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MEMBERS PRESENT ABSENT EXCUSED 
Greg Larson - Chair X 
Andy Tacke X 
Jeffrey Taylor X 
John Perusek X 
Erik Iverson X 
Geoffrey Oros X 
Travis Scheefer X 

OTHERS PRESENT: Community Development Director Anton Sinkewich, Senior Planner 
Andie Ruggera, Planning Technician Caree Musick, Elizabeth Smith, Don Smith, Steve 
Williams, Steve Scribner, Morgan Law, Nancy Dean, Lisa Lynch, Andy Sovick, Mel Peddle, 
Kelly Osness, Ethan White, Ryan Taylor, David Assad, Sharon Schlegel, Tanner Whiteford, 
Bryan Wickenhauser, Laurie Gery, Joe Dix, Brenda Freeburn, Curt Linville, Caleb Linville, 
J anece Ko leis, Marv Ko leis, Collen Cope, and Mary Zimmerman 

I. CALL TO ORDER AT 7:01 PM BY VICE-CHAIR TOCKE 

II. PLEDGE OF ALLEGIANCE TO THE FLAG 

III. UNSCHEDULED CITIZENS 
None 

IV. CONTINUED PUBLIC HEARING AND POSSIBLE ACTION - CONDITIONAL USE 
APPLICATION CU 21-6 FOR A BOUTIQUE HOTEL WITHIN THE 
PROFESSIONAL BUSINESS (B-1) ZONE DISTRICT, SUBMITTED BY DON SMITH 

Open Public Hearing. 
Vice-Chair Tacke resumed the Public Hearing at 7:03 PM 

Proof of Publication. 
Proof of Publication was re-entered into the record. 

Review of Process. 
Community Development Direct Anton Sinkewich gave a review of process. 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. 
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The applicant, Don Smith, is requesting to construct a boutique hotel with the Professional 
Business (B-1) zone district. The property's legal description is Lots 4 through 10, Block 77, 
First Addition, City and County of Gunnison, also described as 404 and 416 North Main 
Street. The applicant had completed a Conditional Use application for the boutique hotel 
located at 404 N. Main Street, Gunnison, in 2019. The applicant has submitted this revised 
plan with change in project scope to include utilization of the property to the north ( 416 N. 
Main Street). The public hearing for this Conditional Use was opened on August 11 , 2021 
and based on feedback received from the public, commissioners and City staff; the applicant 
requested additional time to address comments received. It was initially continued to August 
25, then ultimately continued to September 22nd . 

Notable changes to the application since the August 11, 2021 meeting are: Number of guest 
rooms has been reduced from 28 to 26; Bar/Cafe size has been reduced from 1548 square feet 
to 1200 square feet; due to reduced guest room and Bar/Cafe size reductions the required off
street parking spaces was reduced from 33 to 30, and all required parking is accommodated 
on-site without a waiver; building footprint and penthouse structure has been re-positioned 
and re-designed to comply with sightline visibility standards for building elements over 35 
feet; a loading/delivery stall has been added to address concerns of alley access delays due to 
deliveries; the roof form of the building mass above 35 feet has been adjusted to a primarily 
south-facing gable optimizing the solar array (solar array will not exceed the 50-foot height 
limit); rooftop access will be allowed for hotel guests on the west and southwest portions of 
the roof only (away from residential zone district to the east); and alley will be improved to 
City Public Works standards for the extent of the property to Ohio Street. 

Applicant Presentation. 
Steve Scribner and Morgan Law presented on behalf of the applicant. Presentation started with 
the following statement: " ... At the last meeting we heard many valid and reasonable concerns 
of neighbors and in no way are we trying to ignore them, we feel this hotel can be a win for 
everyone. We want to move forward in the spirit of collaboration and sensitivity. We said that, 
we wanted to make sure (the hotel) is considered by you all and in the context of Gunnison as 
a whole in reference to value it brings to Gunnison and how it fit in the vision of Gunnison and 
the city's future and the present. Gunnison is one of the most incredible communities in 
Colorado. It is a rare truly authentic western city with a rich history and a diverse and robust 
and resilient economy and very few communities exist with such a real balance with local 
ranching, University, outdoor recreation, and hospitality. Tourism benefits the economy but 
does not overrun it. It is a real working, thriving city, not a resort. But it is changing as all small 
cities and towns always have and always will. I hope you on the board tonight recognize your 
position as helping to shape the change of creating the future of Gunnison that lives up to its 
full potential. This city will grow but what form of growth does it want? Does it want the 
vision for Gunnison of tomorrow to include density, walkability, and community centric, 
sustainable and resilient businesses in the heart of downtown? There are notions that this block 
in question is inappropriate for building of this scale, but just ask yourselves where this is 
appropriate? This project does not have the option of being located two blocks to the south. 
The City undoubtedly has a boutique hotel in its future. Would it really be better for it to be 
located along a strip of other hotels, driving distance from the heart of the City? A proposed 
hotel in this location will give visitors, relatives, and visiting professors a place to experience 
Gunnison not just somewhere average to sleep in a chain that could be anywhere else in this 
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country rather than the beating heart of the town. The City's Gunnison Vibrancy Initiative and 
the Comprehensive Plan 2030, specifically envisioned expanding the Main Street business 
district towards the north. I think that is important to keep in mind. It' s the most logical and 
appropriate way to increase the town's commercial offerings. Yes, this block is basically 
totally residential and it is residential scale today but that's not of historical significance that 
these blocks are bookended by tall historical commercial buildings of the Central Business 
District and the strip malls a few blocks to the north. It is not a quaint and quiet neighborhood 
block. It's on a four lane thoroughfare. One of the board members noted at the last meeting 
that the fact the block is residential scale is not because of decision made about the scale of the 
commercial district but because the economic engine stalled after the first two blocks were 
built up, but that engine is definitely full throttle now and this part of Main Street is the right 
place for that commercial expansion, I believe. Housing is the most critical need for Gunnison 
right now. But, we can't forget that there isn't a large amount of commercial businesses in 
town. The town does need to increase its business core to maintain balanced growth. One City 
official that we talked to that even before this hotel was even proposed, he noted that a hotel 
on Main Street could be the most significant thing possible in terms of enlivening the City 
core. This is a rare type of business will bring visitors and keep them here. It will provide 
space for community to meet, mingle, share coffee or a glass of wine and sell or purchase 
locally made merchandise, or work remotely. People can actually experience Gunnison from 
where they are staying. Gunnison is growing whether we like it or not. This is the story of 
America, it is happening in neighborhood, cities and towns all over the country. Change is 
happening, the few that it impacts directly speak up and concern the resistance. Sometimes 
good projects are stopped, other times less good positive projects can go through and our 
responsibility, that's all of us in this room is to make sure the change at hand is discussed from 
the part of view of the City, how it fits in with a shared view of the future and not from lens of 
individual concerns, but keeping individual concerns in mind, for sure. Should the City 
encourage density, community, walkable, obtainable development or push large projects to the 
periphery and give the impact of unique hotels to Buena Vista, Telluride, Estes Park, 
Leadville? Locals love them, take pride in them, spend time in them, make paintings of them; 
we feel that this would be a real asset. ... " 

Steve reviewed the changes to the design since the meeting the first of August and gave an 
overview of the site plan changes. The penthouse is reduced with a gabled roof to minimize 
the visual perception of height. 

Bar/Cafe is a laid back with local art. 
Hotel will be built to Passive House standards, the most rigorous standard in the world for 
efficient building. 

The Main Street Hotel will be the first Passive House hotel in North America. As a Passive 
House construction it will have a 90% reduction in energy consumption and will be the most 
resilient and efficient hotel in the State. 

Public Input. 
Janece Kolies - asks the Commission to consider another traffic pattern. Concerned about 
traffic traversing the soon to be new Ohio Streetscape that includes a multi-modal pathway. 
The current City Plan and the drafted Gunnison 2030 plan encourage and promote multi-modal 
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transportation. Janece stated she has talked with Public Works Director David Gardner and her 
suggestion was to consider all traffic for the hotel enter and exit via Main Street. 

Kelly Osness - Main Street business owner; while participating in the Gunnison Vibrancy 
Initiative the group toured other communities. A big part of what we were wanting to do for 
Gunnison was to bring people down to Main Street and creating placemaking and some 
vibrancy and something happening. I had coffee with Don and he showed me his plan for the 
Main Street Hotel and it was exactly in line with what we were trying to create in Gunnison 
Vibrancy Initiative. Bringing smaller, quaint walkable to downtown Main Street. I am hugely 
in favor of the Main Street Hotel, I think it will help our businesses and the restaurants. The 
fact that he has been very thoughtful to the neighbors and the whole area but also the kind of 
clientele he will be bringing in and will not really be in competition with any other hotels. 

Lisa Lynch - lives two blocks north on Iowa Street. For those people that were not at the last 
meeting the delivery stall was added due to a concern about UPS, FedEx and food deliveries 
blocking the alley especially with the alley being designated a one-way alley. (Alley will still 
be two way via latest discussions with Public Works). She has a carport the same dimensions 
of the delivery stall for the hotel in the alley and it takes her a while to park her Toyota Tacoma 
in the carport so it is her belief that delivery drivers will not take the time to park in the delivery 
stall. Additionally, the hotel is showing multiple parking spaces in a dark alley. She has 
calculated the minimal people for a hotel of six people plus 26 cars assuming the hotel is full 
with only one vehicle per room; so only 30 parking spaces with two handicapped and five in a 
dark alley is not appropriate and that is not even counting the people patronizing the bar. 

Andy Sovick - I have been a resident since 2005 , served on City Council in 2017-2018, and 
currently vice-chair of the Gunnison County Planning Commission. States that the job of the 
City of Gunnison Planning and Zoning Commission is to implement the vision of the City of 
Gunnison residents. Your job is to see if this application fits in the box and by in large it does. 
You (the Commission) have all the surveys that have been collected over the years from all 
different formats. You have a lot of data telling you what the people want you to implement. 
What never raises up in these surveys is the desire for more dilapidated lots and duplexes, more 
control by neighbors, more authoritarian control by the Planning and Zoning Commission. A 
vote against these things would be a vote for the hotel. These opportunities do not come up 
very often where an ambitious entrepreneur has come along and has asked to be allowed to do 
what they want to do on the property. What does rise to the top in those surveys is things like 
vibrancy, walkability, a diverse skyline, diversity of business, economic stability and 
environmentally sustainable design. This application knocks those things out of the park. 

Ethan White - I own a house about one block north of the proposed hotel. I deal with UPS and 
FedEx in my alley frequently but it really isn't that big of a deal. I think this is a great idea. I 
am here in support of effort. Anything that can lessen pressure on AirBnB and free up long 
term rentals in the valley is a smart move. I'm tired of seeing my friends and colleagues move 
out of the valley because they can't find anywhere to live. If we are able to replace some of 
those AirBnB offerings with some nice accommodations. As someone that lives about a block 
away I'm not worried about parking, alley traffic and I think this is a good move for housing 
crisis we are facing. 
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Brenda Freeburn - I want to think the developers for listening to us last time. It seems like you 
have addressed all the concerns that we had brought up except for one. And that is it is still 
very vague what the use of the room/patio/deck is going to be used for and my concern is that 
I'm one block to the west and all the mitigation that has been done is to protect the noise level 
that is going toward the east and nothing for the west. Would like some clarification as to what 
the deck is going to be used for, because I can just see that half a block west is residential too. 
The focus has been on protecting the residents to the east side. Concerned for the level of noise 
that we are going to get from the rooftop. 

Bryan Wickenhauser - live in the 400 block two blocks west of the proposed hotel. Applaud 
the applicant on the design and paying the extra money it clearly costs to build to get to the 
energy efficiency. Proud to see this downtown. I know the developer personally, and I've 
seen his projects and been impressed with his projects in the past. One question with regard to 
the alley, "Can you turn south in that alley?" Community Development Director Sinkewich 
said that the alley behind the hotel will have two way traffic. Support the project, think it is a 
great build. 

Steve Williams - live directly across at 415 N. Main Street. I like the project, I know the 
developer will do a good job, I don' t like the location. As a board you have been very helpful. 
The question to me is what happens in fact if you approve this. This is a significant impact, 
this changes the game. Anybody that has thought through this knows that this property does 
not belong in the B-1 in a traditional sense of what B-1 is. B-1 is a transitional residential 
neighborhood that allows professional business. This project does belong in the Central 
Business district. Why am I concerned? I concerned about my assumed property rights as a 
long term resident in the neighborhood. I believe that this hotel will have a negative impact 
on my property values. Not in the sense of sell ability, I no intention of selling. As I have 
noted before the family has been there for three generations, since 1924. But I would assume 
that the taxes will go up in the neighborhood and that is a negative impact. Going back to B-1, 
historically I was involved in the negotiations there when a realtor had an office where Abba 
Eye Care is today wanted to convert all of Main Street to Commercial. And the compromise 
was the B-1. It was a compromise to allow business use, professional business use that did not 
require a sales tax license to occupy and the transition has generally been positive. None of in 
the neighborhood, I think, will be disappointed if 404 N. Main disappears. For those of you 
that know what it is, it is affordable housing. 416 is a little more substantial and that is a two 
unit affordable housing unit. So this project is going to eliminate three affordable housing 
units by the nature of the need to clear the site off. And probably what is probably the most 
critical time for affordable housing by the time that I have lived in Gunnison. We got a crisis, 
no doubt about that. The architects underscore the issue by noting that this will help expand 
the small commercial district. That is really the question, does B-1 get preserved or not in 
becoming the commercial district. That is my concern. While other are going to talk or have 
talked about the height, or building mass, using Blackstock as an example, the County 
Courthouse as an example, both of those required a full block. I would like to see the developer 
have better siting, than what is proposed here. I would love to see this project where the old 
Columbine is or even one block south, or the same side of Main Street where you got open 
space there and that is in the commercial business district. 
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Melanie Peddle - I live in the Van Tuyl neighborhood and I just wanted to do a quick overview 
on how long it takes to walk from a hotel to High Alpine Brewery. Comfort Inn - 15 minute 
walk. Quality Inn & Econo Lodge - about a 5 minute walk. Proposed hotel location - 5 minute 
walk. Great location. Gunnison needs a boutique hotel and we need it to be walkable to 
downtown. I have walked through one of Don's projects and the air feels great. It is a 
responsible way of building, a high quality way of building. I would be proud to have my 
friends and family to stay in this hotel. I really want this hotel, in this location, in Gunnison 
and I want Don to be the one that builds it. 

Tanner Whiteford-resident since 2014. I am also the ICELab manager on Westem's campus. 
Due to the nature of my work I often have conversations with transient workers, and transient 
tourists to our valley who are looking for places to work but also to stay. The most common 
theme I hear from people that work at the ICELab it that there are no available lodging that 
they would prefer to stay in, in the south valley. As we have heard of in previous examples, 
Econo Lodge, Quality Inn, Comfort Inn, Holiday Inn; not everyone is just wanting a quick 
place to lay their head, they want an experience and in Gunnison we do not have that 
experience. On the same note, the conversations that I have had with my family who live in 
North Carolina and on several occasions I have always begged them to come see me in 
Gunnison. Every time they come here it does not feel like a tourist destination to them. They 
would rather go elsewhere to other mountain towns to spend their money in locations that do 
not help our local economy, whether it is Crested Butte, Vail, Aspen or Telluride, etc. I do 
believe this is due to the fact that when you visit Gunnison in a way it does feel like we are 
stuck in a previous time and in a way we all love that but at the same time I think that it is 
important that we offer the availability for people who come to stay in locations and visit our 
town and our downtown specifically and to feel comfortable where they stay. Quote from a 
friend of mine that was unable to make it tonight but that I feel near and dear to the quote that 
she took from Garrett Nelson: "Sometimes achieving just and equitable for a community may 
require overriding objections from a smaller more vocally organized constituent of the 
community" There are many finite details that people have brought up that I understand but 
see that we need to make swift actions to make this hotel happen sooner rather than later and 
dragging our feet because as we speak there are communities that are making these changes 
without hesitation or second guessing. If we want to stay up with the times and not be stuck 
in the times when Wyatt Earp walked through downtown, we must make the right and just 
decisions tonight. 

Joe Dix - early on it was mentioned that the hotel would be in a different price range. I would 
like to know what that means. 

Marv Ko lies - how long is it going to be before that block is commercial? How much 
discussion has this group had around when this is going to be considered commercial on this 
block of Main. It seems very commercial and it seems like the entire east side of the street 
(Main) is going to be commercial or business and the west side of the street has one that is 
commercial and the rest is residential. Again, it is people making decisions for the future for 
the people that live there. 

Sharon Schlegel - live across the alley (from the proposed hotel). What is the upper room 
going to be used for? 
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Claudia Baird - I have a reclaimed building materials business in two yards in Gunnison, one 
in the industrial area and one at the very south end of Main. I have a retail business in the first 
block of North Main Street. I own a house that I bought and remodeled a few years ago in the 
600 block of North Main Street. And I own a commercial building on East Tomichi. So I 
have a lot invested in downtown Gunnison. I want this hotel! I want this hotel very badly. I 
want the foot traffic. I want the nice people that will come in and stay in this hotel will walk 
downtown to breakfast, lunch and dinner. They will walk around downtown. I want that foot 
traffic for my retail shop. For my building materials business, I want it as well. Because, I 
don't do quite frankly, I don't do much business in this valley. Which has been good, it has 
forced me to go outside the valley. It has forced me to market myself outside the valley. 
Patagonia has bought materials for a store remodel from me. House of Blues in New Orleans 
has remodeled their club in New Orleans with my materials, and just yesterday a gentleman 
from Omega Construction Company in Canada left, this was his fifth or sixth visit making a 
shopping list of my building materials. I want some place nice for those people to stay when 
they come to town. I sell to Minnesota, California, Arizona, Indiana; I want someplace nice 
other than the Comfort Inn and the Holiday Inn Express. I get tired of going up to Comfort Inn 
to pick people up. This hotel fits with this town. It would be a shiny, bright anchor on Main 
Street. It would lift Main Street. I'm afraid with this also new Gunnison Rising going out east 
of town that if the people that are in charge of planning for this town aren't careful and good 
stewards of old town Gunnison that all the good hotels, restaurants, jobs are all going to go out 
shiny bright new place east of town, and it's going to leave old downtown Gunnison more tired 
and older and just nothing but auto parts stores, thrift stores and pawn shops. There are already 
two unoccupied homes on North Main Street. We have to do something better to bring Main 
Street up and something is going to go in there, sooner or later neighbors something is going 
to go in there and it is probably going to be tall, it ' s probably going to have some density to it 
because the times and the location demand it. So I know change is hard, change is really hard, 
and the older we are the harder it is but change is here. We can ' t claw this town back to 1970 
and I know that none ofus really want to. I ask this Commission to please approve this project, 
it is what Gunnison needs. 

David Assad - Gunnison resident and I work at the ICELab. The first thing that I want to said 
was that Main Street is logical for many reasons. It ' s a great place for a hotel to go because it 
is Main Street. It's walkability to downtown is going to be extremely important to all of our 
local businesses. I think a hotel on Main Street doesn't sound crazy to me. Second, I am amazed 
how responsive the applicant has been, I know Don very well, I probably shouldn't be 
surprised, but I can't believe that they have addressed every single thing they heard in August. 
And they have done an amazing job, they have changed the architectural plans that costs 
money. They have architects here that costs money. Everything about this is expensive and I 
hope that this project is approved tonight. My background is in finance so I'll probably talk 
about finance more than you wanted. ICELab is tasked with economic development vibrancy. 
We are here to create more high paying jobs in Gunnison County and that includes the City of 
Gunnison who is also funds the ICELab. And one of the ways that we are trying to build this 
vibrancy and create more jobs is to make the City and County of Gunnison an outdoor industry 
hub. In order to do that, we need to have the correct infrastructure to help businesses that are 
trying to create primary jobs in the City of Gunnison and Gunnison County. A primary job is 
a job for a business that is bringing money into the County or City from outside of town. We 
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are trying to build jobs with companies that are exporting goods and bringing money in to 
make our economic situation more vibrant. We were here last week to talk about SheFly a 
company that is attempting to move here and we were here asking for public funding. This is 
an amazing opportunity to use private investment to build infrastructure to building this 
outdoor industry hub which is what we think is the best direction for the City of Gunnison and 
the ICELab is here for economic development, so I'll ask you to please approve here tonight. 
It is very expensive to keep having these meetings for a company that is trying to build. This 
is the exact type of infrastructure that we need for an outdoor industry hub. And there is nothing 
better than having private money building it. 

Sam Degenhard - (via Q&A of Zoom meeting) I am a Gunnison resident and business owner 
of hospitality company Campfire Ranch. I joined the meeting tonight to share my opinion on 
the project of the Gunnison Hotel. I am strongly in support of the Gunnison Hotel and 
encourage you to support this project through approval. The Gunnison Hotel is a sustainable, 
community driven Main Street asset that ensures more walkability, more gathering, more 
connectivity with businesses, more downtown activity, more short term rentals for folks 
visiting out community. What an outstanding idea. The project clearly meets or exceeds the 
zoning district requirements and would be an incredible asset for Gunnison. Kudos to the 
developer on the plans and adjustments, and amendments in response to community concerns. 

Community Development Director Anton Sinkewich read the following letters/emails into the 
record: 

Lyndsey Reuhle - 9/22/2021 - in support 
Carlie Kenton - 9/22/2021 - in support 
Dan Crean - 9/22/2021 - in support 
Sharalee Pederson - 9/22/2021 - in support 

Celeste Helminski - I too have been on the Vibrancy Committee with Kelly, with Jennifer, 
with Carli and we did travel to other places and things that we liked about other places, things 
that I really appreciate is the walkability of our downtown. Having something like this to have 
the walkability, to invite people to go in either direction, north or south, I think is a wonderful 
thing. So I really encourage you to look at it and approve it. 

Applicant response: Steve Scribner and Morgan Law -

Steve - I would like to thank everyone for their thoughtful comments regarding the application. 

Morgan - I would like to address the issue of the usage of the top floor. Both from the use 
perspective and in terms of noise and activity. Top floor as of now is slated to be two hotel 
rooms. There is access via stairs and elevator to the roof but will be limited to select individual 
events. The owners would be amiable to have quiet hours implemented if needed. Guests 
would also be allowed on the roof during certain hours . 

Brenda Freeburn - how are you going to control noise from the rooftop? Would like something 
specific as to the hours. Vice-Chair Tocke stated that it is possible for the Commission to add 
Conditions to the application. 
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Discussion of the process for setting hours on the rooftop. Discussed having hotel do event 
permits but it was determined that a Condition on the Approval be added establishing quiet 
hours similar to Cafe/Bars in the B-1 zone. 

Commissioner Oros - asked if the Commission has the right to impose this type of Condition? 
Community Development Director stated it is within Commissions discretion of a Condition. 

Claudia Baird - I live on North Main Street just two block from there. Are we all going to sit 
here and deny that this is Main Street where there is truck traffic all day and night long? It is 
an extremely noisy street. It is the big truck route to Crested Butte. It's noisy at 6 in the 
morning, it's noisy at 10 at night. Are we really thinking the deck of the motel is going to be 
noisier than what goes on, on State Highway 135? I think we could measure the decibels from 
Main Street, it is not a quiet street. 

Steve S. - With regard to the concern of noise created by the rooftop deck, we are happy to 
work with whatever Condition that is put on us, but if there is a second more rational, more 
thoughtful answer that would seem more appropriate. 

In regard to the alley usage, we are very amiable to changing the traffic pattern to use an 
entrance/exit on to Main Street with the proposed right turn only or exiting into the alley going 
northbound instead of southbound. The current plan was based on the recommendation from 
the Public Works department. We as the applicant are not making the call on the traffic flow 
and will follow recommendation of Public Works during site development meeting prior to 
getting a building permit. 

For the price, we do not have that information at this stage. 

Laurie Gery - I live about a block from the proposed project. Seems to me there is kind of a 
dichotomy, the residents and the business district. I have some concerns about it and how it is 
going to impact my neighborhood. I do appreciate a lot of care that you guys have taken in 
your design and I support that energy efficiency. What I would like to know with all this energy 
conservancy are you putting charging stations in the parking lot or bicycle parking? Steve -
we are absolutely going to have charging stations and bicycle parking as well as bicycle 
renting/borrowing. 

Steve - It will be an all-electric building. 

Sam Degenhard - Completely agree with Commissioner Geoff Oros, there are already 
ordinances in place within the city. Applying additional restrictions to them is unjust and 
inapplicable. The developer should be able to operate his business within the existing 
regulations. 

Staff Presentation 
Community Development Director Sinkewich stated the subject site is located on the fourth 
block of Main Street. The site is Professional Business (B-1) zone district. There is Duplex 
Residential (R-2) adjacent on the east side of the site. Surrounding uses include residential, 
B-1, professional offices. The zoning between B-1 and R-2, is separated down the center of 
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the east alley of Main Street starting in the 400 block of Main Street. Subject site is less than 
½ block to the north of the Central Business District. In 2016, the One Valley Prosperity 
Project identified the revitalization of downtown Gunnison as a regional priority. In 2017, the 
City initiated the Gunnison Vibrancy Initiative (GVI) realizing that our downtown 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 
City's 2030 Comprehensive Plan supports the goals articulated in the OVPP report and GVI. 

One point of clarification, it is the recommendation of Public Works to enter off of Main 
Street and exit through the alley going south. The intent in exiting to Ohio Street was also a 
recommendation of Public Works because it is the shortest distance from the parking lot exit 
and out of the alley which would cause the least disturbance to the neighbors. This project 
will go through a complete permit process and site plan review, where all these factors will 
be re-evaluated. It was NOT recommended by Public Works to have a one-way alley 
designation. Ultimately the design of the hotel is already explained. It will be built to Passive 
House standards which we are very supportive of, this meets the sustainability goals 
articulated in the Gunnison Comprehensive Plan as well as the sustainability plan that is 
underway by staff. 

The proposed hotel within the Bl 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. City Planning staff unanimously supports this 
application for conditional use for a hotel at 404 and 416 North Main Street. 

All staff comments to the proposal has been negated with the re-worked design. 

Commissioner Discussion 
Commissioner Iverson - none 
Commissioner Scheefer - I appreciate everyone's input. Great input was given. Concerned 
about the effect of the neighboring community. The B-1 is described in the LDC as a 
transitional zone district. The intent and the design of the project is great. Concerned about the 
traffic flow. Community Development Director pointed out that the traffic flow of the site will 
be evaluated again during the site development process and is not within the Commission's 
discretion to come up with appropriate traffic flow that it is the function of City of Gunnison 
Public Works department as well as Colorado Department of Transportation (CDOT). 

The control of the rooftop deck is tricky. Should there be any limits like Commissioner Oros 
asked before. With the described use at this time with certain guests and bar patrons being 
allowed on the rooftop deck could make it busy and noisy. Commissioner Iverson asked if it 
would be noisier than a loud diesel truck going down Main Street. Commissioner Scheefer said 
part of the concern with the rooftop deck was also having people up so high next to residential 
uses with noise and visibility. 
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Commissioner Taylor - would like to point out truck noise and conversation are not the same 
kind of noise. I do not think we need any additional restrictions regarding noise. 

Commission Oros - Thank you to all the comments tonight and to the applicant for addressing 
all the previous comments. Concern over traffic flow, thinks it should be an entrance/exit to 
Main Street with access to the alley. As far as the rooftop deck, I completely agree with 
Commissioner Taylor. I think the Condition should read something like, rooftop deck will 
comply with existing ordinances. Great plan and I support the application. 

Commissioner Scheefer asked if the Condition could be written so that it was similar to the 
downstairs bar. Senior Planner Ruggera clarified that the additional quiet hours that apply to 
the B-1 zone district are for bar/cafe outdoor spaces. Commissioner Scheefer was in favor of 
linking the quiet hours for the rooftop deck to the quiet hours imposed on the outdoor spaces 
of a bar/cafe in the B-1 zone district. 

Commissioner Tocke -would like to thank everyone for coming and having provided input on 
the application. I was considering for a while what the LDC definition is for the B-1 zone 
district regarding a low intensity use. Compared the hotel to other potential uses in the LDC 
Principle Use table. Some of the other allowed uses would be more intense than the hotel. So, 
I feel okay with the hotel. Concern over traffic flow through the site. Director Sinkewich 
reiterated that it was not the Commission's or staff's decision regarding traffic flow through 
the site. It is the discretion of Public Works and CDOT. Commissioner Tocke - I am in favor 
of adding a condition regarding quiet hours for the rooftop deck. Appreciate the applicant's 
willingness to work with comments from the Commissioners and also the public and make 
changes. 

Close Public Hearing 
Vice-Chair Tocke closed the Public Hearing at 9:08 PM. 

Commission Action. 
ACTION 
During the regular Planning and Zoning Commission meeting held on September 22, 2021, 
Commissioner Oros moved, and Commissioner Scheefer seconded and amended the motion 
to include another Condition stating, "The hotel will have quiet hours imposed for the 
rooftop after 10 PM nightly", and the Commission voted on the amendment to the motion 
first. The amendment to the motion was passed by majority to include the additional 
Condition. 

Roll Call Yes: Tocke, Scheefer, Iverson 
Roll Call No: Oros Taylor 
Roll Call Absent: Perusek, Larson 
Roll Call Abstain: 

Motion passed by majority (amendment to the motion) 
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Following the vote to include the addition Condition, the Commission voted to APPROVE 
Conditional Use Application CU 21-6, submitted by Don Smith for a boutique hotel at 404 
and 416 North Main Street within the Professional Business (B-1) Zone District, based on the 
following findings of fact and conditions: 

FINDINGS OFF ACT: 
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, and the Gunnison 2030 Comprehensive 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, and the Gunnison 2030 Comprehensive 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 and 416 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 will provide 
30 off-street parking spaces which meets the required off-street parking spaces in the 

LDC. 

10. The Planning and Zoning Commission finds that the proposed hotel has proposed ways to 

mitigate possible nuisances. 
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11. The Planning and Zoning Commission finds that adequate facilities are being proposed. 

12. 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 to protect environmental resources. 

13. 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). 

14. 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. 

15. 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 September 22, 2024. 

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. 

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. Applicant will improve the adjacent alley to City of Gunnison Public Works standards 
from the extents of the property to Ohio Street. 

9. Applicant will coordinate and receive approval of an alley snow removal plan with the 
City Public Works Department prior to Certificate of Occupancy. 

10. All required directional and safety signage will be installed according to City Public 
Works Department standards. 
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11. City Planning and Public Works departments will re-assess the hotel's parking lot 

vehicular circulation to assess possible ingress and egress movement on Main Street. 

Applicant will proceed with City staff recommendation. 

12. The hotel will have quiet hours imposed for the rooftop after 10 PM nightly, consistent 
with outdoor bar and restaurant spaces in the B-1 zone district 

Roll Call Yes: Oros, Taylor, Scheefer, Iverson, Tocke 
Roll Call No: 
Roll Call Absent: Perusek, Larson 
Roll Call Abstain: 

Motion carried 

V. CONSIDERATION OF THE AUGUST 25, 2021 MEETING MINUTES 
Commissioner Scheefer moved and Commissioner Iverson seconded, and the Planning and 
Zoning Commission voted to approve the August 25, 2021 meeting minutes as presented. 

Roll Call Yes: Tocke, Oros, Taylor, Iverson, Scheefer 
Roll Call No: 
Roll Call Absent: Perusek, Larson 
Roll Call Abstain: 

Motion carried 

VI. MOTION TO EXCUSE CHAIR LARSON AND COMMISSIONER PERUSEK FROM 
THE PLANNING AND ZONING COMMISSION MEETING OF SEPTEMBER 22, 
2021. 
Commissioner Iverson moved, and Commissioner Scheefer seconded the motion to excuse 
Chair Larson and Commissioner Perusek from the Planning and Zoning Commission meeting 
on September 22, 2021. 

Roll Call Yes: Tocke, Oros, Taylor, Scheefer, Iverson 
Roll Call No: 
Roll Call Absent: Perusek, Larson 
Roll Call Abstain: 

Motion carried 

VII. CITY COUNCIL/PLANNING UPDATE 
• City Council - had a discussion regarding short-term rentals on 9/14/21. Discussion of 

toolkit items with regard to STR's. Also a discussion of housing strategy options. 
• Move work session to next meeting on October 13 th

. 

VIII. COMMISSIONER COMMENTS 
Commissioner Taylor - Congratulate staff on Colorado AP A Award for the Comprehensive 
Plan. 
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Commissioner Oros - good discussion tonight. Public Works started on the Library 
intersection realignment. 

IX. ADJOURNED AT 9:39 PM BY VICE-CHAIR TOCKE 

Attest: 

L4w-~,11,·, K, 
Caree Mus~lanning Technician 


