
OFFICIAL MINUTES-JUNE 12, 2019 
CITY OF GUNNISON PLANNING AND ZONING COMMISSION 
REGULAR MEETING 

MEMBERS PRESENT ABSENT EXCUSED 
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OTHERS PRESENT: Community Development Director Anton Sinkewich, Planning Technician 
Caree Musick, Stephen Scribner, Don Smith, Elizabeth Smith, Steve Williams, Claudia Baird, 
Sharon Schlegel, Richard Dorn, Barbara Jackson, Brenda Freeburn, Astrid Matison, Hilary 
Mayes, Angie Allen, Rob Fillmore, and Janece Koleis 

I. CALL TO ORDER AT 7:00 PM BY CHAIR GREG LARSON 

II. PLEDGE OF ALLEGIANCE TO THE FLAG 

III. UNSCHEDULED CITIZENS- None 

IV. PUBLIC HEARING AND POSSIBLE ACTION CONDITIONAL USE 
APPLICATION CU 19-4, SUBMITTED BY DON AND ELIZABETH SMITH, FOR A 
CONSTRUCTION OF A BOUTIQUE HOTEL WITHIN THE BUSINESS 
PROFFESSIONAL ZONE(B-1) DISTRICT 

Open Public Hearing. 
Chair Larson opened the public hearing at 7:01 PM. 

Proof of Publication. 
Proof of publication was entered into the record. 

Review of the Process. 
Director Sinkewich reviewed the process, stating the Land Development Code (LDC), 
Section 2.4 Principal Use Table, classifies a Hotel as a Conditional Use and requires a permit 
to operate in the B-1 zone district. 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 7.2 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. 
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The applicants are Don and Elizabeth Smith, they are requesting a Conditional Use to operate 
a Boutique Hotel at 404 North Main Street, and legal description is Lots 7-10, Block 77, First 
Addition, City and County of Gunnison. 

Applicant Presentation. Stephen Scribner from Shape Architecture addressed the 
Commission as a representative for the applicants. Stephen presented a Powerpoint type 
presentation. Stephen stated that they are proposing 18 plus 2 overflow parking spaces (this 
included counting on street parking). The hotel will have a bar, gift shop, and reception area 
on the first floor; guest rooms will occupy the second and third floors; and there will be 
multipurpose room on the fourth floor. The fourth floor is setback over 60 ' from the rear 
property line. There will also be plantings on the west side of the rooftop and the east side will 
be non-accessible to guests. The hotel will be the first commercial building in the United States 
to be built to Passivhaus specifications. By being Passivhaus certified, the hotel will use less 
than 10% of the energy of other local hotels. 

Public Input. 
Richard Dorn - Richard spoke against the hotel. Richard stated that he did not believe that 
the hotel was consistent with historical character of truly historic homes in the area and that it 
will not blend in. Richard expressed disappointment that the hotel in his opinion was not 
respecting the historic character of the area. 

Robert Fillmore - Robert spoke against the hotel. Robert stated he believed that the Smith's 
lobbied the City Manager, the Planning and Zoning Commission and the City Council for the 
hotel. Robert expressed disappointment that the City has not listened to his concerns. 

Steve Williams - Steve spoke against the hotel. Steve stated that he is the 4th generation of his 
family to live in a historic home across the street from the proposed hotel. He stated that having 
the B-1 as a transitional area with professional offices was okay but thought the hotel was too 
radical of a change. He is concerned with the proposed parking as well. He also has an issue 
with the height of the building; he believes that the height is a risk even with the new ladder 
truck the Fire Department obtained. The proposed hotel will be a serious issue to the neighbors 
in his opinion. 

Sharon Schlegel - Sharon spoke against the hotel. Sharon is particularly concerned with the 
alley access and maintenance in the winter with the increased traffic that would be funneled 
through the alley. 

Janece Kolies - Janece spoke against the hotel. Janece was concerned about parking with the 
plans to make Ohio Avenue a corridor to Western. Also, concerned how the increase traffic 
in the alley would affect Ohio Avenue plans as a corridor to Western. 

Brenda Freeburn - Brenda spoke against the hotel. Brenda's main concern was regarding 
parking especially along Ohio Avenue that is an intended corridor to Western. 

Hilary Mayes - Hilary spoke against the hotel. Hilary had a list of concerns that she read to 
the Commission. A summary of her concerns are: lack of sufficient parking; the waiver for 
alternate landscaping material also being designated as overflow parking; the scale of the 
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building compared to the rest of the neighborhood; solar access for the house to the north of 
the hotel; the height of the building with the parapet being over 35 feet; and visual screening 
in the alley. 

Bryan Wickenhauser - Bryan spoke in favor of the hotel. Bryan stated that he knows the 
owner/developer and knows that they will run a good business that is responsible. 

Claudia Baird - Claudia spoke in favor of the hotel. Claudia stated that she owns a business 
on Main Street and the addition of the hotel would be a benefit to the community. The proposed 
hotel would help the City with an increase in tax revenue and would bring more people into 
the downtown area. 

Staff Presentation. 
Director Sinkewich pointed out that the proposed hotel is only a half a block north from the 
Central Business District where parking requirements are exempt. The One Valley Prosperity 
Project and Gunnison Vibrancy Initiative both called for increasing the activity in the 
downtown and making downtown more vibrant as important.. 

Commission Discussion. Discussion on the impact of the hotel. Concern regarding the 
parking was expressed. Discussion of landscape waiver for the paver matrix with turf 
throughout. 

Commission recommended that Community Development staff work with the developer 
regarding the need for waivers for landscaping and parking. 

Closed public hearing. Chair Larson closed the public hearing at 9:10 P.M. 

ACTION 
During the regular Planning and Zoning Commission meeting held on June 12, 2019, 
Commissioner Higgins moved, and Commissioner Taylor seconded, and the Commission 
voted to APPROVE Conditional Use Application CU 19-4 with stated additional condition; 
submitted by Don and Elizabeth Smith for boutique hotel at 404 North Main Street within the 
Professional Business Zone District, 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 the applicant proposes to construct a 
boutique hotel within the Professional Business Zone District (B 1 ), which requires 
conditional use approval based on the City's Land Development Code . 

3. The Planning and Zoning Commission finds that the proposed hotel is consistent with the 
City of Gunnison Master Plan. 
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4. The Planning and Zoning Commission finds that the proposed hotel meets the purpose of 
and the dimensional standards of the B-1 zone district. 

5. The Planning and Zoning Commission finds that surrounding uses are professional offices 
and residential. The R2 (Duplex Residential) zone district is to the east. 

6. The Planning and Zoning Commission finds that the proposed construction of a boutique 
hotel at 404 North Main Street should be compatible and use appropriate with the 
surrounding neighborhood as a transitional area between CBD (south) and Commercial 
(north) uses. 

7. The Planning and Zoning Commission finds that sales associated with the boutique hotel 
and its accessory uses are subject to City, County and State sales tax. 

8. The Planning and Zoning Commission finds that the proposed hotel has a one-way traffic 
pattern into and out of the parking area. This traffic pattern will increase traffic in the alley. 

9. The Planning and Zoning Commission finds that the proposed boutique hotel proposed 17 
off-street parking spot, which meets the required off-street parking spaces with the 
approval of a waiver reducing parking by 20% by the Community Development Director. 

10. The Planning and Zoning Commission finds that the proposed hotel meets the landscaping 
requirements with a waiver from the Community Development Director allowing alternate 
landscaping materials of permeable pavers with turf planted in the matrix. 

11. The Planning and Zoning Commission finds that the proposed hotel has proposed ways to 
mitigate possible nuisances. 

12. The Planning and Zoning Commission finds that adequate facilities are being proposed. 

13. The Planning and Zoning Commission finds that the proposed design will be built to 
Passive House standards, with photovoltaic and solar hot water panels, and permeable 
pavers and water retaining landscaping which should protect environmental resources. 

14. The Planning and Zoning Commission finds that proposed hotel supports a priority of One 
Valley Prosperity Project (OVPP) and meets two of four goals from Gunnison Vibrancy 
Initiative (GVI). 

15. The Planning and Zoning Commission finds that the proposed use would increase the 
vibrancy and activity around our downtown, which was identified as a strategic priority of 
the City. 

16. The Planning and Zoning Commission finds that the construction of a boutique hotel will 
not be a detriment to the community's health, safety and welfare as long as the following 
conditions are fulfilled: 
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1. Submittal of building plans and issuance of a Building Permit shall occur prior to the 
expiration of this Conditional Use on June 12, 2022. 

2. The proposed hotel will have to meet all building and fire codes upon submission of plans 
for building permit. 

3. A full building permit application with civil drawings will be required if Conditional Use 
is approved. 

4. Site distance dimensions and final water/sewer/fire flows to evaluate size of connection 
and taps will be required with building permit application. 

5. CDOT Access permit will have to be submitted when applying for building permit. 

6. A City Sales Tax License shall be obtained prior to issuance of Certificate of Occupancy. 

7. Required landscaping shall be in place within one year of Building Permit issuance. 

8. Parapet shall not encompass more than three sides. 

Roll Call Yes : Perusek, Tacke, Larson, Iverson, Taylor, Higgins 
Roll Call No: 
Roll Call Absent: Ferchau 
Roll Call Abstain: 

Motion carried 

V. PUBLIC HEARING AND POSSIBLE ACTION - TEXT AMENDMENT 
APPLICATION ZA 19-5, SUBMITTED BY ANTON SINKEWICH, PROPOSING 
MODIFICATIONS TO SECTION 2.4 TABLE 2-3 PRINCIPAL USE TABLE AND 
SECTION 3.8 INDUSTRIAL USE CATEGORIES B. MANUFACTURING AND 
PRODUCTION CATEGORY REGARDING THE ADDITION OF ARTISAN 
MAKER's SPACE WITHIN THE CITY OF GUNNISON LAND DEVELOPMENT 
CODE. 

Open Public Hearing. 
Chair Larson opened the public hearing at 9:44 P.M. 

Proof of Publication. 
Proof of publication was entered into the record. 
Review of the Process. 
Director Sinkewich stated the Land Development Code (LDC), Section 10.3 specifies that a 
text amendment to the LDC be reviewed by the City of Gunnison Planning and Zoning 
Commission (Commission) at a public hearing after 15 days' public notice. The Commission 
establishes a recommendation to City Council to approve, approve with conditions, deny or 
remand the application back to the applicant with instructions for modification. City Council 
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shall consider the recommendation of the Commission at a public hearing and shall, by 
ordinance, approve or deny the proposed amendment, or remand the application back to the 
applicant with instructions for modification or additional information or action. 

City Council, the Planning and Zoning Commission, the Community Development Director, a 
resident of the city, an owner of a business within the city, or any person who holds a 
recognized interest in real property within the city, may initiate a Text Amendment. 

The applicant for this Text Amendment is myself; the application proposes to amend Section 
2.4, Table 2-3 Principal Use Table, and Section 3 .8 B. Manufacturing and Production 
Category within the City of Gunnison Land Development Code. The following are driving 
the proposed text amendment: 

The Land Development Code Diagnosis (August 31, 2018) suggested to allow a broader 
range of uses within both Central Business District (CBD) and Professional Business (B-1 ), 
like manufacturing, and increase the allowable "production space" within a building to 
support craft brewers, distillers, and other "maker" uses. This use category expands the areas 
where small, entrepreneurial businesses that create or produce goods, such as outdoor gear, 
bicycles, breweries, bakeries, etc. 

The Gunnison Vibrancy Initiative (March 2018) set four goals for Gunnison Downtown. 
Two of these goals was "Create a Vibrant and Authentic Downtown that Reflects Our Strong 
Sense of Place" and "Support a Healthy Downtown Business Environment that Strengthens 
Our Local Economy. Adding an Artisan Maker's Space would diversify uses that are 
allowed within CBD, Commercial (C), B-1 and Industrial (I) zone districts. Artisan Maker's 
Space is for single or multiple artisans to make products typically for sale. Artisan Maker's 
Spaces are small-scale operations that would add additional character and activity to retail 
storefronts with unique displays and/or retail areas. 

Public Input. None. 

Staff Presentation. Nothing further. 

Commission Discussion. Brief discussion about Artisan Maker's Spaces and what is 
considered "small scale." 

Closed public hearing. Chair Larson closed the public hearing at 9:57 P.M. 

RECOMMENDATION 
During the Planning and Zoning Commission meeting held on June 12, 2019, Commissioner 
Tocke moved, Commissioner Taylor seconded, and the Planning and Zoning Commission 
voted to recommend APPROVAL, to City Council of Zoning Amendment application ZA 
19-5, for a Text Amendment to amend Section 2.4, Table 2-3 Principal Use Table, and 
Section 3.8 B. Manufacturing and Production Category within the City of Gunnison Land 
Development Code, based on the following findings of fact: 
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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 
(LDC) and the City of Gunnison Master Plan. 

2. The Planning and Zoning Commission finds that the amendment is based off 
recommendations that resulted from community input through the Gunnison Vibrancy 
Initiative, recommendations within the Land Development Code Diagnosis by Alex Joyce 
of Cascadia Partners. 

3. The Planning and Zoning Commission finds that the proposed amendments attempt to 
promote the economy and support goals identified in the Gunnison Vibrancy Initiative 
Report as well as enables a wider range of uses within the CBD, C, B-1, and I zone 
districts. 

4. The Planning and Zoning Commission finds that the amendment is to Section 2.4 Table 
2-3 Principal Use Table and Section 3.8 (Industrial Use Categories) B. (Manufacturing 
and Production Category) 4. Exceptions within the City of Gunnison Land Development 
Code. 

5. The Planning and Zoning Commission finds that this Text Amendment application 
complies with the review standards for Text Amendments (LDC, Section 10.5). 

6. The Planning and Zoning Commission finds that based on the record of the application 
proceedings, approval of this Text Amendment protects the community's health, safety 
and welfare. 

Roll Call Yes: Perusek, Larson, Higgins, Iverson, Taylor, Tocke 
Roll Call No: 
Roll Call Absent: Ferchau 
Roll Call Abstain: 

Motion carried 

VI. CONSIDERATION OF THE MAY 22, 2019 MEETING MINUTES 
Commissioner Tocke moved and Commissioner Higgins seconded, to approve the May 22, 
2019 meeting minutes as drafted. 

Roll Call Yes: Perusek, Larson, Taylor, Iverson, Higgins, Tocke 
Roll Call No: 
Roll Call Absent: Ferchau 
Roll Call Abstain: 

Motion carried 
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VI. MOTION TO EXCUSE COMMISSIONER FERCHAU FROM THE MAY 8, 2019 
MEETING. 
Commissioner Perusek motioned and Commissioner Iverson seconded to excuse 
Commissioner Ferchau from the June 12, 2019. 

Roll Call Yes: Tocke, Larson, Taylor, Higgins, Iverson, Perusek 
Roll Call No: 
Roll Call Absent: Ferchau 
Roll Call Abstain: 

Motion carried 

VII. COUNCIL UPDATE I PLANNING STAFF UPDATE 
Comprehensive Plan update. The June 10th Visioning Workshop went well with each group 
creating a vision statement and 2-3 goals on how to achieve the vision statement. 
Groups were: 

Housing 
Land Use and Growth 
Transportation and Transit 
Economy 
Environment and Sustainability 
Image and Identity. 

• City Council had 211
d reading and passed both the Wireless Communications Facilities and 

Solar text amendments. 
• Next meeting on June 26th will have a public hearing for a Conditional Use and 

Commissioner training. 

VIII. COMMISSIONER COMMENTS -
Tocke - There is going to be a County Planning Commission meeting on June 21st regarding 
a Land Use Change that is within the 3-mile area. Director Sinkewich stated he was planning 
on attending. 

Perusek - mentioned a flood advisory for Almont tomorrow. 

IX. ADJOURNED AT 10:08 PM BY CHAIR LARSON -~ 

Attest: 4o~ 
CMn , JrJ,11.Juk 

Caree Musick, Planning Technician 


