
 

 
Town Hall 551 Hot Springs Blvd.  
Pagosa Springs, CO 81147 

AGENDA 
Planning Commission Meeting 

Monday, October 20, 2025 @ 5:30 PM 
 
 1. REMOTE PARTICIPATION 

The public is encouraged to join via Zoom conference call as space is limited in the meeting room.  
  
Please paste this link below to join the webinar: 
https://us06web.zoom.us/j/82738710091  
Or to join by telephone dial: 1-719-359-4580   Webinar ID: 827 3871 0091 
  
Meetings are conducted in person at Town Hall located at 551 Hot Springs Blvd. Whenever possible, 
meetings will be broadcast online via Zoom, which can be accessed from a computer or phone with 
internet access, or by calling in. The Town does not and cannot guarantee internet service or online 
broadcasting. Remote attendance is at the risk of the attendee as public meetings will continue in 
person regardless of the Town's broadcast capability.  

I. CALL MEETING TO ORDER  
II. ANNOUNCEMENTS  
III. APPROVAL OF MINUTES  
 A. Approval of the 20 Oct 2025 Meeting Minutes  

Planning Commission - 09 Sep 2025 - Minutes - Pdf  
IV. PUBLIC COMMENT 

An opportunity for the public to provide comments and to address the Planning Commission on items not on 
the agenda.  

V. BOARD OF ADJUSTMENTS  
 A. Growing Spaces, Facade Variance, 1868 A & B Majestic Drive  

Agenda Brief - Growing Spaces, Metal Building Facade Variance - Pdf  
VI. DESIGN REVIEW BOARD  
 A. Final Major Design Review Application, 103 Majestic Drive, Vehicle Sales and Rental Use  

Agenda Brief - Final Major Design Review Application, 103 Majestic Drive, Vehicle Sales and Rental 
Use - Pdf  

VII. PLANNING COMMISSION  
 A. Conditional Use Permit, 103 Majestic Drive, Vehicle Sales and Rental  

Agenda Brief - Conditional Use Permit, 103 Majestic Drive, Vehicle Sales and Rental - Pdf  
VIII. REPORTS AND COMMENTS  
 A. Planning Commission - Comments, Ideas and Discussion   
IX. PUBLIC COMMENT 

An opportunity for the public to provide comments and to address the Planning Commission on items on the 
agenda.  

X. ADJOURNMENT 
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Town Hall 551 Hot Springs Blvd.  
Pagosa Springs, CO 81147 

MINUTES 
Planning Commission Meeting 
September 9, 2025 @ 5:30 PM 

  
A regular meeting of the Planning Commission was called to order on September 9, 2025, at 5:30 PM in the Town Hall 
551 Hot Springs Blvd. . 
  
COMMISSION PRESENT: 
  

 Commissioner Pitcher, Commissioner Weiler, Commissioner Gurule, and 
Commissioner Hodges 
  

COMMISSION ABSENT:  Commissioner Pribble and Commissioner Reid 
  
  
 
1 CALL MEETING TO ORDER  
 a) at 5:33 p.m. 

  
2 ANNOUNCEMENTS  
 a) Director Dickhoff introduced the Commission to the new Planning Manager, Owen O'Dell.  

  
3 APPROVAL OF MINUTES  
 a) 

  
Commissioner Gurule moved to approve the June 24, 2025 meeting minutes. Commissioner Weiler 
seconded.  

Carried. 
 
4 PUBLIC COMMENT  
 a) None. 

  
5 DESIGN REVIEW BOARD  
 a) Final Design Review Application - Pagosa Bible Church, 209 Harman Park Drive 

Brad Ash, applicant representative introduced the project. Planner Tunnell presented the staff report. 
Chair Pitcher asked for clarification from staff about the IWUIC Code reference in the staff report. 
Planner Tunnell noted that the adoption of the code will happen in April of 2026 and implementation 
will be in July of 2026. Chair Pitcher asked if it is a standalone code or attached to an existing code. 
Director Dickhoff answered that it is a standalone code. It will amend the Town's landscaping 
regulations, hardening the exterior of structures, looking at defensible around the perimeter of your 
home, and much more. Chair Pitcher asked how the proposal would impact landscaping requirements. 
Planner Tunnell explained that there are three designated zones for non-combustible materials, and 
each zone has specific requirements regarding distances from structures. Director Dickhoff noted that 
this code will not impact any projects that have approved building permits. Member Gurule asked how 
long it will take to get Harman Park Association approval. The applicant answered that it should be just a 
formality and that the uses are not large increases. Chair Pitcher asked why the Town reapproves each 
application that comes into the Harman Park collection system. Director Dickhoff answered that the just 
ensures the HOA is aware. Don Ford, applicant, noted that there were initially condos anticipated where 
the jail is now. Chair Pitcher opened for public comment; none; closed public comment.  
  

Commissioner Hodges moved to APPROVE the Pagosa Bible Church FINAL Major Design Review 
Application, directing the applicant to address staff’s comments contained in the staff report, 
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Planning Commission 
September 9, 2025 

 
including: 
  

1. Snow storage plan exhibit  
2. Screening of any mechanical equipment and/or trash enclosures prior to TCO or CO 
3. Verification from the Harman Park Association regarding increased sanitary sewer service. 
4. Storm Water Management Plan prior to building permit submittal 

Commissioner Gurule seconded.  
Carried.  

 b) Final Major Design Review - Pagosa Auto Rents, 103 Majestic Drive 

The Pagosa Rents Design Review application is being continued until the September 23rd Planning 
Commission meeting. 

Due to public notifications being sent out, it is important that the Design Review Board officially 
continue the application consideration until the September 23, 2025 Planning Commission meeting.  

  
  

Commissioner Gurule moved to continue the Pagosa Rents Design Review application consideration 
until September 23, 2025. Commissioner Hodges seconded.  

Carried. 
 
6 PLANNING COMMISSION  
 a) Amending the Official Zoning Map Regarding Property Known As 1040 East U.S. Highway 160.  

Director Dickhoff presented the staff report. Member Gurule asked if this is where Bob's LP currently is. 
Director Dickhoff answered yes. She asked if this is a rafter access point. Director Dickhoff answered yes.  
  

Commissioner Gurule moved to approve a Recommendation for Town Council to APPROVE the 
Open Space and Parks Zoning District Designation for 1040 E. Hwy 160. 
Commissioner Hodges seconded.  

Carried.  
 b) Elect Planning Commission Vice-Chair for Remainder of 2025 

  
Commissioner Gurule moved to elect Chad Hodges as the Planning Commission Vice-Chair to serve 
for the remainder of 2025. Commissioner Weiler seconded.  

Carried.  
 c) Recommendation for Appointing Regular Member to the Planning Commission  

  
Commissioner Hodges moved to table this discussion until the September 23, 2025 Planning 
Commission meeting.  
Commissioner Gurule seconded.  

Carried. 
 
7 REPORTS AND COMMENTS  
 a) Projects Review  

The Town's Projects Manager, Kyle Rickert, presented on current active Town projects.   
  

8 PUBLIC COMMENT  
 a) None.  

  
9 ADJOURNMENT 
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AGENDA BRIEF 
 
MEETING: Planning Commission - 20 Oct 2025 
FROM: Owen O'Dell 

 

PROJECT: Growing Spaces, Metal Building Facade Variance 

ACTION: Planning Commission Action 

 
PURPOSE/BACKGROUND: 
Perennial Harvest LLC dba Growing Spaces has applied for the approval of a Façade Variance for the new storage 
building at their location. The purpose of this action is to deviate from the commercial and mixed-use design standards 
in Article 6.7 of the Land Use Development Code (LUDC). The applicant is simultaneously under review for a plat 
amendment to consolidate Lot 83X-3 and Lot 83X-2. The existing parcel is zoned Mixed-Use Corridor (MU-C). 
 
ATTACHMENTS: 
Growing Spaces, Facade Variance, BoA Staff Report 251017 
 
RECOMMENDATIONS: 

A. Move to APPROVE the Growing Spaces, Façade Variance at 1868A and 1868B Majestic Drive with finding A, and 
with conditions 1-4:  
  
1.Applicant must submit a Title Report dated within 30-days of submission containing Schedule B Section 2 as 
required in Article 13 of the LUDC (Planning Staff Review).  

 
2.Applicant must submit a set of Architectural drawings with a building code analysis to the Town of Pagosa 
Springs Building Department, to include a code analysis, floor plan, and elevations (Building Official Review).  

 
3.Applicant must complete the active Plat Amendment consolidating Lot 83X-2 and Lot 83X-3 prior to receiving a 
Certificate of Occupancy from the Building Department (Planning Staff Review).  

 
4.Applicant must submit for and complete an Administrative Design Review for the additional building being 
proposed on the property (LUDC 2.4.6 C.1.a.). 

 
B. Move to CONTINUE the Growing Spaces, Façade Variance at 1868A and 1868B Majestic Drive variance 

application until [specify date].  
  

C. Move to DENY the the Growing Spaces, Façade Variance at 1868A and 1868B Majestic Drive variance application 
(providing direction to staff and/or the applicant). 

BOARD OF ADJUSTMENTS V.A.
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Town of Pagosa Springs  
Development Services 

551 Hot Springs Blvd / P. O. Box 1859 
Pagosa Springs, Colorado 81147 

970-264-4151 

 
 

STAFF REPORT 
TO:   Town of Pagosa Springs Planning Commission, Board of Adjustments  
 
FROM:    Owen O’Dell, Planning Manager  
 
DATE:    October 20, 2025 

STAFF 
REPORT:  Growing Spaces, Façade Variance, 1868A & 1868B Majestic Drive 
 

EXECUTIVE SUMMARY 
 
Perennial Harvest LLC dba Growing Spaces, represented by Sarah Avery, has applied for the approval of a Façade 
Variance for the new storage building at their location. The purpose of this action is to deviate from the commercial 
and mixed-use design standards in Article 6.7 of the Land Use Development Code (LUDC). The applicant is 
simultaneously under review for a plat amendment to consolidate Lot 83X-3 and Lot 83X-2. The existing parcel is 
zoned Mixed-Use Corridor (MU-C).  
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 REVIEW PROCEDURE 
 
Article 2, Table 2.2-1 Summary table of Procedures of the Town of Pagosa Springs LUDC requires Variance requests 
to undergo a Public Hearing before the Board of Adjustments, which is filled by the Planning Commission, for final 
decision.  
 
Article 2.4.12 A. lists the purpose of Variances from the LUDC. Specifically, “It is not intended that variances be 
granted to (1) allow a use in a zone district where it is not permitted by this Land Use Code; or (2) merely remove 
inconveniences or financial burdens that the requirements of this Land Use Code may impose on property owners in 
general. Rather, it is intended to provide limited relief where the requirements of this Land Use Code render the land 
difficult or impossible to use because of some unique physical attribute of the property itself or some other factor 
unique to the property for which the variance is requested.” 
 
All public notice requirements in Article 2.3.6 and Table 2.3-1 have been complied with for this project. 
 
DISCUSSION 
 
The Applicant is requesting a Variance from the façade requirements in Article 6.7 which states:  
 
“Metal may be used on the exterior of buildings for architectural features. Metal may be used as an architectural 
feature covering no more than thirty-five (35) percent of any building façade, unless the decision-making body 
determines that additional metal in the design creates a high-quality or unique building design that meets the 
purpose and intent of the standards in this section.” 
 
The applicant wishes to erect a metal building which has a façade that is one hundred (100) percent metal. The 
design of this building aligns with the other buildings on their property and buildings in the surrounding area. 
Ponderosa Lumber to the south has a storage yard with four (4) metal buildings. See figures below.  

Figure 1 
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Figure 2 

 
 

As stated in the Narrative and depicted on the submitted site plan, the warehouse will be setback from public streets. 
There is also a substantial amount of screening from both natural features (hills and vegetation) and existing 
structures (buildings and fences). The building materials will match the existing Growing Spaces campus containing 
corrugated steel panels (red-iron building system) in forest green and off-white trim, with white roll-up and walk-in 
doors. The Narrative indicated decorative windows were going to be installed to assist in the beautification of the 
façade, however after discussion with the Town’s Building Official, there is no evidence to support that claim, though 
it is not a requirement to install windows.   

 
Figure 3 
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Figure 4 

 
 

When considering a Variance proposal, the Board of Adjustments shall compare the project with the 10 criteria as 
listed in Article 2.4.12 C.2:  
 

(i) There are unique physical circumstances or conditions, such as size, irregularity, narrowness or 
shallowness of lot, location, surroundings, or exceptional topographical or other physical conditions 
peculiar to the affected property; 
 
Staff finds that there are physical conditions that make this property peculiar because of the 
uniformity of the site. All of the existing structures are corrugated metal buildings, requiring an 
additional building to not be symmetrical with the site (only allowing 35% metal façade) would create 
an irregular appearance. This would disrupt the aesthetic of the campus  giving no clear advantage to 
the public.  
 

(ii) The unusual circumstances or conditions do not exist throughout the neighborhood or district in which 
the property is located; 
 
As mentioned above, the site and surrounding sites, are predominantly metal buildings. Allowing 
Growing Spaces to add an additional building, to be finished with a metal façade, will not disrupt the 
existing conditions of the neighborhood.  
 

(iii) Such physical circumstances or conditions were not created by the applicant or any previous owner of 
the property; 

 
Staff find this review criteria to be true as the applicant did not develop their site or the surrounding 
sites, though it was developed by a previous owner. The physical conditions of the neighborhood are 
consistent with the allowance of metal facades.  
 

(iv) Because of such physical circumstances or conditions, the property cannot reasonably be developed in 
conformity with the provisions of this Land Use Code because such conformance with the Code would 
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deprive such property of privileges enjoyed by other property of the same classification in the same 
zoning district; 
Allowing the Variance would enable the applicant to further develop their site in conformity with 
surrounding developments and sites. Not allowing the Variance would be depriving the applicant of 
the privileges that were given to the previous owner of the site and owners of surrounding properties 
in consideration of façade design.  
 

(v) The variance, if granted, will not alter the essential character of the neighborhood or district in which 
the property is located, nor substantially or permanently impair the appropriate use or development 
of adjacent property; and 
 
Staff finds no reason to believe allowing the Variance would alter the essential character of the 
neighborhood.  
 

(vi) The variance, if granted, is the minimum variance that will afford relief and is the least modification 
possible of the provisions of this Land Use Code that are in question. 
 
Staff believes the applicant aligns with this review criteria.  
 

(vii) No variance shall be granted that violates the intent of this Land Use Code or its amendments. No 
variance may make any changes in the terms of this Land Use Code provided the restriction in this 
subsection shall not affect the authority to grant variances pursuant to this Section 2.4.10. 
 
The intent or Article 6.7 Commercial and Mixed-Use Design Standards is: 
 
“This Section is intended to promote high-quality commercial and mixed-use building design, 
encourage visual variety in non-residential areas of the Town, foster a more human scale and 
attractive street fronts, project a positive image to encourage economic development in the Town, 
and protect property values of both the subject property and surrounding areas. In addition, this 
Section intends to create a distinct image for important or highly visible areas of the Town.” 
 
This section is written to support visual diversity and beautification for the street view of 
developments. As noted in the Narrative, this structure is shielded from the view corridor of the 
Right-of-Way. Allowing this Variance would not contradict the intent of the LUDC, rather grant relief 
for the applicant in a peculiar circumstance.  
 

(viii) No variance shall be granted from any written conditions attached by another decision-making body 
to the approval of a conditional use permit, subdivision plat, or site plan. 
 
This Variance request is not the result of conditions imposed by a decision-making body.  
 

(ix) No variance shall be granted if the conditions or circumstances affecting the applicant's property are 
of so general or recurrent a nature as to make reasonably practicable the formulation of a general 
regulation for such conditions or situations. 
 
This is not a general request that would see a need for amendments within the LUDC, rather a 
request to continue the homogeneity of the Growing Spaces campus.  
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(x) No variance may authorize a use other than those permitted in the district for which the variance is 

sought; also, an application or request for a variance shall not be heard or granted with regard to any 
parcel of property or portion thereof upon which zoning request for any parcel of property or portion 
thereof has not been finally acted upon by both the Planning Commission and by the Town Council. 
 
The applicant is within the bounds of this review criteria as they are not requesting a use not 
otherwise permissible in this zoning district (MU-C).  

 
Because the applicant meets all ten (10) review criteria above, Staff believes they may be granted relief from 
Article 6.7.3 B.2. of the LUDC Commercial and Mixed-Use Design Standards.  

 
Public Comment 
As of the date of this report, no written public comment has been received regarding this petition.  
 
RECOMMENDATION AND FINDINGS 
 
Based on the evidence provided, staff recommends that if the Board of Adjustments finds that: 

a. The application does meet the review criteria for a Variance in the Mixed-Use Corridor (MU-C) district, in 
Article 2.4.12 C.2 of the Town of Pagosa Springs Land Use Development Code, then 

That the Board of Adjustments APPROVE of the Growing Spaces, Façade Variance at 1868A and 1868B Majestic 
Drive, as presented with the following conditions:  

1. Applicant must submit a Title Report dated within 30-days of submission containing Schedule B 
Section 2 as required in Article 13 of the LUDC (Planning Staff Review).  
 

2. Applicant must submit a set of Architectural drawings with a building code analysis to the Town of 
Pagosa Springs Building Department, to include a code analysis, floor plan, and elevations (Building 
Official Review).  

 
3. Applicant must complete the active Plat Amendment consolidating Lot 83X-2 and Lot 83X-3 prior to 

receiving a Certificate of Occupancy from the Building Department (Planning Staff Review).  
 
4. Applicant must submit for and complete an Administrative Design Review for the additional building 

being proposed on the property (LUDC 2.4.6 C.1.a.). 
 

PROPOSED MOTION 
 
I move to APPROVE of the Growing Spaces, Façade Variance at 1868A and 1868B Majestic Drive with finding A, 
and with conditions 1-4, as presented. 
 
 
ATTACHMENTS 

Attachment 1: Building Plans  
Attachment 2: Site Plans 
Attachment 3: Building Official Comments  
Attachment 4: Applicant Narrative    
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SITTNER STRUCTURAL, LLC
tucker@sittnerstructural.com
TUCKER R. SITTNER, P.E., PRINCIPAL

(970)903-1693
484 TURNER DR., #101F, DURANGO, CO 81303

SHEET TITLE:

JOB NAME:

FOUNDATION DETAILS
JOB NUMBER:

DATE:

SHEET NUMBER:

S1 OF S3

SHEET NUMBER:

25.048

9-30-2025

25.048.S1

GROWING SPACES METAL BUILDING 
1868 MAJESTIC DR, PAGOSA SPRINGS CO

FOUNDATION PLAN
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ASD   Allowable Stress Design
ACI    American Concrete Institute 
AISC  American Institute of Steel Construction
AISI    American Iron and Steel Institute 
ASTM American Society for Testing and Materials            
AWS   American Welding Society 
AB       Anchor Bolt
ABV     Above
B          Bottom
BM      Beam
BRG     Bearing
BLK      Block
BOF     Bottom of Foundation
BOB    Bottom of Beam
BOT     Bottom
CLR      Clear
COL      Column 
CONC   Concrete 
CMU     Concrete Masonry Unit
CRSI       Concrete Reinforcing Steel Institute 
CONST JT  Construction Joint
CONT   Continuous 
CJ   Contraction Joint
DEPR     Depression
DET     Detail
DL        Development Length
DIA      Diameter 
DIM     Dimension
DIR       Direction       
DWLS   Dowels
EA         Each
EE      Each End
EF      Each Face
EJ       Expansion Joint
EOR   Engineer of Record
ES      Each Side
EQ     Equal
EW    Each Way
EXT    Exterior
FF      Finished Floor
FT      Foot or Feet
FIN     Finish
FL       Floor
FTG    Footing
FDN   Foundation
GALV  Galvanized
GA     Gauge
GR     Grade

GB     Grade Beam
GP     Gusset Plate
HT     Height
HP     High Point
HS     High Strength
HEF   Horizontal Each Face
HIF    Horizontal Inside Face
HOF   Horizontal Outside Face
HOR   Horizontal
IN       Inch
ID       Inside Diameter
ICBO  International Conference of Building Officials 
INT     Interior
INFO  Information
INV     Invert
K         Kip
LW     Light Weight
LWC   Light Weight Concrete
LRFD  Load and Resistance Factor Design
LLV     Long Leg Vertical
LP       Low Point

MAS   Masonry
MAX   Maximum

MFR   Manufacturer 
MIN    Minimum
MTL   Metal
NF      Near Face
NWC  Normal Weight Concrete
NIC     Not In Contact 
OC      On Center
OD      Outside Diameter

OPNG Opening 
PC       Pile Cap
PL       Plate
PT       Point
PVC   Polyvinyl Chloride
PSF   Pounds per Square Foot
PSI    Pounds per square inch
R       Radius
REINF  Reinforcing
RE     Right End
SECT Section
SC     Shear Connector
SHT  Sheet
SLV   Short Leg Vertical

SIM   Similar

SOG  Slab on Grade
SL    Splice Length
SQ    Square
STD   Standard
STL    Steel
SDI    Steel Deck Institute 
SF     Step Footing or Square Footing
STIFF  Stiffener
STR     Structural
SUP    Support
SYM   Symmetrical
THK   Thick or Thickness
THRD Threaded
T&B  Top and Bottom
T        Top
TO     Top of
TOB   Top of Beam Elevation
TOS   Top of Steel or Top of Sheathing
TOW  Top of Wall
TYP    Typical
UNO  Unless Noted Otherwise
US      Underside
VEF    Vertical Each Face
VIF    Vertical Inside Face or Verify in Field
VOF   Vertical Outside Face
WWF Welded Wire Fabric
W/     With
WP    Working Point

ABBRIVIATIONS:

3
S2

TYPICAL GRADE BM STEP & 
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1
S2

TYPICAL CONSTRUCTION JOINT 

2
S2

TYPICAL CONTRACTION JOINT 

4
S2

TYPICAL PIPE SLEEVE DETAIL

BELOW FOOTING THRU FOOTING

LSV     Long Side Vertical

SH    Simpson

OH      Opposite Hand

FINAL
FOR CONSTRUCTION

MBM   Metal Building Manufacturer 
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JOB NAME: 

LOCATION: 

DESCRIPTION: 

PO NO.: 

DATE: 

CALCULATIONS & DETAILS

_________________________________________
PROJECT ENGINEER

Registered Professional Engineer

40 x 55 x 12.6/15.10

Gary Hall

Pagosa Springs, CO 81147

135867

9/16/2025

Jon Ekstrom, P.E.
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Owen O'Dell <oodell@pagosasprings.co.gov>

Plan Review
1 message

Timothy Hatch <thatch@pagosasprings.co.gov> Thu, Oct 16, 2025 at 10:35 AM
To: gary@growingspaces.com, Danielle Milburn <dmilburn@pagosasprings.co.gov>, Owen O'Dell
<oodell@pagosasprings.co.gov>

Hello Gary,

I am reviewing your submittals for the new building project. We will need a set of Architectural drawings with a
building code analys for your project. The Architectural drawings will be required by planning and the Fire Department as
well. 

Due to the simplicity of the project the drawings can be minimal. Drawings should include a code analysis, floor plan, and
elevations.

Thank you,
Tim Hatch
Building Official
Town of Pagosa Springs 
Community Development Department
Building Division
970-585-8483

17/10/2025, 10:15 Town of Pagosa Springs Mail - Plan Review

https://mail.google.com/mail/u/0/?ik=89b0dba1db&view=pt&search=all&permthid=thread-f:1846157061766299288&simpl=msg-f:1846157061766299288 1/1
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AGENDA BRIEF 
 
MEETING: Planning Commission - 20 Oct 2025 
FROM: Katelyn Tunnell, Planner 

 

PROJECT: Final Major Design Review Application, 103 Majestic Drive, Vehicle Sales and Rental Use 

ACTION: Design Review Board Action  

 
PURPOSE/BACKGROUND: 
The Design Review Board approved the Sketch Major Design Review (MDR) application on June 24, 2025, with eight (8) 
contingencies. The applicant has submitted a Major Design Review (MDR) application proposing to improve the property 
for a Vehicle Sales and Rental operation. The project includes associated site improvements such as vehicle display 
areas, customer parking, and access modifications to support the proposed use. 
 
ATTACHMENTS: 
Final MDR Packet-103 Majestic Dr_Pagosa Rents_PC 09.23.25 
Final MDR Packet-103 Majestic Dr_Pagosa Rents_PC 10.20.25 
 
RECOMMENDATIONS: 
 A.  Move to APPROVE the Pagosa Auto Rents Final Major Design Review Application, directing the applicant to provide 
at least the following with their Final Major Design Review application: 

1)  Provide erosion control improvements to ensure bank erosion is contained to the owner’s properties.  
2)  The applicant is required to submit a sign permit application for approval prior to sign installation.  
3)  Submit Sign Permit Application prior to installation of signs.  
4)  Submit Business License application to the Town.  
5)  Other contingencies as determined by the Design Review Board during the public hearing. 

  
B. Move to CONTINUE the consideration of the Pagosa Auto Rents Final Major Design Review Application until [specify 
date].  
  
C. Move to DENY the Pagosa Auto Rents Final Major Design Review Application (and providing direction to staff and/or 
the applicant). 
  
   

DESIGN REVIEW BOARD VI.A.
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PLANNING DIVISION STAFF BRIEF  
103 MAJESTIC DRIVE PAGOSA AUTO RENTS - FINAL MAJOR DESIGN REVIEW APPLICATION 

 
 
Application: Final Major Design Review application for Pagosa Auto Rents 

Property Location: 103 Majestic Drive, Lot B of the Nobles Minor Commercial Subdivision 

Acreage: Lot B = 0.41 acres  

Property Owner/Applicant: George Brown 

Zoning: Mixed Use Corridor (MU-C) 

Proposed Project and Property Use:  
The applicant proposes to improve the property for Vehicle Sales and Rental. 

Public Notification: 
Public notification was mailed to property owners within a 500-foot radius, posted on site, posted in Town Hall, 
and published in the Sun Newspaper pursuant to LUDC 2.3.6.  
 

Background: 
The Design Review Board approved the SKETCH MDR application on June 24, 2025, contingent on the applicant 
providing at least the following with their FINAL Major Design Review application: 
1) Complete dimensioned site plan showing all proposed improvements and code requirements. 
2) Details regarding all proposed structures. 
3) Cargo container painted to blend in with property. 
4) Gravel areas frequently used by vehicles. 
5) Landscape treatments consistent with code. 
6) Buffering along northern property line. 
7) Drainage waiver determination. 
8) Sign plan to be provided at Final MDR. 
 

LUDC Article 3, Zoning: 
The proposed project is located within the Mixed Use - Corridor (MU-C) zoning district. 
“The MU-C district is intended to allow for the vertical or horizontal mixing of uses, including some high-
density residential, along major highways. Commercial uses are appropriate, including retail, offices, hotels, 
and tourism-related businesses. The district is intended to promote gradual development and redevelopment 
of existing commercial corridors to become more vibrant and attractive mixed-use areas that also contain 
some housing, offices, and light trade”.  

 
LUDC Article 4, Allowable Uses: 

The proposed “Vehicle Sales and Rental” use allowable with an Approved Conditional Use Permit within the 
MU-C District pursuant to Table 4.1-1, Table of Allowed Uses. To Be Determined by Planning Commission. 
 
Definition-Vehicle sales and rental: An establishment engaged in the display, sale, leasing, or rental of new 
or used motor vehicles. Vehicles included, but are not limited to, automobiles, light trucks, vans, trailers, 
recreational vehicles, motorcycles, personal watercraft, utility trailers, all-terrain vehicles, and mobile homes. 
 

LUDC 4.3.E.3 
Cargo Containers: Cargo shipping containers shall be allowed in the Commercial District, Mixed-Use Corridor 
District and Mixed-Use Town Center District, limiting the maximum of no more than three hundred and 
twenty (320) square feet (8’x40’), unless otherwise approved with a conditional use permit pursuant to 
Section 2.4.4.  
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Current property condition: 
The Vacant property is currently being used for storage of various items; cargo container, materials, tires, 
trailer. The current condition of the property is in violation of the LUDC as “Storage Yards” are not allowable 
in the MU-C zoning district. If approved for a Vehicle Sales and Rental use development, only those items 
accessory to primary use (associated with such use) may occupy the property.  
 

LUDC Article 5, Dimensional Requirements 
Proposed Cargo Container location complies with setback requirements.  
 

Building Height (35 mid-span and 41 peak maximum allowed): The applicant has mentioned including a small 
building for a sales office, however, has not provided information regarding such structure. Cargo container is 
the only proposed structure.  
 
Landscaping (Minimum 15%): Applicant has not provided a landscaping plan. Staff requests clarification from 
the Design Review Board regarding their Sketch Plan Approval motion, as discussions indicated a desire not 
to require landscaping given the minor site improvements and proposed limited time the site will operate as 
a Vehicle Sales and Rental use. Staff believes that landscaping along the street side of the chain link fence 
would be a visual enhancement including the consideration of street trees.  

 

LUDC Article 6, Development and Design Standards 
6.3.1 Construction Erosion Control:  
The phased disturbance areas will be under the 1-acre threshold for a Colorado Storm Water 
Management Permit (SWMP).  However, a stormwater management Plan shall be submitted to the 
Town identifying “Best Managements Practices” (BMPs) to be installed for storm water erosion control 
during construction activities and maintained in place as function erosion control structures until re-
vegetation has been re-established to a minimum of 70%. The applicant had previously excavated the 
eastern bank along the property line which has created a large deposit of erosion on the applicant’s 
property to the south. To ensure the continual erosion from this bank does not impact neighboring 
properties, Staff recommends that a condition of approval should include providing an erosion control 
plan to staff for approval.  

6.3.2. Site Drainage 
A grading and Drainage plan has been provided, proposing site drainage to flow to the Majestic Drive 
drainage ditch. The applicant does not propose creating a substantial amount of impervious surfaces, 
thus staff does not see a need for storm water detention for the proposed site improvements, however,  
See note above regarding bank erosion concerns.  

6.3.3: Adequate space for snow storage shall be provided. “For planning purposes, one (1) square foot 
of snow storage space is generally necessary for each two (2) square feet of area to be cleared”. The site 
plan does not include enough detail to determine the need for snow storage, however, there are areas 
to the east for snow storge. Snow removal shall not be pushed off of the property into the Town’s ROW. 

6.3.4 Sanitary Sewer and 6.3.5 Potable Water: The property is within the PAWSD boundary for water 
service and the PSSGID boundary for sanitary sewer service.  
The applicant is not proposing the need these services.  

6.4 Sensitive Area Protection: Sensitive areas include steep slopes, hazard-prone areas, geologic or 
wildfire hazards. The applicant has previously excavated the eastern portion of the subject property 
creating a steep embankment and has placed the parking area and cargo container away from the rock 
fall area.  
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LUDC 6.6 Access and Circulation  

6.6.2 Connectivity and 6.6.5 Sidewalks and Trails.  
Vehicular Access 
The project will improve one existing access to the property through grading and paving the access for 
connectivity to Majestic Drive.  

The project does not propose to install sidewalk. Connectivity of Sidewalk does not exist along Eagle 
Drive. The proposed project is unlikely to create much pedestrian activity to require a sidewalk.  

 

 6.6.6. Parking and Vehicle Access 
The on-site parking lot is not proposed for paving. The expected vehicle traffic for the proposed use is 
likely minimal. The parked autos for sale will not likely create dust concerns or an air quality nuisance. 
The Design Review Board approved the applicant to gravel the parking given it’s limited use and 
development. 

 

LUDC 6.7. Commercial and Mixed-Use Design Standards 
Buildings are currently not proposed. The cargo container falls under an accessory structure category 
pursuant to LUDC 4.3.2. APPROVAL OF ACCESSORY USES AND STRUCTURES 
“All principal uses allowed in a zoning district shall be deemed to include those accessory uses, 
structures, and activities typically associated with the use, unless specifically prohibited…”  

 

LUDC 6.9 Parking and Loading  
6.9.3 Off-Street Parking Requirements. 
LUDC Parking standards for outdoor display areas, table 6.9-2, are 1 space per 750 sqft for outdoor 
display areas of 3,000 sqft or less, and 1 space per 2,000 sqft for outdoor display areas more than 3,000 
sqft. Staff is comfortable with a median calculation based on specific square footage.  

 

LUDC 6.10 Landscape and Buffers 
6.10.3 Design Standards 

A. General: Landscaping plan has not been provided.  
E. Street trees: Planting some trees along the front property line could be incorporated into a 
landscaping plan and provide a visual improvement. 

6.10.4. Buffering and Screening 
Properties west of Majestic Drive are zoned MU-C. Properties to the north and east are zoned 
Agricultural Residential. Buffering/screening along the northern property line would be appropriate 
to separate the more intensive business use from the residential use.   

 

LUDC 6.12 Exterior Lighting 
An exterior lighting plan was not provided in the application and shall be submitted with the Final MDR 
application.  The Exterior lighting plan shall demonstrate that all exterior lighting sources (bulb, LED board, 
reflective surface) will be completely shielded from visibility while standing at the property line.  
All exterior lighting will be inspected after installation for compliance determination prior to issuance of CO. All 
exterior lighting shall ensure the light source (bulb, LED board, reflective surface) is completely shielded from 
visibility at the property line. The applicant intends to install solar lighting and has stated the lighting will be 
dark sky compliant. Inspection of installed lighting is required to ensure the light source is completely shielded 
at a 5-foot height at Lot B’s property line.  

6.1 SIGN CODE  
Applicant has provided some basic details regarding proposed signage. All signage requires submission of a sign 
permit application and subsequent Town approval.  
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Major Design Review Approval Criteria includes: 
(i) The development plan complies with all applicable development and design standards set forth in this 

Land Use Code, including but not limited to the provisions in Article 3, Zoning Districts, Article 4, Use 
Regulations, Article 5, Dimensional Requirements, and Article 6, Development and Design Standards. 

 

The Sketch Design Review Application approval contained the following Planning Commission conditions 
of approval. Staff’s comments following each.  

 

A. Dimensioned site plan showing for sale display area(s), parking area, location of cargo container, and 
all other site improvement shall be included in a site improvement plan.  
The applicant provided a site plan showing the location of the graveled parking and access areas, 
cargo container location. The applicants narrative further explains the plans for inclusion. 

B. Complete dimensioned site plan showing all proposed improvements and code requirements. 
The applicant provided a site plan showing the location of the graveled parking and access areas, 
cargo container location, and is acceptable to staff.  

C. Details regarding all proposed structures. 
Only one cargo container is proposed as far as structures.  

D. Cargo container painted to blend in with property. 
The applicant proposes one 8’x40 cargo container, existing on site, that will be painted brown to 
help blend in.  

E. Gravel areas frequently used by vehicles. 
Applicant proposes geocell fabric and gravel for proposed parking area. 

F. Landscape treatments consistent with code. 
Applicant has not provided any landscape treatments. Staff seeks guidance from the Planning 
Commission.  

G. Buffering along northern property line. 
The applicant proposes screening fabric on the northern chain link fence to help screen the northern 
side along the Agriculture Residential zoned property.  

H. Drainage waiver determination. 
Staff has determined that a Drainage waiver is acceptable for the proposed site improvements since 
impervious surfaces are very limited. However, the excavated hill side has created a large amount of 
erosion onto the property owners neighboring property. The Applicants application for Final MDR 
and CUP triggers the need to provide erosion control structures to protect neighboring properties. 
Staff would recommend the Planning Commission require the applicant to work with staff to provide 
such erosion control structures.  

I. Sign plan to be provided at Final MDR. 
Applicant has provided locations of signage along the fence, and some initial sign text 
considerations. Staff will work with the applicant to process an actual sign permit application 
pursuant to the sign code.  
 

(ii)    The development plan is consistent with any previously approved subdivision plat, planned development, or 
any other precedent plan or land use approval as applicable. 
No specific plan identified. 

(iii)  The development plan is consistent with the Comprehensive Plan and other adopted Town policies and plans, 
including any adopted transportation plan or streets/roadway plan. 
Staff finds the proposed use could generally be consistent with the 2018 Comprehensive Plan through 
compliance with the LUDC. No identified concerns associated with other adopted Town policies and plans, 
including any adopted transportation plan or streets/roadway plan. 
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Alternative Motions for Design Review Board’s Consideration:  
 

A. Move to APPROVE the Pagosa Auto Rents Final Major Design Review Application, directing the applicant 
to provide at least the following with their Final Major Design Review application:  
1) Provide erosion control improvements to ensure bank erosion is contained to the owner’s properties.  
2) The applicant is required to submit a sign permit application for approval prior to sign installation.  
3) Submit Sign Permit Application prior to installation of signs.  
4) Submit Business License application to the Town.  
5) Other contingencies as determined by the Design Review Board during the public hearing. 

 
B. Move to CONTINUE the consideration of the Pagosa Auto Rents Final Major Design Review Application 

until [specify date].  
 
C. Move to DENY the Pagosa Auto Rents Final Major Design Review Application (and providing direction to 

staff and/or the applicant). 
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PLANNING DIVISION STAFF BRIEF  
103 MAJESTIC DRIVE PAGOSA AUTO RENTS - FINAL MAJOR DESIGN REVIEW APPLICATION 

 
 
Application: Final Major Design Review application for Pagosa Auto Rents 

Property Location: 103 Majestic Drive, Lot B of the Nobles Minor Commercial Subdivision 

Acreage: Lot B = 0.41 acres  

Property Owner/Applicant: George Brown 

Zoning: Mixed Use Corridor (MU-C) 

Proposed Project and Property Use:  
The applicant proposes to improve the property for Vehicle Sales and Rental. 

Public Notification: 
Public notification was mailed to property owners within a 500-foot radius, posted on site, posted in Town Hall, 
and published in the Sun Newspaper pursuant to LUDC 2.3.6.  
 

Background: 
The Design Review Board approved the SKETCH MDR application on June 24, 2025, contingent on the applicant 
providing at least the following with their FINAL Major Design Review application: 
1) Complete dimensioned site plan showing all proposed improvements and code requirements. 
2) Details regarding all proposed structures. 
3) Cargo container painted to blend in with property. 
4) Gravel areas frequently used by vehicles. 
5) Landscape treatments consistent with code. 
6) Buffering along northern property line. 
7) Drainage waiver determination. 
8) Sign plan to be provided at Final MDR. 
 

LUDC Article 3, Zoning: 
The proposed project is located within the Mixed Use - Corridor (MU-C) zoning district. 
“The MU-C district is intended to allow for the vertical or horizontal mixing of uses, including some high-
density residential, along major highways. Commercial uses are appropriate, including retail, offices, hotels, 
and tourism-related businesses. The district is intended to promote gradual development and redevelopment 
of existing commercial corridors to become more vibrant and attractive mixed-use areas that also contain 
some housing, offices, and light trade”.  

 
LUDC Article 4, Allowable Uses: 

The proposed “Vehicle Sales and Rental” use allowable with an Approved Conditional Use Permit within the 
MU-C District pursuant to Table 4.1-1, Table of Allowed Uses. To Be Determined by Planning Commission. 
 
Definition-Vehicle sales and rental: An establishment engaged in the display, sale, leasing, or rental of new 
or used motor vehicles. Vehicles included, but are not limited to, automobiles, light trucks, vans, trailers, 
recreational vehicles, motorcycles, personal watercraft, utility trailers, all-terrain vehicles, and mobile homes. 
 

LUDC 4.3.E.3 
Cargo Containers: Cargo shipping containers shall be allowed in the Commercial District, Mixed-Use Corridor 
District and Mixed-Use Town Center District, limiting the maximum of no more than three hundred and 
twenty (320) square feet (8’x40’), unless otherwise approved with a conditional use permit pursuant to 
Section 2.4.4.  
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Current property condition: 
The Vacant property is currently being used for storage of various items; cargo container, materials, tires, 
trailer. The current condition of the property is in violation of the LUDC as “Storage Yards” are not allowable 
in the MU-C zoning district. If approved for a Vehicle Sales and Rental use development, only those items 
accessory to primary use (associated with such use) may occupy the property.  
 

LUDC Article 5, Dimensional Requirements 
Proposed Cargo Container location complies with setback requirements.  
 

Building Height (35 mid-span and 41 peak maximum allowed): The applicant has mentioned including a small 
building for a sales office, however, has not provided information regarding such structure. Cargo container is 
the only proposed structure.  
 
Landscaping (Minimum 15%): Applicant has not provided a landscaping plan. Staff requests clarification from 
the Design Review Board regarding their Sketch Plan Approval motion, as discussions indicated a desire not 
to require landscaping given the minor site improvements and proposed limited time the site will operate as 
a Vehicle Sales and Rental use. Staff believes that landscaping along the street side of the chain link fence 
would be a visual enhancement including the consideration of street trees.  

 

LUDC Article 6, Development and Design Standards 
6.3.1 Construction Erosion Control:  
The phased disturbance areas will be under the 1-acre threshold for a Colorado Storm Water 
Management Permit (SWMP).  However, a stormwater management Plan shall be submitted to the 
Town identifying “Best Managements Practices” (BMPs) to be installed for storm water erosion control 
during construction activities and maintained in place as function erosion control structures until re-
vegetation has been re-established to a minimum of 70%. The applicant had previously excavated the 
eastern bank along the property line which has created a large deposit of erosion on the applicant’s 
property to the south. To ensure the continual erosion from this bank does not impact neighboring 
properties, Staff recommends that a condition of approval should include providing an erosion control 
plan to staff for approval.  

6.3.2. Site Drainage 
A grading and Drainage plan has been provided, proposing site drainage to flow to the Majestic Drive 
drainage ditch. The applicant does not propose creating a substantial amount of impervious surfaces, 
thus staff does not see a need for storm water detention for the proposed site improvements, however,  
See note above regarding bank erosion concerns.  

6.3.3: Adequate space for snow storage shall be provided. “For planning purposes, one (1) square foot 
of snow storage space is generally necessary for each two (2) square feet of area to be cleared”. The site 
plan does not include enough detail to determine the need for snow storage, however, there are areas 
to the east for snow storge. Snow removal shall not be pushed off of the property into the Town’s ROW. 

6.3.4 Sanitary Sewer and 6.3.5 Potable Water: The property is within the PAWSD boundary for water 
service and the PSSGID boundary for sanitary sewer service.  
The applicant is not proposing the need these services.  

6.4 Sensitive Area Protection: Sensitive areas include steep slopes, hazard-prone areas, geologic or 
wildfire hazards. The applicant has previously excavated the eastern portion of the subject property 
creating a steep embankment and has placed the parking area and cargo container away from the rock 
fall area.  
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LUDC 6.6 Access and Circulation  

6.6.2 Connectivity and 6.6.5 Sidewalks and Trails.  
Vehicular Access 
The project will improve one existing access to the property through grading and paving the access for 
connectivity to Majestic Drive.  

The project does not propose to install sidewalk. Connectivity of Sidewalk does not exist along Eagle 
Drive. The proposed project is unlikely to create much pedestrian activity to require a sidewalk.  

 

 6.6.6. Parking and Vehicle Access 
The on-site parking lot is not proposed for paving. The expected vehicle traffic for the proposed use is 
likely minimal. The parked autos for sale will not likely create dust concerns or an air quality nuisance. 
The Design Review Board approved the applicant to gravel the parking given it’s limited use and 
development. 

 

LUDC 6.7. Commercial and Mixed-Use Design Standards 
Buildings are currently not proposed. The cargo container falls under an accessory structure category 
pursuant to LUDC 4.3.2. APPROVAL OF ACCESSORY USES AND STRUCTURES 
“All principal uses allowed in a zoning district shall be deemed to include those accessory uses, 
structures, and activities typically associated with the use, unless specifically prohibited…”  

 

LUDC 6.9 Parking and Loading  
6.9.3 Off-Street Parking Requirements. 
LUDC Parking standards for outdoor display areas, table 6.9-2, are 1 space per 750 sqft for outdoor 
display areas of 3,000 sqft or less, and 1 space per 2,000 sqft for outdoor display areas more than 3,000 
sqft. Staff is comfortable with a median calculation based on specific square footage.  

 

LUDC 6.10 Landscape and Buffers 
6.10.3 Design Standards 

A. General: Landscaping plan has not been provided.  
E. Street trees: Planting some trees along the front property line could be incorporated into a 
landscaping plan and provide a visual improvement. 

6.10.4. Buffering and Screening 
Properties west of Majestic Drive are zoned MU-C. Properties to the north and east are zoned 
Agricultural Residential. Buffering/screening along the northern property line would be appropriate 
to separate the more intensive business use from the residential use.   

 

LUDC 6.12 Exterior Lighting 
An exterior lighting plan was not provided in the application and shall be submitted with the Final MDR 
application.  The Exterior lighting plan shall demonstrate that all exterior lighting sources (bulb, LED board, 
reflective surface) will be completely shielded from visibility while standing at the property line.  
All exterior lighting will be inspected after installation for compliance determination prior to issuance of CO. All 
exterior lighting shall ensure the light source (bulb, LED board, reflective surface) is completely shielded from 
visibility at the property line. The applicant intends to install solar lighting and has stated the lighting will be 
dark sky compliant. Inspection of installed lighting is required to ensure the light source is completely shielded 
at a 5-foot height at Lot B’s property line.  

6.1 SIGN CODE  
Applicant has provided some basic details regarding proposed signage. All signage requires submission of a sign 
permit application and subsequent Town approval.  
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Major Design Review Approval Criteria includes: 
(i) The development plan complies with all applicable development and design standards set forth in this 

Land Use Code, including but not limited to the provisions in Article 3, Zoning Districts, Article 4, Use 
Regulations, Article 5, Dimensional Requirements, and Article 6, Development and Design Standards. 

 

The Sketch Design Review Application approval contained the following Planning Commission conditions 
of approval. Staff’s comments following each.  

 

A. Dimensioned site plan showing for sale display area(s), parking area, location of cargo container, and 
all other site improvement shall be included in a site improvement plan.  
The applicant provided a site plan showing the location of the graveled parking and access areas, 
cargo container location. The applicants narrative further explains the plans for inclusion. 

B. Complete dimensioned site plan showing all proposed improvements and code requirements. 
The applicant provided a site plan showing the location of the graveled parking and access areas, 
cargo container location, and is acceptable to staff.  

C. Details regarding all proposed structures. 
Only one cargo container is proposed as far as structures.  

D. Cargo container painted to blend in with property. 
The applicant proposes one 8’x40 cargo container, existing on site, that will be painted brown to 
help blend in.  

E. Gravel areas frequently used by vehicles. 
Applicant proposes geocell fabric and gravel for proposed parking area. 

F. Landscape treatments consistent with code. 
Applicant has not provided any landscape treatments. Staff seeks guidance from the Planning 
Commission.  

G. Buffering along northern property line. 
The applicant proposes screening fabric on the northern chain link fence to help screen the northern 
side along the Agriculture Residential zoned property.  

H. Drainage waiver determination. 
Staff has determined that a Drainage waiver is acceptable for the proposed site improvements since 
impervious surfaces are very limited. However, the excavated hill side has created a large amount of 
erosion onto the property owners neighboring property. The Applicants application for Final MDR 
and CUP triggers the need to provide erosion control structures to protect neighboring properties. 
Staff would recommend the Planning Commission require the applicant to work with staff to provide 
such erosion control structures.  

I. Sign plan to be provided at Final MDR. 
Applicant has provided locations of signage along the fence, and some initial sign text 
considerations. Staff will work with the applicant to process an actual sign permit application 
pursuant to the sign code.  
 

(ii)    The development plan is consistent with any previously approved subdivision plat, planned development, or 
any other precedent plan or land use approval as applicable. 
No specific plan identified. 

(iii)  The development plan is consistent with the Comprehensive Plan and other adopted Town policies and plans, 
including any adopted transportation plan or streets/roadway plan. 
Staff finds the proposed use could generally be consistent with the 2018 Comprehensive Plan through 
compliance with the LUDC. No identified concerns associated with other adopted Town policies and plans, 
including any adopted transportation plan or streets/roadway plan. 
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Alternative Motions for Design Review Board’s Consideration:  
 

A. Move to APPROVE the Pagosa Auto Rents Final Major Design Review Application, directing the applicant 
to provide at least the following with their Final Major Design Review application:  
1) Provide erosion control improvements to ensure bank erosion is contained to the owner’s properties.  
2) The applicant is required to submit a sign permit application for approval prior to sign installation.  
3) Submit Sign Permit Application prior to installation of signs.  
4) Submit Business License application to the Town.  
5) Other contingencies as determined by the Design Review Board during the public hearing. 

 
B. Move to CONTINUE the consideration of the Pagosa Auto Rents Final Major Design Review Application 

until [specify date].  
 
C. Move to DENY the Pagosa Auto Rents Final Major Design Review Application (and providing direction to 

staff and/or the applicant). 
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AGENDA BRIEF 
 
MEETING: Planning Commission - 20 Oct 2025 
FROM: Katelyn Tunnell, Planner 

 

PROJECT: Conditional Use Permit, 103 Majestic Drive, Vehicle Sales and Rental 

ACTION: Planning Commission action 

 
PURPOSE/BACKGROUND: 
The Design Review Board approved the Sketch Major Design Review (MDR) application on June 24, 2025, with eight (8) 
contingencies. The applicant proposes to improve the property for a Vehicle Sales and Rental operation. Per the Town’s 
Land Use and Development Code (LUDC), a Conditional Use Permit (CUP) is required for this type of use within the 
applicable zoning district. The CUP review ensures that the proposed Vehicle Sales and Rental operation meets all 
required performance standards and is compatible with adjacent land uses. 
 
ATTACHMENTS: 
Final CUP Packet-103 Majestic Dr_Pagosa Rents_PC 09.23.25 
 
RECOMMENDATIONS: 

A. Move to APPROVE the Pagosa Auto Rents Conditional Use Permit Application with the following Conditions of 
approval to be included in the CUP Agreement:  

a. The property shall only be used for the primary purpose as a Vehicle Sales and Rental operation. 
b. One Cargo Container is allowed, completely painted to blend in with the surroundings, and used solely 

for accessory use associated with the primary use. 
c. Storage of materials, junk, non-operational vehicles or other unrelated items to the primary use are 

prohibited on the property for any period of time. 
d. The proposed area for vehicle display shall not be enlarged beyond the proposed area without 

additional Administrative or Planning Commission approval for amending the Conditional Use Permit. 
e. The Conditional Use Permit is revocable for any violation of the terms of the Conditional Use Permit 

Approval. 
f. A Town Business License shall be obtained and maintained in good standing. 
g. The conditional use permit shall terminate if the rights granted are discontinued for one hundred eighty 

(180) consecutive days. 
h. Other conditions of Approval determined by the Planning Commission.  

  
B. Move to CONTINUE the consideration of the Pagosa Auto Rents Conditional Use Permit Application Final Major 

Design Review Application until [specify date].  
  

C. Move to DENY the Pagosa Auto Rents Conditional Use Permit Application (providing direction to staff and/or the 
applicant). 
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PLANNING DIVISION STAFF BRIEF  
103 MAJESTIC DRIVE PAGOSA AUTO RENTS – CONDITIONAL USE PERMIT APPLICATION 

 
 
Application: Conditional Use application for Pagosa Auto Rents 

Property Location: 103 Majestic Drive, Lot B of the Nobles Minor Commercial Subdivision 

Acreage: Lot B = 0.41 acres  

Property Owner/Applicant: George Brown 

Zoning: Mixed Use Corridor (MU-C) 

Proposed Project and Property Use: 
The applicant proposes to improve the property for a Vehicle Sales and Rental operation.   

Public Notification: 
Public notification was mailed to property owners within a 500-foot radius, posted on site, posted in Town Hall, 
and published in the Sun Newspaper pursuant to LUDC 2.3.6.  

Background: 
The Design Review Board approved the SKETCH MDR application on June 24, 2025, contingent on the applicant 
providing at least the following with their FINAL Major Design Review application: 
1) Complete dimensioned site plan showing all proposed improvements and code requirements. 
2) Details regarding all proposed structures. 
3) Cargo container painted to blend in with property. 
4) Gravel areas frequently used by vehicles. 
5) Landscape treatments consistent with code. 
6) Buffering along northern property line. 
7) Drainage waiver determination. 
8) Sign plan to be provided at Final MDR. 
 
LUDC 2.4.4. CONDITIONAL USE PERMITS 

A. Purpose. (Conditional Use Permits applications) provide a discretionary approval process for conditional 
uses, which have unique or widely varying operating characteristics or unusual site development 
features. The procedure encourages public review and evaluation of a use's operating characteristics and 
site development features and is intended to ensure that proposed conditional uses will not have a 
significant adverse impact on surrounding uses or on the community-at-large. Specific conditional uses 
allowed in each zone district are listed in Table 4.1-1, Table of Allowed Uses. 

 
LUDC Article 3, Zoning: 

The proposed project is located within the Mixed Use - Corridor (MU-C) zoning district. 
“The MU-C district is intended to allow for the vertical or horizontal mixing of uses, including some high-
density residential, along major highways. Commercial uses are appropriate, including retail, offices, hotels, 
and tourism-related businesses. The district is intended to promote gradual development and redevelopment 
of existing commercial corridors to become more vibrant and attractive mixed-use areas that also contain 
some housing, offices, and light trade”.  

 
LUDC Article 4, Table of Allowable Uses: 

The proposed “Vehicle Sales and Rental” use requires a Conditional Use Permit (CUP) within the MU-C District 
pursuant to Table 4.1-1, Table of Allowed Uses.  
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Definition-Vehicle sales and rental: An establishment engaged in the display, sale, leasing, or rental of new 
or used motor vehicles. Vehicles included, but are not limited to, automobiles, light trucks, vans, trailers, 
recreational vehicles, motorcycles, personal watercraft, utility trailers, all-terrain vehicles, and mobile homes. 
 

LUDC 4.3.E.3 
Cargo Containers: Cargo shipping containers shall be allowed in the Commercial District, Mixed-Use Corridor 
District and Mixed-Use Town Center District, limiting the maximum of no more than three hundred and 
twenty (320) square feet (8’x40’), unless otherwise approved with a conditional use permit pursuant to 
section 2.4.4. 
 

LUDC 4.4.4.C.4 
Approval criteria. The Director or the Planning Commission may approve a proposed conditional use that 
meets all of the following criteria: 

(i) The proposed use is consistent with the Comprehensive Plan and all applicable provisions of this 
Land Use Code and applicable state and federal regulations; 
The Planning Commission approved the Sketch Major Design Review application on June 24, 
2025, finding the application to be in general compliance with the Code for the proposed use 
of the property, with conditions of approval.  
 

(ii) The proposed use is consistent with the purpose and intent of the zoning district in which it is 
located and any applicable use-specific standards in Article 4 of this Land Use Code; 
The MU-C zone district does allow the operation of an Auto Rental and Sales lot with the 
approval of a conditional use permit application.  

 

(iii) The proposed use is compatible with adjacent uses in terms of scale, site design, and operating 
characteristics (such as, but not limited to, hours of operation, traffic generation, lighting, noise, 
odor, dust, and other external impacts); 
Neighboring properties to the north and east are zoned Agricultural/Residential. 
 

Neighboring properties to the south and west are also zoned MU-C, with existing uses being a 
Mechanical shop, Auto Repair shops, and Sign shop. The proposed Vehicle Sales and Rental 
use characteristics are consistent with these neighboring property uses regarding hours of 
operation, traffic generation, lighting, noise, odor, dust, and other external impacts. 

 

(iv) Any significant adverse impacts anticipated to result from the use will be mitigated or offset to 
the maximum extent practicable; and 
The applicant proposes to secure the property with chain link security fencing with screening 
fabric installed along the northern fence. 
 

(v) Facilities and services (including sewage and waste disposal, water, gas, electricity, police and 
fire protection, and roads and transportation, as applicable) will be available to serve the subject 
property while maintaining adequate levels of service for existing development; and 
Facilities and Services for the proposed use are in place.  
 

(vi) Adequate assurances of continuing maintenance have been provided. 
Continual maintenance and adherence to the terms of the CUP agreement of the property is a 
condition for continued use of the property as an Vehicle Sales and Rental operation. Neglect 
will result in the revocation of the CUP and the use for Auto Rental and Sales.  
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Conditional Use Permits are a discretionary decision and the Planning Commission can consider any conditions 
of approval to ensure that proposed conditional uses will not have a significant adverse impact on surrounding 
uses or on the community-at-large. Any conditions of approval are formalized in a Conditional Use Permit 
Agreement signed by the property owner and recorded with the Archuleta County Clerk and Recorders office 
and shall obligate successive owners and operators to the terms of the agreement (*see note below).  Staff 
recommends at least the following conditions of approval for Planning Commission’s consideration. 
 

1) The property shall only be used for the primary purpose as a Vehicle Sales and Rental operation.  
 

2) One Cargo Container is allowed, completely painted to blend in with the surroundings, and used solely 
for accessory use associated with the primary use. 

  

3) Storage of materials, junk, non-operational vehicles or other unrelated items to the primary use are 
prohibited on the property for any period of time.  

 

4) The proposed area for vehicle display shall not be enlarged beyond the proposed area without 
additional Administrative or Planning Commission approval for amending the Conditional Use Permit. 

 

5) The Conditional Use Permit is revocable for any violation of the terms of the Conditional Use Permit 
Approval. 

 

6) A Town Business License shall be obtained and maintained in good standing.  
 

7) The conditional use permit shall terminate if the rights granted by it are discontinued for one hundred 
eighty (180) consecutive days. 

 

* Given the applicants proposal that the intent is to operate the Auto Rental and Sales Lot for 5 years or 
so, a limited time for the CUP use of property with a sunset date, and/or prohibit transfer of the CUP 
right and agreement to successive property owners or business operators.  

 
LUDC 2.4.4.5. Lapse of Approval. 

a. A conditional use permit shall lapse and have no further effect one (1) year after its effective date or 
at such alternate time specified in the approval unless one (1) or more of the following criteria has 
been met: 

(i) A building permit has been issued and construction diligently pursued. 
(ii) A certificate of occupancy has been issued; 
(iii) The use has been established and in continuous operation; or 
(iv) The conditional use permit is renewed. 

b. A conditional use permit shall lapse upon termination of a project or expiration of a building permit. 
c. A conditional use permit shall lapse if the rights granted by it are discontinued for one hundred 

eighty (180) consecutive days or other period as specified in the original approval. 
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Alternative Motions for Design Review Board’s Consideration:  
 

A. Move to APPROVE the Pagosa Auto Rents Conditional Use Permit Application with the following 
Conditions of approval to be included in the CUP Agreement:  
1) The property shall only be used for the primary purpose as a Vehicle Sales and Rental operation.  

 

2) One Cargo Container is allowed, completely painted to blend in with the surroundings, and used solely 
for accessory use associated with the primary use. 

  

3) Storage of materials, junk, non-operational vehicles or other unrelated items to the primary use are 
prohibited on the property for any period of time.  

 

4) The proposed area for vehicle display shall not be enlarged beyond the proposed area without 
additional Administrative or Planning Commission approval for amending the Conditional Use Permit. 

 

5) The Conditional Use Permit is revocable for any violation of the terms of the Conditional Use Permit 
Approval. 

 

6) A Town Business License shall be obtained and maintained in good standing.  
 

7) The conditional use permit shall terminate if the rights granted are discontinued for one hundred eighty 
(180) consecutive days. 
 

8) Other conditions of Approval determined by the Planning Commission.  
 

B. Move to CONTINUE the consideration of the Pagosa Auto Rents Conditional Use Permit Application Sketch 
Major Design Review Application until [specify date].  

 
C. Move to DENY the Pagosa Auto Rents Conditional Use Permit Application (providing direction to staff 

and/or the applicant). 
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