and
federal permits prior to undertaking any construction or land-disturbing activity.
(8) The provisions of the URBZ shall supersede the provisions of the underlying
zone, and any other applicable overlay zone, when the provisions of the URBZ are
more restrictive.

( Ord. No. 2472 , § 4-4-20, 5-7-2019)

EXHIBIT C: Photos

CITY OF MONTROSE
Planning Services

MEMO
TO:
Planning Commission
FROM: Amy Sharp, Senior Planner
DATE: January 13, 2021
RE:
City of Montrose 2021 Annual Annexation Report and 3-Mile Plan
ATTACHMENTS:
● Exhibit A-E: Maps

Planning Commission Consideration:
Review the City of Montrose 2021 Annual Annexation Report and 3-Mile Plan, as stipulated by
Colorado State Statutes. No official action is required.
Background:
Please find attached the City of Montrose 2021 Annual Plan of Annexation and 3-Mile Plan, as
stipulated by Colorado State Statutes. The Plan contains verbal policies and maps to illustrate
annexation priorities, eligible enclave annexations, existing city limits, growth areas, and
transportation routes. The Plan will fulfill the statutory requirement to have a “plan in place” to
annex new properties in 2021. Annexation plans must be adopted each year.
Schedule:
January 13
January 19
February 2

Planning Commission Hearing
City Council Work Session
City Council

CITY OF MONTROSE
2021
ANNUAL ANNEXATION PLAN AND REPORT &
THREE-MILE PLAN

Nature of Plan
This plan generally describes the proposed land uses, location, character, and extent of utility
and street infrastructure and service to within 3 miles of the City of Montrose, herein referred
to as “City,” as required by CRS §31-12-105(1)(e).
The City of Montrose Comprehensive Plan, as adopted in 2008 and modified in 2012 & 2016
shall be incorporated into this Plan. Master Plans of federal agencies or the County of
Montrose, and Montrose County Airport for any public lands under their jurisdiction within the
boundaries of the attached 3 Mile Plan map of the City of Montrose shall also be referenced as
part of the City of Montrose 3 Mile Plan, except to the extent where inconsistent with City
ordinances, regulations, and components in this plan. See Exhibit A.
Annexation Policy
In general, the City of Montrose will annex from the center of the City out into the Growth
Areas within the Growth Boundary and 3 Mile Plan. The City will consider areas and properties
as requested by property owners for annexation. Qualified enclaves, City owned property,
areas expected to develop as urban with City influence, and areas with City utilities or capacity
to serve, will also be considered.
Priority for Annexation in 2021
As a matter of establishing priority for annexation in the year 2021, the City shall consider
annexation of the following properties subject to the statutory limitations as provided above,
and areas that can meet statutory eligibility requirements as set forth in CRS §31-12-104 and
CRS §31-12-105.
(1)
Private land owner request. For private parties meeting the statutory
requirements.
(2)
Properties served adequately and properly by City utilities.

(3)

(4)
(5)

Highway Corridor properties south on Highway 550, north on Highway 50, east
on Highway 50, and west on Highway 90 where it is feasible to serve such
properties with existing infrastructure or where adequate infrastructure could
generally be extended to serve such areas.
Existing enclaves as identified in red on the attached Exhibit B.
Growth Areas, as identified on Exhibit C.

City Utility Infrastructure
Annexations shall be subject to existing City policy, as may be amended, and the City
Comprehensive Plan. The extension of City utilities and services to such properties shall be in
accordance with the Official Code of the City of Montrose, Chapter 3-5 and Chapter 4-7.
Additionally, potable water service shall be in accordance with the Water Service Area
Agreements as executed between the City and the Tri County Water Conservancy District, the
City and the Menoken Water District, and the City and the Chipeta Water District. The
respective service areas are delineated in the attached Exhibit D.
The extension of sewer service shall also be in accordance with the 201 Plan and the 208 Area
Waste Management Plan (“Waste Water Service and Treatment Agreement”) as executed by
the City, the County of Montrose, and the West Montrose Sanitation District, as amended from
time to time.
The City regularly plans for and implements the upsizing and improvement of existing sewer
and water lines. The majority of sewer and water line extensions are precipitated by growth
through residential, commercial, and industrial subdivision.
The City’s current and planned utilities infrastructure is discussed in the 2008 City of Montrose
Comprehensive Plan (Chapter 11).
Road Infrastructure
Major Highways within the City of Montrose are: Highway 50 to the north and east, Highway
90 to the west and Highway 550 to the south. The City shall generally adhere to its
Transportation Plan as included within the City Comprehensive Plan. Current and proposed
roads and streets are shown in the City of Montrose Comprehensive Plan (Chapter 10), and in
the County’s road and bridge map and plan. See Exhibit E for the City’s Major Street Plan.
Parks, Trails, and Open Space
“Protect and Provide Access to Important Environmental Resources,” an element of the City of
Montrose Comprehensive Plan (Chapter 9), acts as a guide to the development of a linked,
cohesive park and open space system. The Parks Master Plan (Map. 9.6) illustrates the locations
of regional, community and neighborhood parks currently existing in the City of Montrose, and
the conceptual areas where future parks are needed to address current deficits and meet
projected needs over the next 10 to 20 years. Map 9.2, “Recreational Trail Alignments,” shows
existing and proposed recreation trails throughout the City.

City and Public Utilities
(1)
Electrical Power – Delta Montrose Electric Association
(2)
Telephone and Internet Access – Spectrum, Elevate Fiber, and other services
(3)
Natural Gas – Black Hills Energy available in the City, and in the fringe areas
of the City
(4)
Cable Television and Internet Access – Spectrum, DMEA, Elevate Fiber, and
others
(5)
Sewer – Available in and near the City, by the City of Montrose. Available in
the West Montrose Sanitation District. City sewer is extended as per City
Ordinances. The City’s 201 and Region’s 208 Plan are hereby incorporated by
reference.
(6)
Trash Collection – City trash service and recycling services are provided
within the City to Sanitation customers. Private trash collection services
operate both outside and within the City. The Montrose Area Landfill and
other recycling facilities are privately operated.
(7)
Water Service – Potable water service within the 3 Mile Area is provided by
the City of Montrose, Tri-County Water Conservancy District, Menoken
Water District and the Chipeta Water District within their respective service
areas as provided by the agreements between the parties.
(8)
Transportation Service – No transportation services are provided by the City
of Montrose, other than streets, sidewalks, and multi-use trails. All Points
Transit currently provides public transportation services.
General Provisions
(1)
To the extent that any item mentioned in CRS §31-12-105(1)(e) is not
reflected in the documents, maps and plans included as a part of this plan,
this plan should be construed to mean that these types of facilities are not
provided.
(2)
Proposed land uses are residential and agricultural, except as otherwise
shown or provided by City zoning, land use plan, or the Comprehensive Plan.

Annexations in Recent Years
2018 Additions
Name
Recalde Addition
1890 Homestead Addition
Hogback Addition
1680 Chipeta Disconnection
TOTAL

Acres
1.39
35.79
19.17
-0.65
55.7

2019 Additions
Name
Horsefly Addition
Ellsworth Addition
J and L Jones Addition
Klippert Addition No. 1
Klippert Addition No. 2
Klippert Addition No. 3
TOTAL

Acres
2.14
4.08
1.20
3.37
3.29
3.60
17.68

2020 Additions
Name
4152 N Townsend Addition
Hilltop Addition
River Crossing Addition
Unrein Addition No. 2
Woodgate Addition No. 4
TOTAL

Acres
10.2
15.7
36.3
1.0
0.4
63.6

2008

Exhibit B
City ofMontrose
2021 Annual Annexation Report
Eligible Enclaves in 2021
Total: 42 Enclaves.
Approx. 529 Acres
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Exhibit C
City of Montrose
Annual Annexation Report
Growth Tiers Map
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Exhibit D
City of Montrose
Water Districts and Water
Companies
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City of Montrose
Annual Annexation Report
Transportation Map
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