
 
AGENDA 

CITY OF GUNNISON 
PLANNING & ZONING COMMISSION 

Rev. 6-6-2019 
 

DATE:  WEDNESDAY, JUNE 12, 2019 
TIME:  7:00 PM 
PLACE: CITY HALL, COUNCIL CHAMBERS, 201 WEST VIRGINIA AVE. 
 

REGULAR MEETING 
 

I. CALL TO ORDER  
 

II. PLEDGE OF ALLEGIANCE TO THE FLAG  
    7:00 PM 

III. PUBLIC HEARING AND POSSIBLE ACTION – CONDITIONAL USE APPLICATION 
CU 19-4, SUBMITTED BY DON AND ELIZABETH SMITH, FOR THE CONSTRUCTION 
OF A BOUTIQUE HOTEL AT 404 NORTH MAIN STREET WITHIN THE 
PROFESSIONAL BUSINESS ZONE DISTRICT. 

    7:30 PM 
IV. PUBLIC HEARING AND POSSIBLE ACTIONS – 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. 
 

V. UNSCHEDULED CITIZENS  
 

VI. CONSIDERATION OF THE MAY 22, 2019 MEETING MINUTES 
 

VII. COUNCIL/PLANNING – STAFF UPDATE 
 

VIII. COMMISSIONER COMMENTS 
 

IX. ADJOURN 
 

 
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 on the City website at www.gunnisonco.gov.   Work sessions are not recorded and 
formal action cannot be taken.  For further information, contact the Community Development Department 
at 641-8090.   
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STAFF REPORT 
CONDITIONAL USE 

DON AND ELIZABETH SMITH – 404 N MAIN STREET 
 

TO:  Planning and Zoning Commission 
FROM: Community Development Staff 
DATE:  June 12, 2019 
RE:   Conditional Use Application CU 19-4, Hotel in the B-1 zone district  
 
CODE PROVISIONS 
The City’s Land Development Code (LDC), Section 2.4 Principal Use Table, classifies hotels as 
a Conditional Use and requires a permit to operate in the Professional Business 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. 
 
APPLICATION 
The applicants, Don and Elizabeth Smith, are requesting to construct a boutique hotel within the 
Professional Business (B1) zone district.  The property is located at 404 North Main Street, and 
the legal description is Lots 7 through 10, Block 77, First Addition, City and County of 
Gunnison.  The applicant’s narrative is summarized below (please see the applicants’ application 
for the full narrative): 
 

“…The proposed Main Street Hotel at 404 North Main Street is in alignment with the 
city’s master plan…The hotel use is an ideal bridge between the central business district 
and nearby residential neighborhoods.  It is located in the core of Gunnison and is 
therefore walkable to/from many restaurants, retail establishments, and other businesses 
as well as a high density of housing…the development team is dedicated to supporting all 
public interests and will comply with all zoning and other regulations… 
 
The hotel’s design is in keeping with the city’s historic main street form and character.  
The building’s facades are contextually appropriate and the bar and rooftop event space 
will invite community uses. 
 
The proposed hotel is designed to be Passive House certified – the world’s most 
ambitious energy standard.  This will reduce the building’s energy use by 90% compared 
to comparable buildings. Photovoltaic panels and solar hot water will supply much of the 
remaining required energy. 
 
…Windows facing residential zone districts are minimized in order to respect neighbors’ 
privacy. 
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The hotel will contribute to the commercial tax base; as local area residents the owner 
will have incentive to support the city’s goals. 
 
The primary entrance to the proposed hotel faces Main Street.  A secondary entrance 
directly to the bar will also face the street.  Large windows and glass doors account for 
330 s.f. out of 620 s.f. of street frontage, or 53% transparency. 
 
The building mass above 35’ in height is set back from all sides, so that it is not visible 
from the street frontage or any point along adjoining property lines (including the 
properties across the alley to the east). ...The building mass above 35’ in height is 1,594 
s.f. gross, or 41% of the building footprint….the hotel building mass above 35 feet is set 
back 66 feet from the east lot line, or approximately 82 feet from the property line of the 
residential property across the alley. 
 
All site lighting shall be full-cutoff downward directed fixtures and will be designed to 
minimize light pollution in all directions, and comply with all local ordinances.   
 
The scale of the proposed hotel is comparable with other commercial building’s in the 
city’s historic core; its façade is treated to fit in architecturally.  The hotel will employ a 
Base, Middle, Cap design strategy, utilizing historic stone and glass storefront at the base, 
wood siding above with storefront and parapet cornices.  The window proportions, 
pronounced lintels and sills, and corner details will create articulation on the facades and 
establish a sense of scale. The street façade is too narrow to support variations such as 
offsets, step backs, or material variation; these techniques would negatively impact the 
contextual appropriateness relative to the nearby historic buildings. 
 
At noon the sun is due south and will therefore only cast a shadow to the north. There 
will be no impact on any residential zone district property. 
 
A 6’ high wood fence will be located along the length of the south property line, between 
the parking and the neighbor property to the south.  Additional employee parking will be 
provided at the alley; landscape screening including trees, and /or bushes will be planted 
between parking spaces, which will visually screen both the parking and the building as 
much as possible from neighboring properties.  
 
It is the belief and intent of the applicant that the proposed use is appropriate to its 
proposed location and is compatible with the character of neighboring uses, and will 
enhance the mixture of complementary uses and activities in the immediate vicinity.   
Specifically, the proposed site is located one block north of Gunnison’s Central Business 
District; the intent of the B1 zoning is to encourage business uses in the downtown area.  
 
The hotel would help expand the small commercial district, helping grow Gunnison’s 
commercial activity and tax base.  The use would create employment, provide a unique 
and valued resource to the city (boutique lodging, spaces for community functions and 
gathering), and draw pedestrian activity farther up Main Street. 
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The proposed development is also anticipated to have a net positive affect on property 
values in the area, as the use and high-quality architecture and construction will be at a 
higher per-square–foot value than average surrounding buildings.…” 
 
The proposed development addresses off-street parking concerns; the parking spaces 
provided in this application exceed the requirements of the city parking regulations and 
will not add to parking congestion in the vicinity.  It will also be one of the only lodging 
option in Gunnison within easy walking distance of a bus stop and many commercial 
establishments, so will have much less impact on traffic than similar hotels on the town’s 
periphery. 
 
To avoid any possible noise and activity impacts on the residential zone district to the 
east, east-facing windows are minimized and omitted entirely from the 4th floor 
multipurpose room.  All rooftop access and openings above 35’ will face to the south and 
west, away from any residential zone districts.  The project as a whole will not increase 
noise in the direction of the neighboring residential zone district; the building itself will 
block traffic noise from Main Street from reaching building to the east…” 
 

SITE ASSESSMENT  
The subject site is located on the 
fourth block of Main Street.  The 
site is in the Professional 
Business (B1) zone district with 
the Duplex Residential (R2) 
adjacent to the east. Surrounding 
uses including residential in the 
B1 zone district, professional 
offices, and residential within the 
R2 zone district.  The zoning 
between B1 and R2 is divided 
down the east alley of Main 
Street starting in the 400 Block 
of Main.  The subject site is just 
one block to the north of the 
Central Business District (CBD). 
 
In 2016, the One Valley 
Prosperity Project (OVPP) 
identified the revitalization of 
downtown Gunnison as a 
regional priority.  In 2017, the 
City initiated the Gunnison 
Vibrancy Initiative (GVI) 
realizing that our downtown 
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plays an important role in the success of our economy.  Within the GVI report, two of the four 
goals are: 

• 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. 

Strategies identified in the plan include, but are not limited to, increasing activities and events in 
the downtown and requiring active uses along street frontages within the CBD.   
 
The total square footage of the subject site is 12,500 square feet with one existing non-
conforming structure on the rear property line. The applicant is proposing to demolish the 
existing structure and construct a 4 story, 14,073 square foot boutique hotel with gift shop, 
office, bar/kitchen areas on the ground floor and a multipurpose room on the 4th floor.  With 
recent changes to the LDC, buildings may be 50 feet tall with a Conditional Use application if 
certain design standards are met as well as an increased rear setback requirement. The 
applicant’s proposal meets the design standards by minimizing windows on the east side that 
faces the residences; and the building design incorporates historically appropriate cornices at 
parapet and top of storefront, and corner trim. The rear building face is setback 52 feet and 2 
inches from the rear property line, with the 4th floor (above 35 feet) setback 63 feet and 1 inch 
from the rear property line. These setbacks meet the requirements as well as making the 4th floor 
“invisible” from the rear property line of neighbors off the alley as well as most locations from 
the street (see diagram below). The proposed setbacks meet the requirements specified by the 
LDC. 

The applicant is proposing 17 off-street parking spaces (one of which is disabled van-accessible); 
4 of those spaces are doubling as landscaped area via the use of permeable pavers with turf 
planted in the matrix with the approval of a waiver request by the Community Development 
Director.  The LDC states that hotels shall provide one off-street parking space for each guest 
room (18), one parking space for each 3 employees (1), .75 per 1000 square feet for the 
multipurpose room (1), .75 per 600 square feet for the bar (1); for a total parking requirement of 
21 spaces.  The Community Development Director has the authority to reduce the off-street 
parking requirement by 20% upon formal request.  
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With a 20% reduction, 17 off-street parking spaces (as indicated on the site plan) would be 
required with one being a disabled accessible space.  The Community Development Director 
may also approve on-street parking spaces immediately abutting the property if parking 
congestion for the neighborhood and public safety issues will not result.  If the 400 block of 
North Main is considered for 2-hour parking restrictions or no parking between 3AM – 5AM, the 
effectiveness of counting on-street parking to meet off-street parking requirements would be 
problematic.   

 
As stated above the applicant has requested a landscape waiver for alternative specifications for 
landscaping to use permeable pavers with turf planted in the matrix.  This waiver would allow 
for four spaces to count as both landscaping and parking.  A full landscaping plan is a 
requirement for issuance of a building permit.  
 
Access to the hotel is proposed off Main Street with the exit into the alley.  This one-way traffic 
pattern will increase traffic flow into the alley from the existing alley usage.  The hotel will be 
within easy walking to the downtown area and to bus-stops which should minimize the in and 
out traffic.  Traffic will likely be sporadic, which should make the increased traffic less of an 
impact. 
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Lighting shall promote dark skies and minimize light pollution into residential areas.  All 
lighting is proposed as full-cutoff and fixtures are directed to minimize light pollution.   
 
Increased noise within the area may occur from this use.  Entrances for the hotel and bar are off 
the Main Street frontage which should help diminish possible noise nuisance from patrons.  
Additionally, the hotel structure is situated over 60 feet from the rear property line and adjoining 
residential zone.  
 
The hotel is proposed with automatic fire sprinkler system, and adequate access for fire 
department and emergency vehicles. The hotel will have a flat roof and parapets to eliminate the 
potential of snow or ice falling on neighboring properties. 
 
The design of the hotel is proposed to be built to Passive House standards which will reduce 
energy use.  The hotel would benefit the community providing short-term rentals and increased 
tax revenue. Additionally, a boutique hotel on the fourth block of Main Street will help to extend 
and strengthen the downtown area with additional foot traffic from the hotel into the core 
downtown area. 
 
The proposed hotel within the B1 zone district should not be a detriment to the health, safety, or 
welfare of the community. The proposed hotel will have to meet all building and fire codes upon 
submission of plans for building permit.  Staff supports the application for conditional use for a 
hotel at 404 North Main Street. 
 
DEPARTMENTAL COMMENTS: 
Building Official: Conceptually ok.  Will need to meet all building and fire related code 
provisions. 
Fire Marshal: No issue. 
Parks and Recreation Department: No issues.   
Police Department:  Concerned about references to on street parking being counted for hotel use. 
On street is not restricted to a single business. Also, that block needs to be considered for 2 hour 
limited parking as well as no parking 3 AM to 5 AM that is planned for the commercial area. 
Finance Director: Sale of retail merchandise and lodging for periods less than 30 consecutive 
days will require a sales tax license. 
Public Works Director: Approval contingent upon City Engineer comments and approval. If 
utility connection requires access along CDOT ROW, permit is required by applicant. 
City Engineer: Provide dimensions for site distance, show no-parking zones and impact to south 
lot, for access to parking lot off Main Street. Will need final water/sewer/fire flows to evaluate 
size of connection and taps. 
Water and Sewer Superintendent:  Water main is located in CDOT ROW. A CDOT permit and 
traffic control plan will be required for City to install water tap. 
Electric Superintendent:  No issues. 
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STAFF OBSERVATIONS: 
1. The applicant is requesting to construct a boutique hotel with coffee shop/bar, gift shop, 

and multipurpose space with rooftop patio at 404 North Main Street, within the B-1 zone 
district, which requires conditional use approval based on the City’s Land Development 
Code. 

2. The site is located within the 400 block of Main Street and surrounding uses are 
professional offices and residential within the B1 zone district.  The R-2 (Duplex 
Residential) zone district is to the east. 

3. The proposed use is compatible with the adjacent Main Street uses with certain 
considerations fulfilled. 

4. The proposed use is supportive of the One Valley Prosperity Project (OVPP) and the 
Gunnison Vibrancy Initiative (GVI) in revitalizing Gunnison downtown and with two of 
four goals identified by the GVI. 

5. The proposed hotel will be setback 52 feet, two inches from the rear property line at the 
building face and the fourth floor (above 35’) will be setback 63 feet, 1 inch from the rear 
property line, which meets setbacks required by the LDC. 

6. The proposed hotel meets the Special Use Standards of section 3.7 A. The proposed hotel 
meets the design standards by minimizing windows on the east side that faces the 
residences and designing the building to incorporate historically appropriate cornices at 
parapet and top of storefront, and corner trim. 

7. The proposed hotel is providing 17 off-street parking, which with the waiver of 20% 
from the Community Development Director, meets the off-street parking requirements. 

8. The proposal provides screening from the parking by using a 6-foot high wood fence 
along the south property line and trees and/or bushes planted along the alley between the 
parking spaces to screen from the adjacent residential. 

9. The proposed use would increase the vibrancy and activity around our downtown which 
was identified as a strategic priority of the City. 

10. Sales associated with the business are subject to City, County and State sales tax. 
11. The proposed use protects and enhances the tax base which is an important component to 

land use decisions within the City. 
12. A CDOT Access Permit and site distance dimensions are required as well as final 

water/sewer/fire flows to evaluate size of connection and taps.  A full building permit 
application with civil drawings will be required if the Conditional Use is approved. 

13. The proposed hotel within the B1 zone district should not be a detriment to the 
community’s health, safety or welfare. 
 

REVIEW STANDARDS 
The LDC Section 7.5 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: 
Chapter 2, Community Character and Design:  Community character and its sense of 
place will be the backbone for development in the City.  Attractive streetscapes draw 

8



STAFF REPORT 
CONDITIONAL USE 

DON AND ELIZABETH SMITH – 404 N MAIN STREET 
 

people into the community contributing to a friendly, tolerant small town with a strong 
sense of place. 
 
Chapter 5, Land Use and Growth, Goal:  Residential, commercial and industrial land uses 
are appropriately located and interspersed with parks and open space, providing a 
balanced environment in which to live, work and play. 
 
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. Economics, Policy 6: Tourism: Work with 
appropriate entities to attract multiple forms of tourism. 
 
The proposed design for the boutique hotel is in-line with the City’s historic Main Street 
form and character.  The design includes reclaimed stone at the base level which was 
salvaged from the historic Steam Plant Building in Gunnison. 
 
The proposed boutique hotel would “activate” the 400 block of North Main Street, 
increasing the amount of foot traffic that is between the downtown and the 400 block of 
North Main Street.  The proposed hotel is within close walking distance of a bus stop and 
the downtown businesses which would promote pedestrian activity due to its close 
proximity. 
 
Protects and enhances the tax base which is an important component to land use decisions 
within the City.   
 

B. Conformance to Codes.  The use shall conform to all other applicable provisions of this 
LDC and the City of Gunnison Municipal Code, including but not limited to: 
a. Zone District Standards.  The purpose of the zone district in which it is located, the 

dimensional standards of that zone district, Section 2.4 (Principal Use Table) and 
Section 2.6 (Base Zone district Dimensional Standards). 
Possible Conflict: The purpose of the B1 zone district is to provide for a transitional 
area between the CBD, Commercial zone and residential zone districts, by allowing 
for relative lower intensity commercial uses that are compatible with residential uses 
and maintain the architectural and urban design character of the existing residential 
neighborhood. 

 
The proposed boutique hotel is relatively small with eighteen rooms which fits with 
lower intensity use.  The use could have an impact on traffic flow in the area due to 
the design of one-way traffic, all traffic into the parking area will have to exit out the 
alley.  While the alley can handle the increase in traffic, it could have an impact on 
the adjacent residential zone district. Traffic will likely be sporadic which should 
make the increase traffic less of an impact. 
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The proposed hotel is less than ½ block north of the CBD.  This use would encourage 
increased pedestrian traffic along Main Street into the downtown area which supports 
the goals of the GVI. 
 
The proposed hotel meets the dimensional standards of the B1 zone district. The side 
lot line setbacks are 0’ and the rear setback from the building face is 52 feet, 2 inches 
from the rear property line and the portion of the building over 35’ is setback 63 feet, 
1 inch from the rear property line.  The line of sight from the adjacent residential zone 
property line has a visual of the building being no taller than 35’ due to the setback. 
 
The proposed design of the hotel keeps with the architectural design character of the 
downtown area. 

b. Specific Use Regulations.  All Conditional Use applications shall comply with all 
applicable Special Use Regulations set forth in Section 3 of this LDC. 

 The application for a boutique hotel conforms with the Special Use Regulations in 
Section 3.7. A. 3. Hotels.  
a. No Conflict.  Buildings above 35’ shall follow design standards.  The proposed 

hotel has minimized windows on the east side facing the residential zone, the 
entrances to the hotel and bar are off of Main Street and the building incorporates 
historically appropriate cornices at parapet and top of storefront, corner trim and 
emphasized window lintels and sills. 

b. No Conflict. The first floor facing Main Street has 53% transparency through the 
use of large windows and glass doors.   

c. No Conflict.  Setbacks the building mass over 35’ is not visible from the street 
frontage or adjoining residential zone and only 41% of the footprint extends 
above 35’. 

d. No Conflict.  Building setback over 35’ is 63 feet, 1 inch. 
e. No Conflict.  Lighting is proposed to be full-cutoff downward directed fixtures to 

minimize light pollution. 
f. No Conflict.  The scale of the proposed hotel is comparable with other 

commercial buildings in the City’s historic core and the hotel’s façade is treated 
to fit in architecturally.  The hotel will employ a Base, Middle, Cap design 
strategy, utilizing historic stone and a glass storefront at the base, wood siding 
above with storefront and parapet cornices. The window proportions, pronounced 
lintels and sills, and corner details will create articulation on the facades and 
establish a sense of scale. 

g. No Conflict. Solar access to the residential zone district is preserved. Based off 
the standard of not casting a shadow on adjacent residential zone district at noon 
MST on December 21st. During this time the sun is due south, therefore it will not 
cast a shadow on the residential zone district. 

h. No Conflict. Visual screening from adjacent residential is accomplished with a 6’ 
high wood fence along the length of the south property line and the use of 
landscape screening including trees and/or bushes between parking spaces along 
the alley.  
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The application is within the parameters for accessory uses (lobby/gift shop, office 
and storage, multipurpose room, and bar/kitchen) within the structure. The accessory 
uses utilize 9.9% of an allowed 15% of the total building square footage. 

 
c. General Development Standards.  All Conditional Use applications shall comply 

with all applicable regulations, criteria and standards set forth in Section 4 of this 
LDC. 
No Conflict.  The request will be reviewed upon submission of building permit 
application for compliance with all General Development Standards. The plan 
proposes 17 off-street parking spots which will meet the requirement with a waiver 
granted by the Community Development Director.  Four of the parking spots are 
comprised of permeable pavers with turf planted in the matrix.  The four parking 
spots covered with permeable pavers with turf planted matrix will also count toward 
landscaped area upon a waiver from the Community Development Director for 
alternate landscaping material being granted. 

 
d. Natural Resource Protection Standards.  All Conditional Use applications shall 

comply with all applicable regulations, criteria and standards set forth in Section 5, 
Natural Resource Protection Standards, of this LDC. 

 No Conflict.  Will verify proposal meets stormwater requirements during building 
permit review. 

 
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 B1 is a transitional area between the commercial and residential zone 
districts. The proposed use of a boutique hotel is relatively low impact commercial use.  
With the proposed parking lot being one-way with the entrance off Main Street and the 
exit off the alley, there will be an increase of local traffic.  While the alley can handle the 
increase in traffic there could be an impact to the neighboring adjacent residential. Traffic 
will likely be sporadic, which should make the increased traffic less of an impact.  The 
hotel is approximately ½ block north of the CBD and is a transitional zone into 
Commercial further down Main Street. In and out traffic from the hotel property should 
be reduced due to close proximity to a bus stop and downtown businesses which 
encourage walking.  
 
Proposed use protects and enhances the tax base which is an important component to land 
use decisions within the City. 
 

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. 
Possible Conflict: With the proposed parking lot being one-way with the entrance off 
Main Street and the exit off the alley, there will be a slight increase of traffic, which the 
alley can accommodate.  In and out traffic from the hotel property should be reduced due 
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to close proximity to downtown, which will encourage walking and to a bus stop. Traffic 
will likely be sporadic, which should make the increased traffic less of an impact. 
 
Upon formal request, the Community Development Direct may grant a waiver for a 20% 
reduction in parking.  If waiver is granted, the off-street parking requirements are met 
which includes 17 off-street parking spaces, with one being an accessible van space. Four 
of the parking spots are comprised of permeable pavers with turf planted in the matrix.   

 
 

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 proposed use should not create a nuisance. The proposed development 
has minimized east facing windows to protect the adjacent residential uses. Lighting is 
proposed to be full-cutoff downward directed fixtures to minimize light pollution. Trash 
is proposed to be in a screened area at the rear of the property along the alley.   
 
Noise has the potential for being a nuisance with any use.  Windows have been 
minimized on east facing wall, main entrances to the hotel and the bar are both located 
off of Main Street which should help mitigate noise from patrons. 
 

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: Adequate public facilities are proposed.  A CDOT Access permit and a 
final water/sewer/fire flows will need to be evaluated for size of connections and taps. 
 

G. Environment.  The use shall not cause significant deterioration to water resources, 
stormwater volume and quality, 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 hotel is designed and will be built to the Passive House 
standard which dramatically decreases energy consumption. The hotel intends to have 
rooftop photovoltaic and solar hot water panels.  Permeable pavers and water retaining 
landscaping will ensure that the proposed use will not increase stormwater volume or 
impact runoff quality. 

 
 
ACTION 
During the regular Planning and Zoning Commission meeting held on June 12, 2019, 
Commissioner ___________ moved, and Commissioner ________ seconded, and the 
Commission voted to APPROVE Conditional Use Application CU 19-4, 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: 
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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; 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 (B1) 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. 
 

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. 
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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: 
 

CONDITIONS:  
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.  
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Application Fact Sheet 
City of Gunnison Land Development Code 
Minimum Application Contents 
In accordance with §6 5 C 

Applicant Name(s): Don and Elizabeth Smith 

City of Gunnison 
P.O. Box 239 
Gunnison, CO 81230 
(970)641 8090 -

~"' k_~ '567lf 'Cf 61rt,/( ,com 
Phone#: (970) 209-5674 Fax#: . ~H 1ii1:i:a!IIU;~1111i!l!lwM1•11.a1lliiii11iiWil j E-Mad: · 

Mailing Address: PO Box 1658 

City: Crested Butte State: 
Colorado 

Zip: 
81224 

Legal Description 

s·t Add f p 404 North Main Street 
1 e ress o roperty: Zoning B-1 

Block:77 Lot(s): z-j Q Addition: 

Disclosure of Ownership- Please provide one of the following: 

D Assessor Parcel Info @ Mortgage D Deed D Judgments 

D Liens D Contract D Easement Agreement D Other Agreements 

Summary of Request: 

Application for planning approval to construct 3.5 story 14,000 s.f. Hotel on B-1 Zone district property 

Attachments: [R]Vicinity Map (8.S"Xl l ") [R]Description of Proposal 

00 Names, Addresses and Map of Adjoining Property Owners (From Assessor's Office) 

O Vested Property Rights O Authorization of Agent (Power of Attorney from Owner, if not the applicant) 

00 Site Plan (11 "xl 7") to scale, includes dimensions and location of all structures, parking spaces and access, snow 
storage, landscaping, live cover, utility lines, road/street names, land uses of adjacent properties, setbacks. Include a 
table for all dimensional requirements based on §2.6. (See attached sample) 

YOU ARE REQUIRED TO SUBMIT FOUR (4) COMPLETE COPIES OF YOUR APPLICATION 

Signature(s) 

~-z Date .:S- 1 lj 
Date 

For Office Use Only (}11:§©f§ O~~ D Conditional Use D Variance D Zoning Amendment 

0 Major Subdivision D Minor Subdivision 0 Subdivision Exemption 

D Mobile Home/RV Park 0 PUD D Vacation n MAY - 7 2019 
D Consolidated Application 

1 / ')01 A 

~ 

i.=... 
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MAIN STREET HOTEL 

Conditional Use Narrative 
04.25.2019 

A) CONSISTENCY WITH MASTER PLAN 

N Linc \t 
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The proposed Main Street Hotel at 404 North Main Street is in alignment with the city's master plan. The Master 
Plan is guided by 8 principles, all of which support the hotel development: 

1. Collaborate with other public and private-sector entities: The property owner/ developer is excited to 
collaborate with the city to optimize the town's benefit, through massing, landscaping, and provision of 
public amenities such as a coffee shop/ bar, gift shop, and multipurpose space with rooftop patio. 

2. Nurture Gunnison's small-town atmosphere and community character: The hotel's design is in keeping 
with the city's historic main street form and character. The design currently even includes reclaimed 
stone at the base level which was salvaged when the historic Steam Plant Building in Gunnison was 
demolished. The building's facades are contextually appropriate, and the bar and rooftop event space 
will invite community uses. 

3. Transition Gunnison Valley to utilize more sustainable forms of energy: The proposed hotel is designed to 
be Passive House certified - the world's most ambitious energy standard . This will reduce the building's 
energy use by 90% compared to comparable buildings. Photovoltaic panels and solar hot water will 
supply much of the remaining required energy. 

4. Mixed Use Zoning to cultivate and enhance the small-business economy and social qualities: The hotel 
use is an ideal bridge between the central business district and nearby residential neighborhoods. It is 
located in the core of Gunnison and is therefore walkable to/ from many restaurants, retail 
establishments, and other businesses, as well as a high density of housing. It will create a hub that will 
facilitate mingling between local residents, employees, and visitors. 

5. Sprawl must be avoided and open space preserved: The hotel site is located near the center of 
Gunnison, thereby increasing density and preserving open space. 

6. Individual Property rights will be balanced with public interests and investments: The Main Street hotel 
development team is dedicated to supporting all public interests and will comply with all zoning and 
other regulations. Windows facing residential zone districts are minimized in order to respect neighbors 
privacy. 

7. The development of multimodal transportation is important for social and economic vibrancy: The Main 
Street Hotel is located within 2 blocks of an RTA bus stop and within close walking distance or bike ride of 
many Gunnison attractions; it thereby supports the city's goal of increased multimodal transportation. 

8. Support economic viability through housing, transportation, communication development: The hotel will 
contribute to the commercial tax base; as local area residents the owners will have incentive to support 

the city's goals. 

B) CONFORMANCE TO CODES 
I . ZONING DISTRICT STANDARDS 

Refer to Table 2.5 below. The proposed Main Street Hotel complies with all Zoning District Standards. 
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2. SPECIFIC USE REGULATIONS 

The proposed hotel is a conditional use in the B-1 zone district, per Principle Use Table 2.4; as such it is 
subject to Section 3. 7 of the Gunnison Land Development Code: Accommodations, Retail, Service -
Commercial Use Standards . The following narrative describes how the application complies with each 
section of the code. 
A. Accommodations 

3. Hotels 

a. Up to 15% of the gross floor area of a hotel may be in nonliving-quarters accessory uses, 
including management/ employee offices, meeting rooms, banquet halls, retails services such 
as newsstands and gift shops, and similar accessory uses, provided that any incidental 

business is conducted primarily as a service to guests, and there is no entrance to such places 
of business except from inside the building. 

b. In addition to the accessory uses allowed in 3.a above, up to an additional 25% of the gross 

floor area of a hotel may be devoted to eating/ drinking establishments as an accessory use. 

Accessory uses : 

BUILDING GROSS AREA 14,073 sf 
LOBBY GIFT SHOP 104 sf 
OFFICE/ STORAGE 373 sf 
MULTIPURPOSE RM 913 sf 
TOTAL 1390 sf = 9.9% 
(Allowable) 2111 sf = 15% 

Eating/ Drinking Establishment: 

BAR & KITCHEN 857 sf = 6.1% 
(Allowable) 3518 sf = 25% 

2. Design Standards 

a. The design should consider all sides of a building. Where a building wall faces a residential 
zone district, buildings shall include two of the following: 

a.i Windows 
The proposed hotel has windows on the east facade, which faces a residential 
zone district. However, the quantity of windows has been minimized, in order 
to reduce potential views to and from neighboring residential properties. 

a.ii Architectural Detailing 
The proposed hotel features architectural details on all facades, including: 

• Historically appropriate cornices at parapet and top of storefront 

• Corner trim 

• Emphasized window Lintels and Sills 
a.iii Balconies and/or roof decks 

The proposed hotel features a roof deck 

a.iv Green Roofs 
The proposed hotel roof deck will incorporate built-in planters with flowers, 

small bushes, and even trees. 

b. The orientation of the building's primary facade, including its primary functional entrance, 
shall face a street and include a minimum transparency of 40% on the ground floor. 

The primary entrance to the proposed hotel faces Main Street. A secondary entrance 
directly to the bar will also face the street. Large windows and glass doors account for 
330s.f. out of 620 s.f. of street frontage, or 53% transparency. 
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c. The building mass and design above 35 feet in height shall not be visible from a street 
frontage or an adjoining residential zone district property and no more than 50% of the building 
footprint may be utilized. 

The building mass above 35' in height is set back from all sides, so that it is not visible 
from the street frontage or any point along adjoining property lines (including the 
properties across the alley to the east). Refer to the attached site section and 
perspective views. 

The building mass above 35' in height is 1,594 s.f. Gross, or 41% of the building 
footprint 

d. Buildings with a height greater than 35 feet shall be set back a minimum of 40 feet on side 
and/or rear lot Jines from any residential zone district property line. 

The lot in question does not abut any residential property lines. However, the property 
to the east, which is separated by the alley, is in a residential zone district; the hotel 
building mass above 35 feet is set back 66 feet from the east lot line, or approximately 
82 feet from the property line of the residential property across the alley. 

e. Lighting shall promote dark skies and be designed to minimize light pollution into residential 
areas. 

All site lighting shall be full -cutoff downward-directed fixtures and will be designed to 
minimize light pollution in all directions, and comply with all local ordinances. 

f. Use vertical and horizontal articulation techniques to establish a sense of scale in the design of 
a larger building such as: Wall Offsets; Step Backs; Base, Middle, Cap Design; Wall Projects, 
Variations in Material 

The scale of the proposed hotel is comparable with other commercial building's in the 
city's historic core; its facade is treated to fit in architecturally. The hotel will employ a 
Base, Middle, Cap design strategy, utilizing historic stone and glass storefront at the 
base, wood siding above with storefront and parapet cornices. The window 
proportions, pronounced lintels and sills, and corner details will create articulation on 
the facades and establish a sense of scale. The street facade is too narrow to support 
variations such as offsets, step backs, or material variation; these techniques would 
negatively impact the contextual appropriateness relative to the nearby historic 
buildings. 

g. Solar Access. Structures shall be designed and constructed so as to not cast a shadow on 
adjacent residential zone districts at noon MST on December 21 '' 

The only adjacent residential zone district is due east of the subject property. At noon 
the sun is due south, and will therefore only cast a shadow to the north. There will be 
no impact on any residential zone district property. 

h. If four or more off-street parking spaces are provided, visual screening from adjacent 

residential uses shall be required. 
More than four off-street parking spaces are to be provided. A 6' high wood fence will 
be be located along the length of the south property line, between the parking and the 
neighbor property to the south. Additional employee parking will be provided at the 
alley; landscape screening including trees and/or bushes will be planted between 
parking spaces, which will visually screen both the parking and the building as much as 
possible from neighboring properties. 
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3. GENERAL DEVELOPMENT STANDARDS 

The Gunnison Land Development Code General Development Standards regulate Site Access, Parking, 
Landscaping, Signage, and outdoor Lighting, as well as other city-scale development issues not relevant 
to this project (such as road construction standards) . Please refer to the attached site plan for 
information regarding parking, Landscaping, and Lighting. More detailed plans and specifications will be 
submitted at the time of building permit application. It is the intent of this development to comply with 
all general development standards. 

4. NATURAL RESOURCE PROTECTION STANDARDS 

The Natural Resource Protection Standards cover Stormwater Management, Slope Protection Standards, 
Grading and Erosion Control, and Wetland and Streams Corridor Protection. The proposed development 
site is flat and contains no slopes, wetlands or streams. The development will comply with all City and 
State requirements for stormwater management; more details will be provided with the building permit 
application . 

C) USE APPROPRIATE AND COMPATIBLE 

D) TRAFFIC 

It is the belief and intent of the applicant that the proposed use is appropriate to its proposed location 
and is compatible with the character of neighboring uses, and will enhance the mixture of 
complementary uses and activities in the immediate vicinity. 

Specifically, the proposed site is located one block north of Gunnison 's Central Business District; the 
intent of the B-1 zoning is to encourage business uses in the downtown area. The hotel would help 

expand the small commercial district, helping grow Gunnison's commercial activity and tax base. The use 
would create employment, provide a unique and valued resource to the city (boutique lodging, spaces for 
community functions and gathering), and draw pedestrian activity farther up Main Street. 

The proposed hotel would be 35' tall at its perimeter, with a 15' top floor located at the center of the 
footprint; this top area would not be visible from the street or most parts of adjacent properties. This 
massing strategy will ensure that the building form is compatible with neighboring buildings while 
providing space for unique and community-oriented amenities including a function space and rooftop 
patio. The scale, proportion, materials, and articulation of the proposed building are designed to 
complement the downtown historic commercial buildings and harmonize with their character; located 
just a block from the central business district, the building will not appear out of place but rather will be a 
visual extension of the downtown . 

The proposed development is also anticipated to have a net positive affect on property values in the 
area, as the use and high-quality architecture and construction will be at a higher per-square-foot value 

than average surrounding buildings. 

The proposed development addresses off-street parking concerns; the parking spaces provided in this 
application exceed the requirements of the city parking regulations and will not add to parking 
congestion in the vicinity. It will also be one of the only lodging options in Gunnison within easy walking 
distance of a bus stop and many commercial establishments, so will have much less impact on traffic than 

simila r hotels on the town's periphery. 

E) NUISANCE 
To avoid any possible noise and activity impacts on the residential zone district to the east, east-facing 
windows are minimized and omitted entirely from the 4th floor multipurpose room. All rooftop access 
and openings above 35' will face to the south and west, away from any residential zone districts. The 
project as a whole will not increase noise in the direction of the neighboring residential zone district; the 
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building itself will block traffic noise from Main Street from reaching buildings to the east. The ground
floor retail and bar uses will face the street and not project noise to the east, south, or north. 

Health, safety, and welfare of neighbors will not be adversely impacted : the hotel will be built to the 
highest quality construction standards and fully equipped with automatic fire sprinkler systems. 
Adequate access for fire department emergency vehicles is also provided, with no sharp turns for trucks 
to navigate. Ample snow storage area is included in the landscape plan; the allotted area meets 
Gunnison Zone District Standards and the site design includes additional area that can be utilized as 
needed. The building is designed with flat roofs and parapets, will will eliminate any possible concerns of 
snow or ice falling on neighboring properties. 

F) FACILITIES 
It is the understanding of the applicant that adequate public facilities are in place to serve the proposed 
use. The applicant is willing and able to address any service deficiencies should they be identified. 

G) ENVIRONMENT 
The proposed Hotel is being designed and will be built to the Passive House standard, the most stringent 
energy-efficiency standard worldwide. This metric reduces building energy use by 90% compared to 
comparable existing building stock. Not only will the hotel use dramatically less energy than other 
commercial or residential buildings in the area, it will create an opportunity for guests to experience the 
unsurpassed comfort and indoor are quality of passive house construction. The energy used will be 
offset by rooftop photovoltaic and solar hot water panels, allowing the building to be as close as possible 
to net-zero energy. State-of-the-art energy and water conservation fixtures and appliances will be 
installed, minimizing the total environmental footprint of the project; the healthiest materials available 
will be used in the building's construction as well. Permeable pavers and water retaining landscaping will 
ensure that the proposed use will not increase stormwater volume or impact runoff quality. 
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REQUEST TO ALLOW FOUR (4) PARKING SPACES TO BE COUNTED TOWARDS REQUIRED LANDSCAPE LOT COVERAGE 

Description 

The proposed development seeks to provide three spaces in excess of minimum required by the Gunnison Land 

Development Code, in order to minimize use of on-street parking and decrease congestion. These proposed spaces shall 
be constructed with open-cell permeable pavers with turf planted within the grid. Two of the spaces will serve as overflow 
parking only and shall not be utilized in the winter months. The Land Development Code does not explicitly state whether 
parking spaces can be counted toward landscape areas if treated as such; we are requesting clarification and permission 
for this use. 

This waiver application contains the following required items : 

A. SITE PLAN - refer to attached 

B. SECTION AND SUBSECTION CONTAINING STANDARDS 
0 Section 2.6.C, Table 2-5 Nonresidential Zone District Dimensional Standards 

• Minimum landscape area(%), Zone District B-1 : 25% 

o Section 4.4.D, Table 4-7 Off-Street Parking Requirements 

• Hotels and Motels: 

• 1.0 Per Guest Room 

+l space per 3 employees and 

75% of parking required for other associated or accessory uses (Restaurants, offices, meeting 
spaces) 

• Low-Intensity Commercial: 

• 1.0 space per 1000 sq. ft . 

• High-Intensity Commercial: 

• 1.0 space per 600 sq . ft. 

C. CITATION OF REASONS 

• To proposed hotel requires 17 parking spaces, given the optimal number of guest rooms and amenities. The 
site constraints allow for 13 parking spaces along the south property line and the use of three on-street 

spaces immediately abutting the parcel, within the extension of the lot lines into the roadway. One 

additional parking space is required; adding this space with a typical asphalt or concrete surface would 
decrease the landscape area to below the required area (25%). 

• We believe that creating additional parking spaces for employees and seasonal overflow that are carefully 
designed to blend into the rear yard landscape, will be a benefit to the hotel use and community. By using 

permeable pavers with turf planted in the matrix, and carefully locating trees and shrubs around and 
between the spaces, the objectives of the LDC landscape requirement will be met. 

• We propose to provide three spaces in excess of the required 17, as seasonal overflow and additional 
employee parking. This will reduce the use of street parking spaces and impact on neighborhood parking 
demand. Two of these spaces will also serve as extra snow storage space during winter months when the 

hotel is anticipated to be below peak occupancy. 
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0 Please refer to image of permeable paver style, below. All required engineering, technical literature, etc. will 
be provided at building permit application, should this approach be approved . 

E. ADDITIONAL PERTINENT INFORMATION 

• The applicant will provide any other information the Community Development Director should request. 
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LIST OF ADJOINNG PROPERTY OWNERS 

Parcelld 
R001764 

R001531 

OwnerName 
SCHRAM KURT 

FABIANO GARY L 

sh(lpe 

OwnerAddres.s1 
61294 SW BROOKSIDE LOOP 

PO BOX 802 

OwnerAddres.s2 ownerCityStzip 
BEND, OR 97702-1930 

GUNNISO , CO 81230-0802 
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ZONING COMPLIANCE TABLE 

Table 2-5 Nonresidential Zone District Dimensional Standards 

STANDARD B-1 ALLOWABLE PROPOSED 

DENSITY 

Maximum Density (units/ acre) 40 N/A 

LOT 

Minimum Lot Size 3,125 sq ft 12,500 sq ft 

Minimum Lot Frontage 25 ft 54.5 ft 

Maximum Lot Coverage 
75% 75% 

[Structures+ Parking & Access] 

Minimum Landscape Area 25% 26% 1 

BUILDING 

Maximum building Height 35 ft with 35 ft with 

up to 50ft • 48 ft for <50% 

Minimum Building Width 20 ft 54 ft 

Minimum Floor Area: Multifamily 480 sq ft N/A 

Minimum Floor Area: 2"d Story Res. 300 sq ft N/A 

Minimum Storage Area 32 sq ft N/A 

BUILDING SETBACKS 

Minimum from Side Lot Line 0 ft* 0 ft [NJ 

0 ft [SJ 

Minimum from Rear Lot Line: Principal bldg 5 ft 51 ft 

Minimum from Rear Lot Line: Accessory bldg 5 ft N/A 

Setback from front lot line 15 ft Max•• 0 ft 

OTHER STANDARDS 

Snow Storage Area(% of Parking & Access) 15% 15% 

• Bu'.ldings with a height _greater than 35 feet to_a_maximum of SO Buildin above 35 
feet m the B-1 zone district shall be setback a minimum of 40 feet on ft. gb k 

66
, 

'd d/ I 1· f 'd . I d' . is set ac s, e an or rear ot mes rom any res1 ent,a zone ,strict property f 
1 1

. 
I
. rom rear ot me 
me. 

. . Hotel will engage 
** Frontage area must be designed to engage the sidewalk/ street / 

1 
f ( · d - ) - h d street w arge rontage win ows, outdoor seating, etc. 1n t e B-1, Can CBD zone 

1 
• & . 

districts. g azing active 
uses (bar, shop) 

1. This application seeks to consider two employee parking spaces as part of the 
required landscape area; permeable paving will be utilized with grass planted in the 
paver area. A waiver describing the circumstances is attached to this application. 

MAIN STREET HOTEL 
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VICINITY MAP I A 
not to scale North 

PROPERTY INFORMATION 

Project Type: New Construction 

Site Address: 404 N Main Street 

Parcel Number: 370136345004 

Lot: 7-10 

Block: 77 

Zoning: B-1 

Lot Size: 12,500 sf 

SHEET INDEX 

AOOO: COVER SHEET 

A001: SITE PLAN - CONDITIONAL USE 

A201: EXTERIOR ELEVATIONS 

A301: SITE SECTION & PERSPECTIVES 

SCOPE OF WORK 

New 4 Story Hotel 
18 Guest Rooms 
Lobby 
Bar 
Multipurpose Room 
Roof Terrace 

Building Footprint: 3858 sf 
Building Gross Area: 14,073 sf 
Building Base Height: 35 ft 
Building Max Height: 50 ft 

PROJECT TEAM 

OWNER 

Don & Elizabeth Smith 
Smithworks Natural Homes 
PO Box 1658 
Crested Butte, CO 81224 
don@smithworksnaturalhomes.com 
970-209-567 4 

ARCHITECT 
Shape Architecture 
Morgan Law, Principal-in-Charge 
23 Lincoln Street, Suite 200 
Denver, CO 80203 
morgan@shapearchitecturestudio.com 
541-729-3675 

sh pe 
morgan@shapearchilecturestudio.com 

MorganLaw.Architea 
541 · 729-3675 

Drawings and Specifications as instruments 
of service are and shall remain the property 

of the Architect. They are not to be used on 

extensions of the project. or other projects. 
except by agreement m writing and 
appropria:e compensation to the Arctiitect. 

The General Contrac:or 1s responsible for 
confirming and correlating dimensions at 
the JOb site The Architect will not be 
responsible for construction means, 
methods, tectmiques, sequences, or 
procedures. or for safety precautions and 
programs in connection with the proJecl. 
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ZONING REQUIREMENTS TABLE 

BUILDING LOT COVERAGE 3,858 SF ./ 
PARKING & ACCESS SITE COVERAGE 5,535 SF ../ 
TOTAL LOT COVERAGE (75.1%) 9,393 SF ./ 

ALLOWABLE LOT COVERAGE (75%) 9,375 SF 

TOTAL LANDSCAPE AREA (26.5%) 3,307 SF ./ 
REQUIRED LANDSCAPE AREA (25%) 3,125 SF 

SNOW STORAGE AREA 830 SF ./ 
REQUIRED SNOW STORAGE (15% OF P&A) 830 SF 

PARKING PROVIDED 18 SPACES ./ 
+2 SEASONAL OVERFLOW 

PARKING REQUIRED 17 SPACES 
18 GUEST ROOMS @ 1 PER ROOM 
+ 1 PER 3 EMPLOYEES 
+ .75 X 1 PER 1000 S.F. FOR MULTIPURPOSE 
+ .75 X 1 PER 660 S.F. FOR BAR= 21 
DIRECTOR MAY REDUCE BY 20% = 17 

BUILDING HEIGHT - FOOTPRINT 
ALLOWABLE BUILDING HEIGHT - FOOTPRINT 

BUILDING HEIGHT - <50% OF FOOTPRINT 
ALLOWABLE HEIGHT - <50% OF FOOTPRINT 

PERCENT OF BUILDING FOOTPRINT > 35 FT 
MAXIMUM PERCENT OF FOOTRPINT > 35 FT 

REAR LOT LINE SETBACK 
MINIMUM REAR LOT LINE SETBACK 

REAR SETBACK - ABOVE 50' 
MINIMUM REAR SETBACK -ABOVE 50' 

VISIBLE FROM STREET FRONTAGE OR 
RESIDENTIAL ZONE DISTRICT PROPERTY 
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STAFF REPORT 
Text Amendment to the Land Development Code 

 
TO:  Planning and Zoning Commission 
FROM: Anton Sinkewich, Community Development Director 
DATE:  June 12, 2019 
RE:   ZA 19-5 – Text Amendment to the Land Development Code 
 
CODE PROVISIONS 
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 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. 
 
A Text Amendment may be initiated by 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. 
 
APPLICATION 
The applicant for this Text Amendment is Anton Sinkewich, the City of Gunnison Community 
Development Director.  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 proposed text amendment is being driven by the following: 
 
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 craftsmen to make products typically for sale.  Artisan Maker’s space are small scale 
operations, that would add additional character and activity to retail storefronts with unique 
displays and/or retail areas.  
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PROPOSED AMENDMENT 
 

TABLE 2-3 PRINCIPAL USE TABLE 

Use Categories Specific Uses 

RESIDENTIAL  
ZONING  

DISTRICTS 

NON-
RESIDENTIAL 

ZONING 
DISTRICTS  

R
-1

 

R
-1

M
 

R
-2

 
R

M
U

 
R

-3
 

B
-1

 

C
B

D
 

C
 

I 

Use 
Standards 

Manufacturing and Production 

Catering Services6      P P P P -- 
Concrete or redi-mix plant          P -- 
Firewood Production1        C P -- 
Greenhouse/nursery       C P P -- 
Industrial Hemp Production         P -- 
Manufacture or assembly of 
machinery, equipment, instruments        C P -- 

Meat Processing         C -- 
Artisan Maker’s Space      C C P P -- 

 
 
§3.8 INDUSTRIAL USE CATEGORIES 
 

B. Manufacturing and Production Category 
 

1. Characteristics. Manufacturing and production firms are involved in the 
manufacturing, processing, fabrication, packaging, or assembly of goods. Natural, 
man-made, raw, secondary, or partially completed materials may be used. Products 
may be finished or semi-finished and are generally made for the wholesale market, for 
transfer to other plants, or to order for firms or consumers. Goods are generally not 
displayed or sold on-site, but if so, they are a subordinate part of sales. Relatively few 
customers come to the manufacturing site. 

 
2. Accessory Uses. Accessory activities may include offices, cafeterias, parking, 

employee recreational facilities, warehouses, storage yards, repair facilities, truck 
fleets, and caretaker’s quarters. 

 
3. Examples. Examples include asphalt, concrete or redi-mix plant; bakery; custom 

building; catering service; food and related products processing; food processing and 
packing; manufacture or production of chemical, rubber, leather, clay, bone, plastic, 
stone, wood or glass materials or products; manufacture or assembly of machinery, 
equipment, instruments, including musical instruments, vehicles, appliances, precision 
items and other electrical items; manufacture, production or fabrication of metals or 
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metal products including enameling and galvanizing; manufactured housing unit 
production and fabrication; monument works; ornamental iron work; printing, 
publishing and lithography; sawmills and other wood products manufacturing; sign 
making; and production of textiles or apparel. 

 
4. Exceptions 

 
a. Manufacturing of goods to be sold primarily on-site and to the general public is 

classified as Retail Sales and Service. 
 

b. Manufacture and production of goods from composting organic material (e.g., 
fertilizer) is classified as Waste-Related Uses. 

 
c. Small-scale makers and manufacturers of goods, to be sold on-site or that as part of 

the manufacturing have a display area, will be classified as Artisan’s Maker Space. 
These small-scale manufacturers shall produce little to no vibration, noise, fumes, 
or other nuisances. Production shall not pose any safety or environmental hazards 
to the public in the retail/display production area.  If an Artisan’s Maker Space 
establishment is on a street frontage, display and it must be activated towards 
customers on the street. 

 
 
DEPARTMENTAL COMMENTS 
Building Official: No issue. 
Fire Marshal: No issue. 
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. 
 
STAFF OBSERVATIONS 
1. The Text Amendment application proposes to add Artisan’s Maker’s Space to Section 2.4 

Table 2-3 Principal Use Table and modify Section 3.8 B.4.c. Manufacturing and Productions 
Category, Exceptions, c. within the City of Gunnison Land Development Code. 

2. The amendment is based off recommendations within the Gunnison Vibrancy Initiative 
Report and the Land Development Code Diagnosis. 

3. The amendment promotes the economy and goals identified in the Gunnison Vibrancy 
Initiative Report and enables a wider range of uses within CBD, C, B-1 and I zone districts. 

4. The proposed amendments protect the health, safety and welfare of the community.    
 

REVIEW STANDARDS FOR TEXT AMENDMENTS 
LDC Section 6.8 C., states that “....an application that fails to comply with any applicable review 
standard shall be denied.” The LDC Section 10.5 states that “...an application for an amendment 
to the text of this Land Development Code shall comply with the following four standards:”  
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A. Consistent with Purposes. The proposed amendment shall be consistent with the purposes of 
this Land Development Code. 
No Conflict.  Purposes of the LDC are cited in Section 1.3 and include the following headings: 
Development Standards. Establish the standards for the review of all proposed development of 
land within the City of Gunnison. 

1. Quality of Life. Protect and enhance the quality of life in the city and its environs so as to 
promote the general health, safety and welfare of the present and future inhabitants of the 
city and to protect the environment. 

2. Review Processes. Establish clear, consistent, predictable and efficient land development 
review processes. 

3. Orderly Development. Provide for the efficient, well-ordered and safe development of the 
City of Gunnison and to accommodate a variety of desirable residential, commercial, 
industrial and public land uses in an appropriate, efficient and attractive development 
pattern. 

4. Adequate Public Facilities.  Ensure that all utilities, public facilities, and services needed 
to support development are in place and adequately designed and constructed to protect the 
community’s health, safety and welfare. 

5. Property Values. Conserve the value of properties and to respect the rights of property 
owners and the interests of the citizens of the City. 

 
The proposed amendment fulfills the purpose of the LDC. The amendment addresses 
modifications within the LDC that promote the economy and goals identified by the community 
within the Gunnison Vibrancy Initiative Report and enables a wider range of uses within the 
CBD, C, B-1, and I zone districts.   
 
B. No Conflict with Other Provisions.  The proposed amendment shall not conflict with any 
other applicable provisions of this Land Development Code, or shall repeal or amend provisions 
of this Land Development Code which are inconsistent, unreasonable or out-of-date. 
No Conflict: The proposed text amendment does not conflict with any sections of the LDC. 
 
C. Consistent with Master Plan.  The proposed amendment shall be consistent with the Master 
Plan, or shall implement a new portion of the Master Plan, or shall implement portions of the 
Master Plan which have proven difficult to achieve under the existing provisions of this Land 
Development Code.  
No Conflict: The proposed text amendment is consistent with the City of Gunnison Master Plan. 
  
D. Public Health, Safety and Welfare.  The proposed amendment shall preserve the public health, 
safety, general welfare and environment and contribute to the orderly development of the City. 
No Conflict:  The proposed amendment is intended to preserve the public health, safety and 
general welfare of the community. 
 
RECOMMENDATION  
During the Planning and Zoning Commission meeting held on June 12, 2019, Commissioner 
_________ moved, Commissioner _________ seconded, and the Planning and Zoning 
Commission voted to recommend APPROVAL with stated amendments, to City Council of 
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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: 
 

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.   
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DRAFT MINUTES – MAY 22, 2019 7:00 PM  
CITY OF GUNNISON PLANNING AND ZONING COMMISSION 
REGULAR MEETING        Page 1 of 6 

MEMBERS PRESENT     ABSENT      EXCUSED 
Greg Larson - Chair  X 
Andy Tocke        X 
Jeffrey Taylor  X    
Erich Ferchau  X 
John Perusek  X 
Erik Iverson  X 
Darin Higgins  X 

OTHERS PRESENT: Community Development Director Anton Sinkewich, Senior Planner 
Andie Ruggera, Planning Technician Caree Musick, Robert Guilford, Renae Guilford, Bruce 
Jeroslow, Jan Barber, Tim Pegue, Martin Plotts, Claudia Baird, Jack Loken 

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 19-3, SUBMITTED BY ROBERT JAMES GUILFORD JR., FOR
AN AUTOMOTIVE REPAIR FACILITY AT 918 WEST SAN JUAN AVENUE,
WITHIN THE COMMERCIAL ZONE DISTRICT.

Open Public Hearing.
Chair Larson opened the public hearing at 7:00 PM.

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

Review of the Process.
Senior Planner Andie Ruggera reviewed the process stating the Land Development Code
(LDC), Section 2.4 Principal Use Table, classifies an Automotive Repair Facility as a
Conditional Use and requires a permit to operate in the C (Commercial) 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.

The applicant is Robert James Guilford Jr., whom is requesting a Conditional Use to operate
an Automotive Repair Facility at 918 West San Juan Avenue, legal description is Lots 1-12,
Block 36, West Gunnison, City and County of Gunnison.
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Applicant Presentation. The applicant, Robert Guilford Jr. was present.  Robert summarized 
his request regarding the automotive repair facility.  He stated that he has 27+ years of 
experience with automotive repair.  His plan for hours of operation are Monday – Friday 8 AM 
– 5 PM and Saturday 8 AM – 2 PM.  He plans on offering repair services for an affordable 
price.   He would not work on any vehicles larger than a Class C motorhome and his repair 
facility is only for vehicles.  
 
Commissioner Perusek asked about the last inspection of the sand trap and plumbing.  Robert 
stated that the building inspector Eric had been out to inspect it and stated it was good to go. 
 
Commissioner Ferchau asked about the License Agreement for the parking and why it was 
necessary.  Planner Ruggera stated that the previous tenant of the property also had a License 
Agreement because this property is unique with there being no room for parking that is not on 
the City rights-of-way. 
 
Public Input.  
Janice Barber -  Janice spoke in favor of Robert’s Automotive.  She stated that Robert has 
done a fair amount of work on her vehicles.  He is fair and he runs a clean operation. 
 
Martin Plotts -  Martin spoke in favor of Robert’s Automotive.  He stated that at one time the 
building was leased to Roy Duncan for Duncan’s 4x4.  Parking was never an issue at that time. 
 
Claudia Baird – Claudia spoke in support of Robert’s Automotive.  She stated that she owns 
Brickwerks that is across the street and she would be glad to have Robert’s Automotive as a 
neighbor. 
 
Staff Presentation. Nothing further. 
 
Commission Discussion. Commissioner Higgins asked if the License Agreement for Robert’s 
Automotive to use City right-of-way for parking would set any kind of precedent.  Planner 
Ruggera stated that it does not, this property has a unique situation for parking because there 
is not any parking that is not on City right-of-way.  The City had License Agreements with 
prior tenants. 
 
Closed public hearing.  Chair Larson closed the public hearing at 7:17 P.M. 
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ACTION 
During the regular Planning and Zoning Commission meeting held on May 17, 2019 
Commissioner Tocke moved, and Commissioner Perusek seconded, and the Commission 
voted to APPROVE Conditional Use Application CU 19-3, submitted by Robert James 
Guilford Jr. dba Robert’s Automotive Repair, LLC for the operation of an automotive repair 
facility at 918 West San Juan Avenue within the Commercial zone 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 the applicant is requesting the operation 

of an automotive repair facility within the Commercial zone district which requires 
conditional use approval based on the City’s Land Development Code. 

 
3. The Planning and Zoning Commission finds that surrounding uses include vacant 

industrial, storage units, a training facility and other industrial uses. 
 
4. The Planning and Zoning Commission finds that the site does not allow for off-street 

parking and that a License Agreement will be required for the private parking use within 
the City’s rights-of-way. 

 
5. The Planning and Zoning Commission finds that the site has historically used City rights-

of-way for a private parking lot.  
 
6. The Planning and Zoning Commission finds that the proposed use is compatible with the 

surrounding neighborhood as long as certain conditions are fulfilled. 
 
7. The Planning and Zoning Commission finds that the hours of operation are Monday 

through Friday from 8 am to 5 pm and Saturday from 8 am to 2 pm. 
 
8. The Planning and Zoning Commission finds that sales associated with the automotive 

repair facility are subject to City, County and State sales tax. 
 
9. The Planning and Zoning Commission finds that any and all customer vehicles in need of 

or in the process of repair shall be located within the four bays and that outside storage of 
vehicles waiting to be serviced is prohibited on the City rights-of-way. 

 
10. The Planning and Zoning Commission finds that the use of air-impact wrenches and 

other possible noise nuisances shall be used only inside the service bays with the doors 
down, during hours of operation. 

 
11. The Planning and Zoning Commission finds that a backflow preventer will need to be 

installed per City of Gunnison ordinance. 
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12. The Planning and Zoning Commission finds that verification of the oil sand-filter drain is 
required and the removal of oils, anti-freeze, etc. shall be disposed of according to the 
Colorado Department of Public Health and Environment. 

 
13. The Planning and Zoning Commission finds that verification of the building ventilation 

system is required by the Fire Marshal and Building Official. 
 
14. The Planning and Zoning Commission finds that an automotive repair facility will not be 

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

 
CONDITIONS: 
1. The site shall be inspected for a sand filter/oil separator and is subject to final inspection 

by the Building Official and Fire Marshal prior to issuance of a Change of Occupancy 
permit. 

 
2. Disposal or recycling of any oils or metal scraps shall be disposed in accordance with the 

Colorado Department of Public Health and Environment. 
 
3. An exhaust system shall be installed to contain and remove vehicle or engine emissions 

and is subject to final inspection by the Building Official and Fire Marshal prior to 
issuance of a Change of Occupancy permit. 

 
4. Service and repairs of all vehicles shall be made within the service bay with the doors 

down, during hours of operation. 
 
5. Storage of materials, equipment or vehicles are prohibited outside of the structure on City 

right-of-way, including the designated parking spaces in front the building.  Failure to 
comply with this outdoor storage condition may constitute this Conditional Use Permit to 
be revoked. 

 
6. The applicant shall enter into a License Agreement with the City for the private parking 

use. 
 
7. A backflow preventer is required and subject to inspection by the Water and Sewer 

Superintendent prior to a Change of Use Permit. 
     
8. A City Sales Tax License shall be obtained prior to issuance of a Change of Use Permit. 
 
Roll Call Yes:  Ferchau, Larson, J. Taylor, Higgins, Iverson, Perusek, Tocke 
Roll Call No:  

      Roll Call Absent:  
Roll Call Abstain:  
 
Motion carried      
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V. CONSIDERATION OF THE MAY 8, 2019 MEETING MINUTES 

Commissioner Perusek moved and Commissioner Iverson seconded, to approve the May 8, 
2019 meeting minutes as drafted. 

 
Roll Call Yes:, Ferchau, Tocke Larson, J. Taylor, Higgins, Iverson, Perusek 
Roll Call No:  

      Roll Call Absent:  
      Roll Call Abstain:  
 

Motion carried 
  

VI. COUNCIL UPDATE / PLANNING STAFF UPDATE 
• Welcome to the new members of the Planning and Zoning Commission.  This is the first 

time having a full roster in a while. 
• At the City Council meeting, Mayor Gelwicks distributed an informational memo 

regarding the outcome of Anton attending the Sonoran Institute for Integrated Water and 
Land Use Planning Workshop.  From this workshop it was recognized by the local group 
that additional stakeholders are needed.  Formed a local group called Water Taskforce of 
the Gunnison Valley and developed the following statement, “Our community values 
depend on clean and abundant water.  Our water supply is shrinking, our community is 
growing, threats are increasing, we understand tempers will flare; unless we take action 
now as an informed community we make lack enough clean water to support the very 
reasons that we choose to call this place home. And therefore we make water quality and 
quantity a priority and driving force in our decision making.”  Discussion of water issues 
followed. Water has been a point of discussion in all the meetings regarding the 
Comprehensive Plan. 

• City Council will be holding public hearing for Text Amendments on Wireless 
Telecommunications Facilities and the Text Amendment on Solar installations on May 
28th. 

• Also on May 28th at City Council there will be a discussion of the MOU on Lazy K with 
High Mountain Concepts.  

• City Council with also have a joint meeting with Gunnison County Board of 
Commissioners on May 28th. 

• Friday, August 2nd, training for Planning and Zoning with the County Planning 
Commission. 

• Goal Setting Workshop June 10th 5:15 PM – 7:00 PM 
Six Major Priorities identified:  
 Housing 
 Land Use and Growth 
 Transportation and Transit 
 Economy 
 Environment and Sustainability 
 Image and Identity. 

• On June 12th meeting there will be public hearings for Conditional Use for a hotel on Main 
Street and Text Amendment for Maker’s Space. 

• On June 26th meeting, would like to have Commissioner training. 
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VII. COMMISSIONER COMMENTS –  

Welcome to the new members of the Planning and Zoning Commission. 
      John thanked Anton for attending the Water Conservation meeting in Lake City. 
      Discussion of flooding risk in Lake City. 
 

VIII. ADJOURNED AT 8:13 PM BY CHAIR LARSON 
              
        ______________________ 

Attest:        Greg Larson, Chair 
 
______________________ 
Caree Musick, Planning Technician 
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