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Section I: Introduction   

Polar Star Development (“PSD”) is submitting a major amendment to the Stratton 
Flats PUD guide in order to allow for changes to both the maximum allowable 
density and residential product on the undeveloped portion of the community. 

The areas subject of this application of Stratton Flats are currently controlled by 
Colorado Business Bank, and they have consented to the filing of this application 
as the parcels to be developed are under contract with Polar Star Development. 

Stratton Flats, annexed and approved by the Town of Gypsum as part of the 
Tower Center project in 2006 and subdivided in 2007, is among several failed 
projects resulting from the economic downturn several years ago. Before 
Colorado Business Bank - the lender to both previous developers - took control of 
the property, over $18 million was invested on the site and site improvements. 

Polar Star Development has entered into an agreement with Stratton Flats Homes 
LLC to purchase their interest in the property subject to approvals by the Town of 
Gypsum for PUD amendments described in this application. 

The existing PUD planned for 339 dwelling units to be constructed in a mix of 
single-family, townhome and condominium residences on the 47-acre parcel.   
The PUD also contained provisions for the construction of active and passive 
open space areas, including parks and pedestrian trails, a playground, gazebo 
and basketball court.   

Of the 339 planned units in the community, only 44 single-family homes and 28 
townhome or duplex units have been built and sold.  An additional 18 
duplex/townhome units are planned to be completed by Habitat for Humanity in 
the coming years, bringing the total buildout under the existing PUD limitations to 
90 dwelling units.  The remaining 31.4 acres of unbuilt property was intended to 
accommodate an additional 249 single family, townhouse and multifamily units. 

The plans are the result of significant pre-application input by the current 
property owner, Town staff and Town officials among others.  The revised Stratton 
Flats plans reflect deliberate placement of uses in order to control construction 
and operational costs while at the same time providing sufficient parking and 
circulation, outdoor recreation space and buffers to existing residents. 
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Aerial view of Stratton Flats property (outlined in yellow). 

The revised PUD project will expand total density to 473 dwelling units, including 
townhomes and garden style apartments in lieu of expanding single-family home 
product at Stratton Flats over those already built.  

Townhome style dwelling units will include 24 four-plex buildings configurations 
containing two 3-bedroom and two 2-bedroom units in each building.  There will 
be a maximum of 100 townhome units in total, including 32 of these units 
reserved for sale to Habitat for Humanity to expand upon their work in the 
community.  The Habitat for Humanity units may be constructed as duplexes 
instead of fourplexes. The townhome buildings will be physically connected, 
meet existing design and parking standards, and be constructed on unbuilt lands 
on the north side of Sunny Avenue.   

Garden style apartment units will include 23 or 24 unit three story buildings (12 
buildings maximum).  There will be a maximum of 283 garden style apartment 
units in total, including three different types of buildings and apartments will 
include 1 bedroom and 2 bedroom units (See Section IV: Sketch Plans and Plat 
for more details including floor plan styles being contemplated). 
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Approval of this amendment to the Stratton Flats PUD (as reviewed in detail in 
Section V: PUD Amendment, Sketch Plan and Major Plat Amendment Review 
Criteria) is consistent with the goals and policy objectives of the Town of Gypsum, 
including the Foundation Plan.  Approval of the application is also consistent with 
the requirements of both the Town of Gypsum Planned Unit Development 
Standards and Subdivision codes. 

As proposed, approval of the PUD amendment will permit the construction of 
approximately 100 new townhouse style units and 283 new garden style 
apartment units to be constructed.  This will revised the total maximum density of 
Stratton Flats PUD to 473 dwelling units.   

Following approval of the PUD amendment, major plat amendment and sketch 
subdivision plan, the applicant will submit for preliminary and final plan approval.  
Upon approval of these required amendments, construction of Phase 1 of the 
project is expected to begin in the summer of 2017. 
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Section II:  Living at Stratton Flats   
 

 
 

Polar Star Development and its principals, Gerry Flynn & Jeff Spanel, are 
experienced local developers having successfully produced thousands of 
“affordable” housing units in the Colorado mountain communities.   

Eagle County projects include EagleBend Apartments (the first affordable project 
in Avon), Kayak Crossing, Buffalo Ridge, Lake Creek Apartments, River Edge 
Apartments and the Tarnes. Gerry and Jeff have lived and worked here in the 
Valley for over 30 years and both currently reside in Edwards.  In addition, Polar 
Star Properties currently manages over 600 affordable rental units in the valley, 
including Sylvan Flats and Red Table Apartments here in Gypsum.  

The buildout of Stratton Flats has been carefully designed by the Project Team to 
respond to comments and input from Town staff, elected and appointed officials 
and the Stratton Flats Homeowners Association board.  

Stratton Flats residents will enjoy the completion of several walking trails, 
playground areas, three new park areas including a regulation youth soccer 
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field, volleyball, basketball and pickle-ball courts, bbq areas, a dog park, 
additional overflow (recreational vehicle) parking, and a community garden.  

In order to respond to the existing single-family neighborhood and mitigate the 
impacts of the next phase of construction, a large community park area will be 
located between existing homes on Falcon Lane and the apartment complex.  
Construction of this park will require removing Woodpecker Lane and converting 
fifteen platted single-family parcels into a community park known as West Park.  
Walking paths will be constructed to provide access to West Park and Center 
Park.   

Center Park will feature a youth soccer field and community clubhouse where 
on-site management will be housed.  Center Park is a venue that can also host 
Town events, including movie night, in addition to soccer events through the 
local soccer clubs. 

On the north side of Sunny Avenue, two additional parks are proposed for 
construction.  North Park, which is currently a detention pond, will be fenced in 
for use as a dog park for residents.  This area also includes a recently constructed 
playground and picnic area. Additional parking for the use of this area will be 
constructed by the developer. 

Across the street from North Park will be East Park, which will be surrounded by 
newly constructed townhomes and include a community garden, volleyball 
court and picnic and bbq areas. 

The completion of Stratton Flats will be a milestone for the Town and existing 
residents.  The goal of Polar Star Development is to add value to the community, 
both in terms of affordable local housing and an amenity rich neighborhood that 
all residents can be proud of. 
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Section III: Proposed Amendment Stratton Flats PUD Guide  
(RED TEXT AND STRIKETHROUGH INDICATES AREAS PROPOSED FOR AMENDMENT) 

 

 

 

 

 

Stratton Flats 
PLANNED UNIT DEVELOPMENT GUIDE 

 
December 9, 2016 
February 28, 2008 

 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 

 
RETURN TO:  
TOWN OF GYPSUM 
PO BOX 130  
GYPSUM, CO  81637 
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PURPOSE AND INTENT 
By Ordinance No. 2006-05, the Town of Gypsum (the “Town”) approved a PUD 
zone district for the real property legally described as Exhibit A attached hereto (the 
“PUD Parcel”).  A portion of the PUD parcel consisting of approximately 47 acres 
is being developed by Polar Star Development LLCStratton Flats, LLC, a Colorado 
limited liability company (“Owner”), as a planned community and residential 
subdivision commonly known as “Stratton Flats”.  The remainder of the PUD 
Parcel is proposed for development of an approximately 560,000 square foot 
mixed-use commercial center, which is adjacent to Stratton Flats.  This Planned 
Unit Development Guide affects only the residential portion of the PUD parcel, 
which is legally described in Exhibit B attached hereto (the “Property”). 
 
The purpose of this Planned Unit Development Guide (“PUD Guide”) is to 
establish the parameters for development of the Property consistent with the intent 
and requirements of the PUD zone district approved by the Town.  The guidelines 
set forth in this PUD Guide establish minimum standards for the use and 
development of the Property and shall serve as the basis for future approvals and 
the issuance of building and other permits by the Town.  The guidelines, standards, 
criteria and other provisions of this PUD Guide hall superseded and control over 
any conflicting guidelines, standards, criteria or other provisions of the Town of 
Gypsum Land Use Regulations, except where this PUD Guide fails to address the 
same, in which event, the Town of Gypsum Land Use Regulations shall control.  
The development is subject to all other agreements which were submitted as part of 
the Preliminary and Final Plat approvals, including but not limited to:  construction 
documents and landscape plan. 
 

ATTACHMENTS 
A. Development Plan 
B. Phasing 
C. Land Use 
D. Building and Lot Standards 
E. Parking Design Standards and Guidelines 
F. Open Space 
G. Utility Statement 
 
Exhibit A Legal Description of PUD Parcel 
Exhibit B Legal Description of Property 
Exhibit B-1 Zone District Classification Map 
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A. DEVELOPMENT PLAN 
 
Stratton Flats is a residential subdivision located on 47 acres.  The actual number 
of single-family lots, multifamily townhome and multifamily garden style 
apartment condominium units that may be constructed on the Property is 473339 
total actual units.  The residential development will include open park spaces, a 
playground with gazebo, a youth soccer field, basketball court, volleyball court, 
dog-park, community garden, pickle ball courts, bike and pedestrian trails, and 
fenced surface parking areas for recreational vehicles and other recreational 
equipment. 
 
Access to the Property will be from Jules Road.  At full buildout, there will also 
be a secondary access to the Property from Highway 6.  Until full buildout, such 
secondary access shall be for emergency vehicles only.  All roads in Stratton 
Flats will be privately owned and all road maintenance and snow removal within 
the Property will be performed by the Stratton Flats Master Association.  All 
owners in Stratton Flats will be required to be members of the Stratton Flats 
Master Association, which will be funded through assessments, paid by the 
owners. The residential rental project intends to withdraw from Master 
Association, but will enter into a funding agreement with the Master Association 
to fund its share of common area costs based on revised PUD density. A portion 
of the new Townhouse development will be ownership townhomes and will 
remain in  both the Master Association and the Townhome Association. 
 
There are several two park areas within the open spaces in Stratton Flats.  There 
will be a path for bikes and pedestrians, looping around a grassy area.  Inside the 
path loop will be a sports court for basketball and or other court games and some 
seating areas.  Paths will be constructed with asphalt surfaces, and not with 
crusher fines as may be indicated on various exhibits.  Within the garden 
apartments neighborhood, there will be a youth soccer field that can also 
accommodate Town events like Movie Night. 
 
Within the townhomes neighborhood, there will be a sodded area for field games 
and recreation, as well as a tot lot with playground equipment, a barbecue area 
and a gazebo for shade.  The balance of this area will be planted in native 
grasses as open space for the detention pond area. The dog park and dog wash 
could be located in the detention pond area. 
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The single-family streetscape is characterized by homes with front porches 
abutting the front yard set back with garages recessed toward the rear of the lots.  
There will be sodded front yards and trees, as well as shrubs planted along 
bedding areas. 
 
The townhome streetscape is characterized by two and four unit buildings, with 
twenty feet between buildings, various shrub plantings between buildings and 
canopy trees along the street.  There is ample room in the driveway to park 
between the garage and the sidewalk.  Where there is no sidewalk proposed, 
townhome parking may be provided between residences. 
 
The apartmentcondominium area is characterized by a looping driveway with 
various shrub and treed areas, with native grass plantings around a youth soccer 
field shared by the community.  The trash containers will be screened by 
enclosures blending in with the landscape. 
 

 
B. PHASING PLAN 

 
Stratton Flats may be developed in one or more phases.  The first phase of 
development will consist ofconsists of 62 44 single-family residences on 
individually platted lots, 78 and 46 townhome condominium units and 69 
condominium units.  The second phase of development is anticipated to consist 
of an additional 90 single-family residences32 townhome units on individually 
platted lots, 10068  townhome rental units, and 40 townhome condominium283 
garden style apartment units, provided, however, that Owner shall be entitled to 
develop more or less single-family residencestownhome rental units, townhome 
condominium units and/or condominium unitsgarden style apartments so long as 
such change in product type does increase or decrease the number of units of any 
product type by more than 20% with a total of 473  maximum dwelling units. 
from 140 single-family and 199 multi-family. 
 

C. LAND USE 
 
Stratton Flats is divided into the following zone district classifications, which 
correspond to the designations shown on the map attached as B-1: 
 
 Single-Family Residential Zone District (R1) 
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 Townhome Residential Zone District (R2) 
 
 Condominium ResidentialGarden Apartments Zone District (R3) 
 
 Open Space Zone District (OS) 
 
The combined R1, R2 and R3 Zone Districts comprise approximately 70.2% of 
the Property.  The OS Zone District comprises Parcels comprise approximately 
29.8% of the Property and consists of parks and pedestrian and bike trails.  The 
parks will include a playground gazebo and basketball court.  Stratton Flats will 
also include an area for surface parking of recreational vehicles and other 
recreational equipment. 
 
The designated Zone Districts are approved for the following uses.  Uses not 
listed are not permitted. 
 
R1 Zone District 
 
 Intent – Individual lots with single-family detached residences. 
 

Permitted Uses – Single-gamily residential, utility sheds, sales marketing 
center, private roads, utility and drainage easements, non-commercial 
gardening, solar energy devices, satellite dishes, garages and carports, home 
occupations and daycare for fewer than seven children according to 
regulations under the Town of Gypsum Municipal Code. 

 
 Minimum Lot Size: 4,000 square feet 
 
 Maximum Building Height:  33 feet. 
 
 Minimum Setbacks:  Rear Yard 10ft, Side Yard 5 ft, Front Yard 20 ft 

 
Parking: Minimum required is 4 with as many as 6 cars per lot total to 
include 4 on driveway, 2 in garage, with additional shared, guest parking. 
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R2 Zone District 
 

Intent – Townhouse condominium and rental units within attached 
structures. 

 
Permitted Uses – Attached residential units in 2 or 4 structures, with utility 
and drainage easements, utility structures, model units, private roads, 
landscaping, solar energy devices, satellite dishes, garages and carports. 

 
 Minimum Lot Size: 1,444 square feet 
 
 Maximum Building Height:  33 feet. 
 
 Minimum Setbacks: Front Yard 20 5ft, 20 10ft between buildings 
 

Parking: Deeded Units: Minimum required is 2 for one car garage units and 
4 for two car garage units, with additional shared guest parking provided.  
Rental Units: 1.32 parking spaces per bedroom inclusive of guest parking. 
 

R3 Zone District 
 

Intent – Condominium unitsGarden style apartments in 3 story buildings, 
with up to 24 apartment units in each building. 

 
Permitted Uses – Attached residential units, with utility and drainage 
easements, utility structures, model units, private roads, landscaping, solar 
energy devices, satellite dishes, carports and garages, and trash dumpster 
receptacles and enclosures. 

 
 Maximum Building Height:  46 feet. 

 
Parking: Deeded Units: Minimum of 2 spaces per unit of outside surface 
parking or in carport or garage, with additional shared guest parking. Rental 
Units: 1.14 parking spaces per bedroom inclusive of guest parking. 
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D. BUILDING AND LOT STANDARDS 

 
Single Family Homes 
All homes to have a front porch. 
All garages to be placed towards the rear of the lot, where feasible, to 
maximize driveway parking area. 
30’ ROW with 15’ easements on both sides of the street, containing a 5 ft. 
landscape buffer and then detached 5 ft. wide sidewalk.  All exterior lighting 
will be shielded and downcast. 
Lanscaping for front yards includes 1 tree, sod area and rock area with 
shrubs. 
Fences (if any) will be uniform and conform to Town of Gypsum municipal 
code. 
 
 
Townhomes 
Area will be built out with two and four unit buildings. 
All exterior lighting will be shielded and downcast. 
Fences (if any) will be uniform and conform to Town of Gypsum municipal 
code. 
Garages will be in front of units. 
All common areas to be fully landscaped. 
Front yard setback is 20 5ft., rear yard setback is 8 ft., 2010ft. between 
buildings. 
 
CondominiumsGarden Apartments 
All common areas to be fully landscaped. 
All exterior lighting will be shielded and downcast. 
Trash receptacles to be enclosed. 
Walk up building with stair access only. 
Buildings 1 to have 33 23 or 24 units, 27 2-bedroom, and 9 1-bedroom.  
Building 2 will either be the same as Building 1, or it may have 36 units, with 
18 1-bedroom and 18 2-bedroom units in any combination of studio, 1, 2 or 3 
bedroom apartments. 
 
Allowable encroachments: 
Overhangs may encroach 18” into setbacks, for individually platted lots 
(single family or townhome parcels). 
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Window wells may not encroach into side yard setbacks, for individually 
platted lots (single family or townhome parcels). 

 
 

E. PARKING 
	

On street parking is not permitted. 
Parking bays are either 10 x 20 feet, 9 x 20 feet, and limited compact car stalls 
for R3 Zone District.  R2 Zone District parking stalls are 10 x 20 feet. 
Designated parking spaces in R1 Zone District are 9 x 22 feet. 
Shared common area parking between zones is allowed. 
There are 29 guest parking spaces in the R3 Zone District for the first phase. 
There are 16 guest parking spaces in the R2 Zone District for the first phase. 
There are 12 guest spaces in the R1 Zone District for the first phase. 
There is aare multiple surface parking lots for long term storage of recreational 
vehicles, trailers and other vehicles or equipment, as may be permitted pursuant 
to rules and regulations adopted and enforced by the master owners’ association. 

 
 

F. DESIGN STANDARDS 
 
Siding: Painted of stained hardboard siding material. 
Architectural Style: Victorian and Craftsman styles 
Concrete or Asphalt driveways 
Sodded and landscaped front yards 
Asphalt shingle roofing 
Color palette of exteriors will be master planned. 
Single Family homes will have front porches. 
Fences (if any) will be uniform and conform to Town of Gypsum municipal code. 
The master owner’s association will have a design review committee for 
homeowner improvements in for sale-single family homes and for-sale townhomes 
(the R1 and R2 zone districts only).   
 
 
More detailed design guidelines complying with Section 15.05.040 of the Town of 
Gypsum municipal code will be provided prior to request for the issuance of a 
building permit. 
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A. OPEN SPACE 
 
Open space areas include: 

Large grassy detention area that is usable for recreation purposes including a 
dog park. 

 Gazebo, with tot lot and barbecue areas adjacent. 
Designated Upper benchpark areas with basketball court, pickle ball and 
volleyball court and trail system. 

 Extensive reseeding with native grasses. 
 Enhanced entry landscaping with entry monument. 

Community garden space 
 Youth soccer field, including any picnic area or additional tot lots 
 Overflow, soccer field and park space access, loading and parking. 
 

B. UTILITY STATEMENT 
 
Electricity is being provided by Holy Cross Electric. 
Natural Gas is being provided by Kinder Morgan. 
Phone and cable service is being provided by Century Tel. 
Irrigation for the community is being provided by raw water leased to Stratton Flats 
by the Town of Gypsum. 
Domestic water and sewer service is being provided by the Town of Gypsum. 
All trash services for Stratton Flats is being contracted by private contractor. 
Snow removal is being provided by private contractor. 
 
  
 IN WITNESS WHEREOF, the parties have set their hand and official seals 
the day and year first above written. 
 
 
       TOWN OF GYPSUM, COLORADO 
 
 
 
      
 By:_________________________________ 
        Steven Carver, Mayor 
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50 Lundgren Blvd. 
        PO Box 130 
        Gypsum, CO  81637 
 
ATTEST: 
 
 
Frances Barela, Assistant Town Manager 
 
STATE OF COLORADO ) 
    )  SS. 
COUNTY OF EAGLE ) 
 
 Subscribed and sworn to before me this ______  day of 
__________________, 
2017, by Steven Carver, as Mayor, and by Frances Barela, Assistant Town 
Manager, Town of Gypsum, Colorado. 
 
Witness my hand and official seal. 
My Commission expires:  _______________ 
 
 
  _______________________________ 
  Notary Public 
 
       POLAR STAR DEVELOPMENT, 
LLC 
 
       By: 
 ________________________________ 
        Name: Gerald Flynn, PSD, LLC 
        Title:  Managing Member 



 
 

Section IV:  Stratton Flats Plans 
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Section V: PUD Amendment, Sketch and Major Plat Review Criteria 

Polar Star Development is proposing an amendment to the Stratton Flats PUD 
guide in order to allow for the proposed phased development of up to a 
maximum of 473 dwelling units, including 44 existing single-family homes, 146 
townhomes, and 283 garden style apartment units. 

All undeveloped lots, tracts and parcels are currently owned by Stratton Flats 
Homes LLC, and such lots, tracts and parcels are under contract to be 
purchased by Polar Star Development or its assigns.  Stratton Flats, LLC has 
consented to the filing of this application. 

All proposed uses proposed are consistent with the existing Stratton Flats PUD 
zoning, however, a PUD amendment is being submitted to the Town of Gypsum 
to specify new maximum density, realign parcels and easements, and establish 
new development standards on the unbuilt parcels. Therefore, the amendment is 
considered a major amendment to the Stratton Flats PUD guide and requires 
Town Council approval. 

Therefore, as outlined in Chapter 18 of the Town of Gypsum Municipal Code, 
Section 18.08.180 (“Amendments to PUD”) and 18.08.030 (“Criteria for 
evaluation”), and 18.08.080 (“Criteria for review by commission”) the applicant 
has submitted the amendment consistent with the following: 

 

1. PUD development plan.  The application must include a PUD development 
plan which may include, but need not be limited to, permitted uses; 
development standards; easements; covenants; and restrictions relating to 
use, location, and bulk of buildings and other structures, intensity of use or 
density of development; utilities, private and public streets, ways, roads, 
pedestrian areas, parking facilities, common open space and other public 
facilities; and provisions for maintenance of common property.  Provisions 
of the PUD development plan means the written and graphic materials 
(which shall include architectural renderings) presented in support of the 
plan. 

Applicant Response: 

The proposed amendment revised an existing development plan that was 
approved by the Town in 2008.  There are only minor adjustments to platted 
private roads and easements.  Uses and other development standards are 
specified in the amended Planned Unit Development Guide (Section III: 
Proposed Amended Stratton Flats PUD Guide). 
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2. Open space.  A minimum of 25 percent of the total PUD area shall be 
devoted to open air recreation or other usable open space, public or quasi 
public.  Unusable open space, such as unusable drainage detention and 
conveyance areas, shall not be included in the required 25 percent. 
Usable open space shall be designed and intended primarily for the use 
and enjoyment of the residents, occupants and owners of property within 
the PUD, but at least one-half of the usable open space within the PUD shall 
also be open to and accessible by the general public; 

Applicant Response:  

The amendment complies with the open space requirements and introduced 
new common useable common open spaces not contemplated in the original 
approval (regulation soccer field, pickle ball court, dog park, community 
garden).  
 

3. Residential density.  Density shall be limited as required by the town 
council upon consideration of the master plan adopted in accordance 
with 31-23-206(1), C.R.S., and individual characteristics of the subject land, 
but shall not exceed 15 residential dwelling units per acre of net 
developable land area. 

Applicant Response: 

The amended PUD density does not exceed 10 residential dwelling units per 
acre, which is consistent with the criteria and existing Gypsum master plan 
guidance. 

 

4. Density of other uses.  The density of nonresidential uses shall be limited as 
permitted by the town council upon consideration of the master plan and 
individual characteristics of the subject land. 

Applicant Response: 

As reviewed with Town staff, the project does not proposed nonresidential uses 
other than open space and facilities necessary and normally associated with a 
master planned apartment community (community building, management 
offices, laundry, grounds maintenance and storage building).  

 

 

 

 



Stratton Flats PUD Amendment    
December 9, 2016          Page 19 of 31 
 

 
Stratton Flats is designed to be compatible to the existing architecture of the community. 

 

5. Architecture.  Each structure in the PUD shall be designed in such manner 
as to be consistent and compatible with other structures in the area, yet to 
avoid uniformity and lack of variety in structural designs within the PUD. 

Applicant Response: 

The Stratton Flats project is designed to be compatible with other structures in the 
area and will continue to be residential in character.  The introduction of 
different types of residential product will add variety in structural designs while 
preserving the character of the neighborhood. 

 

6. Uses.  Mixed uses and Types of uses.  The PUD shall be designed, insofar as 
practicable when considering the overall size of the PUD, to provide 
commercial, recreational, educational and transit amenities to its residents 
to lessen increased traffic and traffic congestion and to increase 
walkability and sustainability of the PUD.  A PUD may include uses 
approved by the town council as consistent with the master plan, this 
zoning code and the characteristics of the subject land and as deemed 
compatible with other development in the areas of the PUD. 
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Applicant Response: 

The Stratton Flats community remains a residential PUD through this amendment, 
as originally conceived when approved by the Town in 2008.  The Tower Center 
project - which Stratton Flats was part of at the time of annexation and zoning in 
2007 - was planned as a mixed-use development wherein this residential 
neighborhood helped support existing and proposed commercial businesses in 
the Town of Gypsum.   

 

7. Minimum area.  A PUD shall not be approved on a parcel of land less than 
five acres in area. 

Applicant Response: 

The Stratton Flats PUD is 47.403 acres in total and meets the minimum area 
requirement.   

 

8. Maintenance of common property.  No PUD shall be approved unless the 
applicant confirms the landowner has provided for or established an 
adequate organization for the ownership and maintenance of common 
open space, private streets, roads, ways, drives, pedestrian areas and 
parking facilities within the PUD (hereinafter collectively referred to as 
“common property”). 

Applicant Response: 

Not applicable.  Common areas planned and constructed through this PUD 
amendment will be maintained through a new association created by the 
developer (Polar Star Development).  Common areas currently under the 
maintenance obligation of the Stratton Flats Master Association but subject to 
this amendment will be withdrawn from their obligation, thereby lessening the 
financial burden on existing residents.  The new association may choose to 
contract services to the existing associations in an effort to control maintenance 
costs for roads, open space or other facilities in the PUD.   

 

9. Consent of landowners.  Subsequent amendment or modification of a PUD 
zone district shall not require the consent of all landowners within the PUD, 
but shall require notice and hearing as provided in section 18.08.180 
before such amendment or modification is enacted. 

Applicant Response: 

The amendment does not require consent of the existing landowners and will 
comply with all public notice and hearing requirements as specified in the Town 
municipal code.   
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18.08.080 PUD sketch plan - Criteria for review by commission 

1. There are special physical conditions or objectives that the PUD will satisfy 
to warrant a departure from standard zoning code and the PUD is being 
requested to encourage innovative and creative design and to promote a 
mix of land uses. 

Applicant Response: 

The PUD has already been approved and found to meet this criteria in 2008. 

 

2. The PUD will not be inconsistent with the master plan objectives, unless the 
commission determines that the character of the neighborhood has 
changes since the master plan was adopted or that the master plan was 
based on erroneous assumptions. 

Applicant Response: 

As proposed, the project is not inconsistent with applicable master plan 
objectives, including:  

1999 Gypsum Foundation Plan: 

Vision Statement:  Gypsum’s vision is to harness the positive forces that create 
change and make them work for the Town while protecting the best of what we 
have now and never forgetting this Community’s heritage as first an agricultural 
production center and rural residential community, and second as a good place 
for the working class to find an affordable place to live and raise a family. 

Community Facilities & Services: Parks, Recreational and Civic Center Facilities 

d. Developers shall provide neighborhood parks within all small to medium size 
residential subdivisions. 

Community Facilities & Services: Housing 

a. Encourage a socially diverse community by providing a balanced mix of 
housing types and affordability levels. 

b.  Strive to supply and maintain a balance of housing stock that extends across 
the spectrum of cost in order to keep up with expected demands for housing 
units. 

d.  Ensure that the various neighborhoods that make up the suburban residential 
neighborhoods are relatively affordable, catering mainly to families and couples.  
Like the urban center, suburban areas should have conveniently located 
gathering places and community activity centers such as parks and community 
meeting centers. 



Stratton Flats PUD Amendment    
December 9, 2016          Page 22 of 31 
 

f.  Promote the development of and strive to maintain affordable housing stock 
through a variety of strategies including incentives. 

Pubic Facilities: Parks Recreation and Civic Center Facilities 

“Community parks will be built by developers within neighborhoods to meet 
active recreation needs (soccer, volleyball, etc.). Trails will be built to and within 
private and public open space areas; with picnic facilities, rest rooms and 
parking areas provided as necessary.” 

In addition the Town Foundation Plan compliance, the introduction of higher 
density rental housing meets a county-wide need to construct more rental 
housing as 46.5% of all renters are cost burdened (paying more than 30% of their 
income for housing) in Eagle County (2016, update to Eagle County Housing 
Needs Assessment, Venturoni Surveys). 

 

3. The areas adjacent to the proposed PUD can be planned to be in 
substantial harmony with the proposed PUD. 

Applicant Response: 

As proposed, the PUD is part of an original mixed-use development and will 
remain in substantial harmony with areas adjacent to it after the amendment is 
approved. 

  

4. The adjacent and nearby areas will not be detrimentally affected by the 
proposed PUD. 

Applicant Response: 

As proposed, adjacent and nearby areas will not be detrimentally affected by 
the amended PUD.  The project remains residential in character with suitable 
density and form supported by the original PUD and Town policies and 
regulations. 

 

5. The proposed PUD can be completed within a reasonable period of time. 

Applicant Response: 

As proposed, the project can be completed within a reasonable period of time.  
Owing to the type and number of buildings being constructed, the project will 
achieve buildout in a shorter timeframe than it would originally as a frame 
construction of individually owned single and multifamily homes. 
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6. Any proposed commercial or industrial development can be justified 
economically. 

Applicant Response: 

As proposed, this criteria is not applicable.  

 

7. The streets are adequate to support the anticipated traffic and the 
development will not overload the streets outside the PUD. 

Applicant Response: 

As proposed, anticipated traffic will not overload the streets outside of the PUD.  

 

8. Proposed public improvements, including utilities and drainage facilities 
are adequate to serve the PUD. 

Applicant Response: 

As proposed, the project will construct all required improvements as contained in 
the approved Subdivision Improvements Agreement including utilities and 
drainage facilities necessary to adequately serve the PUD.  Where any variations 
are required to reflect changes to the site, they will be discussed and approved 
by the Town of Gypsum as part of the public hearing process. 

 

9. The PUD development plan, including permitted uses and development 
standards for the PUD, is acceptable. 

Applicant Response: 

As proposed, the permitted uses and development standards are consistent with 
the original PUD guide and goals of the Town.  

 

18.08.180 Amendments to PUD 

The PUD zone district as finally approved by the town council shall be binding 
and shall not be changed during the construction of the PUD or thereafter, 
except upon application under the following procedures: 

(1) Conditions for amendment.  A PUD zone district or an approved PUD 
development plan may be amended or modified, if the applicant demonstrates 
that the proposed amendment or modification: 

a. Is consistent with the efficient development and preservation of the entire 
PUD, both as proposed and as complete to the date of the application; 

Applicant Response: 
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As proposed, the project remains consistent with the efficient development and 
preservation of the entire PUD.  It will take a project that failed as a result of the 
economic downturn and complete buildout with a minimum of intrusion to 
existing residents and a maximization of amenities for use of all residents and 
guests. 

 

b. Does not affect in a substantially adverse manner either the enjoyment of 
land adjacent to the PUD or the public interest; 

Applicant Response: 

As proposed, the project will not adversely affect the enjoyment of land 
adjacent to the PUD or the public interest.  The apartments proposed will be 
developed as affordable units under the federal Low Income Housing Tax Credit 
program, with roughly 40% of those units targeting households that earn no more 
than 60% of the Eagle County median income and the balance will be rented at 
market rates.  The inclusion of affordable rental units in this community potentially 
allows a family to gradually step up into townhome units and free market 
townhome or single-family units without leaving the neighborhood. 

  

c. Is not granted solely to confer a special benefit upon any person; 

Applicant Response: 

As proposed, the project does not confer a special benefit upon any person.  

 

d. Does not include any new proposed uses that detract from other uses 
previously approved for this PUD; 

Applicant Response: 

As proposed, all uses are consistent with existing uses (single family, townhome, 
condominium/apartment) as described in the PUD.  A large community park has 
been carefully placed between existing single-family neighborhood and the 
apartment complex to ensure that the introduction of these buildings in lieu of 
another 100 single-family residences does not impact existing residents. 

 

e. Contains street and utility plans that are coordinated with planned and 
existing streets and utilities for the remainder of the PUD; 

Applicant Response: 

As proposed, the project will coordinate street and utility plans with the Town of 
Gypsum and utility providers as the project completes construction.  The design 
of this phase of the community is larger determined by the existing street and 
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utility network, which was established in 2008 as part of site improvements by the 
original project developer. 

 

f. Does not increase water and sewer demands or create adverse traffic 
impacts; 

Applicant Response: 

As proposed, the project density has been vetted by Town staff and will not 
increase water or sewer demands or create adverse traffic impacts beyond 
what it can mitigate. The maximum Equivalent Residential Units (EQR’s) provided 
water and sewer service under existing annexation agreement and subdivision 
improvement agreements are limited to 319.8 EQRs.  

The request for additional density through this proposal represents demand for 
service to an additional 60 EQR’s.  Preliminary discussion with Town staff and 
engineering indicate that Gypsum is able to provide expanded service to the 
project, pending further detailed plan analysis. 

The project will satisfy any requirements of the Town of Gypsum to ‘pay its way’ 
so that any increases in demands for public services will not place a burden on 
existing Town residents or businesses 
 

Pursuant to Town staff determination, and in accordance with Section 17.12.020 
(“Required exhibits for sketch plan submission”) of the Gypsum Municipal Code, 
the applicant has provided the following:   

a.  A plan drawn to approximate scale, showing access to and the layout of 
the subdivision, and indicating the relationships of various usages, such as 
residential, commercial, industrial, recreational, public facilities, the street 
network, topographic, natural and manmade features, and uses of 
adjoining lands as related to the proposed subdivision. 

Applicant Response:  The proposed plans corresponding to the amended PUD 
are enclosed with this application (Section IV:  Stratton Flats Plans). 

 

b.  Information on topography, hazard areas which may exist (such as flood 
prone areas, concentrated runoff areas, inadequate drainage areas, 
wildfire areas, inadequate drainage areas, wildfire areas, steep slopes, 
etc.) and lakes, streams and vegetation. 

Applicant Response: The Stratton Flats project site has previously been 
contemplated for development and significant grading and infrastructure has 
already been completed.  An Environmental Impact Report (EIR) was done in 
2006 as part of the original submittal.  
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Because impacts and environmental hazard of the project site have previously 
been considered and addressed in that application and no additional impacts 
are being proposed, the Town planner has waived the requirement of a revised 
EIR. Analysis which has previously been conducted include Geotechnical 
assessment/Geologic Hazards, Wetland Delineation, drainage and floodplain 
issues. 

 

c.  Reports concerning geologic characteristics of the area which migh 
significantly affect the proposed land use and explaining the impact of 
such characteristics on the proposed subdivision.  Any hazard areas, such 
as landslides, avalanches, rock falls, mud flows, debris fans, unstable or 
potentially unstable slopes, seismic effects, ground subsidence, expansive 
soils or rock, radioactivity, etc. must be specifically shown, evaluated and 
explained. 

Applicant Response: See response to (b) above – all required reports for existing 
or potential hazards and other environmental impacts have been reviewed and 
approved during the PUD process. 

 

d. Reports and explanatory information concerning the types of soil in the 
proposed subdivision and the suitability for the excepted uses, in 
accordance with the National Cooperative Soils Survey. 

Applicant Response: The proposed PUD amendment will not change the 
development pattern or requirements to construct based on soil conditions that 
have previously been assessed. 

 

e. Recorded proof of ownership of the land to be subdivided, and ownership 
of the surrounding lands, with in a radius of 300 feet of the boundary.  
Applicant must submit proof of applicant’s right to apply if applicant is not 
the present owner. 

Applicant Response: The project developer, Polar Star Development, has 
authorization to submit the applications as they are under a Purchase and Sale 
agreement pending final approvals of the enclosed applications from the Town 
of Gypsum. 

 

f. Total acreage of land to be subdivided and the number and approximate 
size of proposed lots and tracts. 
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Applicant Response: The proposed PUD amendment will not change the total 
acreage of land (47.4 acres) and the reconfigured tracts and size of parcels is 
included with this application (Section IV:  Stratton Flats Plans).  

 

g. Identification of the existing and proposed zoning of the subdivision and 
evidence that the property currently complies with existing zoning. 

Applicant Response: The proposed PUD amendment will continue to comply with 
existing Planned Unit Development zoning conferred on the property in 2008 by 
the Town of Gypsum.  No evidence of violation with that zoning currently exists.  

 

h. Reasonable evidence that an adequate water supply, from the town 
municipal water system, can physically be provided to the proposed 
subdivision. 

Applicant Response: The proposed PUD amendment will be reviewed by the 
Town engineer and water engineer in order to verify all potable and non-potable 
water demands, and the applicant agrees to financial responsibility for any 
additional water rights, taps or fees necessary in order to serve the increased 
density as proposed. 

 

i. Type of sewage disposal and treatment system proposed for the 
subdivision.   

Applicant Response: The proposed PUD will continue to be serviced by Town 
sewage treatment systems already constructed and sized adequately to handle 
the intensity and type of uses proposed. 

 

j. Information concerning providing services and amenities, such as fire 
protection, solid waste disposal, telephone, electricity, recreation, schools, 
etc.  Such information shall include a public safety impact plan, which will 
address the impacts of the proposed subdivision on the availability of fire 
protection and emergency medical services to Town residents. 

Applicant Response: The proposed PUD amendment will be served by existing 
utility companies, and service letters are included in the application appendix.  
Roads are private and will not impact Town services.  Recreation will be 
expanded by the proposal in size and scope of amenities.  

Additional impact fees generated by the increased density request affecting Fire 
District Impact, Emergency Medical Impact, School District Impact, Law 
Enforcement Impact and Recreation Impact will be provided as required by 
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Town municipal code and the approved Subdivision Improvements Agreement 
(SIA), as applicable. 

 

k. Assurance of all-weather access to the proposed subdivision from an 
existing town, county or state street or road. 

Applicant Response: The proposed PUD amendment has all weather access 
already constructed (Sunny Avenue) connected to an existing Town road (Jules 
Drive) and US Highway 6 intersection.  As required by the Town, a secondary 
point of access is planned through an executed easement through Town Center 
property (Appendix G). 

 

l. Proposed method of complying with Section 17.04.050, land for public 
purposes.  

Applicant Response: The proposed PUD amendment contributes toward meeting 
the public purpose requirements through inclusion of open space deeded to a 
legally established property owner association, which will oversee maintenance 
of these areas.  

Additionally, the project is proposing construction of a youth soccer field that 
can be used by homeowners and guests, for club practice, and for tournament 
play or other Town sponsored events compatible with the community.    

The soccer field is recognized by Town staff and the Vail Valley Soccer Club as 
meeting a demonstrated community need (See Appendix E). 

 

m. Description of vegetation (type, density and distribution) and wildfire 
hazard potential as assessed by the Colorado State Forest Service, Bureau 
of Land Management or Eagle County. 

Applicant Response: This has been reviewed as part of the original application, 
and conditions have note changed.   

 

n. Application and deposit fees per chapter 17.60. 

Applicant Response: Application and deposit fees have been reviewed with 
Town staff and provided per requirements.    

 

o. Certification from the Eagle County Treasurer’s office that all ad valorem 
taxes and assessments due and owing have been paid. 
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Applicant Response: Tax certifications are included in this application (Appendix 
D: Tax Certifications).  

 

p. A list of all special district and taxing entities serving the property. 

Applicant Response: The following special district and taxing entities serve the 
property that is subject of this application: 

Eagle County, 001-011 
Colorado Mtn College (CMC), 012 
RE50J School District, 015-018 
Western E.C. Metro Rec District, 062 
CO River Water Conservation, 076 
Gypsum Fire Protection District, 050 
Cedar Hill Cemetery District, 041 
Town of Gypsum, 033 
Eagle County Conservation District, 090 
Western Eagle County Ambulance, 098 
Eagle Valley Library District, 094 
  

q. An estimate of the traffic count, which may be generated by the 
subdivision and the proposed methods of mitigation of impact on existing 
transportation facilities. 

Applicant Response: We have engaged a traffic-engineering consultant Stolfus 
and Associates to review the previous Gypsum Tower Center Development 
Traffic Impact Study and to provide an updated memorandum letter based 
upon the proposed development and increase in density. The anticipated traffic 
counts and mitigation methods have been summarized in the Stolfus and 
Associates memorandum letter dated 12-6-16. 

Based on the review, the anticipated traffic impacts do not indicate overloading 
or major impacts of the existing streets outside the PUD and that only the 
improvements identified in Stolfus and Associates memorandum letter dated 12-
6-16 are anticipated. 

 

r. The planning commission may waive required exhibits for common interest 
communities rendered unnecessary because the request creates no 
greater impacts on town services than the existing allowed uses. 

Applicant Response: The proposed PUD amendment has provided detailed 
exhibits as included in the appendix. 

 



Stratton Flats PUD Amendment    
December 9, 2016          Page 30 of 31 
 

s. Name and address of adjacent property owners, within 300 feet of subject 
property, as indicated by Eagle County Property Records, to be printed on 
mailing labels for the purpose of town notification of public hearings 
pursuant to chapter 17.70. 

Applicant Response: Town public notification information is provided with this 
application as required pursuant to chapter 17.70 of the municipal code 
(Appendix F: Public Notice Address Listing). 

 

Pursuant to Town staff determination, and in accordance with Section 
17.20.070(a)(2.b) (“Major Plat Amendment”) of the Gypsum Municipal Code, the 
applicant has provided the following:   

 

1. A tax certificate from the county treasurer indicating all taxes and 
assessments on the property are paid and current. 

Applicant Response: Certifications of all taxes paid and current are included in 
this application (Appendix D: Record of Taxes Paid). 
 

2. A current title report form a licensed Colorado title company shall be 
provided showing the names of all surface owners, lien holder, mineral 
owners and lessees of mineral rights in the platted area as they appear 
upon records in the county clerk and recorders office. 

Applicant Response: A current title report is included in this application 
(Appendix C: Title Commitment). 

 

3. All utility easements shall remain on the property unless the utility 
companies having said easements agree in writing to release said 
easements to the property. 

Applicant Response: The proposed plat revisions are largely driven by existing 
property boundaries, constructed infrastructure and utility alignments, however 
where easements are being abandoned or relocated, the applicant will receive 
agreement in writing to release said easements. 

 

4. The changes proposed shall in no way violate the existing zoning of the 
area. 

Applicant Response: The proposed amendments to the Plat will in no way violate 
the PUD zoning of the area.  A companion request has been submitted to 
amend the Stratton Flats PUD.  
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5. The subdivision shall show how it will mitigate all impacts for services 
including but not limited to emergency services, schools, land for public 
purposes, traffic, recreation, water dedication and tap fees and sewer tap 
fees. 

Applicant Response: The subdivision will mitigate all impacts for services it 
generates in accordance with existing and new agreements as a result of 
approval of the revised subdivision plan and PUD amendment.  Additional 
impact fees generated by the increased density request affecting Fire District 
Impact, Emergency Medical Impact, School District Impact, Law Enforcement 
Impact and Recreation Impact will be provided as required by Town municipal 
code and the approved Subdivision Improvements Agreement (SIA), as 
applicable. 

 

6. The subdivision shall be responsible for any new or revised infrastructure 
necessary as a result of the subdivision. 

Applicant Response: The applicant, Polar Star Development, will be responsible 
for any new or revised infrastructure caused as a result of buildout of the 
development as detailed in this application. 

 

7. The applicant must provide names and addresses of property owners 
within 300 feet of the subject property, as indicated by the Eagle County 
Assessor’s records, and printed on mailing labels for the purpose of town 
notifications of public hearing pursuant to chapter 17.70. 

Applicant Response: Town public notification information is provided with this 
application as required pursuant to chapter 17.70 of the municipal code 
(Appendix F: Public Notice Address Listing). 

 

 


