
 
 
 

 
 

_____________________________________________________________________________________ 

AGENDA 
CITY OF OURAY PLANNING COMMISSION 

REGULAR MEETING 
 

San Juan Room – Ouray Community Center – 320 6th Avenue 
March 12, 2019 - 4:00 pm 

ADMINISTRATIVE 
1. Call to Order 
2. Roll Call 
3. Review of Minutes from Planning Commission regular meeting of February 12, 2019 

 
CITIZEN COMMUNICATIONS 
 
PUBLIC HEARING 
 

1. 740 Main Street Final PUD 
Applicant:  Imogene Holdings, LLC - Stuart Gillespie 
Address:  740 Main Street 
Legal Description:  Lot 13, Block 9, City of Ouray 
Description:  Final PUD to consider a height variance for a rooftop deck safety railing for rooftop 
bar. 
 

2. River Run RV Park Site Development Permit 
Applicant:  MacArthur Apartments, LLC 
Address:  1822 Main Street 
Legal Description:  Daisy Placer, Part of Tract 1; Section 30, Township 44, Range 7 
Description:  Site development permit to expand a legal nonconforming RV park pursuant to Ouray 
Land Use Code Section 7-5-J(3) 

 
ACTION 
 

None 
 
DISCUSSION 
 

1. Community Plan Update 
 
ADJOURNMENT 

P.O. Box 468 
320 Sixth Avenue 
Ouray, Colorado 81427 

970.325.7211 
Fax  970.325.7212 

www.cityofouray.com 
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CALL TO ORDER 
Chairman Jeff Skoloda called the meeting to order at 4:00 p.m. 
 
ROLL CALL 
Planning Commissioners present for roll call were Chairman Jeff Skoloda, Vice Chair 
Tamara Gulde, Commissioner J. Gary Dunn, and Commissioner Tom Tyler.   
 
Present on behalf of the City of Ouray staff were Community Development Coordinator 
Chris Hawkins and Deputy Clerk/Treasurer Beverly Martensen.   
 
APPROVAL OF MINUTES 
Vice Chair Gulde moved and Commissioner Dunn seconded the motion to approve the 
minutes of the February 12th Regular Planning Commission meeting.  A vote was taken 
and the motion passed unanimously. 
 
CITIZENS COMMUNICATIONS 
John Nixon stated he believes that the construction on the roof of the Citizens State 
Bank is greater than what was proposed in the Citizens State Bank PUD.  Chris Hawkins 
stated there has been another complaint and there will probably a work session and 
follow up with update regarding the project. 
 
PUBLIC HEARING 
 

1. Twin Peaks Preliminary PUD 
Applicant: Hinkson Hein Holdings, LLC 
Address: 125 Third Ave and TBD 1st Street 
Legal Description: Blk. 2, Lots 1-24, City of Ouray; Lots 1A-6A of the Shodeen Replat 
(West ½ of 
Blk. 3, Lots 1-12) (“Property”) 
Description: Preliminary PUD for the development and redevelopment of the Property 
to add 94 hotel rooms to the 54 existing rooms (148 total hotel rooms); expand and 
improve the existing restaurant; provide conferencing facilities; reconstruct the main 
lobby building; improve and expand the hotel pool amenity area; and other 
improvements. PUD variations include but are not limited to variations for increased 
building size, increased building height, decreased setbacks, and elimination of parking 
area buffering for parking planned on an alley. 
 
Hawkins restated and discussed the conditions of the Twin Peaks Sketch PUD which had 
been approved by City Council.   
 
Chairman Skoloda expressed concerns about the City’s limited sewer capacity and how 
any problems building a new wastewater plant would affect this PUD agreement. 
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Vice Chair Gulde asked if water capacity should be a condition of the PUD. 
 
Applicant Craig Hinkson and Ryan Hein presented a number of to-scale renderings 
produced by DHM showing the visual impact of the building planned for the north site.  
John Nixon spoke regarding the roof height, stating they have reduced the roof pitch 
from 5:12 to 4:12 reducing the height of the building by approximately 3’. 
 
Chairman Skoloda expressed concerns about the City’s limited sewer capacity and how 
any problems building a new wastewater plant would affect this PUD agreement. 
 
Vice Chair Gulde asked if water capacity should be a condition of the PUD. 
 
Commissioner Dunn asked why signage was still shown on City right of way. Applicant 
Hinkson stated their intent is to buy the additional land if needed.  Commissioner Dunn 
asked about the source of water for the proposed water feature.  Ryan Hein stated that 
the source of water would be the reclaimed water from the hotel operation.    
 
Chairman Skoloda stated the location of the sign needs to be clarified as it is not 
apparent. 
 
Chairman Skoloda opened the hearing for public comment. 
 
Eric Fagrelius, 145 4th Avenue – Spoke in opposition to the north site development.   He 
disputed the accuracy of the renderings and visual impact of project.  He does not feel 
this site can realistically absorb this project.  He does not feel the proposed handling of 
gray water is realistic.  He fears that Ouray’s water system cannot handle this 
development.  He expressed concerns regarding the traffic impact.  He wants City code 
followed and enforced. 
 
Chairman Skoloda closed the hearing to public comment. 
 
The Planning Commission presented comments and questions for the applicant. 
 
Commissioner Tyler stated his support of lowering of the building height.   He expressed 
concerns regarding water and sewer capacity. 
 
Chairman Skoloda reminded the commissioners that gray water is something the 
Planning Commission asked the applicant to explore. 
 
Chairman Skoloda also reminded the Commission that the engineers have stated that 
there is adequate water and sewer capacity.    He stated the improvements on the south 
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site are acceptable, but he does have concern regarding the impact of the 
improvements on the north site.    
 
Commissioner Dunn stated that he feels the development of lodging is in keeping with 
the R-2 zoning.  He also stated he feels strongly about not having the sign and water 
feature in City right of way. 
 
Commissioner Dunn asked what the width of the building on north site would be.  
Applicant responded it is 70’.   Dunn pointed out that looking at the site plan 
dimensions, it is clear there is about 30’ on either side of the building to right of way. 
 
Applicant Ryan Hein stated that there are 64 units, not the 94 units originally stated.  
Hein also described the handling of trash and laundry on the north site, both which 
would occur within the building. 
 
Commissioner Tyler expressed his concerns regarding water and sewer capacity and 
asked about the feasibility of dividing the project into two PUDs.   Hawkins stated that if 
there were a life, health and safety issue in the City, the project could be stopped at the 
building permit stage.  He also emphasized the importance of a detailed PUD 
agreement, which leaves the City in a position to decide in the best interest of the City. 
 
The commission discussed that there could be language allowing the improvements to 
the south site to begin, with conditions for the north site. 
 
The Commissioners agreed that they wanted to see feasibility of north site contained 
completely on the property, removal of improvements from the City right of way, 
language ensuring that adequate water and sewer resources are verified, and 
verification of the accuracy of the north site visual renderings presented. 
 
Commissioner Skoloda moved and Vice Chair Gulde seconded the motion to approve 
the Preliminary PUD for the Twin Peaks PUD with the findings and conditions set forth in 
the staff memo of record and the addition of conditions stated and recorded by staff 
during this meeting (stated below). 
 
A vote was taken and the motion passed unanimously. 
 
Findings 

      1)  The proposed PUD is in general conformity with the City Community Plan because,  
            without limitation, (A) it helps develop and maintain a strong and diversified economy 
            that is consistent with the Ouray Community Plan; (B) it helps develop a more 
            diversified year-round economy with the addition of conferencing facilities; (C) it 
            improves the health of the tourism industry by expanding lodging opportunities, 
            replacing aging hotel rooms with new rooms, and creating a premier tourist 
            destination through improved amenities, services and experience; and (D) the 
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            redevelopment plans for growth and redevelopment that maintains the high quality, 
            small town character of Ouray without impacting the overall scenic beauty, 
            environmental health or impacting cultural assets. 
       2)  The proposed PUD is consistent with the PUD Objective because it encourages 
             innovative development with a significantly improved hot springs amenity area, the 
             redevelopment of the lobby building, and the provision of desired hotel units through 
             the redevelopment of an aged hotel project. 
       3)  The PUD complies with the Colorado Planned Unit Development Act of 1972 
             because, without limitation, (A) it provides for integrated planning for several lots in 
             the city with innovative development that benefits the entire community through 
             clustered development, parking in garages, more open space, and economic benefit 
             to the entire community; and (B) the PUD agreement will address the key legal 
             requirements of the Colorado PUD Act. 
       4)  The proposed PUD has a minimum of 1 unit or lot. 

 
Conditions 
1) Prior to the Final PUD meeting before the Planning Commission, the Applicant shall 

submit (A) revised plans to address the Fire Department referral comments; (B) 
remove the encroachments from the surrounding rights-of-way that are not approved 
by the City Council; and (C) show the proposed replat of the Property to remove the 
Building A encroachment from the Third Avenue Right-of-Way. 

2) Prior to the Final PUD meeting before the Planning Commission, the Applicant shall 
submit (A) final floorplans and elevations for the proposed buildings; (B) draft plats 
for the North Site and South Site; (C) revised drainage calculations and engineered 
utility and grading and drainage plans; (D) revised title commitments for the North 
Site and South Site; (D) revise the plans to show the building site coverage and total 
site coverage for both sites; (E) require the removal of the water feature on the South 
Site; and (E) other plans and information as required by City staff to ensure a 
detailed review of the Final PUD pursuant to the requirements of the Ouray Land 
Use Code. 

3) Prior to the Final PUD meeting before the Planning Commission, the PUD 
agreement shall be revised to require the Applicant to pay for the proportional cost 
of, and not object to the formation of a Local Improvement District for the hotel 
district in the area. 

4) Prior to the Final PUD meeting before the Planning Commission, the City Attorney 
will review the following to ensure there are no geothermal impacts: 

 
a) Verify if the current Owners of the Twin Peak Lodge are predecessors to 

Madura’s lease of the 35 gallons per minute of the Manganese Mine Spring. 
b) Verify if the current Owners of the Twin Peaks Lodge own the share of the 

Radium Ditch 222 water or a separate decree that would allow for the continued 
use of the Crystal Court Spring. 

c) Verify how the use of the Crystal Court Springs by Twin Peaks Lodge potentially 
affect the lease of the Manganese Mine Spring under the agreements associated 
with OX-2 and OX-6 Wells. 

 
5) Any Final PUD shall also have concurrent applications to (1) replat the North Site 

and South Site to vacate interior lot lines and tie the Property to the PUD; (2) site 
specific development plan, vested property rights for longer development time 
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period, phasing, etc.; (3) conditional use permit for jeep, ATV, UTV and other tourist 
rentals; and (4) right-of-way vacation for the City Council approved encroachment(s).  

6) The plans shall be revised to show facilities for a freestanding hotel at the North Site. 
7) The sign and water feature should be located within the South Site. 
8) The vested property rights and phased development sections of the PUD Agreement 

will be crafted to ensure the City has adequate water and sewer resources. 
9) The architect shall confirm the accuracy of the visual renderings. 
 
 

2. Ride-N Adventures ATV and UTV Conditional Use Permit 
Applicant:  Ride-N Adventures, LLC – Shane Littlefield 
Address:  834 Main Street 
Legal Description:  Block 8, Lots 13-16, City of Ouray 
Description:  Conditional use permit for an ATV, UTV, dirt bike rentals and tours 
business 
 
Hawkins reminded the commission that this item was continued from December to 
January and then to this meeting to allow the applicant time to respond.   Applicant has 
agreed to remove tires skirting the trailer and to contain oil and fuel and change hours 
to 7:30 am to 7:30 pm, Monday through Sunday.    
 
Chairman Skoloda opened the hearing to public comment. 
 
There was none. 
 
Chairman Skoloda closed the hearing to public comment. 
 
The Planning Commission reviewed the conditions of the Conditional Use Permit and 
agreed they want to add language preventing dirt bikes from leaving the property 
before 9:00 a.m. and also language stating the responsibility of the applicant in 
educating renters regarding back country etiquette. The commissioners also agreed 
they wanted greater clarification in condition 2 identifying the enclosure for the washing 
operation.      
 
Vice Chair Gulde moved and Commissioner Tyler seconded the motion to approve a 
resolution approving a conditional use permit for an ATV, UTV and dirt bike rental 
business including conditions set forth by the Planning Commission and recorded by 
staff (stated below).  A vote was taken and the motion passed unanimously. 
 
Conditions 
1) The hours of operation shall be from 7:30 am to 7:30 pm Monday through Sunday. 
2) The Applicant shall provide a concrete pad and completely fenced maintenance and 

vehicle washing area (6’ high solid fence) with gate (s) to ensure oils and fluids do 
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not soak into the earth and overspray is confined to the Property.  The size of the 
concrete pad will be determined with Town staff. 

3) Washing machines shall not use any soaps or solvents. 
4) No hazardous materials may be stored on the site, including motor oils or other 

vehicle fluids unless kept within an enclosed storage building or box. 
5) No fuel storage shall occur on the site, with fuels storage provided in service vehicle 

beds in accordance with any State or Federal laws. 
6) No batteries shall be stored on the Property unless kept within an enclosed storage 

building or box. 
7) All rental vehicles shall be stored on the Property and not be parked in the 

surrounding streets or alley. 
8) The alley shall not be blocked at any time except for when trailers are being backed 

onto the Property. 
9) No ATV, UTV or Off Highway Vehicle (“OHV”) rentals will be allowed to drive from 

the Property to a trailhead or backcountry road.  All ATV, UTV and OHV rentals will 
be towed by trailer by the Applicant to a trailhead. 

10) No rentals will be allowed to occur on a road or trail when a closure has been issued 
by governmental entity. 

11) Dirt bikes can only operate on City streets if licensed and permitted in accordance 
with applicable laws.  No vehicles shall leave the Property until after 9 a.m. unless 
the vehicles are trailered to a trailhead. 

12) The Property shall be maintained in a clean and orderly condition with gravel used to 
minimize mud onto the surrounding streets and alleys. 

13) The storage of new or used tires on the site is prohibited unless kept in an enclosed 
storage building or box. 

14) The Applicant shall remove the tires from under the building and install wood trellis or 
similar skirting. 

15) The Applicant will not wash vehicles so that spray goes onto surrounding properties 
to the west.  The washing of vehicles in windy conditions that cause overspray onto 
surrounding properties is prohibited. 

16) The Applicant shall remove all improvements, trash, debris and materials from the 
Property when the use ceases. 

17) The conditional use permit shall be valid until September 29, 2023 unless it is 
revoked as provided for herein. 

18) If the terms of a conditional use permit are violated by the Applicant, upon a referral 
from City Staff, Planning Commission shall hold a public hearing on the alleged 
violation(s) and may either amend the conditions or revoke the conditional use permit 
approval.  The public hearing shall be held in conformity with the conditional use 
permit public hearing provisions of the Municipal Code. 

19) All renters shall be fully informed of stay on the trail etiquette and the impact of tires 
on the tundra. 

20) The applicant is encouraged to complete improvements to make more of a bricks 
and mortar business. 

 
 
DISCUSSION 
 
Community Plan Update 
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Hawkins gave information on upcoming Community Plan Update meeting dates and 
topics. 
 

 
ADJOURNMENT 
 
At 5:28 p.m. Commissioner Tyler moved and Commissioner Dunn seconded the motion 
to adjourn.  A vote was taken and the motion passed unanimously. 



 
 

320 6th Avenue 
PO Box 468 
Ouray, Colorado 81427 

970.325.7211 
Fax  970.325.7212 

www.cityofouray.com 

 
 
 
 
 
 

 
 

TO:  Ouray Planning Commission 

FROM: Chris Hawkins, Community Development Coordinator 

DATE:  December 7, 2018 

FOR:  December 11, 2018 Meeting 

SUBJECT: 740 Main Street PUD 
 

PROJECT GEOGRAPHY 
 
Table 1.  Project Geography 
Application Summary: Sketch PUD to consider a height variance for a rooftop 

deck safety railing for an outdoor bar and event space 
Address: 740 Main Street 
Legal Description: (“Property”) Lot 13, Block 9, City of Ouray (“Property”) 
Applicant: Imogene Holdings, LLC - Stuart Gillespie (“Applicant”) 
Property Owner: Craig MacCraiger 
Zoning: C-1 
Existing Use: Restaurant and hotel 
Proposed Use: Restaurant, apartment, hotel and roof top bar and event 

space 
Site Size: Approximately 7,100 sq. ft. 
Existing Density 1,631 sq. ft. restaurant, 10 hotel rooms, 1 apartment 
Proposed Density Same as existing + rooftop bar and event space 
Adjacent Land Uses:  

North: C-1 Commercial 
South: C-1 Commercial 
East: Main Street 
West: Alley 

Located Within National or Local 
Historic District Boundary 

Yes 

Located Within Commercial 
Historic Boundary 

Yes 

 
Table 2.  C-2 Zone District Dimensional Requirements 

Requirement Zone District Standards Proposed/Existing 
Setbacks   

Front (East) 0 feet No change to existing
Rear (West) 5 feet No change to existing
Side (North) 0 feet No change to existing
Side (South) 0 feet No change to existing
Roof Eaves 0 feet (Parapet Wall) No change to existing

Maximum Floor Area 9,585 sq. ft. No change to existing



2 
 

Requirement Zone District Standards Proposed/Existing 
Building Height 35 feet Approx. 43’ to top 

of safety railing 
Max. Bldg. Site Coverage 90% No change to existing
Max. Site Coverage 100% No change to existing
Parking 2 per dwelling unit (6 spaces) 0 spaces 

 

Attachments: 

Exhibit A: Applicant Narrative 
 

BACKGROUND 
 
The Applicant is under contract to purchase the Property from the current owner.  The Applicant 
is exploring if it is feasible to construct a rooftop bar space as a part of its diligence on the Property 
acquisition.  The construction of a rooftop bar requires the construction of a 42” high railing that 
would extend above the current non-conforming building height of 42 feet.  The C-1 Zone District 
has a maximum height of 35’.  The proposed railing would have to be within the current height 
limit since a railing is a structural element, and there are no exceptions in the Ouray Land Use 
Code (“OLUC”) concerning height.  Thus, the only way the City could consider the proposed 
rooftop bar and event space is through the PUD process.  It is important to note that the OLUC 
does not require any parking for commercial uses for buildings that front Main Street between 4th 
and 9th Avenues.  The building on the Property is classified as a contributing historic structure. 
 
Figure 1.  Vicinity Map 

 
Foundation to PUD Variations 
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The Planned Unit Development (“PUD”) Regulations in OLUC Section 7-8 establish the 
following Statement of Objectives of Development (“PUD Objective”): 
 

“The intent of this section is to promote the Planned Unit Development Act of 1972 and 
encourage innovative developments with unique and valued community attributes. 
PUD’s allow for consideration of development proposals that differ from required 
development improvements identified in the OLUC. PUD’s offer different options to the 
applicant when planning and obtaining City approval for their development. PUD’s allow 
flexibility with respect to dimensional requirements and increased densities under certain 
conditions or circumstances. PUD’s encourage conservation of a site’s natural 
characteristics, innovative residential, commercial and industrial development plans 
which will result in a more efficient use of open space and provide affordable housing for 
year around residents.” 

 
OLUC Section 7-8-D establishes the following applicable dimensional requirements and 
densities: 
 

1. The dimensional requirements for various PUD items may differ from what is required in 
the OLUC if the Planning Commission determines that such deviations will promote the 
public health, safety and welfare.  

 
It is very important to note that the ultimately the City Council must make this determination 
since the Planning Commission is a recommending body to the City Council per the OLUC 
procedures for the review of a PUD. 
 
OLUC Section 7-8-3(G) states: 
 

“Approval of a PUD by the City is purely discretionary. If the City and applicant do not 
agree on all required conditions and the plan, the City may deny approval, or the City 
may unilaterally impose conditions. If the applicant does not accept all conditions, that 
development must adhere to standard subdivision and zoning requirements.” 

 
Process to Create a PUD 
 
OLUC Section 7-8-E, Procedures, states that PUDs shall be reviewed in accordance with the 
same procedures for review of subdivisions as found in Subsection 7-7-C, and that the PUD will 
comply with the applicable requirements for preliminary and final subdivision.  The procedures 
for reviewing a PUD include the following Subdivision steps: 
 

1. Sketch PUD with Planning Commission review and recommendation to the City Council 
pursuant to the Subdivision Sketch Plan in OLUC Section 7-7-C(2). 

2. Preliminary PUD with Planning Commission review and recommendation to the City 
Council pursuant to the Subdivision Preliminary Plat in OLUC Section 7-7-C(3). 

3. Final PUD with Planning Commission review and recommendation to the City Council 
pursuant to the Subdivision Preliminary Plat in OLUC Section 7-7-C(4). 
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Requested PUD Variation 
 
The Applicant is requesting a PUD variation for height to allow for a 44” tall safety railing.  No 
additional variations have been requested at this time. 
 

CRITERIA FOR DECISION 
 
OLUC Section 7-8-B establishes the following primary PUD Criteria for Decision: 
 

1. A PUD shall be in general conformity with the City Community Plan 
2. A PUD shall be consistent with the PUD Objective 
3. Compliance with the Colorado Planned Unit Development Act of 1972.  
4. A PUD shall have a minimum of 1 unit or lot. 

 

ANALYSIS 
 
PUD CRITERIA FOR DECISION 
 
General Conformity with the Ouray Community Plan 
 
The following sections evaluate compliance with the applicable sections of the 2004 Ouray 
Community Plan (“Plan”). 
 
Environment 
Goal: Identify, conserve and protect the environmental qualities that make Ouray a special 

place. 
 
Objectives: 
 
1. Minimize adverse environmental impacts, which can result from growth and development. 
2. Actively plan for conservation and protection of unique natural resources. 
3. Encourage land uses that are consistent with conservation of environmental quality and 

efficient use of natural resources. 
4. Encourage practices that lead to the protection of the health of Ouray's citizens. 
5. Prevent development of private and public property located in the recharge area of the 

Weehawken Spring aquifer. 
 
This Plan policy is not applicable to a downtown redevelopment since there are not natural 
environmental features associated with the site, or any City policies that require environmental 
mitigation. 
 
Housing 
Goal: Encourage the supply of safe year-round low and moderate income housing in Ouray. 
 
Objective: 
 

1. Provide housing opportunities for a stable and diverse population. 
 
The Applicant is not proposing to provide additional housing at this time. 
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Historic Resources 
 
Goal: Preserve Ouray's historic resources. 
 
Objectives: 
1. Protect the economic and cultural value of Ouray's historic resources. 
2. Protect Ouray's designation as a National Historic District. 
3. Keep community history and cultural heritage alive. 
4. Encourage the continued use and preservation of historic buildings. 
 
The proposal is to rehabilitate the contributing building on the Property as outlined in the Applicant 
narrative. 
 
Economy 
 
Goal: Develop and maintain a strong and diversified economy that is consistent with the Ouray 
Community Plan. 
 
Applicable Objectives: 
1. Develop a more diversified year-round economy. 
2. Maintain and improve the health of the tourism and recreation industry. 
3. Promote more year-round visitation while protecting the quality of the visitor experience. 
 
The proposed development will expand the commercial base of the downtown area, and create 
a more active and lively use in the area. 
 
Land Use 
Goal: Plan for growth and redevelopment that maintains the high quality, small town character 
of Ouray, preserves and enhances the scenic beauty, natural resources, environmental quality 
and cultural assets that make Ouray a desirable place to live. 
 
Applicable Objectives: 
1. Reduce negative fiscal impacts on the City and its residents by new development. 
2. Reduce environmental impacts and hazards created by new development. 
 
The project should result in positive fiscal impacts to the Town since there will be new property 
taxes for an improved building, and the rooftop public event space can provide a great venue for 
weddings and other special events where food and beverage sales provide additional sales taxes.   
 
Consistency with the PUD Objective 
 
The key elements of the PUD Objective include: 
 
1. Encourage innovative developments with unique and valued community attributes.  
2. Allow for consideration of development proposals that differ from required development 

improvements identified in the OLUC. 
3. Offer different options to the applicant when planning and obtaining City approval for their 

development.  
4. Allow flexibility with respect to dimensional requirements and increased densities under 

certain conditions or circumstances.  
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5. PUD’s encourage conservation of a site’s natural characteristics, innovative residential, 
commercial and industrial development plans which will result in a more efficient use of 
open space and provide affordable housing for year around residents.” 

 
The PUD provides an innovative and adaptive reuse of an historic rooftop with a building height 
variation for the 42” safety railing.  The approximate height for the railing would be less than 43 
feet since the railing is less than a foot above the existing 42’ high parapet.  Staff recently received 
a survey and will confirm the actual heights prior to the Planning Commission meeting. 
 
Compliance with the Colorado PUD Act 
 
The key requirements of the Colorado PUD Act have been incorporated into the PUD section of 
the OLUC.  A PUD agreement will be developed for any preliminary PUD hearings to outline key 
planning elements such as the height variation, historic rehabilitation, rooftop events and the key 
requirements of the Colorado PUD Act concerning the rights of the City, the rights of the 
Applicants and PUD amendments. 
 
Minimum Density 
 
The minimum density of one unit has been met. 
 
RECOMMENDATION 
 
If the Planning Commission finds the proposed PUD meets the criteria for decision, the Planning 
Commission may pass a motion to recommend the City Council approve the Sketch PUD as 
presented with the following motion: 
 

“I move to recommend the City Council approve the Sketch PUD for the 740 Main Street 
PUD as presented, with the details to be provided with the Preliminary PUD on the building 
height variation and the historic rehabilitation public benefits.” 

 



1.02.2019 

Attn- Ouray Planning Commission and Ouray City Council 

Re- Columbus House Historic Renovation 

Narrative- Application for PUD to allow safety railing for rooftop bar to exceed 35 ft maximum 

building height  

Please find attached conceptual drawings for an open air rooftop bar at 740 Main St. The existing building 

is 42 feet high (based on definition from Section 7-2) as measured by a decorative parapet on the 

northeast side of the building. Therefore the existing building is a non-conforming structure. Excluding 

this decorative parapet, the building is 35ft high as measured by the parapet running along the entire north 

side of the building and is in accordance with the existing 35 feet Maximum Building Height.  

This request is for a 3ft increase in the current building height (from 35ft to 38ft), as measured by the 

northern parapet, to allow for a low profile cable safety railing on top of a new 6 inch deck. The railing 

will be set back at least 3ft from the northern edge of the building in order to minimize visibility. We are 

also proposing to increase the parapet height on the south side of the building to be level with the parapet 

on the southeast edge of the building, which will help minimize the visibility of the rail, as well as rooftop 

bar uses. The railing will extend from the easternmost part of the building, 60ft to the west, for a total 

deck size of 60ft by 20ft.  

The roof will be developed into a rooftop bar/ tavern that will have a 50 person occupancy. The bar will 

be accessed from stairs coming up from the interior of the second floor with a sliding glass rooflight 

covering the entrance. This glass rooflight will be below the 35 ft maximum building height and will not 

be visible from the street. Exhibit 1 gives a visual of stairs leading up to a sliding rooflight. 

Public Benefits 

The PUD process allows flexibility with regard to dimensional requirements. We feel that this project will 

have a positive impact on the community based on the following: 

1) Historic Rehabilitation of a contributing building in the Ouray National Historic District will include: 

• Extensive rehabilitation of top floor (phase I) and bottom floor (phase II) consisting of over 

$600,000 in improvements (excluding the rooftop bar) 

• Replacement of all exterior windows on the top floor with historic wooden windows 

• Repainting of Mesker storefront 

• Restoration of brick 

o Replacement of spalling bricks 

o Repointing where mortar shows cracking or erosion 

o Restoration of original brick through the removal of existing paint or repainting 

▪ $30,000 (net of any grants or tax credits) has been allocated to remove the paint 

and expose the original brick. If this is cost prohibitive, the building will be 

repainted. 

• Removal of the top floor of metal addition on the back of the building. See Exhibit 2 

o Residing of remaining metal addition (in coordination with the NPS and History 

Colorado 

• Addressing structural issues with joists on the second floor 

• New roof 

• Strengthening existing roof trusses 

• Removal of swamp cooler on northern exterior of the building 
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• The rehabilitation, including the development of the rooftop bar, will comply with the Secretary 

of the Interior’s standards for rehabilitating historic buildings. 

• Eventual rehabilitation of first floor (Thai Chili lease precludes construction at this time) 

o Adding back window underneath stairs on the north side of the building 

o Installing large window where original entryway stood (swamp cooler is located here) 

o If feasible, removal of electrical conduits on north side of building 

o Replacement of two windows on north side of building with historic wooden windows 

2) Affordable Housing: Commitment to one deed restricted affordable housing unit at 50% of area 

median income on lower level helps to address shortfall for employee housing. Assuming annual rent of 

$5,000 vs $10,000 market, value to the city well in excess of $50,000.00.  

3) Installation of High Efficiency Toilets: The eight existing rooms on the top floor will be reduced to 

five, and the bar will utilize two existing toilets on the second floor, for a total of 7 toilets (the same as 

currently exists). All 7 toilets on the top floor will be replaced with high efficiency toilets. Preliminary 

research suggests the upgraded toilets and removal of three hotel rooms on the top floor will entirely 

negate the increased sewage output coming from the rooftop bar. In the phase II renovation of the 

downstairs area, the plan is to add three toilets (including one for the affordable housing unit), all of 

which will be high efficiency.  

4) Increased Tax Revenues: Property tax projected to increase from $5,700 in 2017 to $11,000 post 

rehabilitation. City of Ouray sales tax proceeds from the bar projected to be in excess of $8,000 annually. 

Projected increase in lodging tax receipts from $2,500 to $5,000. City of Ouray can expect annual tax 

receipts from the building/ businesses operating in the building to increase ~$16,000 (from $8,200 to over 

$24,000).   

5) World Class Rooftop Bar Open to the Public: The Rooftop patio will provide residents and tourists 

alike access to open air, 360 degree unobstructed views of the surrounding mountains. The bar will have 

lounge seating with two gas fire pits serving as its focal points and will serve craft cocktails, wine, beer 

and select appetizers. Reclaimed wood will be used for the bar as well as the decking and a low profile 

cable railing system will minimize visibility from the street. Given the unobstructed views, lounge seating 

with fire pits, and emphasis on high end craft cocktails and appetizers, I believe the bar will be unique to 

Ouray and will help promote the City’s reputation as a world class tourist destination. 

Addressing the Planning Commission/ City Council’s Concerns: 

Both the Ouray Planning Commission and City Council have expressed concern over the rooftop bar’s 1) 

potential for noise disturbances 2) visibility, 3) impact on the building’s status as a contributing structure 

in the Ouray National Historic District. These concerns are addressed below. 

1) Noise 

• Limited hours: 

o The bar will close at 9:00pm. 

• Music:  

o Live music only 

o No amplification devices will be used for music.  

o No music will be played past 8:30pm 

• Noise reduction paneling:  

o Will be installed on the western parapet to reduce the potential for sound traveling into 

the neighborhood west of the building 

• Layout:  
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o The bar will have well-spaced lounge seating that is not conducive to a “party bar” 

atmosphere. See Exhibit 2 for layout.  

• Precedent:  

o The building is located in the heart of the downtown Ouray commercial district.  

o There is already an outdoor patio directly across from the building that regularly has live 

music using amplification devices and is open until 9:00pm in the summer.  

o Additionally, there have been minimal noise issues from the other rooftop bar located in 

Ouray. Hotel Ouray is located directly across from the Ouray Brewery and has never had 

a single complaint from its guests about noise coming from the bar.  

• Interests aligned:  

o The owner of the bar will also be operating a hotel in the building and has every interest 

to keep noise down so as not to disturb the hotel’s guests 

2) Visibility 

• Mock ups:  

o A mock rail, mock parapet on the south side of the building, two umbrellas, and two 

manikins will be constructed by January 5th to help interested parties assess the visual 

impact of the rooftop bar.  

o Pictures will be available in the narrative supplement.  

• Safety rails:  

o Will be the only visible permanent structure of the rooftop bar 

o These rails will not be visible from the front (eastern aspect) of the building 

• People: 

o Will only be visible if they are standing near the rails 

• Umbrellas:  

o Umbrellas will be taken down daily when not in use   

o The bar will have no more than 6 umbrellas. 

o Umbrellas will only be located on the southwest side of the deck to minimize visibility.  

• Furniture/ Equipment 

o Excluding umbrellas, no furniture or equipment will be visible from within 200ft of the 

building 

• Limited visual impact given hours:  

o The bar will only be open May 15- Oct 15 from 2:00-9:00. As a result, people and 

umbrellas will not be visible for ~80% of the year.  

o During the summer, people and umbrellas will not be visible for over 50% of daylight 

hours.  

3) Impact on Building’s Status as a Contributing Structure 

• Both the state and federal agencies that oversee historic rehabilitations have reviewed plans for 

the rooftop bar and have opined that the plans are in keeping with the Secretary of the Interior’s 

guidelines for historic rehabilitation. 

o Mark Rodman at History Colorado 

o John Sandor at the National Park Service 

• Neither agency is able to provide written documentation given that a formal application has not 

been submitted; however, owner is willing to covenant that any changes to the building will 

comply with historic rehabilitation guidelines 

• As a result, there is no risk that the building might lose its status as a contributing structure 

I appreciate your consideration. Please let me know if you need any additional information. 

Stuart Gillespie  
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Exhibit 3: Rooflight Access 

 

Exhibit 2: View of metal structure on back of building. The top floor will be 

removed and the structure will be re-sided  
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Exhibit 4: Visual of lounge seating 
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COLUMBUS BUILDING PLANNED UNIT 

 DEVELOPMENT IMPROVEMENT AGREEMENT 

 

THIS AGREEMENT (“Agreement”), dated and made effective as of ____________, 2019 (“Effective 

Date”), is entered into by and between the City of Ouray, Colorado, a Colorado Home Rule Municipality 

(“City”) and Imogene Holdings, LLC (“Owner”).  City and Owner are sometimes each individually 

referred to as a “Party” and sometimes collectively as the “Parties”.  The Agreement concerns real 

property know as Lot 13, Block 9, City of Ouray; with an address of 740 Main Street (“Property”). 

 

DEFINITIONS 

 

Unless otherwise provided for herein, all capitalized but undefined terms used in this Agreement shall 

have the meanings set forth in the City of Ouray Land Use and Development Code (“OLUC”).  In 

addition, the Parties acknowledge and agree to the following definitions (“Definitions”) and further agree 

that each of the Definitions: (a) form a portion of the basis of this Agreement; and (b) are incorporated in 

this Agreement. As used herein, the following Definitions shall be given the meaning ascribed to the term 

as the same are stated below.  

 

A. “Applications” shall collectively mean the various land use applications, including plans, 

drawings, specification, narratives, reports, studies and other materials prepared by Owner and 

submitted to the City concerning the development of the Project on the Property, inclusive of: (1) 

Planned Unit Development (Sketch, Preliminary and Final PUD Plan) (“PUD”) pursuant to 

Section 7-8 of the OLUC; and (2) a Site Development Permit pursuant to Section 7-4 of the 

OLUC. 

 

B. “Affordable Housing Unit” shall mean a dwelling unit in the Property that has a maximum rent 

that is targeted to 50% to 80% of the Area Median Income (“AMI”) that is employed full-time 

(32 hours a week or greater) within the boundaries of the Ouray School District (“Affordable 

Housing Unit”). 

 

C. “City Council” shall mean the City of Ouray, Colorado City Council. 

 

D. “City Approvals” shall mean those certain land use entitlement approvals concerning the 

Property and the Project that have been granted by the City, including, without limitation, 

approvals for the Applications, the Sketch PUD, the Preliminary PUD, the Final PUD and the 

Site Development Permit. 

 

E. “Planning Commission” shall mean the City of Ouray Planning Commission 

 

F. “Final PUD Plan Set” shall mean the final plans, drawings and specifications for the Property 

and Project that have been approved by the Planning Commission and the City Council, as 

reflected in the City Council Approval Resolution, which plans, drawings and specifications 

consist of each of the documents are listed and described on attached Exhibit “A”. 

 

G. “Lodging Uses” shall have the same meaning as Lodging Business as defined under OLUC 7-2. 

 

H. “OLUC” shall mean the City of Ouray Land Use and Development Code adopted by the City, as 

amended through the Effective Date.   
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I. “Official Records” shall mean the Official Records of the Clerk and Recorder for Ouray County, 

Colorado. 

 

J. “Project” shall mean the redevelopment and rehabilitation of the Columbus Building as set forth 

herein and on the Final PUD Plan Set, including without limitation:  (1) the partial historic 

rehabilitation of the Columbus Building (“Historic Rehabilitation”); (2) increasing the existing 

building height of the Columbus Building for a rooftop bar safety railing that has a maximum 

height of 38’ (“Building Height Variation”); (3) the provision of the Affordable Housing Unit; 

(4) the remodeling of the Columbus Hotel (“Hotel Improvements”); (5) the use and operation of 

a rooftop bar that is open to the public (“Rooftop Bar”) and (5) other improvements as provided 

for in this Agreement. 

 

 

RECITALS 

 

A. The Parties acknowledge and agree to the following recitals (“Recitals”) and further agree that 

each of the Recitals: (a) form a portion of the basis of this Agreement; and (b) are incorporated in 

this Agreement. 

 

B. Owner submitted the Application to the City, which was reviewed and considered by the City in 

accordance with applicable law, including but not limited to the OLUC. 

 

C. At a duly noticed and conducted public meeting on December 11, 2018, the Planning 

Commission recommended to the City Council that the Application for Sketch PUD be approved 

with conditions. 

 

D. At a duly noticed and conducted public meeting on December 17, 2018, the City Council 

conditionally approved the Sketch PUD. 

 

E. At a duly noticed and conducted public hearing on January 8, 2019, the Planning Commission 

recommended to the City Council that the Preliminary PUD be approved with conditions. 

 

F. At a duly noticed and conducted public meeting on January 22nd, 2018, the City Council 

approved the Preliminary PUD. 

 

G. At a duly noticed and conducted public hearing on March 12, 2019, the Planning Commission 

recommended to the City Council that the Application for Final PUD be approved with 

conditions. 

 

H. At a duly noticed and conducted public meeting on March 18, 2019 the City Council approved 

Resolution Number __________ approving Final PUD Application (“Approving Resolution”). 

 

I. The Planning Commission and City Council found that the Applications met the PUD criteria for 

decision set forth in OLUC Section 7-8-B and as set forth in the Approving Resolution. 

 

J. The Preliminary PUD public hearings referred to above were preceded by publication of public 

notice of such hearing(s) on such dates and/or dates from which such hearings were continued in 

the Plaindealer and by posting the Property, posting the agendas, and mailing of public notice to 

property owners located within three hundred feet (300’) of the Property, as required by the 

OLUC and State Statutes. 
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 AGREEMENTS AND CONSIDERATION 

  

NOW THEREFORE, in consideration of the foregoing Recitals and Definitions, which are incorporated 

into this Agreement and the mutual agreements, obligations and promises set forth below and in further 

consideration of the City’s final approval of the Applications for the Project upon all terms and conditions 

contained herein, the obligations and expenditures of development undertaken by Owner and the mutual 

obligations and promises set forth below, the receipt and sufficiency of which consideration is hereby 

acknowledged, the Owner and the City covenant and agree as follows: 

 

1. General.  This Agreement establishes the land uses and density that shall be permitted 

within the Property, a general development plan, development standards and conditions that must be 

adhered to by Owner.  This Agreement also specifies improvements that must be made, and conditions, 

which must be fulfilled in conjunction with the development of the Property.  Where this Agreement does 

not address a specific development standard or requirement of the City, the provisions of the OLUC, the 

City of Ouray Municipal Code or Charter shall apply.  Where this Agreement addresses a specific 

development standard or requirement, the provisions of this Agreement shall supersede the provisions of 

the OLUC.  In all cases the provisions of the Charter shall supersede the provisions of the Agreement. 

 

1. Permitted Uses and Density 

1.1. The following are the permitted uses for the Property under the approved Final PUD Plan 

that is attached hereto as Exhibit A consistent with the requirements contained herein: 

1.1.1. Permitted uses in the Property include a maximum of ten (10) hotel units; one (1) 

Affordable Housing Unit; Hotel Uses; and accessory uses to the permitted uses in 

the Property 

1.1.2. Hotel Uses, Affordable Housing Unit and accessory uses to the permitted uses in 

the Property on the Lower Level. 

1.1.3. Commercial and existing apartment uses on the Main Level. 

1.1.4. Hotel Uses on the Second Level. 

1.1.5. Rooftop Bar on the Roof Level. 

 

1.2. Any major remodeling of the Main Level that proposes to keep the apartment shall be 

completed in accordance with the effective requirements of the C-1 Zone District that 

may prohibit or limit residential development on the ground floor (Main Level). 

 

2. OLUC Variations 

 

The City approves the following building height variations to the requirements of the OLUC 

pursuant to the PUD Process in OLUC Section 7-8: 

 

2.1. The City approves increasing the existing building height of the Columbus Building to 

allow for the Rooftop Bar Safety railing that shall not exceed a building height of 38 feet. 

2.2. The pediment on the Columbus Building’s northeast corner has a building height of 40.9 

feet not including the finial on top. 

2.3. The City hereby approves the existing historic building for the Columbus Building 

parapets, pediment and finials as PUD variations. 

2.4. The Columbus Building on the Property is classified as a legal, conforming structure in 

regards to building height. 

 

3. Assurance of Innovative Development Plan and Compliance with PUD Criteria 

 

3.1. Provision of Innovative Plan.  Owner agrees to provide and/or undertake the Historic 
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Rehabilitation, the deed restriction of the Affordable Housing Unit; the provision of the 

Rooftop Bar; and the Hotel Improvements as provided for herein.  

 

3.1.1. Historic Rehabilitation 

 

3.1.1.1. Phase I Historic Rehabilitation.  The Owner shall provide for the 

historic rehabilitation of the Columbus Building as follows and as 

provided for in the Final PUD Plan Set: 

 

3.1.1.1.1. Window Replacement.  The Owner shall replace the 

windows on the Second Level with wood or aluminum 

clad wood windows (as approved by state and/or federal 

agencies) that improve the building’s historic character.  

Window specifications will be provided to the City as a 

part of the required building permit. 

3.1.1.1.2. Mesker Storefront.  The Mesker Storefront will be 

painted using historic painting methods and color 

changes.  The Owner shall submit a detailed painting 

plan for the Mesker Storefront to the City as a part of the 

building permit application. 

3.1.1.1.3. Brick and Mortar Restoration.  The Owner shall 

replace all spalling bricks on the building, and repair 

mortar as needed with repointing.  The Owner and City 

staff shall walk the site to view and document the 

existing conditions and restoration as a part of the 

building permit process. 

3.1.1.1.4. Brick Restoration.  The Owner shall remove all paint 

from the building to restore the original brick using 

industry safety standards.  If the cost of such removal 

exceeds $30,000 and the Owner has used a good faith 

effort to obtain available grant funding, the bricks on the 

building may be temporarily repainted until Phase II 

Improvements.  Owner shall rehabilitate the cornice, 

pediment and finials to the extent practical with the 

Phase I historic rehabilitation, including but not limited 

to the maintenance of the historic coloring pattern. 

3.1.1.1.5. Reduction of Non-Historic Addition.  The Owner shall 

remove the top floor for the non-historic rear addition, 

and re-side the building as provided for in the Final PUD 

Plan Set. 

3.1.1.1.6. New Roof.  Owner shall provide for a new roof 

membrane for the building and new roofing for the 

parapet and pediment, and shall install metal flashing on 

the parapet in accordance with historic rehabilitation 

standards. 

3.1.1.1.7. Strengthen Existing Roof Trusses.  The Owner shall 

repair and strengthen the roof structure. 

3.1.1.1.8. Removal of Swamp Cooler.  The Owner shall remove 

the swamp cooler on the north facade and may install 

temporary ventilation in the current brick opening. 

3.1.1.1.9. Removal of Coverings and Stairs.  The Owner shall 
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remove the two covered entries, stairs, concrete and 

other improvements in the Private Open Space area 

shown on the Final PUD Plan Set.  All areas within the 

Private Open Space area will then be landscaped. 

 

3.1.1.2. Phase II Historic Rehabilitation.  The Owner shall provide for the 

historic rehabilitation of the Columbus Building with any major 

remodeling of the Main Level as provided for in this section.  Major 

remodeling includes but is not limited to the conversion of the space to 

a retail or other permitted commercial use; the elimination of the 

current apartment on the Main Level; or the complete removal of all 

interior walls and installation of new walls for a commercial use. The 

Phase II Historic Rehabilitation will commence no later than August 

22, of 2028: within one year after the current lease in place expires.  

 

3.1.1.2.1. Window Replacement.  The Owner shall replace the 

windows on the Main Level north façade with wood or 

aluminum clad wood windows (as approved by state 

and/or federal agencies) that improve the building’s 

historic character and match the Second Level windows.  

Window specification will be provided to the City as a 

part of the required building permit. 

3.1.1.2.2. Reinstallation of Window.  The north façade under the 

exterior stair has a window opening with stone sill and 

lintel that has been bricked up.  The Owner will reinstall 

this window with a window to match the other windows 

in the building and also restore the stone lintels by 

removing the paint and repairing as needed. 

3.1.1.2.3. Adaptation of Old Building Entrance.  The north 

façade contains an historic building entrance that has 

been bricked up and no longer is functional due to grade 

changes, and building improvements.  The Owner shall 

remove the brick and install either windows or door in 

this bricked up opening, pending approval by the Federal 

and state agencies responsible for overseeing historic 

rehabilitation tax credits. 

3.1.1.2.3.1. Owner may propose to construct an 

outdoor dining area below the Second 

Level stairs provided the City approves 

a new encroachment permit; a Site 

Development Permit is submitted and 

approved by Town staff; adequate 

ingress and egress is provided to the 

Lower Level; and the alteration does not 

change the building’s contributing 

status. 

3.1.1.2.4. Removal of Paints from Bricks.  The Owner shall 

make a good faith effort to fund the removal of the paint 

and restore the original brick finish if such is not 

completed under the Phase I Historic Building. If the 

cost of such removal exceeds $50,000 and the Owner 
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has made a good faith effort to obtain available grant 

funding, the owner may leave the existing paint in place 

or repaint the building.  

 

3.1.1.3. Historic Preservation Covenant.  Prior to the issuance of a building 

permit for the Phase I Historic Rehabilitation the Owner agrees to 

place a covenant on the Property in a form approved by the City that 

prohibits future demolition of the building (unless damaged by fire, 

flood or other calamity that requires the building to be demolished) and 

requires exterior alterations to meet mutually agreed standards that 

may reference Federal or State guidelines. 

3.1.1.4. Federal and State Guidelines for Historic Rehabilitation Supersede 

PUD Agreement. If the carrying out of any provision in Section 3.1.1 

would cause the building to lose its status as a contributing structure in 

the Ouray National Historic District, or disqualify the building for 

Federal or State Historic Preservation Tax Credits, then the City may 

not require the improvement based on consultations with the applicable 

state or Federal agencies. 

 

3.1.2. Affordable Housing Unit 

 

3.1.2.1. Owner agrees to deed restrict an apartment in the basement as an 

Affordable Housing Unit in the basement that contains a minimum of 

450 sq. ft. 

 

3.1.2.1.1. The Affordable Housing Unit shall be rented only to 

qualified households who cumulatively earn no more 

than 50% to 80% of the Area Median Income (“AMI”). 

3.1.2.1.2. The maximum rent shall not exceed the affordability 

limits for a household that earns 50% to 80% or less 

AMI including utility costs. 

3.1.2.1.3. The Affordable Housing Unit shall only be rented to a 

person that is employed full-time (32 hours a week or 

greater) within the boundaries of the Ouray School 

District. 

3.1.2.1.4. The Affordable Housing Unit shall meet the definition of 

a “dwelling unit” per the adopted International Building 

Code. 

3.1.2.1.5. The Affordable Housing Unit shall have a maximum 

rent that is targeted to 50% to 80% of the one (1) person 

Area Median Income (“AMI”). 

3.1.2.1.6. The Owner shall enter into a deed restriction on the 

Affordable Housing Unit prior to the issuance of a 

building permit for the Phase I Historic Rehabilitation in 

a form as set forth by the City.  The term of such deed 

restriction shall be 50 years. 

3.1.2.1.7. The Owner shall provide an annual report to the City on 

the Affordable Housing Unit renters and compliance 

with the requirements set forth herein, including but not 

limited to occupant names, occupant phone numbers, 

and proof of current income and local employment as 

18



evidenced by either pay stubs or tax forms. 

3.1.2.1.8. The City or a designated entity may randomly check the 

occupancy of the Affordable Housing Unit to ensure 

compliance with these requirements. 

3.1.3. Rooftop Bar 

 

3.1.3.1. Owner shall construct the Rooftop Bar as shown in the Final PUD Plan 

Set. 

3.1.3.2. Owner shall operate the Rooftop Bar as a public business and shall not 

use the Rooftop Bar area as a private deck for the hotel. 

3.1.3.3. If the public use of this space ceases, the railing, deck and rooftop 

entrance shall be removed. 

3.1.3.4. No furniture, fixtures or equipment shall be higher than the rooftop bar 

safety railing except for table umbrellas that are limited to the area 

shown on the Final PUD Plan Set. 

3.1.3.5. A maximum of six (6) umbrellas are allowed in the Rooftop Bar within 

the area shown on the Final PUD Plan Set.  Umbrellas shall be colored 

so as to blend into the Mountain backdrop as approved by the 

Community Development Department. 

3.1.3.6. The Rooftop Bar hours of operation shall be open no later than 9:00 

pm. 

3.1.3.7. The Owner may request the Planning Commission grant an extension 

of the 9:00 pm closure to 10:00 pm if it determines that noise from the 

Rooftop Bar is acceptable and in line with surrounding ambient noise 

in the area. 

3.1.3.8. Live music events shall be permitted only if no amplification is used 

and does not extend beyond 8:30 pm. 

3.1.3.9. All noise from the Rooftop Bar shall comply with the City noise 

limitations set forth by law. 

3.1.3.10. Noise reduction panels shall be installed on the west side of the 

Rooftop Bar area as shown on the Final PUD Plan Set to reduce noise 

levels out of the area. 

 

4. On-Street Parking  

 

4.1. The ten (10) hotel units on the Property were established in 1991 prior to the City 

requiring hotel units to provide off-street parking.  The current Hotel Use is therefore a 

legal nonconforming use of the Property and no off-street parking is required. 

4.2. The Hotel Use on-street parking shall not be reserved and is available to the general 

public at any time in accordance with City parking regulations and parking laws. 

4.3. The Owner shall defend and hold the City harmless from and against any and all claims, 

demands, liabilities, actions, costs, damages, and attorney’s fees that may arise out of or 

result directly or indirectly from vehicular on-street parking for the Hotel Uses including 

any damage caused by snow plowing or other street maintenance. 

 

5. Basement Remodeling. 

 

5.1. The Owner may remodel the basement level for uses as permitted by this Agreement; 

including but not limited to hotel units; remodeling of the Affordable Housing Unit; and 

the elimination of a small apartment. 

5.2. This remodeling may occur prior to or concurrent with the Phase II Historic 
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Rehabilitation. 

 

6. PUD Private Open Space 

 

6.1. The Owner shall provide for 20% or more private open space as shown on the Final PUD 

Plan Set. 

6.2. Concurrent with the construction of the Rooftop Bar, the Owner shall remove the covered 

entries, covered stairs and any concrete from the private open space area, and revegetate 

or landscape these areas in a primarily natural state. 

6.3. The private open space area shall be owned and maintained by the Owner of the Property. 

6.4. The Owner may propose an addition to the building on the Private Open Space if (A) the 

addition does not alter the building’s contributing status; (B) the PUD amendment is 

approved based on the current Land Use Code requirements; and (C) if the Applicant is 

required to pay then then in effect payment in-lieu fee for open space based on the 

number of new units added to the Property. 

 

7. Miscellaneous.  

 

7.1. Recording.  This Agreement will be recorded in the Official Records.  

 

7.2. Default. Notice and Cure.  In all instances under this Agreement, at such time as a Party 

(“Claiming Party”) claims that any other Party (“Responding Party”) has violated or 

breached any of the terms, conditions or provisions of this Agreement (“Default”), the 

Claiming Party shall promptly prepare and deliver to the Responding Party a written 

notice (“Notice of Default”) claiming or asserting that the Claiming Party is in default 

under a term or provision of this Agreement, which notice shall clearly state and 

describe: (a) each section(s) of the Agreement which the Responding Party has allegedly 

violated, (b) a summary of the facts and circumstances being relied upon to establish the 

alleged violation, (c) the specific steps (“Cure Events”) that must be undertaken to come 

into compliance with the Governing Documents, and (d) the reasonable timeframe, not 

less than ten days for a monetary default and not less than thirty days for a non-monetary 

default (unless emergency circumstances require a shorter response time), within which 

time the alleged violation should be cured (“Cure Completion Date”).  

 

7.3. Remedies for Breach or Default.  In the event Owner should fail to perform or adhere 

to its obligations as set forth herein, or fail to meet specified performance timelines, the 

City shall have the following remedies against the Owner, or its successors and assigns, 

which remedies are cumulative and non-exclusive and which may be exercised after the 

provision of written notice stating that Owner is in breach, the specific steps required to 

cure the breach and a reasonable timeframe within which to cure the breach:  

 

7.3.1. Specific performance;  

7.3.2. Injunctive relief, both mandatory and or prohibitory;  

7.3.3. Withdrawal or cancellation of PUD approval;  

7.3.4. Injunction prohibiting the transfer or sale of any lot or unit created under the 

PUD approval;   

7.3.5. Denial, withholding, or cancellation of any building permit, certificate of 

occupancy or any other authorization authorizing or implementing the 

development of the Property and/or any structure or improvement to be 

constructed on the Property; or 

7.3.6. The City shall have enforcement powers for violations of this Agreement as if 
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they are violations of the OLUC including the power to assess fines and penalties 

as set forth in the OLUC.  

 

7.4. Governing Law. Costs and Expenses.  This Agreement shall be construed under and 

governed by the laws of Colorado, with jurisdiction and venue restricted to a court of 

competent jurisdiction in Ouray County, Colorado.  In addition to the remedies of the 

City pursuant to Section 3.3, a Party may pursue any and all available remedies under 

applicable law, including, without limitation, injunctive relief and specific performance.  

All of the rights and remedies of the Parties under this Agreement shall be cumulative. In 

any action to enforce or construe the terms of this Agreement, the substantially prevailing 

Party shall recover all legal and related court costs, including all reasonable attorneys’ 

fees and expert witness fees, costs and expenses.  

 

7.5. Indemnity.  To the fullest extent permitted by law, the Owner shall indemnify and hold the 

City, its agents, officers or  employees harmless from and against any and all claims, 

demands, liabilities, actions, costs, damages, expenses and attorney's fees that may arise out 

of or result directly or indirectly from the Owner's actions or omissions in connection with 

this Agreement, including but not limited to Owner's improper design or construction of any 

improvements required thereunder, or Owner's failure to construct or complete the same.  

 

7.6. Binding Effect.  This Agreement shall extend to, inure to the benefit of, and be binding 

upon the City and its successors and assigns and upon the Owner, its successors 

(including subsequent owners of the Property, or any part thereof), legal representatives 

and assigns.  This Agreement shall constitute an agreement running with the Property 

until: (a) modification or release by mutual agreement of the City and the Owner 

(subsequent transferee owners’ consent to modification(s) or release(s) shall not be 

required unless the modification(s) directly limit or restrict the zoning or development 

rights awarded to a subsequent transferee owner’s specific lot); or (b) expiration of the 

term hereof.  

 

7.7. Parties Representations.  In entering into this Agreement, the Parties acknowledge and 

agree and represent and warrant to each other as follows: (a) that they will perform their 

duties and obligations in a commercially reasonable and good faith manner and that this 

commitment is being relied upon by each other Party; (b) that parties will promptly 

provide a response to a notice when required, the response will be provided within the 

timeframe established and if no timeframe is stated, it shall be deemed to be 30 days and 

the failure to timely provide a response shall be deemed to be an approval; (c) that the 

Party is a duly qualified and existing entity, capable of doing business in the state of 

Colorado; and (d) that the Party has actual and express authority to execute this 

Agreement, has taken all actions necessary to obtain such authorization, the Agreement 

constitutes a binding obligation of the Party and the person signing below is duly 

authorized and empowered to execute this Agreement.  

 

7.8. Severability and Further Assurances.  If any term or provision or Article of this 

Agreement, or the application thereof to any person or circumstances shall, to any extent, 

be invalid or unenforceable, the remainder of this Agreement or the applications or such 

term or provision or Article to persons or circumstances other than those to which it is 

held invalid or unenforceable, shall not be affected thereby, and each remaining term and 

provision of this Agreement shall be valid and enforceable to the fullest extent permitted 

by law.  Each Party shall execute and deliver such documents or instruments and take 

such action as may be reasonably requested by the other Party to confirm or clarify the 

intent of the provisions hereof and to effectuate the agreements herein contained and the 
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intent hereof.  

 

7.9. Entire Agreement.  This Agreement contains the entire agreement and understanding of 

the Parties with respect to the subject matter hereof, and no other representations, 

promises, agreements or understandings or obligations with respect to the payment of 

consideration or agreements to undertake other actions regarding the subject matter 

hereof shall be of any force or effect unless in writing, executed by all Parties hereto and 

dated after the date hereof.  

 

7.10. Modifications and Waiver.  No amendment, modification or termination of this 

Agreement or any portion thereof shall be valid or binding unless it is in writing, dated 

subsequent to the date hereof and signed by each of the Parties hereto.  No waiver of any 

breach, term or condition of this Agreement by any party shall constitute a subsequent 

waiver of the same or any other breach, term or condition.  

 

7.11. Counterparts and Facsimile Copies.  This Agreement may be executed in counterparts, 

each of which shall be deemed an original, but all of which together shall constitute one 

and the same document.  Facsimile copies of any party’s signature hereon shall be 

deemed an original for all purposes of this Agreement.  

 

7.12. Notice.   All notices, demands or writings in this Agreement provided to be given or 

made or sent that may be given or made or sent by either party hereto to the other, shall 

be deemed to have been fully given or made or sent when made in writing and delivered 

either by Fax, Email or United States Mail (certified, return receipt requests and postage 

pre-paid), and addressed to the party, at the below stated mailing address, email address 

or fax number. The mailing address, email address or fax number to which any notice, 

demand or writing may be changed by sending written notice to each party notifying the 

party of the change.  

 

City: 

City of Ouray 

Attention: City Manager 

P.O. Box 468 

Ouray, CO  81427 

(970) 325-7212 (fax) 

 

Owner: 

Imogene Holdings, LLC 

Attention:  Stuart Gillespie, Manager 

P.O. Box 848 

Ouray, CO   81432 

 

7.13. Exhibits and Attachments.  All exhibits and attachments to this Agreement shall be 

incorporated herein and deemed a part of this Agreement.  

 

7.14. Rights of Lenders.  The City is aware that financing for acquisition, development and/or 

construction of the Project may be provided in whole or in part, from time to time, by one 

or more lenders.  In the event of an event of default by the Owner under this Agreement, 

the City shall provide notice of such event of default, at the same time notice is provided 

to Owner, to any lender previously identified in writing to the City pursuant to Paragraph 

13.14.  If such lenders are permitted, under the terms of the agreement with Owner to 

cure the event of default and/or to assume Owner’s position with respect to this 

Agreement, the City agrees to recognize such rights of such lenders and to otherwise 

permit such lenders to assume all of the rights and obligations to Owner under this 

Agreement, including without limitation, the rights to the collateral described 

hereinabove.  
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7.15. Term of Agreement.  This Agreement and the Town Approvals as they relate to the 

Applications shall expire as of September 18, 2020 unless Owner has either: (a) obtained a 

building permit and commenced construction of the rooftop bar and Phase I Historic 

Rehabilitation; or (b) applied for and obtained an approval to extend this Agreement and the 

Town Approvals.  If the Phase I Historic Rehabilitation has not timely commenced or an 

extension has not been obtained prior to September 18, 2020, the Agreement and Town 

Approvals shall expire.  Once the Phase I Historic Rehabilitation authorized under this 

PUD has been completed in accordance with this Agreement and Town laws, the PUD 

shall remain valid unless it is amended or revoked by the City.  

 

7.16. Amendments.  

 
7.16.1. Amendments to the provisions of this Agreement shall be received and acted 

upon as a subject to any applicable City's procedures and to the requirement for 

findings under the Planned Unit Development Act of 1972 at C.R.S. 24-67-

106(3)(b) and applicable law, unless such amendment is determined to be minor 

in nature which may be acted on the Community Development Coordinator in 

consultation with the City Administrator. 

7.16.2. Amendments to the provisions of this PUD Designation may be initiated by, and 

the applicant on any application for any such amendment may be, any of the 

following persons or entities (each, a "Permitted Applicant") acting alone or 

together:  

7.16.2.1. the City Council,  

7.16.2.2. the Planning Commission, 

7.16.2.3. any owner of fee title to any real property ,within the Property on the 

condition that the owner's real property would be directly affected by 

such amendment (an "Affected Property Owner"), 

7.16.2.4. anyone having written permission from an Affected Property Owner, 

or 

7.16.2.5. a public entity having the power to obtain title to the property 

through condemnation.  

 

IN WITNESS THEREOF, the Parties have executed this Agreement intending that it 

become effective as of the Effective Date.    
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CITY: 

 

City of Ouray, Colorado, a Colorado  

Home Rule Municipality and Political  

Subdivision of the State of Colorado 

 

 

By:________________________________ Date: _____________________ 

Pam Larson, Mayor    

 

Attest:  __________________________ 

  

 

By:________________________________ Date: _____________________ 

Justin Perry, Interim City Administrator 

   

STATE OF _______________________) 

                                     ) ss 

COUNTY OF _____________________) 

 

Acknowledged, subscribed and sworn to before me this ____ day of ______________, 2019 by Pam 

Larson as the Mayor of the City of Ouray.   

 

Witness my hand and official seal. 

 

________________________________                    My commission expires:                         . 

Notary Public                                                                 

 

STATE OF _______________________) 

                                     ) ss 

COUNTY OF _____________________) 

 

Acknowledged, subscribed and sworn to before me this ____ day of ______________, 2019 by Justin 

Perry as the Interim City Administrator of the City of Ouray.   

 

Witness my hand and official seal. 

 

________________________________                    My commission expires:                         . 

Notary Public                                                                 
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OWNER: 

  

Imogen Holdings, LLC 

 

 

By:________________________________ Date: _____________________ 

Stuart Gillespie 

Title:  Manager  

 

State of _______________ ) 

    )ss 

County of _______________ ) 

 

Subscribed to and acknowledged before me this ____ day of ________________, 2019 by Stuart 

Gillespie of Imogene Holdings, LLC. 

 

Witness my hand and official seal. 

 

_____________________________   My commission expires: ______________ 

Notary Public 
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The private open space designated on 
the Final PUD Plan Site Plan shall be 
owned and maintained by the Owner 
of the Property

Open space dimensions: 31.7 ft x 25 ft. 
Open space totals 22.3% of property

Covered entries and stair on west side 
of building will be removed

Designated
Open Space
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Exhibit 1: 

 

 

 

Phase I: Mesker Storefront will 

be repainted 

Phase I: All 13 windows (none 

original) on top floor will be 

replaced with wooden or wooden 

clad windows 

Phase I: Roof structure will be 

reinforced with steel cross 

beams and roof membrane will 

be replaced 
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Exhibit 2: 

 

 

 

Phase I: Brick Restoration 

 Replacement of spalling 

bricks 

 Repointing of damaged 

mortar 

 Removal of paint and 

restoration of original 

brick (contingent upon 

obtaining grant money) 

 Total cost estimated at 

$200,000 

Phase II: Former window will be 

reopened (once current lease 

expires in either 2023 or 2028) 
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Exhibit 3: 

 

Phase II: Former entrance (now 

bricked over) will be either 

reopened or replaced  

Phase I: Swamp cooler will be 

removed 

Phase I: Top story of 

non- historic addition 

will be removed (at red 

line), exposing historic 

windows to the west. 

Addition will also be 

resided with steel siding 

Phase I: Good faith effort will be 

made to remove exposed 

electrical boxes and conduit from 

exterior of building 

Phase II: Windows will be 

replaced with wooden or wood 

clad windows 
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Exhibit 4: 

 

 

Phase I: Deck will extend another 

20 ft west. Parapet will be 

extended to western edge of 

building  

Phase I: A maximum of 6 

umbrellas will be used. 

Remaining umbrellas will be 

west of existing umbrella (30 feet 

from eastern edge of building) 

Phase I: Southern parapet will be 

raised to be level with southeast 

corner of the building. New brick 

will need to be distinguishable 

from old brick per Secretary of 

the Interior’s Standards for 

Rehabilitation 

Southeast corner of the building  
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City of Ouray 
c/o Chris Hawkins, Community Development Coordinator 
320 6th Avenue 
PO Box 468 
Ouray, Colorado  81427 
 
Re: 740 Main Street, aka Columbus Building or Silver Nugget 
 
 
Dear Mr. Hawkins, 
 
Thank you for the opportunity to provide my professional opinion regarding the addition of 
a rooftop bar to the contributing building located at 740 Main Street.  I have 15 years of 
historic preservation experience and a Master’s of Science in Historic Preservation from 
Columbia University.  I am a qualified historic preservation professional pursuant to the 
Secretary of Interior’s Standards and Guidelines. 
 
740 Main Street was constructed in 1898 and is in its original location.  The building is 
considered a contributing structure to the Ouray Commercial Historic District in which it is 
located.  The style of building is a typical 19th century commercial building found 
throughout Colorado along historic Main Streets and in historic downtowns. There have 
been numerous alterations to the building over time – masonry is painted, an exterior stair 
and sunken courtyard was added to the Eighth Avenue façade, windows have been 
replaced and enclosed with brick, entrances have been altered along Eighth Avenue, and 
a two story addition is located along the rear of the building.  The interiors were heavily 
remodeled in the early 1990s.  
 
The two story flat roofed corner 
building is primarily brick with a 
stone foundation and a flat roof.  
The character defining features 
of this building are the large 
commercial storefront and 
secondary cornice separating the 
first and second floors, rusticated 
stone columns at the entrance, 
and the decorative parapet that 
faces Main Street and Eighth 
Avenue.  Punched window 
openings on the second floor are 
smaller than the display windows 
on the ground level, stone lintels 
and sills, and decorative brick 
work are character defining 
features at 740 Main Street that 

Figure 1: 740 Main Street.  
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represent 19th century commercial buildings found throughout the state.   
 
The new owner of 740 Main Street 
proposes a rooftop deck accessed through 
a retractable flat skylight at the center of 
the roof.  Simple, transparent metal cable 
railings are proposed, setback, from the 
decorative parapets along Main Street and 
Eighth Avenue, and a brick wall is 
proposed along the interior property line 
that is shared with the adjacent non-
historic commercial building to the south.  
The surface of the roof is proposed to be 
reinforced with steel beams to address 
structural concerns with snow loads and 
the proposed bar use.   
 
The addition of a rooftop deck with thin 
metal cable railings with cap, and movable 
furniture does not permanently impact the 
character of the decorative parapet, finials, 
or other character defining features that 
qualify 740 Main Street as a contributing 
building within the Ouray Commercial 
Historic District.  

Figure 2: View of  roof  looking east, toward Main Street.  The skylight is the location of  the 
proposed retractable skylight and access to the roofdeck. 

Figure 4: Mock up of  the railing along the Main Street parapet.  Note the setback 
from the parapet edge.  

Figure 3: Mock up of  railing at the corner of  the parapet and along the north façade facing Eighth 
Avenue. 
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The proposed rooftop deck meets the Secretary of Interior’s Standards for the Treatment 
of Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring & 
Reconstructing Historic Buildings as noted below: 
 

Recommended - “Designing additions to roofs such as residential, office, or 
storage spaces; elevator housing; decks and terraces; or dormers or skylights 
when required by the new use so that they are inconspicuous from the public right-
of-way and do not damage or obscure character defining features.” 

 
Recommended – “Designing a rooftop addition when required for the new use, that 
is set back from the wall plane and as inconspicuous as possible when viewed 
from the street.” 

 
 
The majority of the roof deck and railing is setback 
from the building edge and does not touch the 
parapet and cornice; however, the most visible 
change proposed as part of the roofdeck addition 
will be the building up of the brick parapet along the 
south elevation.  The south parapet is not 
considered a character defining feature for this style 
of building – it is a typical unornamented interior lot 
line parapet that could have been covered up with 
an adjacent two story building.   
 
The proposal is to build up the brick parapet with 
more brick. I recommend that the brick not match 
the historic brick color and/or style; and that there is 
a clear, but not distracting, distinction between the 
historic brick and the new brick. This can be 
achieved through a different bond, color, or mortar.  
It is important to work closely with the State Historic 
Preservation Office to ensure that the new brick 
complies with the Secretary of the Interior’s 
Standards listed below. 
 
  
 
 
Recommended – “Constructing a new addition in a manner that makes clear what is 
historic and what is new.” 

 
Not Recommended – “Duplicating the exact form, material, style, and detailing of the 
historic building in a new addition so that the new work appears to be part of the historic 
building.” 
 
 
 

Figure 5: View of  south brick parapet that is not considered a character 
defining feature.  Note the wood mock up showing the height of  the proposed 
brick parapet wall. 
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In my professional opinion, the roof deck will not adversely impact the character defining 
features of the historic building, and thus should not degrade the building’s contributing 
status to the Ouray Commercial Historic District.  All of the proposed exterior changes are 
reversible and meet the Secretary of the Interior’s Standards for Historic Properties.  
Furthermore, the rehabilitation commitments the new owner of 740 Main has made to the 
City of Ouray will greatly improve character defining features, such as restoring window 
openings on the north elevation and attempting to remove the paint from the masonry.  
 
Thank you for the opportunity to review this historic building and the proposed roofdeck 
project.  I am happy to answer any questions that may arise. 
 
 
Sincerely,  
 

 
Sara Adams, AICP 
sara@bendonadams.com 
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TO:  Ouray Planning Commission 

FROM: Chris Hawkins, Community Development Coordinator 

DATE:  March 5, 2019 

FOR:  March 12, 2019 Hearing 

SUBJECT: Site Development Permit 

 

Application Summary: Site development permit for the expansion of a legal 
nonconforming RV park pursuant to Ouray Land Use 
Code Section 7-5-J(3) 

Address: 1822 Main Street (“Property”) 

Legal Description: Daisy Placer, Part of Tract 1; Section 30, Township 44, 
Range 7 

Applicant/Agent: MacArthur Apartments, LLC (“Applicant”) 

Property Owner: MacArthur Apartments, LLC 

Zoning: C-2 

Existing Use: 6 Recreational Vehicle (“RV”) Sites 

Proposed Use: 12 RV Sites 

Site Size: 1.03 acres 

Adjacent Land Uses:  

North: Biota Building 

South: Gas Station/Riverside Inn and Cabins 

East: Highway 550 

West: River Park 

Located Within National or Local 
Historic District Boundary 

No 

Located Within Commercial 
Historic Boundary 

No 
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Zone District Dimensional Requirements 

Requirement Required Proposed/Existing 

Setbacks No permanent structures proposed 

Front (East) Average of the existing 
building front setbacks or 5 ft. 
whichever is less 

11 feet to parking area 

Rear (West) 5 feet Approx. 15’ to existing RV pad

Side (North) 5 feet 9 feet to proposed RV pad 

Side (South) 5 feet 17 feet to existing RV pad` 

Roof Eaves NA NA 

Minimum Floor Area Per Building Code NA 

Maximum Floor Area 9,585 sq. ft. NA 

Off-Street Parking Not specified 13 spaces 

 

Attachments: 

Exhibit A: Project Narrative and EGR Report 
Exhibit B: RV Park Plan Set 
Exhibit C: Public Comments 
 
BACKGROUND 
 
In 1999 the Property had been used for Riverside Inn overflow RV camping with only six RV site 
being used for overflow camping in 1999.  In 2000 the Planning Commission approved a site 
plan for six RV spaces as a nonconforming use. 
 
The minimum lot size for an RV park in 2000 and today is two acres.  The use of the Property 
for an RV park is a nonconforming use because the Property contains 1.03 acres. 
 
The Property owner in 2002 applied for an expansion of the RV park to add six spaces in 
response to complaints that more than six RVs were using the Property for dry camping.  The 
Planning Commission denied the requested expansion due to concerns with highway access; 
potential adverse impacts to Riverside Inn; overall appearance to surrounding properties; and, 
due to potential interference with the reasonable enjoyment of other properties in the area.  The 
minutes for the Planning Commission hearing concluded as follows: 
 

“Chairman Rieger said that unless the applicant has met the burden in section 7-4(E) (1) 
(c) and (d) that the application must be denied.  Chairman Rieger went on to say that the 
applicant must demonstrate that there is no negative or adverse affect on adjacent 
properties, and no interference with the enjoyment of those properties, or concerns for 
safety.   
 
Chairman Rieger called for the vote.  Unanimously approved. 
 
Chairman Rieger told Griggers he could return if he felt he would like to propose something 
different, that would address the concerns of the Planning Commission.  Griggers said 
that he would ask his lawyer and he will continue to keep parking the trailers in the extra 
spaces if his lawyer says it is okay.” 
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It is important to note that the Ouray Land Use Code (“OLUC”) no longer includes a 
discretionary criteria for expanding an RV park as discussed in the minute excerpt above. 
 
Ouray Land Use Code Process 
 
OLUC Section 7-5-J(3) establishes the RV Park Regulations.  The RV Park Regulations require 
that the City Council approve a Site Development Permit prior to the enlargement or expansion 
of an RV Park.  The City Council’s consideration must be preceded by the Planning 
Commission making a recommendation on the Site Development permit.  
 

CRITERIA FOR DECISION 
 
OLUC Section 7-5-J(3)(c) establishes the following RV Park Design Requirements, with staff 
comments shown in italics: 
 

i. Size and location. RV parks may be located only where allowed by City zoning 
regulations and shall be a minimum of two (2) acres in area.  The RV park 
contains 1.03 acres and is therefore a legal nonconforming use. 

 
ii. All RV parks shall, at a minimum, comply with applicable State of Colorado 

Regulations for campgrounds and recreation areas and the requirements of this 
subsection. In the event of any conflict between state regulations and the 
requirements of this subsection or other city ordinances or regulations, those 
regulations which are more stringent shall apply.  The RV park expansion 
appears to comply with the State requirements.  Staff would note that no fire pits 
are shown in the new RV sites.  If these are intended to be provided the 
Applicant should show both existing and proposed fire pits on the plans. 

 
iii. Dimensional Requirements:  
 

1. All RV’s and any accessory structures shall be at least ten (10) feet from 
any other RV and accessory structure.  All of the existing and proposed 
sites meet the 10 foot separation. 

 
2. The number of RVs in the park shall not exceed 25 RVs per acre.  The 

size of the Property at 1.03 acres allows for 25 RV sites.  The Applicant is 
proposing only 12 RV sites. 

 
iv. Five percent (5%) of the gross area of the RV park shall be developed and 

maintained as a park or playground by the park owner.  The RV park has been 
designed with two small parks that exceed the 5% requirement of 2,243.34 sq. 
ft., with 2,855 sq. ft. in the two parks.  

 
v. The RV park developer shall provide the following improvements:  
 

1. A water system, including fire hydrants and fire mains.  The utility plan on 
Sheet L2.3 shows the proposed utilities.  Staff sent a referral to the Ouray 
Fire Department and has added a condition of any approval to require the 
Applicant provide a fire hydrant in the Property if required by the Ouray 
Fire Department. 

2. A sanitary sewer system.  Staff research has found that a Plant 
Investment Fee was paid for the six existing RV sites and for the 

3



apartment over the garage.  The Property is charged for 2.32 EQRs with 
6 RV spaces at 0.22 EQR per space, and one apartment over the garage 
at one (1) EQR.  There is no record of payment of Plant Investment Fee 
or the EQR fee for a dump station that exists on the Property.  In addition, 
the City cannot issue any sewer connections for the proposed six 
additional spaces until the new sewer plant is operational due to the 
Sewer Limit Ordinance.  Staff therefore recommends that any Planning 
Commission approval for the RV park expansion include a condition that 
the Applicant remove and appropriately cap the current dump station, with 
a staff inspection prior to backfilling.  Another condition prohibits the 
installation of the sewer lines until the new sewage treatment plant is 
operational. 

 
3. Streets with a minimum width as follows:  

A. One-way/no parking – 11 feet.  Not applicable. 
B. One-way/parking on one side – 18 feet. The one-way street has 

been designed with 18 feet of width. 
C. Two-way/no parking – 24 feet. The two-way street has been 

designed with 24 feet of width. 
D. Two-way/parking on one side – 27 feet.  Not applicable. 
E. Two-way/parking on both sides – 34 feet.  The plans call for a 

separate parking area on the east side of the Property with 13 
spaces.  Thus, this standard is not applicable. 

 
4. A storm drainage system.  The plan set includes a storm drainage plan. 
 
5. Street signs to include traffic circulation and security lights.  Staff has 

added a condition of any approval that requires the provision of circulation 
signs prior to staff issuing the final Site Development Permit, including a 
stop sign at Main Street, one-way signs and do not enter signs in one way 
traffic areas. 

 
6. A service building meeting the requirements of applicable state and city 

regulations.  A service building is not needed since there will be no tent 
camping on the Property.  Most RVs include shower and sanitary 
facilities.  Staff would recommend that any Planning Commission 
approval limit RVs occupying the Property to have shower, sink and 
sanitary facilities.  No tent camping should be allowed in the Property 
without a service building. 

 
7. The City may require reasonable utility easements to be dedicated to the 

public for the purpose of public and city utilities.  No easements are 
necessary for utilities. 

 
8. Designs for dump stations, when provided, shall be approved by the city.  

A dump station cannot be provided at this time due to the Sewer Limit 
Ordinance. 

 
The provisions in OLUC Section 7-4 also apply since this is a Site Development Permit, with the 
following sections addressing matters that need to be considered by the Planning Commission. 
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Access 
 
Access to the Property is from Highway 550.  Therefore the Applicant must either provide 
evidence from the Colorado Department of Transportation (“CDOT”) that the current access 
permit allows for the proposed expansion, or provide a new access permit prior to staff issuing 
the final Site Development Permit to the Applicant.  CDOT standards for access will ensure safe 
ingress and egress to the Property.  If CDOT does not issue an access permit, any City Council 
approval will be null and void.   
 
Sign Permit 
 
The plans call for a new entry sign.  Staff has added a condition of any Planning Commission 
approval to require the Applicant obtain a sign permit prior to installing the sign. 
 
Electric and Plumbing Code 
 
The Applicant will need to obtain plumbing and electric permits from the State prior to 
commencing utility installation.  This has been added as a condition of any approval. 
 
Depth of Landscaping Buffer 
 
OLUC Section 7-4-D(1)(c)(iii) requires a landscaping buffer of 15 feet.  The landscaping buffer 
needs to be increased by approximately seven feet.  It appears that this is a relatively easy 
adjustment given the current design of the Property.  Staff recommends that any Planning 
Commission approval include a condition that the front landscaping buffer be increased to 15 
feet prior to staff issuing the final Site Development Permit. 
 
Geohazards 
 
The Applicant submitted an Engineering Geology Report (“EGR”) as required by the OLUC 
(Exhibit D).  That report concludes that the Property has a “…minimal rise from flooding and 
debris flows/mudflows…”  The EGR does not recommend any mitigation for the geohazards.  
The Applicant is required to enter into an indemnification agreement with the City regarding the 
potential geohazards on the Property.  Staff has added a condition to require this 
indemnification agreement prior to staff issuing the final Site Development Permit. 
 
 

RECOMMENDATION 
 
The OLUC standards for an RV park expansion are not discretionary as in the past.  The RV Park 
Design Requirements and the Site Development Permit requirements are very prescriptive and 
measurable.  Staff is therefore recommending approval of the proposed RV park expansion with 
the proposed motion and conditions set forth below. 
 

Proposed Motion: 
 

“I move to recommend the City Council approve the proposed expansion for the River 
Run RV Park with the conditions set forth in the staff memo of record”. 

 
 Conditions: 
 

1. The Applicant shall revise the plans to include new and existing fire pits if such 
are located in the Property, or are intended to be located in the six new RV sites. 
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2. The Applicant shall provide a fire hydrant in the Property if required by the Ouray 
Fire Department. 

3. The Applicant shall remove and appropriately cap the current dump station on 
the Property, with a staff inspection prior to backfilling. 

4. The installation of the new sewer lines to the six new spaces is prohibited until 
the new sewage treatment plant is operational. 

5. The Applicant shall provide circulation and traffic signs prior to staff issuing the 
final Site Development Permit, including a stop sign at Main Street, one-way 
signs and do not enter signs in one way traffic areas. 

6. RVs occupying the Property shall have shower, sink and sanitary facilities.  RVs 
without any sanitary facilities shall not be allowed to stay in the Property.  No tent 
camping is allowed in the Property. 

7. The Applicant shall obtain a sign permit prior to installing the entry sign. 
8. The Applicant shall obtain plumbing and electric permits from the State prior to 

commencing utility installation. 
9. The Applicant shall revise the plans to increase the front landscaping buffer to 15 

feet prior to staff issuing the final Site Development Permit. 
10. The Applicant will execute the City geohazard indemnification agreement prior to 

staff issuing the final Site Development permit. 
11. Staff shall conduct inspection of the water system and sewer system prior to 

backfilling; and the overall site improvement per the Site Development Permit 
prior to the occupancy of a new RV site. 

12. The Applicant shall either provide evidence from the Colorado Department of 
Transportation (“CDOT”) that the current access permit allows for the proposed 
expansion and current uses, or provide a new access permit for 12 total RV 
spaces and the apartment prior to staff issuing the final Site Development Permit. 

13. If CDOT does not issue an access permit, any City Council approval shall be null 
and void. 
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Sprout Studio LLC                                                               Landscape Architectural Services                                                            River Run RV Park
 9/30/2018  

 

 

 
Sprout Studio, LLC  - 241 Gillaspey Ave, Unit 2, PO Box 4184 – Crested Butte, Colorado – 970.765.8809 

 
City of Ouray 
Community Development        October 9, 2018  
PO Box 468 
320 Sixth Avenue 
Ouray, Colorado 81427 
 
RE: Project Narrative with Proposal Details for River Run RV Park 
 

To whom this may concern, 
 
1822 Main Street was purchased in April 2018 by Robert and Andria Owen with the hopes to 
transform this property into a high-end destination for the more demanding and sophisticated RV 
enthusiast.  The Owens moved to Ouray after selling Lightner Creek Campgrounds in Durango earlier 
this year.  During the 5 years that Lightner Creek was under the Owen’s leadership, it became one of 
the primer RV campsites in the Durango area.  Robert and Andria Owen have been Colorado 
residents since 2009 and look forward to contributing to the local economy and helping to further 
develop quality tourism in the Ouray Valley.  
 
River Run will be an exclusive boutique RV park, catering to the most demanding travelers.  Robert 
and Andria Owen purchased the existing RV park with 6 spots and a single residence.  Their primary 
intention is to improve the overall quality of the site while increasing capacity from 6 RV spots to 12.  
The proposed revisions will add 3 additional RV spots within the proposed green space  in the center 
of the large gravel lot and 3 spots along the East end of the property.  The plan will also increase the 
over-all square footage of green space and tree cover, providing a ‘softer’, greener environment.   
 
The goal is to provide a more sophisticated RV experience with amenities that demanding travelers 
find attractive.  Each RV spot will provide a small private green space, complete with a picnic table 
and gathering space.  We plan to increase the quantity of the overall green space with improved 
access to the River Walk, providing our guests with a safe pedestrian connection to Ouray’s Historic 
downtown district via the community path along the Uncompahgre River.  
 
The drive surface will remain a crushed gravel, maintaining the current permeable surface material 
20+ large Aspen trees will be planted to add much-needed shade to the center of the site, which will 
add to the already heavily wooded perimeter.  An understated, yet well-appointed ID feature will be 
built to improve visibility for the approaching clients, preventing the need for drivers to turn around 
after having missed their destination on the first pass.    
 
In general, all planting will be native, drought tolerant species, requiring a minimum amount of 
irrigation.  There will be some turf areas that will be planted using a drought tolerant Kentucky 
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Sprout Studio LLC Site Plan Submittal for Robert Owen   River Run RV Park – Ouray, Colorado  
 10/09/2018      Page 2  

Bluegrass/alpine meadow hybrid.  There will be some path lighting installed, to help minimize the 
need for overhead lighting and to comply with “Dark Sky” ordinances and/or regulations. 
 
During a Planning Commission meeting in August 2002, a proposal for expanding the Travel Home 
park, then owned by Bob Griggers, was rejected based on the following observations by the Planning 
Commission. 

David Vince  
 

a) There was a concern with the public health, safety or welfare in regards to large vehicles 
entering Highway 550 at this location.  CDOT has not recently required any additional 
permitting for Travel Homes/RV parks in the Ouray Valley.  This concern is, however, being 
addressed in the Owen’s current plan, with a widened entry, improved view corridor and 
added signage. 

b) The concern that expanding RV capacity would be materially averse to the City’s Master Plan.  
RV/Travel Homes have become a keystone of Colorado’s vibrant tourism and stable piece of 
the local economy.  The Ouray RV Park and Cabins is an adjacent installation that is several 
times larger and denser than the Owen’s proposed plan.   

c) The concern that expanding RV capacity would adversely affect adjacent property values.  As 
it currently stands, adjacent businesses (service station, Ouray Riverside Cabins and an 
industrial zone) should not be affected by increasing capacity.    

d) The last concern was that this could interfere with the reasonable enjoyment of the other 
properties in the area.  This argument does not seem to pose an issue at this time, as the 
adjacent properties either focus on similar businesses or do not include a residential or 
tourism use.  

 
River Run RV Park will be a seasonal business, operating from May 1st through November 1st and 
should not pose any undue strain on the city’s existing sanitary sewer infrastructure. 
 
Based on applicable criteria found in the Ouray County Land Use Code to promote the health, safety, 
and general welfare of the present and future inhabitants of Ouray County, Colorado, there does not 
appear to be any objective reason that this proposal/application herby submitted should not be 
approved.   The pending ‘pre’ EGR from Laurie Brandt of DOWL in Montros will be submitted within a 
timely manner, however, there does not appear to be any issues with the three basic criteria.     
 
 
 
 

        
Margaret Loperfido, RLA Owner/Landscape Architect   Date    10.09.2018 
Sprout Studio LLC 
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October 25, 2018 
 
Chad Wallace 
Summit Site Works, LLC 
241 Gillaspey Ave, C2 
Crested Butte, CO 81224 
 
Transmitted by email: chad@summitsiteworksco.com 
 
RE: Ouray River Run RV Park Preliminary Geologic Hazard Assessment 
 1822 Main Street, Ouray, CO 81427 
 
 
Dear Mr. Wallace: 
 
Per your request, we have prepared this Preliminary Geologic Hazard Assessment for the above-
referenced property (aka “RV Park”) in compliance with the City of Ouray’s Site Development 
Permit Application Submittal Requirements (Section 2a. Identification and Mitigation of Hazards 
and Geologic Conditions). This assessment is intended to provide background information about 
the site, the geologic setting, an evaluation of the relevant geologic hazards, and possible 
typical mitigation options, if necessary. Our assessment consisted of researching available maps 
and documents about the site’s geology and geologic hazards, performing a site visit on 
October 17, interviewing residents and City and/or County official(s) who have knowledge of 
geologic hazard events that are relevant to this and adjacent properties, analyzing the findings, 
and producing a report of the findings. This report is the result of our analysis for the site. 
 

Background & Site Conditions 
 
The subject property is the 1.03-acre River Run RV Park at 1822 Main Street (U.S. Highway 
550) in Ouray, Colorado (see Vicinity Map, Map 1). It is also known as the Daisy Placer, part of 
Tract 1S (M.S. 2236) in Sec. 30 T44N R7W, NMPM. The rectangular lot is bounded on the west 
by a river trail and the Uncompahgre River, on the east by U.S. Highway 550 (Main Street), on 
the north by the High Country Development Group (locally known as the “Biota Building”), and 
on the south by Ouray Riverside Inn (see Site Aerial, Map 2). The lot is nearly flat, with a gentle 
slope (<1%) to the west-northwest towards the Uncompahgre River, with an average elevation 
of 7,631 feet according to the topographic survey by Monadnock Mineral Services (Figure 1). A 
2-story house that is roughly 25 years old is located in the northwest corner of the property and 
there are 6 RV hookups with strip concrete pads along the western edge (seen in Map 2). Trees 
line the perimeter of the property and the remainder of the lot is undeveloped with a cover of 
gravel and native soil and alluvium. 
 
The owners, Robert and Andria Owen (MacArthur Apartments, LLC), propose to add 6 
additional RV hook-up spaces to the parcel, hence the purpose of this report. In DOWL’s 
communication with City Planner, Chris Hawkins, he indicated that the City is not requiring a full 
Engineering Geology Report (EGR). Rather, he has requested a preliminary geologic hazard 
assessment to identify relevant geologic hazards, as defined in the City of Ouray’s Site 
Development Permit Application Submittal Requirements (Section 2.a.). According to these 
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requirements, a preliminary geologic hazards study should determine the geologic conditions of 
the site and whether the property exhibits any of the following conditions: 
 

1. The property is identified as a hazard area in State of Colorado Special Publication 30, 
except as modified by a LOMR issued by FEMA; or 

2. The property or adjacent areas to the property have been subject to significant events 
within the past 20 years; or 

3. Properties proposed for development have slopes of 3 horizontal feet to 1 vertical foot or 
greater. 

 
The following Figure 1 is the topographic survey of the property and shows the location of 
improvements to the property such as the 50 ft. x 37 ft. house and six existing RV hookup sites. 
 

 
Figure 1. Topographic Survey of River Run RV Park 

(Monadnock Mineral Services, 7/12/18) 
 
The following site photographs show the nature of the property at the time of our site visit on 
October 17, 2018. 

N 

      RV Park 

(unknown scale) 

7,632’ 
elev 
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Photo 1 (left) is a view to the NW across the lot from the SE corner and Photo 2 (right) is a 
view to the NE from the SW corner. 
 

      
Photo 3 (left) is a view to the south from the northern edge of the property and Photo 4 (right) 
is a view to the south along the recreation trail between the Owen’s property (left edge) and 
the Uncompahgre River (right edge). 
 

      
Photo 5 (left) is a view to the west showing the cliffs on the west side of the Uncompahgre 
River and Photo 6 (right) is a view to the east showing the cliffs on the east side of Highway 
550. 
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Interviews 
 
The following people were interviewed who have knowledge of the local conditions and some 
were familiar with historic events which may not be documented in the literature: 

• Robert Owen (property owner) – Interview on 10/17. Although he is a recent owner, he 
has researched the site prior to purchase. 

• Lynn Olin (Foreman of City of Ouray Public Works 1980-1998) – Interview on 10/22. He 
is a long-time resident and worked for the City for 18 years dealing with geohazards. 

• Joe Coleman (Current City of Ouray Director of Public Works) – Interview on 10/23. 
Although he is new to his position in 2018, he is familiar with City’s geohazard history. 

• Pam Larson (Geologist with Monadnock Mineral Services) – Interview on 10/10. She is a 
40+ year resident of Ouray and a geologist who works in the region. 

 
Geologic Conditions 

 
According to the Geology of the Ouray Quadrangle by Luedke and Burbank (1962; USGS GQ-
152), the subject property is located on Quaternary alluvium (Qal) deposited primarily by the 
Uncompahgre River and, to a lesser extent, by nearby tributary streams such as Bridalveil and 
Skyrocket Creeks. Alluvial deposits in the area consist of rounded to subrounded, mostly 
volcanic gravels and cobbles in a sandy matrix with some small boulders. There are some 
sedimentary, intrusive igneous, and metamorphic rocks, but volcanic rocks (such as andesite, 
rhyolite, tuffs and breccias) dominate the alluvium. The subject property is shown on the 
Quaternary alluvium (Qal) with nearby alluvial fan (Qf) of Bridalveil Creek to the east and talus 
(Qt) on the west side of the river. The geologic map below shows the colorful bedrock units on 
the canyon walls and yellow colors for the alluvium and colluvium in the valley floor. 
 

 
Figure 2.  Geologic Map of the Ouray Quadrangle (USGS GQ-152) 

RV Park 
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In addition to unconsolidated river deposits, there is also some colluvium and glacial moraine 
material that has fallen or been carried by gravity or sheetflow to the valley floor from the steep 
canyon walls to the east and west. Since the Uncompahgre River valley between Ouray and 
Ridgway was scoured by multiple glaciers and then filled with alluvium and colluvium since the 
last glaciation, the thickness of the unconsolidated sand and gravel deposits at this site could be 
on the order of 100 feet thick. The lower canyon walls consist of Paleozoic and Mesozoic 
sedimentary formations shown on the map in purple (Hermosa), blue (Cutler), light blue 
(Dolores), gray (Entrada Sandstone), light green (Wanakah), green (Morrison) and brown 
(Dakota Sandstone), while the upper canyon walls consist of intrusive stocks and dikes (labeled 
“gp” for granodiorite porphyry and shown in pink) as well as volcanics (San Juan Tuff shown in 
orange). The “Blowout” area seen in the pink granodiorite stock on the geology map is a highly 
altered zone that has created weak weathered rock that is susceptible to erosion, thus creating 
the “Blowout” portion of the hillside. This white to yellow-orange zone can be seen on aerial 
images, such as the Google Earth image of Figure 3 below.  
 

 
Figure 3.  Google Earth Image of Site and the “Blowout” 

 
Skyrocket Creek drains the Blowout and Bridalveil Creek is a smaller drainage to the north with 
the same geologic setting. Weak and highly weathered rocks supply these drainages with 
abundant rock and soil (clay, silt and sand) during rapid snowmelt and heavy summer 
thunderstorms. During these runoff events, rocks, trees and other debris are carried in a slurry 
of mud and water creating debris flows which create well-developed alluvial fans at the mouth 
of canyons where the creeks meet the flat valley floor and drop their bed load. The Blowout and 
associated light-colored weathered material, incised stream channels, and resulting fans near 
the subject property are shown in Figure 3. 
  

The Blowout 

Bridalveil 
Creek fan 

RV Park 

Skyrocket 
Creek fan 
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Geologic Hazards 
 
The primary geologic hazards relevant to the RV Park are debris flows/mudflows and flooding, 
discussed in more detail below. Other hazards which have very low potential for this site are: 
landslides, unstable slopes, potentially unstable slopes, soil creep, avalanche, rockfall, 
radioactivity (radon), hydro-compaction or collapsible soils, shallow bedrock, shallow 
groundwater, erosion, liquefaction, or siltation. This determination was made because of the 
following factors: 

• the site is essentially flat; 
• it is not located on or near properties with unstable slopes (mapped or observed); 
• the site is not on a landform that is susceptible to many of these hazards; 
• river alluvium is composed of dense gravel and cobble that are generally stable unless 

on steep slopes due to their low cohesion; 
• the alluvial deposit is thick and the composition of the sandy gravel and cobble soils are 

not susceptible to liquefaction, erosion or collapse; 
• although the soils are permeable, the groundwater is likely close to the elevation of the 

river level, which is much deeper than a strip footing foundation and utilities; 
• interviews confirmed the historic absence of these hazards;  
• the property sits far from the base of the cliffs on both east and west sides of the 

canyon and there are many trees at the base that can attenuate rockfall and avalanche; 
• the use of the property will not cause the accumulation of radon in a foundation; 
• the western margin of the property is armored with large boulders to protect it from 

flooding and to reduce erosion and the 6 proposed sites are further east from the river. 
 
Debris Flows/Mudflows 
 
As discussed, the site is near the Bridalveil Creek alluvial fan. According to the Colorado 
Geological Survey report called “Debris Flow Hazard in the Immediate Vicinity of Ouray, 
Colorado” (1986; CGS SP-30), debris flow events occurred on this fan in 1951, in the 1970’s, 
and in 1981 or 1982. The report states, “The Bridalveil Creek fan is more active than would be 
suggested by the absence of published accounts” based on “numerous levees and lobes of all 
sizes observed all over the fan, several well-defined channels, and tree burial and scarring.” 
This CGS report indicates that the Bridalveil Creek basin has an area of about 0.75 square miles 
that starts at 11,400 ft. Below are photographs of the Bridalveil Creek fan on 10/17. 
 

     
Photo 7 (left) is a view to the east of the Bridalveil Creek canyon and fan. Photo 8 (right) is a 
view to the west while on the fan. Note the fan debris and channel at the base. 

canyon 

alluvial fan 
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During our site visit on 10/17, we walked on and around the fan and confirmed the active 
nature of the alluvial fan. It is a typical fan in the region created by debris flow events with rock 
levees, multiple channels, jumbled and piled rocky debris, broken tree trunks, and disrupted 
patterns of tree growth. Mr. Olin, long-time resident who previously owned 3.5 acres of the fan, 
operated a gravel pit on the fan (seen in Figure 3 as the cleared area on the fan) to collect and 
remove debris as it washed down in runoff events. He and the City of Ouray (as their Foreman 
of Public Works), channelized the main channel of the fan, created a collection basin, and 
armored the channel with berms and larger rocks, as seen in Photo 8 above. He observed 
multiple debris flow events on Bridalveil Creek and recalls up to roughly 1-foot of mud and 
water reaching Highway 550. This was corroborated by Mr. Owen and Ms. Larson, geologist and 
long-time Ouray resident, who recalls the same observations. Since 2000, when the basin was 
constructed, Mr. Olin indicated that it filled approximately 1/3-full of debris on one occasion and 
that the City continues to maintain the improvements to the fan and Bridalveil channel to 
capture debris and facilitate runoff of water and mud towards the river. 
 
Given where the channel meets the highway, mud and water would cross to the west and 
impact the Ouray Riverside Inn and Cabins (as witnessed by Mr. Olin and Ms. Larson). 
However, it would take an extremely large runoff event for mud and water to reach the subject 
property. Because the lower part of the fan (seen in both Photos 7 and 8) has been graded to 
be flat, material that may “jump” the channel will be dropped in this area because the low 
gradient will cause the stream to lose energy and dump its load. In other words, mitigation 
efforts on the fan (i.e. channelization, armoring, berming, drop structures, sediment basins, 
regrading) have reduced the risk of debris flows reaching both the highway and the subject 
property. The following is a map from the CGS Ouray debris flow publication (CGS SP-30), that 
defines the hazard zones related to debris flows on Bridalveil Creek: 
 

   
Figure 4.  Debris Flow Hazard Zones for Bridalveil Creek (CGS SP-30) 

 
Note that the RV Park is located along the western edge of the “moderate to low hazard zone” 
that includes debris flows/mudflows from Bridalveil Creek and nearby gullies and small basins. 
Mitigation for areas with moderate to low hazard include low berms or walls (with care to not 

RV Park 
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deflect onto neighbor’s properties), reinforcing foundations, no basements or crawlspaces, and 
no low windows or doors on uphill sides of structures. Because the proposed development of 6 
additional RV hookups involves at-grade slabs and utility pedestals, and since RV’s sit above 
grade and can be moved on short notice, it is our opinion that no additional mitigation is 
necessary. Mud and water would spread over the site as a thin sheetflow that could be scraped 
off the surface after an event. 
 
 
Flooding 
 
The RV Park is located adjacent to the Uncompahgre River, which has the potential for flooding. 
An original FEMA Flood Study was performed for the City of Ouray in July 1985 and it is 
presented in Community Panel #080137 0316C. Mr. Olin, who was with the City’s Public Works 
Department from 1980-1998, recalled that engineer Brad McMillan designed flood mitigation on 
the Uncompahgre River in 1991-92 which included channelization and bank stabilization with 
boulder rip rap through the City. After these flood protection measures were constructed, the 
floodplain map was altered with a LOMR (Letter of Map Revision) dated November 9, 1998 and 
a LOMR dated December 9, 2005. The City’s most current Flood Zone Map is shown in Figure 5. 
 

 
Figure 5.  Ouray Flood Zone Map (City of Ouray, March 2008) 

 
Note on this map that the Uncompahgre River is entirely contained within its confined floodplain 
in the 100-year flood event (shown in green) near the RV Park. Figure 5 also shows the channel 
of Bridalveil Creek (shown in royal blue) as it crosses the highway and Parcel B before it flows 
into the Uncompahgre River. It should be noted that the Bridalveil Creek channel has been 
modified since the 2008 map shown in Figure 5. The channel now is deflected to the northwest 
and then west at the toe of the fan so that it flows across Hwy 550, not in a ditch along the 
east side of the highway, as shown. According to the most recent LOMR, the flood elevation of 
the Uncompahgre River near the southwest corner of the subject property is 7,627 feet. The 
recent survey of the property shows the elevations range from 7,632 feet in the SE corner to 
7,630 feet in the NW corner and western edge (see Figure 1). This indicates that the property is 
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Community Development Coordinator

From: Cecilia Ohnemus <ceciliaohnemus@gmail.com>
Sent: Sunday, March 03, 2019 1:10 PM
To: Phil Suitt; Community Development Coordinator
Subject: Re: FW: Public Hearing on Proposed Development--RV Park Expansion

Chris, 
 
I just received my letter about the planned park expansion across the river from my house.  I would like to 
concur with my neighbour Phil Suitt and several of the points he raised. 
 
1.  I am glad to hear that they will not be allocated any sewer taps as that was my major concern.  With the 
condition of the sewer the way it is, i would find it hard to justify  expansion to any business. 
2.  Will the new park be paying more for city water?  At some point, we need to make new development pay for 
icreased usage of water  WIll they be required to put in water meters as a criteria for expansion? 
3.  I agree with Phil that some kind of screening is necessary to protect the integrity of the River Park 
walk.  People enjoying their walks on the river do not want to have to look at an RV. 
4.  Other than these concerns, I do not thing the park expansion would affect my property in any material way.  
 
Thank you for your time, 
 
Cecilia Ohnemus 
970-318-0430 
 
 
 
On Sat, Mar 2, 2019 at 1:32 PM Phil Suitt <phil@entouch.net> wrote: 

Cecilia, 

  

Previous communication relative to the RV Park expansion 

  

Thanks, 

  

Phil Suitt 

713-320-3786 

  

From: Phil Suitt <phil@entouch.net>  
Sent: Friday, March 1, 2019 4:47 PM 
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To: 'Community Development Coordinator' <development@cityofouray.com> 
Subject: RE: Public Hearing on Proposed Development--RV Park Expansion 

  

Chris,  

  

Referring to Item 4, can I send an email to the planning commission in lieu of a letter? 

  

Thanks for you responses, glad about the sewer taps. 

  

Thanks, 

  

Phil Suitt 

713-320-3786 

  

From: Community Development Coordinator <development@cityofouray.com>  
Sent: Friday, March 1, 2019 4:07 PM 
To: Phil Suitt <phil@entouch.net> 
Subject: RE: Public Hearing on Proposed Development--RV Park Expansion 

  

Phil, See responses below. 

  

Thank you. 

  

 

Chris  Hawkins  
C o m m u n i t y  D e v e l o p m e n t  C o o r d i n a t o r  
P :  9 7 0 - 3 2 5 - 7 0 8 7   

T h e  C i t y  o f  O u r a y  

P . O .  B o x  4 6 8  /  3 2 0  6 t h  A v e .  
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O u r a y ,  C O  8 1 4 2 7  

O u t d o o r  R e c r e a t i o n  C a p i t a l  o f  C o l o r a d o  

Follow the City of Ouray on Facebook &  Twitter 

Sign Up for the City of Ouray Monthly Email Newsletter Here! 

  

From: Phil Suitt [mailto:phil@entouch.net]  
Sent: Friday, March 01, 2019 1:28 PM 
To: Community Development Coordinator <development@cityofouray.com> 
Subject: RE: Public Hearing on Proposed Development--RV Park Expansion 

  

Afternoon Chris, 

  

1. If the current RV Park is now non-conforming, how can the owner expand especially if two 
acres are required?   The code allows for the expansion of a nonconforming RV park.  The 
design of the RV spaces must meet the code requirements. 

2. I am not an RV site designer but I can’t imagine how these large RV’s will be able to park on 
the river side pads.  Each summer I watch RV Owner’s spend a great deal of time trying to 
back into their spaces and that is with the center of the property completely open.  The size of 
the access road meets the City RV park design standards..  I will also review this concern  

3. Will the addition of the RV sites require a sewer tap for each pad site and will these taps 
reduce the 33 taps that have been allocated due to treatment plant capacity?  This is a critical 
issue for me and probably others.  The 33 taps should be reserved for homes and full-time 
businesses.  The City will not allow any new sewer taps for the expansion.  This will be an 
express condition of approval with the new sites only allowed to have water and electric 
hookups.  Any approval would allow for connecting to the new sewer plant once it is online 
unless there is a prohibition on allowing septic tanks to dump into the system (RV septic tanks 
may be one source that is messing with the “bugs” biology at the plant). 

4. I noticed that Aspen trees were proposed for several areas, this is also very important.  I would 
hope that you require the planting of the trees as a condition of expansion (If approved) and 
also protection of the trees from beavers as a condition for approval.  I have placed grid wire 
around all trees along the river behind my home.  I planted seven Aspens this past summer 
on the lot that I purchased and combined with our home lot and placed protection around 
each tree.  The beavers are relentless and we must protect the trees.  Please submit a letter 
to the Planning Commission requesting this and I will  also review for the memo. 

5. Chris, I don’t believe the expansion, though it seems over optimistic, would impact my home 
on the other side of the river.  My concerns are the trees and the possible sewer taps.  ok 

6. Thanks for your response and details provided  

  

Thanks, 
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Phil Suitt 

1531 Oak Street 

713-320-3786 

  

From: Community Development Coordinator <development@cityofouray.com>  
Sent: Friday, March 1, 2019 10:55 AM 
To: Phil Suitt <phil@entouch.net> 
Subject: RE: Public Hearing on Proposed Development--RV Park Expansion 

  

Hi Phil,  Apologies that I could not respond sooner.   Please see  my responses in your email. 

  

Please let me know if you have any additional questions. 

  

Thank you. 

  

 

Chris  Hawkins  
C o m m u n i t y  D e v e l o p m e n t  C o o r d i n a t o r  
P :  9 7 0 - 3 2 5 - 7 0 8 7   

T h e  C i t y  o f  O u r a y  

P . O .  B o x  4 6 8  /  3 2 0  6 t h  A v e .  

O u r a y ,  C O  8 1 4 2 7   

O u t d o o r  R e c r e a t i o n  C a p i t a l  o f  C o l o r a d o  

Follow the City of Ouray on Facebook &  Twitter 

Sign Up for the City of Ouray Monthly Email Newsletter Here! 

  

From: Phil Suitt [mailto:phil@entouch.net]  
Sent: Tuesday, February 26, 2019 1:26 PM 
To: Community Development Coordinator <development@cityofouray.com> 
Subject: Public Hearing on Proposed Development--RV Park Expansion 
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Chris, 

  

Today I received the Subject Notice and I am a little confused:   

1. What is a “legal nonconforming RV park”? The current RV park does not meet the minimum lot 
size of two (2) acres so it is non-conforming. 

2. The current site has 6 pads for RV’s that are used each summer, apparently the new owner 
wants to add additional pad sites?   Yes. The site is locked between the Weehawken/Biota 
site and a motel/service station.  I am not currently in Ouray and trying to determine if I should 
be.  I have attached the proposed site plan (This plan is being revised based on my initial 
review). 

3. The Vicinity Map included in the “Notice of Application” shows a portion of the Uncompahgre 
River and land colored “yellow”; why?  It is owned by the City. 

4. Glad you are staying busy.   Definitely. 

  

Thanks, 

  

Phil Suitt 

1531 Oak Street 

713-320-3786 
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Community Development Coordinator

From: Phil Suitt <phil@entouch.net>
Sent: Saturday, March 02, 2019 1:27 PM
To: Community Development Coordinator
Subject: Notice of Pending Development Application--River Run RV Park Expansion

Ouray Community Development Department, 
 
I noticed that Aspen trees were proposed for several areas, this is very important to soften the appearance of 
the RV Park and would help with blending into the Uncompahgre River Park.  I would hope that this 
requirement of planting trees is a condition of expansion (If approved) and also protection of the trees from 
beavers as a condition for approval.  The beavers are relentless and we must protect trees once planted. The 
protection that I would recommend consists of “welded grid wire” 48” high.  The following is an example of wire 
that has been used by myself, the city of Ouray and Ridgway. 
 

 
 
 
Thanks, 
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