Docusign Envelope ID: 43CB87CE-0A40-8C8E-8102-BFCA96ED2ADD

BEFORE THE PLANNING AND ZONING COMMISSION
OF THE INCORPORATED COUNTY OF LOS ALAMOS, NEW MEXICO

Case No. SIT-2026-0080, a request for Site Plan approval
for redevelopment of the former CB Fox Department
Store into a mixed-use facility. The property is addressed
as 1735 Central Avenue, Los Alamos, New Mexico and is
within the Downtown Los Alamos (DTLA) Zone District.

ORDER ON APPLICATION SIT-2026-0080

NOW COMES, the Planning and Zoning Commission (“Commission”) of the
Incorporated County of Los Alamos (“County”), that hereby finds as follows:
I. FINDINGS OF THE COMMISSION

The Commission finds as follows:

1. On May 28, 2026, Philip Gursky, representative of 1735 Central Investment, LLC, on
behalf of property owner Tigard Pacific RE, LLC (“Applicant”), submitted an application
(“Application”) for Site Plan approval for redevelopment of the former CB Fox Department Store
into a mixed-use facility featuring a boutique hotel, restaurant and food court, bar, retail sales, and
meetings, banquets and event areas. The renovation includes an expansion of the second floor and
the addition of a third floor, increasing the building area by approximately 4,000 sq. ft. The
property is addressed as 1735 Central Avenue, Los Alamos, New Mexico and is located within the
Downtown Los Alamos (DTLA) zone district (“Property”). See PLANNING & ZONING
COMMISSION STAFF REPORT by Desirae J. Lujan, Senior Planner (hereafter “CDD Staff
Report”), Attachment C.

2. The Application was assigned case number SIT-2026-0080. /d.
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3. A quorum of the Commission was present at the public hearing held on July 22, 2026
The public hearing was open to the receipt of evidence and testimony given under oath, of which
was subject to cross-examination in accordance with Section 16-72(f)(5) of the County
Development Code?.

4. Present for the Applicant was Philip Gursky at 2025 East Jemez Road, representative of
1735 Central Investment, LLC, on behalf of Property owner Tigard Pacific RE, LLC.

5. Present for the Community Development Department (“CDD”) was Desire J. Lujan, Senior
Planner (“CDD Staff Lujan”), who’s experience and education includes an associate’s degree in
architectural & civil drafting, seventeen (17) years in Planning and Land Use, Local Government,
with six (6) years in Case Management of Development Applications.

6. Evidence received by the Commission at the public hearing includes: 1) Application Packet
(Attachment A); 2) Public Notices (Attachment B); 3) CDD Staff Report (Attachment C); and 4)
the public hearing presentation, questioning, testimony from Applicant, and CDD Staff Lujan.

7. The Property’s legal description is Lot EE within the Eastern Area 3 subdivision and is
located in the Downtown Los Alamos (DTLA) zoning district pursuant to the County’s adopted
Zoning Map. See CDD Staff Report, Attachment C, page 49; see also Testimony of CDD Staff
Lujan starting at 00:15:53.

8. The Property, referred to as the CB Fox Building, is an existing two-story building (+
24,000 sq. ft.), situated on a 0.36-acre parcel (= 15,682 sq. ft.) within the Eastern Area 3
Subdivision, Lot EE. The Property is bounded by Central Avenue (an arterial roadway) to the north

and Deacon Street (a local roadway) to the south. Parking for the project is provided by a separate

! The Video for this hearing is available at July 22. 2026 Planning and Zoning Commission Meeting (granicus.com).
All citations to testimony are from this video and is in Hour:Minute:Second format.
% Available at Municode Chapter 16.
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3.20-acre parcel located between Central Avenue and Deacon Street, extending from 15th Street
to 20th Street. The Property contains 289 parking spaces and serves multiple adjacent commercial
buildings and uses, including the project site. See CDD Staff Report, Attachment C, Pages 49; see
also Testimony of CDD Staff Lujan starting at 00:15:40.

9. As provided in the evidence and testimony of CDD Staff Lujan, Applicant attended a pre-
application meeting which was held on May 19, 2026, in accordance with Section 16-72(b)(1) of
the County Development Code. See Testimony of CDD Staff Lujan starting at 00:17:30; see also
CDD Staff Report, Attachment C, page 50.

10. Based on the CDD Staff Report, the Application was presented to the Interdepartmental
Review Committee (“IDRC”) at a meeting held on June 25, 2026. Upon review of the Application,
IDRC unanimously supported the project moving forward to the Commission with the following
comments:

e Engineering Division - Upgrading sidewalks servicing the rear entrance is highly
recommended to meet ADA standards and provide adequate pedestrian access and
connectivity.

e Fire Marshal’s Office - Applicant reminder from the Fire Marshal that a fire sprinkler
system is required. Locations for Fire Department Connection (FDC), Post Indicator Valve
(PIV) should be considered, and within proximity to a fire hydrant. Needs to be shown on
site plan.

¢ Environmental Services - Recommends the refuse enclosure be located at the southeast
corner of the building, which is similar to historical use of the building and provides
convenient access for truck collection. Locating it near the El Parasol dumpsters along

Deacon Street is neither practical nor efficient for building operations.
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e Building and Safety Division - The building will be a full change of use; therefore,
everything will need to meet current code—including providing ADA ingress/egress.

e Planning Division - Any future plans for dedicated use of parking spaces along Central
Ave must be coordinated with public works, and/or county manager’s office and processed
accordingly.

e Department of Public Utilities - Utility services are adequate. There are no potential
burdens on the utility systems, and no public infrastructure expansions or improvements
are required.

See CDD Staff Report, Attachment C, page 50; see also Testimony of CDD Staff Lujan starting

at 00:18:22.

11. As provided in the CDD Staff Report of CDD Staff Lujan, notice of the public hearing was
published in accordance with Section 16-72(c) of the County Development Code, as notice was
published in the Los Alamos Daily Post on July 2, 2026, notice was mailed to the owners of real
property within three hundred (300) feet of the Property on June 30, 2026, and the notice was
posted at the Property on July 2, 2026. See CDD Staff Report, Attachment C, Pages 50-51; see
also Testimony of CDD Staff Lujan starting at 00:18:08.

12. Asthe Application is a request for the approval of a site plan as required pursuant to Section
16-74(1) of the County Development Code, the Commission finds the applicable review criteria
for the Commission, in determining whether to approve, approve with conditions, or to deny the
Application (see § 16-69(b)(2)), is the review criteria found in Section 16-74(1)(4) of the County
Development Code.

13. The Commission, having received testimony and evidence of the Applicant and CDD, finds

that the Applicant has met its burden and has demonstrated that the Application meets the
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requirements of Section 16-74(i)(4). The Commission, in support of this finding, provides the
following:

a) As to review criterion (a) of Section 16-74(1)(4) of the County Development Code,
the Commission finds that it was demonstrated by the testimony and evidence provided by the
Applicant and CDD Staff Lujan that the site plan substantially conforms to the intent and policies
of the Comprehensive Plan and other adopted County policies and plans. The Comprehensive
Plan (“Plan”) reflects the community’s priority to rehabilitate vacant and underutilized properties,
with a focused emphasis on the Los Alamos Downtown and White Rock Town Center.
Development, Redevelopment, and Downtown is a core theme within the Plan. This project directly
supports the top three Development goals by:

(i) Developing within current development boundaries;

(i1) Increasing the quantity of retail businesses; and

(ii1) Enhancing a vibrant downtown while keeping a small-town character and feel, and
Redevelopment goals by:

(i) Redeveloping a vacant, blighted, and underutilized property; and

(i1) Supporting infill development with redevelopment and adaptive reuse of vacant
commercial property.

This project aligns with Downtown goals by:

(1) Creating a central gathering place with more restaurant and retail options, and nighttime
entertainment;

(i1) Focusing development within the Los Alamos Downtown; and

(ii1) Enhancing commercial density within the Downtown.
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Additionally, the redevelopment advances the Los Alamos Economic Vitality Strategic Plan and
the County's 2026 Strategic Leadership Plan by reinvesting in existing commercial property and
creating opportunities for local businesses. The project expands hospitality, dining, retail, and
entertainment options, diversifying Downtown's commercial offerings while strengthening the
local economy and enhancing Los Alamos as a destination for residents and visitors. By
revitalizing a key Downtown property, the project also supports the County's Economic Vitality
priority by strengthening Downtown, enhancing amenities that support tourism and special events,

and creating opportunities for new and expanding businesses.

According to the Applicant, the project is designed and committed to the process of
creating a project that will: (i) substantially increase daytime food options with the creation of
large first-floor food court, serving a wide range of food choices in a convenient, efficient and
community-oriented venue, with the additional ability to host daytime meetings and group lunches
without compromising the general food court patron experience; (ii) create pickup, delivery and
catering options for individuals and groups seven days a week. This will include grab and go
options from a Central Avenue entrance with a parking loading zone, immediately adjacent to the
entrance; (iii) create a bakery café on the first floor facing Central Ave with fresh baked goods,
traditional café fare and specialty sandwiches throughout the day and evening. Serving the hotel
and local resident clientele, the Café will be open seven days a week; and (iv) create a rooftop
restaurant and bar designed to become the destination of choice for high quality food and
beverages, featuring breathtaking views from inside the glass enclosed seating pavilion and
outdoor patio area. This project will also Create retail sales options including kiosk booth spaces
inside the food court and small to medium individual store units fronting on Central Ave to an

anticipated opportunity for local and regional craftspeople, small retailers to showcase their crafts
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and products in a local and New Mexico products store that attracts high foot traffic. The project
also includes a second-floor boutique hotel with luxury accommodation for short-term visitors,
longer-term working and corporate stays and stays for family and event visitors. See CDD Staff
Report, Attachment C, pages 51-53, Application, Attachment A, pages 17-18; see also Testimony

of CDD Staff Lujan at 00:19:56, Testimony of Applicant at 00:30:03.

b. Regarding review criteria (b) found in Section 16-74(i)(4) of the County
Development Code, the Commission finds that it was demonstrated by the testimony and evidence
provided by Applicant and CDD Staff Lujan that the Site Plan is in conformance with any relevant
standards in the Master Plan. The Property is within the Los Alamos Downtown Master Plan area
and is in conformance with the standards and ideals of the Master Plan. The project is consistent
with the vision, development framework, and implementation strategies of the Los Alamos
Downtown Master Plan (“Master Plan”). The Master Plan identifies downtown infill development,
elimination of blight, downtown revitalization, and increasing the quantity and diversity of retail
businesses as key implementation goals. Its vision is to create a walkable downtown that serves as
a thriving community center with a vibrant mix of residential, retail, office, lodging, entertainment,
and public spaces that attract both residents and visitors. To achieve this vision, the Master Plan
emphasizes mixed-use redevelopment, targeting infill development, and reinvestment in
underutilized properties. The Property is specifically recognized in the Master Plan as one of the
Downtown's catalyst redevelopment sites. Redeveloping these identified sites is a primary strategy
for revitalizing the downtown, promoting commercial activity, and advancing the Master Plan's
long-term vision. The proposed commercial mixed-use supports the Master Plan’s overall vision,
especially as it relates to economic vitality. Adding uses like lodging and entertainment, as well as

expanding retail and dining options, diversifies and balances downtown businesses and strengthen



Docusign Envelope ID: 43CB87CE-0A40-8C8E-8102-BFCA96ED2ADD
LACF26-1454 Los Alamos County Page 8 of 12

PLANNING AND ZONING COMMISSION
SIT-2026-0080

downtown vitality. See CDD Staff Report, Attachment C, pages 53-54, Application, Attachment
A, pages 18-19; see also Testimony of CDD Staff Lujan at 00:20:26, Testimony of Applicant at
00:35:13.

c. As to review of criterion (c) of Section 16-74(i)(4) of the County Development
Code, the Commission finds that it was demonstrated by the evidence provided by Applicant and
the evidence and testimony provided by CDD Staff Lujan that the Property is not within the
approved PD Zone District, and, as such, this provision is inapplicable. See Application,
Attachment A, page 19, CDD Staff Report, Attachment C, Page 54; see also Testimony of CDD
Staff Lujan at 00:21:02.

d. As to criterion (d) of Section 16-74(i)(4) of the County Development Code, the
Commission finds that it was demonstrated by the testimony and evidence provided by Applicant
and CDD Staff Lujan that the Site Plan is in accordance with all applicable provisions of the
County Development Code and other adopted County regulations. The Property is zoned
Downtown Los Alamos (DTLA), and the proposed redevelopment conforms to the applicable use,

dimensional, and development standards of the County Development Code.

The DTLA zone district is intended to accommodate a vertical or horizontal mix of
medium- to high-density residential, office, and commercial uses within a walkable, active
downtown environment. The proposed uses are permitted and are consistent with the zone

district’s purpose. No specific use-standards apply to any proposed use.

The DTLA development standards were adopted to implement the vision of the Downtown
Los Alamos Master Plan by encouraging mixed-use development, higher-density development,
engaging building facades, and pedestrian-oriented design. However, those standards do not apply

to this Application because it is not a new building and the proposed addition does not increase
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the building’s square footage by more than 25%. The project adds nearly 4,000 sq. ft. mainly
through expansion of the second floor and construction of a third floor with an outdoor terrace.
The building footprint increases slightly from 12,527 sq. ft. to 12,974 sq. ft. and remains within
the DTLA setbacks and lot coverage limitations. The height of the building will increase to 48-ft,

well below the maximum permitted height of 86-ft.

Access and Connectivity Development Standards apply to all developments to improve
connectivity in existing and future development areas. The project does not change the existing
site design, access, driveways, parking areas, or vehicular and pedestrian circulation. The building
will continue to be accessed from Central Avenue on the north side and the rear parking lot on the
south side. During building permit review, the Building Division will require upgrades to the rear
sidewalk to meet ADA and Building Code requirements. The County Engineer determined these

improvements satisfy the applicable access and connectivity standards.

Parking will continue to be provided in the separate lot owned by the Central Parking Lot
Corporation; therefore, the Applicant submitted a parking analysis for all uses served by the shared
parking lot. The total parking demand was calculated to be 504 spaces, with 132 spaces attributed
to this project. The DTLA zone district reduces minimum parking requirements by 50% and an
additional 20% reduction is permitted because the Property is within 1,320 feet of public transit.
After reductions, the calculation results in 202 spaces required, which includes a total of eight (8)

ADA spaces of which two (2) must be van accessible.

Landscaping and Screening standards do not apply because the project renovates an
existing building and does not expand the gross floor area by more than 25%. Neighborhood
Protection Standards do not apply because the Property is surrounded by DTLA zoned properties

and is not adjacent to a protected residential zoning district. No new site lighting is proposed with

9
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this Application, and exterior building lighting must demonstrate compliance through a lighting
plan at the building permit stage. See Application, Attachment A, pages 19-21; CDD Staff Report,
Attachment C, pages 54-58; see also Testimony of CDD Staff Lujan at 00:21:10, Testimony of

Applicant at 00:26:59.

€. As to criterion (d) of Section 16-74(i)(4) of the County Development Code, the
Commission finds that it was demonstrated by the testimony and evidence provided by CDD Staff
Lujan and evidence provided by Applicant that the public services and facilities required to serve
the proposed development have adequate capacity and would conform with the requirements of
the County’s construction standards. The County Engineer reviewed the Application and had no
comments, concerns, or conditions for streets, or stormwater sewer. The sidewalk at the rear entry
is currently inadequate to meet ADA standards but will be required to be upgraded during the
building permit process. The Department of Public Utilities has existing infrastructure and services
available for this development, and the utility services are of adequate capacity. There are no
potential burdens on the county utility systems, and no public infrastructure expansions or
improvements are required. To the extent change of uses and modified utility supply needs,
including anticipated electrification of some, and possibly all, of the current natural gas service,
results in increase or change of electric service capacity at the building, Applicant will comply
with County construction standards and such modifications will be contained in project plans and
specifications submitted as a part of the Building Permit submission and approval for this
redevelopment project. See CDD Staff Report, Attachment C, page 59; see also Testimony of
CDD Staff Lujan at 00:23:01.

f. As to review criterion (f) of Section 16-74(i)(4) of the County Development Code,

the Commission finds that it was demonstrated by the testimony and evidence provided by

10
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Applicant and CDD Staff Lujan that the site plan mitigates any significant adverse impacts to
properties within the vicinity to the maximum extent practicable. The Property has historically
operated as a commercial property and is consistent with the intent of the DTLA zone district. The
proposed development will have a limited increase in overall space in the building. As a
commercial building for 70 years, the physical changes will have minimal and non-material impact
from the street. The proposed mixed-use redevelopment is compatible with the surrounding pattern
of professional services, institutional and civic uses, restaurants, retail, and personal services,
minimizing the potential for land use conflicts. The uses in the entire multi-block area surrounding
the Property are entirely commercial, with no residential areas within sound or light from the
project. According to the Applicant, the rooftop restaurant lounge will be lit in accordance with a
Dark Sky Ordinance compliant lighting plan pursuant to Sections 16-44 through Section 16-55 of
the Development Code, submitted as part of the Building Permit, including setting back rooftop
outdoor patio areas from the edges of the building. The project redevelops a vacant, underutilized
building, eliminating conditions commonly associated with vacancy and supports reinvestment in
the downtown area. The Property layout, access, circulation, and pedestrian connections will
substantially remain unchanged, and no significant adverse impacts to surrounding properties are
anticipated. CDD Staff Lujan agrees that this criterion has been met and adds that See CDD Staff
Report, Attachment C, pages 59-60; see also Testimony of Applicant at 00:35:51, Testimony of
CDD Staff Lujan at 00:23:26.

g. As to review criterion (g) of Section 16-74(1)(4) of the County Development Code,
the Commission finds that it was demonstrated by the testimony and evidence provided by CDD
Staff Lujan and evidence provided by Applicant that this criterion requiring that provisions be

made to serve the development with tot lots and/or neighborhood parks in accordance with the

11
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Comprehensive Plan are not applicable to commercial developments. Although its purpose is to
ensure the provisions of open space and recreational uses for new developments in accordance
with the Comprehensive Plan, it does not identify the development of tot lots or neighborhood
parks for such projects, nor does it reference the collection of a fee in lieu of park development.
Regardless, the vicinity is equipped with public community opportunities for recreational use of
the development’s customers and short-term residents, such as Ashely Pond, Fuller Lodge Park,
Los Alamos Aquatic Center, and the Los Alamos Nature Center. See CDD Staff Report,
Attachment C, pages 60-61; see also Testimony of CDD Staff Lujan at 00:23:47.

1I. ORDER

The Commission, pursuant to Section 16-72(f)(5)(c)(3), by a unanimous vote, hereby finds
that the Applicant has sufficiently demonstrated that the request for Site Plan approval meets all
requirements, and after full hearing and consideration, hereby Approves Application SIT-2026-

0080.

APPROVED on this date:8/11/2026

karun Easton

Karen Easton, Chair of the Planning & Zoning
Commission
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