
AGENDA 

CITY OF GUNNISON 

PLANNING & ZONING COMMISSION 

REGULAR MEETING 

Rev 5/11/2012 

 

DATE:  WEDNESDAY, MAY 23, 2012 

TIME:  7:00 P.M. 

PLACE: CITY HALL, COUNCIL CHAMBERS, 201 WEST VIRGINIA AVE. 

 

7:00pm  I. CALL TO ORDER 

 

II. PLEDGE OF ALLEGIANCE TO THE FLAG  
 

III. PUBLIC HEARING AND POSSIBLE ACTION: CONDITIONAL USE 

APPLICATION CU 12-3, SUBMITTED BY MELISSA KACEL AND 
CANNON LEATHERWOOD TO OPERATE A FOOD 
SERVICE WITHIN A TRAILER AS A TEMPORARY 
COMMERCIAL ACTIVITY IN THE COMMERCIAL (C) ZONE 
DISTRICT AND THE CENTRAL BUSINESS DISTRICT 
(CBD). 

 

7:30pm IV. PUBLIC HEARING AND POSSIBLE ACTION:  CONDITIONAL 

USE APPLICATION CU 12-4, SUBMITTED BY BRET 

BRADFIELD FOR THE OPERATION OF A RETAIL SALES 

ESTABLISHMENT (PAWN SHOP) IN THE INDUSTRIAL (I) 

ZONE DISTRICT. 
 

V. CONSIDERATION OF THE MAY 9, 2012 MEETING MINUTES 

 

VI. EXCUSE COUNCILOR SEYMOUR FROM THE MAY 9, 2012 

MEETING. 

 

VII. UNSCHEDULED CITIZENS 

 

VIII. COUNCIL UPDATE 

 

IX. COMMISSIONER COMMENTS 

 

X. PLANNING STAFF UPDATE 

 

XI. ADJOURN TO WORK SESSION 

 

WORK SESSION: DISCUSSION OF THE DRAFT LAND DEVELOPMENT CODE – 

LARGE SCALE RETAIL 

 

TO COMPLY WITH ADA REGULATIONS, PEOPLE WITH SPECIAL 

NEEDS ARE REQUESTED TO CONTACT THE CITY OF GUNNISON 

COMMUNITY DEVELOPMENT DEPARTMENT AT 641.8090 

 

This agenda is subject to change, including the addition or deletion of items at any time.  Regular 

Meetings and Special Meetings are recorded and action can be taken.  Minutes are posted at City Hall 

and on the City website at www.cityofgunnison-co.gov.   Work sessions are not recorded and formal 

action cannot be taken.  For further information, contact the Community Development Department at 

641-8090. 

 

ALL PLANNING & ZONING COMMISSION MEETINGS  

ARE USUALLY BROADCAST LIVE ON LOCAL CABLE CHANNEL 15 
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DRAFT MINUTES MAY 9, 2012   7:00PM  
CITY OF GUNNISON PLANNING AND ZONING COMMISSION REGULAR 
MEETING  page 1 of 3  
 

 
 

MEMBERS PRESENT     ABSENT      EXCUSED 
Bob Beda, Chair  X        
Dusty Szymanski  X    
Erich Ferchau  X   
Stu Ferguson  X   
Carolyn Riggs  X 
Greg Larson  X    
Councilor Ed Seymour           X  
              
OTHERS PRESENT:  Community Development Director Steve Westbay, Planning Technician Pam 
Cunningham. 
 
I. CALL TO ORDER AT 7:02 PM BY CHAIR BOB BEDA 
 
II. PLEDGE OF ALLEGIANCE TO THE FLAG 
 
III. CONSIDERATION OF THE APRIL 25, 2012 MEETING MINUTES 

Commissioner Larson moved to approve the April 25, 2012 meeting minutes. Commissioner 
Ferguson seconded the motion.   
Roll Call Yes:        Dusty, Stu, Bob, Greg 
Roll Call No: 
Roll Call Abstain:    Erich, Carolyn  
Motion carried 

 
IV. UNSCHEDULED CITIZENS 

There were none 
 
V. COUNCIL UPDATE  

Councilor Seymour wasn’t present so Director Westbay updated the Commission on the May 8th 
City Council meeting.  The Council:  
• held a public meeting on the Sign Code Text Amendment; 
• took action to approve an agreement with GVAWL for construction of a new animal clinic; 
• passed a resolution commending Nicholas Castleberry-Edwards, the WSC student liaison; 
• discussed the situation for conflicts of interest in relation to the Sign Code;  
• swore in the new City Attorney, Kathy Fogo; and 
• went into executive session to discuss real estate.  

 
VI. COMMISSIONER COMMENTS 

• Councilor Riggs said she would like to see the notes of the City Council public hearing. 
Commissioner Ferchau said that only he and Rick Miller commented. He said that Mr. Miller 
presented the same arguments that he presented to P&Z, only in less detail.  Commissioner 
Ferchau said [as a Commissioner] his comments were regarding recusal and, as a citizen, his 
comments were to encourage Council to be more business friendly and recognize that all 
businesses are different in how they are run and [the City] needs to acknowledge and respect 
that every business does what they can to draw attention to business and that signage is not 
negative for the community. 

• Chair Beda said there was an on-line story about a young man that paid $300 for 24 hours of 
advertising on an electronic billboard and was offered a $65,000 job.  
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DRAFT MINUTES MAY 9, 2012   7:00PM  
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• Commissioner Ferchau said he had a conversation with Richard Karas after the City Council 
meeting about political differences and dealing with the issues in town and how to get beyond 
the political element. He posed the following: “How do we get our heads around the problems? 
There seem to be a number of things that aren’t doing well that are fundamental. Once we 
acknowledge what is political and what is fundamental, there is productivity in those 
conversations. It is important for each of us as we go about our lives to try to find a way to 
acknowledge political differences. The solutions may be vastly different because of political 
differences but there is still a problem that needs to be addressed.” He gave examples of the 
college, the hospital, the ski area, and Main Street. 

 
VII. PLANNING STAFF UPDATE 

Director Westbay updated the Commission on recent activity in the Community Development 
Office: 
• staff has been working with an engineering firm on field work and design parameters for the 

Discovery Center  ISDS; 
• there are two Conditional Use applications on the agenda for the next meeting; 
• staff is reviewing parcels that were created from the original Palisades subdivision as well as 

County Assessor’s mapping data and tax records regarding “no man’s” land that resulted as part 
of the subdivision and a quit claim deed to give the City title to this property that is adjacent to 
the right-of-way and Char-Mar park; and, 

• staff will be working with City Council to write an appeal to FEMA regarding a new set of 
maps and flood administration reports that contain erroneous information. 

 
Director Westbay said that Stage 1 fire restrictions will be put in place on May 21st. This will be a 
coordinated effort of the Gunnison Basin Fire Council. Stage 1 restrictions limit camp fires to 
organized camp grounds.  

 
VIII. ADJOURN. Chair Beda adjourned the meeting at 7:17. 
         ________________________ 
         Bob Beda, Chair 
Attest:        _______________________ 
         Pam Cunningham, Secretary 
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STAFF REPORT 
CONDITIONAL USE 

Melissa Kacel and Cannon Leatherwood – Colorado Lucky Dog, LLC 
 
 
TO:  Planning and Zoning Commission 
FROM: Community Development Staff 
DATE:  May 23, 2012 
RE:   Conditional Use Application CU 12-3, Temporary Commercial Activity 
 
CODE PROVISIONS 
The City’s Land Development Code (LDC), Section 15.70.030 states that a temporary 
commercial activity requires a Conditional Use permit to operate in the Commercial (C) zone 
district and in the Central Business District (CBD).  Conditional Uses are those land uses that are 
generally compatible with the permitted uses in a district zone, but require site-specific review of 
their location, intensity, density, configuration and operating characteristics.  Conditions may be 
imposed in order to ensure compatibility of the uses at a particular location and mitigate 
potentially adverse impacts. 
 
The LDC Section 15. 130.020D specifies that Conditional Use applications be reviewed by the 
City of Gunnison Planning and Zoning Commission (Commission) at a Public Hearing after 15 
days public notice.  The Commission may approve, approve with conditions, deny or remand the 
application back to the applicant with instructions for modification. 
 
APPLICATION 
The applicants, Melissa Kacel and Cannon Leatherwood, propose the operation of a food service 
trailer (Colorado Lucky Dog) as a temporary commercial activity at two alternative locations.   
The proposed locations are 1000 North Main Street (True Value) and 301 West Tomichi Avenue 
(north of Safeway) located within the Commercial zone district and the Central Business District 
respectively.    The legal description of 1000 North Main Street is Lots 5 through 7, Gunnison 
Center Phase 1C, City and County of Gunnison.  The legal description of 301 West Tomichi 
Avenue is Lots 21 through 24, Block 147, West Gunnison Amended, City and County of 
Gunnison.  The applicant’s narrative states: 
 

Colorado Lucky Dog, LLC is a family operated business by owners Melissa Kacel & 
Cannon Leatherwood.  We are a mobile food vendor delivering the best in gourmet hot 
dogs with no nitrites, nitrates, msg, or preservatives…only all natural Colorado Beef hot 
dogs and chicken brats with creative menu items to satiate ANY appetite.  Our meat is 
specially produced by the Gosar Family from Monte Vista, CO.  All of our buns are made 
locally from Luna Bakery. 
 
Our mission is to provide an all Colorado product with unique flavors and a fun 
atmosphere while insuring the absolute best ingredients with no junk…no high fructose 
corn syrup, no additives, no preservatives, only all natural products are used. 
 
We operate utilizing a custom built 6’ x 14’ fully covered trailer.  It has passed all 
inspections from the health department and we are fully insured.  Liability, theft, loss et 
cetera. 
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STAFF REPORT 
CONDITIONAL USE 

Melissa Kacel and Cannon Leatherwood – Colorado Lucky Dog, LLC 
 

We intend to operate a lunch service and early dinner service at both locations 
submitted.  Essentially, 10am-6pm shift that would be broken in the middle for 
restocking.  We will operate at either location Monday – Sunday based on availability 
with our other planned summer events and catering obligations.  When we are at either 
location it will be for a minimum of 2 day stretches.  So if we have plans for the weekend, 
we will be at either location for a Tuesday, Thursday or some variation.  Not just one day 
outings.  This is a year round commitment and we intend on having a strong, consistent 
presence in Gunnison. 
 
We set out on this project over 8 months ago and are now ready to launch and present a 
great service by offering a good meal that you can get quickly.    

 
 
SITE ASSESSMENT – 1000 NORTH MAIN STREET 
The proposed site is located in the 
Commercial district.  The existing 
retail center includes True Value, 
Sears and Time Warner Cable to the 
north.  The site is surrounded by 
commercial uses including the 
Community Center to the east, Wal-
Mart and City Market to the south, 
Community Banks, Alexander 
Orthodontics, and Gunny Lube to the 
west and undeveloped lots and the 
Auto Corral to the north. 
 
The food service trailer use is 
accessory to the primary use of the 
retail sales and cable companies.  
The accessory use of the food service 
trailer is considered to have a low 
impact on the surrounding 
neighborhood.  The food service 
trailer is proposed within the 
southern portion of the True Value 
parking lot utilizing one parking 
space for the trailer and one space for 
customers. 
 
PARKING AND ACCESS 
The site is currently used for commercial uses and meets the requirements of the LDC in regard 
to the dimensional standards, landscaping and off-street parking.  The LDC requires one off-
street parking space (one space per 200 square feet) for the proposed food service trailer and one 
space is proposed for placement of the trailer.  The LDC requires 96 off-street parking spaces for 
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STAFF REPORT 
CONDITIONAL USE 

Melissa Kacel and Cannon Leatherwood – Colorado Lucky Dog, LLC 
 
the existing uses and 100 parking spaces are available.  The site will accommodate off-street 
parking requirements for existing uses and the proposed food trailer. 
 
Access is gained from Spencer Avenue.  The site was developed for commercial uses with a 
private drive that runs north to south and exits onto Colorado Street.   
 
SITE ASSESSMENT – 301 WEST 
TOMICHI AVENUE  
The subject site is located in the 
Central Business District fronting 
Tomichi Avenue.  Surrounding 
Commercial uses include Safeway 
and vacant commercial south of 
Tomichi Avenue; and Taco Bell, 
professional offices, Family Vision 
Center (under construction) and The 
Gunnison Bank to the north. 
 
The site was used by John Roberts 
Motor Works for new vehicle display 
until the business moved to their new 
location on Highway 50.  The site is 
vacant with a gravel base.  The food 
service trailer would be the primary 
use on this site.  Placement of the 
trailer is proposed on either the 
northwest or northeast corner of the 
property.   
 
The LDC does not require parking or 
landscaping in the Central Business 
District.  The site provides ample space for the placement of the food service trailer.  Access is 
gained off Pine Street and the alley adjacent to the Safeway parking lot. 
 
DEPARTMENTAL COMMENTS:  
Building Official: No issue. 
Fire Marshal: A fire extinguisher will be needed on the food service trailer. 
Parks and Recreation Department: No issue. 
Police Department: No issue. 
Public Works Director: No issue. 
City Engineer: No issue. 
Water and Sewer Superintendent: No issue. 
Electric Superintendent: No issue. 
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STAFF REPORT 
CONDITIONAL USE 

Melissa Kacel and Cannon Leatherwood – Colorado Lucky Dog, LLC 
 
STAFF OBSERVATIONS 

1. The applicant is requesting approval to operate a temporary commercial activity of a food 
service trailer, Colorado Lucky Dog, in the Commercial zone district and the Central 
Business District which requires conditional use approval based on the City’s Land 
Development Code. 

2. The proposed use is compatible with the surrounding neighborhood at both locations. 
3. The hours of operation are Monday through Sunday 10 a.m. to 6 p.m. 
4. Colorado Lucky Dog is proposing to operate at either location for a minimum two day 

period based on availability with planned summer events. 
5. The applicant has obtained State and City sales tax licenses. 
6. The applicant has been permitted through the Colorado Department of Public Health and 

Environment for “Colorado Lucky Dog, LLC.” 
 

 
REVIEW STANDARDS 
The LDC (Chapter 15.70.040 C.) sites review standards applicable to temporary commercial 
uses and activities:   

C. Temporary Commercial Uses and Activities. Temporary commercial uses and activities 
shall be allowed only when: 

1. Use Allowed. The commercial use itself is allowed or is approved as a Conditional 
Use in the zone district. 

2. Parking. Adequate parking is provided for the use, as determined by the community 
development director. 

3. Health and Safety Codes. The use complies with all applicable health and safety 
codes and a permit for the use is obtained from the building official. 

4. Location. The use is situated such that it does not block any required access or egress 
from the site and is not located on any required parking. 

No Conflict: The food service trailer use is allowed in the Commercial district and the 
Central Business District.  The food trailer complies with health and safety codes and is 
licensed by the Colorado Department of Public Health and Environment. 

The LDC (Chapter 15.130.050) contains seven specific standards that must be met for a 
Conditional Use Application to be approved: 

A. Consistency with Master Plan.  The use shall be consistent with the City of Gunnison 
Master Plan. 
 
No Conflict: 
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STAFF REPORT 
CONDITIONAL USE 

Melissa Kacel and Cannon Leatherwood – Colorado Lucky Dog, LLC 
 

Chapter 7, Economics, Goal: A diversified local economy will support the economic and 
employment needs of residents and account for social character, land use patterns and 
global economic and global energy concerns. 

B. Conformance to Code.  The use shall conform to all other applicable provisions of this 
Land Development Code including but not limited to: 

a. Zone District Standards: The purpose of this zone district in which it is located, 
the dimensional standards of that zone district and any standards applicable to 
the particular use, all as specified in Article 7, Use and Dimensional Standards. 
 
No Conflict: The purpose of the Commercial zone district is to provide for the 
commercial and service businesses in a pattern that allows ease of access by both 
vehicles and pedestrians.   
 
The purpose of the Central Business District is to provide for the business and 
civic functions that make up the City’s core.  The CBD has a strong pedestrian 
character and provides for concentrated commercial activity.      
 

b. Site Development Standards:  Parking, landscaping, sign and improvements 
standards. 
 
No Conflict:  The food service trailer is proposed at two locations: one in the 
Commercial zone district and the other in the CBD.  The location at 1000 North 
Main Street (True Value) has sufficient on-site parking, pedestrian access and 
landscaping.   The site at 301 West Tomichi Avenue is located in the CBD and 
the LDC does not require off-street parking or landscaping in this zone district.    
 

C. Use Appropriate and Compatible.  The use shall be appropriate to its proposed location 
and be compatible with the character of neighboring uses, or enhance the mixture of 
complementary uses and activities in the immediate vicinity. 
 
No Conflict: A food service trailer is compatible with both neighborhood locations and is 
a complementary business amenity in the surrounding vicinities. 
 

D. Traffic.  The use shall not cause undue traffic congestion, dangerous traffic conditions 
or incompatible service delivery, parking or loading problems.  Necessary mitigating 
measures shall be proposed by the applicant. 
 
No Conflict: Both sites provide adequate parking for existing businesses and the food 
service use.  Traffic generated by the food service trailer should be minimal.      
 

E. Nuisance.  The operating characteristics of the use shall not create a nuisance and the 
impacts of the use on surrounding properties shall be minimized with respect to noise, 
odors, vibrations, glare, and similar conditions.  
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STAFF REPORT 
CONDITIONAL USE 

Melissa Kacel and Cannon Leatherwood – Colorado Lucky Dog, LLC 
 

 
No Conflict: A food service trailer will not impact or create a nuisance to surrounding 
uses.   
 

F. Facilities.  There shall be adequate public facilities in place to serve the proposed use, 
or the applicant shall propose necessary improvements to address service deficiencies 
which the use would cause. 

 
No Conflict: City water and sewer services will not be needed for this seasonal use.    
 

G. Environment.  The use shall not cause significant deteriorations to water resources, 
wetlands, wildlife habitat, scenic characteristics, or other natural features.  As 
applicable, the proposed use shall mitigate its adverse impacts on the environment.   
 
No Conflict 

 
 
ACTION 
During the regular Planning and Zoning Commission meeting held on May 23, 2012, 
Commissioner ______________ moved, and Commissioner ______________ seconded, and the 
Commission voted to APPROVE Conditional Use Application CU 12-3, submitted by Melissa 
Kacel and Cannon Leatherwood for the operation of a seasonal food service trailer at 1000 North 
Main Street and 301 West Tomichi Avenue, based on the following findings of fact: 
 
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; and provisions of the City of Gunnison Land Development Code 
and the City of Gunnison Master Plan. 
 

2. The Planning and Zoning Commission finds that this Conditional Use application is for a 
temporary commercial activity of a food service trailer in the Commercial district and in 
the Central Business District. 

 
3. The Planning and Zoning Commission finds that the hours of operation are Monday 

through Sunday 10 a.m. to 6 p.m. but hours may change as needs of the business change 
through time. 
 

4. The Planning and Zoning Commission finds that the food service trailer will operate at 
either location for a minimum two day period based on availability with planned summer 
events. 
 

5. The Planning and Zoning Commission finds that the food service trailer use is compatible 
with neighborhood uses at both locations.   
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STAFF REPORT 
CONDITIONAL USE 

Melissa Kacel and Cannon Leatherwood – Colorado Lucky Dog, LLC 
 

6. The Planning and Zoning Commission finds that the food service trailer is operated under 
a License to Operate a Retail Food Establishment by the Colorado Department of Public 
Health and Environment. 
 

7. The Planning and Zoning Commission finds that the applicant has State and City sales 
tax licenses.  
 

8. The Planning and Zoning Commission finds that a food service trailer will not be a 
detriment to the community’s health, safety and welfare. 
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STAFF REPORT 
CONDITIONAL USE 

Bret Bradfield – 303 South 11th Street 
 
TO:  Planning Commission 
FROM: Community Development Staff 
DATE:  May 23, 2012 
RE:   Conditional Use Application CU 12-4  
 
CODE PROVISIONS 
The City’s Land Development Code (LDC), Table 15.70.030 classifies retail sales establishments 
as a Conditional Use, requiring a Conditional Use permit to operate in the Industrial (I) district 
zone.  Conditional Uses are those land uses which are generally compatible with the permitted 
uses in a district zone, but require site-specific review of their location, intensity, density, 
configuration and operating characteristics.  Conditions may be imposed in order to ensure 
compatibility of the uses at a particular location and mitigate potentially adverse impacts. 
 
The LDC Section 15.130.020 D specifies that Conditional Use applications be reviewed by the 
City of Gunnison Planning and Zoning Commission (Commission) at a Public Hearing after 15 
days public notice.  The Commission may approve, approve with conditions, deny or remand the 
application back to the Applicant with instructions for modification. 
 
APPLICATION 
The applicant is Bret Bradfield, who is requesting the operation of a retail sales establishment 
within the Industrial zone district.  The property is located at 303 South 11th Street and the legal 
description is Lots 21 through 24, Block 37, West Gunnison Addition, City and County of 
Gunnison.  The applicant’s narrative states: 
 

…My intentions are to own and operate a pawn pawn shop. 
 
The pawn shop will be open to the public, Monday thru Saturday. 
 
I want to buy and sell goods.  I think this is a good business for the community, as when 
times are hard I will give money, which in turn gives the customer hope. 
 
My intentions are to hire one or two employees, which will benefit the community. 
 
The hours of operation will be 8:00 AM to 5:00 PM, Monday thru Friday and the 1st 
Saturday of each month. 
 
Our adjoining neighbors are the Opportunity Shop and CED, which are retail stores.  
The pawn shop store front will be in the Gunnison Muffler and Pipe building.  
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STAFF REPORT 
CONDITIONAL USE 

Bret Bradfield – 303 South 11th Street 
 

N 

 
SITE ASSESSMENT  
The proposed retail store (pawn shop) is 
located on the corner of Gunnison 
Avenue and 11th Street within the 
Industrial zone district.  The R3 (Multi-
Family Residential) zone district is 
directly to the north and east and the 
Commercial zone district is located 
northwest of the site.   Surrounding uses 
include commercial retail, light 
industrial and vacant land to the west 
and south.  Residential and vacant land 
to the north and east are the other uses 
surrounding the site. 
 
The applicant’s own the site that the 
building sits on (Lots 23 and 24) and 
lease the southern portion (Lots 21 and 
22) for their business use.  The total 
square footage of the site is 12,500.    
The LDC requires six off-street parking 
spaces for the general service use 
(Gunnison Muffler and Tire) and three 
off-street parking spaces for the 
proposed retail use.  The LDC 
requires 1,250 square feet of 
landscaped area, of which 750 
square feet shall be live cover.  The 
site plan indicates the required off-
street parking spaces and adequate 
landscaped area. 
 
The site provides ample area to meet 
the dimensional standards and 
landscaping.  However, parking for 
the combined uses on this site, are 
contingent on the continued lease (or 
ownership) of the southern property.   
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STAFF REPORT 
CONDITIONAL USE 

Bret Bradfield – 303 South 11th Street 
 
 
 
DEPARTMENTAL COMMENTS: 
Building Official: No issue. 
Fire Marshal: No issue.   
Parks and Recreation Department:  No issue. 
Police Department:  No issue.  There is no local licensing requirement for a pawn broker and 
Colorado State Statute allows the operation of pawn shops. 
Public Works Director: No issue. 
City Engineer:  No issue. 
Water and Sewer Superintendent:  No issue. 
Electric Superintendent:  No issue. 
 
 
STAFF OBSERVATIONS 

1. The applicant is requesting approval to operate a retail sales establishment (pawn shop) in 
the Industrial zone district which requires conditional use approval based on the City’s 
Land Development Code. 

2. The site is adjacent to retail, light industrial and residential uses. 
3. The proposed pawn shop is compatible with the surrounding neighborhood. 
4. The LDC requires nine off-street parking spaces for the retail sales and general service 

use.  The site plan indicates ten spaces. 
5. Fulfillment of required off-street parking generated by the general service and retail use 

are dependent upon the continued lease (or ownership) of the southern property. 
6. The LDC requires 1,250 square feet of landscaped area, of which 750 square feet shall be 

live cover.  The site has approximately 2,185 square feet of live cover (trees and shrubs). 
 
 

REVIEW STANDARDS 
The LDC (Chapter 15.130.050) contains the following seven specific standards that must be met 
for a Conditional Use Application to be approved: 
 

A. Consistency with Master Plan.  The use shall be consistent with the City of Gunnison 
Master Plan. 
No Conflict: 
Chapter 7, Economics, Goal: A diversified local economy will support the economic and 
employment needs of residents and account for social character, land use patterns and 
global economic and global energy concerns. 
Chapter 7, Economics, Policy 3 – Sustainable Businesses: Encourage independent 
businesses that do not rely on the importation of goods or services. 
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CONDITIONAL USE 

Bret Bradfield – 303 South 11th Street 
 

 
B. Conformance to Code.  The use shall conform to all other applicable provisions of this 

Land Development Code including but not limited to: 
 

a. Zone District Standards: The purpose of this zone district in which it is located, 
the dimensional standards of that zone district and any standards applicable to 
the particular use, all as specified in Article 7, Use and Dimensional Standards. 
 
No Conflict: The purpose of the Industrial district zone is to provide for industrial 
activity, both general and light, and service businesses in areas where conflicts 
with commercial, residential and other land uses can be minimized.  
 

b. Site Development Standards:  Parking, Landscaping, sign and improvements 
standards. 
Possible Conflict:  The LDC requires six off-street parking spaces for the general 
service use (Gunnison Muffler and Tire) and three off-street parking spaces for 
the proposed retail use (pawn shop).  The site plan indicates adequate off-street 
parking spaces utilizing the leased property to the south, however, fulfillment of 
the required spaces generated by those uses are dependent upon the continued 
lease (or ownership) of the southern property.   
 
Landscaping requirements are adequately met on the site. 
 
A sign permit shall be required for any business advertisement request.  
 

C. Use Appropriate and Compatible.  The use shall be appropriate to its proposed location 
and be compatible with the character of neighboring uses, or enhance the mixture of 
complementary uses and activities in the immediate vicinity. 
No Conflict: The pawn shop is compatible with the neighborhood.  Surrounding uses 
include retail, light industrial and residential.  The pawn shop is an accessory use to 
Gunnison Muffler and Pipe.  The R3 (Multi-Family Residential) zone district is directly 
to the north and east with the Commercial zone district diagonal to the northwest.   
 

D. Traffic.  The use shall not cause undue traffic congestion, dangerous traffic conditions 
or incompatible service delivery, parking or loading problems.  Necessary mitigating 
measures shall be proposed by the applicant. 
No Conflict: The traffic generated from the pawn shop will not be enough to cause 
traffic congestion.  Traffic has not been an issue with the existing adjacent retail uses. 
 

E. Nuisance.  The operating characteristics of the use shall not create a nuisance and the 
impacts of the use on surrounding properties shall be minimized with respect to noise, 
odors, vibrations, glare, and similar conditions.  
No Conflict: The pawn shop will not create a nuisance to or impact the surrounding 
properties.  Retail uses (Opportunity Shop and Consolidated Electrical Distributors) are 
located adjacent to the west.  
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CONDITIONAL USE 

Bret Bradfield – 303 South 11th Street 
 

 
F. Facilities.  There shall be adequate public facilities in place to serve the proposed use, 

or the Applicant shall propose necessary improvements to address service deficiencies 
which the use would cause. 
No Conflict: The proposed retail store (pawn shop) facilities meet the LDC development 
standards.     
 

G. Environment.  The use shall not cause significant deteriorations to water resources, 
wetlands, wildlife habitat, scenic characteristics, or other natural features.  As 
applicable, the proposed use shall mitigate its adverse impacts on the environment.   
No Conflict: The proposed use should not have adverse impacts on the environment. 

 
ACTION 
During the regular Planning and Zoning Commission meeting held on May 23, 2012, 
Commissioner _____________ moved, and Commissioner ______________ seconded, and the 
Commission voted to APPROVE Conditional Use Application CU 12-4, submitted by Bret 
Bradfield to operate a retail use (pawn shop) in the Industrial district, based on the following 
findings of fact and conditions: 
 
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; and provisions of the City of Gunnison Land Development Code 
and the City of Gunnison Master Plan. 
 

2. The Planning and Zoning Commission finds that this Conditional Use application is for 
the operation of a retail use (pawn shop) in the Industrial zone district.   
 

3. The Planning and Zoning Commission finds that the pawn shop is compatible with the 
surrounding neighborhood.   

 
4. The Planning and Zoning Commission finds that nine off-street parking spaces are 

required by the LDC and ten spaces are indicated on the site plan. 
 

5. The Planning and Zoning Commission finds that off-street parking generated by the 
general service and retail use are dependent upon the continued lease (or ownership) of 
the southern property   

 
6. The Planning and Zoning Commission finds that 750 square feet of live cover 

landscaping is required and approximately 2,185 square feet of trees and shrubs are 
located on the site. 
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STAFF REPORT 
CONDITIONAL USE 

Bret Bradfield – 303 South 11th Street 
 

 
7. The Planning and Zoning Commission finds that the retail use (pawn shop) will not be a 

detriment to the community’s health, safety and welfare as long as the following 
conditions are fulfilled: 

 
CONDITION: 
 

1. If the lease on Lots 21 and 22, Block 37, West Gunnison is terminated; adequate parking 
must be provided for the uses on the parcel owned by Bradfield’s.  This Conditional Use 
shall be suspended until review by the Planning and Zoning Commission in the event the 
lease is terminated.    
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