
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 24, 2024 - 5:00 PM 

AGENDA 

Email public comments to: planning@cityofsalida.com 

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

CALL TO ORDER BY CHAIRMAN – 5:00 PM 

ROLL CALL 

1. EXECUTIVE SESSION (@ 5:00PM) - For the purpose of conferencing with the City Attorney for the 
purpose of receiving legal advice on specific legal questions under C.R.S Section 24-6-402(4)(b), and 
the following additional details are provided for identification purposes: Legal advice from the City 
Attorney to the Planning Commission regarding proper application of the Municipal Code and other 
relevant confidential advice. 

APPROVAL OF THE MINUTES 

2. Approval of May 28, 2024 Draft Minutes 

3. Approval of June 11, 2024 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 

4. Bondurant Minor Subdivision - Limited Impact Review 

The hearing is regarding a Limited Impact Review application submitted by Gene  Bondurant for 
approval of a minor subdivision to subdivide the parcel known as Lots 13- 18, Block 168, Kelcey’s 
Addition to the City of Salida, Chaffee County, Colorado, into  three (3) lots. The property is located at 
248 W. 15th Street, Salida, CO 81201 and is  zoned Medium Density Residential (R-2). 

5. Amendments to Chapter 16, Article XIII of the Salida Municipal Code  regarding Inclusionary 
Housing 

The proposed amendments to Chapter 16, Article XIII of the Code, consist of:  

(a) Minor clarifications, edits or added/modified verbiage that do not change the  substance of the 
Ordinance; such as clarifying the utility allowance; and 

(b) Addition of language to address inclusionary housing scenarios not clearly identified in  the current 
ordinance, such as LIHTC projects, community land trusts, and other  scenarios; and 

(c) Substantive updates that address current market trends and align with  administrative realities. 

UPDATES 

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 
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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. 

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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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 

May 28, 2024 - 6:00 PM 

MINUTES 

Email public comments to: planning@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 

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

APPROVAL OF THE MINUTES 

1. Approval of February 26, 2024 Draft Minutes – approved at 6:01pm 

Motion made by Vice-Chair Bomer, Seconded by Commissioner Colby. 
Voting Yea: Chairman Follet, Vice-Chair Bomer, Commissioner Kriebel, Commissioner Dockery, 
Commissioner Colby 
 

UNSCHEDULED CITIZENS – None. 

AMENDMENT(S) TO AGENDA 

PUBLIC HEARINGS 

Public Hearings will follow the following procedure: 
A. Open Public Hearing – 6:04pm      
B. Proof of Publication – 6:04pm     
C. Staff Review of Application/Proposal – 6:05pm and 6:29pm (Glen Van Nimwegan for both)   
D. Applicant’s Presentation (if applicable) - 6:12pm  and 6:40pm (Wendell Winger and Robin Nejame)   
E. Public Input – 6:13pm and 6:52pm 
F. Close Public Hearing – 6:13pm and 6:52pm 
G. Commission Discussion – 6:14pm and 6:52pm 
H. Commission Decision or Recommendation – Approved agenda item 3 at 6:26pm with  

2. Proposed Amendment to Chapter 16, Article XIII of the Salida Municipal Code Regarding 
Inclusionary Housing (request to continue public hearing to June 11, 2024.) 

Motion made by Vice-Chair Bomer, Seconded by Commissioner Kriebel. 
Voting Yea: Chairman Follet, Vice-Chair Bomer, Commissioner Kriebel, Commissioner Dockery, 
Commissioner Colby 
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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. 

3. Winger Minor Subdivision - Limited Impact Review 

The request is for limited impact review approval to subdivide the lot known as Lot 1 of the 141 Annex 
Minor Subdivision into four (4) residential lots.  Lot 1A includes an existing residence.  The site was 
annexed and zoned Medium Density Residential (R-2) on March 1, 2022. 

Conditions Made: to strike staff recommendation 1. (e). -Per Section 16-8-20 (e)(13)(i) A detached 

sidewalk of at least five (5) feet wide, with a thickness of at least four (4) inches of concrete, shall be 
installed along local streets in a limited impact review, or as determined by The Public Works Director, a 

fee-in-lieu be paid at time of development. 

Motion made by Vice-Chair Bomer, Seconded by Commissioner Kriebel. 
Voting Yea: Chairman Follet, Vice-Chair Bomer, Commissioner Kriebel, Commissioner Dockery, 
Commissioner Colby 
 

4. Major Impact Review for Amendments to the Green Heart Planned Development and Minor 
Subdivision 

The applicant is requesting a major impact review for an amendment to the Green Heart Planned 
Development and Minor Subdivision located at 535 W. 7th Street. The amendment to the planned 
development is regarding the assessment of inclusionary housing fees-in-lieu (FIL). The project is a 
1.23 acre site of four lots with a PD overlay and the underlying zoning of Single Family (R-1). 

Recommendations to Council:  
1. The owner shall pay a fee-in-lieu for each principal residential unit constructed equal to the lessor of 
$10.87 per habitable square feet; $15,748; or a lower amount established by a subsequently adopted 
fee schedule; and 

2. The fee-in-lieu amounts shall remain at the above for three (3) years from the date of this ordinance. 
After the three (3) year period the fee-in-lieu shall be the amount that is in effect at the time of issuance 
of a building permit for a principal residence. 

3. The minor subdivision shall be amended to note the temporary FIL reduction.  

4.  Refund the application fee for this request. 

Motion made by Vice-Chair Bomer, Seconded by Commissioner Kriebel 
Voting Yea: Chairman Follet, Vice-Chair Bomer, Commissioner Kriebel, Commissioner Dockery, 
Commissioner Colby 
 

UPDATES – 7:20 pm 

COMMISSIONERS' COMMENTS 

ADJOURN – 7:21 pm 

**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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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 11, 2024 - 6:00 PM 

MINUTES 

Email public comments to: planning@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 – 6:00 PM 

PRESENT 
Chairman Greg Follet 
Vice-Chair Francie Bomer 
Commissioner Giff Kriebel 
Commissioner Judith Dockery 
Commissioner Brian Colby 
Alternate Commissioner Kenny Layton 
Alternate Commissioner Dan Bush 
 
ABSENT 
Commissioner Aaron Derwingson 
 
APPROVAL OF THE MINUTES 

1. Approval of May 28, 2024 Draft Minutes – Continued to June 24 regular meeting 

Motion made by: Bomer, Seconded by Kriebel 
Voting Yea: Follet, Dockery, Layton, Bush, Colby 

UNSCHEDULED CITIZENS – None 

AMENDMENT(S) TO AGENDA - None 

PUBLIC HEARINGS 
Public Hearings will follow the following procedure: 
A. Open Public Hearing – 6:08 PM       
B. Proof of Publication – 6:08 PM     
C. Staff Review of Application/Proposal – 6:09 PM: Reviewed by John Armstrong   
D. Applicant’s Presentation (if applicable) -  6:21 PM: Kristina Smith  
E. Public Input – 6:24 PM: No Input 
F. Close Public Hearing – 6:25 PM 
G. Commission Discussion – 6:25 PM 
H. Commission Decision or Recommendation – 6:25 PM 
 

1. Amendments to Chapter 16, Article XIII of the Salida Municipal Code regarding Inclusionary 
Housing--Request to be continued to June 24, 2024 to allow additional legal review and participation. 

Motion made by: Bomer, Seconded by Kriebel 
Voting Yea: Follet, Dockery, Layton, Bush, Colby 

2. 627 Oak Street Annexation-- Request to be continued to July 22, 2024 to allow applicant to provide 
updated plat information. 
 
Motion made by: Bomer, Seconded by Kriebel 
Voting Yea: Follet, Dockery, Layton, Bush, Colby 
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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. 

 
3. 627 Oak Street Zoning--Request to be continued to July 22, 2024 to coincide with continued annexation 

application 

Motion made by: Bomer, Seconded by Kriebel 
Voting Yea: Follet, Dockery, Layton, Bush, Colby 

4. Limited Impact Review: “Dough Mama” Home Business Conditional Use 

Amendment to Conditions: Bomer – 1) Hours of operation of the business shall be limited to 9:00am – 
5:00pm to the public daily (changed from staff recommended 10:00 AM – 7:00 PM) 

Motion made by: Bomer, Seconded by Kriebel 
Voting Yea: Follet, Dockery, Layton, Bush, Colby   

Conditions Made: 

1. Hours of operation of the business shall be limited to 9:00 a.m. – 5:00 p.m.  to the public daily. 

 
2. The home business is approved for operation by the current applicant only and will not transfer 

with the property. 

 
3. This conditional use approval expires in one (1) year from the date of its approval if the business 

operations have not begun.   

 
4. The application will be reviewed in one (1) year if the city has received any complaints regarding 

operation of the business. 
 

5. The conditional use approval will be valid for five (5) years per Sec. 16-4-120 of the Municipal Code. 
 

6. Once a conditional use is established, any discontinuance of the use for a period of one (1) year, for 
any reason, shall result in automatic expiration of the conditional use permit, unless otherwise 
provided in the permit per Sec. 16-4-120.  
 

7. The applicant will need to submit a floor plan showing where in the dwelling the business would 

take place and include that with the change of use building permit. 

 
8. Approval of this conditional use does not waive any additional permit requirements or licensing 

needed to operate this business.   

UPDATES – 6:26 PM 

COMMISSIONERS' COMMENTS – 6:31 PM 

ADJOURN – 6:33 PM 

Motion made by: Bomer, Seconded by Colby 
Voting Yea: Follet, Dockery, Layton, Bush, Kriebel   

**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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Public Hearing Agenda Item, Page 1 of 10 

STAFF REPORT 

MEETING DATE: June 24, 2024 

AGENDA ITEM TITLE: Bondurant Minor Subdivision – Limited Impact Review 

AGENDA SECTION: Public Hearing  

REQUEST:  
The hearing is regarding a Limited Impact Review application submitted by Gene 
Bondurant for approval of a minor subdivision to subdivide the parcel known as Lots 13-
18, Block 168, Kelcey’s Addition to the City of Salida, Chaffee County, Colorado, into 
three (3) lots.  The property is located at 248 W. 15th Street, Salida, CO 81201 and is 
zoned Medium Density Residential (R-2). 

APPLICANT: 
The applicant is Eugene A. Bondurant, who resides in Coaldale, CO. 

LOCATION: 
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Public Hearing Agenda Item, Page 2 of 10 

BACKGROUND: 
The proposed minor plat reconfigures the existing six lots into three lots: 
Lot 1:  Contains an existing home of 1,491 square feet which is currently rented.  The 
corner lot is 11,261.1 square feet. 
Lot 2:  Is a new vacant lot of 5,631.5 square feet.  The lot has frontage on H Street, but 
no direct access to the alley. 
Lot 3:  Has frontage on 15th Street and is parallel to the alley.  This lot is 5,627.3 square 
feet.  There is an existing 528 square foot garage that will remain, and a 132 square 
foot shed that will be removed.  Staff is suggesting language be added to the plat to 
allow the use of the garage until the sale of Lot 3, and then the use my resume after 
issuance of a building permit. 
 

 
 
Providing utilities to the lots that do not have direct access to the alley requires some 
creative easements.  Also, the existing garage located to the rear of new Lot 3 could 
continue to be used until the lot is sold.  Staff is suggesting language be added to the 
plat. 
 
PROCESS: 
A public hearing is conducted by the Planning Commission for the minor subdivision 
process, after public notice in a newspaper of general circulation, mailing letters to 
property owners within 175 feet and posting a sign on the property 15 days prior to the 
hearing.  The Commission have the options to approve, approve with conditions, deny 
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Public Hearing Agenda Item, Page 3 of 10 

the application, or remand it back to the applicant with instructions for modification or 
additional information or action. 
 
OBSERVATIONS: This section is intended to highlight concerns raised by staff to assist 
the Commission in doing the same.  Additional concerns or questions may arise after a 
presentation by the applicant. 
 
1) The site is zoned R-2 which would allow single-family residences on the three lots 

(1–3).  Lot 1 includes an existing residence but could be redeveloped into three new 
residences at max allowed density.  This is consistent with development in the 
surrounding Salida neighborhoods.    
 

Lot # 

R-2 Requirements Bondurant Minor Subdivision 
Min Lot 
Area (SF) 

Lot Area 
per Unit 
(SF) 

Lot 
Frontage 
(detached) 

Lot Area 
(SF) 

Lot 
Frontage 
(feet) 

Expected 
Units 

1 5,625 3,125 37.5 feet 11,262.1 99.95  1* 
2 5,625 3,125 37.5 feet 5,631.5 50  1 
3 5,625 3,125 37.5 feet 5,627.3 37.5  1 

*The home at 248 W. 15th Street was constructed in 1964. R-2 requirements 
would allow up to three (3) units if it is redeveloped in the future. 
 

2) Fees-in-Lieu:  New minor subdivisions require the collection of the following fees-in-
lieu at an amount that are in place at the time of submission of building permits: 
a) The current Inclusionary Housing requirements must be met.  If the fee-in-lieu 

option is chosen it must be paid before a certificate of occupancy is granted. 
b) Fair Contribution to Schools is collected at the time a building permit is issued.   
c) The applicant may choose to construct a 5-foot-wide sidewalk along both street 

frontages of the subdivision as required. At the Public Works Director discretion 
this requirement could also be met through a fee-in-lieu which would be collected 
prior to recording the plat, or at the time of issuing the building permit if approved 
through a separate agreement. 

d) Open space fee-in-lieu are required at the time of issuing a building permit.  
 
3) Each lot will have separate connections to the City water and sewer services. Each 

unit will be metered individually.  
 

4) The applicant proposes to keep the existing masonry garage at the rear of the new 
Lot 3.  This is an allowed accessory use, but only if the primary use (residence) 
exists (Sec. 16-4-90(b)).  Staff is suggesting language be added to the plat to allow 
the use of the garage until the sale of Lot 3, and then the use my resume after 
issuance of a building permit. 

 
5) Xcel Energy (electric) initially commented on the utility easements provided within 

the subdivision, primarily as they affect Lot 3.  This is because Lot 1 is served by 
overhead power and communication lines and the new lot 2 also needs access to 
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Public Hearing Agenda Item, Page 4 of 10 

the utilities in the alley.  To address these concerns the applicant revised the plat 
providing two, 15’ wide easements that cross Lot 3.  Also, an aerial easement over 
Lot 3 is granted in case the overhead lines need to be maintained.  Attachment 4 is 
a letter from Xcel Energy describing the process for approval to provide services to 
Lots 1 and 3.  Staff is suggesting the applicant continue to coordinate with Xcel. 

 
SUBDIVISION REVIEW STANDARDS: (Section 16-6-120) 
 
1. Conformance with the Comprehensive Plan.  The proposed subdivision shall 

carry out the purpose and spirit of the Comprehensive Plan and conform to all of the 
Plan’s applicable objectives, guiding principles and recommended actions.  It shall 
be designed to be compatible with surrounding land uses and to protect neighbors 
from undesirable noise, glare and shadows, and shall not cause adverse effects on 
their privacy, solar access and views. 
 
 The proposed subdivision is consistent with the Future Land Use Map 

adopted last August which designates the area as Variable Residential 
Neighborhoods. Infill, redevelopment and maximizing the density allowances 
are encouraged in Chapter 3, Land Use and Growth section of the 
comprehensive plan. The proposed minor subdivision creates three (3) lots 
that are compatible in size with other lots in the area.  
 

 New development should complement the neighborhood’s mass and scale.  
The allowed residential development is compatible with the surrounding land 
uses.   
   

2. Complies with the Zone District Standards.  The proposed subdivision shall 
comply with the use and dimensional standards of the underlying zone district and 
shall provide off-street parking as required for those uses. 
 
 The newly created lots are zoned Medium Density Residential (R-2) and meet 

the zone district standards.  
 

 The off-street parking requirement that must be met is one space for each 
unit. 

 
 Lots 2 and 3 can only be developed as single-family homes.  Lot 1 has an 

existing home but could be redeveloped in the future for up to three units.  
The redevelopment would have to be in accordance with the R-2 standards. 

 
3. Design Standards. The proposed subdivision shall be provided with improvements 

which comply with Article VII and landscaping which complies with Section 16-8-90 
of this Chapter. 

a. Streets.  Existing and proposed streets shall be suitable and adequate to 
carry anticipated traffic within and in the vicinity of the proposed subdivision. 
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Public Hearing Agenda Item, Page 5 of 10 

 The existing streets are suitable for the proposed subdivision. Public 
Works staff is recommending a sidewalk be added along the frontages, or 
the applicant pay a fee-in-lieu of constructing the sidewalk. 

 
b. Utilities.  Existing and proposed utility services shall be suitable and adequate 

to meet the needs of the proposed subdivision. 
 
 Adequate utilities are in place to serve the development.  Each new unit 

will have separate utilities. The existing home on Lot 1 is currently served 
by a ¾ inch water meter and sewer tap.  Final inspections are required 
with Public Works prior to Certificate of Occupancy. 
 

 Xcel Energy has commented on how to provide electric utilities to the new 
lots as there are aerial electric lines to the existing home and Lot 2 is not 
adjacent to the alley.  The applicant has addressed this by providing two, 
15 foot wide easements across new Lot 3, and a blanket overhead 
easement for existing electric and communication lines.  Staff is 
suggesting the applicant continue to coordinate with Xcel. 

 
c. Phases.  If the subdivision is to be developed in phases, each phase shall 

contain the required parking spaces, landscape areas, utilities and streets 
that are necessary for creating and sustaining a stable environment.’ 
 
 There will not be phases with this development. 

 
4. Natural Features.  The layout of lots and blocks shall provide desirable settings for 

structures by making use of natural contours and maintaining existing views, 
affording privacy for residents and protecting them from adverse noise and vehicular 
traffic.  The system of roadways and the lot layout shall be designed to take 
advantage of visual qualities of the area.  Natural features and native vegetation 
shall be preserved whenever possible.  Tree masses and individual trees of six-inch 
caliper or greater shall be preserved. 
 
 There are no major natural features located within this subdivision. 

 
5. Floodplains.  Tracts of land or portions thereof lying within the one-hundred-year 

floodplain may only be subdivided for open space until the subdivider has shown 
that compliance with the requirements of the City’s floodplain regulations can be 
met. 
 
 The property is not located within the 100-year floodplain. 
 

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. 
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Public Hearing Agenda Item, Page 6 of 10 

 
 This subdivision does not border a highway right-of-way. 

 
7. Future Streets.  When a tract is subdivided into lots or parcels which are intended 

for future re-subdivision, such lots or parcels shall be arranged to permit the logical 
location and opening of future streets and appropriate re-subdivision, with provision 
for adequate utility easements and connectors for such re-subdivision. 
 
 This subdivision is not intended for future re-subdivision, though Lot 1 could 

be redeveloped. 
 

8. Parks, Trails and Open Space. Each subdivision, minor or major, or condominium 
project with five (5) units or more, shall dedicate and develop land or pay a fee-in-
lieu for the purpose of providing active parks, open space, passive recreation 
facilities and/or recreation trails or other public purposes as determined by the City 
for the benefit of those who occupy the property and be made accessible to the 
public.  The intent of this regulation is to ensure that a comprehensive, integrated 
network of parks, trails and open spaces is developed and preserved as the 
community grows. 

 
 This subdivision will be required to provide the open space fees that will be 

collected at the time of issuance of the building permit. 

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. 
 
 This development does not include any common recreation facilities. 
 

10. Lots and Blocks. 
a. Pattern.  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. 
 
 Lot 2 stays in the pattern of the surrounding lots.  Lot 3 cuts off the other 

two lots to the alley, which is the location of sewer, electric and 
communication utilities.  The proposed subdivision addresses these 
complications with easements that cross Lot 3.  Staff is suggesting the 
applicant continue to coordinate with Xcel. 

 
b. Frontage.  Residential lots should front only on local streets; however, when 

necessary, lots designated to face a collector street shall provide adequate 
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means for automobile turnaround within the lot and should provide 
consolidated access points to the maximum extent feasible. 
 
 The lots front on a local streets. 

 
c. Right angles.  Side lot lines shall be approximately at right angles or radial to 

street lines. 
 
 This standard has been met. 

 
d. Double frontage lots.  Double frontage lots are prohibited, except where they 

are necessary to provide for the separation of residential development from 
collector or arterial streets or to overcome specific limitations of topography or 
orientation.  A planting and screening easement of at least ten (10) feet shall 
be provided along the portion of the lot which abuts such a collector or arterial 
street. There shall be no right of access across a planting and screening 
easement.  The screening easement shall be maintained by the property 
owner. 
 
 There are no double frontage lots. 

 
e. “T” intersections.  The building area of lots shall not face directly into the 

oncoming traffic of an intersecting street of a “T” intersection. 
 
 There will not be any building areas facing a “T” intersection. 

 
f. Solar energy.  For purposes of protecting and enhancing the potential of 

utilizing solar energy in the proposed subdivision, detached single-family lots 
are encouraged to be laid out in such a manner that the houses will be 
oriented so that their long axis will run east/west and so that the houses will 
not block the solar access of adjacent houses.  
 
 The new lots are generally oriented east/west, as much as can be allowed 

keeping the side lot lines perpendicular to the existing street grid. 
 

11. Architecture.   
 
 The minimum standard is the same building front elevation cannot be 

repeated more than every fifth lot or directly across the street.  There are 
no new lots across the street that are a part of this subdivision, and the two 
new lots are oriented to different streets. 
 

12. Codes.  The subdivision shall comply with all applicable City building, fire and 
safety codes for the proposed development. 
 
 It will comply with all applicable building, fire and safety codes. 
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13. Inclusionary Housing.  
 
 The inclusionary housing requirements will most likely be met in this case 

by providing the fee-in-lieu option, will be assessed at the time of building 
permit submission.  A note is recommended be added to the plat or 
approved through a subdivision improvement agreement. 

 
REVIEW AGENCY COMMENTS:  The Public Works Director, Fire Chief, Police Chief, 
Finance Department, Xcel Energy, Atmos Energy and Salida Public Schools were 
invited to comment on the subdivision plat application.  The following comments were 
received in response to this request. 
 
Finance Department:  System development fees must be paid at the time of issuance 
of a building permit.  There is currently one ¾ inch water meter and sewer tap serving 
the existing home. 
 
Salida Fire Department, Kathy Rohrich, Assistant Chief:  Fire has no concerns with 
this subdivision.  
 
Salida Police Department, Russ Johnson, Chief:  No issues from PD at this time.  
 
Public Works Director, David Lady: Provide a five-foot-wide sidewalk, or a fee-in-lieu 
equal to the construction cost of the sidewalk, at the discretion of the PW Director. 
 
Xcel Energy:  Their correspondence referenced concerns with the overhead electric 
that must continue to serve Lot 1.  Also, Lot 2 does not have frontage on the alley.  The 
applicant has since provided two 15-foot-wide easement across Lot 3, one to serve Lot 
1 and the other for Lot 3.  Lot 3 also is subject to an easement to allow maintenance of 
the existing overhead lines that are above it.  Attachment 4 is the letter from Xcel 
Energy regarding their concerns.  Staff is suggesting a condition to the approval be 
added to ensure applicant continues to work with them regarding utility access.  
 
Atmos Energy:  No concerns at this time. 
 
Salida Public Schools:  The district superintendent responded that they will accept the 
Fair Contribution to School Sites fee-in-lieu. 
 
RECOMMENDED FINDINGS: The purpose of the limited impact review process for a 
minor subdivision is to determine the compliance of the application with the review 
standards contained in Section 16-6-120. 
 

1. The application complies with the comprehensive plan and the proposed 
subdivision shall carry out the purpose and spirit of the comprehensive plan and 
conform to all of the applicable objectives, guiding principles and recommended 
actions.  

14
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2. The applicant has complied with the review standards for subdivisions.  

 
REQUIRED ACTIONS BY THE COMMISSION: 
1. The Commission shall confirm that adequate notice was provided and a fee paid. 
2. The Commission shall conduct a public hearing. 
3. The Commission shall make findings regarding the proposed use in order to ensure 

the use is consistent with the Comprehensive Plan, conforms to the Land Use Code, 
is appropriate to its location and compatible with neighboring uses, is served by 
adequate public facilities and does not cause undue traffic congestion or significant 
deterioration of the environment. 

 
STAFF RECOMMENDATION: 
Staff recommends the Planning Commission approve the minor subdivision application, 
subject to the following conditions: 
 
1. Provide the following notes on the minor subdivision prior to recording, or reference 

a separately approved subdivision agreement: 
 
a. Pursuant to Section 16-6-140, Fair Contributions to School Sites as may 

be amended, at the time that residential dwelling units are constructed on 
any of the lots herein, a payment in lieu of land dedication for Fair 
Contributions to Public School Sites shall be paid by the owner of each lot 
within this subdivision prior to issuance of a building permit for any new 
residence on such lot. 
 

b. New residential units constructed within the subdivision shall meet the 
inclusionary housing requirements of Article XIII of Chapter 16 of the 
Salida Municipal Code.  The applicants for building permits agree to 
provide an in-lieu fee at the rate in effect at the time of building permit 
application of any for any new residential units within the subdivision. 
 

c. Parks, Trails and Open Space fee-in-lieu shall be provided at the time of 
development (issuance of a building permit). 
 

d. The existing garage on Lot 3 may continue to be used as such until the 
sale of Lot 3 and then may only be used until issuance of a building permit 
for the principal residence. 

 
2. Per Section 16-8-20 (e)(13)(i) A detached sidewalk of at least five (5) feet 

wide, with a thickness of at least four (4) inches of concrete, shall be installed 
along local streets in a limited impact review, or as determined by The Public 
Works Director, a fee-in-lieu be paid at time of development.  Time of 
development may be recording of the subdivision or as provided in a 
subdivision improvement agreement. 
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3. Water and sewer system development fees are due at the time of issuance of a 
building permit. 

 
4. The applicant will continue to work with Xcel Energy to receive approval of utility 

access and maintenance as outlined in Attachment 4. 
 
 

RECOMMENDED MOTION: “I make a motion to approve the Bondurant Minor 
Subdivision as it meets the review standards for a subdivision, subject to the 
conditions recommended by staff.” 
 
Attachments: 
1. Proof of Publication 
2. Application Materials 
3. Bondurant Minor Subdivision Plat 
4. Letter from Xcel Energy 
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 Siting and Land Rights       
             

   Right of Way & Permits 
  

  1123 West 3rd Avenue 
  Denver, Colorado 80223 

  Telephone: 303.571.3306 
               Facsimile: 303.571.3284 

         donna.l.george@xcelenergy.com 
 
June 3, 2024 
 
 
 
City of Salida 
448 East First Street, Suite 112 
Salida, CO 81201 
 
Attn: Glen Van Nimwegen 
 
Re:   Bondurant Minor Subdivision  
 
Public Service Company of Colorado’s (PSCo) Right of Way & Permits Referral Desk 
has determined there is a conflict with Bondurant Minor Subdivision. Please be 
aware PSCo owns and operates existing overhead electric service facilities to the house 
from the alley, which will be in trespass with the new lot line between new Lots 1 and 3. 
 
Either an easement will need to be acquired within Lot 3, or the electric line must be 
relocated. 
 
For an express PSCo easement document that will need to be acquired prior to the 
minor subdivision, the property owner/developer/contractor must contact Tim Butler 
(Right of Way Agent at Timothy.A.Butler@xcelenergy.com). 
 
If the electric line will be relocated, the property owner/developer/contractor must 
complete the application process via xcelenergy.com/InstallAndConnect. It is then the 
responsibility of the developer to contact the Designer assigned to the project for 
approval of design details.  
 
As a safety precaution, PSCo would like to remind the developer to contact Colorado 
811 for utility locates prior to construction. 
 
 
Donna George 
Right of Way and Permits 
Public Service Company of Colorado dba Xcel Energy 
Office:  303-571-3306 – Email:  donna.l.george@xcelenergy.com 
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PLANNING COMMISSION STAFF REPORT 

 
MEETING DATE: June 24, 2024 
 
AGENDA ITEM TITLE: Amendments to Chapter 16, Article XIII of the Salida Municipal Code 

regarding Inclusionary Housing 
 
AGENDA SECTION: Public Hearing 
  
 

BACKGROUND:  

The City originally adopted its Inclusionary Housing requirements and regulations in 2018.  The 
City has periodically modified the Inclusionary Housing requirements to be responsive to changes 
in the market as well as practicalities in enforcement of the regulations. However, the purpose of 
the Inclusionary Housing Ordinance remains the same: 
 (a)   Promote the construction of housing that is affordable to the community's workforce;  

(b)   Retain opportunities for people that work in the City to also live in the City;  

(c)   Maintain a balanced community that provides housing for people of all income levels; 
and  

(d)   Ensure that housing options continue to be available for very low-income, low-income, 
moderate, and middle-income residents, for special needs populations and for a 
significant proportion of those who work and live in the City.  

PROPOSAL:  

The proposed amendments to Chapter 16, Article XIII of the Code, consist of: 
 

(a) Minor clarifications, edits or added/modified verbiage that do not change the 
substance of the Ordinance; such as clarifying the utility allowance; and 

(b) Addition of language to address inclusionary housing scenarios not clearly identified in 
the current ordinance, such as LIHTC projects, community land trusts, and other 
scenarios; and 

(c) Four substantive updates that address current market trends and align with 
administrative realities: 
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1) Increase the ownership unit AMI income buffer from 10% (currently) to 19%.  
Current interest rates are proving to be a challenge to finding qualified buyers.  The 
larger buffer is intended to offset that challenge. With this change, a household earning 
up to 119% AMI would qualify for a unit restricted to 100% AMI maxmimum sales price; 
a household earning up to 139% AMI would qualify to for a unit restricted to 120% AMI 
maxmimum sales price; and a household earning up to 159% AMI would qualify for a 
unit restricted to 140% AMI maxmimum sales price; 
 

2) Modification of the AMI range targeted by the ownership units. With the increases 
in the Chaffee County AMI (14.6% over last 2 years), and with some market rate housing 
being offered in the 150% and up AMI range, units at the 160% AMI range are competing 
with the lower end of market prices, and therefore are not a critical component of 
missing-middle housing at this time. Additionally, continuing deed-restrictions at the 
160% AMI level may be setting unrealistic sales price expectations for developers who 
commit to building the IH units, or for the qualified owners who purchase them and 
resell in the future. (This has proven to be an issue in other communities similar to 
Salida). Therefore, this update proposes adjusting the AMI range to 100% through 
140%, but with a 130% maximum average that takes affect after the first built IH unit.  

 

Because this proposal incorporates 100% AMI into the required range, it removes the 
current incentive for a 100% AMI unit to count as 1.5 units. (Note that the incentive for 
rental units at 60% AMI remains; they will still count as 1.5 units). With this 
modification, coupled with the increase in the allowed income buffer noted in item 1, 
the intention is to provide criteria that would create favorable conditions for a pool of 
qualified buyers for the 100% AMI units. The chart below represents how this proposal 
differs from the current ordinance: 

 
Current 
Ordinance 

Ownership Unit 
Max Price AMI 

Proposed 
Ordinance 

Ownership Unit  
Max Price AMI 

AMI Range 120% to 160% AMI Range 100% to 140% 
Required 
Average 

140% or less Required 
Average 

130% or less after 1st unit 

First 5 built 
units: 

1st:   140% 
2nd:  120% 
3rd:   160% 
4th:   140% 
5th:   120% 

First 5 built units: 1st:   140% 
2nd:  120% 
3rd:  100% 
4th:  140% 
5th:  120% 

 
3) Timing of Fee-in-lieu Payment.  The fee schedule has always required that the fee-in-

lieu of a built unit be set at the time of building permit application, and this was always 
the intent of the ordinance.  However, due to some vagaries of the language in the 
Ordinance, as well as language utilized in IH agreements, this has not been the 
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practice.  The proposed updates are to provide clarity on timing of payment, and to 
provide two different scenarios for payment of the FIL: 
 

a. For projects of 5 or fewer units, the FIL is set at the time a complete building 
permit application is received. Half of the payment would be due at the time of 
building permit and the remaining half at time of C.O. This is the same payment 
structure that is currently utilized for System Development Fees and that 
structure is well understood and works well, therefore we suggest replicating 
what is working. 
 

b. For developments of 6 or more units, the entire FIL (which is the fractional 
payment of any fractional unit required) would be required to be paid no later 
than the first building permit being issued in the development.  The FIL could be 
paid as early as recordation of the plat, but Staff believes requiring that would 
be unnecessarily burdensome; this timeline offers flexibility while ensuring that 
payment does not wait until the very last lots apply for permits, as it is not 
unusual for developments to have a handful of vacant lots decades after initial 
constuction begins. 

 
4) Reduce maximum household AMI for renting an ownership unit.  The current code 

specifies that when an ownership unit is rented (per conditions allowable in the code 
and/or deed restriction), it can be rented at a price affordable to a household making 
100% AMI. This proposal changes that to 80% AMI. 

 

STAFF RECOMMENDATIONS: 

Staff is recommending that Planning Commission recommend City Council approve the proposed 
text amendments included in Ordinance 2024-07. 
 
RECOMMENDED MOTIONS: 

“I make a motion to recommend that City Council approve the proposed text amendments to 
Chapter 16, Article XIII of the Salida Municipal Code regarding Inclusionary Housing.” 
 
Attachments: 
Ordinance 2024-07 
Proof of Publication 
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CITY OF SALIDA, COLORADO 
ORDINANCE NO. 07 

(Series of 2024) 

AN ORDINANCE OF THE CITY COUNCIL FOR THE CITY OF SALIDA, 
COLORADO AMENDING CHAPTER 16, ARTICLE XIII OF THE SALIDA 

MUNICIPAL CODE, REGARDING INCLUSIONARY HOUSING, TO FURTHER 
PROMOTE AND ASSIST THE DEVELOPMENT OF WORKFORCE HOUSING 

WHEREAS, the City of Salida, Colorado (the “City”) is a statutory city, duly organized 
and existing under the laws of the State of Colorado; and 

WHEREAS, pursuant to C.R.S. § 31-23-301 et seq., the City, by and through its City 
Council, possesses the authority to adopt and enforce zoning regulations; and 

WHEREAS, under such authority, the City Council previously adopted regulations related 
to inclusionary housing, codified as Chapter 16, Article XIII of the Salida Municipal Code (the 
“Code”); and 

WHEREAS, the City Council remains committed to the promotion of inclusionary 
housing, such that all residents and workforce have a meaningful opportunity to afford housing in 
the City; and 

WHEREAS, the City of Salida still recognizes the need for affordable housing across a 
diversity of income levels to be addressed by the inclusionary housing policy; and 

WHEREAS, deed restrictions remain the primary tools to ensure permanent affordability 
so that units will not go from affordable to unaffordable with a simple sale of property; and 

WHEREAS, since the adoption and subsequent amendments to Chapter 16, Article XIII, 
recent changes in the market as well as practicalities in enforcement of the regulations has 
prompted City staff to evaluate and recommend where certain updates could be made to the Code, 
especially now that new affordable units are becoming available; and 

WHEREAS, the Planning Commission held a public hearing on the code changes on June 
24, 2024, and recommends the amendments set forth in this Ordinance; and 

WHEREAS, after consideration at a public hearing held on July 16, 2024, the City 
Council finds it desirable and appropriate, and in the best interest of the general health, 
safety, and welfare of its residents, workforce, local businesses and customers to amend 
Chapter 16, Article XIII of the Code, as it relates to the promotion of inclusionary housing 
in the City. 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL FOR THE 
CITY OF SALIDA, COLORADO AS FOLLOWS: 

 Section 1. The foregoing recitals are hereby incorporated as conclusions, facts, 
determinations, and findings by the City Council. 
  

Section 2. Chapter 16, Article XIII. of the Code, concerning inclusionary housing 
requirements, is hereby amended to read as follows: 
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ARTICLE XIII. INCLUSIONARY HOUSING 

Sec. 16-13-10. Purpose and objectives. 

(a) Promote the construction of housing that is affordable to the community's workforce;  
(b) Retain opportunities for people that work in the City to also live in the City;  
(c) Maintain a balanced community that provides housing for people of all income levels; and  
(d) Ensure that housing options continue to be available for very low-income, low-income, 

mode rate, and middle-income residents, for special needs populations and for a significant 
proportion of those who work or and live in the City.  

Sec. 16-13-20. General inclusionary housing requirements. 

(a) Any application brought under the annexation or planned development sections of this 
Code; condominium plats of any size; duplex conversion subdivisions; and minor and major 
subdivision sections of this Code, as well as multi-family residential rental projects of five 
(5) or more units are required to include provide at least sixteen and seven-tenths (16.7) 
percent (i.e. 1/6th) of the total number of new residential dwelling units or lots as affordable 
dwelling units, pursuant to requirements set forth in this Article, and subject to the 
following standards: 

(1) The prices for sale or rents charged for permanently affordable priced dwelling units 
shall not exceed a price that is affordable to a household earning the applicable 
percentage of Area Median Income (AMI) for Chaffee County as defined annually 
by the Colorado Housing Finance Authority (CHFA), at the time such unit is sold or 
rented, and as further specified in Sections 16-13-60 and 16-13-70.  

(2) Affordable dwelling units shall be permanently restricted unless a different 
timeframe is required as a part of a Low Income Housing Tax Credit project or 
otherwise time restricted by federal or state grant funds.  

(3) If the calculation for inclusionary housing results in a fraction of a dwelling unit, the 
fraction of the unit shall be provided as a complete affordable unit or a fee-in-lieu 
shall be provided per Section 16-13-40.  

(4) The proportion of required affordable units, whether for-sale or for-rental, shall 
follow the proportion of for-sale and for-rental market rate units, unless otherwise 
approved by the decision-making body. For example, if the project includes one 
hundred (100) percent all for-sale units, then one hundred (100) percent all of the 
required affordable units shall be for-sale units. If the project includes fifty (50) 
percent half for-sale units and fifty (50) percent half for-rental units, that same 
percentage of for-sale and for-rental affordable units shall be provided.  

(b) Units built as affordable in the project should be comparable to the market rate housing 
units in exterior finish and design and integrated into the overall project.  

(c) Income Eligibility Required. No person shall sell, rent, purchase or lease aAn affordable 
dwelling unit created pursuant to this Article except shall be purchased, owned, leased or 
occupied exclusively by or to a program eligible household. A private owner of a single 
affordable unit may rent the unit in accordance with the provisions of this Article as set 
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forth in Section 16-13-60 "Program Requirements for For-Sale Units." All sales, rentals, 
purchases and leases shall comply with the provisions of this Article.  

(d) Deed Restriction Required. No person offering an affordable dwelling unit for rent or sale 
pursuant to this Article shall fail to lawfully reference in the grant deed conveying title of 
any such unit, and record with the Chaffee County Clerk and Recorder, a deed restriction in 
a form provided and approved by the City Attorney and applicable Housing Authority. Such 
deed restriction shall reference applicable contractual arrangements, deed restrictions and 
resale restrictions as are necessary to carry out the purposes of this Article.  

(e) Good Faith Marketing Required. All sellers or owners of affordable dwelling units shall 
engage in good faith marketing and public advertising efforts each time an affordable 
dwelling unit is rented or sold such that members of the public who are qualified to rent or 
purchase such units have a fair chance to become informed of the availability of such units.  

(f) Required Agreements. Those applicants creating residential developments under this 
Chapter shall enter into an inclusionary housing development agreement with the 
approving body City Council. Such agreements may be part of a development agreement, 
annexation agreement, or subdivision agreement, and/or noted on the recorded plat or 
planned development plan, and shall document how the applicant will meet the 
requirements of this Article including:  

(1) Defining the inclusionary housing development, including the total number of units 
or lots; the total number of affordable housing units required; and the total number 
of affordable housing units provided;  

(2) The application of allowed density, parking and development standards allowed for 
projects that provide one hundred (100) percent of the inclusionary housing 
requirements, as provided in Section 16-13-50;  

(3) D Where applicable, design standards to assure the affordable units will be 
comparable to market rate units and are integrated into the development;  

(4) The requirement that each required affordable housing unit must receive its 
certificate of occupancy before development of every sixth market-rate housing unit 
within the development, unless an alternative schedule is approved by the City; and  

(5) The deed restrictions and additional agreements, in a form acceptable to the City, as 
necessary to carry out the purposes of this Article.  

(g) Accessory dwelling units shall not be considered inclusionary housing for the purpose of 
compliance with the requirements of this Article.  

(h) An applicant shall not be eligible to submit for a building permit until the applicable 
affordable housing agreement is approved by the City Council applicable approving body  
and such agreement is recorded with the Chaffee County Clerk and Recorder. Additionally, 
a property shall not receive a certificate of occupancy until the required deed restrictions are 
recorded with the Chaffee County Clerk and Recorder.  
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Sec. 16-13-30. Options for satisfaction of inclusionary housing requirement. 

An applicant may seek an alternative to providing the required percentage of affordable 
housing under this Article by any of the following methods:  

(a) Providing the Required Housing Off-Site. This may be met only through the 
dedication of land, if approved by the City, to the City or a qualified non-profit 
housing developer for the required development of such units as approved by the 
City, with the guarantee that the land to be dedicated will allow for, and be developed 
with a minimum number of twenty-five (25) percent of the total units in the subject 
development as affordable housing. Each lot shall have sufficient area devoid of 
environmental or other constraints to allow construction of the required 
development of such units. All public infrastructure improvements to support 
development of the required units shall be in place prior to conveyance, or 
sufficient security in accordance with the Municipal Code shall be provided. 
Dedication of the lots shall occur at the same time as plat or other applicable 
recordation of the development. 

(b) Dedicating Land Within the Project. Provided it is large enough and located 
appropriately to accommodate at least the minimum number of required affordable 
units, land within a project may be dedicated to the City or a qualified non-profit 
housing developer for the required development of such units, as approved by the 
City. The units to be built within the project shall be comparable to the market rate 
housing units in exterior finish and design to blend into the overall project. Each lot 
shall have sufficient area devoid of environmental or other constraints to allow 
construction of the required development of such units. All public infrastructure 
improvements to support development of the required units shall be in place prior to 
conveyance, or sufficient security in accordance with the Municipal Code shall be 
provided. Dedication of the lots shall occur at the same time as plat or other 
applicable recordation of the development.  

(c) Paying a Fee in Lieu of Providing Units as Defined in Section 16-13-40. This 
alternative is only available if the calculation for inclusionary housing results in a 
fraction of a dwelling unit above a whole number, or if the development is for five 
(5) units or lots or less.  

(d) P For rental units only, providing fewer units, but which are affordable to 
households earning sixty (60) percent or less of the AMI for Chaffee County for 
rental projects, or one hundred (00) percent or less of the AMI for Chaffee County 
for for-sale projects. For the purposes of this option, an affordable dwelling rental 
unit at 60% AMI or less shall equal one and one-half (1.5) inclusionary housing 
units at any other AMI level specified in Sections 16-13-60 and 16-13-70 below.  

Sec. 16-13-40. In-lieu fee. 

(a) For developments of five (5) or fewer lots or units. If an in-lieu fee is permitted and 
chosen for all or part of the inclusionary housing required for the project, the applicable 
fee shall be calculated at the time of complete building permit submittal as described 
in the City's fee schedule, established, adopted and amended by City Council from time 
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to time, and be due prior to issuance of the certificate of occupancy. No building 
permit shall be issued until one-half (1/2) of the in-lieu fee required has been paid. 
The remaining half of the in-lieu fee shall be paid prior to issuance of the 
Certificate of Occupancy. 

(b) For developments of six (6) or more lots or units. When an in-lieu fee is being paid 
to meet a fractional unit requirement, the entire fee shall be paid prior to the first  
building permit being issued for the development, and where applicable, shall be 
based upon the average single-family dwelling size in Salida as utilized in the 
current Fee Schedule fee-in-lieu calculation. 

Sec. 16-13-50. Density, parking and development incentives for inclusionary housing 
developments. 

Residential development within the zoning districts of C-1, R-2, R-3, R-4 and RMU; and 
portions of a planned development with the underlying zoning districts of C-1, R-2, R-3, R-4 and 
RMU; that are subject to inclusionary housing development requirements and are providing one 
hundred (100) percent of the required affordable housing within the development, may increase 
the allowed density and utilize the lowered dimensional standards stated in Table 16-F, Schedule 
of Dimensional Standards, within these districts and utilize the reduced parking requirements for 
multi-family dwellings stated in Table 16-J, Off-Street Parking Standards by Use. To ensure the 
integration of the affordable residential units into the development, these standards shall apply to 
all of the residential units of the subject development within parcels with the above zoning or 
underlying zoning, that include a minimum of sixteen and seven-tenths (16.7) percent affordable 
housing.   

Sec. 16-13-60. Program requirements for for-sale (ownership) units. 

(a) Affordable Unit Price. The prices charged for any affordable for-sale (ownership) units 
shall not exceed prices greater than what is affordable to households earning one hundred 
(100) percent, one hundred twenty (120) percent, or one hundred forty (140) percent, or 
one hundred sixty (160) percent of the Area Median Income (AMI) for Chaffee County. 
Furthermore, for-sale affordable units shall be subject to the following additional 
requirements:  

(1) After the first provided inclusionary housing unit, tThe average sales price of all 
affordable housing units provided in a project shall not exceed a price affordable 
to households earning one hundred forty thirty (140130) percent or less of the AMI 
for Chaffee County;  

(2) For projects providing multiple affordable for-sale units, and to create parity across 
levels of affordability, the total number of affordable units deed-restricted at one of 
the applicable AMI levels shall not exceed the total number of affordable units deed-
restricted at any of the other applicable AMI levels by more than one unit, with the 
exception of units built on land dedicated to the City or to a qualified non-profit 
developer, as part of a LIHTC project, or unless otherwise specifically approved  
by City Council;  
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(3) No Sstudio units above one hundred twenty (120) percent AMI for Chaffee County 
and one-bedroom units above one hundred forty (140) percent AMI for Chaffee 
County shall not be eligible to satisfy inclusionary housing requirements; and  

(4) The specific affordable unit price charged for the applicable AMI level shall be based 
on the current maximum sale price as identified by the Chaffee Housing Authority 
and/or the City Administrator or their designee, and as annually published on the 
City of Salida’s website and on file with the Community Development 
Department in City Hall.  

(b) Approved Purchasers for Affordable Dwelling For-Sale Units. A developer or owner shall 
sell to a qualified purchaser after completing a good faith marketing and selection process 
approved by the City and applicable housing authority.  

(c) Sale Restriction. No person shall sell an affordable dwelling for-sale unit except to a person 
that meets the income, asset and other eligibility requirements of this Article or any asset 
and income eligibility requirement that is included in any applicable contract or deed 
restriction or any other agreements to which the City is a party or beneficiary.  

(d) Resale Restrictions. All affordable for-sale/ownership dwelling units developed under this 
Article shall be subject to the resale restrictions itemized within the deed restriction required 
pursuant to Section 16-13-20(e)(d).  

(e) Ownership Associations. When accepting an affordable for-sale unit as meeting the 
inclusionary housing obligation, the City Administrator and/or applicable housing authority 
will review the homeowner or condominium association declarations to assess the impact 
on buyers of affordable units. The City Administrator and/or applicable housing authority is 
authorized to establish rules regarding allowable terms in condominium declarations in 
order to ensure that the purposes of this Article are accomplished.  

(f) Rental Restriction. The qualified-owner of an affordable unit may rent the unit to an 
income eligible renter by a method that complies with the applicable deed restriction and/or 
regulations. At no point shall such rent price exceed a price that is affordable to a household 
earning one hundred eighty (10080) percent of the Area Median Income (AMI) for Chaffee 
County, as defined annually by CHFA.  

(g) Income Cap. The City shall allow a ten nineteen (1019) percent buffer between the price 
cap and the income cap to provide flexibility for homebuyers to qualify for financing 
without being cost burdened. For example, if a unit shall not exceed a price greater than 
what is affordable to households earning one hundred twenty (120) percent of the Area 
Median Income for Chaffee County, households earning incomes of up to one hundred 
thirty nine (1390) percent of the AMI can qualify for such unit.  

Sec. 16-13-70. Program requirements for rental units. 

Maximum Rent. Rents charged for any affordable unit shall not exceed a price greater than 
what is affordable to households earning eighty (80) percent or one hundred (100) percent of the 
AMI for Chaffee County, as defined by CHFA. Maximum rental rates provided by CHFA are 
inclusive of utilities, as defined by CHAF’s utility allowance policy. Furthermore, affordable 
rental units shall be subject to the following additional requirements:  
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(a) At least fifty (50) percent half of all provided units shall be rented at prices affordable 
to households earning eighty (80) percent or less of the AMI for Chaffee County.  

(b) No Studio units rented above eighty (80) percent AMI for Chaffee County shall not 
be eligible to satisfy inclusionary housing requirements.  

(c) Qualified Household. Rental units shall only be rented to or occupied by an income-
qualified household as defined in the deed restriction and as approved by the City 
and/or the applicable housing authority. 

Sec. 16-13-80. Administrative regulations. 

To the extent the City Administrator deems necessary, rules and regulations pertaining to 
this Article will be developed and approved by the City Council, and thereby maintained and 
enforced in order to assure that the purposes of this Article are accomplished. No person shall 
violate any rule or regulation issued by the City Administrator under this Article.  

Section 3.  Severability.  The provisions of this ordinance are severable and the 
invalidity of any section, phrase, clause, or portion of the ordinance as determined by a court of 
competent jurisdiction shall not affect the validity or effectiveness of the remainder of the 
ordinance. 
 

 INTRODUCED ON FIRST READING on this 2nd day of July, 2024, ADOPTED and 
ORDERED PUBLISHED IN FULL in a newspaper of general circulation by the City Council on 
this 2nd day of July, 2024, and set for second reading and public hearing on the 16th day of July, 
2024. 

 
INTRODUCED ON SECOND READING FINALLY ADOPTED and ORDERED 

PUBLISHED BY TITLE ONLY, by the City Council on this 16th day of July, 2024. 
 

 
 City of Salida 
 
 
 __________________________________ 
 Mayor Dan Shore 
 
ATTEST: 
 
 
_____________________________________ 
City Clerk/Deputy City Clerk 
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