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ZBA-21-15 
 

To:    City of Pueblo Zoning Board of Appeals 
From:    Bart Mikitowicz, Planner   
Through:   Scott Hobson, Land Use Administrative Official 
Date: 6/22/2021 
Request:  A Special Use Permit to allow a Group Care Facility in a proposed Multiple-residential 

and Commercial (R-6) Zone District 
Site Location:  1725 W Pueblo Blvd, Pueblo, CO 81004 
Legal Description:   Generally 1725 W Pueblo Blvd and adjacent parcels (parcel numbers 1514405040, 

1514405001, 1514405043, 1514405005, 1514405006). A full legal description is on file at 
the City Planning Department. 

Year Built:   N/A 
Applicant:  Charles Davis, Crossroads' Turning Point 
Property Owner:  Walter F Stupnik and William B. Gradishar 
Zone District:   Current Zoning: B-4, Central Business District and A-4, Agricultural Four 

Proposed Zone District: Z-21-07 R-6, Multiple Residential and Commercial Zone District 
____________________________________________________________________________________________ 
BACKGROUND AND ANALYSIS: 
 
The subject property was annexed into the City in 1972 and was zoned A-4, Agricultural Four and possibly B-3, 
Highway and Arterial Business District upon annexation. The site has been home to a bar/restaurant nightclub 
since annexation into the City and has had multiple addresses, which makes determining the zoning history 
challenging. In 1973, the site was addressed 1625 W. Pueblo Blvd., and was operating as the Silver Saddle night-
club. The site currently operates as the Brass Saddle Saloon, which hosts live music, dancing, outdoor car shows, 
food truck, and festivals on the weekends. 
 
The applicant is requesting a Special Use Permit to allow for a Group Care Facility contingent on rezoning five 
parcels to R-6, Multiple-Residential and Commercial District. A Public Hearing will be held on Monday, June 28th 
by City Council on the R-6, rezoning ordinance. The Pueblo Municipal Code defines a Group Care Facility as a 
facility providing “custodial care and treatment in a protective living environment for persons residing voluntarily 
or by court placement including, without limitation, correctional and post-correctional facilities, drug or alcohol 
abuse centers, juvenile detention facilities, and temporary custody facilities” (Section 17-2-2, (65)).  Crossroads 
Turning Points, Inc. is proposing to renovate the existing restaurant/bar and construct two new structures for a 
Medically Monitored short term residential treatment facility for individuals struggling with co-occurring mental 
health and substance use disorders.  The proposed Group Care Facility would be a 20-bed facility that includes 
common outdoor areas that will be landscaped and screened within the 2.65-acre site.  
 
The subject site is located south and east of Lake Minnequa Park and Open Space adjacent to the north side of 
West Pueblo Blvd, which is a Principal Arterial Roadway.  According to the City of Pueblo Roadway Classification 
Design Standards and Policies, mixed-use development is appropriate adjacent to Principal Arterial Roadways. In 
2013 West Pueblo Blvd. had a recorded 21,196 Average Daily Traffic Volume (ADTV). According to the City’s 
Average Daily Traffic Volume, vehicle trips per day adjacent to high-density residential and institutional uses, 
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within the City, is generally less than 10,000 ADTV, (Parkview Hospital and northside neighborhood 4,871, ADTV 
Grand Ave. and W. 17th St. 3,987, ADTV, Colorado Mental Health Institute).  
 
Because of the existing high traffic volumes on Pueblo Blvd, the southern portion of the subject site (adjacent to 
W. Pueblo Blvd.) is designated by the Pueblo Comprehensive Plan as an Arterial Commercial Mixed-Use area. 
According to the Comprehensive Plan, the primary focus of Arterial Commercial Mixed-Use areas should be retail 
sales and personal services, with office space intermixed.  Uses along arterial streets are geared to community-
level shopping and services.    
 
The northern portion of the site (adjacent to Lake Minnequa Park and Open Space) is designated as a Special 
Development Area by the Comprehensive Plan.  Special Development Areas are areas that “have multiple 
opportunities for development and significant care should be taken with proposed development.”  Lake 
Minnequa is a City Regional Park that was master planned in 2010.  The Lake Minnequa Master Plan includes the 
parcel located north and east of the proposed Group Care Facility and is identified as a future redevelopment site 
for uses complimenting the outdoor recreation amenities planned for the park and its users.  Lake Minnequa 
Park and Open Space currently includes an 18-acre area used for football, soccer, and volleyball activities, along 
with four basketball courts and a group picnic shelter north of the proposed Group Care Facility.  A six-acre 
expansion of the park is currently underway that will add five additional acres of turf grass to expand the sports 
activities, a restroom/concession facility, and a 2.4-acre paved parking lot.  The master plan also includes other 
future development of active use facilities in the southern portion of the park, adjacent to the proposed Group 
Care Facility, including a skate park and additional park shelters.   
 
Properties to the south of the Proposed Group Care Facility are zoned B-3, Highway and Arterial Business District, 
and are developed with retail uses including liquor, bridal, and fireplace/spa retail establishment.  The adjacent 
property to the east is a retail tire store and Lake Minnequa Park and Open space is located west.  A Culvers’ 
restaurant is proposed for development approximately 1,600 feet west of the Group Care Facility and Kaiser 
Permanente’s Acero Medical Office Building is located west of the future Culvers’ site.   
 
All future development of the site must adhere to Title 17 Pueblo Municipal Code regulations, which include but 
are not limited to the following code requirements: 

• Either Medium-Scale or Small-Scale Development Performance Standards (Section 17-4-47 or 17-
4-48, Pueblo Municipal Code 

• Outdoor Lighting Performance Standards (Section 17-4-51, Pueblo Municipal Code) 
• Landscape Performance Standards (Section 17-4-7, Pueblo Municipal Code) 
• Off Street Parking Nonresidential Performance Standards (Section 17-4-23, Pueblo Municipal 

Code) 
 
ZONING DISTRICT AND LAND USE 
 
Zone:  Developed with:  
North  A-4, Agricultural Four Lake Minnequa Park and Open Space. 
East  A-4, Agricultural Four and B-3 Unimproved Pueblo Urban Renewal Parcel identified for future 

development. 
South  B-3, Highway Arterial Commercial Mixture of retail and service uses 
West  A-4, Agricultural Four, Lake Minnequa Park, open 

lawn for recreational sports games and practice. 
Lake Minnequa Park, open lawn for recreational sports games 
and practice. 

 
PUBLIC NOTICE 
 
The property was publicly noticed in accordance with Title 17 Section 17-5-33(2) of the City of Pueblo Municipal 
Code. Specifically, the hearing was published in the Pueblo Chieftain, surrounding property owners within 100 
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feet of the property were notified by mail, and a sign was placed on the site (See Attachment E). These notices 
occurred at least 10 days prior to the hearing. 
 
 
OTHER AGENCIES 
 

 
CONDITIONS REQUIRED FOR LIMITED USE PERMIT 
 
1. Ingress and egress to property and proposed structures thereon with reference to automotive and pedestrian 
safety and convenience, traffic flow and control, and access in case of fire or catastrophe. 
Comments: Affirmative finding. The subject property currently has three (3) points of access; Reno Ave, Gretna 
Ave, and W Pueblo Blvd. Future access agreements may be required by CDOT with future development. 
 
2. Off-street parking and loading areas where required, with particular attention to the economic noise, glare or 
odor effects of the use by review on adjoining properties and properties generally in the district. 
Comments: Affirmative finding. According to the Pueblo Municipal Code one (1) off-street parking space is 
required for each four (4) occupants of the facility. There are eighteen (18) off-street parking spaces indicated 
on preliminary site plans. Future occupancy and parking requirement maybe modified based on a full 
commercial review of the project.     
 
3. Refuse and service areas, with reference to the items above. 
Comments: Affirmative finding. Refuse and service areas have been indicated on the site plans. 
 
4. Utilities, with reference to the location's availability and compatibility. 
Comments: Neutral finding. While site currently has access to electricity and water, the City’s Wastewater 
Department indicated “It is unclear if the existing septic system will be used.  The Pueblo County Health 
Department will need to determine if the existing septic system can accommodate 20 in-house patients.  If the 
collection system is to be used a manhole will need to be installed in order for other parcels to connect on to 
the collection system as well. If future development requires subdivision, the main will need to be extended 
through the property to reach other parcels.” Sonia Mondragon – 6/10/21 
 
 

Pueblo City/County Health No comment  
City Transportation No comment  
Pueblo Regional Building Department No comment  
Fire Department No comment 
City Public Works Department No comment  
City Stormwater Department No comment  
City Code Enforcement No comment  
Pueblo Board of Water Works No comment  
City Wastewater Department It is unclear if the existing septic system will be used.  The Pueblo 

County Health Department will need to determine if the existing 
septic system can accommodate 20 in-house patients.  If the 
collection system is to be used a manhole will need to be installed 
in order for other parcels to connect on to the collection system as 
well. If future development requires subdivision, the main will 
need to be extended through the property to reach other parcels.   
Section 16.11.5-3    Sonia Mondragon – 6/10/21 

City Parks and Recreation Department No comment  
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5. Screening and buffering with reference to type, dimensions, and character. 
Comments: Affirmative finding. Plans show screening and buffering; however final placement and plans will 
need to be reviewed and approved during a full commercial review of the proposed project. 
 
6. Signs, if any, and proposed exterior lighting with reference to glare, traffic, safety, economic effect and 
compatibility and harmony with properties in the district. 
Comments: Affirmative finding.  Any proposed signs must comply with Sec. 17-10-05 Sign Standards of the 
Pueblo Municipal Code, R-6 Zone District Sign Regulations. 
 
7. Required yards and other open space. 
Comments: Affirmative finding. Preliminary plans indicated adequate setbacks and open spaces.   
 
8. General compatibility with adjacent properties and other properties in the district. 
Comments: Neutral finding. The proposed Group Care Facility is proposed as a 20-bed residential treatment 
facility for individuals with co-occurring substance abuse and mental health disorders.  The closest residential 
use is approximately 900-feet to the northwest in the Laredo at Parkside Subdivision.  Established uses 
adjacent to West Pueblo Blvd. include commercial retail and professional office uses.   
 
Staff researched studies of the effects that substance abuse residential treatment facilities have on property 
values.  The three studies reviewed, focused on effected residential property values and two studies concluded 
that residential property values have a minor decrease of 3-8 percent when located in the vicinity of a 
residential treatment center (Horn, Brady P., Joshi, Aakrit, and Maclean, Johanna Catherine. National Bureau 
of Economic Research, Substance Use Disorder Treatment Centers and Property Values. January 2019. and La 
Roche, Claire R., Waller, Bennie D. Waller, and Wentland, Scott A, “Not in My Backyard”: The Effect of 
Substance Abuse Treatment Centers on Property Values.  Josre, Vol. 6, No. 1-2014).  The third study was 
conducted by the University of New Mexico and Temple University.  This study found that substance-abuse 
disorder centers do not negatively affect property values in areas where they are located (Paul, Kari, Do Drug 
Treatment Facilities Really Lower Property Values? Finally, an Answer. MarketWatch, January 11, 2019).   
 
There is uncertainty of the affects that a Group Care Facility may have on neighboring property values and 
future development within the commercial West Pueblo Blvd. corridor.  Residents of the facility are not 
allowed to leave the facility therefore direct externalities are not anticipated on the adjacent recreation uses 
within the Lake Minnequa Park and Open Space.  It is unclear if indirect externalities will occur on adjacent 
uses and property values. 
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PLANNING AND COMMUNITY DEVELOPMENT STAFF RECOMMENDATION 
Should the Board make findings that granting of the use will not adversely affect the public interest, staff recommends 
Standard Permit Conditions 1 through 13. 

 

A. A Special Use Permit will be contingent on the subject parcels (1514405040, 1514405001, 1514405043, 
1514405005, 1514405006) being rezoned to Multiple-residential and Commercial (R-6) Zone District. 

 
 
ATTACHMENTS 
A. Standard Permit Conditions  
B. Site Map 
C. Aerial Map 
D. Zoning Map 
E. Comprehensive Plan Map 
F. Public Notice Photo 
G. Site Photographs 
H. Application 
I. Supporting documentation 
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Exhibit A.  Standard Permit Conditions 
Standard Permit Conditions 

Date of Issuance of Permit: 6/22/2021 

1. 
Time Limits Zoning permit shall become invalid unless work or action authorized by permit is fully executed by  
6/22/2022 

2. Required Revisions Any revisions or additions to plans required as a result of approval must be submitted and 
stamped “approved” prior to the sign-off of the building permit routing slip or business license. 

3. 
Changes The project shall be completed as shown on the plans, which have been stamped “approved” and dated 
by the Department of Planning and Community Development. The project shall not deviate from the approved 
plans without prior written approval from the Department of Planning and Community Development. 

4. 
Property Inspection By acceptance of this permit, Permit holder authorizes City Officials and/or their authorized 
representatives, access to the subject property for purpose of observing work in progress, inspecting and/or 
measuring the property or improvements as long as the use authorized by this permit remains in effect. 

5. 

Certificate of Occupancy A certificate of occupancy must be issued by Regional Building PRIOR to use and/or 
occupancy of the subject premises.  Prior to issuance, the Department of Planning and Community Development 
must certify that work has been completed in accordance with approved plans and that applicable conditions have 
been met.  The Permit holder may be required to provide a Letter of Credit to obtain a Certificate of Occupancy 
prior to completion of all required improvements. 

6. 

Completion and Maintenance of Improvements and Landscaping Permit holder or successor in interest is 
responsible for completing all improvements shown on approved plans.  By acceptance of this permit, Permit 
holder agrees to maintain all improvements in a satisfactory condition.  Any landscaping installed according to the 
approved plan which becomes diseased or dies shall be replaced by similar species and size no later than the first 
available planting season. 

7. Building Permit; Other Permits Permit holder is solely responsible for obtaining BUILDING PERMIT and all other 
applicable local, state and federal permits. 

8. Off-Site Drainage Issuance of this permit does not authorize the discharge of stormwater runoff or other surface 
drainage from the subject premises onto adjoining property or properties. 

9. 

Appeals of a decision of the Land Use Administrator can occur up to thirty (30) days following such decision.  
Appeals of Zoning Board of Appeals decisions can occur up to thirty (30) days following final decision.  Any work 
done in connection with this permit prior to the expiration of all applicable appeal periods is done SOLELY at the 
risk of the Permit holder. 

10. 
Errors Permit holder is solely responsible for the accuracy of all information contained in the Zoning Permit form 
and in accompanying documentation. Any errors contained therein may invalidate the Zoning Permit and may 
result in issuance of a code violation citation and prosecution. 

11 Transfer of Ownership In the event of a transfer of ownership, partial or whole, of the subject premises, the 
transferee shall become Permit holder and subject to compliance with the terms and conditions of this permit. 

12. Violations/Penalties A violation of any of the conditions of this permit or of any provision of the Pueblo Municipal 
Code may result in a penalty of up to three hundred dollars ($300) per day. 

13. 

Incorporation and Reference of All Plans Presented to the Zoning Board of Appeals. This approval incorporates by 
reference all plans and drawings presented and all verbal representations by the applicant at Zoning Board of 
Appeals meetings and hearings on the subject application to the extent that they are not in conflict with other 
stated conditions or regulations. 

 
 
 
 
 



Zoning Board of Appeals  ZBA-21-15     1725 W Pueblo Blvd, Pueblo, CO 81004 Report (SUP)  

211 E D Street | Pueblo, Colorado 81003| Tel: (719) 553-2259|Fax: (719) 553-2611|www.pueblo.us 
7 -  

Exhibit B. Site Map 

  
 

Exhibit C. Aerial Map 
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Exhibit D. Zoning Map (Zoning Map Amendments Recommended) 

 
 

Exhibit E. Comprehensive Plan Map 
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Exhibit F. Public Notice  

 

 

 

 

 



Zoning Board of Appeals  ZBA-21-15     1725 W Pueblo Blvd, Pueblo, CO 81004 Report (SUP)  

211 E D Street | Pueblo, Colorado 81003| Tel: (719) 553-2259|Fax: (719) 553-2611|www.pueblo.us 
10 -  

Exhibit G. Site Photos 

 
 
 

 

 
 

Taken from parking facing southeast. 

Taken from parking facing northeast. 
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H. Application 
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Exhibit I. Supporting Documents 
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	Date of Issuance of Permit: 6/22/2021

