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MEMBERS               PRESENT     ABSENT      EXCUSED 
 
DIANE LOTHAMER, CHAIR   X        
MARTIN FROEHLICH    X             
JIM SEITZ      X 
BOB BEDA      X   
JOHN TALIAFERRO    X 
DELANEY KEATING    X     
COUNCILMEMBER ELLEN HARRIMAN  X 
              
OTHERS PRESENT:  DIRECTOR STEVE WESTBAY, PLANNER ANDIE RUGGERA, 
PLANNING TECHNICIAN PAM CUNNINGHAM, HARVEY HARRIMAN, VALERIE 
SCHMALZ, BOB MELDRUM, RICHARD KARAS, SANDRA MARK, TOM 
BURGGRAF,  JARED SMITH. 
 
I. CALL TO ORDER AT 7:02 PM BY CHAIR DIANE LOTHAMER  
 
II. PLEDGE OF ALLEGIANCE TO THE FLAG 
 
III. RESOLUTION No. 1, SERIES 2008, RE: COMMENDING HARVEY 

HARRIMAN FOR HIS SERVICE ON THE PLANNING AND ZONING 
COMMISSION. 
Chair Lothamer read the resolution and asked for a motion to approve the resolution as 
amended.  Commissioner Seitz moved to approve the resolution and Commissioner 
Beda seconded the motion.   

 
Roll Call Yes:       Martin, Diane, Delaney, John, Ellen, Bob, Jim 
Roll Call No:      
Abstain: 
Motion Carried     

 
 
IV. PUBLIC HEARING AND POSSIBLE ACTION, CONDITIONAL USE 

APPLICATION – CU 08-2, SUBMITTED BY TOMICHI LANDMARK, LLC 
FOR MIXED USE RESIDENTIAL/COMMERCIAL IN A COMMERCIAL 
ZONE (LOTS 3 AND 4 MELDRUM SUBDIVISION). 
 
Chair Diane Lothamer opened the public hearing at approximately 7:05 p.m. 
 
Proof of publication was shown for the record. 
 
Planner Ruggera reviewed the process for a conditional use permit and gave an 
overview of the application. The applicant is requesting 17 dwelling units in the 
Commercial Zone, which requires a conditional use permit. The development plan will 
cover Lot 3 in its entirety and the north one-half of Lot 4.  The south one-half of Lot 4 
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will be developed in the future as a commercial use, and as long as the use is allowed in 
the Commercial District an additional conditional use will not be required.  
  
Applicant, Bob Meldrum, stated that he wishes to build 17 townhomes and an office 
building.  The townhomes will be three stories.  They will be energy efficient with solar 
collectors and high density insulation.  They will be economical to live in and an 
upscale development that will be good for professors and college students to live in. 
The applicant noted the conditions in the staff report regarding removal of the 
cottonwood trees along the City right-of-way on Adams Street.  The applicant thought 
the trees were too old and diseased. He apologized for removing them without 
permission. He assured the Commission that his landscaping plan will be more than 
what staff suggests. 
 
Chair Lothamer asked about access. It appears that the south half of lot 4 will have 
access to the residential properties. She expressed concern about cross traffic. The 
applicant stated that the open space is mainly for snow storage.  He also stated that the 
commercial site will probably not be developed in the very near future.  
 
Chair Lothamer dismissed the applicant and asked for public comment.  
 
Tom Burggraf of the Western State College Foundation asked if there will be access 
directly to Georgia Avenue.  Mr. Meldrum stated that there are no plans to have access 
to Georgia Avenue from this development.  He stated that the development previously 
approved on Lot 2 could have access if the college and foundation wish, but this 
development is not adjacent to Georgia.  
 
Chair Lothamer asked Staff for comments: Planner Ruggera stated that the proposed 
development meets the dimensional standards. She stated that the Fire Marshall says 
the access is wide enough but wants a fire hydrant on the northwest corner of Lot 3. 
There is a 25 foot easement between McDonalds and the development. The southern 
portion of Lot 4 is the future commercial site.  The CDOT permit would be issued at 
the time of development.  
 
Director Westbay addressed landscaping and stated that he consulted the draft Land 
Development Code buffer standards for mixed uses and applied similar standards to 
create the site map.  The applicant proposes more landscaping than is required. Because 
the development is adjacent to the corridor to the college entrance it is critical to 
maintain appropriate streetscape and landscaping. The impact on City revenues is the 
same as the previous conditional use approved for the applicant. Staff has had 
conversations with CDOT. At the time of development the access permit will be 
reviewed by CDOT.  If there is greater than a 20% increase in trips the applicant would 
have to apply for a new access permit.  
 
Commissioner Beda asked if would be an issue in the future if some units are bisected 
by lot lines. Director Westbay responded that if the applicant were to convey title they 
would have to do a condominium-type plat.  
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Commissioner Seitz asked if there is potential for future private ownership and Director 
Westbay replied that there is that potential.   
 
Councilor Harriman asked if there will be an impact on College Avenue. Director 
Westbay replied that with residential use the impact would be minimal but that with 
commercial use, depending upon the type of retail, the impact would be more 
significant.  
 
Councilor Harriman asked if impacts from the proposed Gunnison Rising annexation 
could be mitigated at this point.  Director Westbay responded that the vast majority of 
the impact of the Gunnison Rising development will be on Hwy 50 and on Georgia.  
 
Commissioner Seitz commented that by changing [the proposal] from commercial use 
to residential use the appearance of the backs of the townhomes [from Adams Street] is 
a concern because it is a critical entry to the college. Planner Ruggera passed around 
copies of the elevations, which alleviated the concerns.  
 
Commissioner Seitz asked if the height of the street trees could be limited so that they 
don’t block the solar collectors. 
 
Commissioner Beda asked if Adams Street is wide enough to accommodate parking.  
Director Westbay stated that it is wide enough.  
 
Discussion followed about the need for an area for dumpsters.   
 
Chair Lothamer stated that in Findings #5 and #6, and Condition #3 the word “north” 
should be changed to “south” and “emphasis” should be changed to “emphasize” 
throughout the document. Also, “College Street” should be changed to read “College 
Avenue.” Common trash collection receptacles should be noted on the site plan, so 
Condition #4 should be changed to read “…At a minimum the site-specific 
development plan shall contain a building footprint plan, utility plan, grading and 
drainage plan, access road section plan, landscaping plan, refuse collection and parking 
plan…” 
 
Chair Lothamer again expressed concern about Lot 4 and traffic. Commissioner Seitz 
asked if the Commission could look at the issue at the time of proposal. Director 
Westbay responded that it is a use by right. Commissioner Seitz observed that the code 
still requires a conditional use for a drive-thru.  
 
Commissioner Beda asked if it is foreseeable to get a CDOT permit off Hwy 50 for the 
southern portion of Lot 4. Director Westbay stated that he would defer to CDOT before 
the building permit is issued. If, at that time, the State determines the uses are minimal 
they would issue a conditional letter.  
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Commissioner Taliaferro observed that the Master Plan states connectivity should be 
part of the development review process.  He asked if the access across Lot 4 could be 
left as is for now but adjusted it in the future. Director Westbay stated that the 
Commission wouldn’t be approving an access point across the site; they are being 
asked to approve use, but not the site-specific plan. He suggested the Commission put 
in a Finding that they want additional review in the future.  
 
Chair Lothamer stated that a Condition should be added stating that at the time of 
development of the southern portion of Lot 4 the Commission should review access 
issues on the entire portion relative to transportation. The Finding was changed to read: 
“The Planning and Zoning Commission finds that concerns exist in relation to the 
connectivity between the commercial and residential uses in the proposal. At the time 
of development of the southern portion of Lot 4, the Planning and Zoning Commission 
will review the site plan to address connectivity between the commercial use and 
residential use.” 
 
Chair Lothamer closed the public hearing at 7:44. Commissioner Taliaferro moved to 
approve the Conditional Use Application CU 08-2, with the Findings and Conditions as 
follows:   

 
FINDINGS OF FACT: 
1. The Planning and Zoning Commission finds that the record of this action includes the 

application contents on file with the City of Gunnison; all comments entered into the 
Public Hearing record; provisions of the City of Gunnison Land Development Code 
and the City of Gunnison Master Plan 2007.  

 
2. The Planning Commission finds that this conditional use application is for 17 

multifamily units in the Commercial District and development of residential 
dwellings in this District are subject to Conditional Use approval. 

 
3. The Planning and Zoning Commission finds that no more than 36 dwelling units are 

permitted on this parcel based on the existing City of Gunnison Land Development 
Code density standards. 

 
4. The Planning and Zoning Commission finds that application materials including an 

illustrative site plan and a dimensional standards sheet are not considered to be a site-
specific development plan.  Common trash collection receptacles need to be noted on 
the site plan.  
 

5. The Planning and Zoning Commission finds that a building permit for a commercial 
use on the south one-half of Lot 4 will not be issued until written confirmation from 
the CDOT is provided to the Community Development Director that addresses any 
mandates related to the commercial use.  
 

6. The 17 unit development will generate approximately 100 vehicle trips per day.  
When the south one-half of Lot 4 is developed as a commercial use, traffic numbers 
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will increase.  However, the Planning and Zoning Commission finds that the vast 
majority of commercial-related traffic will use the highway intersection and cut-
through traffic onto College Avenue will be minimal. 

 
7. College Avenue may become a Major Collector Road if the Gunnison Rising 

Annexation is approved.  The Planning and Zoning Commission finds that the 
proposed access configuration provides adequate separation from adjacent 
intersections and proper site distances to accommodate projected traffic.    

 
8. The Planning and Zoning Commission finds that approximately 38 acres of 

undeveloped land within the City limits is presently zoned Commercial District and 
reducing this inventory by 2.25 acres will not have a significant affect on potential 
commercial development.  
 

9. Circulation and access meets emergency access needs, but a fire hydrant located on 
the northwest corner of Lot 3 will be required. 
 

10. The proposed layout provides 25 foot separation between the McDonald’s restaurant 
and the nearest dwelling unit.  The Planning and Zoning Commission finds that the 
landscape plan should emphasize planting to create a screen between these two uses 
to minimize impacts from noise and glare.  The Planning and Zoning Commission 
further finds that the landscaping within this buffer cannot reduce the function of the 
proposed drainage structure. 
 

11. The Planning Commission finds that Adams Street is the front door to Western State 
College and the landscape plan, when submitted, must depict a streetscape along this 
road corridor containing mature trees. 

 
12. The Planning and Zoning Commission finds that this proposed residential 

development will detract from property tax and sales tax revenues of the City, but the 
reduction will not likely be significant.  
 

13. The Planning and Zoning Commission finds that concerns exist in relation to 
connectivity between the future commercial site and this residential development 
proposal. 

 
14. The Planning and Zoning Commission finds that this proposed conditional use 

application can be developed in a compatible fashion to maintain the community’s 
public health, safety, and welfare. 

 
CONDITIONS 
1. This approval allows for the development of no more than 17 multiple family 

dwelling units. 
 

2. A fire hydrant located on the northwest corner of Lot 3 will be required. 
 



APPROVED MINUTES June 25, 2008                      7:00PM   
CITY OF GUNNISON PLANNING AND ZONING COMMISSION 
REGULAR MEETING                                                                                       Page 6 of 12 

3. A building permit for a commercial use on the south one-half of Lot 4 will not be 
issued until written confirmation from the CDOT is provided to the Community 
Development Director that addresses any mandates related to the commercial use.  
 

4. Prior to the issuance of building permits, the applicant shall submit a site-specific 
development plan complying with all provision of the City of Gunnison Land 
Development Code.  At a minimum the site specific development plan shall contain a 
building footprint plan, utility plan, grading and drainage plan, access road section 
and plan, landscaping plan, and refuse collection and parking plan.  The utility, 
grading/drainage and road plans shall be stamped by an engineer licensed in the State 
of Colorado; the City Engineer and Community Development Director may waive 
this licensed engineer stamp requirement. 
 

5. The landscape plan shall emphasize planting that creates a screen between the 
residential uses and commercial uses fronting the highway. Landscaping within this 
buffer shall not reduce the function of the proposed detention structure developed 
within this buffer area.  Landscaping shall include a minimum of one canopy tree, 
two understory trees and three shrubs for every 20 feet of common area separating the 
residential and commercial use, unless the applicant demonstrates that this vegetation 
will have a negative impact upon the drainage structure. 
 

6. The Landscape plan, when submitted, shall emphasize mature trees along the Adams 
Street corridor.  A minimum of one deciduous tree every 20 feet will be required. The 
trees shall be non-fruit bearing crabapple or other species approved by the city and 
the minimum caliper dimension shall be five inches. 
 

7. At the time of development of the southern portion of lot 4, the Planning and Zoning 
Commission shall review the site plan to address connectivity between the future 
commercial use and the residential development. 

 
Commissioner Beda seconded the motion. 
 
Roll Call Yes:       Jim, Martin, Diane, Delaney, Ellen, Bob, John 
Roll Call No:      
Abstain: 
Motion Carried   

 
 
V. PUBLIC HEARING AND POSSIBLE ACTION, MAJOR SUBDIVISION – 

SKETCH PLAN SB 08-2, SUBMITTED BY PENNBRIDGE CAPITAL (LOT 1 
MELDRUM SUBDIVISION). 
 
Chair Lothamer called the public meeting to order at 7:46.  Planner Ruggera reviewed 
the application process.  
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Chair Lothamer asked the applicant(s) to make a presentation. Jared Smith, principal 
of Pennbridge Capital, LLC, stated that the subdivision is forward-thinking and that 
the applicant has no plans to develop the site. He explained that Pennbridge Capital 
has a different ownership structure that has purchased the hotel. Under the new 
ownership structure, for tax reasons, some owners can’t develop in the future, so 
Pennbridge wants to break the parcels apart now. The applicants are receptive to 
making sure that utilities and access will work fine.  They will remain in control of 
both parcels.  
 
Mr. Smith stated that the site plan is laid out to provide an opportunity for a 
conference center or restaurant [in the future], but that it could remain vacant for a 
while.  
 
Chair Lothamer observed that there will have to be a common access from the 
original property. 
 
Commissioner Beda asked the applicant if they are aware of the 10 foot setback. The 
applicant replied that they would like to talk to staff, but that the building won’t be 
within the setback. Commissioner Beda asked if the setback could move and the 
applicant stated that it is doable.  
 
Chair Lothamer asked for public comments, there were none. 
 
Chair Lothamer asked for staff comments. 
 
Planner Ruggera stated that, as Mr. Smith outlined, the setback is from the common 
property boundary. Other issues are access and a maintenance agreement.  The 
existing drainage is from the current hotel, not for any new development, so a shared 
drainage and maintenance plan will be needed.    
 
Chair Lothamer asked how the “as built” utilities and easements would connect to the 
future site. Planner Ruggera stated that a detailed utilities plan will address those 
issues through the Preliminary Plat submittal. 
 
Director Westbay suggested that a trail easement be put within the 20 foot ditch 
easement to tie in to the Trails Master Plan. He stated that it is beneficial for the City 
to maintain it as drainage and asked Mr. Smith if the applicant(s) would be willing to 
dedicate a pedestrian easement to the City.  Mr. Smith asked if maintenance and 
liability would be the City’s responsibility. Director Westbay replied that the City 
would go through the Government Immunity Act. Mr. Smith stated that if those 
issues are off the table the applicants are very open to granting an easement. He said 
it is a question of cost. Director Westbay said that the City would do the construction 
or share the cost. Mr. Smith said that they would grant the easement as long as 
Pennbridge Capital is not responsible for maintenance, and would have no liability or 
up-front costs.  
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Planner Ruggera read the changed language to Finding 8: “The Planning and Zoning 
Commission finds that the existing CDOT access permit will not be affected by the 
proposed subdivision.  At the time of development of Parcel A a request for a review 
of the access permit with CDOT will be required.” Planner Ruggera read the changed 
language for Condition 2: “A request for review of the current access permit off 
Highway 50 shall be required at the time of development of Parcel A.”  
 
Chair Lothamer introduced the letter dated June 13, 2008 from Gunnison Valley 
Partners (Gunnison Rising) into the public record. It was noted that the Gunnison 
Valley Partners request that the subdivision plat have the following requirements: 
 
1. The applicant be required to install a sidewalk/trail along the frontage of Tomichi 

Avenue to provide for connectivity to the west and east; 
2. The applicant be required to install curb and gutter, asphalt, and landscape for the 

widening of Tomichi Avenue to match the roadway section to the west of Adams 
Street or the future section to be extended to the east; 

3. The applicant be required to install a landscape buffer between the east parking 
area and the land to the east. 

 
Commissioner Beda asked if Parcel A is within 500 feet of the college and cautioned 
the applicant that any future use could not have a liquor license if it is within the 500 
feet.   
 
Director Westbay read amended language for Finding 7: Strike “The Planning and 
Zoning Commission finds.” Then, “A trail easement, located within the twenty foot 
drainage easement is desirable to tie into the proposed trails. The Planning and 
Zoning Commission finds the applicants are amenable to dedicating a non-motorized 
travel easement to the City as long as liability is addressed through the Government 
Immunity Act and the City is responsible for liability, maintenance and construction 
of improvements of the drainage and pedestrian easement.”  Language to be added to 
Condition 4 shall read: “The Preliminary Plat shall denote a twenty foot non-
motorized access easement of parcels A and B.” 
 
Chair Lothamer stated that the Commission would like to see a future built utility and 
easement plan. 
 
Commissioner Beda asked if the dogleg could be eliminated on Parcel A. Director 
Westbay said he was ambivalent about that.  Director Westbay said that the eastern 
boundaries of the existing Lot 1 could be amended.  Strike Finding 6 and modify 
Finding 10 and Condition 6 to include “as built and future built utility plans.”   
 
Chair Lothamer closed the public Hearing at 8:11 and asked for a motion. 
Commissioner Taliaferro moved to approve subdivision application SB 08-2 with all 
findings and conditions as amended:  
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FINDINGS OF FACT: 

 
1. The Planning and Zoning Commission finds that the record of this action includes the 

application contents on file with the City of Gunnison; all comments entered into the 
Public Hearing record; provisions of the City’s Land Development Code and Master 
Plan. 
 

2. The Planning and Zoning Commission finds that this application is for a major 
subdivision of a 5.11 acre parcel of property into two parcels. 
 

3. The Planning and Zoning Commission finds that the subject property is zoned 
Commercial and surrounding uses are commercial with development of residential 
uses in the near future. 
 

4. The Planning and Zoning Commission finds that site-specific developments on Parcel 
A are not proposed at this time.  Development standards would be reviewed at the 
time a building permit application is received. 
 

5. The Planning and Zoning Commission finds that the south property line of Parcel A is 
five feet from the exterior of the Holiday Inn Express and will require the existing 
structure to have a one hour fire rating as stated in Section 602 of the 2003 
International Building Code.  If a separation of 10 from the property line is 
determined a one hour fire rating will not be necessary.  Staff recommends that a 10 
foot setback from the hotel to the property line be established by the preliminary plat.  
 

6. A trail easement located within the 20 foot wide drainage easement on the east 
boundary of the subdivision would be desirable to tie into the planned trails system 
for the City.  The Planning and Zoning Commission finds that the applicant is 
amenable to dedicating a non-motorized public access easement to the City as long as 
liability would be addressed through the Government Immunity Act and that the City 
is responsible for future construction and maintenance of the improved trail.   
 

7. The Planning and Zoning Commission finds that the existing CDOT access permit 
will not be affected by this proposed subdivision.  At the time of development of 
Parcel A, a request for review of the permit through CDOT will be required. 
 

8. The Planning and Zoning Commission finds that private access easements and 
maintenance agreements running with the land is required. 
 

9. The Planning and Zoning Commission finds that a drainage system with joint control 
and maintenance by both property owners shall be developed and recorded with the 
Gunnison County Clerk and Recorder and referenced on the preliminary plat. 
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10. The Planning and Zoning Commission finds that an as-built and future utilities plan 
with required easements must be submitted at preliminary plat. 
 

11. The Planning and Zoning Commission finds that the nine review standards for 
subdivisions have been, or will be, met based on the following conditions: 

 
CONDITIONS: 

 
1. Preliminary Plat application shall comply with all provisions of the Land 

Development Code. 
 
2. A request for review by CDOT of the current access permit off Highway 50 shall be 

required at the time of development of Parcel A. 
 
3. A 10 foot setback from the hotel to the common property line shall be on the 

preliminary plat submittal to comply with the 2003 International Building Code.  
 
4. The Preliminary Plat shall illustrate joint access easements and maintenance 

requirements. 
 

5. A joint drainage system must be on the Preliminary Plat with a reference to 
maintenance and control standards that shall be recorded with the Gunnison County 
Clerk and Recorder.  
 

6. A detailed as-built and future utilities plan and required easements shall be submitted 
at the time of Preliminary Plat.  
 
The Preliminary Plat shall denote a 20 foot non-motorized public access easement 
along the entire eastern boundary of Lot 1 as it presently exists. 
 
Commissioner Seitz seconded the motion.    
 
Roll Call Yes:       Bob, Martin, Diane, Delaney, Ellen, Jim, John 
Roll Call No:      
Abstain: 
Motion Carried   

 
VI. CONSIDERATION OF THE JUNE 11, 2008 MEETING MINUTES.  

Commissioner Taliaferro moved to approve the June 11, 2008, meeting minutes as 
amended.  Commissioner  Seitz seconded the motion. 
Roll Call Yes:        Bob, Diane, Delaney, Ellen, Jim, John 

 Roll Call No:      
 Abstain:   Martin 
 Motion Carried  
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VII. UNSCHEDULED CITIZENS. There were no unscheduled citizens.  
 
VIII. COUNCIL UPDATE   

Councilmember Ellen Harriman reported that the City Council: 
• re appointed Wes Bailey to the Board of Zoning Adjustments and Appeals; 
• passed modifications to the GOCO grant letter of support; 
• approved a letter to the Forest Service supporting review of a ski lift expansion on 

Snodgrass; and 
• agreed to have Habitat for Humanity buy the South Boulevard property. 

 
She also reported that: 
• the grand opening of the tennis courts was held;  
• Keith Robinson will be interviewed by the public and a reception will be held on 

July 8th; 
• the Library Board is  meeting with the architects this evening;  
• the City hired a Human Resource Technician--Kendall Coffman will begin on 

July 13th; 
• Paula Swenson has been elected chair for Region 10; 
• the opening of the observatory is June 27th and 28th at 8:30 both evenings; and 
• ORE is holding a recycling day on Saturday for metal and electronics. It will be 

held in the parking lot west of the fairgrounds. 
 
IX. COMMISSIONER COMMENTS  

• The Commission discussed the status of the West Gunnison Neighborhood Plan. 
Director Westbay reported that staff modified the plan somewhat as it relates to 
General Improvement Districts (GIDs). They will discuss GIDs more with City 
Council. Chair Lothamer reminded Westbay that management staff should put the 
Low Impact Development (LIDs) in the capital improvement budget. Councilor 
Harriman reported that she had discussed the issue with the City Manager and the 
City may look into funding the LIDs through a grant.  

• Commissioner Beda commended Ken Coleman and Dan Ampietro on their 
management of cost overruns and materials for the ice rink and pool. 
Commissioner Seitz noted that it is unfortunate the eastern view down New York 
has been altered by the ice rink. 

 
X. PLANNING STAFF UPDATE 

Director Westbay reported that: 
• the GOCO grant application for the BRIDGE TO BRIDGE trail segment is being 

finalized; 
• the July 9th Planning and Zoning meeting will begin at 6:30.  Items on the agenda 

will include: 
o review of Section 1 of the Land Development Code with Richard Grice;  
o a Conditional Use from the County for a storage building at the 

fairgrounds; and 
o a resolution for the West Gunnison Neighborhood Plan. 
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• a Conditional Use for a home business will be on the July 23rd agenda;  
• staff has received a Three Mile Plan review for a subdivision from the County. 

(Richard Karas advised that staff should verify that the proposed subdivision is 
actually within the three mile boundary.); 

• staff is working on scheduling a meeting between Collins and Cochrell and City 
Council to discuss metropolitan districts; 

• the ice rink building is going up and concrete will be poured soon for the pool;  
• sales tax shortages are being tracked and Management Staff is looking for areas of 

the budget that can be reduced; 
• an Arbor day event will be held soon; 
• the Board of County Commissioners met with City Council regarding housing, a 

joint energy efficiency task force, Gunnison Rising, an animal shelter, and the 
Gold Basin Industrial Park; and 

• Mark Sniffen has resigned to take a position in Walla Walla, Washington.  
 
ADJOURN  
Chair Diane Lothamer closed the meeting at approximately 8:29 p.m. 
 
       ________________________ 
       Diane Lothamer, Chair 
Attest: 
_______________________ 
Pam Cunningham, Secretary  


