
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 
Monday, July 26, 2021 - 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. June 28, 2021 - 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. Wood Minor Subdivision - The request is for limited impact review approval to subdivide Tract A of the Hillside 
Minor Subdivision into two (2) individual lots to be known as Wood Minor Subdivision 

3. Chaffee County Government - Planned Development - The request is for Major Impact Review approval 
for a Planned Development Overlay on the Chaffee County 3.87 acre parcel located at 104 Crestone Avenue.  The parcel is 
zoned Single-Family Residential (R-1).  The applicant would like the Planned Development Overlay to closely reflect the 
Commercial (C-1) zone district use and dimensional standards 

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

June 28, 2021 - 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 Judith Dockery 

Commissioner Giff Kriebel 

Commissioner Doug Mendelson 

Commissioner Michelle Walker 

Commissioner-Alternate Suzanne Copping 

ROLL CALL 

APPROVAL OF THE MINUTES 

1. May 24, 2021- Draft Minutes 

Motion made by Vice-Chair Bomer, Seconded by Commissioner Kriebel. 

Voting Yea: Chairman Follet, Vice-Chair Bomer, Commissioner Dockery, 

Commissioner Kriebel, Commissioner Mendelson, Commissioner Walker, 

Commissioner-Alternate Copping 

 

UNSCHEDULED CITIZENS- None  

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. El Tapatio Conditional Use – Downtown Street Patio - The applicant is requesting 

conditional use approval for a downtown street patio to be placed on E. Second Street in front 

of  El Tapatio Restaurant located at 136 E. Second Street. 

A. Open Public hearing - 6:04 pm 
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B. Proof of Publication -Yes 

C. Staff Review of Application – 

Dunleavy reviews the Application for Tacos El Tapatio. They are requesting conditional 

use approval for a downtown street patio.  

The proposal meets the standards of Public Works and the Land Use Code and the 9 

recommended conditions of approval all stem from those standards as well as the agency 

review comments provided in the packet.  

Staff recommends approval for the conditional use for a downtown street patio to be 

located in front of Tacos el Tapatio subject to the 9 conditions provided.  

   D. Applicant’s Presentation –  

Dorothy Norbie, the building owner, supports the patio. She would like to have 

something more permanent, stable and safer. The awning will be taken off in the winter 

so snow will not build up. They will also trade parking with Ken Brandon with Box of 

Bubbles for the loss of parking spot. She believes this will make them competitive in the 

downtown district. Norbie emailed her neighbors and has not heard any opposition.  

E. Public Input –  

Ken Brandon, the owner of the building across the street from the restaurant, let council 

know that he is creating a sign to designate a parking spot for Tacos el Tapatio. 

F. Close Public Hearing  - 6:11pm 

                 G. Commissioner Discussion – 

Bomer suggests changing the language to make it consistent with the operating hours of 

business.  

Follet asks what if the business hours change to midnight?  

Bomer clarifies that you also write in the hours next to the operating hours of business. 

Follet asks whether we have to connect the patio to the ground.  

Jefferson says that other patios do not have to be connected to the ground. 

Dunleavy says that when she spoke to the contractor, they may be able to level it which 

would address the inspectors concerns but that would be determined in the building 

permit process. 

Walker suggests that the language is there because their tent has been blown down.  

Bomer asks if the other patios require building permits?  

 Jefferson says that they used to in the beginning but is unsure of whether other patios are 

required to.  

Follet clarifies that they require them to be engineered. He questions whether we want 

holes in the sidewalks. 

Bomer believes it should be consistent with other patios. 

Follet wonders whether the planning commission can make that recommendation?  

Almquist says that we could make the requirement more generalized to say to meet 

building code.  

Bomer asks whether this is recommended condition number 6 instead of building permit 

it would say building code. 

Almquist thinks Bomer should keep the language of building permits. 
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Discussion on what “anchoring” means whether it means bolted in the street or it just 

means stable.  

Almquist was not sure when he read it whether the structure or the sail had to be 

anchored to the earth. 

Bomer asks what if the commission said that the structure will require a permit and the 

windsail must be anchored so it will not move with the wind. She wants to replace it with 

windsail to provide more clarity.  

Almquist says that it still needs to meet building codes regardless and his sense is that it 

would not need to be bolted in the space. 

Bomer says that she would just move it to wind sail to make it clear.  

Follet is looking at the letter from Dan to read the language. He believes the clarification 

is fine.  

Copping says that clarity always improves things. She believes that it is such a heavy 

construction that she is not worried about it blowing in the wind. 

Almquist states that it will have to go through the building permit process.  

Bomer motions to approve the conditional use with two changes. Number three she 

would like to add “consistent to the operating hours of the business” and number six she 

would like to change it to windsail. Walker seconds.  

H. Commission Decision -  

Motion made by Vice-Chair Bomer, Seconded by Commissioner Walker. 

Voting Yea: Chairman Follet, Vice-Chair Bomer, Commissioner Dockery, 

Commissioner Kriebel, Commissioner Mendelson, Commissioner Walker, 

Commissioner-Alternate Copping 

THE MOTION PASSES.  

 

UPDATES 

COMMISSIONERS' COMMENTS 
Almquist states that staff have covered their end but are happy to circle back to clarify anything 

in the work session.  

Walker asks where raising the limited impact reviews minimums will have a negative impact.  

Almquist says that there is less subjectivity to it. For example, a five unit apartment complex 

that would have to go through a limited impact review, there is not a very extensive amount of 

review standards but certainly there could be some subjectivity that plays into it. There are not a 

lot of downsides because there will still be a staff review, it just wouldn’t go in front of the 

planning commission.  

Bomer says that they would like administrative review standards in place before there is more 

administrative review.  

Almquist says that if we would have to change the review standards today it would still be 

subject to the same standards that are currently in place ie. set backs, building heights, lot 

coverage, dimensional/density standards. There is not much in the way of architectural standards 

outside of a major subdivision. That would be the case whether there was a limited impact 

review today or not.  

Bomer asks when there is a limited impact review and it comes before commission, there is 

some subjectivity. Bomer feels like identifying the subjective items before we do something like 
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that so that we would know that if some of the items were not to be met, they would go before 

planning commission again. 

Almquist states that subjectivity is built into the standards themselves. It is on a case by case 

basis that comes up and is applicable. Staff would be looking at those same standards obviously 

when there is a larger amount of people to consider it, there are going to be a lot more thoughts.  

Bomer wonders if the administrative review does not exceed objective requirements, then that 

process is fine. She believes that when it gets to the grey area, she would still like to have more 

brains in the mix.  

Jefferson brings up the sidewalk requirement and talks about bringing it to the admin review 

process then it takes it out of the limited review requirement.  

Bomer says that is the type of thing she is talking about. She wants more detailed thought. 

Walker thinks that if the code could support and protect us more then we wouldn’t have to 

worry. 

Bomer agrees.  

Almquist says that this is a first take work session on this one and nothing that they plan to 

move forward with quickly. Just wanted some feedback and can bring this back to an additional 

work session in the future.  

Follet thinks maybe we can do some triggers. He asks how many limited impact reviews do we 

see in a year? 

Almquist/Jefferson say 6-10 

Follet asks how much time does that add to the applicant.  

Jefferson says it depends on the application materials.  

Follet asks how long does it take to make the packet.  

Almquist says quite some time. 

Copping had an observation. She wanted the commission to consider having public comment as 

a trigger.  

Bomer agrees. 

Almquist throws out different scenarios and staff can elevate things to a limited impact review. 

The other idea being not too dissimilar from the historic preservation commission is to bring two 

members of the commission to the review.  

Bomer believes that and by defining the items that go into administrative review and anything 

outside of that would come into commission. It may incentivize the developer to stay within the 

lines 

Almquist says the reason for bringing it up is feedback that they have heard about the 

uncertainty of such larger projects. 

Jefferson reminds the commission that there is a joint meeting on Tuesday, July 6th, 5pm with 

Council. The subject is a major impact review with the County.  

 

ADJOURN- With no further business to come before the Commission, the meeting 

adjourned at 6:34 p.m. 
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STAFF REPORT 

MEETING DATE: July 26, 2021 

AGENDA ITEM TITLE: Wood Minor Subdivision – Limited Impact Review 

AGENDA SECTION: Public Hearing  
 
 
REQUEST:  
The request is for limited impact review approval to subdivide Tract A of the Hillside Minor 
Subdivision into two (2) individual lots to be known as Wood Minor Subdivision.  
 
APPLICANT: 
The applicant is Wood Development Company, LLC, PO Box 237, Salida, CO 81201.  The 
applicants’ representative is P.T. Wood.    
 
LOCATION:    
The subject property known as Wood Minor Subdivision is located within Tract A Hillside Minor 
Subdivision and is located at the 
base of Tenderfoot Hill and on the 
north side of County Road 177. 
 
PROCESS: 
This application is a limited impact 
review process for a minor 
subdivision.  The purpose of the 
limited impact review is to assure 
that the proposal, in adequate 
detail, is drawn and submitted 
according to the requirements of 
the Land Use Code.  
 
A public hearing is conducted by 
the Planning Commission for the minor subdivision process, after public notice in a newspaper of 
general circulation and posting on the property 15 days prior.  The Commission shall approve, 
approve with conditions, or deny the application, or remand it back to the applicant with 
instructions for modification or additional information or action. 
 
Approval of the minor subdivision shall constitute authorization to proceed with recording the plat 
and commencing with the Subdivision.  
 
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 property is zoned Industrial (I).   
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2) The proposed subdivision will create two (2) lots. The minimum lot size in the Industrial (I) 
zone requires is 5,625 square feet.  The proposed lots meet the minimum lot requirement: Tract 
A is .40 acres, approximately 17,424 square feet and Tract B is .17 acres, approximately 7,405 
square feet.  There is also a 21’ Public access and Electric Line Easement between the proposed 
lots.    
 

3) The applicant is in the process of constructing two single-family dwellings on the parcel.  Each 
of the single-family dwellings will be on its own parcel with this subdivision request.  Multiple 
principal structures are permitted in the Industrial zone district.   

 
4) The proposed lots are not currently served by City water or sewer. Due to the location, City 

infrastructure is not available and extensions to this area of the City are not planned. The 
applicant has individual well and wastewater treatment systems designed by a professional 
engineer as required by the Chaffee County Building Department.  

 
Staff is recommending the following plat note as a condition of approval:  “According to Salida 
Municipal Code Section 13-2-60 –if the properties are developed with well and on-site 
wastewater treatment systems, either individual or central, and a new water or sewer main is 
extended within (four hundred) 400 feet of the property they will be allowed to continue such 
use until such time as the well or septic system 
either fails or needs enlargement. At that time, 
the property owner will be required to 
connect to a water or sewer main that is 
within four hundred (400) feet.” 
 

5) There is a central septic system and well for 
water that serves both residences.  Easements 
must be shown on the plat for both the septic 
and well systems that will serve the newly 
created parcels.  

 
6) The previously approved Final Subdivision Plat for Hillside Minor Subdivision included a plat 

note capping the maximum lot coverage at forty (40) percent. This is an appropriate lot coverage 
and similar to other residential districts. A similar plat note should be considered.  
 

7) Access to the site will be via County Roads 176 and 177. Chaffee County currently provides only 
minimum maintenance on County Road 176 and no maintenance to County Road 177.  There is 
a recorded Roadway maintenance covenant recorded for the Lots in Hillside Minor Subdivision.  
The Covenant states that each owner of the lots within the Hillside Minor Subdivision agree to 
pay a share of all monetary amounts necessary to maintain the road in a good, safe and drivable 
condition.  

 
8) City design standards require local streets to have a detached sidewalk of a least five (5) feet 

wide. Detached sidewalks are required to be separated by a distance of at least five and one half 
(5 ½) feet from the curb or street pavement edge.  
 
Staff recommends deferral of this requirement at this time due to the lack of existing road 
infrastructure adjacent to the site.  
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REVIEW AGENCY COMMENTS:   
 
Salida Public Works:  No concerns. 
 
Salida Fire Department: No concerns.  
 
Salida Police Department: No comments. 
 
Atmos Energy: No comments. 
 
Xcel Energy, Sterling Waugh:  I would request 
that all access easements are also utility easements 
and all existing utilities, including guy wires, be 
placed in an utility easement. 
I have a screen shot of the guy wire that is Xcel’s 
that should be in an easement and the access 
easement that should also be an utility easement. 
 
Chaffee County Development Services: No 
Comments received. 
 
Chaffee County Planning Department: No 
Comments received. 
 
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 Comprehensive Plan Land Use Map (3.1) does not specifically assign a land use 
classification to the parcels under consideration. However, the Comprehensive Plan does 
encourage a range of housing types to serve a variety of lifestyles, ages, and income 
levels.  Previous changes to the land use code encourage development of residential 
dwellings across all zoning districts. Therefore, this development is in conformance with 
the Comprehensive Plan. 
 

 New development should complement the neighborhood’s mass and scale.  The lots 
proposed are in conformance with the land use code and will support development 
similar to existing homes in the area.   
   

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 Industrial (I) and meet the zone district standards.   
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 New development must comply with the zone district standards.  The new construction 
of the two single-family dwellings meets the Industrial zone district standards. 

 There is adequate space on each of the proposed lots to accommodate any required off-
street parking. 

 

3. Complies with the Improvement Standards. The proposed subdivision shall be provided 
with improvements which comply with Article VIII and landscaping which complies with 
Section 16-8-90. 

a. Streets.  Existing and proposed streets shall be suitable and adequate to carry anticipated 
traffic within and in the vicinity of the proposed subdivision. 

 County Road 177 provides access to the site and is adequate to carry anticipated 
traffic generated by development of this subdivision. 

 There are currently no curb, gutter or sidewalks in the immediate area. Sidewalks, 
curb, and gutter are not appropriate for construction at this time. However, 
when such improvements are brought to the area the property owners should be 
responsible for the installation of streetscape improvements at that time which 
may include, but not limited to, sidewalks, streetlights, and street trees as required 
by the Municipal Code. 

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

the needs of the proposed subdivision. 

Municipal utilities are not available to the site at this time.    

According to Salida Municipal Code Section 13-2-60 – Existing domestic wells.  (a) Any 
property within the Water Service Plan Area which is supplied with potable water using 
an adequate, safe, and adjudicated existing well may continue to use such well to 
provide potable water.  (b) Upon the occurrence of one of the following events, all 
properties in the Water Service Plan Area within four hundred (400) feet of an 
established water line or situated on a block abutting an established water line shall be 
required to connect to the City's water system, in accordance with the specifications, 
and pay the applicable fees, charges, and costs for new service then in effect:  

(1) The failure of an existing well, i.e., the well cannot provide adequate and safe water, 
or requires redrilling; or  

(2) Expansion of existing structures served by private well that increase the square 
footage by one hundred percent (100%) or more; or  

(3) The construction or installation of additional structures on the property served by a 
private well.  

 
Staff has added a condition of approval that a plat note be added with this requirement 
so that subsequent buyers of the lots are aware of this requirement.  

 
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. 

9



Public Hearing, Agenda Item 1, Page 5 of 8 

 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. 

 The proposed lots are located at the base of the Tenderfoot Hill that provides the 
backdrop for downtown Salida. The downhill portion of each lot provides the least 
amount of slope and access to County Road 177. 

 

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 subject 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. 

 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 
resubdivision, such lots or parcels shall be arranged so as to permit the logical location and 
opening of future streets and appropriate resubdivision, with provision for adequate utility 
easements and connectors for such resubdivision. 

 This subdivision is not intended for future resubdivision. 
 

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. 

 
 The development plan for this subdivision has two (2) residential lots. However, per plat note number 10 

of the Final Subdivision Plat for the Hillside Minor Subdivision, “land dedication for parks and open space have 
been provided for one (1) unit for each Tract A, B, and C of this subdivision. In the event that additional residential units 
are constructed on either Tract A, B, or C, either by subdivision or Building Permit approval, fees in lieu of land dedication 
for parks and open space in the amount then in effect shall be payable to the City prior to issuance of building permits”.  

This lot had one (1) credit toward the open space fee in lieu and the applicant paid the 
fee in lieu for the additional residential unit being constructed.  A payment of fee-in-lieu 
of the parks, trails and open space dedication for all additional units will be required 
prior to approval of residential building permits.  
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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. 

 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. 

 The proposed lots follow the City grid pattern. 
 
b. Frontage.  Residential lots should front only on local streets; however, when necessary, 

lots designated to face a collector street shall provide adequate means for automobile 
turnaround within the lot and should provide consolidated access points to the 
maximum extent feasible. 

 The proposed lots are regular in shape and front on a County Road. 
 
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. 

 Double frontage lots are not proposed. 
 
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.  This standard applies to detached single family homes and not attached 
units. 

 The Wood Minor Subdivision lots generally face south/southwest and will have 
excellent solar exposure.  

 

11. Architecture.  This standard applies to residential subdivisions of five lots or more. 
 

12. Fair Contributions for Public School Sites.   

 The applicant has paid the fee in lieu for the two residential units under construction.  
Any additional units will be required to pay the fee in lieu at the time of building 
permit application.  
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13. Inclusionary Housing Requirement – 16-13-20 Minor and major subdivisions; and 
condominium plats of five (5) units or greater must meet the requirements of Article XIII. 
Inclusionary Housing. 

 Approval of the minor subdivision carries the responsibility to meet the affordable 
housing requirements.  Therefore the fees-in-lieu have to be paid for the two (2) 
units created.  The current fees-in-lieu for a minor subdivision is the lessor of $7,874, 
or $3.94 per habitable square foot of each unit built within the subdivision.  Since 
both of the units are less than 2,000 square feet the fee in lieu in the amount below 
shall be paid prior to recording the subdivision plat. 

 4 Hillside Drive Unit A is 1819 square feet - (1,819 x $3.94=$7,166.86) 

 4 Hillside Drive Unit B is 1819 square feet - (1,819 x $3.94=$7,166.86) 
 

 As a condition of approval a plat note must be added that future residential 
development must meet the current requirements of the Salida Municipal Code 
regarding Inclusionary Housing which may require deed restricted affordable 
housing and/or fees-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. 

Recommended Findings: 

1. This application complies with the Comprehensive Plan because it would create two lots 
that can be developed for residential uses incompliance with the zone district standards. 

 
2. The review standards for subdivisions has been satisfied.  

 
STAFF RECOMMENDATION: 
Staff recommends the Planning Commission approve the Wood Minor Subdivision to subdivide 
one (1) parcel into two (2) parcels, subject to the conditions listed below: 
 
RECOMMENDED MOTION: “I make a motion to approve the Wood Minor Subdivision 
as it meets the review standards for a subdivision, subject to the following conditions: 
 
Prior to printing the mylars of the Wood Minor Subdivision Plat: 

 
1. Remove the City Administrator signature block. 

 
2. Easements for the central water and wastewater systems must be shown on the plat. 

 
3. The requirement of Xcel for utility easements must be shown on the plat.  

 
4. A plat note be added stating that “Pursuant to Section 13-2-60 of the Salida Municipal Code:  

If the properties are developed with well and on-site wastewater treatment systems, either 
individual or central, and a new water or sewer main is extended within (four hundred) 400 
feet of the property they will be allowed to continue such use until such time as the well or 
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septic system either fails or needs enlargement. At that time, the property owner will be 
required to connect to a water or sewer main that is within four hundred (400) feet”. 
 

5. That plat note capping the maximum lot coverage at forty (40) percent be added. 
 

6. A plat note must be added that future residential development must meet the current 
requirements of the Salida Municipal Code Article XIII - Inclusionary Housing which may 
require deed restricted affordable housing and/or fees-in-lieu. 
 

7. A payment of fee-in-lieu of the parks, trails and open space dedication for two (2) units have 
been paid for Tract A of the Hillside Minor Subdivision.  As a condition of approval the 
following plat note must be added to the plat:  

 Pursuant to section 16-6-120 (8), Parks, Trails and Open Space, of the Salida 
Municipal Code, as may be amended, land dedication fees-in-lieu have been paid for 
two residential units in this subdivision.  At the time that additional residential 
dwelling units are constructed on any of the lots herein, either by further subdivision 
or building permit approval, land dedication and/or fees-in-lieu for parks, trails and 
open space in the amount then in effect shall be payable to the City prior to issuance 
of building permits.  

 
Prior to recording the Wood Minor Subdivision: 

 
1. The Inclusionary Housing fee in lieu be paid, as recommended, for the two (2) units built on 

this property. 

 4 Hillside Drive Unit A is 1819 square feet - (1,819 x $3.94=$7,166.86) 

 4 Hillside Drive Unit B is 1819 square feet - (1,819 x $3.94=$7,166.86) 
 

Attachments: Application Packet 
  Subdivision plat 
  Roadway Maintenance Covenant 
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From: DavidL
To: Kristi Jefferson
Subject: Re: Agency review - Wood Minor Subdivision
Date: Friday, July 02, 2021 11:58:32 AM

No concerns. 

David Lady P.E.
City of Salida 
Director of Public Works
719-539-6257

On Jul 1, 2021, at 9:11 AM, Kristi Jefferson <kristi.jefferson@cityofsalida.com>
wrote:

﻿
 
Attached is the agency review for the parcel located at 4 Hillside Drive. 
The owner, Wood Development Company, LLC, has submitted an
application to subdivide the parcel into two (2) lots.  Please let me
know if you have any concerns with the subdivision request.
 
Kristi Jefferson
Planner
City of Salida
448 East First Street
Suite 112
Salida, CO 81201
ph: 719-530-2626
fax: 719-539-5271
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.
 
<Agency Review.pdf>
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From: Kathy Rohrich
To: Russ Johnson
Cc: Kristi Jefferson; Doug Bess; David Lady
Subject: Re: Agency review - Wood Minor Subdivision
Date: Friday, July 02, 2021 10:38:44 AM
Attachments: image001.png

No concerns from fire. Thank you

On Fri, Jul 2, 2021 at 10:32 AM Russ Johnson <rjohnson@salidapolice.com> wrote:

No issued from PD at this time. 

 

Thanks,

 

Chief Russell Johnson

Salida Police Department

 

Cell:719-207-1602

Desk: 719-530-2603

Main:719-539-6880

 

 

From: Kristi Jefferson <kristi.jefferson@cityofsalida.com> 
Sent: Thursday, July 1, 2021 9:12 AM
To: 'Doug Bess' <doug.bess@cityofsalida.com>; Russ Johnson
<rjohnson@salidapolice.com>; 'Kathy Rohrich' <kathy.rohrich@cityofsalida.com>; 'David
Lady' <david.lady@cityofsalida.com>
Subject: Agency review - Wood Minor Subdivision

 

 

Attached is the agency review for the parcel located at 4 Hillside Drive.  The
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owner, Wood Development Company, LLC, has submitted an application to
subdivide the parcel into two (2) lots.  Please let me know if you have any
concerns with the subdivision request.

 

Kristi Jefferson

Planner

City of Salida

448 East First Street

Suite 112

Salida, CO 81201

ph: 719-530-2626

fax: 719-539-5271

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.

 

-- 
Kathy Rohrich
Assistant Chief
Salida Fire Dept.
(719)539-2212

17



From: Russ Johnson
To: Kristi Jefferson; "Doug Bess"; "Kathy Rohrich"; "David Lady"
Subject: RE: Agency review - Wood Minor Subdivision
Date: Friday, July 02, 2021 10:32:09 AM
Attachments: image001.png

No issued from PD at this time. 
 
Thanks,
 
Chief Russell Johnson
Salida Police Department
 
Cell:719-207-1602
Desk: 719-530-2603
Main:719-539-6880
 

 

From: Kristi Jefferson <kristi.jefferson@cityofsalida.com> 
Sent: Thursday, July 1, 2021 9:12 AM
To: 'Doug Bess' <doug.bess@cityofsalida.com>; Russ Johnson <rjohnson@salidapolice.com>; 'Kathy
Rohrich' <kathy.rohrich@cityofsalida.com>; 'David Lady' <david.lady@cityofsalida.com>
Subject: Agency review - Wood Minor Subdivision
 
 
Attached is the agency review for the parcel located at 4 Hillside Drive.  The
owner, Wood Development Company, LLC, has submitted an application to
subdivide the parcel into two (2) lots.  Please let me know if you have any
concerns with the subdivision request.
 
Kristi Jefferson
Planner
City of Salida
448 East First Street
Suite 112
Salida, CO 81201
ph: 719-530-2626
fax: 719-539-5271
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: Waugh, Sterling S
To: Kristi Jefferson; Moffett, Christopher B; Daniel.higgins@atmosenergy.com
Subject: RE: Agency review - Wood Minor Subdivision
Date: Tuesday, July 06, 2021 7:29:53 AM
Attachments: image001.png

Hello Kristi,
 
I would request that all access easements are also utility easements and all existing utilities, including guy
wires, be placed in an utility easement.
 
Below I have a screen shot of the guy wire that is Xcel’s that should be in an easement and the access
easement that should also be an utility easement.
 
Thanks,
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Sterling S Waugh C:719-717-0041 Mon-Thurs 7-5:30
https://www.xcelenergy.com/staticfiles/xe-
responsive/Admin/Managed%20Documents%20&%20PDFs/Xcel-Energy-Standard-For-Electric-
Installation-and-Use.pdf
APPLICATION REQUEST
https://my.xcelenergy.com/BuildingRemodeling/s/
 

From: Kristi Jefferson <kristi.jefferson@cityofsalida.com> 
Sent: Thursday, July 1, 2021 9:15 AM
To: Waugh, Sterling S <Sterling.S.Waugh@xcelenergy.com>; Moffett, Christopher B
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EXTERNAL - STOP & THINK before opening links and attachments.

<Christopher.B.Moffett@xcelenergy.com>; Daniel.higgins@atmosenergy.com
Subject: FW: Agency review - Wood Minor Subdivision
 

 
Attached is the agency review for the parcel located at 4 Hillside Drive.  The owner,
Wood Development Company, LLC, has submitted an application to subdivide the
parcel into two (2) lots.  Please let me know if you have any concerns with the
subdivision request.
 
Kristi Jefferson
Planner
City of Salida
448 East First Street
Suite 112
Salida, CO 81201
ph: 719-530-2626
fax: 719-539-5271
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: Higgins, Dan W
To: Kristi Jefferson
Subject: Re: [EXT] FW: Agency review - Wood Minor Subdivision
Date: Thursday, July 01, 2021 10:58:18 AM

Hello Kristi!
ATMOS energy has no concern nor comment. 
Thanks  

Dan Higgins

From: Kristi Jefferson <kristi.jefferson@cityofsalida.com>
Sent: Thursday, July 1, 2021 9:15:14 AM
To: 'Waugh, Sterling S' <Sterling.S.Waugh@xcelenergy.com>; 'Moffett, Christopher B'
<Christopher.B.Moffett@xcelenergy.com>; Higgins, Dan W <Daniel.Higgins@atmosenergy.com>
Subject: [EXT] FW: Agency review - Wood Minor Subdivision
 
CAUTION: Don't be quick to click. This e-mail originated from outside of Atmos
Energy. Do not click links or open attachments unless you recognize the sender
and know the content is safe.

 
Attached is the agency review for the parcel located at 4 Hillside Drive.  The
owner, Wood Development Company, LLC, has submitted an application to
subdivide the parcel into two (2) lots.  Please let me know if you have any
concerns with the subdivision request.
 
Kristi Jefferson
Planner
City of Salida
448 East First Street
Suite 112
Salida, CO 81201
ph: 719-530-2626
fax: 719-539-5271
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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STAFF REPORT 

MEETING DATE: July 26, 2021 
AGENDA ITEM TITLE: Chaffee County Government - Major Impact Review for a Planned 

Development Overlay 
AGENDA SECTION: Public Hearing  
 
REQUEST:  
Chaffee County Government submitted a Major Impact Review application for a Planned 
Development Overlay on their 3.87 acre parcel located at 104 Crestone Avenue.  The parcel is 
zoned Single-Family Residential (R-1) and the current uses are the Administrative Building, Chaffee 
County Courts Building, Chaffee County Dispatch and Jail Building, State Patrol Communications 
Building & Tower and the EMS garage (to be removed in the near future).  
 
The applicant would like the Planned Development Overlay to closely reflect the Commercial (C-1) 
zone district use and dimensional standards.    
 
APPLICANT: 
The applicant is Chaffee County 
Government, PO Box 699, Salida, 
CO 81201.  The representative for 
the applicant is Joe Deluca of 
Crabtree Group. 
 
LOCATION: 
The subject property is known as 
Strip B, Block 4 of the Eddy 
Brothers Addition, City of Salida, 
Chaffee County, Colorado.  This 
property is also known as 104 
Crestone Avenue, 142 Crestone 
Avenue and 641 West Third Street.   
 
16-7-10. Purpose and objectives.   
 

 (a) Planned developments are intended to facilitate the purposes and objectives of this 
Land Use Code and the City's Comprehensive Plan and to permit the application of more innovative 
site planning and design concepts than may be possible under the application of standard zone 
districts.  The purpose of a planned development (PD) is to encourage innovation and flexibility in 
the development of land so as to promote variety in the type, design and layout of buildings; 
improve the integration, character and quality of land uses; promote the more efficient use of land 
and infrastructure while achieving compatibility of land uses; achieve economy in the delivery and 
maintenance of public services, and promote the preservation of open space and natural and scenic 
areas. 
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16-7-20. Zoning classification. 
 
A planned development constitutes a zoning classification and is established by overlaying the 
designation upon land within an existing or newly created zone district.  Approval of a PD shall be 
illustrated and its land area defined on the City’s Official Zone District Map.  When an area that is 
already zoned is approved for a PD overlay, the underlying zone district’s regulations shall remain 
intact; and in the event the PD is not completed or is terminated, the underlying zone district 
regulations shall apply to and govern land uses and development in the subject area. 
 
16-7-30. Procedure.   
 
Approval of a PD shall be subject to the submission of a full and complete application, the payment 
of all review and approval fees, and major impact review as described in Article III of this Chapter.  
Review and submission requirements for a PD incorporating the subdivision and resubdivision of 
land shall be construed and applied together with the subdivision processing requirements at Article 
VI of this Chapter.  Whenever the PD, subdivision, and/or development permit application 
procedures or requirements overlap, the overlapping procedures or requirements shall not be 
applied cumulatively, and the procedure or requirement pertinent to the PD application shall 
supersede the development permit and/or subdivision procedure or requirement. 
 
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 property is within the Single-
Family Residential (R-1) zone 
district.  The properties 
surrounding this parcel are located 
within the Medium-Density 
Residential (R-2) and the Single-
Family Residential (R-1) zone 
districts. 

2. The (R-1) zone designation does 
not make sense for the current and 
future uses of the property and 
there are no residential uses 
associated with the property.  The 
applicant is requesting deviations 
from Table 16-D Schedule of Uses, Table 16-F Schedule of Dimensional Standards and 
Article VIII Design Standards for parking requirements. 

 
3. A conceptual review with City Council and Planning Commission occurred on July 6, 

2021.  At the work session there were 2 concerns identified during this review, the 
need for a landscape plan and the architecture of the proposed Administrative Annex.  
The landscape plan was submitted and approved by staff in October 2020 (approval 
attached to this staff report). 
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4. The Chaffee County Courthouse was listed on the State register of Historic Properties 
on September 11, 1996. 

 
5. At the City Council/Planning Commission work session the applicant was showing the 

Administrative Annex building addition to demonstrate the need for the Planned 
Development Overlay.  The rendering of the addition that was shown was a 
preliminary rendering and had not been refined.  Although the evaluation criteria and 
general requirements for Planned Developments do not include architectural review, 
staff is suggesting that the proposed addition be compatible with the existing historic 
courthouse building.   
 

6. The applicant is requesting to be allowed to utilize the maximum height of 54’ for 
Public and Institutional Uses provided that they meet the other standards in Land Use 
Code Section 16-4-200(3).   

 
THE CITY OF SALIDA COMPREHENSIVE PLAN 
Per Section 16-7-20 of the Salida Municipal Code, a planned development constitutes a zoning 
classification and is established by overlaying the designation upon land within an existing or newly 
created zone district.  Generally zoning should be consistent with the community’s comprehensive 
plan. The following Policies, Actions and Principles are most applicable to the proposal: 
 

Action LU&G-I. 1.a. – 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.  
 
The Comprehensive Plan Land Use Map shows the Chaffee County property is Institutional.  
Given that the uses of Chaffee County property have been in place since 1932 it is appropriate 
that the Planned Development reflect the current and future uses of the Campus.  
 
  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Chaffee County 

property 
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With the Land Use Code update we will be looking into the possibility of creating a separate 
zone district for Institutional properties which would be appropriate for the Chaffee County 
parcel as shown in the Comp Plan. 
 

16-7-40. PD development plan evaluation criteria; general requirements   
  
(a) No land shall be designated PD in the absence of a PD Development Plan, which plan shall 
set forth the written and graphic materials as described in this Article.  All PD Development Plans 
must conform to and be consistent with the City’s Comprehensive Plan and other adopted plans.  
PD Development Plans shall be reviewed to ensure that the general public health, safety and welfare 
are safeguarded and for substantial conformance to the evaluation criteria described in subsection 
(b).  The PD Development Plan may allow for the mixture of uses and greater diversity of building 
types, promote environmental protection, limit sprawl, improve design quality and offer a higher-
quality living environment, encourage innovative design and a variety of housing types, preserve 
historic buildings and sites, promote bicycles and walking as an alternative to the automobile, and 
manage the increase in demand for public amenities as is feasible for the site and proposed use. 
 
 (b) The PD Development Plan shall meet the following criteria, depicted on a site plan 
furnished by the applicant, unless the applicant can demonstrate that one (1) or more of them is not 
applicable or that another practical solution has been otherwise achieved: 
 

(1) Minimum Dimensional Standards.  The PD is a negotiated zone district.  While there 
may be no fixed lot size or lot widths, the Planning Commission and City Council require 
minimum dimensional standards, including setbacks and space between buildings as necessary 
to provide adequate access and fire protection, to ensure proper ventilation, light and air 
between buildings and to ensure that the PD is compatible with other developments in the 
area. 

 The Chaffee County property is located within the Single Family Residential (R-1) 
zone district.  The applicants are requesting that the Planned Development Overlay 
align closely with the Commercial (C-1) zone district.  They have submitted the 
following revisions to Table 16-F for the Planned Development Overlay.   

 The following are a list of the dimensional standard deviations being requested for 
the property.  These deviations are also highlighted in Table 16-F below. 

 Maximum lot coverage with structures 50% instead of the required 35%. 

 Maximum lot coverage for uncovered parking/access 40% instead of the 
required 10%. 

 Minimum landscape area 20% instead of the required 55%. 

 Minimum Front Setback of 15’ instead of the required 30’. Minimum Rear 
Setback of 10’ instead of the required 30’. 

 Maximum building height for primary building 54’ instead of the required 35’.  
The request is to also be able to measure height from the Crestone Avenue 
frontage to the top of parapet walls.  In the Commercial zone district Public and 
institutional uses are allowed 54’ building height and the existing courthouse 
building is 50’ in height. 
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CCGFC Table 16-F Schedule of Dimensional Standards

Dimensional Standard

PROPOSED            

CCGFC-PD

 EXISTING 

REQUIREMENTS         

(R-1)  Current 

Min. lot size (sq. ft.) N/A 7,500                   163,350               

Density (Min. lot sq. footage per principal dwelling unit) N/A 3,750                   

Min lot size (sq. ft.)—attached units N/A NA

Min. lot frontage N/A 50                         

Min. lot frontage—attached units N/A NA

Max. lot coverage: structures (additive coverage total for 

structures and uncovered parking cannot exceed 90% except in 

C-2) 50% 35% 20% (approx)

Max. lot coverage: uncovered parking/access (additive coverage 

total for structures and uncovered parking cannot exceed 90% 

except in C-2) 5 40% 10% 23% (approx)

Min. landscape area 20% 55% 53% (approx)

Min. setback from side lot line for a primary bldg. 10' 8'

Min. setback from side lot line for a detached accessory bldg. 5' 5'

Min. setback from rear lot line: principal bldg. 10' 30'

Min. setback from rear lot line: accessory bldg. 5' 5'

Min. setback from front lot line 15' 30'

Max. building height for a primary bldg. 54* 35' 50' 

Max. building height for a detached accessory bldg. 25' 25'

  *Public and Institutional Uses allowed up to 54'

1. Multiple principle buildings allowed on campus, jail, court, admin building

2. Height shall be  measured from Crestone frontage finished floor level to top of parapet walls

3. Maximum Height is based on institutional height in C1 District & Historic Courthouse Height

5. New Annex Height is 34 feet to top of parapet wall, not including mech. equipment (info only)

 

 

 

 

 

 

 

 

 

 

 

 The requested deviations will not impact the property’s ability to provide 
adequate access and fire protection, to ensure proper ventilation, light and air 
between buildings and should be compatible with other developments in the area. 

(2) Trails.  Reasonable effort must be made to connect to nearby recreation trails, parks 
and public open space such that green corridors define and connect urbanized areas.  Any 
trails identified for the area in the City's Comprehensive Plan or Parks Master Plan must be 
included in the PD. 

 The closest trail near the Chaffee County property is the Monarch Spur Trail and 
there are existing pedestrian connections to the Trail.  

 (3) Ownership and Maintenance.  No PD shall be approved unless the City Council is 
satisfied that the landowner has provided for or established an adequate organization for the 
ownership and maintenance of common open space and private roads, drives, parking or 
other common assets to ensure maintenance of such areas. 

 Ownership and maintenance of the property will be maintained by Chaffee 
County. 

 (4) Water and Sewer.  The developer shall provide municipal water and sewer facilities 
within the PD as required by the City. 

 The County improved the municipal water looping in the neighborhood when the 
jail was constructed in 2002.  There are no identified improvements to water and 
sewer required. 
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(5) Residential Density.  Density shall be limited as required by the Planning 
Commission and City Council upon consideration of the overall development plan, individual 
characteristics of the subject land and surrounding uses.  In a multi-lot PD, the averaging of 
lot areas shall be permitted to provide flexibility in design and to relate lot size to topography, 
but each lot shall contain an acceptable building site.  The clustering of development with 
usable common open areas shall be permitted to encourage provision for and access to 
common open areas, encourage pedestrian access and to save street and utility construction 
and maintenance costs.  Such clustering is also intended to accommodate contemporary 
building types which are not spaced individually on their own lots but share common side 
walls, combined service facilities or similar architectural innovations, whether or not providing 
for separate ownership of land and buildings.  In high-density development, housing will be 
designed to provide adequate privacy between dwelling units. 

 There are no residential uses on the property, therefore this standard does not 
apply. 

(6) Relationship to the Subdivision Regulations.  The provisions of these regulations 
concerning Planned Developments are not intended to eliminate or replace the requirements 
applicable to the subdivision of land or air space, as defined in state statutes and the 
ordinances and regulations of the City. 

 The applicant is not requesting a subdivision with the application, therefore this 
standard does not apply. 

(7) Improvement Standards.  The PD may deviate from the Design Standards described 
in Article VIII of this Chapter, including specifications for the width and surfacing of streets, 
public ways, public utility rights-of-way, curbs and other standards, only if the reasons for 
such deviations are well documented and are necessary for realizing the purposes described in 
the objectives of development.  Deviations may be incorporated only with the approval of the 
Planning Commission and City Council as a part of its review of the Overall Development 
Plan for a PD and shall conform to acceptable engineering, architectural and planning 
principles and practices.  If a deviation from the improvement standards is not specifically 
addressed and approved under the Overall Development Plan, the improvement shall comply 
with all improvement standards of this Chapter. 

 The applicant received 
variance approval on July 27, 
2020 to count the on-street 
parking toward their off-
street parking requirement 
for the future Administrative 
Annex addition.  As part of 
the Planned Development 
application the applicant is 
requesting that following 
parking standards apply to 
the entire property.   

43



Public Hearing, Item 2, Page 7  

In 2020 the City created 23 diagonal parking spaces along the northern and 
eastern perimeter of Thonhoff Park, and 16 diagonal parking spaces along the 
western side of Crestone Avenue, across the from the Court and Jail.  The 
restriping of the parking spaces has benefitted County employees and citizens 
utilizing County services.  Additional parallel parking spaces are also available on 
the east and south perimeter of the park and the other side of Park Place.  

The R-1 zoning and corresponding parking limits are not compatible with the 
current and historical uses of the property. 

 There are currently 92 on-site parking spaces to serve the existing and future uses 
of the property.  It is not clear how many parking spaces will be lost with the 
proposed Administrative Annex Addition. 

(8) The maximum height of buildings may be increased above the maximum permitted 
for like buildings in other zone districts.  In no case shall a building exceed the maximum 
height requirement if the deviation shall result in: 

a. Adverse visual impacts on adjacent sites or other areas in the vicinity, including 
extreme contrast, interruption of vistas or scale that is disproportionate to surrounding 
development or natural features. 

b. Potential problems for adjacent sites caused by shadows, loss of air circulation 
or loss of view. 

c. Inability to provide adequate fire protection using equipment currently in use 
by the Fire Department. 

  The applicant is requesting a maximum height of 54’.  In the Commercial zone 
district Public and institutional uses are allowed 54’ building height.  The original 
1932 courthouse was constructed prior to the surrounding development and has 
existed since its original construction at 50 feet.   

 The request is also to be allowed to measure the height from the Crestone 
Avenue frontage.  In the Land Use Code, the definition of building height means 
the distance measured on a vertical plane from the average preconstruction or 
post-construction grade around the perimeter foundation of a building or 
structure, whichever is lower, to the highest point on the roof surface of the 
building or structure. 

 The existing building and future annex are on the mesa and set back enough that 
there should be no shadowing on neighboring properties and no adverse visual 
impact. 

 The Fire Department has no concerns with the request.  There are several 
hydrants surrounding the property and the Fire Department has the equipment to 
provide adequate fire protection.  
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County Government Administrative Offices P

State Government Adminstrative Offices P

Public Health Facilities P

Civil Defense & Emergency Management Facilities P

Law Enforcement and Jail Facilities P

Court Facilities P

Communication and Communication Tower Facilities A

Non-profit offices P

Public Meeting Rooms P

Emergency  Shelter Facilities P

Voting Center, Drop boxes, Temporary Tents & Drive up P

On-site Maintenance Facilities P

Temporary Health and Emergency Shelters P

Emergency Generators P

Security Fences, Devices and Barriers A

Outdoor break areas P

Commercial Kitchens & Cafeteria P

Security Cameras & Dark Sky outdoor security lighting P

MR = Major Impact Review

CCGFC Table 16-D Schedule of Uses

Public Institutional Uses

N = Not Permitted

P= Permitted

AC = Administrative

C = Conditional Use

AR = Administrative Review

LR = Limited Impact Review

(9) Gross Building Floor Area.  The gross building floor area of uses other than 
residential may be limited as required by the City Council upon consideration of the Overall 
Development Plan, individual characteristics of the subject land and surrounding uses. 

 Land Use Code Sec. 16-3-40(a) (1) requires administrative review approval for 
nonresidential or mixed-use <20,000 sq. ft. gross floor area.  Administrative 
Review approval will be required with the addition of the future 15,000 sq. ft. 
Administrative Annex building.   

(10) Permitted Uses.  A PD may include any permitted principal or accessory uses by 
right and conditional review uses allowed in any other zone, except that any use that has been 
declared a nuisance by statute, ordinance or any court of competent jurisdiction shall not be 
permitted.  Uses within the PD will be permitted upon consideration of the Overall 
Development Plan, individual characteristics of the subject land and surrounding uses.  The 
PD shall be designed, insofar as practicable when considering the overall size of the PD, to 
provide commercial, recreational and educational amenities to its residents to alleviate the 
necessity of increased traffic and traffic congestion. 

 The County offices pre-date the 
City’s existing zoning districts. The 
current and future uses and zoning 
are not compatible in the Single-
Family Residential (R-1) zone district.   

 In the R-1 zone district Community 
Buildings and Government 
administrative facilities and services 
require Limited Impact Review 
approval. If the Planned 
Development Overlay is approved 
the use will be permitted without 
additional review. 

  

 The applicant is requesting the 
following Use Table for proposed 
Planned Development Overlay:  

(11) Transportation design.  The PD shall provide interconnected transportation 
networks designed to disperse and reduce the length of automobile trips, connect to adjacent 
roadways and enhance the greater transportation pattern of the City and surrounding area.  
The street design and circulation system must be adequate to support the anticipated traffic.  
The proposed land uses may not generate traffic volumes which exceed the capacity of 
existing transportation systems, or it shall be shown that adequate measures have been 
developed to effectively mitigate such impacts.  The internal street circulation system shall be 
designed for the type of traffic generated, safety and separation from living areas, convenience 
and access.  Private internal streets may be permitted, provided that adequate access for police 
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and fire protection is maintained, access for maintaining public infrastructure within the right-
of-way is explicit and provisions for using and maintaining such streets are imposed upon the 
private users and approved by the Planning Commission and City Council.  Bicycle lanes, 
paths and sidewalks shall be provided for all residential uses, retail establishments and public 
buildings and amenities.  Non-motorized transportation ways shall be adequate in terms of 
safety, separation, convenience and access to points of destination and attractiveness. 

 The Public Works Director is recommending the following: 

 Sidewalks, curb, and gutter along 3rd Street to support the proposed 
improvements.  

 Civil drawings and a drainage report to be included for review. 

 The City streets that surround the Chaffee County property have been in place 
many years.   

(12) Development Standards.  The PD may deviate from the Development Standards 
described in this Chapter only if the reasons for such deviations are well-documented and are 
necessary for realizing the purposes described in the objectives of development.  Any variation 
from the development standards of this Chapter must be specifically addressed and approved 
in the Overall Development Plan.  If an area of development (parking, landscaping, 
illumination, fences, signs, etc.) is not specifically addressed and approved under the Overall 
Development Plan, the area of development shall meet or exceed the standards of this 
Chapter applying to that area of development. 

 The applicant is requesting a deviation from the parking standards as discussed 
above. 

(13) The PD provides for design that is energy-efficient and reduces the amount of 
energy consumption and demand of typical development. 

The City is in the process of completing the West Third Street and Poncha Blvd 
improvements 
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Public Hearing, Item 2, Page 10  

 The property is served by existing City services. 

(14) Where residential uses are proposed, the PD shall provide for a variety in housing 
types and densities, other facilities and common open space. 

 This standard applies to residential uses. 

(15) The fiscal impacts of the PD have been satisfactorily addressed and the City or 
special district will be able to provide adequate levels of service for police and fire protection, 
street maintenance, snow removal and other public services, or it shall be shown that adequate 
measures have been developed to effectively mitigate such impacts. 

 There will be no fiscal impacts. 

(16) Higher levels of amenities than would be achieved by using established zone 
districts, including open spaces, parks, recreational areas, trails and school sites, will be 
provided to serve the projected population. 

 The proposed Planned Development Overlay allows for the current uses and 
future expansion of County services in a location that provides the highest and 
best use of the property and the efficiency of having all services at one location.  

 (17) There are special physical conditions or objectives of development that the proposal 
will satisfy to warrant a departure from the standard regulation requirements. 

 There are no special physical conditions related to this site. 

(18) The adjacent and nearby developments will not be detrimentally affected by the 
proposed PD and approval period. 

 There have been no objections from neighboring property owners at this time. 

EVALUATION STANDARDS FOR MINOR PLANNED DEVELOPMENTS  

Section 16-7-40(d) states that “In addition to the above evaluation standards in 
Subsection (a) of this Section that apply to all PD applications, the following standards or 
requirements shall govern the application of a minor planned development and shall be 
utilized by the Planning Commission and the City Council in evaluating any minor PD plan: 

(1) Staging of Development: There shall be no staging of development in a minor PD. 

 There will be no staging for the Chaffee County Campus. 

(2) Types of Uses: A minimum of 25% of the floor area of the project is recommended 
for non-residential, commercial uses. 

 There are no commercial or residential uses, the entire Campus has Public and 
Institutional Uses.  
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Public Hearing, Item 2, Page 11  

(3) Public Places.  Public gathering places should be provided to reinforce community 
identity and support civic engagement. 

There is ample green space within the development especially with the new street 
configuration and Thonhoff Park is also located right across the Street from the property. 

(4) Economic Opportunity:  The PD provides a unique economic opportunity or 
provides a service, industry, or housing type that will benefit the City and would not be 
possible under the existing zone districts or dimensional standards of the City. 

This PD provides governmental services for all citizens of Chaffee County where the 
existing and future uses are not possible in the R-1 zone district without Limited Impact 
Review approval.  

(5) Open Space:  A Minor PD is not required to provide a dedication of open space on 
the site, however, it is required that any PD contribute to meeting the goals for open space 
through a negotiated fee-in-lieu of open space or other contribution. 

 No public open space is dedicated through this development since more than half 
of the property has well established landscaping, Thonhoff Park is located across the Street 
and Monarch Spur Trail is within a block from the Chaffee County property. 

RECOMMENDED FINDINGS:  

1. This application is consistent with the purposes and objectives of planned developments 
stated in Section 16-7-40 because it furthers the goals of energy and resource 
conservation, livability and community, and community facilities in the overall 
development plan. 

2. This application meets the requirements Major Impact Review for a Planned 
Development Overlay.   

 
STAFF RECOMMENDATION: 
Staff recommends the Planning Commission recommend the Council approve the application, 
subject to the conditions listed below. 
 
RECOMMENDED MOTION: 
“I make a motion to recommend the City Council approve the Major Impact Review for the 
Chaffee County Government Planned Development Overlay, subject to the following conditions: 

 
1. That the applicant meet the recommendations of the Public Works Director including the 

installation of Sidewalks, curb, and gutter along 3rd Street to support the proposed 
improvements.  Civil drawings and a drainage report to be included for review. 
 

2. That Table 16-F Schedule of Dimensional Standards, Table 16-J Off-Street Parking 
standards by use and Table 16-D Schedule of Uses be added to the plat prior to recording 
the Planned Development.   
 

3. Administrative review and approval as required for the 15,000 sq. ft. Annex addition. 
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Attachments: 
Administrative Review approval with Landscape Plan 
Planned Development Plat  
PD Application Materials 
Proof of Notice 
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From: David Lady
To: "Kristi Jefferson"
Subject: RE: Chaffee County Planned Development overlay
Date: Tuesday, July 20, 2021 11:19:28 AM
Attachments: image001.png

I would recommend the following:

Sidewalks, curb, and gutter along 3rd Street to support the proposed improvements.
 
Civil drawings and a drainage report to be included for review.
 
David Lady, P.E.
City of Salida, Director of Public Works
david.lady@cityofsalida.com

 
 

From: Kristi Jefferson [mailto:kristi.jefferson@cityofsalida.com] 
Sent: Tuesday, July 20, 2021 11:08 AM
To: 'David Lady' <david.lady@cityofsalida.com>
Subject: Chaffee County Planned Development overlay
 
David,
 
I completely forgot to get your input on the County’s request for a Planned
Development Overlay.  I think there were talks about sidewalks along their Third
Street frontage?  When you get a chance could you provide your input on their
request (by Thursday, please).
 
Thank you and I am sorry it is so last minute,
 
Kristi Jefferson
Planner
City of Salida
448 East First Street
Suite 112
Salida, CO 81201
ph: 719-530-2626
fax: 719-539-5271
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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LIMITED IMPACT & MAJOR IMPACT 
SUBMITTAL REQUIREMENTS 

448 East First Street, Suite 112 
 Salida, CO 81201 

Phone: 719-530-2626 Fax: 719-539-5271 
Email: planning@cityofsalida.com 

An application is meant to highlight the requirements and procedures of the Land Use Code. With any development application, 
it is the responsibility of the applicant to read, understand, and follow all of the provisions of the Land Use Code. 

1. PROCEDURE (Section 16-3-80)

A. Development Process (City Code Section 16-3-50) Any application for approval of a development permit
shall include a written list of information which shall constitute the applicant's development plan, which shall be
that information necessary to determine whether the proposed development complies with this Code.  The
development plan shall include the following, as further specified for each level of review on the pre-application
checklist:

1. Pre-Application Conference (Limited Impact and Major Impact Review Applications)
2. Submit Application
4. Staff Review. Staff report or decision forwarded to the applicant (Administrative review)
5. Public Notice
6. Public Hearing with Planning Commission (Limited Impact and Major Impact Review Applications)
7. Public Notice
8. Hearing Conducted by City Council (Major Impact Review)

B. Application Contents (City Code Section (16-3-50)

1. A General Development Agreement completed.

2. A copy of a current survey or the duly approved and recorded subdivision plat covering the subject
lots where the proposal is for development on previously subdivided or platted lots;

3. A brief written description of the proposed development signed by the applicant;

4. Special Fee and Cost Reimbursement Agreement completed.

5. Public Notice.
a) List. A list shall be submitted by the applicant to the city of adjoining property owners’ names and

addresses. A property owner is considered adjoining if it is within 175 feet of the subject property
regardless of public ways. The list shall be created using the current Chaffee County tax records.

b) Postage Paid Envelopes. Each name on the list shall be written on a postage-paid envelope. Postage is
required for up to one ounce. Return Address shall be: City of Salida, 448 E. First Street, Suite 112,
Salida, CO 81201. 

c) Applicant is responsible for posting the property and submittal of notarized affidavits for proof of
posting the public notice.

x

x

x

x

x
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7. Developments involving construction shall provide the following information:

(i) A development plan map, at a scale of one (1) inch equals fifty (50) feet or larger with title,
date, north arrow and scale on a minimum sheet size of eight and one-half (8½) inches by eleven (11) 
inches, which depicts the area within the boundaries of the subject lot, including: 

a. The locations of existing and proposed land uses, the number of dwelling units
and the square footage of building space devoted to each use; 

b. The location and dimensions, including building heights, of all existing and
proposed Buildings or structures and setbacks from lot lines or building envelopes where exact 
dimensions are not available; 

c. Parking spaces;

d. Utility distribution systems, utility lines, and utility easements;

e. Drainage improvements and drainage easements;

f. Roads, alleys, curbs, curb cuts and other access improvements;

g. Any other improvements;

h. Any proposed reservations or dedications of public right-of-way, easements or
other public lands, and

i. Existing topography and any proposed changes in topography, using five-foot
contour intervals or ten-foot contour intervals in rugged topography.

(ii) 24” x 36” paper prints certified by a licensed engineer and drawn to meet
City specifications to depict the following:

a. Utility plans for water, sanitary sewer, storm sewer, electric, gas
and telephone lines;

b. Plans and profiles for sanitary and storm sewers; and

c. Profiles for municipal water lines; and

d. Street plans and profiles.

(iii) Developments in the major impact review procedure shall provide a
development plan map on paper prints of twenty-four (24) inches by thirty-six
(36) inches, with north arrow and scale, and with title and date in lower right
corner, at a scale of one (1) inch equals fifty (50) feet or larger which depicts the
area within the boundaries of the subject lots and including those items in Section
16-3-40(a) (3).

8. Any request for zoning action, including review criteria for a requested conditional use (Sec. 16-4-190 ) or
zoning variance (Sec. 16-4-180);

x
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9. Any subdivision request including a plat meeting the requirements of Section 16-6-110;

10. Any other information which the Administrator determines is necessary to determine whether the
proposed development complies with this Code, including but not limited to the following: 

(i) A tabular summary of the development proposal, which identifies the total proposed
development area in acres, with a breakdown of the percentages and amounts devoted to specific land 
uses; total number and type of proposed residential units; total number of square feet of proposed 
nonresidential space; number of proposed lots; and sufficient information to demonstrate that the plat 
conforms with all applicable dimensional standards and off-street parking requirements. 

(ii) A description of those soil characteristics of the site which would have a significant
influence on the proposed use of the land, with supporting soil maps, soil logs and classifications 
sufficient to enable evaluation of soil suitability for development purposes.  Data furnished by the USDA 
Natural Resource Conservation Service or a licensed engineer shall be used.  The data shall include the 
shrink/swell potential of the soils, the groundwater levels and the resulting foundation requirements.  
Additional data may be required by the City if deemed to be warranted due to unusual site conditions. 

(iii) A report on the geologic characteristics of the area, including any potential natural or man-
made hazards which would have a significant influence on the proposed use of the land, including but not 
limited to hazards from steep or unstable slopes, rockfall, faults, ground subsidence or radiation, a 
determination of what effect such factors would have, and proposed corrective or protective measures. 

(iv) Engineering specifications for any improvements.

(v) A plan for erosion and sediment control, stabilization and revegetation.

(vi) A traffic analysis prepared by a qualified expert, including projections of traffic volumes to
be generated by the development and traffic flow patterns, to determine the impacts of a
proposed development on surrounding City streets and to evaluate the need for road
improvements to be made.

(vii) A storm drainage analysis consisting of the following:

(a) A layout map (which may be combined with the topographic map) showing the
method of moving storm sewer water through the subdivision shall be provided.  The map shall 
also show runoff concentrations in acres of drainage area on each street entering each 
intersection.  Flow arrows shall clearly show the complete runoff flow pattern at each intersection. 
 The location, size and grades of culverts, drain inlets and storm drainage sewers shall be shown, 
as applicable. 

(b) The applicant shall demonstrate the adequacy of drainage outlets by plan, cross-
section and/or notes and explain how diverted stormwater will be handled after it leaves the 
subdivision.  Details for ditches and culverts shall be submitted, as applicable. 

(c) The projected quantity of stormwater entering the subdivision naturally from areas
outside of subdivision and the quantities of flow at each pickup point shall be calculated. 

(viii) Evidence of adequate water supply and sanitary sewer service - Data addressing the
population planned to occupy the proposed subdivision and future development phases and other 
developments that may need to be served by extensions of the proposed water supply and sewage 
disposal systems.  The resulting domestic, irrigation and fire flow demands shall be expressed in terms of 
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gallons of water needed on an average day and at peak time, and the resulting amounts of sewage to be 
treated shall be expressed in gallons per day. 

(ix) An analysis shall be submitted addressing how water for domestic use and for fire flows is
to be provided, along with the collection and treatment of sewage generated by the property to be 
subdivided. 

(x) A statement shall be submitted addressing the quantity, quality and availability of any
water that is attached to the land. 

(xi) A preliminary estimate of the cost of all required public improvements, tentative
development schedule (with development phases identified), proposed or existing covenants and 
proposed maintenance and performance guarantees.  The applicant shall submit, at least in summary or 
outline form, any agreements as may be required by Section 16-2-70, relating to improvements and 
dedications. 

(xii) If intending to use solar design in the development, include a description of the steps that
have been taken to protect and enhance the use of solar energy in the proposed subdivision.  This shall 
include how the streets and lots have been laid out and how the buildings will be sited to enhance solar 
energy usage. 

(xiii) If applicable, a report shall be submitted identifying the location of the one-hundred-year
floodplain and the drainage ways near or affecting the property being subdivided.  If any portion of a one-
hundred-year floodplain is located on the property, the applicant shall also identify the floodway and 
floodway fringe area.  The applicant shall also describe the steps that will be taken to ensure that 
development locating in the floodway fringe area is accomplished in a manner which meets Federal 
Insurance Administration standards. 

(xiv) If applicable, a report shall be submitted on the location of wetlands, as defined by the
U.S. Army Corp of Engineers, on or affecting the property being subdivided.  The report shall outline the 
development techniques planned to ensure compliance with federal, state and local regulations. 

(xv) A landscape plan, meeting the specifications of Section 16-8-90.

(xvi) If applicable, a description of how the proposal will comply with the standards of any of
the overlays. 

(xvii) A site plan for parks, trails and/or open space meeting the requirements of Section 16-6-
110 below.  If an alternate site dedication or fee in lieu of dedication is proposed, detailed information 
about the proposal shall be submitted. 

(xviii) All development and subdivision naming shall be subject to approval by the City.  No
development or subdivision name shall be used which will duplicate or be confused with the name of any 
existing street or development in the City or the County; 

11. An access permit from the Colorado Department of Transportation; and

12. A plan for locations and specifications of street lights, signs and traffic control devices.
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The application for Limited or Major Impact Review shall comply with the following standards. 

1. Consistency with Comprehensive Plan. The use shall be consistent with the City’s Comprehensive
Plan.

2. Conformance to Code. The use shall conform to all other applicable provisions of this Land Use
Code, including, but not limited to:

a. Zoning District Standards. The purpose of the zone district in which it is located, the
dimensional standards of that zone district, and any standards applicable to the particular
use, all as specified in Article 5, Use and Dimensional Standards.

b. Site Development Standards. The parking, landscaping, sign and improvements standards.

3. Use Appropriate and Compatible. The use shall be appropriate to its proposed location and be
compatible with the character of neighboring uses, or enhance the mixture of complementary uses and
activities in the immediate vicinity.

2. REVIEW STANDARDS (If necessary, attach additional sheets)
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4. Nuisance. The operating characteristics of the use shall not create a nuisance and the impacts of the
use on surrounding properties shall be minimized with respect to noise, odors, vibrations, glare, and
similar conditions.

5. Facilities. There shall be adequate public facilities in place to serve the proposed use, or the applicant
shall propose necessary improvements to address service deficiencies which the use would cause.

6. Environment. The use shall not cause significant deterioration to water resources, wetlands, wildlife
habitat, scenic characteristics, or other natural features. As applicable, the proposed use shall mitigate its
adverse impacts on the environment.
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1 EXECUTIVE SUMMARY 

This is a Planned Development application for the Chaffee County Government Campus Facility 

located at 104 Crestone Avenue. 

The purpose of this application is to correct a long-standing non-conforming use zoning issue with the 

facility dating back to the initial adoption of a zoning code when the property was zoned R1-Single 

Family Residential. The initial zoning occurred many years after the construction and historical use as 

a County Court, Administrative and Jail facility.   

The Court House was completed in 1932.  The intent and use of the property have not been properly 

zoned since initial zoning was adopted in modern times. There have been many updated and new 

versions of the City Land Use Code since the initial zoning, without this issue being corrected.  

The codes over time have become more complex and restrictive creating numerous non-

conformances.  Thus, the facility has been a non-conforming use since the zoning was adopted, 

contrary to its 88 years of historical use as a Government Civic Institutional Facility. 

The purpose of the Planned Development Application is to remove the non-conforming use 

designation until such time as the new City Land Use Code is developed and adopted creating a zone 

for Civic  Institutional facilities.  The Planned Development will also allow the submission of a site plan 

and building permit for a planned 2022 facility annex expansion without the limitations of the current 

R1- Single Family Residential. 
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2 SITE HISTORY 

The original Courthouse constructed in 1932 is Art Deco, the architect was Walter DeMordaunt. The 

original building housed the courts, county administration and jail and sheriff’s living quarters in the 

basement.   The building is a three-story structure with a third-floor height of 50 feet. 
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The 1914 Sanborn map shows the Eddy Bros Addition as undeveloped in 1914 as no coloring for 

building types is shown.  Most of the area was cow pasture at the time.  The plat map shows the 

existing County property as Strip “B”. 

 

1914 Sanborn Map 
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There have been three major additions to the facility all approved by the City since the initial 

construction in 1932. 

In 1968 an addition was added to the north side of original building and included a larger court hearing 

room, jail, and additional administrative space for the Board of Commissioners.  The addition was 

designed by Edward A Devibiss and Charles E. Gathers.  Prior to this addition, the jail was in the 

basement. The Court and County Board of Commissioners shared the meeting room with the court. 

 

In 1991, the Judicial Facility was added as a separate building and the court and court offices were 

moved from the main facility, social services and probation occupied the basement until they were 

moved to the Touber Building.  The architects were Petersilie-Keys.  The County is required by State 

Statute to provide Court and Jail facilities. 
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In 2002, a new jail was constructed attached to the Judicial Facility, the Architect was Blythe Group. 

Subsequently, the old jail in the 1968 annex was remodeled to house the Building department, 

Planning department and District Attorney’s office.  When the Touber Building was completed, 

Social Services moved to the building and the sheriff and probation occupied the basement of the 

Court facility.  

 

  

69



 

vii 

3 PLANNED DEVELOPMENT APPLICATION 

Chaffee County Government intends to construct a new addition to the current facilities to 

accommodate the demand for services due to the population growth in the County in 2021 with a 

completion date in 2022.  This Planned Development Application is to prepare for the submission of 

a Site Plan and Building Permit for the new addition construction in 2021-22 and to remove the 

existing facility from a non-conformance condition.  In discussions with City Staff, it was determined 

that a Planned Development zoning overlay is the best approach in preparation for the new annex 

project.  It was also discussed that the planned development can act as a template for adding a new 

zoning category in the upcoming land use code update for Civic Institutional sites such as 

government administrative buildings such as the County Campus and the joint County/City Touber 

Building. Schools, churches, and other institutions could also fit into the Civic Category. 
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4 PROPOSED PLANNED DEVELOPMENT 

PLANNED DEVELOPMENT TITLE: Chaffee County Government Campus Planned Development 

PLANNED DEVELOPMENT INTENDED USE: County Government Campus 

SIMILAR USE: Touber Building, City of Salida & Chaffee County, C1 Zone. 

AREA OF PLANNED DEVELOPMENT [EXISTING CAMPUS]: 3.87 Acres 

ADJOINING STREETS: 

• East Crestone Avenue 

• I Street 

• 3rd Street 

• Poncha Blvd. 

ADJOINING CIVIC SPACES: Thonoff Park 

ADJOINING PROPERTIES:  None 

HISTORICAL AND CURRENT USE: Chaffee County Government Campus 

EXISTING BUILDINGS ON CAMPUS: 

• Administrative Building 

• Chaffee County Courts Building 

• Chaffee County Dispatch and Jail Building 

• State Patrol Communications Building & Tower 

• EMS Garage. 

FUTURE CAMPUS EXPANSION [Site approval submittal after planned development] 

• Administration Annex to current Administration Building, two story with walk out basement, 

height 34 feet to top of parapet wall . 

• Demolish EMS Garage 
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4.1 JUSTIFICATION FOR A PLANNED DEVELOPMENT 

Due to these highlighted sections of the land use code, any expansion on the campus would not 

be allowed without a significant number of variances.  To deny an expansion on the campus would 

eliminate the most environmentally sound alternative and the most efficient service alternative 

for the County’s citizens. 

• Section 16-4-160 Non-conformities states: (a) Intent. Within the City there exist uses, structures 

and lots which were lawfully established pursuant to the zoning and building regulations in effect at 

the time of their development which do not now conform to the provisions of this Chapter. It is the 

intent of the City to permit these nonconformities to continue, but not to allow them to be enlarged or 

expanded, so as to preserve the integrity of the zone districts and the other provisions of this Chapter. 

(b) Continuation of nonconforming use. Uses of a nonconforming building or structure may be 

continued subject to the following conditions:  
o (1) Use of a nonconforming building or structure shall not be expanded, altered, enlarged, or 

relocated, except as permitted in Section 16-4-160(c) below.  
o (2) Whenever a nonconforming building or structure has been damaged by fire or other cause 

to the extent of more than eighty percent (80%) of its replacement cost, as determined by 

the Administrator, it shall only be reconstructed in compliance with the provisions of this 

Chapter. 
o (3) Nonconforming buildings may be repaired and maintained. 
o (4) A nonconforming structure shall not be moved to another location unless it shall thereafter 

conform to the provisions of the zone district into which it is moved. 
o (c) Additions to nonconforming building or structure.  

▪ (1) A nonconforming structure may be extended or altered in a manner that does not 

increase its nonconformity.  
▪ (2) An extension to a nonconforming structure may be permitted by the Administrator 

to comply with the provisions of the Americans With Disabilities Act (ADA), 

provided that it is demonstrated that the only way to comply with the Act would be 

through an extension which increases the structure's nonconformity, and that the 

extension is the minimum necessary to comply with the Act.  
o (d) Discontinuation, damage, or destruction. A nonconforming building, premises, land, 

property, or use shall be required to come into conformity with all applicable requirements of 

this Code if any of the following occur:  
▪ (1) The nonconforming use ceases for a period of one (1) year or more.  

▪ (2) Except as otherwise specifically permitted by this Code, a nonconforming 

building, premises, land, property, or use is enlarged, altered, or expanded.  
▪ (3) A nonconforming building, premises, land, property, or use is changed to a 

conforming building, premises, land, property, or use.  
▪ (4) A nonconforming building, premises, land, or property which is destroyed in any 

manner, or is damaged in any manner not at the fault of the property owner, the 

building, premises, land, property, or use may be restored to its original condition, 
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provided that such restoration shall be started within six (6) months and shall be 

completed within twenty-four (24) months of the event of said damage or destruction. 
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4.2 PD DEVELOPMENT PLAN 

Section 16-7-40(a)  No land shall be designated PD without a PD Development Plan.  The PD Development 

Plan submitted with this application is the existing County Campus condition (surveyed by a licensed 

surveyor Exhibit A).  The annex will be submitted as a site plan application Exhibit B.  The development 

plan is the surveyed existing campus with the future annex addition shown in Appendix A. 

Section 16-7-40 (b)  The PD development plan shall meet the following criteria: (these tables will be on 

the recorded Planned Development Plat. 

1. Minimum Dimensional standards, the dimensional standards are equal to or more restrictive 

than the C1 zone where the Touber Building is located as shown in the table below: (the final 

PD tables will not show C1.  C1 is shown here for a comparison of a similar zone standard. 
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Table 1 – Dimensional Standards

CCGFC Table 16-F Schedule of Dimensional Standards

Dimensional Standard CCGFC-PD C1 R1

Min. lot size (sq. ft.) N/A 5,625         7,500               

Density (Min. lot sq. footage per principal dwelling unit) N/A 2,800         3,750               

Min lot size (sq. ft.)—attached units N/A 2,800         NA

Min. lot frontage N/A 38               50                    

Min. lot frontage—attached units N/A 20               NA

Max. lot coverage: structures (additive coverage total for 

structures and uncovered parking cannot exceed 90% except in C-

2) 50% 60% 35%

Max. lot coverage: uncovered parking/access (additive coverage 

total for structures and uncovered parking cannot exceed 90% 

except in C-2) 5 40% 60% 10%

Min. landscape area 20% 10% 55%

Min. setback from side lot line for a primary bldg. 10' 5' 8'

Min. setback from side lot line for a detached accessory bldg. 5' 5' 5'

Min. setback from rear lot line: principal bldg. 10' 10' 30'

Min. setback from rear lot line: accessory bldg. 5' 5' 5'

Min. setback from front lot line 15' 15' 30'

Max. building height for a primary bldg. 54 35', 54' 35'

Max. building height for a detached accessory bldg. 25' 25' 25'

3. Maximum Height is based on institutional height in C1 District & Historic Courthouse Height

4. C1 zone & R1 is shown for comparison only to Touber Bldg. and will be removed for final PD

1. Multiple principle buildings allowed on campus, jail, court, admin building

2. Height shall be  measured from Crestone frontage finished floor level to top of parapet walls

5. New Annex Height is 34 feet to top of parapet wall, not including mech. equipment (info only)
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Table 2 – Schedule of Uses 

 

 

Table 3 – Parking Standards 

CCGFC Table 16-D Schedule of Uses
N = Not Permitted

P= Permitted

AC = Administrative

C = Conditional Use

AR = Administrative Review

LR = Limited Impact Review

MR = Major Impact Review

Public Institutional Uses

County Government Administrative Offices P

State Government Adminstrative Offices P

Public Health Facilities P

Civil Defense & Emergency Management Facilities P

Law Enforcement and Jail Facilities P

Court Facilities P

Communication and Communication Tower Facilities A

Non-profit offices P

Public Meeting Rooms P

Emergency  Shelter Facilities P

Voting Center, Drop boxes, Temporary Tents & Drive up P

On-site Maintenance Facilities P

Temporary Health and Emergency Shelters P

Emergency Generators P

Security Fences, Devices and Barriers A

Outdoor break areas P

Commercial Kitchens & Cafeteria P

Security Cameras & Dark Sky outdoor security lighting P

CCGFC Table 16-J Off & On Street Parking Standards

Public Institutional Uses CCGFC-PD

Government Administration Facilities 1 space per 400 s.f.

Jail Inmate floor area 1 space per employee

Court Building 1 space per 400 s.f.

911 Facilities 1 space per employee

1. 86 On street parking spaces on Crestone Ave. and around the park shall count toward 

parking req.
2. Parallel parking on the west side of third street shall count toward parking req. if 

design is administratively approved for future parking needs.
3. Jail inmate floor area and 911 floor area shall not require parking except for 

employees.
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Sec. 16-7-40. - PD Development Plan evaluation criteria; general requirements 

1. Trails.  Reasonable effort must be made to connect to nearby recreational trails.  There is an 

existing and planned pedestrian connection to the Monarch Spur Trail.  There is no other 

identified trail need in the comprehensive or trail plans. 

2. Ownership and Maintenance.  No PD shall be approved unless the City Council is satisfied the 

owner has provided for or established an adequate organization for ownership and maintenance 

of the open space, private roads, drives, parking, and other common assets to ensure 

maintenance.  The County has shown the organization and maintenance since 1932 for the site, 

as a Governmental Entity this is not an issue. 

3. Water and Sewer.  The developer shall provide municipal water and sewer facilities within the 

PD.  The County improved the municipal water looping in the neighborhood when the jail was 

constructed in 2002.  There are no identified improvements to water and sewer required. 

4. Residential Density: This does not apply to this PD as there is no residential. 

5. Relationship to the subdivision regulations:  This does not apply as there is no subdivision of 

land. 

6. Improvements Standards: The PD may deviate from the design standards for width and surfacing 

of streets, public ways, public utility rights of ways, curbs, and other standards only if the reasons 

are well documented.  The only deviation requested is for counting on street parking for the 

parking requirements.  This was suggested by citizens and the City of Salida as a method to 

preserve the green space on the east side of the property.  The on street parking has been 

expanded and the City of Salida is in the process of a traffic and pedestrian safety project for 

East Crestone Avenue and Poncha Blvd. 

7. The maximum height of buildings may be increased above the maximum permitted for like 

buildings in other zone districts.  In no case shall a building exceed the maximum height 

requirement if the deviation shall result in: 

a. Averse visual impacts on adjacent sites or other areas in the vicinity, including extreme 

contrast, interruption of vistas, or scale that is disproportionate to surrounding 

development.  The original 1932 courthouse was constructed prior to much of the 

surrounding development and has existed since its original construction at 50 feet.  The 

future annex is planned at 34 feet which is below the existing R1 zoning height limit.  

Therefore, it is clear there is no adverse visual impact. 

8. Gross Building Floor Area:  The gross building floor area of uses other than residential may be 

limited by the city council upon consideration of the overall development plan, individual 

characteristics of the subject land and other uses.  As this is a historic condition for which an 

existing non-conforming use is being corrected, this section should not apply. 
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9. Transportation design: The PD shall provide interconnected transportation networks. As the PD 

is in the existing City street grid, is pedestrian and bicycle accessible and connected to the 

nearby Monarch Spur Trail, the existing conditions meet this requirement. 

10. Development Standards: the PD may deviate from development standards only if the reasons for 

such deviations are well documented and are necessary for the objectives of the development.  

The only deviation from the development standards is the on-site parking which has been 

explained in a previous section. 

11. The PD provides for design that is energy efficient and reduces the amount of energy 

consumption and demand of a typical development.  The co-location of the majority of County 

Departments and the close proximity to a large percentage of the County Citizens allows for 

pedestrian and bicycle access.  It also reduces the vehicle miles traveled for departments to 

coordinate and have meetings by more than 90% due to the co-location on one site of the 

majority of the departments. 

12. Where residential is proposed, the PD shall provide for a variety of housing types.  Does not 

apply. 

13. The fiscal impacts of the PD have been satisfactorily addressed.  There are no fiscal impacts. 

14. Higher levels of amenities than would be achieved by using established zone districts. The PD 

allows co-location of the majority of the departments in a location that provides the highest 

level of service with the lowest energy demand for transportation. 

15. There are special physical conditions or objectives of development that the proposal will satisfy 

to warrant a departure from the standard regulation requirements.  These have been covered 

above. 
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4.3 NEW ANNEX JUSTIFICATION 

The purpose for the new addition is to meet the needs of several of the County departments to 

serve the growing population of citizens and economy.   

County courts are busier than ever, they need additional room to complete jury selection and will 

take over space in the judicial building basement for jury selection, storage and office space 

currently occupied by the Sheriff’s department.  The County is required to provide sufficient Court 

facilities by State Statute.  The State has requested additional space. 

The Sheriff’s department workload also has grown with the population and requires additional 

space, they are currently housed in the basement of the judicial building.  This location was 

intended as a temporary location for the sheriff’s department when the Touber building was 

completed.  The sheriff’s department will be housed in the lower level of the new annex facility with 

an entrance off of 3rd street. 

The Building Department and Planning department needs additional space to accommodate ever 

increasing building and development applications and will take over space currently occupied by the 

District Attorney’s office which is adjacent to their existing space in the 1968 addition that was 

remodeled after the Jail construction.   

The District Attorney’s office and Probation (which is currently housed in the basement of the 

Judicial building) will be housed on the first floor of the new annex addition.   

The County BOCC does not have the space to accommodate larger participation at public hearings 

and has used the County Fairgrounds at an increased rate to accommodate large meetings.  The 

new annex addition will increase the County BOCC meeting chambers and will add an additional 

adjoining meeting room for community meetings with a sliding wall to accommodate very large 

public meetings.   

County administration and the County Attorney’s office has also grown with the demands of an 

increasing population, they will occupy the current BOCC meeting space which will be remodeled 

for offices.   

The new addition will also include offices for County Emergency Management which is currently 

housed at the County Landfill.  The new addition will include an emergency generator to ensure 

county government can operate in a power blackout.  It will also provide a new secure room for the 

County servers and communication, which is currently housed in the basement of the Courthouse, 

which is susceptible to plumbing leaks and temperature variations. 

The Annex site plan will also improve ADA access for the site with improved ADA parking and 

building and voting access. 
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Future Location of New Administrative Annex East Crestone View 

 

New Administrative Annex Rendering East Crestone View 
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Future Location of New Administrative Annex 3rd Street View 

New Administrative Annex Rendering 3rd Street View 
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4.4 ANALYSIS AND JUSTIFICATION FOR THE ANNEX LOCATION ON THE CAMPUS 

4.4.1 ENVIRONMENTAL AND COMMUNITY SERVICE QUALITY CONSIDERATIONS 

Careful consideration has been given as to the best location for the expansion needs. Factors in the 

consideration were: 

• Collaboration between Offices for efficiency and reduction in vehicle miles and travel time: 

o Need for close collaboration by County and Judicial offices.  For example, the jail was 

built next to and adjoining the Court facility to eliminate the need to transport 

prisoners for safety and cost.  The sheriff’s office provides security for the jail and 

courts and provides testimony at trials and hearings.  Emergency Dispatch is located 

in the jail and works closely as a sub-department of the Sheriff’s office.  The district 

attorney’s office has grown, and its members are constantly required at court. 

o The County Clerk, County Assessor and County treasurer all collaborate on a daily 

basis related to property sales, assessment, and tax billing.  All of these offices also 

collaborate with the building department and development services. 

o County administration collaborates with all the County offices mentioned above. 

o One facilities maintenance office can serve all of the departments. The 

telecommunications and computer services can be maintained with shared 

infrastructure on the site. 

• Environmental impact of the required expanded facilities: 

o Constructing the new expansion on site eliminates the water, sewer, electric, gas and 

communications offsite infrastructure that would be required for a greenfield site.  

o The cost to the taxpayers is lower to build on site compared to a new offsite facility. 

o Vehicle miles traveled by employees and citizens is significantly reduced by using the 

current location.  The site is walkable and bicycle accessible to a significant portion of 

the County population.  Employees do not have to travel by vehicle to meetings with 

other departments. 

o Parking, emergency generator, computer servers, telecommunications and other 

infrastructure is shared rather than duplicated at several sites.  

o Parking requirements are reduced because citizens can visit multiple departments 

with one trip, eliminating redundant parking at several locations.  Walk and bicycle 

trips also reduce the parking requirements.  Utilizing existing City approved on-street 

parking also reduces on-site parking requirements that would be needed at an offsite 

facility. 

• Service Efficiency 

o The site provides one stop service for many departments utilized by the citizens. 

o Voting access will be improved by the project. 
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o Vehicle miles traveled is reduces as citizens can walk and bike to the site and can 

complete business with more than one department for a vehicle trip. 

o The impact to existing landscaping on the site has been minimized.  

5 COUNTY AND CITY COLLABORATION FOR ZONING SOLUTION 

The Chaffee County team working on the new facilities expansion plan have worked with City staff 

to determine the best approach to resolving the existing non-conformance condition, meeting the 

land use code standards for the new annex facility addition, and guiding the new land use code 

changes that are in process.  The results of this collaboration have resulted in on-street parking 

improvements to reduce the impact of the new addition to green space on the site and the 

determination that a Planned Development zoning overlay is the best method to eliminate the 

existing non-conformances and prepare for the new addition. 

The goal is to complete the Planned Development zoning overlay while the building and site design 

are in progress so that when they are completed and site approval and building permit can be 

approved in an efficient manner that is consistent with the current land use code. 
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Exhibit A – Chaffee County Campus PD  
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Exhibit B- Chaffee County Campus with Future Annex 
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