






2018 PROPOSED 

EXPANSION 
Project Narrative 

ABSTRACT 
Paradox Beer Company, winner of the 2017 All 
Colorado Beer Festival Best in Show Gold Medal, has 
been experiencing accelerated growth over the past 
two years as the brewery continues to gain 
recognition from beer connoisseurs around the 
country. With the brewery’s increasing popularity, it 
is time to consider expansion of their existing facility 
to help facilitate continued, organic growth of the 
business. This 2018 Proposed Expansion Project 
Narrative will elaborate on some of the details of 
the proposed project. 

Bryan Johnson, EVP 
PK Enterprises, Inc. 
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1. Introduction & Outline of Approvals

PK Enterprises, Inc.  manages the property located at 10 Buffalo Court. Divide, CO 80814 
and has, since 2015, been leasing that property to Paradox Beer Company to operate a 
Brew Pub and Craft (Micro) Brewery as defined in §8.3.E.2 of the Teller County Land Use 
Regulations. Since 2015, Paradox Beer Company has experienced accelerated growth, 
the likes of which are very difficult to plan for and they are now in need of more space 
to continue to grow their business.  

I have provided an outline with a brief description of the Teller County Planning 
Commission, Teller County Community Development Services Division-Planning 
Department and Teller County Board of County Commissioners approvals below for your 
convenience.  

 June 9, 2015: Conditional Use Permit CUP-Z15-0009 was approved with conditions 
by the Teller County Planning Commission: 
➢ Approved to operate a Brew Pub and Craft (Micro) Brewery as defined on

§8.3.E.2 of the Teller County Land Use Regulations.
▪ Included in the above approval:

• Improved public entrance

• Wastewater mitigation system

• 10 BBL. Brew house with assorted tanks

• Signage

• Heat exchange system

• Outdoor beer garden seating area with wind breaks and fire pit

• Grain Silo

• Food concession area

• Indoor tasting room
➢ Key Conditions of Approval

▪ Maintain all federal, state and local licenses to manufacture and sell malted
beverages and maintain all federal, state and local licenses to sell food to
customers.

▪ Obtain all necessary building permits for proposed improvements and waste
water side stream system.

▪ Limit production to 15,000 BBL. per year
▪ Waste Water

• Provide Teller County Planning Staff with a copy of an executed contract
with a Waste Water Transportation Company.

• Side stream waste water system and tanks to be inspected by the
Director of Teller County Public Works.

• Only domestic strength waste water and flows can be sent to Teller
County Waste Water Utility via existing tap.

• A Teller County Waste Water application will need to be submitted if
improvements exceed existing, and paid for fixture unit equivalents.

• No brewery waster shall be sent to Teller County Waste Water Utility.
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 September 23, 2015: A Minor Deviation request was approved by Teller County 
Community Development Services Division-Planning Department: 
➢ Approved to install an underground, concrete 2,000-gallon brewery waste water

holding tank.

 June 8, 2016: A minor Deviation request was approved by Teller County Community 
Development Services Division-Planning Department: 
➢ Approved to move the grain silo from the southeast to the northwest side of the

building and to add three Conex containers for additional storage.

 August 31, 2017: A Special Event Permit was approved by the Teller County Board of 
County Commissioners: 
➢ Approved for Oktoberfest/5th anniversary celebration, all proceeds benefited

the International Surgical Missions at Peakview Medical Center.

 September 14, 2017: A Special Event Permit was approved by the Teller County 
Board of County Commissioners: 
➢ Approved for Inaugural Chili Cookoff, all proceeds benefited the International

Surgical Missions at Peakview Medical Center.

 October 12, 2017: A Special Event Permit was approved by the Teller County Board 
of County Commissioners: 
➢ Approved for Dia de los Muertos celebration, all proceeds benefited the

International Surgical Missions at Peakview Medical Center.

2. Property Description

An existing 7,411 sq. ft. building on a 2.77-acre parcel, zoned C-1, in the Southwest 
Quarter of Section 6, Township 13 South, Range 69 West of the 6th Principal Meridian 
with a legal discretion of Lot 8 Old Buffalo Subdivision also known as 10 Buffalo Court 
Divide, CO 80814 located in the State of Colorado, county of Teller.    

3. Proposed Project Narrative

This proposed expansion project can be broken down into two major parts, Part 1: 
Building Enlargement and Building Aesthetic Enhancements and Part 2: Additional Patio 
Occupancy, each part will be elaborated on below.  

PART 1: Building Enlargement and Building Enhancements 

In 2015, Paradox Beer Company was only distributing in its native State of CO but as of 
late 2017 it is distributing to 17 states from east coast to west coast. This increase in 
market size is clearly a testament to the quality of the product the brewery is producing 
and that farmhouse style beers becoming more popular and gaining market share within 
the craft beer marketplace. With this exceptional growth in popularity Paradox Beer 
Company has had to utilize every square inch of available space to meet production 
needs which has caused some unique operational issues.  To help elevate the 
operational issues the brewery is experiencing, PK Enterprises, Inc. would like to add an 
additional 40’x60’ (2,400 sq. ft.) extension the existing buildings north side, See Exhibit 
A: Preliminary Site Plan.  
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The proposed 2,400 sq. ft. building expansion would be used to house the brewery’s 
existing foudres 1 and oak barrels. Additionally, a mezzanine will be added which will 
house three administrative offices and a three-quarter bathroom. This expansion would 
allow the existing foudres, oak barrels and bottling line to be moved away from the 
loading dock making the loading of delivery truck substantially easier as those items will 
not have to be moved and then moved back for each pickup.  
 
It is important t note that Paradox has been approved, with CUP-Z15-0009, to produce 
no more than 15,000 barrels of beer per year and that currently producing ~5,000 
barrels of beer per year. The proposed building expansion and building enhancements 
will not change the maximum production limit of 15,000 barrels of beer per year that 
was approved with CUP-Z15-0009, but might enable Paradox to begin producing ~7,000 
barrels of beer per year which is well below the approved maximum limit.  
 
PK Enterprises, Inc. is also proposing to add some functional and aesthetic elements to 
the exiting building, see Exhibit B: Preliminary Elevation Profiles. The proposed 
enhancements to the existing building are as follows: 
 

1. Wainscot the bottom few feet of the west and south sides of the building 
2. Addition of a partially enclosed breezeway at the west entrance  
3. Faux barn door and windows on the west side of the building  
4. A patio cover over the existing patio on the south side of the building 

 
Pertinent information regarding the proposed building enlargement and enhancement: 
 

1. Fire Protection: The property will be served by the Divide Volunteer Fire 
Department as it has been sine the original construction in 1998. There will be no 
change in occupancy type, F-2, and no change to the occupant load that was 
approved with CUP-Z15-0009. Additionally, there are three existing fire hydrants 
within a 280-foot radius of the exiting building which should provide more than 
ample fire suppression if ever needed.   

  

2. Roads: Existing access to the property is on N. Hyrbook Rd. and Buffalo Crt., both of 
which are private roads, owned and maintained by PK Enterprises, Inc. and have not 
been dedicated to the public. There will not be any increase to the traffic generation 
levels approved in CUP-Z15-0009 as there will not be any additional employees, 
customers or increases to occupancy with the proposed building expansion and 
enhancements.  

 

3. Emergency Services: This property is within the Teller County Sheriff 
Department’s, Ute Pass Regional Ambulance’s, and Divide Fire Protection’s service 
areas and has been serviced by all the above service providers since the buildings 
original construction in 1998. 

 

4. Sanitary Sewage Disposal: The properties waste water service is handled in two 
distinct ways, by a hold and haul method for brewery waste, which was approved in 
CUP-Z15-0009 and the September 23, 2015 Minor Deviation, and by Teller County 
Wastewater Utility for all domestic waste. The proposed building expansion will 
require additional fixture unit equivalents from the Teller County Wastewater Utility 

                                                           
1 A large cask for maturing, storing, and transporting wine and beer 
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for the new three-quarter bathroom and approval for another 2,000 gallon 
underground holding tank to accept brewery waste from the new 2,400 square foot 
addition. An application and application fee for both the additional fixture units and 
2,000 gallon holding tank has been submitted to the Teller County Wastewater 
Utility, see Exhibit C: Teller County Wastewater Utility Application.  

 

5. Water Supply: Potable water service is provided by Divide Water Providers, Inc. 
Preliminary conversations with Divide Water Providers, Inc.’s management 
regarding the proposed building expansion and enhancements has been positive 
and PK Enterprises, Inc. fully anticipates receiving a letter of approval from the same 
in the near future which will be included in a final Land Use Application submittal.  

 

6. Other Utility Service Providers: The building is currently serviced by IREA for 
electricity and Black Hills energy for gas, PK enterprises, Inc. see no adverse effect to 
either of those services by the proposed building expansion and enhancements.  

 

7. Grading, Drainage, Erosion and Sediment Control: PK Enterprises, Inc. intends to 
have a State of Colorado Licensed Professional Engineer prepare a grading, 
drainage, and if applicable an erosion and sediment control, plan for the proposed 
building expansion which will be submitted with the Teller County Land Use 
Application. PK Enterprises, Inc. does not anticipate having an erosion and sediment 
control plan prepared for the proposed building enhancements as those 
enhancements   will in areas of that have already been subject to historical drainage 
and erosion patterns being impervious.  PK Enterprises, Inc. does not foresee any 
potential negative impacts rom the proposed building expansion and enhancements 
as the overall impervious area will be well under the maximum threshold for the C-1 
zone as expressed the Teller County Land Use Regulations. 

 

8. Drive Way Access: The property has driveway/access permit R97-5062 which was 
issued on September 17, 1997. 

 

9. External Effects: There will be no negative external effects with the proposed 
building expansion and enhancements as activities that maybe conducted within the 
proposed building expansion will be internal in nature.  

 

10. Landscaping: Currently, PK Enterprises, Inc. has no intention of doing additional 
landscaping as we feel the existing landscaping is sufficient for the parcels current 
use and the original concept for development in the subdivision as stated in the 
attached Exhibit E: Teller County Planning Department Application Cover Letter with 
Map.  

 

11. Lighting: Additional exterior lighting that maybe added to the proposed building 
expansion and will be down cast and shaded as to be in conformance with the Teller 
County Land Use Regulations. Additional information on new exterior lighting will be 
included in a Teller County Land Use Application.  

 

12. Parking: There will not be any change to the parking and loading calculations that 
were approved with CUP-Z15-0009 as there will be no increase in occupant load 
with the proposed building expansion and building enhancements.  
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13. Signs: The existing sign on the south side of the building will be relocated to the 
south side of the proposed building addition and all necessary Teller County Permits 
will be obtained to do so.  

 

14. Visual Impacts:  There will be no negative visual impacts as the proposed building 
expansion and enhancements are have been designed to improve the look of the 
building and lot while not impacting adjacent and adjoining property owners and 
the public. Additionally, the proposed expansion and enhancements are in a low 
visibility area per the original concept for development in the subdivision as stated 
in the attached Exhibit E: Teller County Planning Department Application Cover 
Letter with Map.  

 

15. Growth Management Plan (Master Plan): The proposed Special Review Use is 
located within the Town Center Commercial (Community Center) boundary as 
depicted in Appendix B: Maps, Divide Town Growth and Conservation Map of the 
Teller County Land Use Regulations, and therefore would not require a map 
amendment making it consistent with the legislatively adopted Teller County Maps.  
 
Furthermore, the Growth Management Plan-Teller County, Colorado encouraged 
the development of Regional (sub-area) Action & Comprehensive Development 
Plans for areas of unincorporated Teller County, in this case the Divide Regional 
Plan, which is maintained and interrupted by Divide Planning Committee. PK 
Enterprises, Inc. plans to call for a meeting of the Divide Planning Committee to 
review and hopefully execute a letter stating proposed building expansion and 
enhancements are in conformance with the goals, policies and objectives of that 
sub-area plan and therefore would consistent with the Master Plan (Growth 
Management Plan-Teller County, CO).  

A letter from the Divide Planning Committee regarding the proposed building 
expansion and enhancements will be attached to the Teller County Land Use 
Application.  

 

PART 2: Additional Patio Occupancy  
 

Included in the approvals of CUP-Z15-0009 was an Outdoor beer garden and seating 
area with wind breaks and fire pit which have been completed and utilized to great 
effect. When requested it was assumed by PK Enterprises, Inc. and Paradox Beer 
Company that growth would occur slower and any additional needs for growth would 
be addressed sometime after year 10 with a new public process, fortunately growth has 
occurred faster than anyone could have ever anticipated.   

 
This growth in popularity has led to Paradox Beer Company applying and being 
approved for three special event permits, noted in the Introduction and Timeline of 
Approvals above, which allowed them to temporally increase occupancy and any 
associated impacts that may be recognized with such an increase. Paradox would like to 
continue to occasionally increase their occupancy in the spring, summer and fall to host 
brewery related events, all of which would generate proceeds to support the 
International Surgical Missions at Peakview Medical Center.  Below is a list of the types 
of activities that would be conducted both inside and outside the brewery, it is 
important to note that this increase in occupancy is not intended to be for building but 
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for the patio as the building’s occupancy is limited due to the approved size of the 
tasting room which will remain unchanged.  
 

1. Types of activities that are being requested  
a. Chili cookoffs 
b. Beer tastings 
c. Anniversary party 
d. Ocktoberfest celebration  
e. Brewer’s guild meetings  
f. Food vendors for a specific event  
g. Temporary shade tents for a specific event 
h. Music Bands for a specific event to only play between the hours of 

11:00 am and 10:00 pm 
 

It is also important to note that there are certain activities that Paradox Beer Company 
will not be involved in or host that would also increase occupancy, a list of these 
activities is below.  Please note that the below activities are typically not associated with 
the craft brewery or microbrewery business model which is why they will not be 
conducted on the property or requested in a Land Use Application.   
 

1. Types of activities that will not be conducted on the property 
a. Weddings and wedding receptions  
b. Bar Mitzvah 
c. Quinceaneras 
d. Other such activities that are not typically associated with craft 

brewery’s and tasting rooms.  
 
All the requested activities listed are typical activities for breweries with tasting rooms 
to host, especially for breweries that are fortunate enough to have ample outdoor space 
to handle the additional occupant load which such activities can generate. Pagosa 
Brewing and Grill is an excellent example, having a large, outdoor, German style beer 
garden which is used to host a variety of activities like the ones purposed in this 
narrative. If you would like more information on the Pagosa Brewing Company and Grill 
you can visit their website at www.pagosabrewing.com or you can find them on social 
media.  
 
The additional occupancy will be limited to 50 people which is the same increase in 
occupancy requested for the three special events permits listed in the Introduction and 
Timeline of Approvals above. It is also important to note that the property’s originally 
occupancy load per the originally approved site plan was 323 persons, if approved 
Paradox Beer Company’s occupant load will be 121 persons including staff, see the 
Original Site Plan attached as Exhibit D, which is a significant reduction in occupancy.  
 
Pertinent information regarding the proposed additional patio occupancy: 
 

1. Fire Protection: The property will be served by the Divide Volunteer Fire 
Department as it has been sine the original construction in 1998. There will be no 
change in occupancy type, F-2, the occupant load is substantially lower than the 
originally approved gymnasium and garage as stated above. Additionally, there are 
three existing fire hydrants within a 280-foot radius of the exiting building which 
should provide more than ample fire suppression if ever needed.   
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2. Roads: Existing access to the property is on N. Hybrook Rd. and Buffalo Crt., both of 
which are private roads, owned and maintained by PK Enterprises, Inc. and have not 
been dedicated to the public. There maybe an increase to traffic generation as 
compared to the CUP-Z15-0009 approval, however PK Enterprises, Inc. believes that 
traffic generation will be significantly lower than that of the originally approved 
gymnasium and shop. PK Enterprises, Inc. intends to include a technical 
memorandum from a State of Colorado Licensed Professional Engineer regarding 
traffic impacts to County Rd. 5 in the Land Use Application submittal. 

 

3. Emergency Services: This property is within the Teller County Sheriff’s 
Department’s, Ute Pass Regional Ambulance’s, and Divide Fire Protection’s service 
areas and has been serviced by all the above service providers since the buildings 
original construction in 1998. 

 

4. Sanitary Sewage Disposal: This property waste water service is handled in two 
distinct ways, by a hold and haul method for brewery waste which was approved in 
CUP-Z15-0009 and the September 23, 2015 Minor Deviation and by Teller County 
Wastewater Utility for all domestic waste. The proposed building expansion will 
require additional fixture unit equivalents from the Teller County Wastewater Utility 
for the new three-quarter bathroom and approval for another 2,000 gallon 
underground holding tank to accept brewery waste from the new 2,400 square foot 
addition. An application and application fee for both the additional fixture units and 
2,000 gallon holding tank has been submitted to the Teller County Wastewater 
Utility, see Exhibit C: Teller County Wastewater Utility Application.  

 
The additional occupant load of 50 persons will require 3.4 Water Closet Fixtures 
and 3.4 Lavatory Fixtures based on my calculations as shown on Exhibit A. If the 
Building Enlargement and Enhance are approved there will be 4 Water Closet 
Fixtures and 4 Lavatory Fixtures provided which will more than meet the regulatory 
requirements.  

 

5. Water Supply: Potable water service is provided by Divide Water Providers, Inc. 
Preliminary conversations with Divide Water Providers, Inc.’s management 
regarding the proposed building expansion and enhancements has been positive 
and PK Enterprises, Inc. fully anticipates receiving a letter of approval from the same 
in the near future which will be included in a final Land Use Application submittal.  

 

6. Other Utility Service Providers: The building is currently serviced by IREA for 
electricity and Black Hills energy for gas, PK enterprises, Inc. see no adverse effect to 
either of those services by the proposed building expansion and enhancements.  

 

7. Grading, Drainage, Erosion and Sediment Control: PK Enterprises, Inc. intends to 
have a State of Colorado Licensed Professional Engineer prepare a grading, 
drainage, and if applicable an erosion and sediment control, plan for the proposed 
building expansion which will be submitted with a Teller County Land Use 
Application. PK Enterprises, Inc. does not anticipate having an erosion and sediment 
control plan prepared for the proposed building enlargement and enhancements or 
the additional patio occupancy. PK Enterprises, Inc. does not foresee any potential 
negative impacts from the proposed additional patio occupancy as the overall 
impervious area will be well under the maximum threshold for the C-1 zone as 
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expressed in the Teller County Land Use Regulations even if the overflow parking 
becomes impervious due to being constructed out of gravel.  

 

8. Drive Way Access: The property has driveway/access permit R97-5062 which was 
issued on September 17, 1997. 

 

9. External Effects: There will be no negative external effects with the proposed 
additional occupancy as the activities being proposed will not cause any visual 
blight, additional noise will be kept at a volume low enough as to not disturb 
adjoining and adjacent property as proved with no complaints being made being 
made for the bands that played the three special events noted in the Introduction 
and Timeline of Approvals above.  

 

10. Landscaping: Currently, PK Enterprises, Inc. has no intention of doing additional 
landscaping as we feel the existing landscaping is sufficient for the parcels current 
and proposed uses as well as meets the original concept for development in the 
subdivision as stated in the attached Exhibit E: Teller County Planning Department 
Application Cover Letter with Map.  

 

11. Lighting: Additional exterior lighting that maybe added will be down cast and 
shaded as to be in conformance with the Teller County Land Use Regulations. 
Additional information on new exterior lighting will be included in a Teller County 
Land Use Application.  

 

12. Parking: PK Enterprises, Inc. anticipates adding an additional 23 parking spaces as 
shown in Exhibit A. Preferably these parking spaces be on the existing native grass 
area as they would only be used for overflow parking when the activities described 
earlier are being conducted, however PK Enterprises, Inc. would be willing to make 
the proposed overflow parking area gravel if necessary.  

 

13. Signs: There is no additional signage planned for the Additional Patio Occupancy.  
 

14. Visual Impacts:  PK Enterprises, Inc. does not foresee any negative visual impacts 
for the same reasons as noted in Part 2: Item 9 & 10 above.  
 

15. Growth Management Plan (Master Plan): The proposed Special Review Use is 
located within the Town Center Commercial (Community Center) boundary as 
depicted in Appendix B: Maps, Divide Town Growth and Conservation Map of the 
Teller County Land Use Regulations, and therefore would not require a map 
amendment making it consistent with the legislatively adopted Teller County Maps.  
 
Furthermore, the Growth Management Plan-Teller County, Colorado encouraged 
the development of Regional (sub-area) Action & Comprehensive Development 
Plans for areas of unincorporated Teller County, in this case the Divide Regional 
Plan, which is maintained and interrupted by Divide Planning Committee. PK 
Enterprises, Inc. plans to call for a meeting of the Divide Planning Committee to 
review and hopefully execute a letter stating proposed Additional Patio Occupancy 
are in conformance with the goals, policies and objectives of that sub-area plan and 
therefore would consistent with the Master Plan (Growth Management Plan-Teller 
County, CO).  
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A letter from the Divide Planning Committee regarding the proposed building 
expansion and enhancements will be attached to the Teller County Land Use 
Application. 
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Exbibit A 
 
 

Preliminary Site Plan 
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Exbibit B 
 
 

Preliminary Elevation Profiles 
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Exbibit C 
 
 

Teller County Wastewater Utility  
Application  
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Exbibit D 
 
 

Original Site Plan  
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Exbibit E 
 
 

Teller County Planning Department 
Application Cover Letter  

With  
Map  
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