
 

Individuals with disabilities needing auxiliary aid(s) may request assistance by contacting the City Clerk at 448 E. 1st Street, Ste. 112, 
Salida, CO 81201, Ph.719-530-2630 at least 48 hours in advance. 

 
PLANNING COMMISSION REGULAR MEETING 
448 E. 1st Street, Room 190 Salida, Colorado 81201 
June 22, 2020 - 6:00 PM 

Email public comments to: publiccomment@cityofsalida.com  

Please register for the Planning Commission meeting: 
 https://attendee.gotowebinar.com/rt/1909092342220683277  

United States (Toll Free):  1-866-952-8437      Access Code: 194-541-546 

AGENDA 
CALL TO ORDER BY CHAIRMAN – 6:00 PM 

ROLL CALL 

APPROVAL OF THE MINUTES 

1. March 23, 2020 draft minutes 

UNSCHEDULED CITIZENS 

AMENDMENT(S) TO AGENDA 

PUBLIC HEARINGS 
Public Hearings will follow the following procedure: 
A.       Open Public Hearing                                           D.       Applicant’s Presentation (if applicable)         G.       Commission Discussion 
B.       Proof of Publication                                            E.       Public Input                                                                H.       Commission Decision or Recommendation 
C.       Staff Review of Application/Proposal         F.       Close Public Hearing  

2. Confluence Park Major Impact Review  - The applicant is requesting the Planning Commission recommend the 
City Council approve the Confluent Park Major Subdivision for a 16.3 acre parcel located at the northeast corner of 
Highway 50 and Vandaveer Ranch Road.  The proposed subdivision consists of 39 lots.  The site is zoned Planned 
Development with the underlying districts of Residential Mixed Use (RMU), High Density Residential (R-3) and 
Commercial (C-1). 

3. City of Salida-Major Impact Review - E. Crestone Avenue Rezoning - The request is to rezone a Portion of Lot 4-6 
Strip C of Eddy Brothers Addition (a City of Salida-owned property at the intersection of E. Crestone Ave and W. 
3rd St) from Single-Family Residential (R-1) to Medium Density Residential (R-2). 

4. City of Salida-Major Impact Review - Portion of E. Crestone Avenue Right-of-Way Vacation - The request is to 
vacate 7,710.7 square feet (.18 ac) of the East Crestone Avenue right-of-way, for the purpose of consolidating the 
two adjoining City of Salida-owned properties into one contiguous site. 
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Individuals with disabilities needing auxiliary aid(s) may request assistance by contacting the City Clerk at 448 E. 1st Street, Ste. 112, 
Salida, CO 81201, Ph.719-530-2630 at least 48 hours in advance. 

UPDATES 

UNFINISHED BUSINESS 

NEW BUSINESS 

COMMISSIONERS' COMMENTS 

ADJOURN 
 
**An alternate can only vote on, or make a motion on an agenda item if they are designated as a voting member at the beginning of an 
agenda item. If there is a vacant seat or a conflict of interest, the Chairman shall designate the alternate that will vote on the matter. If 
a Voting member shows up late to a meeting, they cannot vote on the agenda item if the alternate has been designated. 
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PLANNING COMMISSION STAFF REPORT 

    
   

MEETING DATE: June 22, 2020 
 
AGENDA ITEM TITLE: 1. Recommendation on Confluent Park Subdivision – Major Impact 

Review 
 
AGENDA SECTION: Public Hearing             
       
  
REQUEST / BACKGROUND:  
The applicant is requesting the Planning Commission recommend the City Council approve the 
Confluent Park Major Subdivision for a 16.3 acre parcel located at the northeast corner of Highway 
50 and Vandaveer Ranch Road.  The proposed subdivision consists of 39 lots.  The site is zoned 
Planned Development with the underlying districts of Residential Mixed Use (RMU), High Density 
Residential (R-3) and Commercial (C-1).   
 
Applicants:  Confluent Park Salida, LLC as represented by Bill Hussey of Crabtree Group. 
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Lots 39 and 1 were previously created through the Minor Subdivision (Attachment 2) which was 
recommended for approval by the Planning Commission on January 7, 2020 and finally adopted by 
the City Council on January 21, 2020.  The subdivision was approved in two steps to facilitate 
acquisition of Lot 1 for the Low Income Housing Tax Credit project by Commonwealth 
Development.  Lot 39 was dedicated to the City for a park site. 
 
The zoning for the site is a modification of the previous Vandaveer Ranch Planned Development 
with the underlying zoning as shown below.  The development plan allowed some variations to the 
dimensional requirements of the underlying districts and approval processes.   
 

 
 
The proposed major subdivision is almost identical to what was presented with the Planned 
Development.  The only changes were very minor movement to lot lines in the RMU site to 
accommodate some required changes to the right-of-way for Trenton Street.  The development plan 
is attached as Exhibit A. 
 
MAJOR SUBDIVISION: 
A major subdivision requires a recommendation from the Planning Commission and final approval 
by the City Council.  The proposed subdivision must comply with the following standards: 
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1. Comprehensive Plan. The proposed subdivision is consistent with the Comprehensive Plan that 
promotes diverse residential housing styles and access to trails and open space. 

2. Zone District Standards. The proposed subdivision and ultimate development of the lots will 
comply with the Confluent Park Planned Development and other applicable standards of the 
Land Use and Development Code. 

3. Improvements. Besides the new interior streets, the applicant will be improving the south side of 
the new Confluence Drive, located on the north side of the subdivision.  Condition #8 of 
Ordinance 2020-01 requires a second water line connection to the subdivision from Oak Street 
prior to issuing any Certificate of Occupancies within the project.   

4. Natural Features. The site is relatively flat except for the area in the northwest portion of the site 
that is within the floodplain.  This area is approximately 10 feet below Highway 50.  There is no 
natural vegetation on the site.    

5. Floodplains.  A portion of the northeast side of the site is within the 100 year floodplain.  The 
applicant has approval to raise this portion of the site out of the floodplain through an approved 
Conditional Letter of Map Revision.  The Floodplain Administrator has approved the rough 
grading permit for the site and will ultimately have to certify pad elevations are above the flood 
elevation before building permits are issued. 

6. Noise Reduction.  “Where a subdivision borders on or contains a highway right-of-way, the City 
shall require adequate provisions for reduction of noise.  A parallel street, landscaping, screening, 
easement, greater lot depth, increased rear yard setbacks and fencing are potentially appropriate 
solutions, among others.” Confluent Park is adjacent to Highway 50.  The lots adjacent to the 
highway are setback a minimum of 25 feet that will include a landscape buffer. 

 
7. Future Streets. The development plan for Confluent Park allowed narrower streets for Cleora 

and Chase Streets.  Condition #9 of the planned development requires the construction Cleora 
Drive and Confluent Drive shall be in the first phase.  The developer is proposing to phase the 
project from the south to the north as shown on the following page and described in 
Attachment .  Approval of a change to the phasing of the project would be an insubstantial 
change that may be approved by the Administrator.  Staff is in agreement with the phasing 
subject to two conditions: 1. Provide a temporary turn-around at the end of Cleora Road in 
Phase 1; and 2. Phase 3 will include a second point of access to the subdivision.  Preferably the 
connection would be Confluent Drive on the north side completed to connect to CR 105.  The 
developers of Confluent Park and Two Rivers Southside have been coordinating the 
construction of this shared road. 

   

8. Parks, Trails and Open Space. Through the planned development, the developer dedicated 1.25 
acres (Lot 39) to be developed for a public park.  The PD also stipulated that park fees in lieu 
($3,000 per unit) will be collected with the construction of homes on Lots 13-38.  Many trails 
and trail connections were required with the project.  They include along Highway 50; on the 
north side of Lot 12; between Lots 6 and 7; on the west side of Lot 38 and a connection 
between the adjacent Judd 33-unit project (6906 LLC) and the future park.   
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9. Common Recreation Facilities.  “Where a development is proposed to contain common 

recreation facilities, such facilities shall be located within the development so as to be easily 
accessible to the residents and to least interfere with neighboring developments.”  In this case 
the common amenity will be the centrally located park (Lot 39) owned and maintained by Salida. 

 
10. Lots and Blocks.  “The size, shape and orientation of lots shall be appropriate to the design and 

location of the proposed subdivision and to the type of development contemplated.  Where 
appropriate, lots shall be laid out to respect the existing City pattern.  Blocks generally shall not 
be less than three hundred (300) feet nor more than one thousand two hundred (1,200) feet in 
length.”  The proposed blocks meet the above standard (Attachment 1).   

 
11. Architecture.  The design of the residential buildings will have to meet the design standards stated 

in the code to prevent monotonous streetscapes.  The minimum standard is the same building 
front elevation cannot be repeated more than every fifth lot or directly across the street.  In 
addition the planned development included design guidelines for the design of structures in the 
project (see Attachment 3: Ordinance 2020-01). 

12. Codes. The subdivision will comply with all applicable City building, fire and safety codes for the 
proposed development.  
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13. Inclusionary Housing.  The developer has met the inclusionary housing requirement by deed 

restricting Lot 1 for up to 60 affordable units.  Last May Commonwealth Development 
received approval from the Colorado Housing Finance Authority for Low Income Housing 
Tax Credits worth approximately $1.2 million to build 48 units on the site.  The units will be 
affordable for households earning 30-50% of the Area Median Income. 

  
 
RESPONSE FROM REFERRAL DEPARTMENTS AND AGENCIES:   
• Salida Fire Department:  Kathy Rohrich, Fire Inspector, reviewed the subdivision and has no 

comments. 
 
• Salida Police Department: Chief Russ Johnson stated he has no concerns with the subdivision. 
 
• Chaffee County Development Services Department:  Dan Swallow, Development Services 

Director: “No concerns at this time.” 
 

• Salida Public Works Department:  Public Works Director David Lady has been involved in the 
development of the plans for the subdivision.  He is recommending a few changes to the plans 
and plat as outlined in his June 9, 2020 memo (Attachment 5).   

 
• Salida Finance Department:  According to Renee Thonhoff, Staff Accountant, there are no 

existing sewer and water taps at the site.  New development will require appropriate taps, meters 
and system development fees. 

 
• Xcel Energy:  Tim Butler, Contract Agent for Right-of-Way and Permits and Sterling Waugh, 

Energy Planner, performed cursory reviews of the plat.  They had a number of questions about 
future development and recommendations for additional easements.  These issues will have to 
be worked out prior to recording the plat.   

 
• Atmos Energy.  Dan Higgins:  “This looks good to me!”   

 
• Floodplain Administrator:  Mark Rocheleau, PE is employed by JVA Consulting Engineers and 

is the city’s Flood Plain Administrator.  He has reviewed the rough grading for the site and will 
approve base flood elevations and finished floor elevations for each unit. 

 
• Salida School District R32J:  Shelia Moore, Business Manager for the District stated that fees in 

lieu of school dedications should be collected with this subdivision.  Per our agreement with 
Chaffee County and the District, the fees have recently been increased to $444.66 per unit. 

 
STAFF RECOMMENDATION: 
Staff recommends the Planning Commission recommend the Council approve the application, 
subject to the conditions listed below. 
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RECOMMENDED MOTION: 
“I make a motion to recommend to the City Council approval of the Confluent Park Major 
Subdivision, subject to the following conditions: 
 
1. Make corrections to the improvement plans as outlined by the Public Works Director 

(Attachment 5). 
2. Developer to provide stamped grading plan showing building envelopes, base floodplain 

elevation and minimum floor elevations for lots within the floodplain.    
3. Add the following notes to the plat to describe the following fees prior to recording: 

a. Open space fees in lieu are required at the time of issuing a building permit for Lots 13-38; 
b. School site dedication fees in lieu (currently $444.66) are required at the time of issuing 

building permits for residential units within Lots 2-38. 
 

4. Developer shall enter into a subdivision improvement agreement that guarantees the 
construction of the public improvements that are required for the project, prior to the recording 
of the subdivision plat. 

5. Coordinate with Xcel Energy on appropriate public utility easements to serve the site.   
   
 
Attachments: 
1. Confluent Park Subdivision 
2. Confluent Park Minor Subdivision (approved January 21, 2020) 
3. Ordinance 2020-01 
4. Insubstantial Modification Request 
5. Public Works Review June 9, 2020 
6. Proof of Publication 
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Memorandum 
Date: June 15, 2020 

To: Glen Van Nimwegen, City of Salida Community Development Director 

From: Bill Hussey (on behalf of Confluent Park, LLC) 

Re: Insubstantial modification request to Confluent Park Planned Development 

__________________________________________________________________________________ 

Section 5, condition number 9 of the approved Confluent Park Planned Development Amendment 
Ordinance (No. 01 Series 2020) reads “The construction of Cleora Road and Confluence Drive shall be 
the first phase of road construction and shall be complete and accepted prior to issuing any Certificates 
of Occupancy within the project.” 

The PD Amendment was approved on January 21, 2020. Since that time, the global COVID‐19 pandemic 

has created economic uncertainty. In uncertain economic times, it is especially important for developers 

to have flexibility to sustain financially through fluctuations in the real estate and construction markets. 

In addition, the cost of Confluence Drive will be shared between Confluent Park and Two Rivers 

Southside. Two Rivers Southside is not proceeding on the schedule expected by Confluent Park, LLC, at 

the time of PD Amendment approval. 

Therefore, Confluent Park, LLC, hereby requests, by insubstantial modification, to strike Condition 9 of 

Section 5 of Ordinance No. 01, Series 2020. The subdivision is now proposed in three phases per the 

Confluent Park Major Subdivision Civil Engineering Plans. 
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June 9, 2020 

RE: Confluent Park Subdivision 
Plan review comments 

To: Glen VanNimwegen, Community Development Director 

Public Works has completed review of the civil engineering construction plans for the Salida 
Confluent Park Subdivision, dated May 2020. Comments are as follows: 

General Items 
1. Plat - Chase Street does not scale out to be 60-ft width at Cleora Rd. Revise to 60-ft.
2. Plat – A 10-ft public trail easement was previously requested along the north lot line

of Lot 38. The plans indicate a trail but the plat only notes a UE at this lot. Revise
accordingly.

Construction Plans 
1. The construction shall be signed and stamped for final review.  Comments are as

follows:
a. Revise solar light pole detail to reflect current XCEL standards (SH-5).
b. Additional detailing of stormwater inlet required (SH-7).
c. Additional detailing of stormwater tie-in with pan and spandrel on the east

side of Trenton Street at Cleora and Confluent are required (SH-10/11).
d. Revise stamped brick cross-walk detail to match city detail with 8-in

reinforced colored concrete (SH-4).
e. Provide 8-ft trail connection to Vandaveer Rd. w/ADA ramp.
f. Public sidewalk to be extended straight across Lot 38 to ADA ramp at

Trenton Street.
g. Provide w/s crossings in profiles where relevant.
h. It appears that the manhole 6+72 may conflict with the stamped brick

crosswalk. Shift as necessary.
i. Additional detailing of manhole tie-in ‘Structure – 1’ required. Match top of

existing pipe or higher for proposed invert calculation (SH-17).
j. Provide note on meter pit detail that setter shall be set 30-in below lid (SH-

20).
k. Provide plan view detailing with future asphalt street section at PRV location.

Coordinated with public works during design. Shade aerial back to be lighter
(SH-25). Include plan sheet detail of PRV.
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It is requested that the comments be addressed and resubmitted for review. After approval 
of a SIA, Owner to coordinate product submittals and preconstruction meeting with Public 
Works prior to initiation of work. 
 
Sincerely, 
 

 
David Lady, P.E. 
City of Salida 
Director of Public Works 
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Public Hearing Agenda Item 2, Page 1 of 7 

Vicinity Map 

Zoning Map 

          STAFF REPORT 
  

 
MEETING DATE: June 22, 2020 

AGENDA ITEM TITLE: City of Salida E. Crestone Ave. Property Rezoning Request 

AGENDA SECTION: Public Hearing  

STAFF: Bill Almquist, Planner 
 
 
REQUEST:  
The request is to rezone Portion of Lot 4-6 Strip C of Eddy Brothers Addition (a City of Salida-
owned property at the intersection of E. Crestone Ave and W. 3rd St) from Single-Family Residential 
(R-1) to Medium Density Residential (R-2).   
 
APPLICANT: 
The applicants are the City of Salida (property owner) 
and the Chaffee Housing Trust (co-applicant). 
 
LOCATION: 
Approximately 7,405 sf (.17 ac) lot west/southwest of 
the intersection of W. 3rd St. and E. Crestone Ave. The 
property is legally described as PT Lot 4-6 Strip C of 
Eddy Brothers Addition, Salida, Chaffee County 
Colorado.  
 
PROCESS: 
An application for rezoning consists of a two-step 
process.  The request is addressed by the Planning 
Commission through a public hearing process.  The 
Commission makes a recommendation of approval, 
approval with conditions, or denial of the zoning 
application to City Council.  The Commission may also 
remand the application back to the applicant for further 
information or amendment. Council has final decision-
making authority in such applications. 
 
In its review of the application, the Commission shall 
focus on the long-term use of the property within the 
context of the City’s Comprehensive Plan and current 
zoning for the property, as well as the surrounding area. 
Once the property is zoned, all of the uses permitted 
within the new zoning district are permitted as uses by 
right, not just what is proposed at the present time. 
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Looking south from W 3rd and M Streets at the subject property 
(beyond the white stones)  

 
OBSERVATIONS AND COMMENTS: 

 
1. The City of Salida owns the subject 

parcel, as well as the smaller 
triangular-shaped parcel (zoned R-2) 
directly across E. Crestone Ave. Both 
parcels are vacant.  
 

2. The properties immediately 
surrounding this parcel to the 
northwest, north, east, and southeast 
are located within the Medium-
Density Residential (R-2) zone 
district. Properties to the west and 
south (on the mesa above) are zoned 
Single-Family Residential (R-1). The 
surrounding R-2-zoned areas are 
characterized by a mix of single-
family residences, duplexes, and 
multi-family residences. The Chaffee 
County jail and office buildings are located a half-block to the southeast. 

 
3. The applicant, has also submitted a separate application requesting a right-of-way vacation for 

the portion of E. Crestone Ave between the two City-owned parcels, with the purpose of 
consolidating the two lots into a single development site. It should be emphasized, however, that 
the lot rezoning request is independent from the vacation of right-of-way request. The City of 
Salida has expressed interest in potentially making the site available for an affordable housing 
development and is working with the Chaffee Housing Trust (CHT) towards that end, per the 
guidance of the Comprehensive Plan and the Salida Strategic Housing Plan. A copy of CHT’s 
latest conceptual site plan is attached to this report, for reference. However, no specific 
development is currently being proposed, nor does approval of this rezoning request guarantee 
any sort of transfer of property.  

  
 
REVIEW AGENCY COMMENTS: 
 
Finance Department – Aimee Tihonovich/Renee Thonoff – No concerns from a financial 
impact. Upon development, System Development Fees for water and sewer are required. The City 
of Salida charges these fees per unit.  
 
Fire Department – Chief Doug Bess – No Comment. 
 
Police Department – Russ Johnson – No Comment 
 
Public Works – David Lady --   No Comment. 
 
Utilities – (No comments received in time for publishing of staff report and packet. Any comments 
received by the meeting will be presented in person by staff)  
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REVIEW STANDARDS FOR MAP AMENDMENTS: 
 
1. Consistent with Comprehensive Plan. The proposed amendment shall be consistent with the 

Comprehensive Plan. 
 
 The Comprehensive Plan’s Policy LU&G-I.1 states that “New development within the city 

shall make the most appropriate use of the land using design standards that enhance and 
complement the historic built environment of the city.” The accompany Action Item 
LU&G-I. 1.a. specifically directs the City to: “Amend Salida’s Land Use Code and Zoning 
Map to advance the objectives of this plan and consider appropriate zoning designations, 
densities and overlays that utilize setbacks and promote the traditional historic built 
environment.”  
 

o Rezoning this property from its current Single-Family Residential (R-1) status to 
Medium-Density Residential (R-2) will advance the objectives of the Comprehensive 
Plan by making the zoning of this parcel consistent with surrounding R-2-zoned 
parcels to the north, east, and southeast. A look at the City’s Zoning Map shows the 
subject parcel surrounded on three sides by other properties zoned R-2 along W. 
Third Street. This parcel is very similar to the surrounding R-2-zoned parcels insofar 
as its size, topographical location (on the slope below Crestone Mesa) and 
accessibility to E. Crestone Avenue, W. Third Street, and M Street. It is distinct from 
the R-1-zoned properties immediately to the west due to its location below the mesa 
and its lack of access to Crestone Ave.  

 
 Policy LU&G-I.2 states that “Infill and redevelopment should be encouraged and will 

advance the objectives of this plan.”  
 

o Rezoning this property from R-1 to R-2 would further encourage infill and 
redevelopment, thereby advancing the objectives of the Comprehensive Plan. 

 
 Policy H-I.1 also directs the City to “Provide a mix of housing types and densities 

throughout the city to address a variety of incomes and lifestyles.”  
 

o As further discussed in Standard #2 below, rezoning the subject property to 
Medium-Density Residential (R-2) would allow for a greater variety of potential 
housing types on the property, all of which would be comparable to other housing 
types already seen in the immediate vicinity (i.e. single-family, duplex, etc.).  

  
Given the policy directions cited above, staff finds that the request is consistent with the 
Comprehensive Plan. 

 
 

2. Consistency with Purpose of Zone District. The proposed amendment shall be consistent 
with the purpose of the zone district to which the property is to be designated. 

 
 Per Sec. 16-4-70(2), “The purpose of the Medium-Density Residential (R-2) zone district is 

to provide for residential neighborhoods comprised of detached single-family dwellings, 
duplex dwellings, and multi-family residences on smaller lots than are permitted in the 
Single-Family Residential (R-1) zone district, allowing for slightly greater overall densities. 
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View of duplex building immediately east of the subject 
property, across W. Third St.  

View of duplex buildings immediately southeast of the 
subject property (view looking northwest)  

Complementary land uses may also include such supporting land uses as parks, schools, 
churches, home occupations or day care, amongst other uses.”   

 
Staff finds that the proposed amendment is consistent with the purpose of the R-2 zone district, 
as the intent is to result in a lot that could provide a greater variety of potential housing and 
density—such as those which already exist on the adjacent lots to the southeast, lots across W. 
Third St., and other locations less than a block away.  

 
 
3. Compatibility with Surrounding Zone Districts and Uses. The development permitted by 

the proposed amendment shall be compatible with surrounding zone districts, land uses and 
neighborhood character. 

 
 As mentioned before and shown in the zoning map provided above, the subject property is 

bordered by Medium-Density Residential (R-2) zoned properties to the northwest, north, 
east, and southeast. Single-Family Residential (R-1) properties are located to the west and 
south, primarily on the mesa. The parcel is most similar both topographically and 
geographically to R-2-zoned parcels insofar as it is below Crestone Mesa and very accessible 
to E. Crestone Avenue, W. 3rd Street, and M Street. The Salida Land Use Map from 1963 
(portion attached to this report) took into account the topographical distinction of 
properties in this area and had designated the portion below Crestone Mesa, along W. Third 
St. between L and O Streets as “Multi-Family Residence (R-3).”   
 

 The uses afforded by the proposed rezoning would include the same types of development 
that are seen on other R-2-zoned lots within a block radius of the subject property, including 
a mixture of single-family, duplexes, and multi-family residences. There are single-family 
condominiums directly across W. Third St. (at the corner of M St), and duplex 
condos/buildings immediately to the southeast on both sides of W. Third Street. Multi-
family residences also exist less than a block away near the intersection of E. Crestone and 
Crestone Avenues (see map below).  
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View of single-family homes immediately across E. Crestone 
Ave & W. Third St. from the subject property  

(view looking northeast)  
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 Though there is no formal agreement between parties, nor has any specific development 
been officially proposed, the City of Salida is in discussions with the Chaffee Housing Trust 
(CHT) to determine the feasibility of an affordable housing project in this location. The 
most recent conceptual plan provided by CHT envisions a development on the subject lot 
and the other City-owned lot to the north, as well as the portion of E. Crestone Ave. in 
between (which would be dependent upon a vacation of that portion of right-of-way, 
separate from this application). The conceptual plan included at the end of this report shows 
a mix of three single-family homes (one with an attached ADU) and one duplex building 
spaced out similarly to homes directly across W. Third Street. CHT’s concept elevations, also 
included, show homes that would mimic the surrounding roof styles and that would address 
W. Third Street in a manner similar to other homes on the block. Any such development 
would also require a future Limited Impact Review process that is separate from this 
application.  

 
Staff finds that the development permitted by the proposed amendment to Medium-Density 
Residential (R-2) zoning shall be compatible with surrounding zone districts, land uses and 
neighborhood character.  
 
 

4. Changed Conditions or Errors.  The applicant shall demonstrate that conditions affecting the 
subject parcel or the surrounding neighborhood have changed, or that due to incorrect 
assumptions or conclusions about the property, one (1) or more errors in the boundaries shown 
on the Official Zoning Map have occurred. 
 
 The subject parcel has over time become surrounded on most sides by R-2-zoned lots. The 

lots immediately to the southeast of the subject parcel (Lots 3 & 4 of the Chavez Minor 
Subdivision) were created via subdivision in 2006 and approved for a rezoning from Single-
Family Residential (R-1) to Medium-Density Residential (R-2) that same year (see attached 
below). The subject parcel, along with the other smaller City-owned parcel across E. 
Crestone Ave. share much in common with those adjacent lots that were rezoned to R-2, 
including topography and access to W. Third St. Through the years, these neighboring lots, 
as well as several other lots in the vicinity, have developed with a variety of homes that 
reflect the development standards of the R-2 zone district.  

 
Staff finds that the conditions affecting the subject parcel or the surrounding neighborhood have 
changed, both via nearby rezonings and the nature of surrounding neighborhood development.  
 

 
RECOMMENDED FINDINGS: 
 
That the application is in compliance with the review standards for map amendments. 
 

 
RECOMMENDED ACTION: 
Based upon the observations, review standards, and findings outlined above, staff recommends the 
following: 
 
That the Commission recommend approval of the application to rezone the subject property from 
Single-Family Residential (R-1) to Medium-Density Residential (R-2) to City Council.  
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RECOMMENDED MOTION: 
That the recommended findings be made and the recommended action be taken. 
 
Attachments: Application  
  Topographical survey of subject property and area 

1963 Zoning Map section and legend showing R-1/R-3 distinction 
Conceptual site plan for potential future CHT development  
Conceptual elevations for potential future CHT development 
Staff Report and plat for adjacent Chavez Rezoning 
Comments from 03/04/20 neighborhood meeting hosted by City and CHT 
Proof of Publication 
Public Comment Letters 
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Conceptual Site Plan for Affordable Housing Development 97



98



Public Hearing Agenda Item 4, Page 1 of 3 

          STAFF REPORT 
  

 
MEETING DATE: November 28, 2006 
 
AGENDA ITEM TITLE: Chavez Rezoning, Lots 3 & 4, Chavez Minor Subdivision 
 
AGENDA SECTION: Public Hearing  
  
 
REQUEST:  
The request is to rezone the subject property from Single-Family Residential (R-1) to Medium 
Density Residential (R-2). 
 
APPLICANT: 
The applicants are George and Inez Chavez, 208 Crestone Avenue, Salida, CO 81201. 
 
LOCATION: 
The subject property described as Lots 3 & 4, Chavez Minor Subdivision.  The lots are located at the 
intersection of Third and ‘L’ Streets.  
 
PROCESS: 
An application for rezoning consists of a two-step process.  The request is addressed by the 
Commission through a public hearing process.  The Commission makes a recommendation of 
approval, approval with conditions, or denial of the zoning application to City Council.  The 
Commission may also remand the application back to the applicant for further information or 
amendment. Council has final decision-making authority in such applications. 
 
In its review of the application, the Commission shall focus on the long term use of the property 
within the context of the City’s Comprehensive Plan and current zoning for the property, as well as 
the surrounding area. Once the property is zoned, all of the uses permitted within the new zoning 
district are permitted as uses by right, not just what is proposed at the present time. 
 
OBSERVATIONS: 
1. The property has recently been replated to create the four lots of the Chavez Minor Subdivision. 

Lots 1 and 2 are located along Crestone Avenue.  The two subject lots share a rear yard with 
Lots 1 and 2 and there is a significant grade change from the rear of Lots 1 and 2 down to Third 
Street and Lots 3 and 4. 

 
2. The purpose of the R-2 zone district is to provide for residential neighborhoods comprised of 

detached single-family dwellings, duplex dwellings and multi-family residences on smaller lots 
than are permitted in the Single-Family Residential (R-1) zone district, allowing for slightly 
greater overall densities. 
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3. The two lots are each approximately 8,000 square feet in area.  In the R-1 zone the only type of 

housing permitted is single family homes and accessory units.  In the R-1 each of these lots 
could have two units; either a single-family home with an accessory unit or two single family 
homes as a conditional use.  With the R-2 zoning each lot would still be limited to two units of 
density, but they could be developed as duplexes in addition to the above housing types. 

 
4. The surrounding area along Third Street is zoned R-2 and has been developed consistent with 

that zone district designation.  Across ‘L’ Street is the county jail and courthouse complex. 
 
 
REVIEW STANDARDS FOR MAP AMENDMENTS (Section 16-13-60): 
1. Consistent with Comprehensive Plan. The proposed amendment shall be consistent with the 

Comprehensive Plan. 
Applicant’s Response: The request is to rezone Lots 3 & 4, also known as 208 Crestone Ave.  This parcel 
is located on a steep slope facing the 700 block of 3rd and “L”. 

 
 The purpose of the Land Use Plan within the Comprehensive Plan is to specify locations in 

and around Salida where various land uses and intensities of use will be encouraged. The 
Plan indicates the subject property to be Medium Density Residential.  The R-2 zone is 
consistent with Medium Density Residential. 

 
2. Consistency with Purpose of Zone District. The proposed amendment shall be consistent 

with the purpose of the zone district to which the property is to be designated. 
Applicant’s Response: Presently, this property is zoned R-1.  However, the area is more compatible to the 
surrounding area zoned R-2.  Directly to the east of the property is the new county jail.  Across 3rd Street and to 
the west the neighborhood is zoned R-2. 

 
 The applicant is requesting a zone district designation of the subject property of Medium 

Density Residential (R-2).  The purpose of the R-2 zone district is to provide for residential 
neighborhoods comprised of detached single-family dwellings, duplex dwellings and multi-
family residences on smaller lots than are permitted in the Single-Family Residential (R-1) 
zone district, allowing for slightly greater overall densities.  Given the geography of the 
property, it is more associated with the nearby properties on Third Street than with the 
properties on Crestone that are zoned R-1 and should be developed in a way that is 
compatible with the Third Street neighborhood. 

 
3. Compatibility with Surrounding Zone Districts and Uses. The development permitted by 

the proposed amendment shall be compatible with surrounding zone districts, land uses and 
neighborhood character. 
Applicant’s Response: The property in question is located next to the county jail.  To the northwest of the 
property are smaller residential lots, an apartment, duplex dwelling, etc.  The rezoning of the property from R-1 to 
R-2 would be conducive and compatible to the neighborhood. 

 
 The zoning classification of R-2 is consistent with the zoning of adjacent properties along 

Third Street and would not be a detriment to the R-1 area along Crestone Avenue. 
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4. Changed Conditions or Errors.  The applicant shall demonstrate that conditions affecting the 
subject parcel or the surrounding neighborhood have changed, or that due to incorrect 
assumptions or conclusions about the property, one (1) or more errors in the boundaries shown 
on the Official Zoning Map have occurred. 
Applicant’s Response: In recent years there have been many changes in the neighborhood in question.  The 
immediate area is now comprised of the new county jail, new duplex dwellings, multi-family residences, smaller 
lots, etc. 

 
 This application is a result of the recent subdivision of the Chavez property which created 

the two lots in question that front on Third Street rather than Crestone Avenue.  The 
geographic separation of the two streets effectively makes these new lots part of the Third 
Street neighborhood rather than the Crestone neighborhood.  These two areas, though very 
close, do have distinctly different styles with smaller lots and some multi-family development 
in the Third Street neighborhood and mostly large single-family homes along Crestone 
Avenue. 

 
 
RECOMMENDED FINDINGS: 

1. That the application is in compliance with the review standards for map amendments 
because an R-2 zone district designation for this parcel implements the comprehensive plan 
and is compatible with zoning and use of nearby and neighboring properties. 

 
 
RECOMMENDED ACTION: 
Based upon the observations, review standards, and findings outlined above, staff recommends the 
following: 
 
That the Commission recommends approval of the application to rezone the subject property from 
Single-Family Residential (R-1) to Medium Density Residential (R-2). 
 
 
RECOMMENDED MOTION: 
That the recommended findings be made and the recommended action be taken. 
 
 
 
Attachments: Chavez Minor Subdivision Plat 
  Application 
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Notes from 3/4/2020 Neighborhood Meeting at Scout Hut regarding E. Crestone AH project/site: 

 

• Slow the process down 
• CHT should pay for the survey that was done 
• Make the property survey available to the public 
• Concern about lowering property values 
• Keep current property zoning  
• Will there be new setbacks? 
• What is the status of the CHT application? 
• What precedent will be set by vacation and re-zoning? 
• I question Salida’s affordable housing survey (does 700 respondents represent a critical mass 

that is acceptable?) 
• Is there any evidence of municipal workers leaving Salida because of being housing burdened? 
• Why doesn’t the project have rentals 
• Historically, Salida has a mix of expensive and less expensive houses 
• Get realtor input on how this project would affect current home values 
• What would be the effect to changing traffic pattern by vacation of part of Crestone? 
• Concern for impending recession & how this will affect the potential CHT buyer 
• Why was lot not offered for public sale? 
• Sample housing shown are generally objectionable to neighbors 
• Concerns about affordability due to excavation requirements 
• Tap fees for potential non-affordable housing will be lost under the CHT proposal 
• Concerns about increased traffic and fast Sheriff’s vehicles on emergency calls 
• Are CHT’s setbacks on this project the same as anyone else’s? 
• Would the ADU be income property for an affordable housing buyer? 
• HOA fees? How would that affect affordability? 
• Safety concerns due to increased traffic. 3rd Street is a corridor for traffic heading downtown. 
• Traffic study? 
• Project would drive traffic to Crestone & Grand Ave, both of which already have traffic issues 
• Fire and Police route concerns 
• Concern regarding neighbor’s vehicle access and egress with work trucks  
• Resident does not like the one-way street option for East Crestone 
• Also concerns about the turnaround if bottom of E. Crestone is made into a cul-de-sac 
• Residents at the meeting are unanimous in opposing CHT building on this lot 
• What happens to M Street? 
• Adjoining resident is upset that she didn’t get the option to purchase the subject property as 

“backdoor” to her property 
• Request to move Planning Commission date to April 27. 
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Office of Housing 
PO Box 699 

448 E. 1st Street, Suite 225 

Salida, CO 81201 

Phone (719) 530-2590 

www.ChaffeeCounty.org 

 
 
 
 
 

 
 
Date: May 27, 2020 
 
To: Salida City Council and Salida Planning Commission 
 
CC: Salida Administrator, Drew Nelson 
 Salida Mayor, P.T. Wood 
 Salida Community Development Director, Glen VanNimwegen 
 
 
Re:  Support for Permanently Affordable Housing Project on East Crestone 
 
 
Dear Esteemed Colleagues, 
 
It has been a pleasure to serve the City of Salida and all of Chaffee County as the Director of the 
Office of Housing for the past two years, and I commend Salida’s elected and appointed officials 
for the work you have done to increase the stock of affordable living units available to your 
residents.  
 
As our community works together to navigate through the novel Coronavirus pandemic, it is 
becoming more apparent to many  that housing insecurity in Chaffee County is very real, and 
that many of our residents are experiencing it for the first time – or for the first time in a long 
time.  The Office of Housing and the Department of Human Services are seeing an increase in 
the number of requests for rent and deposit assistance, and advocates in the affordable 
housing industry are preparing to see a wave of relocations and evictions among low-income 
renters in the very near future.  Therefore, the actions you are taking now to increase the 
availability of permanently affordable housing is more important than ever. 
 
I applaud your creativity in identifying publicly owned locations where housing might be 
appropriate and seeking out partnerships to increase Salida’s supply of permanently affordable 
housing.  The City owned parcel on East Crestone Avenue near M Street would be very difficult 
to bring into productive use without the creative approach you are taking.  The proposed 
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neighborhood improvements that could result from this plan, including eliminating confusing 
and unnecessary intersections and burying overhead powerlines, will benefit the entirety of the 
community. Those improvements will then allow the two city-owned parcels to be brought 
back into productive use, and through partnerships, will create permanently affordable 
housing.  
 
One of the best features of Salida is it’s inclusivity, and this location can be a prime example of 
integrating workforce housing into a rapidly increasing housing market.  The homes that will 
potentially occupy that space will provide their residents with easy access to the Salida trail 
system, schools, grocery and other shopping, as well as the rich cultural environment 
downtown, while remaining permanently affordable. 
 
The Office of Housing is poised to support this project in whatever capacity is appropriate, and I 
look forward to watching this collaboration unfold.  I offer gratitude for the creative approach 
you are taking to encourage the creation of additional permanently affordable homes. 
 
 
Respectfully, 
 
Becky Gray 
Director of Housing, Chaffe County 
719-239-1398 
bgray@chaffeecounty.org 
 
 
 

105



Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comments
David Martin <dakotaw2k1@yahoo.com> Wed, Jun 17, 2020 at 8:08 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

The city of Salida and Chaffee Housing Trust (CHT) are moving forward with their development

plans of donating land to CHT (intersection of Third Street and East Crestone Avenue), vacating a

section of East Crestone Avenue. The plan includes:

• Donating the land (section of East Crestone, section of M Street, and the two triangles of land) to

CHT.

• Removing a section of the existing avenue (East Crestone Avenue, recently paved with new

asphalt and street gutters – wasted taxpayer money).

•Creating one-way traffic flow on East Crestone and M Street (this will be Salida’s only one-way

street), which will end two-way access to homes on East Crestone Avenue and the Mesa.

• Reworking a section of West Third Street.

• Reworking M Street.

• Reworking East Crestone with a cul-de-sac (which will become a parking lot for the six proposed

affordable/low-income units) on the newly vacated section of land that the city of Salida plans to

donate to CHT.

CHT will also get reduced water tap fees, as per Salida’s Planning Commission (Bill Almquist).

Estimate of what is being donated by the city of Salida to CHT for affordable homes at the East

Crestone Avenue development site:

1. The land: $350,000.

2. Street rework: $150,000.

3. Reduced new water tap fees (normally $17,000 per tap) for six units: $51,000.

4. Moving of power lines: $25,000.

5. The survey/platting of the land: $3,000.

6. Time and labor of city of Salida Planning Commission, Public Works and street departments,

bidding of the street rework, meetings, etc.: $30,000.

7. Rezoning: $10,000.

8. Sidewalks: $20,000.
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9. Property/building inspections: $5,000.

Estimate of donation/giveaway: $644,000.

Wow! This project is labeled as “affordable housing.” Affordable for whom? It’s affordable for the six

lucky families (chosen by CHT) that will get to live there and receive assistance if they can’t make

their house note. It becomes “affordable housing” because of the six-figure dollar donations.

I challenge City Treasurer Merrell Bergin to run the numbers and publish what the estimated dollar

amounts are of this project and the current expenditures to current date.

 

CHT should withdraw their application to vacate and rezone East Crestone and West Third Street

for “affordable housing.” The inclusionary ordinance provides for affordable housing in new

developments and subdivisions.

And as a safety issue: West Third street is already a busy road. Don’t introduce 50 trips per day by

the estimated 20 residents, six units and additional 12 cars onto this road.
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comments, cont'd
David Martin <dakotaw2k1@yahoo.com> Wed, Jun 17, 2020 at 8:12 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

The city needs to answer/address the concerns of Nancy:

 

CHT, council owe explanation

May 20, 2020

Dear Editor:

In an April 9 letter, Willie Dominguez made a bold claim: Chaffee Housing Trust (CHT) built eight

“affordable” units in the Two Rivers complex which were supposed to sell for $170,000, but actually

sold for $266,800.

If true, this is a scandal. CHT made a deal with the developer and Salida officials. In lieu of building

affordable housing themselves, the developer would deed this property to CHT to build affordable

housing. Were these units then sold at market value, not as “affordable”? What is the truth?

In an Oct. 26, 2018, Ark Valley Voice article, CHT Executive Director Read McCulloch said this

project is important because it’s the first time a project like this has been created in rural Colorado.

These units will be built and offered at 80 percent area median income – making home ownership

possible for first-time homebuyers. “That means we have gotten concessions so that the homebuyer

cost will be $170,000.” So, the promised $170,000 price tag claim is true.

What about the sale price? A check of the Chaffee County assessor’s website shows six of the eight

units sold between April 12, 2019, and May 30, 2019, for $266,800. (The other two were transferred

to ownership of “Read McCulloch-director.” Are they rentals?) Between the Oct. 26, 2018,

statements by McCulloch and the first sale six months later, the sale price increased an astounding

$96,800 per unit.

Where is enforcement from the city of Salida? Was there any language in the contract forcing CHT

to sell at the promised $170K? Was it known the sale price would be promised at $170K, then

jacked up to $266K just months later? Where did all that extra money go?

It might be a coincidence, but in the May 1 Mountain Mail McCulloch is quoted discussing the

current city of Salida plan to give CHT land at Third and Crestone to build five “affordable units”:
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“He said development homebuyers’ current unit prices are around $180,000. They were $170,000 in

2019 and by the time construction possibly begins in 2021, prices could be as high as $190,000, but

they do not know yet.” Huh! He is still saying prices for his units were $170K in 2019, even though

this proved to be false.

CHT and Salida city government first promised us sun, moon and stars with the Salida Crossings

development. After an expensive special election in September 2018, Salida Crossings was never

built − and no one has ever explained why. The city and Mountain Mail have avoided this story like

the proverbial plague.

The Two Rivers “affordable” units were sold at 157 percent of the promised price.

Now we’re supposed to trust CHT with free land at Third and Crestone?

It appears to me Chaffee Housing Trust operates less like a nonprofit and more like a development

company. The only difference is the seed money and land are donated by taxpayers, and CHT

reaps the reward. Both CHT and Salida City Council owe a thorough explanation.

Nancy Dominick,

Salida

 

Sent from Mail for Windows 10
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Bill Almquist <bill.almquist@cityofsalida.com>

More E. Crestone public hearing comments
David Martin <dakotaw2k1@yahoo.com> Wed, Jun 17, 2020 at 8:33 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

The following needs to be made available to all parties participating in any E. Crestone hearings/meetings to
ensure a fair and just decision is attained:

 

 

1.  Any and all prior records of any and all costs associated with street repairs, roadwork,
roadwork engineering, including any repaving for East Crestone Avenue within the last five
years.

 

2. Any and all records, communications, reports, studies, related to landslide hazard, land
slump, and appropriate mitigation of landslide and land slump hazards, and any and all
associated cost of mitigation including but not limited to geotechnical studies, hazard
insurance, retaining walls, etc.  

 

3. Any and all cost projections associated with the leveling of the proposed site at East
Crestone and West Third Street  to create a level building site. 

 

4. Any cost projections, estimates, communications, or other information related to
construction of a retaining wall related to the proposed project at East Crestone and West
Third Street.  Any and all communications, reports, or other information related to obtaining
hazard insurance to protect any and all structures from landslides or slump.

 

5.  Copy of any  geotechnical study of the proposed site at  East Crestone and West Third
Street, or any and all communications related to the stability or instability of the proposed
site, and the need for a  geotechnical study prior to any and all construction.

 

6.  Any and all records of any vehicle or pedestrian accidents at or near the the proposed
site at East Crestone and West Third Street.  Any and all traffic studies, communications,
reports, or other records describing or detailing pedestrian or vehicle  accidents at or near
the the proposed site at East Crestone and West Third Street or concerns related to the
safety of this location.
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7: Any and all records communicating with Chaffee County Sheriff department regarding
traffic changes / impacts to East Crestone & West 3rd Street this housing project could
impact.

 

8: Any and all records regarding wildlife studies.

 

9: Any and all records regarding why prior attempts by the City of Salida to develope this
property was 

terminated or abandoned.

 

10: All real costs a private citizen would pay for utilities to develope a residential site. (not
reduced developer costs such as discounted water tap fees, Excel energy single source
francise fees, etc..).

 

11: Were any other potential developers of this project considered ?

 

12: Were other property offers to purchase this site considered current timeframe and
through previous years ?

 

13: Labor hours/cost of all City personnel and costs incurred by the city including attorney
fees, surveys, etc associated with the E. Crestone project.
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May 18, 2020 

Salida Mayor and City Council members:                                                        
  
Recent arguments related to the proposed affordable housing units located at Crestone and 3rd Streets 
have motivated me to share my perspective.  Salidans have loudly voiced concerns about the need for 
housing for our teachers, medical support staff, firemen, cooks, waitresses, &……  The financial gulf 
between the rich and poor has widened, leaving many who now serve us on a daily basis with but one 
choice — to live miles from Salida where they are employed. 
  
 Salidans, we must not lose our blend of citizens — living next door to one another.  This highly respected 
virtue is one of the most attractive traditions that Salida has cherished for generations.  If we want to 
continue to enjoy the community spirit that makes Salida so attractive, we must share the space that is 
available with those who need it the most.  All of us, citizens and tourists alike, demand services that 
require low wage employees who, unfortunately, cannot afford to live in “their” town. 
  
When studying the city map, I smile at the peculiar design that has resulted from our forefathers 
decisions.  There are numbered & lettered streets going east/west & north/south  Then there are assorted 
named streets that create abrupt angles, abutting the original ones.  These intersections 
create  interesting street junctures. Traversing the maze when multiple cars appear is challenging. 
  
For safety reasons City Council and the Departments of Public Works and Police have redesigned a few 
of those intersections (Examples: along Teller at 5th/Park & 6th/C/Dodge).  More “triangles” exist across 
our city, creating unnecessary traffic as well as snow-plowing problems.  I consider these triangular 
footprints wasted use of space & encourage City Council to consider using more of the “triangles” for 
small affordable housing projects. 
  
When I first heard of the possibility of redesigning the Crestone/3rd Street intersection, I was delighted. 
There is very little space left within Salida’s perimeter for housing development.  This particular location is 
near downtown providing potential owners the opportunity to walk and/or bike to & from work so they 
don’t need duplicate vehicles. 
  
Some citizens complain that the “city” has done little to meet our housing crisis.  Now that they are 
considering assisting Chaffee Housing Trust with this project, citizens complain that the cost is coming out 
of their pockets.  I must remind all of you that NO Salida citizen pays property taxes to support the Salida 
city government.  
  
 Sales tax is the only portion that goes directly to running Salida.  That means that every person who 
spends money in Salida — Chaffee County citizens AND tourists — pay the exact same portion that 
Salida citizens pay to pave & plow our streets, maintain our parks & sidewalks, etc…….  How privileged 
Salidans are to have all those folks contributing to the support of our city.   
  
Older generations sometimes have a preoccupation with property rights at the expense of human 
rights.  We will be remembered by how we treat one another while we are on this planet, not by what we 
accumulate nor the view from the property we own. 
  
Eileen Rogers 

Salida Citizen 

1010 F Street 
539-4040 
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June 2020 

Jane Ewing    718 W 3rd Street Unit A 

West 3rd Street and East Crestone Avenue 

When I see the parcel of land under consideration by the Chaffee Housing Trust 
(CHT) for reconfiguration to build affordable housing, it concerns me the number 
of added residents who would access W 3rd Street from their driveways. W 3rd 
Street is a thoroughfare already dangerously busy. My fear is not only for those 
who already travel on W 3rd Street, but for the future residents who will have no 
other way to leave home than to back directly onto the street. The CHT’s plans 
that have been publicly shared reveal that there is inadequate, or at best minimal 
space, for a driveway or place to park one’s car. I wonder if the CHT is taking into 
consideration the risk they will place on travelers using W 3rd Street, people who 
live on that street, and the future residents who will be housed in the planned 
units. 
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Editor, Mountain Mail       June, 2020 

West 3rd Street and East Crestone Avenue 

I write to question the wisdom of the City Council’s and Planning Department’s 
consideration of giving away land in the 700 block of West Third Street to the 
Chaffee Housing Trust (CHT). If that happens, not only would the city of Salida 
accrue a large financial obligation by having to alter land, close a street, and 
relocate utilities, but it would allow the CHT to construct housing units that would 
exacerbate the already dangerous traffic flow along West 3rd Street, East 
Crestone, and M Streets. Should the City Council and Planning Department 
continue to pursue giving away the land in question to the CHT, I ask that they 
publicly list in detail the city’s financial obligations to do so and their traffic study 
report. 

Jane Ewing     718 West 3rd Street Unit A 
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Editor, Mountain Mail       June, 2020 

West Third Street and East Crestone Avenue 

The construction of residential units on city owned property near the 

busy intersection on either side of East Crestone Avenue and West 

Third Street will result in a traffic safety issue. My concern, beyond that 

of the fiscal responsibility for the city to revamp streets and property, is 

safety. 

The corridor of West Third Street and Crestone Avenue is used 

extensively by vehicles, pedestrians, and cyclists. This traffic is impacted 

by cars, vans, and trucks that are parked along the edge of the 

throughway. That added congestion is compounded by delivery trucks 

that daily weave around the parked vehicles, pause to leave mail and 

packages, and reenter the street. County sheriff cars travel this 

corridor, as well. There are no sidewalks nor is there a bike path here. 

This area is not a typical neighborhood, where homes often have single 

or double car garages, added parking spaces in driveways, and 

sidewalks to accommodate pedestrians. A traffic survey may reveal that 

the traffic is not heavy enough to cause a concern. The tally, though, 

does not consider the additional use I noted above. My understanding 

is that the proposed new units may or may not have even a single car 

garage or a driveway wide enough for a second vehicle. If there are five 

units, we can expect that each active resident would have one or two 

vehicles that will leave and arrive multiple times each day onto and 

from the already well-used streets. 

My issue with the planned development is the location and the impact 

it will cause by reconfiguring the land. Added vehicles here will raise the 

potential for accidents in this already chaotic traffic area. I send this as 

an alert, a caution, and a protest. 

Jane Ewing     718 West Third Street Unit A 
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Bill Almquist <bill.almquist@cityofsalida.com>

letter to P&Z
karen karnuta <karenkarnuta@gmail.com> Thu, Apr 23, 2020 at 11:02 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

Please get this to P&Z.
Karen

Karen Karnuta 
(Owner) 750 W 3rd Street

To The Salida Planning Commission.

I am one of the closest neighbors, the front door of my property faces Third Street directly across from the 
vacant triangle of land. 

I think this project will impact the neighborhood, and I think the density is high for the neighborhood. However, 
I support this project. 

I read a letter in the paper that said it will be “only” five houses. While five units is a drop in the bucket for what 
our city needs, to the five families who will live there it means everything. 

I know families who live in the Habitat houses, and families who live in the Housing Trust project in Two 
Rivers. The security, safety and comfort to these families makes all the difference. These families no longer 
have to worry about their rent going up, or having to move when their rental house is sold. Things many of us 
take for granted. 

Because of the difference secure housing will make in these families lives, I support this project though I 
believe it is not a perfect project. 

Karen Karnuta
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Bill Almquist <bill.almquist@cityofsalida.com>

another q on the crestone project
karen karnuta <karenkarnuta@gmail.com> Thu, Apr 23, 2020 at 5:34 PM
To: Bill Almquist <bill.almquist@cityofsalida.com>

thanks for passing that on. I am asking you to also give this letter stating the same thing to the P&Z board. The main thing is
the testing, they may not need to be engineered depending on the results. As a builder in this neighborhood,  I have a fair bit
of experience with this sand and I would hate to see the foundations crack.
Thanks for your time answering all my questions today!

To the Salida Planning Commission --

This project will be a better built project if the soils are tested, and foundations engineered if required by the 
test results. As this is not a city requirement, I recommend it is added to the project approval as a requirement.

If you look at the house I own, 750 W 3rd, the foundation is good and the house has not moved in over a 
hundred years. If you look across M Street to the house on the other corner, that house has had significant 
movement and the foundation is cracked and the house (I have been inside) is more than 12" out of level. The 
two houses are about 80 feet apart and were likely built in a similar time period.

The sand underlying the project is very variable in its ability to support the weight of a house. It is quite 
different from the cobble (rocks and sand) that underly most of the construction in town.  

Karen Karnuta

[Quoted text hidden]
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SUPPORT THE AFFORDABLE HOUSING PROJECT AT 3RD AND M STREET IN SALIDA

Repeatedly, the citizens of Salida indicated in surveys that affordable housing is the #1 issue facing our 
community - not even close with any other issue raised in these surveys.  

Findings of Housing Needs Assessment (2016), conducted at the request of Chaffee County, Salida, 
Poncha Springs, and BV, outline the monumental task in creating affordable housing.   This assessment’s 
findings are:  2,426 dwellings are needed, between the 60 – 120% area median income (AMI) to meet 
the current need.  889 dwellings in this same AMI range are needed to meet the future growth needs.  

Understanding the need and hearing its citizens’ housing concerns, Salida committed to assisting in the 
development of affordable housing.  After considering all City-owned property, Salida determined that 
the property at 3rd and M Streets is the best location now for affordable housing construction.  Part of 
this decision is based on the fact that this land is deemed not useable by the City of Salida for another 
purpose.

The Chaffee Housing Trust has been determined by the Salida as a good partner for the construction of 
affordable housing at 3rd and M.  The CHT is a proven developer of affordable housing, having 
constructed the Old Stage Road Rowhouses (6 units sold and 2 units rented to Salida citizens at under 
65% AMI).  This project was done in partnership with Natural Habitats in the Two Rivers development, 
as part of Salida’s inclusionary housing ordinance.  

The CHT also partnered with Fading West, developer of The Farm community in Buena Vista, to 
purchase 7 dwellings, find qualified lower income buyers, support these buyers in becoming qualified for 
financing, and assisting them in closing.  Currently, 3 buyers have closed on their new homes in The 
Farm.  Another will close in June, 2020.  Four other units will close to buyers between June and October, 
2020.   The mean AMI for these homes is 70%.

In all of the above instances, the CHT obtained grants for down payment assistance, assuring that these 
homes were made available at below-market prices and affordable to lower income buyers.  Grants 
acquired by CHT to provide down-payment assistance to date have totaled $230,000.  All of these 
homes are legally protected, permanently-affordable homes in perpetuity to future buyers in the same 
AMI as the original buyers.  

Who are the buyers/renters of these CHT-assisted affordable homes?  

In Salida: 

 construction worker for a local builder
 12-year middle school teacher with family
 employee of Pure Greens
 emergency room hospital employee 
 single-mom-employee of a local manufacturer with family
 local medical office administrator
 Columbine Manor employee
 Essential grocery store worker
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In BV:  

 first-year elementary school teacher
 Colorado Kayak Supply retail employee (closing in June)
 BV lumber yard employee
 BV Town employee.  

The affordable housing at 3rd & M is in keeping with Salida’s longtime tradition of diverse 
neighborhoods.  I urge citizens to support this project.

Ken Matthews, Vice-President, Chaffee Housing Trust
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Merrell Bergin 
PO Box 868 

Salida, CO 81201-0868 
mberginco@gmail.com 

 
 
June 18, 2020 
 
Mr. Bill Almquist 
Planner 
City of Salida 
448 East 1st Street 
Salida, CO 81201 
 

Re: Right of Way Vacation and Rezoning Application 
East Crestone Avenue and Part Lot 4-6 Strip C of Eddy Brothers Addition 

Planning Commission Public Hearing June 22, 2020 
 
Mr. Almquist, Members of the Planning Commission: 
 
I am writing in support of the proposed right of way vacation and rezoning application 
for the subject parcel.  Beginning with the community meeting on March 4, 2020 at the 
Scout Hut, I have listened carefully to all sides of the proposed six-unit workforce housing 
development, to be built in the area of East Crestone Avenue, 3rd and M Streets.  The 
proposal is a prime example of creative and forward thinking on the part of City Council, 
Economic Development staff, the Planning Commission, Chaffee Housing Trust and other 
community stakeholders committed to helping fill a small piece of Salida’s critical housing 
gap.  It makes a statement that the City will not rest until more opportunities for affordable 
housing exist, one small (but significant) project at a time. 
 
As a downtown property owner and 16-year resident, I appreciate the desire for people to 
maximize and protect their interests.  The City is doing just that.  Vacating the right of way 
and consolidating the zoning of these unique parcels allows the City to actively achieve the 
highest and best use of its holdings.  This is not for anyone’s monetary gain, instead it merely 
exchanges raw dirt for the greater public good - for ALL Salidans.  As it stands today, these 
parcels are not useful to anyone and the right of way only encourages motorists to cut 
through the residential area on their way elsewhere.  How does that help anyone? 
 
Are there challenges with this plan?  Sure; if it were cookie-cutter easy, this project would 
have been done long ago.  Planning and other City departments have put a lot of effort into 
finding solutions to make this work.  The only area not fully addressed, that might need 
more attention is how to calm and redistribute vehicle traffic among West 3rd Street, Poncha 
Boulevard and Crestone Avenue, by the Courthouse.  Careful and holistic planning for 
pedestrian, bicycle and vehicle traffic in the area should be done in any case.  Traffic 
engineering, calming and enforcement solutions are well within our reach, making the entire 
area better and safer for all. 
 
Beyond simple self-interests, dollars and cents I would urge all decision makers and  the 
community at large to look at the heartfelt stories of their neighbor’s housing insecurities 
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that were presented on May 28 by The Chaffee County Housing + Health, Dinner and a Movie 
Series.  These are real people with real needs and it’s in our power to make a difference. 
 
In each of these personal stories, significant obstacles were overcome with creativity and just 
plain hard work.  In each case, creative partnerships greatly improved people’s lives and 
health, while the community as a whole benefits.  The Planning Commission can help the City 
meet stated its goals for improving housing security through affordability, while increasing 
this area’s property values and revitalizing a desirable in-town neighborhood overall. 
 
An amazing amount of speculation, poor assumptions, fearmongering and wild financial 
estimates have already been put to the public, from a handful of abutting neighbors who 
favor their own interests rather than sharing in a sense of partnership with their neighbors 
and the larger community.  This is not “win-lose”, it is a win for all. 
 
Tonight’s public hearing and those that follow will bring out the real costs, facts and figures 
and should put to rest the “Not in My Backyard” fear factor being cast on this creative effort.   
 
This hearing should conclude that the requests for vacation and rezoning meet existing 
safeguards and codes, are reasonable and proper.  Granting these actions will move the 
project forward again for public comment and another hearing, with accurate costs and 
detailed plans.  If technical issues are raised tonight, please make every effort to remediate 
them.  I urge you vote “yes” and continue the process. 
 
 
 
 
Merrell Bergin 
Tel. 303-601-1785 
 
 
VIA EMAIL to: bill.almquist@cityofsalida.com 
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone Public hearing signs are non-compliant
Michelle Parmeter <mparmete@yahoo.com> Thu, Jun 11, 2020 at 1:03 PM
Reply-To: "mparmete@yahoo.com" <mparmete@yahoo.com>
To: "bill.almquist@cityofsalida.com" <bill.almquist@cityofsalida.com>
Cc: "harald.kasper@salidaelected.com" <harald.kasper@salidaelected.com>, Mike Pollock
<mike.pollock@salidaelected.com>, "dan.shore@salidaelected.com" <dan.shore@salidaelected.com>,
"jane.templeton@salidaelected.com" <jane.templeton@salidaelected.com>, "justin.critelli@salidaelected.com"
<justin.critelli@salidaelected.com>, "alisa.pappenfort@salidaelected.com" <alisa.pappenfort@salidaelected.com>,
Glen Van Nimwegen <glen.vannimwegen@cityofsalida.com>, Nina Williams <nwilliams@mdbrlaw.com>, Drew
Nelson <drew.nelson@cityofsalida.com>

One sign per property is required by code: "Notice shall be posted by the applicant on the subject property...." 

There are 2 applications for 2 properties being discussed, rezoning E. CRESTONE property and vacation. 
E. CRESTONE property that is going to be rezoned did not meet 15 day and applicant placement requirement
plus full disclosure. The 3rd W Public notice did not meet full disclosure requirement.

Sent from Yahoo Mail on Android

On Thu, Jun 11, 2020 at 12:48 PM, Bill Almquist
<bill.almquist@cityofsalida.com> wrote:

For reference, I am attaching photos showing that the site was posted in multiple locations (only one location
is required by the Code) on Friday, June 5th. I am also attaching a photo of the replacement notice that I
constructed at the corner of W. 3rd and E. Crestone Ave. on Monday, June 8th, after I learned that the
postings had blown off in Saturday's "derecho." I also attempted to re-secure one of the other notices to the
stop sign, but it appears that sign fell down again. The sign at the corner of W. 3rd and E. Crestone Ave.
remains. 

On Thu, Jun 11, 2020 at 12:03 PM Michelle Parmeter <mparmete@yahoo.com> wrote:
The city’s lack of transparency is appalling with respect to E Crestone vacation and adjoining property
rezoning and it is a travesty of civil and fair government.  The public hearing signs for the applications to
rezone and vacate are non-compliant to meet the 22 Jun Public Hearing.

The sign on E. Crestone (attached) was blown away last Saturday lasting less than 20 hours.  It was
replaced by Bill at 345 pm on Monday and was promptly blown up the street by wind.  It was placed in its
current state the next day by an elderly gentleman who walks up E. Crestone every day.  It looks like trash
in the ditch.

The notice posting has not met the 15-day requirement for public hearing nor was it posted in its current
state by the applicant.  The notice also did not mention the donation of land thereby not fully disclosing the
purpose of the public hearing. The above are violations of public hearing notice posting requirements.

It also used legalese most people do not understand.  Most people do not know that vacation of E.
Crestone means the street is going away which further exemplifies the City’s lack of transparency.

The following was sent to Bill Almquist on 8 June 2020:

One of your signs met its demise with the wind again this afternoon after you left.
I counted the hours the signs were up and took pictures. 
You did not meet the full 15 days required for public hearing notices being displayed on the property prior
to the public hearing.
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You also didn't fully disclose the full intent of vacation and rezoning ... eventual donation of land that
provides government services which is an illegal donation.
You also didn't make them sturdy or waterproof. 

QED: The 22 June meeting has to be moved.

Regards,
Michelle M Parmeter 
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Sent from Yahoo Mail on Android

-- 
Bill Almquist
Planner

                                  
(719) 530-2634
bill.almquist@cityofsalida.com 

"M.S.H.G.S.D"
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comment 1.
Michelle Parmeter <mparmete@yahoo.com> Wed, Jun 17, 2020 at 7:47 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

 

Please be aware that Mayor’s and council’s behavior has instilled mistrust and lack of transparency with the
public by only hearing CHT’s side during the City Council meetings on 15 Oct 2019 and 16 Mar 2020. 

 

15 Oct 2019 council meeting did not include all parties as only CHT was represented.  The agenda item was
nebulous and didn’t invoke a reason for citizens to look further in the package: 

 

Agenda item 6.g  Request for Property Donation – Chaffee Housing Trust (Administration)

 

An average citizen would not be alarmed by this agenda item and would not consider looking at the package to
see if it impacts them.  The details of the agenda item were buried in a 31 MB package and found on page 193
of 219 pages further exemplifying the City’s lack of transparency. The package included a property survey that
would require the city to donate land to the abutting property owner not CHT.   City council present at this
meeting included Dan Shore and Cheryl Brown-Kovacic (council member at the time). Both have conflict of
interests.  Dan shows bias toward CHT as he is donator to CHT and Cheryl was on the CHT advisory board. 
Cheryl motioned to approve the request to begin vacation of the land.  All these behaviors further support a lack
of transparency from the City deepening mistrust.

 

16 March work session did not include all parties.  It was held 6 days after the Governor requested COVID
emergency disaster.  No teleconferencing options were provided for this meeting.  The meeting was biased
toward CHT as citizens being cautious about COVID spread were not provided an avenue to participate and
were discriminated. Read, CHT executive director, had the mayor and council’s undivided attention for over an
hour.  The opposition’s comments from the 4 Mar community meeting were not accurately presented by the
Planning Commission.  Recap of 4 March meeting  in the 16 March working session shows bias by using
“perceived” and not accurately reflecting the comment on affordable housing survey.

“Attendees were largely in opposition to the project due to perceived to property values, questioning the need of
affordable housing and implications for traffic and transportation.”

 

The opposition stated the survey did not accurately reflect the views of all Salida citizens.  A valid survey should
have 80% response rate.  The survey has a 12% response rate. The survey only asked if affordable housing
was an issue.  It did not ask if affordable housing means home ownership. It did not ask if people would prefer
to own or rent affordable housing. It did not ask the city to vacate a busy public street.  The following is the list
from 4 Mar meeting.  The city has not provided response and did not attempt to impartially acknowledge the
opposition:

 

Why is CHT not building rentals?
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What were the criteria for determining available lots?

What lots did the City of Salida determine were available?

What does the timeframe or timeline look like?

Why is the property going to be rezoned?

That the project will lower our property values

That the survey that addresses affordable housing as a number one concern of Salida

Citizens does not reflect the views of Salida citizens accurately .

Clarity on the deed management and intergenerational transfer of deeds.

That the process is moving too fast.

 

 

Sent from Mail for Windows 10
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E. Crestone Public hearing comment 2 
Inbox x 

 
Michelle Parmeter 
 

Wed, Jun 17, 7:48 AM (1 day ago) 
 
 
 to me 

 
 

The city continues to ignore the fact that the E. Crestone public hearing signs are non-

compliant.  They did not meet full 15 day posting period nor did they accurately describe the 

nature of the public hearing. The public notice signs further instill public mistrust as they do not 

draw the attention of passing cars, bikes or walkers.    The signs are 27” off the ground and are 

not visible to passing cars. They don’t even look like good garage sale signs.  See example of 

useful public notice signs. 
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Please provided Chain of Custody of digital evidence that supports the pictures metadata were 

safe from secondary tamperring. 

  

One sign per property is required by code: "Notice shall be posted by the applicant on the subject 

property...."  

  

There are 2 applications for 2 properties being discussed, rezoning E. CRESTONE property and 

vacation.  

E. CRESTONE property that is going to be rezoned did not meet 15 day and applicant placement 

requirement plus full disclosure. The 3rd W Public notice did not meet full disclosure 

requirement. 

Sent from Yahoo Mail on Android 
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On Thu, Jun 11, 2020 at 12:48 PM, Bill Almquist 
<bill.almquist@cityofsalida.com> wrote: 
For reference, I am attaching photos showing that the site was posted in multiple locations (only 

one location is required by the Code) on Friday, June 5th. I am also attaching a photo of the 

replacement notice that I constructed at the corner of W. 3rd and E. Crestone Ave. on Monday, 

June 8th, after I learned that the postings had blown off in Saturday's "derecho." I also attempted 

to re-secure one of the other notices to the stop sign, but it appears that sign fell down again. The 

sign at the corner of W. 3rd and E. Crestone Ave. remains.  

  

On Thu, Jun 11, 2020 at 12:03 PM Michelle Parmeter <mparmete@yahoo.com> wrote: 

The city’s lack of transparency is appalling with respect to E Crestone vacation and 
adjoining property rezoning and it is a travesty of civil and fair government.  The 
public hearing signs for the applications to rezone and vacate are non-compliant to 
meet the 22 Jun Public Hearing. 
  
The sign on E. Crestone (attached) was blown away last Saturday lasting less than 
20 hours.  It was replaced by Bill at 345 pm on Monday and was promptly blown up 
the street by wind.  It was placed in its current state the next day by an elderly 
gentleman who walks up E. Crestone every day.  It looks like trash in the ditch. 
  
The notice posting has not met the 15-day requirement for public hearing nor was it 
posted in its current state by the applicant.  The notice also did not mention the 
donation of land thereby not fully disclosing the purpose of the public hearing. The 
above are violations of public hearing notice posting requirements. 
  
It also used legalese most people do not understand.  Most people do not know that 
vacation of E. Crestone means the street is going away which further exemplifies the 
City’s lack of transparency. 
  
The following was sent to Bill Almquist on 8 June 2020: 
  
One of your signs met its demise with the wind again this afternoon after you left. 
I counted the hours the signs were up and took pictures.  
You did not meet the full 15 days required for public hearing notices being displayed 
on the property prior to the public hearing. 
You also didn't fully disclose the full intent of vacation and rezoning ... eventual 
donation of land that provides government services which is an illegal donation. 
You also didn't make them sturdy or waterproof.  
  
QED: The 22 June meeting has to be moved. 
  
Regards, 
Michelle M Parmeter  
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comment 3
Michelle Parmeter <mparmete@yahoo.com> Wed, Jun 17, 2020 at 7:48 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

Even though the code only requires letters go to properties 175 ft from subject property, the city has further
instilled mistrust by not making it clear to the Mesa and west-side neighborhoods that the proposed  Crestone
corridor to/from downtown is being eliminated and they will be impacted. 

 

 

Sent from Mail for Windows 10
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comment 4
Michelle Parmeter <mparmete@yahoo.com> Wed, Jun 17, 2020 at 7:49 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

 

 

City council approved the motion for city staff to begin the application process for E. Crestone vacation on 15
October 2019. The section of land proposed to be vacated in this motion is different than the E. Crestone
vacation application proposed section of land submitted by City of Salida/Chaffee Housing Trust (CHT).  The
difference between the land section in what was approved with Council motion and what is part of the vacation
application is a piece of land that abuts a private property owner.  The action by the City of Salida to begin
vacation of land that was not approved in the 15 October motion and to change the section of land in the
vacation application to benefit CHT is unethical and shows blatant bias toward CHT. Had the City of Salida kept
with the approved by motion land vacation section, the City would have to quick claim deed the land to the
abutting property owner. Since the city is both the applicant and approver of this application, they are the plaintiff
and judge at the same and just talking about the application in City offices/staff meetings without the defendants
(concerned citizens) being present is also unethical. 

 

Sec. 16-6-130. - Vacation of recorded plat, right-of-way or easement.
(2) Quitclaim Deed. Whenever the City approves an application vacating a public right-of-way, the
City shall provide abutting landowners with a quitclaim deed for the vacated lands. Each abutting
landowner shall be deeded that portion of the vacated right-of-way to which the owner's land is
nearest in proximity.

 

According Colorado Constitution Article XXIX Ethics in Government Section 1c, local government officials or
employees shall avoid conduct that is in violation of their public trust or that creates a justifiable
impression among members of the public that such trust is being violated.

 

Colorado Constitution Article XXIX – Ethics in Government

Section 1. Purposes and findings.

(1) The people of the state of Colorado hereby find and declare that:

 

(a) The conduct of public officers, members of the general assembly,

local government officials, and government employees must hold the

respect and confidence of the people;

(b) They shall carry out their duties for the benefit of the people of the
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state;

(c) They shall, therefore, avoid conduct that is in violation of their

public trust or that creates a justifiable impression among members of

the public that such trust is being violated;

 

It is the duty of all public servants to ensure that the public's money is spent as efficiently as possible and
that programs are provided effectively, without discrimination or prejudice, with transparency and without
waste of money or resources

 

Although CHT and the City have made E. Crestone about affordable housing to feed on the goodwill of citizens,
E. Crestone vacation opposition is not about to have or to not have affordable housing. It is about public safety,
fiscal responsibility and ethics.

 

 

Sent from Mail for Windows 10
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comment 5
Michelle Parmeter <mparmete@yahoo.com> Wed, Jun 17, 2020 at 7:50 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

 

E. Crestone opposition is not about to have or to not have affordable housing.

While data will support that Salida needs affordable housing, the fiscal and safety data does not support it on E.
Crestone. Providing affordable housing is the right thing to do but E. Crestone is the wrong place. In addition to
public safety and fiscal responsibility issues surrounding the vacation and rezoning of property, there is already
affordable housing 1000 ft from the projected development site (HUD housing at Mesa/Crestone).  This section
of the city is already “scattered” with affordable housing.  The development code needs to reflect that all
neighborhoods equally share the responsibility of affordable housing scattering. 

CHT and the City unfortunately has made E. Crestone about affordable housing to feed on the sympathy of
goodwill.  The City’s benevolence and emotions have succumbed to believing E. Crestone development is
viable location for affordable housing. The affordable housing platform cannot be an excuse to ignore public
safety and fiscal responsibility.  

 

Fiscal responsibility

       Applicant screening process 

Research should be done on organization’s processes and practices before donating to that organization. 
Noble cause alone cannot be grounds for donations.  Donations should not be given to an organization with
processes susceptible to fraud and that are not equitable.  

CHT’s applicant screening process has been recently been abused and is susceptible to fraud.

The following screen shots have been redacted for the individual’s name; however, the name of the applicant is
public knowledge due to our county tax assessor database, county website and social media.  

The applicant is the BV lumberyard employee mentioned in the 27 May 2020 Mountain Mail editorial by Ken
Matthews.  The applicant is a 21-year-old male. The BV lumberyard employee bought the CHT house on 27
March 2020, quit his lumberyard job on 3 Apr 2020 and started as a Chaffee County Detention officer on 6 Apr
2020.  The Chaffee County Detention officer job pays $42K/year which is over the minimum income allowed for
CHT housing for a single person.  It takes more than 10 days to get hired by the county as a detention officer.  A
screening process that allows this is not fair to those that really need help … even non-low income individual get
the opportunity to buy a house at age 21.

       Cost

The land value alone ranges from $360K to $430K.  Harald is selling his .16 acres on Hillside for $144K. The tax
value on .17 acres in town is around $120K.

E. Crestone property is .17 acres

E. Crestone vacated street is .18 acres

M. Street property is .17 acres  (from county tax accessor)
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P.T’s requirement for selecting viable lots around town were that they were shovel-ready. Rezoning, vacating a
street and moving utilities does not constitute shovel-ready.  The citizens asked for the requirements for
selecting viable lots numerous times and we have not been given an answer.

Drew Nelson’s comment that E. Crestone is an “odd” angle so it must go away is not a valid argument.  There
are at least a half dozen “Bermuda” triangles around town … some of them with parks. Parks are shovel-ready.

 

Public Safety

o            E. Crestone is the most natural flowing corridor to/from downtown to/from the Mesa. It is the natural
extension of Highway 160.   It is the least restricted corridor as well: no stop signs or yield signs.

o            Traffic study performed on E. Crestone is invalid due to decrease activity in these pandemic times. Any
numbers from the traffic study should be doubled or tripled to accurately reflect vehicular traffic volumes.  The
traffic study also does not count any pedestrian or bicycle traffic. 

o            You are taking away a major traffic route from the Mesa and routing vehicles and cars through a
congested road (Crestone) in front of the courthouse and county buildings as well as through an unsafe
intersection (Crestone and Poncha).

o            Routing traffic via H 291 is longer is distance and traverses a busy section of 1st Street. 

o            Last week, we saw 4 Sheriff vehicles and 2 Salida police vehicles scream up E. Crestone in a period of
2 hours.

o            A minute increase in response times increases mortality by between 8 (measured 1 day after the initial
incident) and 17% (measured 90 days after the initial incident).  By eliminating E. Crestone, you are increasing
the emergency response time from the fire station to the Mesa neighborhoods.  Does the city really want to be
liable for the increase of mortality?

o            By eliminating E. Crestone,  you putting vehicular, pedestrian and bicycle traffic to/from the Mesa in
danger.

 

While I applaud your intent to help affordable housing issues, affordable housing cannot trump public safety or
fiscal responsibility. 

 

Michelle M Parmeter 
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Sent from Yahoo Mail on Android

 

 

 

 

Sent from Mail for Windows 10
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E. Crestone public hearing comment 6 
Inbox x 

 
Michelle Parmeter 
 

Wed, Jun 
17, 7:51 AM 
(1 day ago) 

 
 
 

to me 

 
 

  

City council approved the motion for city staff to begin the application process for E. Crestone 

vacation on 15 October 2019. The section of land proposed to be vacated in this approved 

motion (see first image) is different than the E. Crestone vacation application proposed section of 

land submitted by CHT/City of Salida (see second image).  The difference between the land 

section in what was approved by Council motion and what is part of the vacation application is a 

section of land that abuts a private property owner (see third image).  The action by the City of 

Salida to begin vacation of land that was not approved in the 15 October Council motion and to 

change the section of land in the vacation application to benefit CHT is unethical and shows 

blatant bias toward CHT. Had the City of Salida kept with the approved by motion land vacation 

section, the City would have to quick claim deed the land to the abutting property owner  (Pryor 

resident). It is also a conflict of interest for any public servant to take a premeditated impartial 

position on any application.  

  

City of Salida Municipal Code Sec. 16-6-130. - Vacation of recorded plat, right-of-way or 

easement.  

(2) Quitclaim Deed. Whenever the City approves an application vacating a public right-of-way, 

the City shall provide abutting landowners with a quitclaim deed for the vacated lands. Each 

abutting landowner shall be deeded that portion of the vacated right-of-way to which the owner's 

land is nearest in proximity. 

  

According Colorado Constitution Article XXIX Ethics in Government Section 1c, local 

government officials or employees shall avoid conduct that is in violation of their public trust or 

that creates a justifiable impression among members of the public that such trust is being 

violated. 

  

Colorado Constitution Article XXIX – Ethics in Government 

Section 1. Purposes and findings. 

(1) The people of the state of Colorado hereby find and declare that: 

(a) The conduct of public officers, members of the general assembly,  

local government officials, and government employees must hold the  

respect and confidence of the people; 

(b) They shall carry out their duties for the benefit of the people of the  

state; 

(c) They shall, therefore, avoid conduct that is in violation of their  
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public trust or that creates a justifiable impression among members of  

the public that such trust is being violated; 

  

Reference Colorado Independent Ethics Commission 

handbook: https://www.colorado.gov/pacific/sites/default/files/IEC_Ethics_Handbook_2016.pdf 

  

It is the duty of all public servants to ensure that the public's money is spent as efficiently as 

possible and that programs are provided effectively, without discrimination or prejudice, with 

transparency and without waste of money or resources. Adding to the previous list from Friday’s 

email, affordable housing cannot trump public safety, fiscal responsibility or a code of ethics.  I 

want to believe I can trust the City of Salida to move in the ethical direction with respect to the 

E. Crestone vacation application.  

  

Michelle M Parmeter  
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Bill Almquist <bill.almquist@cityofsalida.com>

E Crestone public comment 7
Michelle Parmeter <mparmete@yahoo.com> Wed, Jun 17, 2020 at 7:50 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

CHT housing is not affordable.

Even with land donations, the price per square foot for CHT housing is unaffordable:

Salida – Two rivers house sold on 19 April 2019 for $266.8K with 828 sq ft comes to $322/sq ft

BV- The Farm house sold on 27 March 2020 for $213.5 K with 930 sq ft comes to $230/sq ft

The cost per square foot to build a basic home in Colorado is $150/sq ft.  Any developer or individual given free
land should be able build a house for less than $230-322/sq ft.   Is a nonprofit corporation profiting from this
difference in cost per square foot, $140K and $74K, respectively for the homes mentioned above? Is this really
affordable?  You decide.

Whether you are an individual,  business or municipality, donations and grants to organizations should not be
given on noble cause alone.  In the case of the City of Salida:

•         What oversight/due diligence is done by City of Salida before donating to any organization?

•         Where is City of Salida’s checklist used as criteria for screening eligibility of organizations requesting
donations?

•         What percentage of the donations goes toward salaries and operational expenses for the organization? 

•         What is the organization’s five-year plan for growth (employees and assets)?

•         Is the business model of the organization fiscally sound, sustainable and resilient?

•         Does the organization protect personal individual information according to PII (Personally Identifiable
Information) cyber security best practices?

 

Money used to provide donations and grants to organizations comes from taxpayers (income, property and
sales tax).  CHT’s request for E. Crestone land donation by the City of Salida is misuse of the affordable
housing platform and taxpayer benevolence.  City council is being negligent by donating to any organization that
doesn’t adhere to consistent, objective, safe and fair business processes.

 

 

Sent from Mail for Windows 10
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comment 8
Michelle Parmeter <mparmete@yahoo.com> Wed, Jun 17, 2020 at 7:50 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

The applications submitted by Chaffee Housing Trust (CHT) for vacation of E Crestone and rezoning the
collective land to R2 should be null and void:

https://cityofsalida.com/wp-content/uploads/3.16.20-Packet.pdf

The applications were signed only by CHT executive director on 6 February 2020 as applicant/agent. The
applications were submitted to the City by CHT just before the 4 March 2020 community meeting. The City of
Salida was hand-written in as co-applicant on the applications sometime after the submission by CHT. The
owner signature block was left unsigned.

CHT is not the owner of the land therefore should not be able to request vacation or rezoning of land.  The land
is owned by the citizens of Salida. CHT is a non-profit corporation with over $1.5M in assets in 2018 (obtained
from 2018 tax form 990). City council is overstepping their boundaries by sole-sourcing affordable housing
development to CHT.

The applications cherry pick sections from the 2013 city comprehensive plan as the reason for
vacating and rezoning; however, the plan clearly states, “The City of Salida does not directly provide
affordable housing for the community.”  How much more direct can you get than donating citizen-
owned land, city services and city labor?  A comprehensive plan is not law … rather it is a guide of
vision.

https://cityofsalida.com/wp-content/uploads/Complete-Comprehensive-Plan.pdf

H-II.1 – Promote new development projects that contain a variety of housing, including affordable
units.

Action H-II.1.a – Any residential development at the Vandaveer Ranch should include a significant
affordable housing component.

Action H-II.1.b – Consider adoption of an inclusionary zoning ordinance.

Action H-II.1.c – Seek changes to the Land Use Code to ensure that affordable housing is
interspersed throughout the city, maintaining diversity in existing neighborhoods.

The comprehensive plan does not recommend vacating a busy street and donating city assets,
services and labor for affordable housing.

The planning commission meeting scheduled for May 26th to review these applications should be
canceled due to the invalid submission of applications by CHT or at the very least postponed due to
the state order requiring group gatherings be less than 10 people.

Rezoning and vacating of land requires a major impact review by the City Council. If indeed the city continues to
review these invalid applications, the City Council should recuse themselves due to conflict of interest based on
their lack of impartiality (non-signatory co-applicant) and conspiracy of personal agendas.  We live in a
democratic society. The council cannot be the judge, jury and executioner for these applications. Where are the
checks and balances in this process if City council can give away city land and services without due process?
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comment 9
Michelle Parmeter <mparmete@yahoo.com> Wed, Jun 17, 2020 at 7:53 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

The application for vacation of E. Crestone/rezoning of land to R2 and subsequent donation of land to CHT
should be stopped due to the following reasons:

1. E. Crestone does serve governmental purposes. A City-owned utility sewer line runs underneath it.   This
contradicts Nelson’s statement in the 1 May 2020 Mountain Mail article: “Nelson cited Colorado Revised
Statutes 31-15-713 when he said real estate owned by a municipality not used for governmental
purposes may be transferred via ordinance. Since there has been no governmental use of the property in
question, it is eligible to be transferred by ordinance.”

2. A traffic study conducted during Stay/Safer at home Executive Orders is being used to support the
vacation of E. Crestone.  It is not a valid traffic study due to COVID-19 and the closing of Chaffee County
to tourism.

3. The vacation causes injury to the surrounding neighborhoods.  It is non-compliant with Municipal Code
Section 16-4-110: “… shall not cause undue traffic congestion, dangerous traffic conditions or
incompatible service delivery, parking or loading”

a. Increases traffic/parking on an already busy street
b. Re-routes Mesa traffic to Crestone Ave which is already burdened with traffic/parking issues

around the courthouse and county buildings.
c. Lacks realistic/safe residential parking for the proposed units.  Even though city code only

requires 1 parking space/unit, actual parking space/unit usage is closer to 2-3. Proposed residents
will have to park additional vehicles somewhere on 3rd street and walk/cross on an unsafe street.

4. The donation of city land and services is not fiscally prudent or legal.
5. The use of our electric franchise fee fund collected from Exel Energy(1% of our energy bills) to help with

undergrounding current utilities for the site needs to be prevented.   This money is for use by all residents
to assist with undergrounding utilities.

Instead of cramming six 35 ft tall buildings on .17 acres and jeopardizing the safety of our citizens in
surrounding neighborhoods, the land on E. Crestone should be designated as a pollinator garden perhaps to
commemorate our City’s fallen civil servants. The land has 7 trees and native rabbitbrush which is beneficial to
migrating butterflies.  We need more green zones in Salida and less structures polluting our skyline.

 

 

Sent from Mail for Windows 10
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comment 10
Michelle Parmeter <mparmete@yahoo.com> Wed, Jun 17, 2020 at 7:54 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

 

In the Friday February 27th, 2020 Mountain Mail, there was an article outlining Chaffee Housing Trust’s meeting
on Thursday March 5th during which CHT plans on giving updates on recent activities.  What the article fails to
mention is a major request of CHT that is in the works:

The CHT is applying to have the City-owned lots (triangles) on either side of E. Crestone Ave where
intersects 3rd St. donated to the CHT. This would include the vacation of that short section of E.
Crestone between 3rd and M. The lot created would allow the construction of 5 units + and ADU on the
south side of the lot, backed up to the east side for affordable housing.

On October 15, 2019, the council unanimously approved vacation of E. Crestone Ave without a no-injury, traffic
or emergency response impact assessment. CHT was the only side represented in the 15 Oct meeting. In early
November 2019, the city had the property surveyed at the city’s expense.  In late February 2020, the city started
removing street signs on W 3rd Street.   CHT is announced the development of that property for affordable
housing on March 4th, 2020 at 600 PM in the Scout Hut.  CHT further continued development discussion without
opposing parties at the 16 March 2020 City council work session.

Property values surrounding the lots average over $500K.  The average price of the affordable housing will be
$265K.  A 2017 Stanford affordable income housing study indicates that housing of similar value surrounding
affordable housing does not see a negative impact; however, surrounding housing that is valued well-above the
affordable housing value does see a negative impact to value.

The 2018 inclusionary housing ordinance requiring 12.5% affordable homes is for new annexations and
developments of 5 or greater units.  Salida has plenty of large undeveloped zones that will provide affordable
housing due to the inclusionary housing ordinance.  Decisions by the council around affordable housing need to
be fair, informed and least impactful to its citizens.

 

 

Sent from Mail for Windows 10
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comment 11
Michelle Parmeter <mparmete@yahoo.com> Wed, Jun 17, 2020 at 8:49 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

Please explain why Salida Municipal code does not explicitly state which decisions the
city considers quasi-judicial.  This is best practice.

Does the City of Salida have a published code of ethics? If not, why? Does the city have
certified ethics training for its personnel?

Please explain why Salida Mayor and City council did not ask if opposing party was
represented at the 15 Oct 19 and 16 Mar 20 council meetings.

By not asking, these meetings even though they were public are analogous to a judge
allowing court proceedings to occur without opposing council.

 

 

Sent from Mail for Windows 10
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Bill Almquist <bill.almquist@cityofsalida.com>

FW: Letter of support for affordable housing
1 message

Glen VanNimwegen <glen.vannimwegen@cityofsalida.com> Mon, Jun 1, 2020 at 10:13 AM
To: bill.almquist@cityofsalida.com

 

 

 

              Glen Van Nimwegen, AICP

       Community Development Director

 

From: robert weisbrod [mailto:weisbr9@yahoo.com] 
Sent: Sunday, May 31, 2020 8:45 PM
To: glen.vannimwegen@cityofsalida.com
Subject: Le�er of support for affordable housing

 

 

submit.

 

Dear Editor,

            I ask your readers to support the efforts to create affordable housing in Salida, including the East
Crestone street vacation to create a buildable lot. As a result of home ownership through the Chaffee Housing
Trust, I’ve been able to stay in my current job at the hospital. As a renter, it was getting too expensive for me to
stay in Salida and I would have left town. Instead, I’m not stressed about getting kicked out of my place because
they are going to sell it, or raise the rent yet again to where I can’t afford it. My home is a lot nicer than rentals
I’ve lived in. I’m getting to know my neighbors here, which didn’t happen in a rental. I’m developing community
with other homeowners, I can garden here, and I have stability, socially and financially with fixed monthly
housing payments that will not go up.
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            Employees that work here should be able to live here. It is good for businesses because workers stay
longer. They do less commuting (less environment impact). Workers who live in the community spend most of
their money in the community, contributing to the tax base, supporting local businesses. As a percentage of their
income, they spend more than wealthy residents and visitors. Moderate amounts of tax dollars should be spent
on supporting workforce. Tax dollars are spent beautifying the city for tourists, on roads, schools, and other
essential things. Aren’t workers essential to our economy? 

Please, let’s help out our local employees and our community, we’ll all be happier in the end. 

Robert Weisbrod

Sent from Yahoo Mail for iPhone
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Bill Almquist <bill.almquist@cityofsalida.com>

East Crestone Avenue Right of Way Vacation
Gregory Smith <gsmith@cruzio.com> Fri, Jun 19, 2020 at 11:50 AM
To: bill.almquist@cityofsalida.com
Cc: gsmith@cruzio.com

Bill,

 

I have to object to this complete fiasco.  Taking a highly used city street out of use and giving it away to private
ownership is ultimately the worst planning proposal that I have seen in my years of being an architect.  The
street also functions as a public utility corridor that will now have those public utilities bisect private property. 
 The number of issues and problems that this creates destroys any semblance of logic for the contrived benefits
this action will offer.  I’m sorry that the reputation of the Planning Department along with the Planning
Commission, and City Council will be diminished if this action goes thru.

 

Gregory Smith

20 Trailside Circle

Salida, Colorado 81201

 

(831) 247-2219

gsmith@cruzio.com
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          STAFF REPORT 
  

MEETING DATE: June 22, 2020 
 
AGENDA ITEM TITLE: Portion of East Crestone Avenue right-of-way vacation 
 
AGENDA SECTION: Public Hearing 
 
STAFF:  Bill Almquist, Planner  
 
 
REQUEST:  
The request is to vacate 7,710.7 square feet (.18 ac) of 
the East Crestone Avenue right-of-way, for the purpose 
of consolidating the two adjoining City of Salida-owned 
properties into one contiguous site.  
 
APPLICANT: 
The applicants are the City of Salida and the Chaffee 
Housing Trust (CHT).  
 
LOCATION: 
The eastern-most extent of E. Crestone Ave. between 
West 3rd Street and M Street. 
 
A survey plat and legal description is included with the 
application packet. 
 
PROCESS: 
An application for a right-of-way vacation 
consists of a two-step process.  The request is 
addressed by the Planning Commission through 
a public hearing process.  The Planning 
Commission makes a recommendation of 
approval, approval with conditions, or denial of 
the vacation application to City Council.  The 
Commission may also remand the application 
back to the applicant for further information or 
amendment. City Council has final decision-
making authority in such applications. 
 
In its review of the application, the Planning 
Commission shall focus on access to public 
roads, easements for existing utilities, and the 
long-term use of the property within the context 
of the City’s Comprehensive Plan. 
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OBSERVATIONS: 
 
1. The applicants have requested that 7,710.7 square feet of East Crestone Avenue be vacated to 

eliminate the intersection of E. Crestone Avenue and W. Third Street. Per Colorado state 
statute, the portions of the vacated right-of-way would be conveyed to the parcels that are 
nearest in proximity—in this case, the two City-owned properties north and south of the right-
of-way proposed for vacation.   
 

2. The general purpose of the right-of-way vacation request is to consolidate the adjoining City-
owned parcels north and south of said portion of right-of-way, to make the site available for 
infill development. Specifically, the City of Salida and the Chaffee Housing Trust (CHT)—a 
local affordable housing developer—have been in discussions about developing the site with a 
mix of for-sale and rental units (up to six total units, including one accessory dwelling unit) to 
meet a portion of the city’s affordable housing need. A copy of the latest conceptual site plan, 
created by CHT in consultation with City staff, has been provided in order to determine the 
feasibility of development and is included later in this document, for reference. However, no 
specific development is currently being proposed, nor does approval of this right-of-way 
vacation request guarantee any sort of transfer of property. Any such development would also 
require a future Limited Impact Review process that is separate from this application. Final 
details of any transfer and the responsibilities of each party would likely be defined by a 
subsequent development agreement. 

 
3. It is noted that the City generally discourages roadways that meet at acute angles, such as what 

currently exists at the intersection of E. Crestone Ave. and W. 3rd Street. These angles often 
create hazardous vehicular movements in and out of intersections. 

 
4. The City of Salida has also submitted a separate application for rezoning of the adjacent City-

owned parcel south of the right-of-way proposed to be vacated, from Single-Family Residential 
(R-1) to Medium-Density Residential (R-2). It should be emphasized, however, that the rezoning 
request is independent from this right-of-way vacation request. It is acknowledged that the 
rezoning, along with the right-of-way vacation, would facilitate the creation of one contiguous 
site that could be developed in accordance with the standards of the R-2 zoning district.    

   
5. A similar right-of-way vacation request was made in 2011, with M Street proposed to remain 

open for access to the remainder of E. Crestone Ave. That request was denied based on 
concerns about the slope of M Street and public input in opposition to the vacation. The current 
application and site designs attempt to address the safety issues via two distinct street 
configuration/access options that are discussed below. The current application also lays out 
more clearly the specifics of the conceptual development being discussed for the overall site—
though, as mentioned above, any such proposal would require subsequent review.   

 
 
AGENCY COMMENTS: 
 
Finance Department – Aimee Tihonovich/Renee Thonoff – No concerns from a financial 
impact. Upon development, System Development Fees for water and sewer are required. The City 
of Salida charges these fees per unit.  

157



Public Hearing Agenda Item 3, Page 3 of 8 

Fire Department – Chief Doug Bess – East Crestone is not a primary response route for the Fire 
Department as we typically take 3rd Street to Poncha Boulevard. Should the East Crestone right-of-
way be vacated, it will not have an adverse effect on response times. 
 
Public Works – David Lady --   1) E. Crestone Ave is an active right-of-way for both traffic, 
drainage, and sewer utility uses. Redesign and relocation would be necessary for the viability of 
vacation. Redesign shall be in general conformance with AASHTO design standards for roadway 
infrastructure and in accordance with City of Salida Design Criteria Manual for Water, Sewer, 
Stormwater, and Streets.  2) A design review and acceptance of proposed changes to the public 
infrastructure would be necessary prior to proceeding with physical abandonment. 
 
Police Department – Russ Johnson – (The proposed vacated right-of-way) is an access point to 
the Mesa, but it is not a main road. If M St. remains open, it needs to be clearly marked that (East) 
Crestone Ave. is closed (prior to development).  
 
County Sheriff – John Speeze – We have no concerns as this is in the City of Salida and does not 
interfere with any County building function.  
 
Utilities – (No comments were received in time for publishing of staff report and packet. Any 
comments received by the meeting will be presented in person by staff) 
 
REVIEW STANDARDS FOR VACATION OF RIGHT-OF-WAY (Section 16-6-130): 
 
(1) Evaluation standards. The following items shall be considered in evaluating the vacation of a 

recorded plat, right-of-way or easement outlined below: 
 
i. Access to public road.  No roadway shall be vacated so as to leave any adjoining land 

without a means of access to another public road. 
 

 No adjoining lands would be left without a means of access to another public road, as 
both City-owned parcels front on W. Third St. and said frontage would be expanded for 
both parcels via the right-of-way vacation and subsequent property conveyance.  
 

 Only four properties in the vicinity (110-140 E. Crestone Ave) have designated parking 
access off of E. Crestone Ave, one-half block west of the subject right-of-way. If the 
eastern-most portion of E. Crestone Ave (subject property) were to be vacated, those 
properties could still be accessed via M Street or Crestone Avenue.  
 

 Chaffee Housing Trust has provided conceptual site plans showing two feasible options 
for future street configurations in the immediate vicinity:  

 
Option 1 shows the closure (not vacation) of M Street from W. 3rd St. to E. Crestone Ave. 
and construction of a cul-de-sac at the new end of E. Crestone Ave. This option also 
proposes a pedestrian sidewalk winding its way through the M Street right-of-way between 
W. 3rd St. and E. Crestone Ave. with surrounding landscaping. If such a development were 
to manifest, the four properties on E. Crestone Ave. (along with other properties in the 
vicinity) could still be accessed via Crestone Avenue and other nearby roads. Staff has 
indicated that signage would be required at the top of E. Crestone Avenue to advise 
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motorists of the “dead-end” nature of the street. This option would reduce vehicular 
traffic on E. Crestone Ave by eliminating the access from W. 3rd St.   

 
Option 2 shows the realignment and improvement of M Street, kept open between W. 3rd 
St. and E. Crestone Ave., to eliminate a potentially hazardous slope on that roadway. If 
such a development were to manifest, the four properties on E. Crestone Ave. (along with 
other properties in the vicinity) could still be accessed via M Street as well as other nearby 
roads. 

Street Configuration Option 1 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
Street Configuration Option 2 
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Staff finds that the proposed right-of-way vacation will not leave any adjoining land without 
public road access. Furthermore, the applicant has demonstrated that there are feasible street 
configurations that would still provide such access if the City-owned parcels (plus the right-of-
way proposed to be vacated) were to be developed. In both options, the potentially hazardous 
acute angle at the intersection of E. Crestone Ave and W. 3rd St. would be eliminated. 

 
ii. Easements.  In granting a vacation, the City may reserve easements for the installation or 

maintenance of utilities, ditches and similar improvements. 
 

 There is currently a sewer line that traverses under the portion of E. Crestone Ave 
proposed to be vacated. An access and maintenance easement would need to be reserved 
in the case that the property were to be transferred to another owner, unless the sewer line 
were to be relocated off the site. The conceptual site plan provided by the Chaffee 
Housing Trust (CHT) shows the sewer line relocated to M Street in order to increase the 
developable area of the lot. If such a development were to manifest, no easement for the 
sewer line would be required.  
 

 The conceptual site plan provided by CHT (as seen in Street Configuration Option 1) 
shows a 10-foot access and maintenance easement on the east side of the cul-de-sac, per 
requirements of Public Works. A similar easement could be required if any part of M 
Street (Street Configuration Option 2) were to be located immediately adjacent the 
development site. 
 

 There are overhead electric and television cables in the area of the E. Crestone Avenue 
right-of-way proposed to be vacated, and the utility companies have been notified. The 
City of Salida is currently in discussions with Xcel Energy about undergrounding the 
overhead electric lines and any rerouting would be coordinated with the development plan.      

 
Staff finds the proposed right-of-way vacation in conformance with this standard. 

  
iii. Comprehensive Plan.  A subdivision plat, public right-of-way or dedicated easement may 

be vacated if the vacation would be consistent with or implements the applicable intent 
statements, specific directions and recommended actions of the Comprehensive Plan. 
 
 Policy LU&G-I.1 states that “New development within the city shall make the most 

appropriate use of the land using design standards that enhance and complement the 
historic built environment of the city.” Increasing the developable frontage along W. 3rd St. 
would facilitate the potential for matching traditional historic building patterns seen in the 
surrounding neighborhood (see elevations attached to this report).  
 

 Policy LU&G-I.2 states that “Infill and redevelopment should be encouraged and will 
advance the objectives of this plan.” The accompanying Action LU&G-I.2.c guides the 
City to “Focus new development in the Salida area within the Municipal Services Area to 
ensure adequate provision of services and limit sprawl development around the city.” 
Vacating this portion of E. Crestone Ave. and consolidating adjacent City-owned parcels 
would make infill more likely in this particular location in the heart of the city.  
 

 It is currently the intention of the City to vacate a portion of E. Crestone Avenue and to 
rezone the parcel immediately to the south in order to consolidate properties into one 
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development site that may be developed in accordance with the development standards of 
the R-2 district. Such a site could be used, among other possibilities, for the creation of up 
to 6 affordable housing units. Increasing the amount of affordable housing in the City is 
one of the key principles identified in the Comprehensive Plan, and supported by guidance 
such as: 

o Policy H-II.3: “Work cooperatively with other agencies to provide affordable housing 
and home improvements.”  

o Action Item H-II.3: “Maintain and strengthen relationships with affordable housing 
providers in the community and examine ways the city can provide both monetary and 
non-monetary support for housing agencies in the community.”   

o “Other efforts from the city could include the possible allocation of city-owned lands 
for affordable housing projects…” (Page 6-2) 

o Page 6-4 of the Comprehensive Plan also discusses the 2007 Chaffee County Housing 
Needs Assessment (Needs Assessment) and states the following:  

“Following the findings in the Needs Assessment, the City Council adopted the City of 
Salida Strategic Housing Plan (“Strategic Plan”)… The Strategic Plan identifies twelve 
implementation measures for the city.  Adoption of the Strategic Plan was followed 
closely by the creation of the Chaffee Housing Trust (“Housing Trust”), a community 
land trust. Implementation measure #9 from the Strategic Plan states that the city should provide 
direct support for the Housing Trust.” (emphasis added) 

 
The City is following the tenets of the Comprehensive Plan and the Strategic Housing Plan 
by working with the Chaffee Housing Trust to prepare a city-owned site that could 
potentially be used for the construction of affordable housing units, which would help 
meet a portion of the housing needs identified in the Needs Assessment (which was 
updated in 2016 and shows an even greater need for affordable housing than in 2007).  
 

 It should be noted that the Comprehensive Plan and current subdivision guidelines 
recommend against the construction of cul-de-sacs in order to promote connectivity. Staff 
feels that a cul-de-sac could be warranted in this particular location because of ample 
access opportunities for residents to and from the mesa from the south (L Street, Crestone 
Avenue, various streets off of Poncha Ave), and also Mesa Lane and CR 160 to the north. 
Pedestrian access would remain available in the M Street right-of-way with the cul-de-sac 
option, and emergency services would be able to access all the surrounding properties via 
W. 3rd Street, E. Crestone Ave, and Crestone Ave.  Street Configuration Option 2, 
reconfiguring and regrading M Street, would eliminate the need for a cul-de-sac and would 
retain vehicular access between W. 3rd St. and the rest of E. Crestone Ave.  
 

 Traffic analyses are generally not required for developments of up to only 6 residential 
units; however, some broad-brush numbers and scenarios are provided here for reference 
regarding CHT’s conceptual development plan:  

o According to the ITE Trip Generation Manual, 10th Edition, the average single-family 
detached housing unit generates approximately 9 trips/day. Similar types of multi-
family units average around 7 trips/day. A very conservative estimate—taking into 
account the anticipated smaller-than-average size of the units, corresponding smaller 
household size, and close proximity to commercial services and likely employment 
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centers—would be that the development could generate a maximum of up to 
approximately 50 vehicle trips per day, or an average of just over 2 trip per hour 
(though there would be some concentration during the AM and PM “rush” hours). 

o Given that the dedicated parking for the six units in the conceptual plan is located to 
the rear, off of E. Crestone Ave, the streets that these trips would occur on would 
depend significantly on the surrounding street re-configuration/access. For instance, 
with Street Configuration Option 1 (M Street closed, access to development only from 
the new terminus of E. Crestone Ave), it could be expected that those trips would be 
added primarily to Crestone Ave (mostly to the east of E. Crestone Ave, some to the 
west), with a smaller number of trips dispersed throughout the local roads on Crestone 
Mesa. The overall number of trips on E. Crestone Ave would be reduced considerably.  

o With Street Configuration Option 2 (M Street remains open, but reconfigured), it 
would be expected that those trips would be added primarily to W. 3rd Street, with a 
smaller number dispersed to Crestone Ave (primarily to the west) and throughout the 
local roads on Crestone Mesa. The overall number of trips on E. Crestone could be 
expected to remain approximately the same.  

o The relative impact to existing traffic would be slightly larger in the case of Street 
Configuration Option 1, onto Crestone Ave, than the relative impact to W. 3rd Street in 
the case of Street Configuration Option 2. This is due to the discrepancy of observed 
traffic counts between those two streets. In either case, the overall impact of the 
(maximum) 6-unit development on the surrounding streets would be insignificant.  

 
Staff finds that the vacation would implement the applicable intent statements, specific 
directions and recommended actions of the Comprehensive Plan. 
 
iv. Transfers or sales of lots.  A subdivision plat may be vacated if none of its lots have been sold 

or transferred; or, if there have been sales or transfers, then if there has been no development 
on any lots in the subdivision and all of the owners agree to the vacation of the plat. 

 
This standard is not applicable.    

 
RECOMMENDED FINDINGS: 
 
1. That the application is in compliance with the review standards for right-of-way vacation 

because this application does not restrict access to any adjoining lands, is consistent with the 
policies and guidance of the Comprehensive Plan, and meets the rest of the review standards.    
 

RECOMMENDED ACTION: 
 
Based upon the observations, review standards, and findings outlined above, staff recommends the 
following: 

That the Commission recommend APPROVAL to the City Council for the application to vacate 
7,710.7 sq ft (.18 ac) of the East Crestone Avenue right-of-way, AND recommend that Council 
direct City staff to pursue either Street Configuration Option 1 or 2, as identified in the staff report. 
 
RECOMMENDED MOTION: 
That the recommended findings be made and the recommended action be taken. 
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Attachments: Application  

Vacation Plat and Legal description 
Comments from 03/04/20 neighborhood meeting hosted by City and CHT 
CHT Conceptual Site Plan 
CHT Conceptual Elevation 
Proof of Publication  
Public Comment Letters 
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LEGAL DESCRIPTION  

OF A 

TRACT OF LAND 

 

 

A PORTION OF THE RIGHT-OF-WAY OF CRESTONE AVENUE EAST IN THE CITY OF SALIDA, CHAFFEE 

COUNTY, COLORADO, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

BEGINNING AT THE INTERSECTION OF THE NORTH-EASTERLY RIGHT-OF-WAY OF CRESTONE AVENUE 

EAST AND THE SOUTH-WESTERLY RIGHT-OF-WAY OF WEST 3RD STREET, SAID INTERSECTION BEING THE 

SOUTH-EAST CORNER OF THE CITY OF SALIDA PROPERTY DESCRIBED AT RECEPTION NO. 292150; 

THENCE SOUTH 39°44'16" EAST, A DISTANCE OF 104.05 FEET TO A 1½" ALUMINUM CAP STAMPED "LS 

16117",  AND THE SOUTHWESTERLY RIGHT-OF-WAY OF CRESTONE AVENUE EAST; 

THENCE NORTH 74°51'35" WEST ALONG SAID SOUTHWESTERLY RIGHT-OF-WAY, A DISTANCE OF 171.43 

FEET TO A 1½" ALUMINUM CAP STAMPED "LS 6753"; 

THENCE NORTH 18°46'13" EAST, A DISTANCE OF 60.27 FEET TO THE NORTHEASTERLY RIGHT-OF-WAY OF 

CRESTONE AVENUE EAST; 

THENCE SOUTH 74°39'44" EAST ALONG SAID NORTHEASTERLY RIGHT-OF-WAY, A DISTANCE OF 82.51 

FEET TO THE POINT OF BEGINNING.  

CONTAINING 7710.7 SQUARE FEET.  

 

 
PREPARED BY: 

 
              SYDNEY A. SCHIEREN, PLS 37937 

                 PO BOX 668 

                 SALIDA, COLORADO 81201 
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Notes from 3/4/2020 Neighborhood Meeting at Scout Hut regarding E. Crestone AH project/site: 

 

• Slow the process down 
• CHT should pay for the survey that was done 
• Make the property survey available to the public 
• Concern about lowering property values 
• Keep current property zoning  
• Will there be new setbacks? 
• What is the status of the CHT application? 
• What precedent will be set by vacation and re-zoning? 
• I question Salida’s affordable housing survey (does 700 respondents represent a critical mass 

that is acceptable?) 
• Is there any evidence of municipal workers leaving Salida because of being housing burdened? 
• Why doesn’t the project have rentals 
• Historically, Salida has a mix of expensive and less expensive houses 
• Get realtor input on how this project would affect current home values 
• What would be the effect to changing traffic pattern by vacation of part of Crestone? 
• Concern for impending recession & how this will affect the potential CHT buyer 
• Why was lot not offered for public sale? 
• Sample housing shown are generally objectionable to neighbors 
• Concerns about affordability due to excavation requirements 
• Tap fees for potential non-affordable housing will be lost under the CHT proposal 
• Concerns about increased traffic and fast Sheriff’s vehicles on emergency calls 
• Are CHT’s setbacks on this project the same as anyone else’s? 
• Would the ADU be income property for an affordable housing buyer? 
• HOA fees? How would that affect affordability? 
• Safety concerns due to increased traffic. 3rd Street is a corridor for traffic heading downtown. 
• Traffic study? 
• Project would drive traffic to Crestone & Grand Ave, both of which already have traffic issues 
• Fire and Police route concerns 
• Concern regarding neighbor’s vehicle access and egress with work trucks  
• Resident does not like the one-way street option for East Crestone 
• Also concerns about the turnaround if bottom of E. Crestone is made into a cul-de-sac 
• Residents at the meeting are unanimous in opposing CHT building on this lot 
• What happens to M Street? 
• Adjoining resident is upset that she didn’t get the option to purchase the subject property as 

“backdoor” to her property 
• Request to move Planning Commission date to April 27. 
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Office of Housing 
PO Box 699 

448 E. 1st Street, Suite 225 

Salida, CO 81201 

Phone (719) 530-2590 

www.ChaffeeCounty.org 

 
 
 
 
 

 
 
Date: May 27, 2020 
 
To: Salida City Council and Salida Planning Commission 
 
CC: Salida Administrator, Drew Nelson 
 Salida Mayor, P.T. Wood 
 Salida Community Development Director, Glen VanNimwegen 
 
 
Re:  Support for Permanently Affordable Housing Project on East Crestone 
 
 
Dear Esteemed Colleagues, 
 
It has been a pleasure to serve the City of Salida and all of Chaffee County as the Director of the 
Office of Housing for the past two years, and I commend Salida’s elected and appointed officials 
for the work you have done to increase the stock of affordable living units available to your 
residents.  
 
As our community works together to navigate through the novel Coronavirus pandemic, it is 
becoming more apparent to many  that housing insecurity in Chaffee County is very real, and 
that many of our residents are experiencing it for the first time – or for the first time in a long 
time.  The Office of Housing and the Department of Human Services are seeing an increase in 
the number of requests for rent and deposit assistance, and advocates in the affordable 
housing industry are preparing to see a wave of relocations and evictions among low-income 
renters in the very near future.  Therefore, the actions you are taking now to increase the 
availability of permanently affordable housing is more important than ever. 
 
I applaud your creativity in identifying publicly owned locations where housing might be 
appropriate and seeking out partnerships to increase Salida’s supply of permanently affordable 
housing.  The City owned parcel on East Crestone Avenue near M Street would be very difficult 
to bring into productive use without the creative approach you are taking.  The proposed 
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neighborhood improvements that could result from this plan, including eliminating confusing 
and unnecessary intersections and burying overhead powerlines, will benefit the entirety of the 
community. Those improvements will then allow the two city-owned parcels to be brought 
back into productive use, and through partnerships, will create permanently affordable 
housing.  
 
One of the best features of Salida is it’s inclusivity, and this location can be a prime example of 
integrating workforce housing into a rapidly increasing housing market.  The homes that will 
potentially occupy that space will provide their residents with easy access to the Salida trail 
system, schools, grocery and other shopping, as well as the rich cultural environment 
downtown, while remaining permanently affordable. 
 
The Office of Housing is poised to support this project in whatever capacity is appropriate, and I 
look forward to watching this collaboration unfold.  I offer gratitude for the creative approach 
you are taking to encourage the creation of additional permanently affordable homes. 
 
 
Respectfully, 
 
Becky Gray 
Director of Housing, Chaffe County 
719-239-1398 
bgray@chaffeecounty.org 
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comments
David Martin <dakotaw2k1@yahoo.com> Wed, Jun 17, 2020 at 8:08 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

The city of Salida and Chaffee Housing Trust (CHT) are moving forward with their development

plans of donating land to CHT (intersection of Third Street and East Crestone Avenue), vacating a

section of East Crestone Avenue. The plan includes:

• Donating the land (section of East Crestone, section of M Street, and the two triangles of land) to

CHT.

• Removing a section of the existing avenue (East Crestone Avenue, recently paved with new

asphalt and street gutters – wasted taxpayer money).

•Creating one-way traffic flow on East Crestone and M Street (this will be Salida’s only one-way

street), which will end two-way access to homes on East Crestone Avenue and the Mesa.

• Reworking a section of West Third Street.

• Reworking M Street.

• Reworking East Crestone with a cul-de-sac (which will become a parking lot for the six proposed

affordable/low-income units) on the newly vacated section of land that the city of Salida plans to

donate to CHT.

CHT will also get reduced water tap fees, as per Salida’s Planning Commission (Bill Almquist).

Estimate of what is being donated by the city of Salida to CHT for affordable homes at the East

Crestone Avenue development site:

1. The land: $350,000.

2. Street rework: $150,000.

3. Reduced new water tap fees (normally $17,000 per tap) for six units: $51,000.

4. Moving of power lines: $25,000.

5. The survey/platting of the land: $3,000.

6. Time and labor of city of Salida Planning Commission, Public Works and street departments,

bidding of the street rework, meetings, etc.: $30,000.

7. Rezoning: $10,000.

8. Sidewalks: $20,000.
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9. Property/building inspections: $5,000.

Estimate of donation/giveaway: $644,000.

Wow! This project is labeled as “affordable housing.” Affordable for whom? It’s affordable for the six

lucky families (chosen by CHT) that will get to live there and receive assistance if they can’t make

their house note. It becomes “affordable housing” because of the six-figure dollar donations.

I challenge City Treasurer Merrell Bergin to run the numbers and publish what the estimated dollar

amounts are of this project and the current expenditures to current date.

 

CHT should withdraw their application to vacate and rezone East Crestone and West Third Street

for “affordable housing.” The inclusionary ordinance provides for affordable housing in new

developments and subdivisions.

And as a safety issue: West Third street is already a busy road. Don’t introduce 50 trips per day by

the estimated 20 residents, six units and additional 12 cars onto this road.
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comments, cont'd
David Martin <dakotaw2k1@yahoo.com> Wed, Jun 17, 2020 at 8:12 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

The city needs to answer/address the concerns of Nancy:

 

CHT, council owe explanation

May 20, 2020

Dear Editor:

In an April 9 letter, Willie Dominguez made a bold claim: Chaffee Housing Trust (CHT) built eight

“affordable” units in the Two Rivers complex which were supposed to sell for $170,000, but actually

sold for $266,800.

If true, this is a scandal. CHT made a deal with the developer and Salida officials. In lieu of building

affordable housing themselves, the developer would deed this property to CHT to build affordable

housing. Were these units then sold at market value, not as “affordable”? What is the truth?

In an Oct. 26, 2018, Ark Valley Voice article, CHT Executive Director Read McCulloch said this

project is important because it’s the first time a project like this has been created in rural Colorado.

These units will be built and offered at 80 percent area median income – making home ownership

possible for first-time homebuyers. “That means we have gotten concessions so that the homebuyer

cost will be $170,000.” So, the promised $170,000 price tag claim is true.

What about the sale price? A check of the Chaffee County assessor’s website shows six of the eight

units sold between April 12, 2019, and May 30, 2019, for $266,800. (The other two were transferred

to ownership of “Read McCulloch-director.” Are they rentals?) Between the Oct. 26, 2018,

statements by McCulloch and the first sale six months later, the sale price increased an astounding

$96,800 per unit.

Where is enforcement from the city of Salida? Was there any language in the contract forcing CHT

to sell at the promised $170K? Was it known the sale price would be promised at $170K, then

jacked up to $266K just months later? Where did all that extra money go?

It might be a coincidence, but in the May 1 Mountain Mail McCulloch is quoted discussing the

current city of Salida plan to give CHT land at Third and Crestone to build five “affordable units”:
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“He said development homebuyers’ current unit prices are around $180,000. They were $170,000 in

2019 and by the time construction possibly begins in 2021, prices could be as high as $190,000, but

they do not know yet.” Huh! He is still saying prices for his units were $170K in 2019, even though

this proved to be false.

CHT and Salida city government first promised us sun, moon and stars with the Salida Crossings

development. After an expensive special election in September 2018, Salida Crossings was never

built − and no one has ever explained why. The city and Mountain Mail have avoided this story like

the proverbial plague.

The Two Rivers “affordable” units were sold at 157 percent of the promised price.

Now we’re supposed to trust CHT with free land at Third and Crestone?

It appears to me Chaffee Housing Trust operates less like a nonprofit and more like a development

company. The only difference is the seed money and land are donated by taxpayers, and CHT

reaps the reward. Both CHT and Salida City Council owe a thorough explanation.

Nancy Dominick,

Salida

 

Sent from Mail for Windows 10
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Bill Almquist <bill.almquist@cityofsalida.com>

More E. Crestone public hearing comments
David Martin <dakotaw2k1@yahoo.com> Wed, Jun 17, 2020 at 8:33 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

The following needs to be made available to all parties participating in any E. Crestone hearings/meetings to
ensure a fair and just decision is attained:

 

 

1.  Any and all prior records of any and all costs associated with street repairs, roadwork,
roadwork engineering, including any repaving for East Crestone Avenue within the last five
years.

 

2. Any and all records, communications, reports, studies, related to landslide hazard, land
slump, and appropriate mitigation of landslide and land slump hazards, and any and all
associated cost of mitigation including but not limited to geotechnical studies, hazard
insurance, retaining walls, etc.  

 

3. Any and all cost projections associated with the leveling of the proposed site at East
Crestone and West Third Street  to create a level building site. 

 

4. Any cost projections, estimates, communications, or other information related to
construction of a retaining wall related to the proposed project at East Crestone and West
Third Street.  Any and all communications, reports, or other information related to obtaining
hazard insurance to protect any and all structures from landslides or slump.

 

5.  Copy of any  geotechnical study of the proposed site at  East Crestone and West Third
Street, or any and all communications related to the stability or instability of the proposed
site, and the need for a  geotechnical study prior to any and all construction.

 

6.  Any and all records of any vehicle or pedestrian accidents at or near the the proposed
site at East Crestone and West Third Street.  Any and all traffic studies, communications,
reports, or other records describing or detailing pedestrian or vehicle  accidents at or near
the the proposed site at East Crestone and West Third Street or concerns related to the
safety of this location.
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7: Any and all records communicating with Chaffee County Sheriff department regarding
traffic changes / impacts to East Crestone & West 3rd Street this housing project could
impact.

 

8: Any and all records regarding wildlife studies.

 

9: Any and all records regarding why prior attempts by the City of Salida to develope this
property was 

terminated or abandoned.

 

10: All real costs a private citizen would pay for utilities to develope a residential site. (not
reduced developer costs such as discounted water tap fees, Excel energy single source
francise fees, etc..).

 

11: Were any other potential developers of this project considered ?

 

12: Were other property offers to purchase this site considered current timeframe and
through previous years ?

 

13: Labor hours/cost of all City personnel and costs incurred by the city including attorney
fees, surveys, etc associated with the E. Crestone project.
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May 18, 2020 

Salida Mayor and City Council members:                                                        
  
Recent arguments related to the proposed affordable housing units located at Crestone and 3rd Streets 
have motivated me to share my perspective.  Salidans have loudly voiced concerns about the need for 
housing for our teachers, medical support staff, firemen, cooks, waitresses, &……  The financial gulf 
between the rich and poor has widened, leaving many who now serve us on a daily basis with but one 
choice — to live miles from Salida where they are employed. 
  
 Salidans, we must not lose our blend of citizens — living next door to one another.  This highly respected 
virtue is one of the most attractive traditions that Salida has cherished for generations.  If we want to 
continue to enjoy the community spirit that makes Salida so attractive, we must share the space that is 
available with those who need it the most.  All of us, citizens and tourists alike, demand services that 
require low wage employees who, unfortunately, cannot afford to live in “their” town. 
  
When studying the city map, I smile at the peculiar design that has resulted from our forefathers 
decisions.  There are numbered & lettered streets going east/west & north/south  Then there are assorted 
named streets that create abrupt angles, abutting the original ones.  These intersections 
create  interesting street junctures. Traversing the maze when multiple cars appear is challenging. 
  
For safety reasons City Council and the Departments of Public Works and Police have redesigned a few 
of those intersections (Examples: along Teller at 5th/Park & 6th/C/Dodge).  More “triangles” exist across 
our city, creating unnecessary traffic as well as snow-plowing problems.  I consider these triangular 
footprints wasted use of space & encourage City Council to consider using more of the “triangles” for 
small affordable housing projects. 
  
When I first heard of the possibility of redesigning the Crestone/3rd Street intersection, I was delighted. 
There is very little space left within Salida’s perimeter for housing development.  This particular location is 
near downtown providing potential owners the opportunity to walk and/or bike to & from work so they 
don’t need duplicate vehicles. 
  
Some citizens complain that the “city” has done little to meet our housing crisis.  Now that they are 
considering assisting Chaffee Housing Trust with this project, citizens complain that the cost is coming out 
of their pockets.  I must remind all of you that NO Salida citizen pays property taxes to support the Salida 
city government.  
  
 Sales tax is the only portion that goes directly to running Salida.  That means that every person who 
spends money in Salida — Chaffee County citizens AND tourists — pay the exact same portion that 
Salida citizens pay to pave & plow our streets, maintain our parks & sidewalks, etc…….  How privileged 
Salidans are to have all those folks contributing to the support of our city.   
  
Older generations sometimes have a preoccupation with property rights at the expense of human 
rights.  We will be remembered by how we treat one another while we are on this planet, not by what we 
accumulate nor the view from the property we own. 
  
Eileen Rogers 

Salida Citizen 

1010 F Street 
539-4040 
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June 2020 

Jane Ewing    718 W 3rd Street Unit A 

West 3rd Street and East Crestone Avenue 

When I see the parcel of land under consideration by the Chaffee Housing Trust 
(CHT) for reconfiguration to build affordable housing, it concerns me the number 
of added residents who would access W 3rd Street from their driveways. W 3rd 
Street is a thoroughfare already dangerously busy. My fear is not only for those 
who already travel on W 3rd Street, but for the future residents who will have no 
other way to leave home than to back directly onto the street. The CHT’s plans 
that have been publicly shared reveal that there is inadequate, or at best minimal 
space, for a driveway or place to park one’s car. I wonder if the CHT is taking into 
consideration the risk they will place on travelers using W 3rd Street, people who 
live on that street, and the future residents who will be housed in the planned 
units. 
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Editor, Mountain Mail       June, 2020 

West 3rd Street and East Crestone Avenue 

I write to question the wisdom of the City Council’s and Planning Department’s 
consideration of giving away land in the 700 block of West Third Street to the 
Chaffee Housing Trust (CHT). If that happens, not only would the city of Salida 
accrue a large financial obligation by having to alter land, close a street, and 
relocate utilities, but it would allow the CHT to construct housing units that would 
exacerbate the already dangerous traffic flow along West 3rd Street, East 
Crestone, and M Streets. Should the City Council and Planning Department 
continue to pursue giving away the land in question to the CHT, I ask that they 
publicly list in detail the city’s financial obligations to do so and their traffic study 
report. 

Jane Ewing     718 West 3rd Street Unit A 
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Editor, Mountain Mail       June, 2020 

West Third Street and East Crestone Avenue 

The construction of residential units on city owned property near the 

busy intersection on either side of East Crestone Avenue and West 

Third Street will result in a traffic safety issue. My concern, beyond that 

of the fiscal responsibility for the city to revamp streets and property, is 

safety. 

The corridor of West Third Street and Crestone Avenue is used 

extensively by vehicles, pedestrians, and cyclists. This traffic is impacted 

by cars, vans, and trucks that are parked along the edge of the 

throughway. That added congestion is compounded by delivery trucks 

that daily weave around the parked vehicles, pause to leave mail and 

packages, and reenter the street. County sheriff cars travel this 

corridor, as well. There are no sidewalks nor is there a bike path here. 

This area is not a typical neighborhood, where homes often have single 

or double car garages, added parking spaces in driveways, and 

sidewalks to accommodate pedestrians. A traffic survey may reveal that 

the traffic is not heavy enough to cause a concern. The tally, though, 

does not consider the additional use I noted above. My understanding 

is that the proposed new units may or may not have even a single car 

garage or a driveway wide enough for a second vehicle. If there are five 

units, we can expect that each active resident would have one or two 

vehicles that will leave and arrive multiple times each day onto and 

from the already well-used streets. 

My issue with the planned development is the location and the impact 

it will cause by reconfiguring the land. Added vehicles here will raise the 

potential for accidents in this already chaotic traffic area. I send this as 

an alert, a caution, and a protest. 

Jane Ewing     718 West Third Street Unit A 
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Bill Almquist <bill.almquist@cityofsalida.com>

letter to P&Z
karen karnuta <karenkarnuta@gmail.com> Thu, Apr 23, 2020 at 11:02 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

Please get this to P&Z.
Karen

Karen Karnuta 
(Owner) 750 W 3rd Street

To The Salida Planning Commission.

I am one of the closest neighbors, the front door of my property faces Third Street directly across from the 
vacant triangle of land. 

I think this project will impact the neighborhood, and I think the density is high for the neighborhood. However, 
I support this project. 

I read a letter in the paper that said it will be “only” five houses. While five units is a drop in the bucket for what 
our city needs, to the five families who will live there it means everything. 

I know families who live in the Habitat houses, and families who live in the Housing Trust project in Two 
Rivers. The security, safety and comfort to these families makes all the difference. These families no longer 
have to worry about their rent going up, or having to move when their rental house is sold. Things many of us 
take for granted. 

Because of the difference secure housing will make in these families lives, I support this project though I 
believe it is not a perfect project. 

Karen Karnuta
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Bill Almquist <bill.almquist@cityofsalida.com>

another q on the crestone project
karen karnuta <karenkarnuta@gmail.com> Thu, Apr 23, 2020 at 5:34 PM
To: Bill Almquist <bill.almquist@cityofsalida.com>

thanks for passing that on. I am asking you to also give this letter stating the same thing to the P&Z board. The main thing is
the testing, they may not need to be engineered depending on the results. As a builder in this neighborhood,  I have a fair bit
of experience with this sand and I would hate to see the foundations crack.
Thanks for your time answering all my questions today!

To the Salida Planning Commission --

This project will be a better built project if the soils are tested, and foundations engineered if required by the 
test results. As this is not a city requirement, I recommend it is added to the project approval as a requirement.

If you look at the house I own, 750 W 3rd, the foundation is good and the house has not moved in over a 
hundred years. If you look across M Street to the house on the other corner, that house has had significant 
movement and the foundation is cracked and the house (I have been inside) is more than 12" out of level. The 
two houses are about 80 feet apart and were likely built in a similar time period.

The sand underlying the project is very variable in its ability to support the weight of a house. It is quite 
different from the cobble (rocks and sand) that underly most of the construction in town.  

Karen Karnuta

[Quoted text hidden]
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SUPPORT THE AFFORDABLE HOUSING PROJECT AT 3RD AND M STREET IN SALIDA

Repeatedly, the citizens of Salida indicated in surveys that affordable housing is the #1 issue facing our 
community - not even close with any other issue raised in these surveys.  

Findings of Housing Needs Assessment (2016), conducted at the request of Chaffee County, Salida, 
Poncha Springs, and BV, outline the monumental task in creating affordable housing.   This assessment’s 
findings are:  2,426 dwellings are needed, between the 60 – 120% area median income (AMI) to meet 
the current need.  889 dwellings in this same AMI range are needed to meet the future growth needs.  

Understanding the need and hearing its citizens’ housing concerns, Salida committed to assisting in the 
development of affordable housing.  After considering all City-owned property, Salida determined that 
the property at 3rd and M Streets is the best location now for affordable housing construction.  Part of 
this decision is based on the fact that this land is deemed not useable by the City of Salida for another 
purpose.

The Chaffee Housing Trust has been determined by the Salida as a good partner for the construction of 
affordable housing at 3rd and M.  The CHT is a proven developer of affordable housing, having 
constructed the Old Stage Road Rowhouses (6 units sold and 2 units rented to Salida citizens at under 
65% AMI).  This project was done in partnership with Natural Habitats in the Two Rivers development, 
as part of Salida’s inclusionary housing ordinance.  

The CHT also partnered with Fading West, developer of The Farm community in Buena Vista, to 
purchase 7 dwellings, find qualified lower income buyers, support these buyers in becoming qualified for 
financing, and assisting them in closing.  Currently, 3 buyers have closed on their new homes in The 
Farm.  Another will close in June, 2020.  Four other units will close to buyers between June and October, 
2020.   The mean AMI for these homes is 70%.

In all of the above instances, the CHT obtained grants for down payment assistance, assuring that these 
homes were made available at below-market prices and affordable to lower income buyers.  Grants 
acquired by CHT to provide down-payment assistance to date have totaled $230,000.  All of these 
homes are legally protected, permanently-affordable homes in perpetuity to future buyers in the same 
AMI as the original buyers.  

Who are the buyers/renters of these CHT-assisted affordable homes?  

In Salida: 

 construction worker for a local builder
 12-year middle school teacher with family
 employee of Pure Greens
 emergency room hospital employee 
 single-mom-employee of a local manufacturer with family
 local medical office administrator
 Columbine Manor employee
 Essential grocery store worker
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In BV:  

 first-year elementary school teacher
 Colorado Kayak Supply retail employee (closing in June)
 BV lumber yard employee
 BV Town employee.  

The affordable housing at 3rd & M is in keeping with Salida’s longtime tradition of diverse 
neighborhoods.  I urge citizens to support this project.

Ken Matthews, Vice-President, Chaffee Housing Trust
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Merrell Bergin 
PO Box 868 

Salida, CO 81201-0868 
mberginco@gmail.com 

 
 
June 18, 2020 
 
Mr. Bill Almquist 
Planner 
City of Salida 
448 East 1st Street 
Salida, CO 81201 
 

Re: Right of Way Vacation and Rezoning Application 
East Crestone Avenue and Part Lot 4-6 Strip C of Eddy Brothers Addition 

Planning Commission Public Hearing June 22, 2020 
 
Mr. Almquist, Members of the Planning Commission: 
 
I am writing in support of the proposed right of way vacation and rezoning application 
for the subject parcel.  Beginning with the community meeting on March 4, 2020 at the 
Scout Hut, I have listened carefully to all sides of the proposed six-unit workforce housing 
development, to be built in the area of East Crestone Avenue, 3rd and M Streets.  The 
proposal is a prime example of creative and forward thinking on the part of City Council, 
Economic Development staff, the Planning Commission, Chaffee Housing Trust and other 
community stakeholders committed to helping fill a small piece of Salida’s critical housing 
gap.  It makes a statement that the City will not rest until more opportunities for affordable 
housing exist, one small (but significant) project at a time. 
 
As a downtown property owner and 16-year resident, I appreciate the desire for people to 
maximize and protect their interests.  The City is doing just that.  Vacating the right of way 
and consolidating the zoning of these unique parcels allows the City to actively achieve the 
highest and best use of its holdings.  This is not for anyone’s monetary gain, instead it merely 
exchanges raw dirt for the greater public good - for ALL Salidans.  As it stands today, these 
parcels are not useful to anyone and the right of way only encourages motorists to cut 
through the residential area on their way elsewhere.  How does that help anyone? 
 
Are there challenges with this plan?  Sure; if it were cookie-cutter easy, this project would 
have been done long ago.  Planning and other City departments have put a lot of effort into 
finding solutions to make this work.  The only area not fully addressed, that might need 
more attention is how to calm and redistribute vehicle traffic among West 3rd Street, Poncha 
Boulevard and Crestone Avenue, by the Courthouse.  Careful and holistic planning for 
pedestrian, bicycle and vehicle traffic in the area should be done in any case.  Traffic 
engineering, calming and enforcement solutions are well within our reach, making the entire 
area better and safer for all. 
 
Beyond simple self-interests, dollars and cents I would urge all decision makers and  the 
community at large to look at the heartfelt stories of their neighbor’s housing insecurities 
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that were presented on May 28 by The Chaffee County Housing + Health, Dinner and a Movie 
Series.  These are real people with real needs and it’s in our power to make a difference. 
 
In each of these personal stories, significant obstacles were overcome with creativity and just 
plain hard work.  In each case, creative partnerships greatly improved people’s lives and 
health, while the community as a whole benefits.  The Planning Commission can help the City 
meet stated its goals for improving housing security through affordability, while increasing 
this area’s property values and revitalizing a desirable in-town neighborhood overall. 
 
An amazing amount of speculation, poor assumptions, fearmongering and wild financial 
estimates have already been put to the public, from a handful of abutting neighbors who 
favor their own interests rather than sharing in a sense of partnership with their neighbors 
and the larger community.  This is not “win-lose”, it is a win for all. 
 
Tonight’s public hearing and those that follow will bring out the real costs, facts and figures 
and should put to rest the “Not in My Backyard” fear factor being cast on this creative effort.   
 
This hearing should conclude that the requests for vacation and rezoning meet existing 
safeguards and codes, are reasonable and proper.  Granting these actions will move the 
project forward again for public comment and another hearing, with accurate costs and 
detailed plans.  If technical issues are raised tonight, please make every effort to remediate 
them.  I urge you vote “yes” and continue the process. 
 
 
 
 
Merrell Bergin 
Tel. 303-601-1785 
 
 
VIA EMAIL to: bill.almquist@cityofsalida.com 

199

https://www.housinghealthchaffee.org/stories
https://www.housinghealthchaffee.org/stories


Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone Public hearing signs are non-compliant
Michelle Parmeter <mparmete@yahoo.com> Thu, Jun 11, 2020 at 1:03 PM
Reply-To: "mparmete@yahoo.com" <mparmete@yahoo.com>
To: "bill.almquist@cityofsalida.com" <bill.almquist@cityofsalida.com>
Cc: "harald.kasper@salidaelected.com" <harald.kasper@salidaelected.com>, Mike Pollock
<mike.pollock@salidaelected.com>, "dan.shore@salidaelected.com" <dan.shore@salidaelected.com>,
"jane.templeton@salidaelected.com" <jane.templeton@salidaelected.com>, "justin.critelli@salidaelected.com"
<justin.critelli@salidaelected.com>, "alisa.pappenfort@salidaelected.com" <alisa.pappenfort@salidaelected.com>,
Glen Van Nimwegen <glen.vannimwegen@cityofsalida.com>, Nina Williams <nwilliams@mdbrlaw.com>, Drew
Nelson <drew.nelson@cityofsalida.com>

One sign per property is required by code: "Notice shall be posted by the applicant on the subject property...." 

There are 2 applications for 2 properties being discussed, rezoning E. CRESTONE property and vacation. 
E. CRESTONE property that is going to be rezoned did not meet 15 day and applicant placement requirement
plus full disclosure. The 3rd W Public notice did not meet full disclosure requirement.

Sent from Yahoo Mail on Android

On Thu, Jun 11, 2020 at 12:48 PM, Bill Almquist
<bill.almquist@cityofsalida.com> wrote:

For reference, I am attaching photos showing that the site was posted in multiple locations (only one location
is required by the Code) on Friday, June 5th. I am also attaching a photo of the replacement notice that I
constructed at the corner of W. 3rd and E. Crestone Ave. on Monday, June 8th, after I learned that the
postings had blown off in Saturday's "derecho." I also attempted to re-secure one of the other notices to the
stop sign, but it appears that sign fell down again. The sign at the corner of W. 3rd and E. Crestone Ave.
remains. 

On Thu, Jun 11, 2020 at 12:03 PM Michelle Parmeter <mparmete@yahoo.com> wrote:
The city’s lack of transparency is appalling with respect to E Crestone vacation and adjoining property
rezoning and it is a travesty of civil and fair government.  The public hearing signs for the applications to
rezone and vacate are non-compliant to meet the 22 Jun Public Hearing.

The sign on E. Crestone (attached) was blown away last Saturday lasting less than 20 hours.  It was
replaced by Bill at 345 pm on Monday and was promptly blown up the street by wind.  It was placed in its
current state the next day by an elderly gentleman who walks up E. Crestone every day.  It looks like trash
in the ditch.

The notice posting has not met the 15-day requirement for public hearing nor was it posted in its current
state by the applicant.  The notice also did not mention the donation of land thereby not fully disclosing the
purpose of the public hearing. The above are violations of public hearing notice posting requirements.

It also used legalese most people do not understand.  Most people do not know that vacation of E.
Crestone means the street is going away which further exemplifies the City’s lack of transparency.

The following was sent to Bill Almquist on 8 June 2020:

One of your signs met its demise with the wind again this afternoon after you left.
I counted the hours the signs were up and took pictures. 
You did not meet the full 15 days required for public hearing notices being displayed on the property prior
to the public hearing.
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You also didn't fully disclose the full intent of vacation and rezoning ... eventual donation of land that
provides government services which is an illegal donation.
You also didn't make them sturdy or waterproof. 

QED: The 22 June meeting has to be moved.

Regards,
Michelle M Parmeter 
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Sent from Yahoo Mail on Android

-- 
Bill Almquist
Planner

                                  
(719) 530-2634
bill.almquist@cityofsalida.com 

"M.S.H.G.S.D"
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comment 1.
Michelle Parmeter <mparmete@yahoo.com> Wed, Jun 17, 2020 at 7:47 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

 

Please be aware that Mayor’s and council’s behavior has instilled mistrust and lack of transparency with the
public by only hearing CHT’s side during the City Council meetings on 15 Oct 2019 and 16 Mar 2020. 

 

15 Oct 2019 council meeting did not include all parties as only CHT was represented.  The agenda item was
nebulous and didn’t invoke a reason for citizens to look further in the package: 

 

Agenda item 6.g  Request for Property Donation – Chaffee Housing Trust (Administration)

 

An average citizen would not be alarmed by this agenda item and would not consider looking at the package to
see if it impacts them.  The details of the agenda item were buried in a 31 MB package and found on page 193
of 219 pages further exemplifying the City’s lack of transparency. The package included a property survey that
would require the city to donate land to the abutting property owner not CHT.   City council present at this
meeting included Dan Shore and Cheryl Brown-Kovacic (council member at the time). Both have conflict of
interests.  Dan shows bias toward CHT as he is donator to CHT and Cheryl was on the CHT advisory board. 
Cheryl motioned to approve the request to begin vacation of the land.  All these behaviors further support a lack
of transparency from the City deepening mistrust.

 

16 March work session did not include all parties.  It was held 6 days after the Governor requested COVID
emergency disaster.  No teleconferencing options were provided for this meeting.  The meeting was biased
toward CHT as citizens being cautious about COVID spread were not provided an avenue to participate and
were discriminated. Read, CHT executive director, had the mayor and council’s undivided attention for over an
hour.  The opposition’s comments from the 4 Mar community meeting were not accurately presented by the
Planning Commission.  Recap of 4 March meeting  in the 16 March working session shows bias by using
“perceived” and not accurately reflecting the comment on affordable housing survey.

“Attendees were largely in opposition to the project due to perceived to property values, questioning the need of
affordable housing and implications for traffic and transportation.”

 

The opposition stated the survey did not accurately reflect the views of all Salida citizens.  A valid survey should
have 80% response rate.  The survey has a 12% response rate. The survey only asked if affordable housing
was an issue.  It did not ask if affordable housing means home ownership. It did not ask if people would prefer
to own or rent affordable housing. It did not ask the city to vacate a busy public street.  The following is the list
from 4 Mar meeting.  The city has not provided response and did not attempt to impartially acknowledge the
opposition:

 

Why is CHT not building rentals?
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What were the criteria for determining available lots?

What lots did the City of Salida determine were available?

What does the timeframe or timeline look like?

Why is the property going to be rezoned?

That the project will lower our property values

That the survey that addresses affordable housing as a number one concern of Salida

Citizens does not reflect the views of Salida citizens accurately .

Clarity on the deed management and intergenerational transfer of deeds.

That the process is moving too fast.

 

 

Sent from Mail for Windows 10
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E. Crestone Public hearing comment 2 
Inbox x 

 
Michelle Parmeter 
 

Wed, Jun 17, 7:48 AM (1 day ago) 
 
 
 to me 

 
 

The city continues to ignore the fact that the E. Crestone public hearing signs are non-

compliant.  They did not meet full 15 day posting period nor did they accurately describe the 

nature of the public hearing. The public notice signs further instill public mistrust as they do not 

draw the attention of passing cars, bikes or walkers.    The signs are 27” off the ground and are 

not visible to passing cars. They don’t even look like good garage sale signs.  See example of 

useful public notice signs. 
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Please provided Chain of Custody of digital evidence that supports the pictures metadata were 

safe from secondary tamperring. 

  

One sign per property is required by code: "Notice shall be posted by the applicant on the subject 

property...."  

  

There are 2 applications for 2 properties being discussed, rezoning E. CRESTONE property and 

vacation.  

E. CRESTONE property that is going to be rezoned did not meet 15 day and applicant placement 

requirement plus full disclosure. The 3rd W Public notice did not meet full disclosure 

requirement. 

Sent from Yahoo Mail on Android 

206

https://go.onelink.me/107872968?pid=InProduct&c=Global_Internal_YGrowth_AndroidEmailSig__AndroidUsers&af_wl=ym&af_sub1=Internal&af_sub2=Global_YGrowth&af_sub3=EmailSignature


  

On Thu, Jun 11, 2020 at 12:48 PM, Bill Almquist 
<bill.almquist@cityofsalida.com> wrote: 
For reference, I am attaching photos showing that the site was posted in multiple locations (only 

one location is required by the Code) on Friday, June 5th. I am also attaching a photo of the 

replacement notice that I constructed at the corner of W. 3rd and E. Crestone Ave. on Monday, 

June 8th, after I learned that the postings had blown off in Saturday's "derecho." I also attempted 

to re-secure one of the other notices to the stop sign, but it appears that sign fell down again. The 

sign at the corner of W. 3rd and E. Crestone Ave. remains.  

  

On Thu, Jun 11, 2020 at 12:03 PM Michelle Parmeter <mparmete@yahoo.com> wrote: 

The city’s lack of transparency is appalling with respect to E Crestone vacation and 
adjoining property rezoning and it is a travesty of civil and fair government.  The 
public hearing signs for the applications to rezone and vacate are non-compliant to 
meet the 22 Jun Public Hearing. 
  
The sign on E. Crestone (attached) was blown away last Saturday lasting less than 
20 hours.  It was replaced by Bill at 345 pm on Monday and was promptly blown up 
the street by wind.  It was placed in its current state the next day by an elderly 
gentleman who walks up E. Crestone every day.  It looks like trash in the ditch. 
  
The notice posting has not met the 15-day requirement for public hearing nor was it 
posted in its current state by the applicant.  The notice also did not mention the 
donation of land thereby not fully disclosing the purpose of the public hearing. The 
above are violations of public hearing notice posting requirements. 
  
It also used legalese most people do not understand.  Most people do not know that 
vacation of E. Crestone means the street is going away which further exemplifies the 
City’s lack of transparency. 
  
The following was sent to Bill Almquist on 8 June 2020: 
  
One of your signs met its demise with the wind again this afternoon after you left. 
I counted the hours the signs were up and took pictures.  
You did not meet the full 15 days required for public hearing notices being displayed 
on the property prior to the public hearing. 
You also didn't fully disclose the full intent of vacation and rezoning ... eventual 
donation of land that provides government services which is an illegal donation. 
You also didn't make them sturdy or waterproof.  
  
QED: The 22 June meeting has to be moved. 
  
Regards, 
Michelle M Parmeter  
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comment 3
Michelle Parmeter <mparmete@yahoo.com> Wed, Jun 17, 2020 at 7:48 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

Even though the code only requires letters go to properties 175 ft from subject property, the city has further
instilled mistrust by not making it clear to the Mesa and west-side neighborhoods that the proposed  Crestone
corridor to/from downtown is being eliminated and they will be impacted. 

 

 

Sent from Mail for Windows 10
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comment 4
Michelle Parmeter <mparmete@yahoo.com> Wed, Jun 17, 2020 at 7:49 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

 

 

City council approved the motion for city staff to begin the application process for E. Crestone vacation on 15
October 2019. The section of land proposed to be vacated in this motion is different than the E. Crestone
vacation application proposed section of land submitted by City of Salida/Chaffee Housing Trust (CHT).  The
difference between the land section in what was approved with Council motion and what is part of the vacation
application is a piece of land that abuts a private property owner.  The action by the City of Salida to begin
vacation of land that was not approved in the 15 October motion and to change the section of land in the
vacation application to benefit CHT is unethical and shows blatant bias toward CHT. Had the City of Salida kept
with the approved by motion land vacation section, the City would have to quick claim deed the land to the
abutting property owner. Since the city is both the applicant and approver of this application, they are the plaintiff
and judge at the same and just talking about the application in City offices/staff meetings without the defendants
(concerned citizens) being present is also unethical. 

 

Sec. 16-6-130. - Vacation of recorded plat, right-of-way or easement.
(2) Quitclaim Deed. Whenever the City approves an application vacating a public right-of-way, the
City shall provide abutting landowners with a quitclaim deed for the vacated lands. Each abutting
landowner shall be deeded that portion of the vacated right-of-way to which the owner's land is
nearest in proximity.

 

According Colorado Constitution Article XXIX Ethics in Government Section 1c, local government officials or
employees shall avoid conduct that is in violation of their public trust or that creates a justifiable
impression among members of the public that such trust is being violated.

 

Colorado Constitution Article XXIX – Ethics in Government

Section 1. Purposes and findings.

(1) The people of the state of Colorado hereby find and declare that:

 

(a) The conduct of public officers, members of the general assembly,

local government officials, and government employees must hold the

respect and confidence of the people;

(b) They shall carry out their duties for the benefit of the people of the
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state;

(c) They shall, therefore, avoid conduct that is in violation of their

public trust or that creates a justifiable impression among members of

the public that such trust is being violated;

 

It is the duty of all public servants to ensure that the public's money is spent as efficiently as possible and
that programs are provided effectively, without discrimination or prejudice, with transparency and without
waste of money or resources

 

Although CHT and the City have made E. Crestone about affordable housing to feed on the goodwill of citizens,
E. Crestone vacation opposition is not about to have or to not have affordable housing. It is about public safety,
fiscal responsibility and ethics.

 

 

Sent from Mail for Windows 10
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comment 5
Michelle Parmeter <mparmete@yahoo.com> Wed, Jun 17, 2020 at 7:50 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

 

E. Crestone opposition is not about to have or to not have affordable housing.

While data will support that Salida needs affordable housing, the fiscal and safety data does not support it on E.
Crestone. Providing affordable housing is the right thing to do but E. Crestone is the wrong place. In addition to
public safety and fiscal responsibility issues surrounding the vacation and rezoning of property, there is already
affordable housing 1000 ft from the projected development site (HUD housing at Mesa/Crestone).  This section
of the city is already “scattered” with affordable housing.  The development code needs to reflect that all
neighborhoods equally share the responsibility of affordable housing scattering. 

CHT and the City unfortunately has made E. Crestone about affordable housing to feed on the sympathy of
goodwill.  The City’s benevolence and emotions have succumbed to believing E. Crestone development is
viable location for affordable housing. The affordable housing platform cannot be an excuse to ignore public
safety and fiscal responsibility.  

 

Fiscal responsibility

       Applicant screening process 

Research should be done on organization’s processes and practices before donating to that organization. 
Noble cause alone cannot be grounds for donations.  Donations should not be given to an organization with
processes susceptible to fraud and that are not equitable.  

CHT’s applicant screening process has been recently been abused and is susceptible to fraud.

The following screen shots have been redacted for the individual’s name; however, the name of the applicant is
public knowledge due to our county tax assessor database, county website and social media.  

The applicant is the BV lumberyard employee mentioned in the 27 May 2020 Mountain Mail editorial by Ken
Matthews.  The applicant is a 21-year-old male. The BV lumberyard employee bought the CHT house on 27
March 2020, quit his lumberyard job on 3 Apr 2020 and started as a Chaffee County Detention officer on 6 Apr
2020.  The Chaffee County Detention officer job pays $42K/year which is over the minimum income allowed for
CHT housing for a single person.  It takes more than 10 days to get hired by the county as a detention officer.  A
screening process that allows this is not fair to those that really need help … even non-low income individual get
the opportunity to buy a house at age 21.

       Cost

The land value alone ranges from $360K to $430K.  Harald is selling his .16 acres on Hillside for $144K. The tax
value on .17 acres in town is around $120K.

E. Crestone property is .17 acres

E. Crestone vacated street is .18 acres

M. Street property is .17 acres  (from county tax accessor)
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P.T’s requirement for selecting viable lots around town were that they were shovel-ready. Rezoning, vacating a
street and moving utilities does not constitute shovel-ready.  The citizens asked for the requirements for
selecting viable lots numerous times and we have not been given an answer.

Drew Nelson’s comment that E. Crestone is an “odd” angle so it must go away is not a valid argument.  There
are at least a half dozen “Bermuda” triangles around town … some of them with parks. Parks are shovel-ready.

 

Public Safety

o            E. Crestone is the most natural flowing corridor to/from downtown to/from the Mesa. It is the natural
extension of Highway 160.   It is the least restricted corridor as well: no stop signs or yield signs.

o            Traffic study performed on E. Crestone is invalid due to decrease activity in these pandemic times. Any
numbers from the traffic study should be doubled or tripled to accurately reflect vehicular traffic volumes.  The
traffic study also does not count any pedestrian or bicycle traffic. 

o            You are taking away a major traffic route from the Mesa and routing vehicles and cars through a
congested road (Crestone) in front of the courthouse and county buildings as well as through an unsafe
intersection (Crestone and Poncha).

o            Routing traffic via H 291 is longer is distance and traverses a busy section of 1st Street. 

o            Last week, we saw 4 Sheriff vehicles and 2 Salida police vehicles scream up E. Crestone in a period of
2 hours.

o            A minute increase in response times increases mortality by between 8 (measured 1 day after the initial
incident) and 17% (measured 90 days after the initial incident).  By eliminating E. Crestone, you are increasing
the emergency response time from the fire station to the Mesa neighborhoods.  Does the city really want to be
liable for the increase of mortality?

o            By eliminating E. Crestone,  you putting vehicular, pedestrian and bicycle traffic to/from the Mesa in
danger.

 

While I applaud your intent to help affordable housing issues, affordable housing cannot trump public safety or
fiscal responsibility. 

 

Michelle M Parmeter 
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Sent from Yahoo Mail on Android
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E. Crestone public hearing comment 6 
Inbox x 

 
Michelle Parmeter 
 

Wed, Jun 
17, 7:51 AM 
(1 day ago) 

 
 
 

to me 

 
 

  

City council approved the motion for city staff to begin the application process for E. Crestone 

vacation on 15 October 2019. The section of land proposed to be vacated in this approved 

motion (see first image) is different than the E. Crestone vacation application proposed section of 

land submitted by CHT/City of Salida (see second image).  The difference between the land 

section in what was approved by Council motion and what is part of the vacation application is a 

section of land that abuts a private property owner (see third image).  The action by the City of 

Salida to begin vacation of land that was not approved in the 15 October Council motion and to 

change the section of land in the vacation application to benefit CHT is unethical and shows 

blatant bias toward CHT. Had the City of Salida kept with the approved by motion land vacation 

section, the City would have to quick claim deed the land to the abutting property owner  (Pryor 

resident). It is also a conflict of interest for any public servant to take a premeditated impartial 

position on any application.  

  

City of Salida Municipal Code Sec. 16-6-130. - Vacation of recorded plat, right-of-way or 

easement.  

(2) Quitclaim Deed. Whenever the City approves an application vacating a public right-of-way, 

the City shall provide abutting landowners with a quitclaim deed for the vacated lands. Each 

abutting landowner shall be deeded that portion of the vacated right-of-way to which the owner's 

land is nearest in proximity. 

  

According Colorado Constitution Article XXIX Ethics in Government Section 1c, local 

government officials or employees shall avoid conduct that is in violation of their public trust or 

that creates a justifiable impression among members of the public that such trust is being 

violated. 

  

Colorado Constitution Article XXIX – Ethics in Government 

Section 1. Purposes and findings. 

(1) The people of the state of Colorado hereby find and declare that: 

(a) The conduct of public officers, members of the general assembly,  

local government officials, and government employees must hold the  

respect and confidence of the people; 

(b) They shall carry out their duties for the benefit of the people of the  

state; 

(c) They shall, therefore, avoid conduct that is in violation of their  
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public trust or that creates a justifiable impression among members of  

the public that such trust is being violated; 

  

Reference Colorado Independent Ethics Commission 

handbook: https://www.colorado.gov/pacific/sites/default/files/IEC_Ethics_Handbook_2016.pdf 

  

It is the duty of all public servants to ensure that the public's money is spent as efficiently as 

possible and that programs are provided effectively, without discrimination or prejudice, with 

transparency and without waste of money or resources. Adding to the previous list from Friday’s 

email, affordable housing cannot trump public safety, fiscal responsibility or a code of ethics.  I 

want to believe I can trust the City of Salida to move in the ethical direction with respect to the 

E. Crestone vacation application.  

  

Michelle M Parmeter  
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Bill Almquist <bill.almquist@cityofsalida.com>

E Crestone public comment 7
Michelle Parmeter <mparmete@yahoo.com> Wed, Jun 17, 2020 at 7:50 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

CHT housing is not affordable.

Even with land donations, the price per square foot for CHT housing is unaffordable:

Salida – Two rivers house sold on 19 April 2019 for $266.8K with 828 sq ft comes to $322/sq ft

BV- The Farm house sold on 27 March 2020 for $213.5 K with 930 sq ft comes to $230/sq ft

The cost per square foot to build a basic home in Colorado is $150/sq ft.  Any developer or individual given free
land should be able build a house for less than $230-322/sq ft.   Is a nonprofit corporation profiting from this
difference in cost per square foot, $140K and $74K, respectively for the homes mentioned above? Is this really
affordable?  You decide.

Whether you are an individual,  business or municipality, donations and grants to organizations should not be
given on noble cause alone.  In the case of the City of Salida:

•         What oversight/due diligence is done by City of Salida before donating to any organization?

•         Where is City of Salida’s checklist used as criteria for screening eligibility of organizations requesting
donations?

•         What percentage of the donations goes toward salaries and operational expenses for the organization? 

•         What is the organization’s five-year plan for growth (employees and assets)?

•         Is the business model of the organization fiscally sound, sustainable and resilient?

•         Does the organization protect personal individual information according to PII (Personally Identifiable
Information) cyber security best practices?

 

Money used to provide donations and grants to organizations comes from taxpayers (income, property and
sales tax).  CHT’s request for E. Crestone land donation by the City of Salida is misuse of the affordable
housing platform and taxpayer benevolence.  City council is being negligent by donating to any organization that
doesn’t adhere to consistent, objective, safe and fair business processes.
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comment 8
Michelle Parmeter <mparmete@yahoo.com> Wed, Jun 17, 2020 at 7:50 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

The applications submitted by Chaffee Housing Trust (CHT) for vacation of E Crestone and rezoning the
collective land to R2 should be null and void:

https://cityofsalida.com/wp-content/uploads/3.16.20-Packet.pdf

The applications were signed only by CHT executive director on 6 February 2020 as applicant/agent. The
applications were submitted to the City by CHT just before the 4 March 2020 community meeting. The City of
Salida was hand-written in as co-applicant on the applications sometime after the submission by CHT. The
owner signature block was left unsigned.

CHT is not the owner of the land therefore should not be able to request vacation or rezoning of land.  The land
is owned by the citizens of Salida. CHT is a non-profit corporation with over $1.5M in assets in 2018 (obtained
from 2018 tax form 990). City council is overstepping their boundaries by sole-sourcing affordable housing
development to CHT.

The applications cherry pick sections from the 2013 city comprehensive plan as the reason for
vacating and rezoning; however, the plan clearly states, “The City of Salida does not directly provide
affordable housing for the community.”  How much more direct can you get than donating citizen-
owned land, city services and city labor?  A comprehensive plan is not law … rather it is a guide of
vision.

https://cityofsalida.com/wp-content/uploads/Complete-Comprehensive-Plan.pdf

H-II.1 – Promote new development projects that contain a variety of housing, including affordable
units.

Action H-II.1.a – Any residential development at the Vandaveer Ranch should include a significant
affordable housing component.

Action H-II.1.b – Consider adoption of an inclusionary zoning ordinance.

Action H-II.1.c – Seek changes to the Land Use Code to ensure that affordable housing is
interspersed throughout the city, maintaining diversity in existing neighborhoods.

The comprehensive plan does not recommend vacating a busy street and donating city assets,
services and labor for affordable housing.

The planning commission meeting scheduled for May 26th to review these applications should be
canceled due to the invalid submission of applications by CHT or at the very least postponed due to
the state order requiring group gatherings be less than 10 people.

Rezoning and vacating of land requires a major impact review by the City Council. If indeed the city continues to
review these invalid applications, the City Council should recuse themselves due to conflict of interest based on
their lack of impartiality (non-signatory co-applicant) and conspiracy of personal agendas.  We live in a
democratic society. The council cannot be the judge, jury and executioner for these applications. Where are the
checks and balances in this process if City council can give away city land and services without due process?
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comment 9
Michelle Parmeter <mparmete@yahoo.com> Wed, Jun 17, 2020 at 7:53 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

The application for vacation of E. Crestone/rezoning of land to R2 and subsequent donation of land to CHT
should be stopped due to the following reasons:

1. E. Crestone does serve governmental purposes. A City-owned utility sewer line runs underneath it.   This
contradicts Nelson’s statement in the 1 May 2020 Mountain Mail article: “Nelson cited Colorado Revised
Statutes 31-15-713 when he said real estate owned by a municipality not used for governmental
purposes may be transferred via ordinance. Since there has been no governmental use of the property in
question, it is eligible to be transferred by ordinance.”

2. A traffic study conducted during Stay/Safer at home Executive Orders is being used to support the
vacation of E. Crestone.  It is not a valid traffic study due to COVID-19 and the closing of Chaffee County
to tourism.

3. The vacation causes injury to the surrounding neighborhoods.  It is non-compliant with Municipal Code
Section 16-4-110: “… shall not cause undue traffic congestion, dangerous traffic conditions or
incompatible service delivery, parking or loading”

a. Increases traffic/parking on an already busy street
b. Re-routes Mesa traffic to Crestone Ave which is already burdened with traffic/parking issues

around the courthouse and county buildings.
c. Lacks realistic/safe residential parking for the proposed units.  Even though city code only

requires 1 parking space/unit, actual parking space/unit usage is closer to 2-3. Proposed residents
will have to park additional vehicles somewhere on 3rd street and walk/cross on an unsafe street.

4. The donation of city land and services is not fiscally prudent or legal.
5. The use of our electric franchise fee fund collected from Exel Energy(1% of our energy bills) to help with

undergrounding current utilities for the site needs to be prevented.   This money is for use by all residents
to assist with undergrounding utilities.

Instead of cramming six 35 ft tall buildings on .17 acres and jeopardizing the safety of our citizens in
surrounding neighborhoods, the land on E. Crestone should be designated as a pollinator garden perhaps to
commemorate our City’s fallen civil servants. The land has 7 trees and native rabbitbrush which is beneficial to
migrating butterflies.  We need more green zones in Salida and less structures polluting our skyline.
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comment 10
Michelle Parmeter <mparmete@yahoo.com> Wed, Jun 17, 2020 at 7:54 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

 

In the Friday February 27th, 2020 Mountain Mail, there was an article outlining Chaffee Housing Trust’s meeting
on Thursday March 5th during which CHT plans on giving updates on recent activities.  What the article fails to
mention is a major request of CHT that is in the works:

The CHT is applying to have the City-owned lots (triangles) on either side of E. Crestone Ave where
intersects 3rd St. donated to the CHT. This would include the vacation of that short section of E.
Crestone between 3rd and M. The lot created would allow the construction of 5 units + and ADU on the
south side of the lot, backed up to the east side for affordable housing.

On October 15, 2019, the council unanimously approved vacation of E. Crestone Ave without a no-injury, traffic
or emergency response impact assessment. CHT was the only side represented in the 15 Oct meeting. In early
November 2019, the city had the property surveyed at the city’s expense.  In late February 2020, the city started
removing street signs on W 3rd Street.   CHT is announced the development of that property for affordable
housing on March 4th, 2020 at 600 PM in the Scout Hut.  CHT further continued development discussion without
opposing parties at the 16 March 2020 City council work session.

Property values surrounding the lots average over $500K.  The average price of the affordable housing will be
$265K.  A 2017 Stanford affordable income housing study indicates that housing of similar value surrounding
affordable housing does not see a negative impact; however, surrounding housing that is valued well-above the
affordable housing value does see a negative impact to value.

The 2018 inclusionary housing ordinance requiring 12.5% affordable homes is for new annexations and
developments of 5 or greater units.  Salida has plenty of large undeveloped zones that will provide affordable
housing due to the inclusionary housing ordinance.  Decisions by the council around affordable housing need to
be fair, informed and least impactful to its citizens.

 

 

Sent from Mail for Windows 10
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Bill Almquist <bill.almquist@cityofsalida.com>

E. Crestone public hearing comment 11
Michelle Parmeter <mparmete@yahoo.com> Wed, Jun 17, 2020 at 8:49 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

Please explain why Salida Municipal code does not explicitly state which decisions the
city considers quasi-judicial.  This is best practice.

Does the City of Salida have a published code of ethics? If not, why? Does the city have
certified ethics training for its personnel?

Please explain why Salida Mayor and City council did not ask if opposing party was
represented at the 15 Oct 19 and 16 Mar 20 council meetings.

By not asking, these meetings even though they were public are analogous to a judge
allowing court proceedings to occur without opposing council.

 

 

Sent from Mail for Windows 10
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Bill Almquist <bill.almquist@cityofsalida.com>

FW: Letter of support for affordable housing
1 message

Glen VanNimwegen <glen.vannimwegen@cityofsalida.com> Mon, Jun 1, 2020 at 10:13 AM
To: bill.almquist@cityofsalida.com

 

 

 

              Glen Van Nimwegen, AICP

       Community Development Director

 

From: robert weisbrod [mailto:weisbr9@yahoo.com] 
Sent: Sunday, May 31, 2020 8:45 PM
To: glen.vannimwegen@cityofsalida.com
Subject: Le�er of support for affordable housing

 

 

submit.

 

Dear Editor,

            I ask your readers to support the efforts to create affordable housing in Salida, including the East
Crestone street vacation to create a buildable lot. As a result of home ownership through the Chaffee Housing
Trust, I’ve been able to stay in my current job at the hospital. As a renter, it was getting too expensive for me to
stay in Salida and I would have left town. Instead, I’m not stressed about getting kicked out of my place because
they are going to sell it, or raise the rent yet again to where I can’t afford it. My home is a lot nicer than rentals
I’ve lived in. I’m getting to know my neighbors here, which didn’t happen in a rental. I’m developing community
with other homeowners, I can garden here, and I have stability, socially and financially with fixed monthly
housing payments that will not go up.
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            Employees that work here should be able to live here. It is good for businesses because workers stay
longer. They do less commuting (less environment impact). Workers who live in the community spend most of
their money in the community, contributing to the tax base, supporting local businesses. As a percentage of their
income, they spend more than wealthy residents and visitors. Moderate amounts of tax dollars should be spent
on supporting workforce. Tax dollars are spent beautifying the city for tourists, on roads, schools, and other
essential things. Aren’t workers essential to our economy? 

Please, let’s help out our local employees and our community, we’ll all be happier in the end. 

Robert Weisbrod

Sent from Yahoo Mail for iPhone
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Bill Almquist <bill.almquist@cityofsalida.com>

East Crestone Avenue Right of Way Vacation
Gregory Smith <gsmith@cruzio.com> Fri, Jun 19, 2020 at 11:50 AM
To: bill.almquist@cityofsalida.com
Cc: gsmith@cruzio.com

Bill,

 

I have to object to this complete fiasco.  Taking a highly used city street out of use and giving it away to private
ownership is ultimately the worst planning proposal that I have seen in my years of being an architect.  The
street also functions as a public utility corridor that will now have those public utilities bisect private property. 
 The number of issues and problems that this creates destroys any semblance of logic for the contrived benefits
this action will offer.  I’m sorry that the reputation of the Planning Department along with the Planning
Commission, and City Council will be diminished if this action goes thru.

 

Gregory Smith

20 Trailside Circle

Salida, Colorado 81201

 

(831) 247-2219

gsmith@cruzio.com
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