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

 

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

June 27, 2022 - 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. April 25, 2022 - Draft Minutes 

UNSCHEDULED CITIZENS 

AMENDMENT(S) TO AGENDA 

PUBLIC HEARINGS 

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

2. Walker J Autoworks Limited Impact Review - The applicant ,Tim Walker, is requesting approval to be 
allowed to operate an automotive service and repair shop within the building located at 223 E. First 
Street.  

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. 

1



 

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

April 25, 2022 - 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 Michelle Walker 
Commissioner Dave Haynes 
Alternate Commissioner Aaron Derwingson 
Alternate Commissioner Brian Colby 
 
ABSENT 
Commissioner Giff Kriebel 
 

ROLL CALL 

APPROVAL OF THE MINUTES 

March 28, 2022- Draft Minutes 

Motion made by Commissioner Walker, Seconded by Commissioner Haynes. 
Voting Yea: Chairman Follet, Vice-Chair Bomer, Commissioner Dockery, Commissioner Walker, Commissioner 
Haynes, Alternate Commissioner Derwingson, Alternate Commissioner Colby 

 

THE MOTION PASSED.  
 

UNSCHEDULED CITIZENS: NA 

AMENDMENT(S) TO AGENDA: NA  

PUBLIC HEARINGS 

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

2. The Sherman Market Conditional Use Approval - The applicant is requesting Conditional Use 
approval for an Outdoor Market and Event Space located within the Central Business(C-2) zone district, 
Central Business Economic Overlay (CBEO) at 151 W. First Street. 

    A. Open Public hearing – 6:03 pm 

    B. Proof of Publication -Yes 

   C. Staff Review of Application –  
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 Planner, Dunleavy, reviews the application, recommended conditions and clarifies that they will be 
considering it as a conditional use permit.   

 Commissioners asked about:  

 The existing liquor permit utiltized by another business on the property  

 Where the right of way is and how it is defined 

 The amplified sound permit process  

 The timeline of the permit  

 The lighting requirements for the market 

 D. Applicant’s Presentation – 

 Greg and Cate Kenny were present and spoke about their market.  

 Commissioners asked about:  

 The existing liquor permit utilized by another business on the property  

 Amplified music and hours of music  

 E. Public Input – Merrell Bergin addressed his concerns about the application.  

Applicant addressed the citizen’s and commissioner concerns by providing more information 
about: 

 Market times 

 Trash pick up and disposal 

 The lack of fire rings  

 The lack of strobe lights  

        F. Close Public Hearing – 6:29 pm 

       G. Commissioner Discussion –  

  Commissioners spoke about: 

 The adjacent businesses liquor permit  

 Whether a conditional permit can be revoked 

 Whether there are sufficient guardrails in place for this event  

City lawyer, Williams, clarified how a conditional permit can be revoked. 

  H. Commission Decision - 

Motion made by Vice-Chair Bomer to recommend the findings be made and the recommended action 
be taken based on the recommended action by staff with the recommendations one through seven with 
two conditions. The first condition is to add to the third recommendation that no activity shall encroach 
to the first street right of way and activity shall be contained behind the current fence line and the 
second condition is that the applicant is respectful to noise, odor, vibrations, glare and similar 
conditions.    

Seconded by Commissioner Walker. 

 
Voting Yea: Chairman Follet, Vice-Chair Bomer, Commissioner Dockery, Commissioner Walker, 
Commissioner Haynes, Alternate Commissioner Derwingson, Alternate Commissioner Colby 

 

THE MOTION PASSED. 
 

COMMISSIONERS' COMMENTS 

ADJOURN  With no further business to come before the Commission, the meeting adjourned at 6:45 pm 
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Public Hearing, Item 1, Page 1  

           
STAFF REPORT 

MEETING DATE: June 27, 2022 
 
AGENDA ITEM TITLE: Walker J Autoworks Limited Impact Review 
 
AGENDA SECTION: Public Hearings     
 
REQUEST:  
The request is for approval of a Limited Impact Review application to be allowed to operate an 
automotive service and repair shop within the building located at 223 E. First Street.   
 
APPLICANT: 
The applicant is Tim Walker of Walker J Autoworks.  The owner of the property is Samuel Mick 
who approves of the use within his building. 
 
LOCATION: 
This location of the property is 223 East First Street.   
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Public Hearing, Item 1, Page 2  

PROCESS: 
The Limited Impact Review procedure is for those land uses which are generally compatible with 
the permitted uses in a zone district, but require site-specific review of their location, design, 
intensity, density, configuration, and operating characteristics, and which may require the imposition 
of appropriate conditions, in order to ensure compatibility of the use at a particular location and 
mitigate its potentially adverse impacts. 
 
Chapter 16 of the Salida Municipal Code, Table 16-D, specifies that automobile sales, service and 
repairs in the C-2 zone, requires Limited Impact Review approval, and specifies that Limited Impact 
Review applications be reviewed by the City of Salida Planning Commission at a public hearing after 
fifteen days public notice.  The Planning Commission may make a decision to approve, approve 
with conditions, deny, or remand the application back to the applicant for modification. 
 
OBSERVATIONS:  

1. The property is within the Central Business (C-2) zone district and the Downtown Historic 
District.  The surrounding uses include both residential and commercial properties.  The 
Chaffee Tire and Wheel business is directly across First Street and the Salida Fire Department 
across E Street. 

2. The applicant Tim Walker is requesting approval to operate his mechanic shop within the 
building. Historically this property was an auto dealership and service garage.  The 
Architectural Inventory Form for this property is included in the packet materials. 

 According to the Architectural Inventory Form statement of significance for this 
property:  “This building is associated with the development of automobile-related 
service buildings in downtown Salida, having been erected in the 1920s to house the 
Argys Brothers Garage, an automobile sales and service firm.  The Argys Brothers’ 
automobile business continued in this building for more than half a century.  The 
building is an extremely well preserved example of an automobile dealership, and is 
notable for its stepped parapet, decorative brickwork, large display windows with 
clerestories, and intact entrances.  The building is potentially eligible to the National 
Register.”  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Historic photo from the Bob Rush 
collection 
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Public Hearing, Item 1, Page 3  

3. Staff heard from adjoining property owner, Peter Simonson, who is opposed to the proposed 
use because he feels that a mechanic shop is not the highest and best use for this property.  He 
asked staff to relay his opposition and did not submit anything to include in the packet for the 
Commission.  Staff has not received any other comments or opposition to the request. 

 
REVIEW STANDARDS –Land Use Code Section 16-4-110 is used with this application 
because there are no review standards for the requested use: 

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

Comprehensive Plan. 
 

 According to the Comp Plan the Historic Downtown functions as a retail district 
featuring many local art galleys, small local businesses, entertainment venues and 
restaurants and bars.  

 Walker J Autoworks is a small local business operating in the Historic Downtown 
which is consistent with the comprehensive plan.  
 

2. Conformance to Code. The use shall conform to all other applicable provisions of this 
Chapter, 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 IV.  

i. The purpose of the Central Business (C-2) zone district is to provide 
for the business and civic functions that make up the City’s core.  
The Central Business District (C-2) has a strong pedestrian character 
and provides for concentrated commercial activity.  It contains a mix 
of business, commercial and residential uses, and serves the needs of 
the entire community and of visitors to the community. 

ii.  There are no development proposals with the request.  The 
automotive service and repair shop is conducted entirely within the 
building.  
 

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

i. Per Land Use Code Sec. 16-8-80(a) - All uses shall be required to 
meet the standards set forth in Table 16-J, Off-Street Parking 
Standards by Use, except for uses in the Central Business District (C-
2), which do not expand the footprint of the existing structure.   
The applicant is not expanding the footprint of the structure and is 
not required to provide off-street parking.   
 

ii. The requirements for landscape, sign and improvement standards are 
satisfied. A separate sign permit application will be required for the 
placement of signage.  
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Public Hearing, Item 1, Page 4  

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. 

 The surrounding uses include both residential and commercial development. The use 
as a mechanic shop within 1600 square feet of the building is in conformance with 
the historical use of the building.  
 

4.   Traffic.  The use shall not cause undue traffic congestion, dangerous traffic conditions or 
incompatible service delivery, parking or loading problems.  Necessary mitigating measures shall be 
proposed by the applicant. 

 There is only one mechanic working on vehicles so the proposed use should not 
cause any traffic congestion. 
 

5.  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. 

 No negative impacts are anticipated for the proposed use.  The Public Works 
Director has requested confirmation with Chaffee County regarding sand/oil 
separator in the plumbing if the shop has any drains. 
 

6.  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. 

 There are no additional public facilities required on the site.  
 

7. 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. 

 There are no negative environmental impacts anticipated for use.  
 
 
RESPONSE FROM REFERRAL DEPARTMENTS AND AGENCIES:   
Requests to referral agencies and the comments received are as follows: 

 Salida Fire Department:  Kathy Rohrich, Fire Plan Review responded “Fire has no concerns at 
this time.” 

 Salida Utilities:  Renee Thonhoff, Staff Accountant stated “221-223 East First Street currently 
has a 3/4” commercial tap (water and sewer).  If it were determined that a larger line is required 
the difference between the expanded line size and the 3/4” would need to be paid.” 

 Salida Public Works Department:  Public Works Director, David Lady requested confirmation 
with County regarding sand/oil separator in the plumbing if the shop has any drains connected 
to the sewer system. 
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Public Hearing, Item 1, Page 5  

STAFF RECOMMENDATIONS: 
 
Staff recommends approval of the Walker J Autoworks Limited Impact Review application with the 
following condition: 

 
1. The applicant provide the confirmation requested by the Public Works Director.  

 

RECOMMENDED MOTIONS: 
A. “I make a motion to approve the Walker J Autoworks Limited Impact Review to be allowed 

to operate an automotive service and repair shop within the building located at 223 E. First 
Street subject to the conditions recommended by staff,”  

 
 
 
 
 
Attachments: 
Architectural Inventory form 
Agency review comments 
Application Materials 
Proof of Notice 
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From: David Lady
To: "Kristi Jefferson"
Subject: RE: Agency review for 223 E. First
Date: Wednesday, June 8, 2022 3:15:25 PM
Attachments: image001.png

Please confirm with County regarding sand/oil separator in the plumbing if the shop has any drains
connected to the sewer system.
 
 
David Lady, P.E., Director of Public Works
340 W. Hwy 291
Salida, CO 81201
719-539-6257
david.lady@cityofsalida.com
 
 

From: Kristi Jefferson [mailto:kristi.jefferson@cityofsalida.com] 
Sent: Wednesday, June 8, 2022 9:05 AM
To: 'David Lady' <david.lady@cityofsalida.com>; 'Doug Bess' <doug.bess@cityofsalida.com>; 'Kathy
Rohrich' <kathy.rohrich@cityofsalida.com>; 'Renee Thonhoff' <renee.thonhoff@cityofsalida.com>
Cc: 'E Plans' <eplans@chaffeecounty.org>; dswallow@chaffeecounty.org
Subject: Agency review for 223 E. First
 
All,
 
Attached is the agency review for a Limited Impact Review application submitted by Tim
Walker of Walkerj Autoworks.  The request is for approval to operate an automotive service
and repair shop within the building located at 223 E. First Street.  Please let me know if you
have any concerns with the request.
 
Kristi Jefferson
Senior Planner
City of Salida
448 E. First Street
Suite 112
Salida, CO 81201
(719) 530-2626

Sender and receiver should be mindful that all my incoming and outgoing emails may be subject to
the Colorado Open Records Act, § 24-72-100.1, et seq.
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From: Renee Thonhoff
To: Kristi Jefferson
Cc: David Lady; Doug Bess; Kathy Rohrich; E Plans; dswallow@chaffeecounty.org
Subject: Re: Agency review for 223 E. First
Date: Tuesday, June 14, 2022 10:56:11 AM
Attachments: image003.png

Good morning,

221 - 223 East First Street currently has a 3/4" commercial tap (water &
sewer). If it were determined that a larger line is required the difference
between the expanded line size and the 3/4" would need to be paid.

Thank you,

Renee

Renee M. Thonhoff M.B.A.
Staff Accountant
City of Salida
448 East First Street, Suite 112
Salida , Colorado 81201
719.530.2622 phone
719.539.5271 fax
Renee.Thonhoff@cityofsalida.com

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

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

On Wed, Jun 8, 2022 at 9:05 AM Kristi Jefferson <kristi.jefferson@cityofsalida.com> wrote:

All,

 

Attached is the agency review for a Limited Impact Review application submitted by Tim
Walker of Walkerj Autoworks.  The request is for approval to operate an automotive service
and repair shop within the building located at 223 E. First Street.  Please let me know if you
have any concerns with the request.
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