
AGENDA 
CITY OF GUNNISON 

PLANNING & ZONING COMMISSION 
Rev. 8-6-2021 

 
DATE:  WEDNESDAY, AUGUST 11, 2021 
TIME:  7:00 PM 
PLACE: CITY HALL, COUNCIL CHAMBERS, 201 WEST VIRGINIA AVE. 
  REMOTE ACCESS MEETING 

 
REGULAR MEETING 

Due to the international outbreak of novel coronavirus (COVID-19), the City of Gunnison is 
holding Planning and Zoning Commission meetings in person and online. The public may attend 
Public Hearings and Regular and Special Sessions remotely. Click Planning and Zoning 
Commission Regular Session to access the meeting. 

 
I. CALL TO ORDER  

 
II. PLEDGE OF ALLEGIANCE TO THE FLAG  

         
III. UNSCHEDULED CITIZENS  

 
IV. 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. 

 
V. CONSIDERATION OF THE JULY 28, 2021 MEETING MINUTES 

 
VI. COUNCIL/PLANNING – STAFF UPDATE 

 
VII. COMMISSIONER COMMENTS 

 
VIII. 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.   

https://us02web.zoom.us/j/86895174329?pwd=UWgxUjU0OXlrVkk2NUllV3NWWE1UUT09
https://us02web.zoom.us/j/86895174329?pwd=UWgxUjU0OXlrVkk2NUllV3NWWE1UUT09
http://www.gunnisonco.gov/


DRAFT STAFF REPORT 
CONDITIONAL USE 

DON SMITH – 404 and 416 N MAIN STREET 
 

TO:  Planning and Zoning Commission 
FROM: Anton Sinkewich, Community Development Director 
DATE:  August 11th, 2021 
RE:   Conditional Use Application CU 21-6, 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 applicant, Don Smith, is requesting to construct a boutique hotel within the Professional 
Business (B1) zone district.  The property is located at 404 and 416 North Main Street, and the 
legal description is Lots 4 through 10, Block 77, First Addition, City and County of Gunnison. 
State of Colorado.  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 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 and 
gift shop. 
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 exterior spaces 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 
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DRAFT STAFF REPORT 
CONDITIONAL USE 

DON SMITH – 404 and 416 N MAIN STREET 
 

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.” 
 
 
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 gift shop will invite 
community use. 

 
…Windows facing residential zone districts are minimized in order to respect neighbors’ 
privacy. 
 
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 
364s.f. out of 877 s.f. of ground floor street frontage, or 42% 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 2,967 
s.f. Gross, or 44% of the building footprint. 
  
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, 
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DRAFT STAFF REPORT 
CONDITIONAL USE 

DON SMITH – 404 and 416 N MAIN STREET 
 

pronounced lintels and sills, and corner details will create articulation on the facades and 
establish a sense of scale. 
 
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. 
 
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. 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.” 
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DRAFT STAFF REPORT 
CONDITIONAL USE 

DON SMITH – 404 and 416 N MAIN STREET 
 

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 
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 21,875 square feet with one existing single family 
house at 416 North Main, and one non-conforming structure on the rear property line of 404 
North Main. The applicant is proposing to demolish the existing structures and construct a 4 
story, 23,980 square foot boutique hotel with gift shop, and bar/kitchen areas on the ground 
floor.  Buildings in the B-1 zone district 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 20 feet 4 inches 
from the rear property line, with the 4th floor (above 35 feet) setback 41 feet from the rear 
property line. These setbacks meet the requirements as well as making the 4th floor “invisible” 
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DRAFT STAFF REPORT 
CONDITIONAL USE 

DON SMITH – 404 and 416 N MAIN STREET 
 

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 30 off-street parking spaces (two of which are disabled accessible, 
and one of which is disabled van-accessible); The LDC states that hotels shall provide one off-
street parking space for each guest room (28), one parking space for each 3 employees (2), .75 
per 600 square feet for the bar (3); for a total parking requirement of 33 spaces.  The Community 
Development Director has the authority to reduce the off-street parking requirement by 20% 
upon formal request. The request for reduction of 3 spaces included in this application is less 
than 10%. 
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DRAFT STAFF REPORT 
CONDITIONAL USE 

DON SMITH – 404 and 416 N MAIN STREET 
 

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. The applicant has agreed to improve the Alley to Public Works standards from the 
property to Ohio Avenue. 
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DRAFT STAFF REPORT 
CONDITIONAL USE 

DON SMITH – 404 and 416 N MAIN STREET 
 

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 40 feet from the rear of property residential zone 
across the alley to the east.  
 
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 and 416 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. 
Streets Superintendent: Alleyway must be improved to COG standards from the property to Ohio 
Ave. Does not recommend including on-street parking in total parking count due to possible 
overnight parking restrictions. 
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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DRAFT STAFF REPORT 
CONDITIONAL USE 

DON SMITH – 404 and 416 N MAIN STREET 
 

 
 
STAFF OBSERVATIONS: 

1. The applicant is requesting to construct a boutique hotel with bar area and gift shop at 
404 and 416 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 Gunnison 2030 Comprehensive Plan, 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 20 feet 4 inches from the rear property line at the 
building, and the fourth floor (above 35’) will be setback 41 feet 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 30 off-street parking spaces, which with a waiver of  9% 
(3 spaces) approved by 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: 
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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 
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. 
 
The project 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 complies with design standards intended to help fit with 
lower intensity use and scale of building.  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 
infrequent and 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 20 feet, 4 inches 
from the rear property line and the portion of the building over 35’ is setback 41 feet 
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 
Main Street and 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 41% transparency through the 
use of large windows and glass doors.   

c. No Conflict. With setbacks the building mass over 35’ is not visible from the 
street frontage or adjoining residential zone and less than 50% of the footprint 
extends above 35’. 

d. No Conflict.  Building setback over 35’ is 41 feet. 
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, and bar/kitchen) within the structure. 

 
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 30 off-street parking spaces which will meet the requirement with a 9% (3 
spaces) reduction granted by the Community Development Director. The plan will 
meet required landscape standards.  

 
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 north on Main Street. In and out traffic from the hotel property 
should be reduced due to close proximity to downtown businesses which encourage 
walking and a bus stop.  
 
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 
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. 
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Upon formal request, the Community Development Direct may allow for a 20% 
reduction in parking.  A 10% reduction (3 spaces) is requested by the applicant. With the 
reduction granted, the off-street parking requirements are met which includes 30 off-
street parking spaces, with two ADA spaces, one being an accessible van space.   

 
 

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 August 11, 2021, 
Commissioner ____________ moved, and Commissioner _________________ seconded, and 
the Commission voted to APPROVE Conditional Use Application CU 19-4, submitted by Don 
Smith for a boutique hotel at 404 and 416 North Main Street within the Professional Business 
Zone District, based on the following findings of fact: 
 
 
 
FINDINGS OF FACT: 
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1. The Planning and Zoning Commission finds that the record of this action includes the 
application contents on file with the City of Gunnison; all comments entered into the 
Public Hearing record; and provisions of the City of Gunnison Land Development Code 
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 (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, 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 proposed 
30 off-street parking spaces which meets the required off-street parking spaces with the 
approval of a waiver reducing parking by 9% (3 spaces) by the Community Development 
Director. 

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

mitigate possible nuisances. 
 

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 which should protect environmental resources. 
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DON SMITH – 404 and 416 N MAIN STREET 
 

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 August 11, 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.  
 

 
 

 
 

15



1

Anton Sinkewich

From: David Assad <davidmassad@gmail.com>
Sent: Wednesday, August 4, 2021 12:01 PM
To: Anton Sinkewich
Cc: Russ Forrest
Subject: Zoning and Planning Commission support letter

*** This email originated from outside City of Gunnison - PLEASE USE CAUTION OPENING LINKS, 
ATTACHMENTS OR REPLYING ***  
Anton, 
I'd like to submit this letter of support to be read at the Zoning and Planning Commission meeting on 
Wednesday, August 11th during the Gunnison Hotel portion of the agenda. 
 
Planning and Zoning Commission, 
 
I'd like to voice my support for the Gunnison Hotel project by Don and Elizabeth Smith.  Don has been building 
efficient buildings in our valley for decades and this will be his best yet.  Elizabeth has great experience in the 
hospitality industry and will make the hotel feel like home to our visitors.   
 
This project will improve the tourist experience for those who stay in it as well as attract locals to main 
street.  The Passive Haus environmental standards of the building will make it one of the most efficient hotels in 
North America and a source of pride for the community.  Private capital investment is the best way to keep a 
city moving in the direction of progress and will make the City of Gunnison a thriving community for years to 
come.  Please vote in favor of this project moving forward. 
 
David Assad 
City of Gunnison Citizen 
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Anton Sinkewich

From: Melanie Peddle <melanie.peddle@gmail.com>
Sent: Wednesday, August 4, 2021 1:15 PM
To: Anton Sinkewich
Subject: Gunnison Hotel

*** This email originated from outside City of Gunnison - PLEASE USE CAUTION OPENING LINKS, 
ATTACHMENTS OR REPLYING ***  
Anton, 
 
Id like to submit an email to be read at the Zoning and Planning Commission meeting on Wedsnesday Aug 11, 
in support of the Gunnison Hotel.  Unfortunately I'll be out of town on Aug 11, but wanted to make sure you 
were aware of my thoughts. 
 
The lack of luxury hotels shows a lack of pride in Gunnison. If we had a luxury hotel, people might think "Huh, 
Gunnison is probably very nice, look at this awesome hotel, maybe we should check Gunnison out." 
 
Ive seen the plans the Don Smith has - I am very excited to see the Passive Haus concept in action.  It is in 
alignment with the climate concerns of Gunnison Valley.  It will help set the tone for future climate-conscious 
projects.  It'll provide more jobs to Gunnison Valley residents in both the construction and the ongoing 
operations of the hotel.  It will bring tourist dollars to Gunnison.  It will be the only walkable-to-downtown 
hotel in Gunnison (which is a huge value-add for clientele coming from car-dependent destinations), which will 
be a boost for downtown Gunnison. 
 
Please vote in favor of the Gunnison Hotel project.  Itll be great for both locals and tourists! 
 
Mel Peddle, resident of Gunnison 
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          August 2, 2021 

Dear Planning & Zoning Commissioners, 

We are writing to you as we are unable to attend the Planning & Zoning meeting on August 11th.  We 

would like to comment on the proposed hotel at 404/416 Main Street and to voice our concern 

regarding: 

 allowing a hotel as a conditional use in the B1 zone district  

 allowing building height over 35 feet 

 building mass  

 roof decks 

The B1 zone was established as a transitional zone between commercial and residential zone districts. It 

is bordered on the east and west by residential homes, most of which are single family homes.  The 

majority of buildings within the B1 zone are also single family homes, many of which are historic.   

Gunnison has a small Central Business District and it’s important that the B-1 zone be developed in a 

manner that keeps Main Street unique. Allowing hotels and motels in the B1 zone would be detrimental 

to the character of Main Street, making it more of a commercial strip and reducing its existing charm.     

Building heights in the B-1 zone should be limited to a maximum of 35 feet.  A building height of 40-50 

feet on Main Street is too tall.  Even historically, the 3-story gallery building is out of scale.  Allowing 

heights up to 50’ is excessive and does not fit with the character of this part of Main Street.  Crested 

Butte’s 35’ height maximum for a 3-story building works well and keeps buildings proportional to one 

another. 

At 24,000 square feet, the size of the proposed hotel is grossly out of scale with the surrounding 

neighborhood.  It is larger than the commercial buildings in the core and even larger than the Blackstock 

building (County building) which is situated on an entire city block. The top floor of the proposed design 

is larger than most of the adjacent homes. 

Roof decks adjacent to residential neighborhoods should not be considered because of noise and 

privacy issues.  

Lastly, we would like to request a 1-2 block streetscape be added as a condition of approval in order to 

visualize the scale of the development. 

New development in the B-1 zone should be compatible and use-appropriate with the surrounding 

neighborhoods. Buildings in this zone should be kept at a residential scale in an effort to preserve the 

character that our visitors and residents enjoy. 

Thank you for your consideration, 

Hilary Mayes & Rob Fillmore 
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Anton Sinkewich

From: Tanner Whiteford <tanner@icelab.co>
Sent: Thursday, August 5, 2021 12:24 PM
To: Anton Sinkewich
Subject: Support of Gunnison Hotel

*** This email originated from outside City of Gunnison - PLEASE USE CAUTION OPENING LINKS, 
ATTACHMENTS OR REPLYING ***  
Anton,   
I am submitting a letter of support for the Gunnison Hotel Development and would like for it to be read at the 
August 11th Zoning and Planning Commission meeting.  
 
 
Planning and Zoning Commission,  
 
I would like to state my support for the construction and development of the Gunnison Hotel Project. As a 
citizen of Gunnison for 8 years I see a need for improvements to existing accommodations as crucial for the 
growth of tourism and economic performance of our downtown district. Don and Elizabeth are long time 
residence of the Gunnison Valley and have extensive knowledge in building efficient, Passive House, designs. 
The Gunnison Hotel would serve as an anchor for visitors to our valley and promote growth of all businesses in 
downtown Gunnison.  
 
Thank you.  
 
--  
 

 

|Tanner 
Whiteford| 
ICELab 
 Manager 
|Cell: 
 336.689.7172 | 
 GUNNISON, CO 
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23 N Lincoln St
Suite 200

Denver CO 80218

MAIN STREET HOTEL

Conditional Use Narrative
07.23.2021

A) CONSISTENCY WITH MASTER PLAN
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 and gift shop.

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 exterior spaces 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
1. ZONING DISTRICT STANDARDS

Refer to Table 2.5 below.  The proposed Main Street Hotel complies with all Zoning District Standards.
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23 N Lincoln St
Suite 200

Denver CO 80218

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 23,980 sf
LOBBY GIFT SHOP 500 sf
OFFICE/ STORAGE 475 sf
TOTAL ACCESSORY 975 sf   =  4%
(Allowable) 3,597 sf   =  15%

Eating/ Drinking Establishment:
BAR & KITCHEN 1,548 sf    =  6.5%
(Allowable) 5,995 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 and 2nd floor juliet balconies

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 
364s.f. out of 877 s.f. of ground floor street frontage, or 42% transparency.
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23 N Lincoln St
Suite 200

Denver CO 80218

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 2,967 s.f. Gross, or 44% 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 lines 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 41 feet from the east lot line, or approximately 
61 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 cornices.  The window proportions, 
pronounced lintels and sills, and corner details will create articulation on the facades 
and establish a sense of scale.  Other types of variations such as offsets, step backs, or 
material variation would negatively impact the contextual appropriateness relative to 
the nearby historic commercial buildings, which do not employ these articulations.

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 21st 

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 along the alley 
between parking areas, 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
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.

D) TRAFFIC
The proposed development addresses off-street parking concerns; the parking spaces provided in this 
application meet 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 less impact on traffic than similar 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.  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 buildings to the east.  The ground-floor retail and bar uses will face the street and not project 
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Denver CO 80218

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 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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PARKING REDUCTION REQUEST

23 July, 2021

Dear Mr Sinkewich,

On behalf of Don and Elizabeth Smith, property owners at 404 and 416 N Main Street, we hereby request a 9% 

reduction of required parking for a Hotel use on the site.  The proect is currently under Conditional Use Review;

please refer to the plans and narrative submitted on July 25, 2021.

We believe that a 9% (3 space) reduction of required parking is appropriate for the following reasons:

• There are six on-street parking spaces adjacent to the hotel property which are not counted as part of 

the conditional use permit application, because of a potential future change to not allowing overnight 

parking on Main Street for some portions of the year.  There is technically a surplus of parking relative 

to current zoning requirements.

• The parking requirement is based on full occupancy, with one vehicle per room as well as employee and

amenity use parking.  Three of these spaces are allocated for the bar use, which will not be operational 

overnight and therefore not use street parking overnight.

• The central location of the hotel will enable employees and patrons of the amenities to walk to the site 

from their homes or other nearby establishments.  A bus stop is within two blocks of the hotel, further 

reducing need for car use.  The hotel owners also intend to provide town bikes for free use by patrons.

• The block on which the hotel is situated has abundant availability of parking; adjacent properties have 

off-street parking and more on-street than required for their uses.

Please let us know if we can provide any further information regarding this matter.  We look forward to hearing 

from you.

Best Regards,

Steve Scribner, AIA, LEED AP, CPHD
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steve@shapearchitecturestudio.com
Stephen Scribner, Architect

970.708.9535

A1
SITE PLAN

Printed: 7/23/2021

CONDTITIONAL USE

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 in writing and appropriate
compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.

Shape Architecture Studio LLC © 2021

NOT FOR
REGULATORY
APPROVAL,
PERMITTING, OR
CONSTRUCTION

BUILDING LOT COVERAGE
PARKING & ACCESS SITE COVERAGE
TOTAL LOT COVERAGE

ALLOWABLE LOT COVERAGE

LANDSCAPE AREA
REQUIRED LANDSCAPE AREA

SNOW STORAGE AREA
REQUIRED SNOW STORAGE

PARKING REQUIRED

PARKING PROVIDED

6,818 SF
7,817 SF

(67%) 14,635 SF

(MAX 75%) 16,373 SF

 (25%) 5,458 SF
(MIN 25%) 5,458 SF

1,187 SF
(15% OF P&A) 1,172 SF

33 SPACES

30 OFF-STREET SPACES
+ 6 DAY USE ON-STREET SPACES

28 GUEST ROOMS @ 1 PER ROOM [28]
+ 1 PER 3 EMPLOYEES [2]
+ .75 X 1 PER 600 S.F. FOR BAR (DAY USE) [3] = 33
- 9% REDUCTION REQUESTED = 30

ZONING REQUIREMENTS TABLE

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

35 FT
35 FT

50 FT
50 FT

43.5%
50%

20 FT
5 FT

41 FT
40 FT

NO
PARKING AND ACCESS

6,939 sq ft

BAR & KITCHEN
1,548 sq ft

SNOW STORAGE AREA 1,187 sq ft

TRASH
144 sq ft
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527 sq ft

PARKING
351 sq ft

553 sq ft
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R001530
BLUE BEND PROPERTIES LLC
5497 S PINNACLE HILLS PKWY
ROGERS, AR 72758-6037

R001531
TINCUP INVESTMENTS LLC
157 COUNTY ROAD 13
GUNNISON, CO 81230-9702

R001620
KOLEIS JANECE
401 N MAIN ST
GUNNISON, CO 81230-2405

R001620
KOLEIS MARVIN
401 N MAIN ST
GUNNISON, CO 81230-2405

R001763
ABBA REAL ESTATE INC, C/O GUNNISON VISION CENTER
1130 LAKE PLAZA DR UNIT 245
COLORADO SPRINGS, CO 80906-3595

R001764
SMITH DONALD LEE JR
PO BOX 1658
CRESTED BUTTE, CO 81224-1658

R001765
DRAGONFLY DBD LLC
PO BOX 1658
CRESTED BUTTE, CO 81224-1658

R001766
FILLMORE ROBERT PAUL
405 N IOWA ST
GUNNISON, CO 81230

R001766
MAYES HILARY BRYANT
405 N IOWA ST
GUNNISON, CO 81230

R001767
ALLEN ANGELA E
407 N IOWA ST
GUNNISON, CO 81230-2223

R001768
FLINT PETER
PO BOX 3174
CRESTED BUTTE, CO 81224-3174

R001881
DORN RICHARD A
996 S 4TH ST
COOS BAY, OR 97420-1410

ASSESSOR LIST OF NEIGHBORING PROPERTIES
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ASSESSOR MAP OF NEIGHBORING PROPERTIES
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steve@shapearchitecturestudio.com
Stephen Scribner, Architect

970.708.9535

A001
COVER SHEET

CONDT'L USE DRAFT

Drawings and Specifications as
instruments of service are and shall
remain the property of the Architect. They
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23 Lincoln St
Suite 200

Denver, CO 80218

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 21,830 sq ft
Minimum Lot Frontage 25 ft 69.75 ft
Maximum Lot Coverage 

75% 67%
[Structures + Parking & Access]
Minimum Landscape Area 25% 32%

BUILDING
Maximum building Height 35 ft with 35 ft with

up to 50 ft * 50 ft for <50%
Minimum Building Width 20 ft 69.75 ft
Minimum Floor Area: Multifamily 480 sq ft N/A

300 sq ft N/A
Minimum Storage Area 32 sq ft N/A

BUILDING SETBACKS
Minimum from Side Lot Line 0 ft* 3 ft [N]

102 ft [S]
Minimum from Rear Lot Line: Principal bldg 5 ft 20 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%

Minimum Floor Area: 2nd Story Res.

* Buildings with a height greater than 35 feet to a maximum of 50
feet in the B-1 zone district shall be setback a minimum of 40 feet on
side and/or rear lot lines from any residential zone district property
line.

Building above 35 
ft is set back 42' 
from rear lot line

** Frontage area must be designed to engage the sidewalk / street 
frontage (windows, outdoor seating, etc.) in the B-1, C and CBD zone 
districts.

Hotel will engage 
street w/ large 
glazing & active 
uses (bar, shop)

ZONING COMPLIANCE TABLE

PROPERTY INFORMATION

Project Type: New Construction

Site Address: 404 N Main Street
Parcel Number: 370136345004
Lots: 4-10
Block: 77
Zoning: B-1
Lot Size: 21,830 sf

VICINITY MAP
not to scale

PROJECT TEAM

OWNER
Don & Elizabeth Smith
Smithworks Natural Homes
PO Box 1658
Crested Butte, CO 81224
don@smithworksnaturalhomes.com
970-209-5674

ARCHITECT
Shape Architecture Studio LLC
Stephen Scribner, Principal-in-Charge
23 Lincoln Street, Suite 200
Denver, CO 80203
steve@shapearchitect.com
970.708.9535

N̂orth

MAIN STREET HOTEL

SHEET INDEX

A000:  COVER SHEET

A001:  SITE PLAN - CONDITIONAL USE

A200:  EXTERIOR ELEVATIONS

A300:  SITE SECTION & PERSPECTIVES

SCOPE OF WORK

New 4 Story Hotel
28 Guest Rooms
Lobby
Bar
Rooftop Access [Guest Only]

Building Footprint: 6,818 sf
Building Gross Area: 23,980 sf
Building Base Height: 35 ft
Building Max Height: 50 ft
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SITE PLAN

Printed: 7/23/2021

CONDTITIONAL USE

Drawings and Specifications as
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compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.
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BUILDING LOT COVERAGE
PARKING & ACCESS SITE COVERAGE
TOTAL LOT COVERAGE

ALLOWABLE LOT COVERAGE

LANDSCAPE AREA
REQUIRED LANDSCAPE AREA

SNOW STORAGE AREA
REQUIRED SNOW STORAGE

PARKING REQUIRED

PARKING PROVIDED

6,818 SF
7,817 SF

(67%) 14,635 SF

(MAX 75%) 16,373 SF

 (25%) 5,458 SF
(MIN 25%) 5,458 SF

1,187 SF
(15% OF P&A) 1,172 SF

33 SPACES

30 OFF-STREET SPACES
+ 6 DAY USE ON-STREET SPACES

28 GUEST ROOMS @ 1 PER ROOM [28]
+ 1 PER 3 EMPLOYEES [2]
+ .75 X 1 PER 600 S.F. FOR BAR (DAY USE) [3] = 33
- 9% REDUCTION REQUESTED = 30

ZONING REQUIREMENTS TABLE

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

35 FT
35 FT

50 FT
50 FT

43.5%
50%

20 FT
5 FT

41 FT
40 FT

NO
PARKING AND ACCESS

6,939 sq ft

BAR & KITCHEN
1,548 sq ft

SNOW STORAGE AREA 1,187 sq ft

TRASH
144 sq ft

PARKING
527 sq ft

PARKING
351 sq ft

553 sq ft

100'-10" 24'-2"
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LANDSCAPE AREA
3,938 sq ft

LANDSCAPE AREA 1,520 sq ft

473 sq ft

AWNING - LICENSE
AGREEMENT TO BE
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EXTERIOR
ELEVATIONS

CONDT'L USE DRAFT

Drawings and Specifications as
instruments of service are and shall
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are not to be used on extensions of the
project, or other projects, except by
agreement in writing and appropriate
compensation to the Architect.

The General Contractor is responsible for
confirming and correlating dimensions at
the job site. The Architect will not be
responsible for construction means,
methods, techniques, sequences, or
procedures, or for safety precautions and
programs in connection with the project.

Shape Architecture Studio LLC © 2021
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4 NORTH ELEVATION
A200
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SITE SECTION &
PERSPECTIVES
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DRAFT MINUTES – JULY 28, 2021  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    
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, Larry Christian, Alex Joyce, Victor Tran, 
Greg Saad, Joe DeLuca, John Saad, and Ron Welborn 

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

II. PLEDGE OF ALLEGIANCE TO THE FLAG

III. UNSCHEDULED CITIZENS
None

IV. PUBLIC HEARING AND POSSIBLE ACTION – CONDITIONAL USE
APPLICATION CU 21-7 FOR A WAREHOUSE / TRUCK TERMINAL AND
EXCEPTIONS FROM THE GUNNISON RISING PUD DESIGN STANDARDS
APPLICATION EX 21-2 WITHIN THE MAKERS ZONE DISTRICT, SUBMITTED
BY CASCADIA PARTNERS, LLC

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 Process.
Senior Planner Andie Ruggera gave a review of process.  The Gunnison Rising PUD
Standards, Section 3.3 states that warehouses / truck terminal uses require a Conditional Use
permit to operate within the PUD Maker (M) zone district.  Section 7 of the Land
Development Code (LDC) specifies that Conditional Uses are those land uses that are
generally compatible with the permitted uses in a district zone, but require site-specific
review of their location, intensity, density, configuration and operating characteristics.
Conditions may be imposed in order to ensure compatibility of the uses at a particular
location and mitigate potentially adverse impacts.

The LDC Section 7.2 states 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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Section 4.2.3 of the Gunnison Rising PUD Standards allows exceptions to Design Standards 
for Nonresidential uses.  Requests for exemptions are subject to review by the Planning and 
Zoning Commission according to Section 6 of the LDC and public hearing requirements of 
Section 6.7.   Exceptions are subject to review by the Planning and Zoning 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 Conditional Use application and the Exception to the GR PUD Design Standards have 
been consolidated into one application and public hearing to provide efficient processing of 
these land use applications. 
 
Applicant Presentation. 
Alex Joyce from Cascadia Partners presented for the company wanting to build a truck 
warehouse with retail and office space.  The parcel is a total of 7.5 acres through the combining 
of lots 3 and 4 of the Government Campus along with a boundary line adjustment that is an 
administrative process. The project is within the PUD Maker’s District, the purpose of which 
is to provide for an area that allows for a flexible and wide range of building forms to support 
a variety of creative employment…” A warehouse and truck terminal is Conditional in the 
Maker’s District. 
 
The building will function as package shipping and warehouse facility which will include 
retail, office, warehousing, and truck loading garages.  The design has been enhanced to 
support the intent of PUD and Maker District. The building is proposed to be a total of 38,112 
square feet which is split between an office/retail space (4,152 square feet) and a warehouse 
33,960 square feet).  The applicant requires two distinct parking areas, one for the public and 
one for employees and operations. The typical site plan would have a limited relationship 
between the building and the street with a parking lot separating them.  The site plan was 
revised for this application to include, removing the parking between the retail and street, 
adding landscaped pedestrian plaza/walkway with clear connection from the street to the 
building, shifted retail and office portion towards the street, and enhanced landscaping, outdoor 
lighting and Tomichi Creek Trail along the southern property line. 
 
Key design elements/enhancements include CMU pattern with wainscot, cultured stone, Hardi 
plank siding over metal stud wall, Transom windows and clear roll-up windows.  Meeting the 
majority of the Review Standards of front entrance, ground floor height, articulation and 
detailing, landscaping, outdoor lighting, and off-street parking. Asking for two exceptions to 
the standards, maximum setback / built-to-line and 30% transparency on the sides and rear. 
 
For Design Exception: Maximum Setback/Built-to-line, the standard is maximum front 
setback of 5 feet.  The facility requires two separate parking lots (back one for employees and 
trucks will be secure) with garage straddling them.  To meet the intent of the Standard, the 
retail and office portion of the building was shifted towards the street; wide, prominent and 
inviting front walkway from sidewalk to the public entrance, the front covered entryway was 
extended forward towards the street, outdoor seating and lighting and extensive landscaping.  
A clear entry to the building is defined using landscaping elements and a covered entryway. 
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For Design Exception: Windows, the design standard requires 60% ground floor facing the 
street and 30% for side and rear elevations. The front elevation exceeds the 60% glazing 
standard. Transom windows on the front elevation allow for natural light to reach into the 
building.  Large glass garage doors help exceed front glass standards.  Side and rear elevations 
require exceptions, side and rear elevations do not face major streets and do not have high 
levels of pedestrian activity. 
 
Joe DeLuca gave an overview of the utility infrastructure that is currently being installed and 
how they will provide utilities for the site. 
 
Commissioner Scheefer asked whether the building would be heated.  The office and retail 
space will be heated.  Commissioner Scheefer inquired about the timing of the construction of 
Tomichi Creek Trail and whom is responsible for its construction.  The construction of the trail 
is the responsibility of the developer of each parcel.  All the parcels along the creek border has 
an easement for the trail and will be constructed by each developer. 
 
Commissioner Oros commented on the potential for the trail to be intermittent until the south 
side is fully developed.  Alex with Cascadia Partners said that could be the case. 
 
Commissioner Perusek asked about the south sloping roof and if the roof would have snow 
breaks to keep it from sloughing big slabs of snow.  Greg Saad said they would be installing 
snow breaks and that employee safety is their number one concern. 
 
Public Input. 
None. 
 
Staff Presentation. 
Senior Planner reiterated the Conditions of the approval, and modified the fourth condition to 
align with the Nuisance Code in the City of Gunnison Municipal Code. 
 
Commission Discussion. 
Commissioner Tocke commented very nice looking truck terminal. Good retail and welcoming 
entrance. 
 
Commissioner Larson echoed that it is a nice truck terminal. 
 
Commissioner Scheefer, nice design. Asked why they are not putting windows on the south 
side for the solar gain to help heat the building through long winters.  Greg Saad stated they 
will be installing double insulated glass on the north side and there is not a lot of demand for 
heating and cooling within the warehouse portion. 
 
Commissioner Iverson asked about all the landscaping and what the plan was for maintaining 
the landscaping while community is being urged to conserve water.  The developer is planning 
to direct runoff to bioswells and use that water for the irrigation of landscaping.  Also will be 
planting drought tolerant trees and shrubs. 
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Close Public Hearing. 
Chair Larson closed the Public Hearing at 7:53 PM. 
 
Commission Action. 
ACTION 
At the Planning and Zoning Commission meeting of July 28, 2021, Commissioner Tocke 
moved, and Commissioner Perusek seconded to APPROVE application CU 21-7 for a 
warehouse/truck terminal and EX 21-2, Exceptions from the Gunnison Rising PUD Design 
Standards for Exception requests regarding occupancy of street frontage and rear elevation 
transparency on Lots 3 and 4, Government Campus, 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; provisions of the City of 
Gunnison Land Development Code, the Gunnison Rising PUD Standards and the City of 
Gunnison Comprehensive Plan (2020). 

 
2. The Planning and Zoning Commission finds that the applicant is requesting the 

construction and operation of a warehouse / truck terminal within the PUD Maker zone 
district which requires conditional use approval based on the Gunnison Rising PUD 
Standards and the City’s Land Development Code. 

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

land within the Government Campus Subdivision and the future BLM facility on Lot 1. 
 
4. The Planning and Zoning Commission finds that the applicant proposed an office/retail 

area (approximately 6,800 square feet) and warehouse (approximately 33,500 square feet) 
with a security fenced area surround most of the building. 

 
5. The Planning and Zoning Commission finds that the proposed use is compatible with the 

surrounding neighborhood as long as certain conditions are fulfilled.   
 
6. The Planning and Zoning Commission finds that street buffer requirements must be met 

as well as the perimeter parking lot landscaping requirement. 
 
7. The Planning and Zoning Commission finds that the outdoor storage yard (security 

fenced area) must meet screening requirements for outdoor storage. 
 
8. The Planning and Zoning Commission finds that a generator will be used during 

construction of the facility and that permanent electric service will be installed prior to 
occupancy of the facility. 

 
9. The Planning and Zoning Commission finds that the applicant is requesting an exception 

from the GR PUD Standards for design standards of occupancy of street frontage and 
side/rear elevation transparency. 
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10. The Planning and Zoning Commission finds that the applicant is proposing design 

alternatives that meet the intent of Sections 4.2.4. A and 4.2.7. 
 
11. The Planning and Zoning Commission finds that the warehouse / truck terminal use and 

two design exceptions do not diminish the long term health, safety, and welfare of the 
community as long as the following conditions are fulfilled:  

 
Conditions: 
1. A Site Development Application is required with a new site plan and required building 

permit application materials prior to Conditional Use expiration of July 28, 2024.    
 
2. The fenced area shall be screened to meet the requirements of Section 4.7 C. Outdoor 

Storage of the Land Development Code. 
 
3. Lighted bollards shall be provided along the New York Avenue street frontage sidewalk. 
 
4. Generator hours during construction shall be within the allowed time frame and decibels 

according to the Gunnison Municipal Code, Section 5.30.020, Industrial zone district 
with a maximum decibel of 80 between 7 am and 6:59 pm and a maximum decibel of 75 
from 7 pm to 6:59 am. 

 
5. The generator for back up use shall be screened from view. 
 
6. City of Gunnison electrical power shall be required to the site and connected prior to 

issuance of a Temporary Certificate of Occupancy and Certificate of Occupancy. 
 
Roll Call Yes: Oros, Larson, Taylor, Scheefer, Iverson, Perusek, Tocke 
Roll Call No: 
Roll Call Absent:  
Roll Call Abstain:  
 
Motion carried 
 

 
V. CONSIDERATION OF THE JULY 14, 2021 MEETING MINUTES 

Commissioner Tocke moved and Commissioner Oros seconded, and the Planning and 
Zoning Commission voted to approve the July 14, 2021 meeting minutes as presented. 
 
Roll Call Yes: Perusek, Larson, Taylor, Scheefer, Iverson, Oros, Tocke 
Roll Call No: 
Roll Call Absent:  
Roll Call Abstain:  
 
Motion carried 
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VI. CITY COUNCIL/PLANNING UPDATE 
• City Council was presented the Water Master Plan.  Commissioner Perusek was also 

at the City Council meeting and gave an overview to the Planning Commission on 
water. 

• City Council review draft of RFP and authorized the RFP to be put out for a Multi 
Modal Access Control Plan. 

• Community Development Direction Anton Sinkewich reminded Commission members 
to “save the date” for August 10th and August 24th for a joint housing discussion with 
City Council starting at 5:30 PM. 
 

VII. COMMISSIONER COMMENTS 
None 
 

VIII. ADJOURNED AT 8:07 PM BY CHAIR LARSON 
          
 Attest:  
              
        ______________________ 
        Greg Larson, Chair 

 
 
 
 ______________________ 
 Caree Musick, Planning Technician 
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