
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 

February 28, 2023 - 6:00 PM 

AGENDA 

Email public comments to: publiccomment@cityofsalida.com 

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

CALL TO ORDER BY CHAIRMAN – 6:00 PM 

ROLL CALL 

APPROVAL OF THE MINUTES 

1. January 23, 2023 - Draft Minutes 

UNSCHEDULED CITIZENS 

AMENDMENT(S) TO AGENDA 

PUBLIC HEARINGS 

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

2. Groover Annexation - The applicant's, Dewey and Lorita Groover, are requesting approval to annex 
their .65 acre property located at 7285 County Road 160. 

3. Groover Zoning - Major Impact Review - The applicant's, Dewey and Lorita Groover, are requesting a 
zoning designation of the Medium Density Residential (R-2) zone district should their property be 
annexed. 

UPDATES 

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. 

1



 

PLANNING COMMISSION REGULAR 
MEETING 
448 E. 1st Street, Room 190 Salida, Colorado 81201 

January 23, 2023 - 6:00 PM 

MINUTES 

Email public comments to: publiccomment@cityofsalida.com 

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

CALL TO ORDER BY CHAIRMAN – 6:00 PM 

PRESENT 
Chairman Greg Follet 
Vice-Chair Francie Bomer 
Commissioner Giff Kriebel 
Commissioner Judith Dockery 
Commissioner Michelle Walker 
Commissioner Brian Colby 
Alternate Commissioner Dan Bush 
 
ABSENT 
Commissioner Aaron Derwingson 
 

ROLL CALL 

APPROVAL OF THE MINUTES 

1. December 13, 2022 - Draft Minutes 

Motion made by Vice-Chair Bomer to approve the minutes, Seconded by Commissioner Walker. 
Voting Yea: Chairman Follet, Vice-Chair Bomer, Commissioner Kriebel, Commissioner Dockery, 
Commissioner Walker, Commissioner Colby, Alternate Commissioner Bush 

THE MOTION PASSED.  
 

UNSCHEDULED CITIZENS – Doug Mendelson spoke as an unscheduled citizen.  

AMENDMENT(S) TO AGENDA- NA 

PUBLIC HEARINGS 

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

2. Amendments to Chapter 16, Article VIII of the Salida Municipal Code -  The proposal is for 
amendments to Chapter 16, Article VIII regarding Design Standards for Stormwater Management and 
Grading and Erosion Control. 

   A. Open Public hearing – 6:01pm 

   B. Proof of Publication – 

        C. Staff Review–  

 Public Works Director, David Lady, reviewed the application. Mark Rocheleau was also present to 
answer questions.  

 Commission asked the following:  
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 Are some developers putting detention facilities underneath parking and by doing that, would 
it exclude number three? 

 To what degree does that protect the environment or help the developer? 

 If there is a natural water flow on a particular site, to what degree is that a consideration to 
maintain rather than designing something new? 

 Does this only apply to Major subdivisions? Does this not apply to minor subdivisions? 

 Add “City of Salida” to the Design Criteria Manual  

 Does this relate to a 100 year floodplain? 

 Is the intent of these edits to be more conservative and account for stronger storms? 

 Is the City of Salida Design Criteria Manual updated frequently? 

 D. Applicant’s Presentation- 

   E. Public Input –  NA 

        F. Close Public Hearing – 6:21pm 

       G. Commissioner Discussion –    

       H. Commission Recommendation – 

Motion made by Vice-Chair Bomer to recommend City Council approve the proposed text amendments 
to Chapter 16 of the Salida Municipal Code regarding Design Standards for Stormwater Management 
and Grading and Erosion Control noting the two points of change or correction. Seconded by 
Commissioner Walker. 

 
Voting Yea: Chairman Follet, Vice-Chair Bomer, Commissioner Kriebel, Commissioner Dockery, 
Commissioner Walker, Commissioner Colby, Alternate Commissioner Bush 

THE MOTION PASSED.  
 

UPDATES 

Director of Community Development, Bill Almquist, provided updates.  

COMMISSIONERS' COMMENTS 

ADJOURN  With no further business to come before the Commission, the meeting adjourned at 6:44 p.m. 
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Public Hearing Agenda Item 1, Pg. 1 

 

   
PLANNING COMMISSION STAFF REPORT 

MEETING DATE: February 28, 2023 
 
AGENDA ITEM TITLE: Recommendation on Proposed Annexation – Groover Annexation 
 
AGENDA SECTION: Public Hearing                 
     
REQUEST / BACKGROUND:  
Property owners, Dewey and Lorita Groover submitted a Major Impact Review application to annex and 
zone their .65 acre property located at 7285 C.R.160.   
 
On the North side of the site is the Heart of the Rockies Regional Medical Campus property and to the East 
and South are residential subdivisions.   
 
There is a single-family residence and a detached garage on the property and the owners will be constructing 
an accessory dwelling unit (ADU) in the near future.  
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Surrounding Land Use and Zoning:  The site is currently zoned RES (Residential Zone District) in 
Chaffee County.  The 
properties immediately 
to the west remain in 
Chaffee County and are 
also zoned RES.  The 
properties to the north 
and east are within the 
city limits.   
 
The properties to the 
east and south are 
zoned Medium Density 
Residential (R-2) and 
the property to the 
north is the HRRMC 
campus that is zoned 
Commercial (C-1) with 
a planned development 
overlay.   
 
PROCESS:  

An application for 
annexation is a multi-
step process. When 
annexing a property, the City must follow state statutes for contiguity and procedural requirements.  The 
steps and standards include: 
 

 1/6th of the perimeter of a proposed annexation must be contiguous with the City of Salida;  

 Staff reviews the petition for compliance with city and state statutes and Council adopts a resolution 
stating the petition is valid and sets a public hearing date that is no less than 30 days and no greater 
than 60 days from the resolution date;  

 On February 21, 2023 City Council adopted Resolution 2023-08 finding the Annexation 
petition in compliance with city and state statutes and set the public hearing date for April 
04, 2023. 

 The (City Council) public hearing is advertised in the newspaper for four consecutive weeks; 

 The Planning Commission holds a public hearing to review the annexation and recommend the 
zoning designation of the property; 

 Council holds the public hearing on the annexation petition; 

 Council reviews and possibly approves an annexation agreement; and 

 Council holds a public hearing to review and possibly approves the proposed zoning. 
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FINDINGS OF FACT: 
As explained above, the annexation shall be considered by the Commission as a required step prior to the 
zoning of the property.  The following findings of facts are required for annexation: 
 

1. The proposed annexation meets the required 1/6th contiguity with the municipal boundary of the City 
of Salida as shown on the annexation plat.  

 

2. All applicable owners of the property are party to the annexation.  
 

3. The annexation property is within the Municipal Services Area (MSA) of the City of Salida, as defined in 
the City’s Comprehensive Plan and its intergovernmental agreement (IGA) with Chaffee County 
approved in 2010. According to the IGA, the MSA “encompasses properties which are eligible for 
annexation and extension of municipal utilities and infrastructure, within the parameters set forth in the 
Salida Municipal Code and Salida Comprehensive Plan, which may be amended from time to time.”    
 

The annexation of the property is consistent with the vision and goals set forth in the Comprehensive 
Land Use Plan. Specifically, to promote new development projects that contain a variety of housing, 
including affordable units.  The applicant will be required to meet the Inclusionary Housing Ordinance 
with any new development on the property. 

 
In addition, the proposal will provide for a logical extension of the City boundary to support the 
demand for residentially-zoned land, which will provide housing opportunities. 
 

4. The property may be efficiently served by City fire and police departments. 
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5. The property is a natural extension of the City’s municipal boundary and meets the legal requirements 
for annexation.  

 
RESPONSE FROM REFERRAL DEPARTMENTS AND AGENCIES:   
 

 Salida Fire Department:  Fire Chief, Doug Bess, responded “No issues with Fire.” 
 

 Salida Police Department; Police Chief, Russ Johnson, responded “No issues from PD.” 
 

 Salida Public Works Department:  Public Works Director, David Lady, responded “The adjacent 
properties to the east constructed curb, gutter, and sidewalk. Since this property will likely not subdivide 
further, we should discuss if time of connection to public infrastructure would be the best trigger for 
completing these.” 

 

 Salida Finance Department: Staff Accountant, Renee Thonhoff, responded 7285 County Road 160 does 
not have water or sewer on it at this time. Upon annexation system development fees for water & sewer 
will need to be paid. 

 

 Chaffee County Planning and Zoning: Planning Director, Miles Cottom, responded “I have no concerns 
from the County perspective.”   

 
STAFF RECOMMENDATION: 
Staff recommends the Planning Commission recommend City Council approve the proposed Groover 
Annexation, subject to the conditions listed below. 
 
RECOMMENDED MOTIONS: 
  

“I make a motion to recommend City Council approve the proposed Groover Annexation as it meets 
the findings of fact for annexation, subject to the following recommended conditions to be included in 
the annexation agreement: 
 

1. Owner shall meet the inclusionary housing requirements of Article XIII of Chapter 16 of the 
Salida Municipal Code at the time of building permit submittal for additional principal 
dwelling units constructed on the property. 

 
2. Owner agrees to pay at the time of building permit all applicable fees for the property in the 

amounts set forth pursuant to the Salida Municipal Code, or as hereafter amended, namely 
the building plan review; water and sewer system development fees; and the Fair 
Contribution to School Sites per Section 16-6-140 of the Salida Municipal Code (SMC)).    

 
3. Fees in lieu of open space shall be provided, in an amount then in effect, at the time of 

issuance of a building permit for new residential units constructed on the property. 
  

Attachments:   Groover Annexation Application and Plat Submittal 
  Agency Review 
                        Proof of publication 
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From: David Lady
To: "Kristi Jefferson"; "Russ Johnson"; "Doug Bess"; "Renee Thonhoff"
Cc: mcottom@chaffeecounty.org
Subject: RE: Agency review -Groover Annexation and Zoning application
Date: Friday, February 3, 2023 9:42:36 AM
Attachments: image002.png

The adjacent properties to the east constructed curb, gutter, and sidewalk. Since this property will
likely not subdivide further, we should discuss if time of connection to public infrastructure would be
the best trigger for completing these.
 

 

From: Kristi Jefferson [mailto:kristi.jefferson@cityofsalida.com] 
Sent: Wednesday, February 1, 2023 10:47 AM
To: david.lady@cityofsalida.com; 'Russ Johnson' <rjohnson@salidapolice.com>; 'Doug Bess'
<doug.bess@cityofsalida.com>; 'Renee Thonhoff' <renee.thonhoff@cityofsalida.com>
Cc: mcottom@chaffeecounty.org
Subject: Agency review -Groover Annexation and Zoning application
 
Attached is the agency review for the Groover Annexation and Zoning applications for their
property located at 7285 C.R. 160.  Please let me know if you have any concerns with the
application.
 
Kristi Jefferson
Senior Planner
City of Salida
448 E. First Street
Suite 112
Salida, CO 81201
(719) 530-2626
 

Sender and receiver should be mindful that all my incoming and outgoing emails may be subject to
the Colorado Open Records Act, § 24-72-100.1, et seq.
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From: Renee Thonhoff
To: Kristi Jefferson
Cc: david.lady@cityofsalida.com; Russ Johnson; Doug Bess; mcottom@chaffeecounty.org
Subject: Re: Agency review -Groover Annexation and Zoning application
Date: Friday, February 3, 2023 3:54:08 PM
Attachments: image003.png

7285 County Road 160 does not have water or sewer on  it at this time. Upon
annexation system development fees for water & sewer in the following amounts
will need to be paid.

$8,512 Water Fee
$1,936 High Zone Fee
$ 375 Water Meter Fee
$5,206 Sewer Fee
$16, 029 Total system development fees

Our Office will be Closed Monday February 20th

Easy ways to pay your utility bill: auto pay with a checking account, phone
payments 833.892.0176, or pay online please register at
https://www.municipalonlinepayments.com/salidaco or download our iOS or
Android app MyCivic Utilities. where you can now set up auto pay!

Sender and receiver should be mindful that all my incoming and outgoing emails may be subject
to the Colorado Open Records Act, § 24-72-100.1, et seq.

On Wed, Feb 1, 2023 at 10:47 AM Kristi Jefferson <kristi.jefferson@cityofsalida.com>
wrote:

Attached is the agency review for the Groover Annexation and Zoning applications for their
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From: Russ Johnson
To: Kristi Jefferson; david.lady@cityofsalida.com; "Doug Bess"; "Renee Thonhoff"
Cc: mcottom@chaffeecounty.org
Subject: Re: Agency review -Groover Annexation and Zoning application
Date: Wednesday, February 1, 2023 1:15:35 PM
Attachments: image003.png

No concerns at this time from PD. 

Get Outlook for iOS

From: Kristi Jefferson <kristi.jefferson@cityofsalida.com>
Sent: Wednesday, February 1, 2023 10:46:59 AM
To: david.lady@cityofsalida.com <david.lady@cityofsalida.com>; Russ Johnson
<rjohnson@salidapolice.com>; 'Doug Bess' <doug.bess@cityofsalida.com>; 'Renee Thonhoff'
<renee.thonhoff@cityofsalida.com>
Cc: mcottom@chaffeecounty.org <mcottom@chaffeecounty.org>
Subject: Agency review -Groover Annexation and Zoning application
 
Attached is the agency review for the Groover Annexation and Zoning applications for their
property located at 7285 C.R. 160.  Please let me know if you have any concerns with the
application.
 
Kristi Jefferson
Senior Planner
City of Salida
448 E. First Street
Suite 112
Salida, CO 81201
(719) 530-2626
 

Sender and receiver should be mindful that all my incoming and outgoing emails may be subject to
the Colorado Open Records Act, § 24-72-100.1, et seq.
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From: Miles Cottom
To: Kristi Jefferson
Subject: Re: Agency review -Groover Annexation and Zoning application
Date: Wednesday, February 1, 2023 1:18:55 PM
Attachments: image003.png

Hey Kristi,

I have no concerns from the County's perspective.

Thank you,
--
Miles W. Cottom
Planning Director / Asst. County Attorney
Chaffee County Government
Phone: 719-221-3475

On Wed, Feb 1, 2023 at 10:47 AM Kristi Jefferson <kristi.jefferson@cityofsalida.com>
wrote:

Attached is the agency review for the Groover Annexation and Zoning applications for their
property located at 7285 C.R. 160.  Please let me know if you have any concerns with the
application.

 

Kristi Jefferson

Senior Planner

City of Salida

448 E. First Street

Suite 112

Salida, CO 81201

(719) 530-2626

 

Sender and receiver should be mindful that all my incoming and outgoing emails may be
subject to the Colorado Open Records Act, § 24-72-100.1, et seq.
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kjefferson
Text Box
A tract of land located in the Northwest ¼ of the Southeast ¼ of Section 31, Township 50 North, Range 9 East of the New Mexico Principal Meridian in Chaffee County, Colorado, described as follows:

Beginning at a point on the north boundary of the said Northwest ¼ Southeast ¼ of Section 31, said point being marked, as are each of the tract corners, by a 5/8-inch rebar with a 1 ½-inch aluminum cap stamped “LS 36575”;

Thence north 89°18’11” West along said north boundary 150.04 feet to a rebar and cap as described above;

Thence south 00°13’23” West 197.94 feet to a point on the north boundary of Chaffee County Road No. 160, said point being marked by a rebar and cap as described above;

Thence North 83°28’47” East along said northerly county road boundary, 151.11 feet to a rebar and cap as described above;

Thence North 00°12’51” East 178.94 feet to the point of beginning.

Containing 0.65 Acre, more or less.

Also known by the following addresses:

7285 County Road 160, Salida, CO 81201
And assessor's schedule or parcel number:  368131400001
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STAFF REPORT 

MEETING DATE: February 28, 2023 

AGENDA ITEM TITLE: Groover Annexation - Zoning Review 

AGENDA SECTION: Public Hearing          
 
REQUEST / BACKGROUND:  

Following approval of the Groover Annexation of the .65 acre property into the City of Salida, 
applicant’s Dewey and Lorita Groover have requested a designation of the Medium Density 
Residential (R-2) zone district. The area annexed must be brought under the municipality’s zoning 
ordinance within 90 days from the effective date of the annexation ordinance.  
 
The property is located along County Road 160, as shown on the map below. A complete legal 
description is shown as exhibit A with the annexation application. 
 
SURROUNDING LAND USE AND ZONING:  The site is currently zoned RES (Residential 
Zone District) in Chaffee County.  The properties immediately to the west remain in Chaffee 
County and are also zoned RES.  The properties to the north and east are within the city limits.   
 
The properties to the 
east and south are 
zoned Medium 
Density Residential 
(R-2) and the property 
to the north is the 
HRRMC campus that 
is zoned Commercial 
(C-1) with a planned 
development overlay.  
 
REVIEW 
STANDARDS FOR 
MAP 
AMENDMENTS 
(Section 16-4-210): 
 
1. Consistent with 

Comprehensive 
Plan.  
 
The proposed amendment shall be consistent with the Comprehensive Plan. 
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Public Hearing Agenda Item 2, Page 2 of 2 

 The Comprehensive Plan includes the goals that new projects should complement the 
neighborhood’s mass and scale; be focused within the Municipal Services Area (MSA) and 
be developed at maximum densities to make the best use of available infrastructure. 
 

 The zoning of R-2 would be consistent with the zoning found in adjacent developments and 
would continue the regular pattern of zone district application.   

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

 The parcel being annexed has a single-family residence and a detached garage.  The applicant 
has indicated that in the future they will be constructing an Accessory Dwelling Unit (ADU) 
in order to provide housing for their daughter.  
 

 Staff supports the request to zone the subject property as Medium-Density Residential (R-2). 
 
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. 
 

 The zoning classification of Medium Density (R-2) is consistent and compatible with the 
adjacent properties to the south and east of the property. 

 
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 proposed zoning is occurring because of the requirement to zone the property when 
annexed into the City in accordance with Section 16-4-50 of the Land Use and Development 
Code.   

 
STAFF RECOMMENDATION: 
Staff recommends the Planning Commission recommend City Council approve the proposed 
zoning of the site as Medium Density Residential (R-2).  
 
RECOMMENDED MOTION: 
 “I make a motion to recommend the City Council approve the proposed zoning of the Groover 
Annexation site as Medium Density Residential (R-2) Zone District, as it meets the review standards 
for zoning/rezoning.”  
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