
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. 

 

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

November 15, 2022 - 6:00 PM 

AGENDA 

Please register for Regular City Council Meeting 
https://attendee.gotowebinar.com/register/6382995264411204366 

After registering, you will receive a confirmation email containing information about joining the webinar. 
To watch live 

meetings: https://c.streamhoster.com/embed/media/W6sdC9/xAIlQfSsmmO/vpfQhcsApYv_5?preview=1 

CALL TO ORDER 

Pledge of Allegiance 

Roll Call 

Civility Invocation 

1. Civility Invocation 

 

CONSENT AGENDA 

2. Approve Agenda 

3. Approve November 1, 2022 Minutes 

 

CITIZEN COMMENT–Three (3) Minute Time Limit 

 

PROCLAMATIONS 

4. Veterans Day  

5. Native American Hertitage Month 

 

UNFINISHED BUSINESS / ACTION ITEMS 

6. Ordinance 2022-19 AN ORDINANCE OF THE CITY COUNCIL FOR THE CITY OF SALIDA, 
COLORADO AMENDING CHAPTER 16, ARTICLE IV OF THE SALIDA MUNICIPAL CODE, 
REGARDING ZONING VARIANCES, FINAL READING AND PUBLIC HEARING 

7. Ordinance 2022-20 AN ORDINANCE OF THE CITY OF SALIDA, COLORADO, REZONING CERTAIN 
REAL PROPERTY KNOWN AS LOTS 15-21 OF THE RIVER RIDGE SUBDIVISION AND LOTS 1 & 2 
OF THE DUTCH RUN SUBDIVISION FROM A MIX OF HIGH DENSITY RESIDENTIAL DISTRICT (R-
3) AND MANUFACTURED HOUSING RESIDENTIAL DISTRICT (R-4) TO ENTIRELY HIGH-DENSITY 
RESIDENTIAL DISTRICT (R-3), FINAL READING AND A PUBLIC HEARING 

NEW BUSINESS / ACTION ITEMS 

8. Ordinance 2022-21 AN ORDINANCE OF THE CITY COUNCIL FOR THE CITY OF SALIDA, 
COLORADO APPROVING THE 505 OAK STREET MAJOR IMPACT REVIEW FOR A PLANNED 
DEVELOPMENT OVERLAY AND MAJOR SUBDIVISION OF THE 2.09 ACRE PARCEL LOCATED AT 
505 OAK STREET, FIRST READING AND SETTING A PUBLIC HEARING 

9. Ordinance 2022-22 AN ORDINANCE OF THE CITY OF SALIDA, COLORADO ANNEXING TO THE 
CITY OF SALIDA A CERTAIN TRACT OF LAND IN UNINCORPORATED CHAFFEE COUNTY 
KNOWN AS THE STRINGER ANNEXATION, FIRST READING AND SETTING A PUBLIC HEARING 
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Individuals with disabilities needing auxiliary aid(s) may request assistance by contacting the City Clerk at 448 E. 
1st Street, Ste. 112, Salida, CO 81201, Ph.719-530-2630 at least 48 hours in advance. 

10. Ordinance 2022-23 AN ORDINANCE OF THE CITY OF SALIDA, COLORADO, ZONING CERTAIN 
REAL PROPERTY KNOWN AS THE STRINGER ANNEXATION AS COMMERCIAL (C-1) ZONE 
DISTRICT, FIRST READING AND SETTING A PUBLIC HEARING 

 

COUNCILORS, MAYOR AND CITY TREASURER REPORTS 

Council Reports 

- Critelli, Kasper, Naccarato, Pappenfort, Pollock, Templeton 

Mayor Report 

Treasurer Report 

Attorney Report 

Staff Reports 

11. Staff Reports 

BOCC Report 

12. BOCC Reports 

 

ADJOURN 

 

 

 
 
___________________________________   ____________________________________ 
City Clerk | Deputy City Clerk      Mayor Dan Shore 
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CIVILITY INVOCATION 
 
We are here working together to create a thriving community. It is the intention of the 
Salida City Council to promote civil communication by adopting the following guidelines 
for speaking to the public in the City Council Chambers.  It is our hope that by acting in 
this manner we can help create a safe space for people to share their perspectives and 
opinions:  

 

 We honor the opportunity to be engaged in the process of governance for the benefit 
of our community. 

 

 We acknowledge that each of us brings a unique perspective to this conversation and 
that our perspectives may differ. 

 

 We challenge ourselves to value varying points of view and hold all contributions as 
equally important. 

 

 We understand and accept that while we may sometimes disagree, we can always 
be courteous and kind. 

 

 We commit to respectful language, avoiding rumor, harsh criticism or personal 
accusation, even when feeling emotionally charged. 

 

 We will, to best of our ability, speak thoughtfully and listen with attention, respect, and 
curiosity.  

 

 We are confident that there may be even better solutions than any of us have thought 
of, which may be discovered through civil conversations. 

 

 We commit to the City of Salida being a hate-free zone and declare and affirm a policy 
of non-discrimination on the basis of a person’s race, color, religion, ancestry, national 
origin, age, sexual orientation, gender, gender identity, marital status, military or 
veteran status, socio-economic class, medical condition, or physical or mental 
disability. 
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Individuals with disabilities needing auxiliary aid(s) may request assistance by contacting the City Clerk at 448 E. 
1st Street, Ste. 112, Salida, CO 81201, Ph.719-530-2630 at least 48 hours in advance. 

 

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

November 01, 2022 - 6:00 PM 

MINUTES 

CALL TO ORDER 

Pledge of Allegiance 

Roll Call 

PRESENT 
Council Member Justin Critelli 
Council Member Harald Kasper 
Council Member Dominique Naccarato 
Council Member Alisa Pappenfort 
Council Member Mike Pollock 
Council Member Jane Templeton 
Mayor Dan Shore 
Treasurer Merrell Bergin 
 

Civility Invocation 

 

CONSENT AGENDA 

Council Member Critelli moved to combine and approve the items on the Consent Agenda, Seconded by Council 
Member Templeton. 
 

Voting Yea: Council Member Kasper, Council Member Naccarato, Council Member Pappenfort, Council Member 
Pollock 

THE MOTION PASSED. 

 Approve Agenda 

 Approve October 18, 2022 Minutes 

 Block Party Street Closure 

 Salida Elks Lodge Special Event Charity Ball 

 Salida Elks Lodge Special Event Christmas Mountain Celebration 

 2022 Concrete Maintenance Project Change Order 

 Scout Wave Engineering Change Order 

 Monarch Mountain Ski Bus Contract 

 

CITIZEN COMMENT–Three (3) Minute Time Limit 

There was no Public Comment. 

 

UNFINISHED BUSINESS / ACTION ITEMS 

 Ordinance 2022-19 AN ORDINANCE OF THE CITY COUNCIL FOR THE CITY OF SALIDA, 
COLORADO AMENDING CHAPTER 16, ARTICLE IV OF THE SALIDA MUNICIPAL CODE, 
REGARDING ZONING VARIANCES, SECOND READING AND PUBLIC HEARING  
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Individuals with disabilities needing auxiliary aid(s) may request assistance by contacting the City Clerk at 448 E. 
1st Street, Ste. 112, Salida, CO 81201, Ph.719-530-2630 at least 48 hours in advance. 

Council Member Templeton moved to continue the the Public Hearing and Second Reading to 
November 15, 2022, Seconded by Council Member Kasper. 
 

Voting Yea: Council Member Critelli, Council Member Kasper, Council Member Naccarato, Council 
Member Pappenfort, Council Member Pollock, Council Member Templeton 

THE MOTION PASSED. 

 

NEW BUSINESS / ACTION ITEMS 

 Amplified Sound Permits for Tres Litros, PUBLIC HEARING 

Mayor Shore opened the Public Hearing. 

City Administrator Drew Nelson presented the Amplified Sound Permit request. 

The applicant, Nick Boyden, requested that the additional permits be granted.  

Suzy Patterson, Susan Spohn, Rick White, Forrest Whitman, Chris Doggin, Cory Riggs, Patrick Regan, 
and Sarah Regan spoke regarding the Permit. 

Shore closed the Public Hearing. 

Council discussed the request. 

Council Member Critelli moved to approve an Amplified Noise Permit for Tres Litros Beer Company, 
located at 118 N E Street, for amplified sound events on November 4th, 5th, 11th, 25th, and 29th with 
the condition that indoor music shall not be broadcast outside of the venue through open doors or 
windows after the ending times noted in the applications, Seconded by Council Member Kasper. 
 

Voting Yea: Council Member Critelli, Council Member Kasper, Council Member Naccarato, Council 
Member Pappenfort, Council Member Pollock, Council Member Templeton 

THE MOTION PASSED. 

  

Ordinance 2022-20 AN ORDINANCE OF THE CITY OF SALIDA, COLORADO, REZONING CERTAIN 
REAL PROPERTY KNOWN AS LOTS 15-21 OF THE RIVER RIDGE SUBDIVISION AND LOTS 1 & 2 
OF THE DUTCH RUN SUBDIVISION FROM A MIX OF HIGH DENSITY RESIDENTIAL DISTRICT (R-
3) AND MANUFACTURED HOUSING RESIDENTIAL DISTRICT (R-4) TO ENTIRELY HIGH-DENSITY 
RESIDENTIAL DISTRICT (R-3), FIRST READING AND SETTING A PUBLIC HEARING 

Council Member Kasper moved to approve the Ordinance on First Reading and set a Public Hearing for 
November 15th, 2022, Seconded by Council Member Templeton. 
 

Voting Yea: Council Member Critelli, Council Member Kasper, Council Member Naccarato, Council 
Member Pappenfort, Council Member Pollock, Council Member Templeton 

THE MOTION PASSED. 

 

COUNCILORS, MAYOR AND CITY TREASURER REPORTS 

Reports were given. 

 

EXECUTIVE SESSION 

 For the purpose of conferencing with the City Attorney for the purpose of receiving legal advice on 
specific legal questions under C.R.S Section 24-6-402(4)(b), and for the purpose of determining 
positions relative to matters that may be subject to negotiation, developing strategy for negotiation 
and/or instructing negotiators under C.R.S. Section 24-6-402(4)(e), and the following additional details 
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Individuals with disabilities needing auxiliary aid(s) may request assistance by contacting the City Clerk at 448 E. 
1st Street, Ste. 112, Salida, CO 81201, Ph.719-530-2630 at least 48 hours in advance. 

are provided for identification purposes: Potential Development of city-owned property and related 
Development Agreement for Affordable Housing Purposes 

Council Member Kasper moved to enter Executive Session, Seconded by Council Member Critelli. 
 

Voting Yea: Council Member Critelli, Council Member Kasper, Council Member Naccarato, Council 
Member Pappenfort, Council Member Pollock, Council Member Templeton 

THE MOTION PASSED. 

Council entered Executive Session at 7:34 p.m. and returned to the Regular Meeting at 7:49 p.m. 

 

ADJOURN 

Adjourned at 7:49 p.m. 

 

 

 

___________________________________  ___________________________________ 

City Clerk | Deputy City Clerk    Mayor Dan Shore 
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Proclamation 
 

DECLARING NOVEMBER 11, 2022 AS 
VETERANS DAY 

 
Whereas, Throughout American history, generations of 

patriots have bravely served in our military and sacrificed much to 
protect our country and preserve democracy around the world; and  
 

Whereas, More than 125,000 American men and women have 
been held captive by hostile powers during their military service, and 
more than 83,000 Americans remain missing from World War II, the 
Korean War, the Cold War, the Vietnam War, and the Gulf War; and  
 

Whereas, In 1954, President Dwight D. Eisenhower signed 
the first Veterans Day proclamation calling on our nation to “pay 
appropriate homage to the Veterans of all its wars who have 
contributed so much to the preservation of this nation”; and  
 

Whereas, Our Nation has fought and continues to fight battles 
around the world.  The words of that first proclamation still ring true. 
“Let us solemnly remember the sacrifices of all those who fought so 
valiantly, on the seas, in the air and on foreign shores to preserve our 
heritage of freedom and let us reconsecrate ourselves to the task of 
promoting an enduring peace so that their efforts shall not have been 
in vain”; and 

 
Whereas, We remember with somber and grateful hearts 

those men and women who have served the United States of America 
with distinction and valor as sailors, soldiers, airmen and Marines and 
offer our sincere prayers for those who continue to defend the 
principles on which our nation was founded; and 

 
Whereas, The City of Salida, Colorado and surrounding area 

is home to more than 25,000 veterans and thousands of our military 
families.  We are proud to recognize our country’s Veterans and 
extended families and extend our appreciation of our citizens to those 
who wear the uniform of the United States Armed Forces and served 
or have served on the front lines preserving our freedoms and liberty. 
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Now, therefore, the City of Salida does hereby proclaim 
November 11, 2022, as VETERANS DAY in the City of Salida, and 
we urge all citizens to observe the sacrifices and contributions of our 
Veterans who fought for peace and defended democracy in our land 
and abroad. 
 

 
 
 ___________________                                 
Dan Shore, Mayor    Date 
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Proclamation 
 

DECLARING NOVEMBER AS NATIVE 
AMERICAN HERITAGE MONTH 

 
Whereas, Despite centuries-long and ongoing erasure of 

Indigenous people from American history and unjust Federal policies 
of assimilation and termination that ripped children from their 
families, Native American people have persevered; and  
 

Whereas, The Indigenous people of this land, upon which our 
country and City now stand, have provided values and ideas that have 
become ingrained in American culture, including respect for the 
natural environment and rich cultural history; and  
 

Whereas, The City of Salida is committed to promoting racial 
equity, equality, and justice as fundamental aspects of a safe and 
welcoming community and to undo the long-standing trauma and 
harm of unjust government policies of assimilation and termination 
that have cost countless lives and displaced and broken up families; 
and  
 

Whereas, The City of Salida invites all members of the 
community to join the federal government in celebrating and 
acknowledging 2022 National Native American Heritage Month; and 

 
Whereas, This observance offers increased opportunity to 

better understand Native American heritage, past and present 
contributions to our communities, and to honor the many Indigenous 
people who have sacrificed their lives and customs for the growth of 
our nation.  

 
Now, therefore, the City of Salida does hereby proclaim 

November 2022 as NATIVE AMERICAN HERITAGE MONTH in 
the City of Salida. 
 

 
 
 ___________________                                 
Dan Shore, Mayor    Date 
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CITY COUNCIL ACTION FORM 
DEPARTMENT 
City Attorney  

PRESENTED BY 
Nina P. Williams - City Attorney 

DATE 
November 15, 2022 

 

1 

 

ITEM 

Ordinance 2022-19, Second reading and public hearing for proposed amendments to the Land Use 

Code Section 16-4-180 related to zoning variances.   
 

BACKGROUND 
Over the past couple of years, the Planning Commission has expressed their desire to update the 

Land Use Code Sec. 16-4-180, regarding Zoning variances. The Planning Commission, staff and 

City Attorney held a work session on August 9, 2022 to discuss amendments to the zoning 

variances section of the Code. 

 

At the work session the Commission expressed the need to make current Section 16-4-180(e), 

“Required Showing for Variances,” provide for more clarity for property owners and applicants.  

Additionally, there was a desire for the Board of Adjustment, as the quasi-judicial arbiter of variance 

applications, to have more direction and certainty regarding their decisions. 

Within the attached Ordinance are the proposed amendments to Chapter 16 of the Code, as it 

relates to zoning variances and the variance approval criteria. 

 

FISCAL NOTE: 
There is no fiscal impact associated with Ordinance No. 2022-19. 
 

PLANNING COMMISSION RECOMMENDATION  
A public hearing with the Planning Commission was held September 26, 2022 and the Commission 

recommended adoption of the proposed Amendments to Land Use Code Sec. 16-4-180 Zoning 

Variances. 

 

STAFF RECOMMENDATION Staff recommends approval of Ordinance No. 2022-19. 

 

SUGGESTED MOTION 
A City Councilmember should state, “I move to approve Ordinance 2022-19 on second reading”, 

followed by a second and a roll call vote. 
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CITY OF SALIDA, COLORADO  

ORDINANCE NO. 19  

(Series of 2022)  

 

AN ORDINANCE OF THE CITY COUNCIL FOR THE CITY OF SALIDA, 

COLORADO AMENDING CHAPTER 16, ARTICLE IV OF THE SALIDA MUNICIPAL 

CODE, REGARDING ZONING VARIANCES  

 

WHEREAS, the City of Salida, Colorado (the “City”) is a statutory city, duly organized 

and existing under the laws of the State of Colorado;   

 

WHEREAS, pursuant to C.R.S. § 31-23-301 et seq., the City, by and through its City 

Council, possesses the authority to adopt and enforce zoning regulations;   

 

WHEREAS, under such authority, the City Council previously adopted regulations related 

to zoning variances, codified as Chapter 16, Article IV and Section 16-4-180 of the Salida 

Municipal Code (the “Code”);   

 

WHEREAS, the Planning Commission, acting as the City’s Board of Adjustment, has 

expressed the desire and recommendation to update and amend Chapter 16 of the Code, as it relates 

to zoning variances, in order to ensure more substantive clarity to property owners as well as 

enhanced procedural certainty and direction to the Board of Adjustment; 

 

WHEREAS, on September 26, 2022 the Planning Commission held a duly-noticed public 

hearing and recommended adoption of this proposed ordinance;  

 

WHEREAS, the City Council finds it desirable and appropriate, and in the best interest 

of the general health, safety, and welfare of its residents, property owners, visitors and customers 

to amend Section 16-4-180 of the Code, as it relates to zoning variances. 

 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL FOR THE 

CITY OF SALIDA, COLORADO AS FOLLOWS:  

 

Section 1. The foregoing recitals are hereby incorporated as conclusions, facts, 

determinations, and findings by the City Council.  

   

Section 2. Section 16-4-180 of the Code, concerning zoning variances, is hereby 

amended to read as follows:  

  

Sec. 16-4-180. – Zoning variances  

 

(a) Purpose. The variance procedure provides authorization to deviate from the literal 

terms of this Chapter where strict application and enforcement of this Chapter would 

result in exceptional practical difficulty or undue hardship preventing the use of the 

land as otherwise allowed by this Chapter.  Variances are authorization to deviate from 

the literal terms of this Land Use Code that would not be contrary to the public interest in 

- 11 -

Item 6.



cases where the literal enforcement of the provisions of this Land Use Code would result in 

undue or unnecessary hardship. A variance shall not be granted solely because of the 

presence of nonconformities in the zone district or adjoining districts.  

(b) Variances Authorized. Variances from the standards of the underlying zone district shall be 

authorized only for maximum height, minimum floor area, maximum lot coverage, 

maximum minimum lot size, minimum setbacks and parking requirements.  

(c) Administrative Variances. Because the development of much of historic Salida preceded 

zoning, subdivision and construction regulations, many buildings within the older 

neighborhoods of the City do not conform to contemporary zoning standards. In order to 

encourage restoration and rehabilitation activity that would contribute to the overall historic 

character of the community, variances from underlying zoning requirements for side and 

front setbacks may be granted by the Administrator under the following circumstances:  

(1) Existing Primary Structure. The Administrator may grant a variance from a setback 

requirement for an addition to a primary structure if it continues the existing building 

line. The Administrator shall only consider allowing the encroachment into the setback 

if it can be shown that maintenance of the building addition can be provided on the 

subject property and that it is not injurious to adjacent neighbors.  

(2) Traditional Neighborhood Setbacks. The Administrator may grant a variance from a 

front setback requirement for a primary structure if the neighboring properties 

encroach into the front setback. The variance shall not permit the structure to encroach 

further into the front setback than the neighboring primary structures. The 

Administrator shall only consider allowing the encroachment into the setback if it can 

be shown that such encroachments are the existing development pattern of the block on 

which the subject property is located and that the encroachment would not be injurious 

to adjacent neighbors.  

(d) Use Variances Not Authorized. Establishment or expansion of a use otherwise prohibited in 

a zone district shall not be allowed by variance.  

(e) Required Showing for Variances. The applicant shall demonstrate the following to the 

Board of Adjustment before a variance may be authorized:  

 Variance Approval Criteria.  Variances from requirements of this Chapter shall be 

considered an extraordinary remedy.  When considering, reviewing and deciding on 

whether to approve a variance application, the Board of Adjustment must find that all 

of the following criteria have been met: 

(1) Special circumstances exist such that strict application of the standards adopted 

in this Chapter would result in undue hardship or practical difficulties for the 

owner of such property.  Special circumstances include, but are not limited to, 

exceptional or peculiar limitations to the dimension, shape or topography of the 

property, such as slope, standing or moving water, wetlands, floodplain, rock 

features, narrowness, shallowness or irregular shape of a lot.   

(2) The requested variance would not create a substantial detriment to the public 

good and would not substantially impair the intent and purpose of this Chapter, 

this Code or the City’s Comprehensive Plan. 
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(3) The requested variance would not result in significantly adverse impacts to the 

natural environment or to the surrounding properties and neighborhoods. 

(4) The granting of the request is the minimum variance necessary for reasonable 

use of the property or building and the least deviation required from the 

applicable zoning standard to afford relief. 

 

(1) Special Circumstances Exist. There are special circumstances or conditions which are 

peculiar to the land or building for which the variance is sought that do not apply 

generally to land or buildings in the neighborhood;  

(2) Not Result of Applicant. The special circumstances and conditions have not resulted 

from any act of the applicant;  

(3) Strict Application Deprives Reasonable Use. The special circumstances and conditions 

are such that the strict application of the provisions of this Chapter would deprive the 

applicant of reasonable use of the land or building;  

(4) Variance Necessary to Provide Reasonable Use. The granting of the variance is 

necessary to provide the applicant a reasonable use of the land or building;  

(5) Minimum Variance. The granting of the variance is the minimum necessary to make 

possible the reasonable use of the land or building;  

(6) No Injury to Neighborhood. The granting of the variance will not be injurious to the 

neighborhood surrounding the land where the variance is proposed, and is otherwise 

not detrimental to the public welfare or the environment; and  

(7) Consistency With Code. The granting of the variance is consistent with the general 

purposes and intent of this Land Use Code.  

(f) Authorization to Impose Conditions. The Administrator, in approving an administrative 

variance, or the Board, in approving the variance, may impose such restrictions and 

conditions on such approval, and the premises to be developed or used pursuant to such 

approval, as it determines are required to prevent or minimize adverse effects from the 

proposed variance on other land in the neighborhood and on the general health, safety and 

welfare of the City. All conditions imposed upon any variance shall be set forth in the 

granting of such variance.  

Section 3.  Severability.  The provisions of this ordinance are severable and the 

invalidity of any section, phrase, clause, or portion of the ordinance as determined by a court of 

competent jurisdiction shall not affect the validity or effectiveness of the remainder of the 

ordinance.  

  

INTRODUCED ON FIRST READING on this __ day of ___________, 2022, ADOPTED 

and ORDERED PUBLISHED IN FULL in a newspaper of general circulation by the City Council 

on this ____ day of _________________, 2022, and set for second reading and public hearing on 

the __ day of __________, 2022.  

  

INTRODUCED ON SECOND READING FINALLY ADOPTED and ORDERED 

PUBLISHED BY TITLE ONLY, by the City Council on this __ day of ___________, 2022.   
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City of Salida  

  

  

__________________________________  

Mayor Dan Shore  

  

ATTEST:  

  

 

_____________________________________  

City Clerk/Deputy City Clerk  
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CITY COUNCIL ACTION FORM 
DEPARTMENT 
Community Development  

PRESENTED BY 
Bill Almquist - Community Development Director 

 

DATE 
November 15, 2022 

 

1 
 

ITEM 
Second Reading and Public Hearing for Ordinance 2022-20: An Ordinance of the City Council for the City of 
Salida, Colorado Rezoning Nine (9) Lots Within the River Ridge and Dutch Run Subdivisions to R-3 (High-
Density Residential).  

SUMMARY 
The initial request was to rezone 9 lots within the River Ridge and Dutch Run Subdivisions to R-2 (Medium-
Density Residential). Currently, the lots in question are either split-zoned with a combination of R-3 (High-
Density Residential) and R-4 (Manufactured Housing Residential) or are entirely R-3 or R-4. All lots are 
currently vacant. 

Planning Commission reviewed the request at a public hearing on October 24th and unanimously 
recommended rezoning of the lots from their current mix of R-3 and R-4 to R-3 (not R-2). The applicants 
subsequently indicated (in writing) that they consent to rezoning of the subject lots to either R-2 or R-3. 

The subject lots are located at the northeast corner of River Ridge Lane and Old Stage Road. The applicants 
are listed below: 

• Ben Griffin (Lots 15-17 River Ridge Subdivision) 
• Robert and Kyle Weiss (Lots 18-19 River Ridge Subdivision) 
• Sage Kitson (Lot 20 River Ridge Subdivision) 
• Robert and Charlotte Karls (Lot 21 River Ridge Subdivision, Lots 1 & 2 Dutch Run Subdivision)  

Griffin 

Weiss 

   
   

        

 

 

 

    Karls 
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CITY COUNCIL ACTION FORM 
DEPARTMENT 
Community Development  

PRESENTED BY 
Bill Almquist - Community Development Director 

 

DATE 
November 15, 2022 

 

2 
 

PHOTOS OF SUBJECT AREA: 

 
BACKGROUND: 
In 2019, Council approved Annexation and Rezoning (to R-3, High-Density Residential) for the northern 
portion/original lot of what is now the River Ridge Subdivision. The southern portion/original lot of that 
development was previously a mobile home park and was already in the City and zoned R-4, Manufactured 
Housing (all of the mobile homes were removed prior to the creation of the subdivision). Earlier, in 2018, three 
properties immediately to the east of the River Ridge Subdivision (now part of the Dutch Run Subdivision) were 
annexed into the City and zoned R-3, High-Density Residential. The result of these zoning and subdivision 
processes is a patchwork of R-3 and R-4 lots north of Old Stage Rd, some of which within River Ridge are 
actually split-zoned (part R-3 and part R-4), as shown below:  

R-3 (orange) 

R-4 (brown) 

Two Rivers PD 

R-3 

R-4 

Subject Properties 
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CITY COUNCIL ACTION FORM 
DEPARTMENT 
Community Development  

PRESENTED BY 
Bill Almquist - Community Development Director 

 

DATE 
November 15, 2022 

 

3 
 

DISCUSSION: 
Lots within both the River Ridge and Dutch Run Subdivision have been sold to a variety of property owners 
since they were platted. Many of the new owners were under the assumption that they could build detached 
single-family homes on one or more of the vacant lots. Both the original application and the City staff report for 
the River Ridge Subdivision specifically mentioned that uses within the subdivision would include a diversity of 
housing styles from duplexes, single-residences, triplexes, and multi-family. Split-zoned lots complicate the use 
question, however. Furthermore, detached single-family homes are not expressly permitted in the R-3 district, 
nor are non-manufactured/non-mobile homes expressly permitted in the R-4 district—Table 16-D of the Land 
Use Code lists single-family homes as Administrative Review (AR) under both R-3 and R-4. While there is 
reference in that table to an existing single-family dwelling being able to “be modified or rebuilt as a matter of 
right provided it is in conformance with the dimensional standards,” there are no other specific standards for 
such a review. This leads staff back to the purpose and intent language of the R-3 and R-4 districts, which are 
quoted verbatim from code below:  

“High-Density Residential (R-3). The purpose of the High-Density Residential (R-3) zone district is to provide 
for relatively high density duplex and multi-family residential areas, including primarily triplex, 
townhouse and apartment uses. Complementary land uses may also include such supporting land uses 
as parks, schools, churches, home occupations or day care, amongst other uses.” (emphasis added) 

“Manufactured Housing Residential (R-4). The purpose of the Manufactured Housing Residential (R-4) zone 
district is to provide for relatively high density manufactured housing, mobile home residences and 
mobile home parks. Complementary land uses may also include such supporting land uses as parks, 
schools, churches, home occupations or day care, amongst other uses.” (emphasis added) 

It must be noted that single-family homes have been approved for construction in both the R-3 and R-4 zone 
districts in the past. Taking the clear and explicit language of the purpose statements above into account, 
however, makes future administrative approvals of detached single-family homes in the R-3 (especially on 
larger lots or across multiple lots), and non-manufactured/non-mobile homes in the R-4, potentially challenging 
decisions. And, in this day of high costs for land, housing, and infrastructure (as well as rapidly shrinking land 
availability), R-3 and R-4 zoning are powerful tools for creating additional needed density and for protecting 
and/or creating space for “naturally occurring affordable housing” such as manufactured or mobile homes. 
Inefficient use of R-3 land, such as detached single-family homes on large (or multiple) lots, and the ability to 
develop/redevelop R-4 zoned lots with stick-built housing, may not be the most wise and prudent community 
planning. That said, certain locations are not always the most appropriate areas for R-3 or R-4 zoning. 

The owners of Lots 15-21 of the River Ridge Subdivision, plus Lots 1 & 2 of the Dutch Run Subdivision initially 
requested rezoning of those lots to Medium-Density Residential (R-2), in order to allow for the construction of 
detached (stick-built) single-family housing on one or more lots. The applicants stated in their application that 
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some of them are interested in building a single-family residence over two of the platted lots in the near future. 
In contrast to both R-3 and R-4, detached single-family dwellings are explicitly called out as an intended use in 
the purpose language for the R-2 zone district and are permitted as a use-by-right in Table 16-D.  

“Medium-Density Residential (R-2). The purpose of the Medium-Density Residential (R-2) zone district is to 
provide for residential neighborhoods comprised of detached single-family dwellings, duplex dwellings 
and multi-family residences on smaller lots than are permitted in the Single-Family Residential (R-1) 
zone district, allowing for slightly greater overall densities. Complementary land uses may also 
include such supporting land uses as parks, schools, churches, home occupations or day care, amongst 
other uses.” (emphasis added) 

The applicants argued that the subject lots should be rezoned R-2 due for a variety of reasons, including:  

• The existing split-zoning creates unnecessary confusion/challenges to development and taxation. 
• Lower densities would be preferable adjacent to the Arkansas River.  
• The HOA design guidelines favor single-family homes, at least in this particular location, and they forbid 

modular and mobile homes throughout the subdivision.  
• The narrowness of the lots, limited developable space due to topography and floodplain, and the lack of 

alley parking access all make higher-density development considerably more challenging, and 
therefore the lots are more suited to single-family development.   

 

In the staff report for Planning Commission, staff concurred with the applicant that split-zoning creates 
considerable confusion, in numerous ways, and would support rezoning to a singular zone on each of the lots. 
Staff also agreed with the conclusion that high-density development may not be ideal right up along the 
Arkansas River and its associated riparian area—the impacts on the river from construction, overall lot 
coverage, increased use, required parking spaces and associated runoff, etc. could be highly consequential. 
Staff was not particularly concerned with the HOA guidelines, but did acknowledge that the original developer 
likely assumed that detached single-family homes would be allowed in the development (and did not envision 
mobile homes there, esp. since a mobile home park had been previously removed from the site). It is not clear 
whether or not they were told by staff (or anyone else) at time of subdivision that a future rezoning may be 
required in order to clean up the split-zoning or to expressly permit single-family dwellings. In regards to the 
applicants’ argument regarding the narrowness, developability, and access to the lots, staff concurs that the 
potential density of the individual lots are severely impacted, as shown by the following topographic maps and 
photos: 
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The above map shows how steep the drop-off is on each of the lots, approximately half to two-thirds of the way 
back. (No current topographic information was available at the time for the lots within the Dutch Run 
Subdivision, but the riverbank continues through them, as well). 

 
The oblique photo above shows significant drop-off towards the back of the lots. The dotted blue line 
represents the 100-year floodplain. The dotted green line represents the top of bank. 
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LOT # Lot Size (SF) 
Buildable Area to 

Floodplain (SF) 
% of Lot Buildable 

to Floodplain 
Buildable Area 
To Ridge (SF) 

% of Lot 
Buildable to 

Ridge 
Lot 15 6549 2667 40.7 1222 18.7 
Lot 16 6681 2824 42.3 1440 21.5 
Lot 17 6876 2803 40.8 1553 22.6 
Lot 18 7132 2749 38.5 2128 29.8 
Lot 19 7449 2836 38.1 2447 32.9 
Lot 20 8161 3355 41.1 2909 35.6 
Lot 21 10227 4207 41.1 4145 40.5 
Lot 1 10185 4495 44.1 4142 40.7 
Lot 2 10216 4062 39.8 3719 36.4 
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The above map and spreadsheet show the amount of developable land on each lot, incorporating current 
allowable setbacks, the floodplain boundary (blue), and the steep drop below the top of bank (beginning at 
edge of red). The lots are significantly encumbered and leave relatively little buildable space, esp. for the 
construction of multiple units on any one lot. The practical density (i.e. what could feasibility be built) on the lots 
if they remained R-3 or R-4 would likely be no different than the allowed density if the lots were rezoned to R-2 
(or all to R-3). No nonconformities would be created by such a rezone and the only change to allowed setbacks 
would be from a 15’ front yard setback in R-4 to 20’ in R-2 (or R-3). The only clear difference, however, is that 
detached (and non-manufactured/non-mobile home) single-family homes would be expressly permitted as a 
use-by-right.  
 
PLANNING COMMISSION DISCUSSION AND RECOMMENDATION: 
Planning Commission heard the request at a public hearing on October 24th, 2022. They agreed with the 
applicants that the existing split-zoning is “messy” and it would be beneficial to make the lots all have singular 
zoning. However, they differed in their assessment of what zone district that should take. Commissioners 
primarily cited the original decision to zone the northern portion of the property R-3 at the bequest of the 
original developer, and the desire to retain the anticipated and desired density in the subdivision. They further 
stated that to rezone the subject lots to R-2, when surrounding lots are R-3 or R-4, would constitute “spot-
zoning,” which is undesirable. Commissioners unanimously recommended that the request for R-2 be denied 
and that R-3 be applied to the subject lots, instead.  

Additional conversation, per staff’s inquiry, revolved around justification for permitting single-family homes on 
the subject properties—which is an administrative review and decision. Commissioners indicated that they 
would theoretically support the approval of such homes on individual, smaller platted lots within the 
subdivision, or across two platted lots provided that there was evidence of the individual lots being significantly 
encumbered (by topography, floodplain, easements, and other features) such as in the case of the applicants’ 
lots. Staff concurs that such approvals would be sensible, based on those particular reasons, if the lots are 
rezoned to R-3, but notes that this may not apply to all such requests in that zone district. The applicants also 
agreed with the recommendation of Planning Commission, especially in light of the argument given for 
detached single-family homes on those lots, and have provided written consent to the lots being rezoned R-3. 
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REVIEW STANDARDS FOR MAP AMENDMENTS 16-4-210(c): 
1. Consistent with Comprehensive Plan. The proposed amendment shall be consistent with the 

Comprehensive Plan. 
 
The City of Salida Comprehensive Plan does not specifically speak to the intensity of uses in this area of 
the City (in fact, it is not even included in the Plan’s Land Use Map). The most relevant issues to this 
particular request involve Infill/Redevelopment, Visual Resources, and Sensitive Lands. Though the Comp 
Plan encourages efficient use of lands and appropriate infill, it must be noted that the practical maximum 
density of the lots in question, esp. given the diverse ownership, would not be substantially affected by the 
rezone request (of R-3, esp. given the most likely use of single-family homes). Principle ES-1 Visual 
Resources Policy #1 states that “Development and/or expansion of existing development should not 
encroach on important visual resources.” The Arkansas River is discussed as one of these visual 
resources in the text, and higher-density housing along this river bank could provide a significant visual 
barrier in this particular location (however, existing zoning is already high but likely density will likely be low 
in this location). Lastly, the Comp Plan discusses the importance principle of protecting sensitive lands 
such as the Arkansas River corridor. A rezone to R-3 (and AR approval of single-family homes in this 
particular location) would be consistent with this principle and its related policies.  
 
Staff finds that the request is consistent with the Comprehensive Plan. 

2. Consistency with Purpose of Zone District. The proposed amendment shall be consistent with the 
purpose of the zone district to which the property is to be designated. 
 
As discussed above, the intent and desire of the applicants are to be able to build detached single-family 
homes on their properties along this stretch of the Arkansas River. Whether such a use is allowed in the 
Code on R-3-zoned lots is dubious at best, however Planning Commission and staff concur that single-
family homes would be appropriate on small, individually platted lots in this subdivision, or across two 
significantly encumbered lots in the R-3. The full R-3 designation would also allow for other types of 
residential development. 
 
Staff finds that the request is consistent with the purpose of the R-3 zone district.  
 

3. Compatibility with Surrounding Zone Districts and Uses. The development permitted by the proposed 
amendment shall be compatible with surrounding zone districts, land uses and neighborhood character.   

 
The in-City zone districts closest to the subject property are zoned either R-3 or R-4, or split-zoned with 
both. There is also a Planned Development (Two Rivers) with underlying zoning of both R-3 and R-2 
directly across Old Stage Road from the subject properties. A mixture of primarily duplexes, detached 
single-family homes and triplexes have already been constructed (or are under construction) in those 
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areas. As mentioned, the practical maximum density of the lots would remain relatively low due to various 
constraints. Therefore, R-3 zoning would be compatible with the surrounding zone districts and uses. 

4. Changed Conditions or Errors.  The applicant shall demonstrate that conditions affecting the subject 
parcel or the surrounding neighborhood have changed, or that due to incorrect assumptions or conclusions 
about the property, one (1) or more errors in the boundaries shown on the Official Zoning Map have 
occurred. 
 
Though conditions on the subject parcels have not specifically changed, there very well may have been 
some incorrect assumptions or conclusions about the type of development allowed and/or feasible on the 
individual lots, especially due to the existence of split-zoning and the prevalence of R-4 across the subject 
area. However, such “cleaning up” of the differentiated zoning across the subdivision could not have been 
accomplished without platted lots that later undergo a rezone process. Staff recognizes that the mobile 
home park that once was located in the area zoned R-4 had already removed prior to the subdivision being 
approved, and there was no indication that this subdivision would include (or even allow) manufactured 
housing or mobile homes. This rezone request attempts to correct some of the conditions that were created 
through the original zoning of the northern portion of the subdivision by eliminating the split-zoning on the 
subject lots. 

 

RECOMMENDED FINDINGS: 
The application for rezoning (to either R-2 or R-3) is in compliance with the review standards for map 
amendments because the practical density and uses are compatible with the ecologically sensitive location 
adjacent the river and at the same time compatible with other single-family, duplex, and triplex uses in the 
surrounding area.   

 

RESPONSE FROM REFERRAL DEPARTMENTS AND AGENCIES: 
Fire Department – Assistant Fire Chief, Kathy Rohrich – Fire Department has no concerns at this time.   

Police Department – Chief Russ Johnson – No issues from PD. 

Public Works Department – Director, David Lady – No issues from Public Works. 

Finance Department  - Renee Thonhoff, Staff Accountant – Salida Utilities is fine with the rezoning of these 
lots. Utilities will not be impacted.  
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STAFF RECOMMENDATION: 
Staff concurs with Planning Commission and recommends approval of the proposed re-zoning request for Lots 
15-21 of the River Ridge Subdivision and Lots 1 & 2 of the Dutch Run Subdivision to R-3, High-Density 
Residential, which will clean up the undesirable split-zoning in that area.  

 

RECOMMENDED MOTION: 
“I move to approve Ordinance 2022-20 rezoning of the subject properties (Lots 15-21 of the River Ridge 
Subdivision and Lots 1 & 2 of the Dutch Run Subdivision) from a mixture of R-3, High-Density Residential and 
R-4, Manufactured Housing Residential to solely R-3, High-Density Residential.” 

 

Attachments: 

Ordinance 2022-20 
Application materials for Re-zoning 
Staff report from River Ridge Subdivision 
Staff report from Dutch Run Subdivision 
Public Comments 
Concurrence letters/emails from applicants re: R-3 zoning 
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CITY OF SALIDA, COLORADO 
ORDINANCE NO. 20 

 SERIES OF 2022  
  
 
AN ORDINANCE OF THE CITY OF SALIDA, COLORADO, REZONING CERTAIN 
REAL PROPERTY KNOWN AS LOTS 15-21 OF THE RIVER RIDGE SUBDIVISION 
AND LOTS 1 & 2 OF THE DUTCH RUN SUBDIVISION FROM A MIX OF HIGH-
DENSITY RESIDENTIAL DISTRICT (R-3) AND MANUFACTURED HOUSING 
RESIDENTIAL DISTRICT (R-4) TO ENTIRELY HIGH-DENSITY RESIDENTIAL 
DISTRICT (R-3)  
 

WHEREAS, on October 5th, 2022, an application was filed to commence proceedings to 
rezone nine (9) lots of land comprising of approximately 73,400 square feet located at the northeast 
corner of River Ridge Lane and Old Stage and being more particularly described as Lots 15-21 of 
the River Ridge Major Subdivision and Lots 1 & 2 of the Dutch Run Minor Subdivision, Salida, 
County of Chaffee, State of Colorado (the “Property”); and 

 
WHEREAS, the majority of the subject lots were split-zoned with a mix of High-Density 

Residential District (R-3) and Manufactured Housing Residential District (R-4) due to previous 
annexation and zoning procedures, which made allowed uses and required dimensional standards 
difficult to interpret; and  

 
WHEREAS, Section 16-4-210 (a) of the Salida Municipal Code states an amendment to 

the Zoning Map may be initiated by the City Administrator or the owner of the Property; and 
 

WHEREAS, as required by the Salida Municipal Code, a public hearing on the zoning 
application for the Property was held on October 24th, 2022 by the Planning Commission who 
found that the review standards for rezoning all lots to High-Density Residential (R-3) were met 
and forwarded such a recommendation to the City Council; and 

 
WHEREAS, a public hearing was held by the Salida City Council on November 15, 2022. 
 
NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY 

OF SALIDA, COLORADO, THAT: 
 
 1. The aforementioned recitals are hereby fully incorporated herein.   
 

2. The Property described above is hereby zoned High-Density Residential District 
(R-3) 

 
3. Promptly following adoption of this Ordinance, the City Administrator shall cause 

the terms of this Ordinance to be incorporated into the Official Zoning Map of the City pursuant 
to Section 16-4-210 of the Salida Municipal Code.  The signed original copy of the Zoning Map 
shall be filed with the City Clerk.  The Clerk shall also record a certified copy of this Ordinance 
with the Chaffee County Clerk and Recorder.  The City staff is further directed to comply with all 
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provisions of the Salida Land Use Regulations, SMC §16-1-10, et seq., to implement the 
provisions of this Ordinance. 

 
 

INTRODUCED ON FIRST READING, on November 1st, 2022, ADOPTED and 
ORDERED PUBLISHED IN FULL in a newspaper of general circulation in the City of Salida by 
the City Council on the ____ day of __________, 2022 and set for second reading and public 
hearing on the 15th day of November, 2022. 
 
 

INTRODUCED ON SECOND READING, FINALLY ADOPTED and ORDERED 
PUBLISHED BY TITLE ONLY, by the City Council on the 15th day of November, 2022. 
 

 
CITY OF SALIDA, COLORADO 

 
 

  
Dan Shore, Mayor 

 [SEAL] 
 

ATTEST: 
 
 

  
City Clerk/Deputy Clerk 
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General Development Application Form 05.04.2022 

A. Applicant Information

Name of Applicant:  

Mailing Address:   

Telephone Number:  FAX: 

Email Address:   

Power of Attorney/ Authorized Representative: 
(Provide a letter authorizing agent to represent you, include representative’s name, street and mailing address, 
telephone number, and FAX) 

B. Site Data

Name of Development: 

Street Address:  

Legal Description: Lot________ Block _____ Subdivision____________ (attach description) 

Disclosure of Ownership: List all owners’ names, mortgages, liens, easements, judgments, contracts and agreements that 
run with the land. (May be in the form of a current certificate from a title insurance company, deed, ownership and 
encumbrance report, attorney’s opinion, or other documentation acceptable to the City Attorney)  

    GENERAL DEVELOPMENT APPLICATION 
  448 East First Street, Suite 112 

Salida, CO 81201 
      Phone: 719-530-2626 Fax: 719-539-5271 

Email: planning@cityofsalida.com 

1. TYPE OF APPLICATION (Check-off as appropriate)

 Annexation

 Pre-Annexation Agreement

 Appeal Application (Interpretation)

 Certificate of Approval

 Creative Sign Permit

 Historic Landmark/District

 License to Encroach

 Text Amendment to Land Use Code

 Watershed Protection Permit

 Conditional Use

 Administrative Review:
(Type)

 Limited Impact Review:
(Type)

 Major Impact Review:
(Type)

 Other:

2. GENERAL DATA  (To be completed by the applicant)

 

 

 

 

 

 

 
 
 

I certify that I have read the application form and that the information and exhibits herewith submitted are true and 
correct to the best of my knowledge. 

Signature of applicant/agent  Date 

Signature of property owner   Date 

■

Re-Zoning

see attached for names, addresses, and signatures of applicants/property owners

see attached
see attached

see attached

River Ridge and Dutch Run Subdivisions

River Ridge Lane and Old Stage Road
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GENERAL DEVELOPMENT APPLICATION – APPLICANT’S SIGNATURE SHEET 
 
 
 
 
 
 
_________________________________    Date___________________________ 
Benjamin Griffin   
River Ridge Lots 15, 16, and 17 
233, 239, and 243 River Ridge Lane 
Benjaming79@yahoo.com 
303‐859‐0031 
924 E Street 
Salida, CO 81201     
 
 

October 10, 2022
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GENERAL DEVELOPMENT APPLICATION – APPLICANT’S SIGNATURE SHEET 
 
 
 
 
 
 
_________________________________    Date___________________________ 
Kyle Weiss   
River Ridge Lots 18 and 19 
249 and 253 River Ridge Lane 
k.weiss408@gmail.com 
408‐781‐0505 
637 E Street 
Salida, CO 81201   
 
 
 
 
 
 
 

10/10/2022
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lizziehedrick.com            1 

October 6, 2022 
 
STATEMENT OF INTENDED DEVELOPMENT 
 
River Ridge Subdivision: Lots 15, 16, 17, 18, 19, 20, and 21 
Dutch Run Subdivision: Lots 1 and 2 
 
The above noted lots are currently zoned R‐3 or R‐4, or are split‐zoned R‐3 and R‐4. The Owners 
propose changing the zoning to R‐2. 
 
The Owners request a change in zoning for the following reasons: 
 

1. The current split‐zoning of several of the lots creates unnecessary confusion regarding 
tax payments and property development. 
 

2. While the proposed R‐2 zoning does not preclude R‐3 densities, it seems natural that 
lower densities implied by R‐2 zoning would be preferable adjacent to the riverfront 
ecosystem. 

 
3. The HOA design guidelines appear to favor single‐family homes, which was the 

assumption of the property owners. 
 

4. The HOA design guidelines forbid modular homes, which effectively excludes R‐4 
development. Property owners were under the assumption no modular/mobile homes 
would be allowed in the development. 

 
5. The riverfront lots require parking in front of the residence. Due to the narrowness of 

the lots, and the requirement for parking in front, it is unlikely that a high density 
development would occur on a single lot. Therefore, it is assumed that most (if not all) 
of these riverfront lots will have a single‐family home which is in keeping with R‐2 
zoning. 
 

6. The building footprint of the lots is extremely limited, despite the size of the lots. This is 
due both to the narrowness of the lots, the proximity to the river, and the steep slope 
which starts to occur approximately 45’ into the lot. This further limits R‐3 development. 

 
Several of the petitioning Owners propose to build one single‐family residence on two lots. It is 
intended that earliest construction start would be in December, 2022.  
 
The change in zoning will not affect surrounding uses, as all zoning would still be residential in 
nature, and does not preclude higher density development. The planned development across 
the street (Two Rivers Subdivision) has a mix of single‐family and duplex/townhouses, with 
riverfront lots allowing primarily for single‐family. 
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City of Salida     Page 1 of 3  Code or Map Amendment Application 

CODE OR MAP AMENDMENT APPLICATION 
448 East First Street, Suite 112 

 Salida, CO 81201 
Phone: 719-530-2626  Fax: 719-539-5271 

Email: planning@cityofsalida.com 
 
A. TYPE OF AMENDMENT (City Code Section 16-2-40) 

 Text Amendment to the Land Use Code 

 Map Amendment to the Official Zoning Map (Rezoning) 
 

B. APPLICATION PROCEDURE (City Code Section 16-2-40) 

1. Preapplication Conference (optional) 
2. Submittal of Application 
3. Staff Review. Schedule Hearing. Forward Report to Applicant and Planning Commission 
4. Public Notice Provided for Hearing 
5. Public Hearing Conducted by Planning Commission and Recommendation to City Council 
6. Public Notice of City Council Hearing 
7. Public Hearing Conducted by City Council and Action Taken. 

C. APPLICATION CONTENTS (City Code Section (text amendment 16-2-40) 

 
Text Amendment: 

      1. General Development Application.  

      2. Precise Wording. Precise wording of the proposed text amendment. Ten copies of the text 
              amendments shall be submitted. The copies shall only be accepted on 8.5x11paper and shall be typed. 

      3. Application Fees.                                                                                                                               
 

Map Amendment:                                                                                                                                       

      1. General Development Application.                                     

      2. Ten (10) copies of the map amendment package shall be submitted. The copies shall only be accepted on    
82" x 11", 11" x 17" or 24"x 36" paper. The copies shall include: 

a. Zone Districts. The present zone district designation(s) of the property and the zoning of all adjacent 
properties.   

b. Survey Map. An accurate survey map of the property proposed for amendment, stating the area of the 
property proposed to be amended in square feet or acres. 

c. Existing Uses. Current land use on the property and on all adjacent properties. 

d. Statement of Intended Development. A written statement by the applicant identifying the 
intended use or development of the subject property and the timing of said development, describing the 
community need for the change in zoning, and explaining the effect the change of zoning would have on 
surrounding uses. 

       3. 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. 

✔

✔

✔

✔
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City of Salida     Page 2 of 3  Code or Map Amendment Application 

 

 4. Application Fees. Cash or check made out to City of Salida - $1,050 (text amendment) ($350 

application fee + $700 deposit for outside professional services) or $1500 (rezoning) ($500 application 

fee + $1000 deposit for outside professional services).  

     5. Special Fee and Cost Reimbursement Agreement completed. 

 
 

D. REVIEW STANDARDS (If necessary, attach additional sheets) 

 
Text Amendments (City Code Section 16-2-50). 
 
1. Consistency with Purposes. The proposed amendment shall be consistent with the purposes of the 

Land Use Code. 
 
 
 
 
 
 

 
 
2. Not Conflict with Other Provisions. The proposed amendment shall not conflict with any other 

applicable provisions of this Land Use Code, or shall repeal or amend provisions of this Land Use 
Code which are inconsistent, unreasonable or out-of-date. 

 
 
 
 
 
 

 
 
3. Consistency with Comprehensive Plan. The proposed amendment shall be consistent with the 

Comprehensive Plan, or shall implement a new portion of the Comprehensive Plan, or shall implement 
portions of the Comprehensive Plan which have proven difficult to achieve under the existing 
provisions of this Land Use Code. 

 
 
 
 
 
 

 
 
4. Public Health, Safety and Welfare. The proposed amendment shall preserve the public health, 

safety, general welfare and environment and contribute to the orderly development of the City. 
 
 

N/A

N/A

N/A

N/A

✔

✔
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City of Salida     Page 3 of 3  Code or Map Amendment Application 2.2.17       

 
 
 

Map Amendments (Rezoning) (City Code Section 16-4-210). 
 
1. Consistency with Comprehensive Plan. The proposed amendment shall be consistent with the City 

of Salida Comprehensive Plan. 
 
 
 
 
 
 

 
 
2. Consistent With Purpose of Zone District. The proposed amendment shall be consistent with the 

purpose of the zone district to which the property is to be designated. 
 
 
 
 
 
 

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

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

 
 
 
 
 
 

 
 
4. Changed Conditions or Error. The applicant shall demonstrate that conditions affecting the subject 

parcel or the surrounding neighborhood have changed, or that due to incorrect assumptions or 
conclusions about the property, one or more errors in the boundaries shown on the Official Zoning 
Map have occurred. 

 
 
 
 
 
 

 

Change from R-3/R-4 split zoning to R-2 zoning is consistent with the City of Salida
Comprehensive Plan. R-2 zoning does not exclude R-3 development, and eliminating the
split zoning of the lots will alleviate administrative errors and confusion.

A change from R-3/R-4 split zoning to R-2 zoning will allow for more or less the same density
as R-3, while also allowing for single family homes that most lot owners understood they could
build based on the HOA design guidelines. 

The proposed amendment will be compatible with the subdivision character and the
surrounding zone districts. Based on current development, there is a mix of single-family,
duplex, and town-homes in the subdivision. Changing a portion of these lots to R-2 will in no
way change the character of the surrounding zone districts, land uses, or neighborhood.

The split-zoned lots should have been single-zoned at the time of subdivision to eliminate
issues with development. In addition, it should have been assumed that the river front lots
would primarily be developed with single family homes due to the requirement for front
parking, the narrowness of the lots, and the small building footprints.
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   REQUEST FOR CITY COUNCIL ACTION    
                                                                                                                           Meeting Date: February 19, 2019 
  
    
 
AGENDA ITEM NO. 

6.c  
ORIGINATING DEPARTMENT: 

Community Development 

PRESENTED BY: 

Glen Van Nimwegen 

  

    

 
 

ITEM:    
Ordinance 2019-03 – Public Hearing and Second Reading on an Ordinance to Zone 7.5 Acres 
Located at 786 Scott Street to R-3, High Density Residential District. 
BACKGROUND: 
The proposed rezoning is paired with the previous items regarding the annexation agreement 
(Resolution 2019-09); and annexation of the site (Ordinance 2019-02).  City Council approved the 
zoning ordinance on first reading on February 5, 2019. 
 
Applicants:  Robert D. Treat as represented by Joe Deluca of Crabtree Group, Inc. 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
Surrounding Land Use and Zoning:  The site to the west is zoned C-1, Commercial District and 
is being used as a mobile home park; South is zoned R-4 and includes residential uses and a 
former mobile home park.  The property to the north remains in Chaffee County with the zoning of 

Treat-Mesch Annexation and Zoning  
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RES, Residential Zone District.  The land east of the parcel is also in Chaffee County and is zoned 
REC, Recreational. 
 
ZONING: 
The applicant is requesting R-3 zoning as it is consistent with the zoning in the neighborhood and 
meets their preliminary plans for a residential neighborhood with various housing types and 
densities.   
 
Though the applicants did show a proposed subdivision of approximately 10 duplex and 10 single-
family lots at the conceptual meeting on December 3, 2018, the allowed density could be as many 
as 96 units on the west 5.3 acres.  However, the limited street frontage and floodplain will limit 
development of the site.  Regardless, the R-3 district is consistent with the city zoning on the east 
and south. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
The review standards for a rezoning include: 
 
1. Consistency with the Comprehensive Plan:  The Comprehensive Plan includes the goals that 

new projects should complement the neighborhood’s mass and scale and be focused within 
the Municipal Services Area.  The proposal supports these goals. 
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2. Consistency with the Purpose of the Zone District:  The purpose of the R-3 district is to provide 
“…relatively high density duplex and multi-family residential areas, including primarily triplex, 
townhouse and apartment uses.”    

3. Compatibility with Surrounding Zone District and Uses:  The R-4 district is the dominant zoning 
classification on the north side of Old Stage Road.  Transitioning to R-3 on the subject parcel is 
compatible between the R-4 and C-1 zoning that exists in the neighborhood. 

4. Changed Conditions or Errors:  The proposed zoning is occurring because of the requirement 
to rezone property annexed to the City in accordance with Section 16-4-50 of the Land Use 
and Development Code.  
 

RESPONSE FROM REFERRAL DEPARTMENTS AND AGENCIES:   
• Salida Fire Department:  Doug Bess, Fire Chief, responded “Fire Department does not have 

any concerns at this time.” 
• Salida Police Department: Chief Russ Johnson responded “Looks good to me.” 
• Chaffee County Development Services Department:  Jon Roorda, Planning Manager stated 

“Chaffee County supports this annexation request.”      
• Salida Public Works Department:  Public Works Director David Lady has requested 

improvements be made to Scott Street; and considerations be made when the site is 
developed regarding street and utility connections.  These recommendations will be 
incorporated into an annexation agreement described in the annexation memo regarding 
Ordinance 2019-02. 

 
STAFF RECOMMENDATION: 
 
Staff recommends the City Council approve the proposed zoning. 
 
PLANNING COMMISSION RECOMMENDATION: 
 
On January 28, 2019 the Planning Commission held a public hearing and recommended the City 
Council approve the proposed zoning by a vote of 7-0. 
 
SUGGESTED MOTIONS: 
 
A Council person should make a motion “to approve Ordinance 2019-03 on second reading.” 
 
Attachments 
Ordinance 2019-03 
Conceptual Subdivision 
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CITY OF SALIDA, COLORADO 
ORDINANCE NO. 03 

 SERIES OF 2019  
  
 
AN ORDINANCE OF THE CITY OF SALIDA, COLORADO, ZONING CERTAIN REAL 
PROPERTY KNOWN AS THE TREAT-MESCH ANNEXATION AS HIGH DENSITY 
RESIDENTIAL (R-3) ZONE DISTRICT 
 

WHEREAS, November 30, 2018, Robert D. Treat (“Petitioners”), filed a General 
Development Application to commence proceedings to annex to the City of Salida (the “City”) a 
certain unincorporated tract of land comprised of 7.5 acres located at 786 Scott Street, Salida, 
County of Chaffee, State of Colorado (the “Property”), and being more particularly described on 
Exhibit A, attached hereto and incorporated herein by this reference; and 

 
WHEREAS, by Ordinance No. 02, Series of 2019 the City of Salida annexed the Treat-

Mesch Annexation to the City; and 
 

WHEREAS, Petitioner has filed an application to zone the Property within the High 
Density Residential  District (R-3), and on January 28, 2019 the City of Salida Planning 
Commission considered the zoning application for the Property and recommended that the City 
Council zone it as High Density Residential District  (R-3); and 

 
WHEREAS, as required by the Salida Municipal Code, the public hearing on the zoning 

application for the Treat-Mesch Annexation was held on February 19, 2019 at a regularly 
scheduled meeting of the Salida City Council. 

 
NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY 

OF SALIDA, COLORADO, THAT: 
 
 1. The aforementioned recitals are hereby fully incorporated herein.   
 

2. The Property described on Exhibit A is hereby zoned High Density Residential (R-
3). 

 
3. Promptly following adoption of this Ordinance, the City Administrator shall cause 

the terms of this Ordinance to be incorporated into the Official Zoning Map of the City pursuant 
to Section 16-4-210 of the Salida Municipal Code.  The signed original copy of the Zoning Map 
shall be filed with the City Clerk.  The Clerk shall also record a certified copy of this Ordinance 
with the Chaffee County Clerk and Recorder.  The City staff is further directed to comply with all 
provisions of the Salida Land Use Regulations, SMC §16-1-10, et seq., to implement the 
provisions of this Ordinance. 
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INTRODUCED ON FIRST READING, on February 5, 2019, ADOPTED and ORDERED 
PUBLISHED IN FULL in a newspaper of general circulation in the City of Salida by the City 
Council on the ____ day of __________, 2019 and set for second reading and public hearing on 
the 19th day of February, 2019. 
 
 

INTRODUCED ON SECOND READING, FINALLY ADOPTED and ORDERED 
PUBLISHED IN FULL, by the City Council on the 19th day of February, 2019. 
 

 
CITY OF SALIDA, COLORADO 

 
 

  
P.T. Wood, Mayor 

 [SEAL] 
 

ATTEST: 
 
 

  
City Clerk/Deputy Clerk 
 

 
PUBLISHED IN FULL in the Mountain Mail after First Reading on the ____ day of 

__________, 2019, and BY TITLE ONLY, after final adoption on the ____day of __________, 
2019. 

 
 

  
City Clerk/Deputy City Clerk 
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EXHIBIT A 
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ORIGINATING DEPARTMENT: 
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PRESENTED BY: 

 Glen Van Nimwegen 

  

    

 
ITEM:    
Resolution 2019-50:  Public Hearing for Consideration of River Ridge Major Subdivision 
REQUEST / BACKGROUND:  
The applicant is requesting the City Council approve the River Ridge Major Subdivision for an 11.17 
acre parcel generally located between Old Stage Road (CR 105) north to Illinois Avenue; and the 
Arkansas River west to Scott Street.  The address is 786 Scott Street.  The proposed subdivision 
consists of 41 lots.  The site is zoned High Density Residential (R-3) and Manufactured Housing 
Residential District (R-4).   
 
Applicants:  Arkansas Living, LLC as represented by Joe Deluca of Crabtree Group. 
 

 
The north half of the site was the subject of recent annexation and zoning actions. The applicant 
recently acquired two parcels south of the original site which are zoned R-4.  A Conceptual Review 
Meeting with the Planning Commission and City Council occurred on June 3, 2019.  
 
The 41 lots range in size from 11,000 square feet to 4,570.  There should be a diversity of housing 
styles from duplexes, single-residences and possibly triplexes.  Key aspects of the neighborhood 
now include a private park in the center, public access to the river and many of the lots are now 
accessed by alleys.  . 
 
 
 

- 44 -

Item 7.



   REQUEST FOR CITY COUNCIL ACTION    
                                                                                                                            
                                                                           Meeting Date: October 15, 2019  
 
 AGENDA ITEM NO. 

6.a  
ORIGINATING DEPARTMENT: 

Community Development 

PRESENTED BY: 

 Glen Van Nimwegen 

  

    

 
 
The applicant is intending to develop the site with a diversity of housing types and densities, with 
the possibility of light commercial uses. The lot sizes range from 5,985 square feet to 2.7 acres.  
The latter parcel will probably be developed as multi-family development.  Most of the lots will be 
accessed by an alley from the rear.  An eight foot wide bike/pedestrian path and six feet of 
landscaping will be constructed adjacent to Highway 50.  The subdivision will also have access to 
the public trail on the north side of the site that was constructed by the developer in phase one. 
 
MAJOR SUBDIVISION REVIEW: 
 
A major subdivision requires a recommendation from the Planning Commission and final approval 
by the City Council.  The proposed subdivision must comply with the following standards: 
 
1. Comprehensive Plan. The proposed subdivision is consistent with the Comprehensive Plan 

that promotes diverse residential housing styles and access to trails and open space. 

 
2. Zone District Standards. The proposed subdivision and ultimate development of the lots will 

comply with the R-3 and R-4 zoning and other applicable standards of the Land Use and 
Development Code. 

 
3. Improvements. Besides the new interior streets, the applicant will be improving the north side 

of Old Stage Road.  The annexation agreement for the project allows the option of providing 
funds for the construction of Scott Street adjacent to the subdivision, versus construction this 
small segment.  Staff is recommending this decision be made to staff after seeing how the 
existing roadway holds up to heavy construction equipment traffic that will occur why the 
project is being constructed. 

 

 
4. Natural Features. The site is relatively flat except for the area directly adjacent to the Arkansas 

River.  The buildable area of the subdivision is approximately 25 feet above the water level of 
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the Arkansas River.  “Natural features and native vegetation shall be preserved whenever 
possible.  Tree masses and individual trees of six-inch caliper or greater shall be preserved.”    

5. Floodplains.  A portion of the east side of the site adjacent to the Arkansas River is within the 
100 year floodplain.  The Floodplain Administrator is recommending conditions on any 
development activities that may occur within the Special Flood Hazard Area (Attachment 6). 

 

 
 

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.”  River Ridge is not adjacent to a highway. 

 
7. Future Streets. The applicant is proposing local streets within the development with 34 feet of 

roadway versus our standard of a 38 foot roadway.  Section 16-8-20 (f) of the Land Use Code 
allows an applicant to make their case for a different road standard.  The applicant has 
presented their case for the roadway reduction (Attachment 5).  Attachment 6 shows the 
differences between the two roadways.  After giving the applicant’s request consideration, we 
recommend the roadway be reduced to 36 feet wide, a reduction of two feet from the standard. 
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8. Parks, Trails and Open Space. The developer has provided public access to the west side of 

the Arkansas River and a trail easement along the east side of the river.  This was deemed 
“extraordinary” by the Planning Commission and therefore the open space requirements have 
been met.  A private quarter acre park is provided in the center of the project.   

 

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.”  The private 
park will not impact adjoining properties. 

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

and location of the proposed subdivision and 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 applicant has created the best layout holding to the above standard considering 
the angle of the adjacent river and desire to connect with existing Treat Lane. 
 

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

stated in the code to prevent monotonous streetscapes.  The minimum standard is the same 
building front elevation cannot be repeated more than every fifth lot or directly across the 
street.  The intent is the homes will be sold individually for custom homes so monotony should 
not be an issue.  

 
12. Codes. The subdivision will comply with all applicable City building, fire and safety codes for 

the proposed development.  
 

13. Inclusionary Housing.  The developer has indicated they will meet the requirements through 
the collection of a fee in lieu with each building permit.  For a major subdivision the fee is the 
lessor of $15,748 or $7.87 per habitable square feet of every principal unit. 

RESPONSE FROM REFERRAL DEPARTMENTS AND AGENCIES:  
  
• Salida Fire Department:  Kathy Rohrich, Fire Inspector, reviewed the subdivision and is requiring 

a total of four hydrants.  They are to be located at the intersections of River Ridge and Treat 
Lane at CR105; River Ridge and Scott Street and Treat Lane and Illinois Avenue. 
 

• Salida Police Department: Lieutenant Russ Johnson stated we should consider yield signs be 
placed at the intersection of River Ridge Lane and Treat Lane.  His concern will be mitigated by 
a four way stop at the center intersection. 
 

• Chaffee County Development Services Department:  No response. 
 

- 47 -

Item 7.



   REQUEST FOR CITY COUNCIL ACTION    
                                                                                                                            
                                                                           Meeting Date: October 15, 2019  
 
 AGENDA ITEM NO. 

6.a  
ORIGINATING DEPARTMENT: 

Community Development 

PRESENTED BY: 

 Glen Van Nimwegen 

  

    

 
• Salida Public Works Department:  Public Works Director David Lady has been involved in the 

development of the plans for the subdivision.  He is recommending a number of changes to the 
plat and plans as outlined in his September 17, 2019 memo (Attachment 8).   
 

• Salida Finance Department:  According to Renee Thonhoff, Senior Accountant, there are a 
number of existing sewer and water taps devoted to the property and additional taps will be 
required. 
 

• Xcel Energy:  Sterling Waugh, Energy Planner stated a 10 foot wide utility easement is required, 
however 15 feet is preferred if the easement includes other utilities, including natural gas.   
 

• Floodplain Administrator:  Mark Rocheleau, PE is employed by JVA Consulting Engineers and 
is the city’s Flood Plain Administrator.  He has reviewed the River Ridge and provided a memo 
stating all of the requirements for development within the flood plain (Attachment 7). 
 

• Salida School District R32J:  Shelia Moore, Business Manager for the District stated that fees in 
lieu of school dedications should be collected with this subdivision.  Per our agreement with 
Chaffee County and the District, the fees have recently been increased to $444.66 per unit. 

 
 
STAFF RECOMMENDATION: 
Staff recommends the City Council approve the application, subject to the changes recommended 
by the Planning Commission to conditions #8 and the addition of #9.  Since the Planning 
Commission meeting the applicant has resubmitted the plat addressing changes recommended in 
#3 and #4 as shown below. 
 
PLANNING COMMISSION RECOMMENDATION: 
The Planning Commission reviewed the major subdivision and held a public hearing on September 
23, 2019.  They recommended approval subject to the following conditions with changes to #8 and 
#9 as shown: 
   
1. Make corrections to the improvement plans as outlined by the Public Works Director (Attachment 

8) and Floodplain Administrator (Attachment 6); and provide landscape plans for approval prior 
to recording of the subdivision plat. 

    
2. Floodplain Development Permit is required for any development/grading within the 100 year 

flood plain and meet the specific standards outlined by the Floodplain Administrator (Attachment 
7). 

 

3. Make the following corrections and clarifications to the plat prior to recording: 
a. The Park site and Alleys shall be owned and maintained by the homeowners association. 
b. Designate the 15 foot wide trail and river access easement as a “15 foot Public Trail, Drainage 

and River Access Easement.”  The 25 foot wide trail easement along the east side of the 
Arkansas River shall be “public” as well. 

c. Clarify the differences between the building setbacks for R-3 and R-4 on the subdivision 
layout.  Add a note to the Typical Lot Layout that states detached accessory structures and 
dwelling units have different setbacks per the Salida Land Use and Development Code. 
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d. Alleys shall be designated as “Access and Utility Easements.” 
e. Provide a storm water drainage easement to the east side of Lot 23 to allow storm water to 

be conveyed to the river. 
f. Delineate 100 year flood zone. 
g. Include 10 foot wide public utility easements as recommended by Xcel Energy. 

 
4. The design of the project’s residences shall meet the requirements of Section 16-6-120 (11) 

which requires spacing of repetitive building facades. 
 
5. The Fair Contribution for Public School sites will be $444.66 per unit. 
 
6. Developer shall enter into a subdivision improvement agreement that guarantees the 

construction of the public improvements that are required for the project, prior to the recording 
of the subdivision plat. 

 
7. The annexation agreement for the north half of the property allows the option to construct Scott 

Street adjacent to the project or have applicant provide a fee equal to the estimated cost of the 
street segment for construction at a later date.  This determination shall be made by staff prior 
to completion of roadway construction within the subdivision and be based on the general 
condition of Scott Street. 

    
8. The variance proposed to the street cross section is approved, with the modification that the 

roadway width within the 60 right of way be 36 34 feet. 
 
9. The Homeowner Association documents shall place a priority on installing street trees 

prior to completion of each home.   
 
RECOMMENDED MOTION: 
A Council person should make the motion to “Approve Resolution 2019-50 approving the River 
Ridge Major Subdivision.” 
 
Attachments: 

1. Resolution 2019-50  
2. River Ridge Major Subdivision 
3. Narrative 
4. Application 
5. Request for Street Cross Section Variance  
6. Street Cross Sections 
7. Floodplain Administrator Review (September 13, 2019) 
8. Public Works Director Review (September 17, 2019) 
9. Proof of Publication 
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CITY OF SALIDA, COLORADO 

RESOLUTION NO. 50    
(Series 2019) 

 
A RESOLUTION OF THE CITY COUNCIL FOR THE CITY OF SALIDA, COLORADO 
APPROVING THE SUBDIVISION PLAT FOR RIVER RIDGE MAJOR SUBDIVISION. 
 

WHEREAS, the property owners, Arkansas Living, LLC (“Developer”) made 
application for approval of a Major Impact Review for River Ridge Major Subdivision; and 

 
WHEREAS, the property (“Property”) that is subject to the proposed subdivision 

consists of 11.17 acres located at 786 Scott Street more particularly described in Exhibit A; and 
 
WHEREAS, the property is zoned R-3, High Density Residential and R-4, Manufactured 

Housing Residential District; and 
 
WHEREAS, the Planning Commission and City Council held a conceptual meeting on 

the proposed Southside Major Subdivision on June 3, 2019; and 
 
WHEREAS, on September 23, 2019 the Salida Planning Commission held a public 

hearing and recommended approval of the River Ridge Major Subdivision, consisting of 41 lots; 
and 

 
WHEREAS, the Salida City Council held a duly noticed public hearing on October 15, 

2019. 
 
NOW, THEREFORE, BE IT RESOLVED by the City Council for the City of Salida 

that: 
  The River Ridge Major Subdivision is hereby approved, subject to the following 

conditions: 
   

1. Make corrections to the improvement plans as outlined by the Public Works Director 
(September 17, 2019) and Floodplain Administrator (September 13, 2019); and 
provide landscape plans for approval prior to recording of the subdivision plat. 

    
2. Floodplain Development Permit is required for any development/grading within the 

100 year flood plain and meet the specific standards outlined by the Floodplain 
Administrator (September 13, 2019). 

 
3. Make the following corrections and clarifications to the plat prior to recording: 

a. The Park site and Alleys shall be owned and maintained by the homeowners 
association. 

b. Provide a storm water drainage easement to the east side of Lot 23 to allow storm 
water to be conveyed to the river. 
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City of Salida, Colorado 
Resolution No. 50, Series of 2019 
Page 2 of 2 

 
c. Include 10 foot wide public utility easements as recommended by Xcel Energy. 

 
4. The Fair Contribution for Public School sites will be $444.66 per unit. 

 
5. Developer shall enter into a subdivision improvement agreement that guarantees the 

construction of the public improvements that are required for the project, prior to the 
recording of the subdivision plat. 

 
6. The annexation agreement for the north half of the property allows the option to 

construct Scott Street adjacent to the project or have applicant provide a fee equal to 
the estimated cost of the street segment for construction at a later date.  This 
determination shall be made by staff prior to completion of roadway construction 
within the subdivision and be based on the general condition of Scott Street. 

    
7. The variance proposed to the street cross section is approved, with the modification 

that the roadway width within the 60 right of way be 34 feet. 
 

8. The Homeowner Association documents shall place a priority on installing street trees 
prior to completion of each home.   

 
 
RESOLVED, APPROVED AND ADOPTED on this 15th day of October, 2019. 
 
       
 CITY OF SALIDA, COLORADO 
 
 
 
 ________________________ 
 Mayor P.T. Wood 

 
 
 
 
(SEAL) 
 
ATTEST: 
 
 
___________________________ 
City Clerk 
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   REQUEST FOR CITY COUNCIL ACTION    
                                                                                                                           Meeting Date: August 7, 2018 
  
    
 

AGENDA ITEM NO. 

VI. - 5.  

ORIGINATING DEPARTMENT: 

Community Development 

PRESENTED BY: 

 Glen Van Nimwegen 

  

    

 

 
ITEM:    

Ordinance No. 2018-12; Second reading and public hearing on proposed zoning for Buckley 
Meadows Annexation. 

BACKGROUND: 

The applicant made an application to rezone the 2.55 acre site located at 7221 County Road 105 
that is subject to annexation to Manufactured Housing Residential District (R-4).  The request was 
heard by the Planning Commission on June 25, 2018 and the Commission recommends the site be 
zoned to High Density Residential (R-3).  On July 3rd, the City Council suggested Lot 4 be R-4 and 
Lots 1-3 be zoned R-3. 

Property Owners and Applicants:  Michael Buckley and Kathryn Meadows. 
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   REQUEST FOR CITY COUNCIL ACTION    
                                                                                                                           Meeting Date: August 7, 2018 
  
    
 

AGENDA ITEM NO. 

VI. - 5.  

ORIGINATING DEPARTMENT: 

Community Development 

PRESENTED BY: 

 Glen Van Nimwegen 

  

    

 

 
Surrounding Land Use and Zoning:  The site to the west is zoned R-4, Manufactured Housing 
Residential District; South is Planned Development with the underlying districts of R-2, Medium 
Density Residential and R-3, High Density Residential District.  The property adjacent to the site on 
the north remains in Chaffee County and is zoned RES, Residential Zone District.  The land east of 
the parcel is also in Chaffee County and is zoned REC, Recreational. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

   

 

 

 

Buckley-Meadows Annexation, 
Zoning and Minor Subdivision 
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   REQUEST FOR CITY COUNCIL ACTION    
                                                                                                                           Meeting Date: August 7, 2018 
  
    
 

AGENDA ITEM NO. 

VI. - 5.  

ORIGINATING DEPARTMENT: 

Community Development 

PRESENTED BY: 

 Glen Van Nimwegen 

  

    

 

 
Proposed Zoning: 

The applicant is requesting R-4 zoning, primarily to take advantage of the five foot reduction in the 
front and rear setbacks the district affords over the R-3 or R-2 districts.  The setbacks are important 
to the owners as they intend to build a riverfront home on Lot 4, which is over an acre and a half, 
but three-quarters of the lot is cut-off from road access by the Arkansas River.  The other three lots 
are considerably over the size required by the requested zoning, but the buildable area is reduced 
by the river.  On July 3 the Council suggest Lot 4 be R-4 and Lots 1-3 be zoned R-3.  

Though the application and minor subdivision indicates a desire to build four principal homes on the 
site, the Council should be aware that the allowed density could be as many as 42 homes.  However, 
the physical constraints caused by the river bifurcating the property limits the capacity of the site.  
Regardless, the R-4 district is consistent with the city zoning on the east and south. 

The review standards for a rezoning include: 

1. Consistency with the Comprehensive Plan:  The Comprehensive Plan includes the goals that 
new projects should complement the neighborhood’s mass and scale and be focused within 
the Municipal Services Area.  The proposal supports these goals. 

2. Consistency with the Purpose of the Zone District:  The purpose of the R-4 district is to 
provide “…relatively high density manufactured housing, mobile home residences and mobile 
home parks.”  Though this is not the intent of the owners, historically this has been the primary 
use in the area.  

3. Compatibility with Surrounding Zone District and Uses:  The R-4 district is the dominant 
zoning classification on the north side of Old Stage Road.  On the south side, lots 33 and 34 
of the Two Rivers PD are zoned R-2, however the planned development allowed the front 
setback be reduced to 10 feet, five feet less than the R-4 district.  Lot 51 of Two Rivers is 
also across the street from the subject site, has the underlying zoning of R-3 and also has a 
reduced front setback of 10 feet.  

 

 

 

 

 

 

 

 

 

 
- 56 -

Item 7.



   REQUEST FOR CITY COUNCIL ACTION    
                                                                                                                           Meeting Date: August 7, 2018 
  
    
 

AGENDA ITEM NO. 

VI. - 5.  

ORIGINATING DEPARTMENT: 

Community Development 

PRESENTED BY: 

 Glen Van Nimwegen 

  

    

 

 
 

RESPONSE FROM REFERRAL DEPARTMENTS AND AGENCIES:   

• Salida Fire Department:  Doug Bess, Fire Chief, responded “If water line is extended to the east 
property line, a fire hydrant shall be installed.”  

• Salida Police Department: Lieutenant Russ Johnson responded “I have reviewed the plans that 
have been submitted and have no concerns at this time.  However, I would request that the 
property on the east side of the river be marked because we have an issue with homeless camps 
in the area.  This would allow us to determine venue for enforcing any issues that may arise.” 

• Chaffee County Planning Department:  Jon Roorda, Planning Manager stated “CR 105 should 
be dedicated 30 feet from center of road.  City to assume road maintenance.” 

• Salida Public Works Department:  Public Works Director David Lady stated:  “Complete road 
improvements adjacent to the site to match cross section on the south side of the road, including 
paving, curb, gutter and sidewalk to a point even with the east property line of Lot 33 in Two 
Rivers Subdivision Phase 1.”  

STAFF RECOMMENDATION: 

Staff recommends approval to rezone Lots 1-3 of the site to High Density Residential (R-3) and Lot 
4 to Manufactured Housing Residential District. 

PLANNING COMMISSION RECOMMENDATION: 

The Planning Commission held a public hearing on June 25, 2018 to take public testimony and 
make a recommendation to the City Council.  The Commission voted 7-0 to recommend that Council 
approve the rezoning to High Density Residential (R-3). 

SUGGESTED MOTION:  

A council person should make the motion to “approve Ordinance 2018-12.”  

 

Attachments: 

Ordinance No. 2018-12 

Application 
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CITY OF SALIDA, COLORADO 
ORDINANCE NO. 12 

 SERIES OF 2018  
  
 
AN ORDINANCE OF THE CITY OF SALIDA, COLORADO, ZONING CERTAIN REAL 
PROPERTY KNOWN AS THE BUCKLEY-MEADOWS ANNEXATION AS HIGH 
DENSITY RESIDENTIAL (R-3) ZONE AND MANUFACTURED HOUSING 
RESIDENTIAL (R-4) ZONE DISTRICTS 
 

WHEREAS, April 16, 2018, Michael Buckley and Kathryn Meadows (“Petitioners”), filed 
a General Development Application to commence proceedings to annex to the City of Salida (the 
“City”) a certain unincorporated tract of land comprised of 2.55 acres located at 7221 County Road 
105, Salida, County of Chaffee, State of Colorado (the “Property”), and being more particularly 
described on Exhibit A, attached hereto and incorporated herein by this reference; and 

 
WHEREAS, by Ordinance No. 11, Series of 2018 the City of Salida annexed the Buckley-

Meadows Annexation to the City; and 
 

WHEREAS, Petitioner has filed an application to zone the Property within the 
Manufactured Housing Residential  District (R-4), and on June 25, 2018 the City of Salida 
Planning Commission considered the zoning application for the Property and recommended that 
the City Council zone it as High Density Residential District  (R-3); and 

 
WHEREAS, at the first reading of Ordinance No 2018-12 held on July 3, 2018, the City 

Council recommended the site be zoned as a combination of R-3 and R-4; and 
 

WHEREAS, as required by the Salida Municipal Code, the public hearing on the zoning 
application for the Buckley-Meadows Annexation was held on August 7, 2018 at a regularly 
scheduled meeting of the Salida City Council. 

 
NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 

SALIDA, COLORADO, THAT: 
 
 1. The aforementioned recitals are hereby fully incorporated herein.   
 

2. The Property described as Lots 1-3 on Exhibit A is hereby zoned High Density 
Residential (R-3); and the Property described as Lot 4 on Exhibit A is hereby zoned Manufactured 
Housing Residential District (R-4). 

 
3. Promptly following adoption of this Ordinance, the City Administrator shall cause 

the terms of this Ordinance to be incorporated into the Official Zoning Map of the City pursuant 
to Section 16-4-210 of the Salida Municipal Code.  The signed original copy of the Zoning Map 
shall be filed with the City Clerk.  The Clerk shall also record a certified copy of this Ordinance 
with the Chaffee County Clerk and Recorder.  The City staff is further directed to comply with all 
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provisions of the Salida Land Use Regulations, SMC §16-1-10, et seq., to implement the 
provisions of this Ordinance. 

 
 
 

INTRODUCED ON FIRST READING, on July 3, 2018, ADOPTED and ORDERED 
PUBLISHED IN FULL in a newspaper of general circulation in the City of Salida by the City 
Council on the ____ day of __________, 2018 and set for second reading and public hearing on 
the 7th day of August, 2018. 
 
 

INTRODUCED ON SECOND READING, FINALLY ADOPTED and ORDERED 
PUBLISHED IN FULL, by the City Council on the 7th day of August, 2018. 
 

 
CITY OF SALIDA, COLORADO 

 
 

  
P.T. Wood, Mayor 

 [SEAL] 
 

ATTEST: 
 
 

  
City Clerk/Deputy Clerk 
 

PUBLISHED IN FULL in the Mountain Mail after First Reading on the ____ day of 
__________, 2018, and BY TITLE ONLY, after final adoption on the ____day of __________, 
2018. 

 
 

  
City Clerk/Deputy City Clerk 
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EXHIBIT A

R-4

R-3
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Public Hearing Agenda Item 2, Pg. 1 
 

   
PLANNING COMMISSION STAFF REPORT 

    
   

MEETING DATE: June 25, 2018 
 
AGENDA ITEM TITLE: 2. Recommendation on Proposed Annexation and Zoning; Approval 

of Minor Subdivision – Buckley-Meadows 
 
AGENDA SECTION: Public Hearing             
       
  
REQUEST / BACKGROUND:  
The applicant is requesting the following actions regarding 2.55 acres located at 7221 County Road 
105: 

A.  Recommendation of approval for the proposed annexation and rezoning of the site to R-4, 
Manufactured Housing Residential District; and 

B. Approval of the Geodesia Minor Subdivision. 
 
Applicants:  Michael Buckley and Kathryn Meadows. 
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Public Hearing Agenda Item 2, Pg. 2 
 

 
 
 
Surrounding Land Use and Zoning:  The site to the west is zoned R-4, Manufactured Housing 
Residential District; South is Planned Development with the underlying districts of R-2, Medium 
Density Residential and R-3, High Density Residential District.  The property adjacent to the site on 
the north remains in Chaffee County and is zoned RES, Residential Zone District.  The land east of 
the parcel is also in Chaffee County and is zoned REC, Recreational. 
 

 
 
 
ANNEXATION AND ZONING: 
An application for annexation is a multi-step process.  The application has been accepted by the City 
Council and scheduled for a public hearing on July 3, 2018.  The annexation shall be considered by 
the Commission as a required step prior to the zoning and subdivision of the property.  The 
following findings of facts are required for annexation: 
 
 
 

Buckley-Meadows Annexation, 
Zoning and Minor Subdivision 
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Public Hearing Agenda Item 2, Pg. 3 
 

1. The proposed annexation has greater than 1/6th contiguity with the municipal boundary of the 
City of Salida.  

 
2. The annexation property is under single ownership and the owners are a party to the annexation.  
 
3. The annexation property is currently zoned RES, Residential and REC, Recreational in Chaffee 

County.  
 
4. The annexation property is within the Municipal Services Area of the City of Salida as defined in 

the Comprehensive Plan and intergovernmental agreement with Chaffee County and therefore 
can be served by City sewer and water utilities.   

 
5. The property is adjacent to a burgeoning part of the city and therefore may be efficiently served 

by City fire and police departments.       
 

6. The property is a natural extension of the City’s municipal boundary and meets the legal 
requirements for annexation.  

 
7. The property to be annexed includes a portion of County Road 105 right-of-way, now known as 

Old Stage Road, thereby ensuring the roadway that serves city residents is completely within the 
city’s jurisdiction.  

 
8. The annexation of the property is consistent with the vision and goals set forth in the 

Comprehensive Land Use Plan. Specifically, it is a strategic goal of the Plan to provide for new 
neighborhoods and opportunities for a variety of housing types and densities. In addition, the 
proposal will provide for a logical extension of the City boundary to support the demand for 
residentially zoned land, which will provide both housing and job opportunities.  

 
The annexation of the property will be accompanied by an agreement which will address the street 
improvements required with the development; and other goals for the property including the 
provision of affordable housing. 
 
The applicant is requesting R-4 zoning, primarily to take advantage of the five foot reduction in the 
front and rear setbacks the district affords over the R-3 or R-2 districts.  The setbacks are important 
to the owners as they intend to build a riverfront home on Lot 4, which is over an acre and a half, 
but three-quarters of the lot is cut-off from road access by the Arkansas River.  The other three lots 
are considerably over the size required by the requested zoning, but the buildable area is reduced by 
the river.   
 
Though the application and minor subdivision indicates a desire to build four principal homes on 
the site, the Commission should be aware that the allowed density could be as many as 42 homes.  
However, the physical constraints caused by the river bifurcating the property limits the capacity of 
the site.  Regardless, the R-4 district is consistent with the city zoning on the east and south. 
 
The review standards for a rezoning include: 
 
1. Consistency with the Comprehensive Plan:  The Comprehensive Plan includes the goals that 

new projects should complement the neighborhood’s mass and scale and be focused within the 
Municipal Services Area.  The proposal supports these goals. 

 
2. Consistency with the Purpose of the Zone District:  The purpose of the R-4 district is to provide 

“…relatively high density manufactured housing, mobile home residences and mobile home 
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Public Hearing Agenda Item 2, Pg. 4 
 

parks.”  Though this is not the intent of the owners, historically this has been the primary use in 
the area.  

 
3. Compatibility with Surrounding Zone District and Uses:  The R-4 district is the dominant 

zoning classification on the north side of Old Stage Road.  On the south side, lots 33 and 34 of 
the Two Rivers PD are zoned R-2, however the planned development allowed the front setback 
be reduced to 10 feet, five feet less than the R-4 district.  Lot 51 of Two Rivers is also across the 
street from the subject site, has the underlying zoning of R-3 and also has a reduced front 
setback of 10 feet.  

 

 
 
 

4. Changed Conditions or Errors:  The proposed zoning is occurring because of the requirement to 
rezone property annexed to the City in accordance with Section 16-4-50 of the Land Use and 
Development Code.  

 
MINOR SUBDIVISION: 
The proposed subdivision must comply with the following standards: 
 
1. Comprehensive Plan. The proposed subdivision is consistent with the Comprehensive Plan. 

2. Zone District Standards. The proposed subdivision complies with the dimensional standards of 
the R-4 district. 

3. Improvements. The developer of the proposed subdivision will be required to extend street 
improvements for Old Stage Road to a point past the Two Rivers Subdivision.  From there the 
roadway will have to transition back to the county standard.  Water and sewer lines will also be 
extended. 

4. Natural Features. The layout of lots were done to take advantage of the Arkansas River frontage. 
Natural features and native vegetation shall be preserved whenever possible. Tree masses and 
individual trees of six-inch caliper or greater should be preserved.  

5. Floodplains.  A large portion of the parcel is impacted by the 100 year floodplain.  Tracts of land 
or portions thereof lying within the 100-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.  
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Public Hearing Agenda Item 2, Pg. 5 
 

 
 
6. Noise Reduction. The site is not adjacent to a highway.  

7. Future Streets. The owner/developer will be improving CR 105 (Old Stage Road).  

8. Parks, Trails and Open Space. An open space fee in-lieu of $3,000 per lot shall be required at the 
time of building permit issuance.  The applicant may consider a dedication of open space to the 
City, such as the property on the northeast of the river.  This may be an Extraordinary 
Contribution, and the Commission may recommend reducing or waiving the open space fee.  Staff 
is recommending a 20 foot wide trail easement be dedicated on the northeast edge of the river for 
a future trail to be constructed by the City.   

9. Lots and Blocks. The lots front on a local, public street; and the side lot lines are radial to the 
street frontage. 

10. Architecture. The standards that require diversity in architectural design only apply of subdivisions 
of five lots or greater.  

11. Codes. The subdivision will comply with all applicable City building, fire and safety codes for the 
proposed development.  

 
RESPONSE FROM REFERRAL DEPARTMENTS AND AGENCIES:   
• Salida Fire Department:  Doug Bess, Fire Chief, responded “If water line is extended to the east 

property line, a fire hydrant shall be installed.” 
  
• Salida Police Department: Lieutenant Russ Johnson responded “I have reviewed the plans that 

have been submitted and have no concerns at this time.  However, I would request that the 
property on the east side of the river be marked because we have an issue with homeless camps 
in the area.  This would allow us to determine venue for enforcing any issues that may arise.” 
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Public Hearing Agenda Item 2, Pg. 6 
 

• Chaffee County Development Services Department:  Jon Roorda, Planning Manager stated “CR 
105 should be dedicated 30 feet from center of road.  City to assume road maintenance.”      

• Salida Public Works Department:  Public Works Director David Lady stated “Complete road 
improvements adjacent to the site to match cross section on the south side of the road, 
including paving, curb gutter and sidewalk to a point even with the east property line of Lot 33 
in Two Rivers Subdivision Phase 1.” 

• Salida Finance Department:  Jodi McClurkin stated “Owners should be aware of the system 
development fees, and when payment is due.” 

 
STAFF RECOMMENDATION: 
Staff recommends the Planning Commission recommend the Council approve the proposed 
annexation and zoning; and approval of the Geodesia Minor Subdivision, subject to the conditions 
listed below. 
 
RECOMMENDED MOTIONS: 
A.  “I make a motion to recommend the City Council approve the proposed Buckley-Meadows 

annexation as it meets the findings for annexation, subject to Council approval of an annexation 
agreement that addresses: 
• Provision of one residential unit, or accessory dwelling units (ADU), that is affordable to a 

household earning 80% or less of the Area Median Income for Chaffee County; or  
 
• Provision of an in-lieu fee equal to the lessor of $7,874 or $3.94 (livable square feet of 

home), per unit at the time of issuance of a building permit. 
 

• If an affordable unit is provided on-site, the water and sewer system development fees for 
the unit will be reduced by 60% of the fees in effect at the time of issuance of a building 
permit, unless the effective fee structure accounts for cost reductions for affordable housing. 
 

• Provision of in-lieu open space fees (currently $3,000 per unit) in an amount then in effect at 
the time of issuance of a building permit; or dedication of open space that the City Council 
finds to be an Extraordinary Contribution per Section 16-6-120 (8) (v). 
 

• Provision of a 20 foot wide pedestrian trail easement along the northeast side of the river 
within Lot 4 for the construction of a trail by the City of Salida at a future date. 
 

• Provision of school impact fees (currently $354 per unit) in an amount then in effect at the 
time of issuance of a building permit. 
 

• Dedication of right-of-way and completion of street improvements as required by the 
approval of the Geodesia Minor Subdivision. 
 

• This agreement is for development of the Geodesia Minor Subdivision for four principal 
residences and associated ADU’s.  Any increase to the density of the property will require 
Council approval of an amendment to this agreement.” 

 
B. “I make a motion to recommend the City Council approve the rezoning of the subject site to R-

4, Manufactured Housing Residential District as it meets the review standards for a rezoning.” 
 
C. “I make a motion to approve the Geodesia Minor Subdivision as it meets the review standards 

for a subdivision, subject to the following conditions: 
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1. Approval of the subdivision is contingent upon the annexation and rezoning becoming 
effective. 

 
2. The plat shall delineate the 100 year floodplain. 

 
3. Owner shall dedicate up to 30 feet of right-of-way from centerline of CR 105 (Old Stage 

Road) so the total right-of-way for the road equals 60 feet. 
 

4. Developer shall enter into a subdivision improvement agreement that guarantees the 
construction of street improvements to the half of CR 105 (Old Stage Road) adjacent to the 
subdivision to include additional paving, curb, gutter and sidewalk from the west edge of Lot 
1 to the east edge of Lot 33 in Two Rivers Subdivision Phase 1.  Improvements are also to 
include the extension of sewer and water lines within this frontage.  The waterline shall 
terminate at a fire hydrant. 

5. Provide 20 foot wide pedestrian trail easement along the northeast side of the river within 
Lot 4. 

6. Provide a note on the plat:  “Pursuant to section 16-6-120(8), Parks Trails and Open Space 
of the Salida Municipal Code, as may be amended, neither land dedication nor fees-in-lieu 
have been paid for this subdivision.  At the time that 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.” 

7. Provide note on plat:  “Pursuant to section 16-6-140, Fair Contributions for Public School 
Sites, as may be amended, a payment in lieu of land dedication for fair contributions for 
public school sites shall be paid by the owner of each lot within this subdivision prior to 
issuance of a building permit for any new residence on such lot. 

 
 
Attachments: 
Application for Annexation 
Application for Zoning 
Application for Minor Subdivision 
Proof of publication 
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10/10/22, 12:20 PM City of Salida Mail - River Ridge / Dutch Run Minor Subdivision Rezoning

https://mail.google.com/mail/u/0/?ik=c33ae2d16d&view=pt&search=all&permmsgid=msg-f%3A1746323179199892626&simpl=msg-f%3A1746323179… 1/1

Bill Almquist <bill.almquist@cityofsalida.com>

River Ridge / Dutch Run Minor Subdivision Rezoning
Keith Kolar <kkolar2016@gmail.com> Mon, Oct 10, 2022 at 11:39 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>

Dear Mr. Almquist,  

Walking from my home at 425 Two Rivers Rd. into town this weekend, I read the rezoning application notice for River
Ridge  lots 15-21 and Dutch Run lots 1-2.  

I wholeheartedly support this change from R-3 / R-4 to R-2. It represents the best use of land and fits well into the
character of the Two Rivers and surrounding neighborhoods.  

Thank you and the City of Salida Planning Commission in advance for considering my opinion.  

Keith Kolar
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10/31/22, 1:01 PM City of Salida Mail - R3 and R4 single family

https://mail.google.com/mail/u/0/?ik=c33ae2d16d&view=pt&search=all&permmsgid=msg-f%3A1747238655920515338&simpl=msg-f%3A1747238655… 1/2

Bill Almquist <bill.almquist@cityofsalida.com>

R3 and R4 single family 

Bill Hussey <bhussey@crabtreegroupinc.com>
To: Bill Almquist <bill.almquist@cityofsalida.com>
Cc: "kathryn.dunleavy@cityofsalida.com" <kathryn.dunleavy@cityofsalida.com>, Gianfranco Palumbo <franco.palumbo@cityofsalida.com>

Thank you for the info.

 

I think your intentions are good, and I think it makes sense to consider minimum densities and maximum lot sizes going forward in the code re-write. But currently the city code doesn’t allow r
because the clear language of table 16-D must supersede the vague language of 16-4-70.

 

Is it too late to include this email thread in the packet? I see it hasn’t hit the website yet.

 

From: Bill Almquist <bill.almquist@cityofsalida.com>  
Sent: Thursday, October 20, 2022 12:29 PM 
To: Bill Hussey <bhussey@crabtreegroupinc.com> 
Cc: kathryn.dunleavy@cityofsalida.com; Gianfranco Palumbo <franco.palumbo@cityofsalida.com> 
Subject: Re: R3 and R4 single family

 

Hey Bill,

 

The potential implications for Angelview have not been lost on me. I intend to bring this up (both for other lots within River Ridge/Dutch Run, as well as Angelview and others) and get Plannin
built) single-family homes in the R-3 and R-4.   The purpose statement for R-3 seems to exclude unattached single-family (i.e. non-townhouse) uses, while the same for R-4 seems to exclude
or mobile homes. This is why we need to get things cleared up. I will dive deeper into it on Monday night. 

 

On Thu, Oct 20, 2022 at 11:49 AM Bill Hussey <bhussey@crabtreegroupinc.com> wrote:

Hi Bill,

 

Could you please clarify where in the code disallows single family homes in R3 and R4? I just got a call from Carrie Mesch about River Ridge which got me thinking about this issue again. 

 

 

The key words are “amongst other uses.” The other uses in this case being single family homes. At best, the language in 16-4-70 is vague. So I would default to where the language is clea
R3 and R4 are allowed under administrative review.

 

How will your interpretation apply to Angelview?

 

Thanks in advance for the clarification.

 

Bill Hussey

Crabtree Group, Inc.

Office: 719-539-1675

Mobile: 920-875-0015

 

 

--
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10/28/22, 7:04 PM City of Salida Mail - Fw: Rezone Consent

https://mail.google.com/mail/u/0/?ik=c33ae2d16d&view=pt&search=all&permmsgid=msg-f%3A1747981164641983793&simpl=msg-f%3A1747981164… 1/2

Bill Almquist <bill.almquist@cityofsalida.com>

Fw: Rezone Consent
Ben Griffin <benjaming79@yahoo.com> Fri, Oct 28, 2022 at 6:52 PM
To: Bill Almquist <bill.almquist@cityofsalida.com>, Franco Palumbo <franco.palumbo@cityofsalida.com>, Liz Hedrick
<lizzie@lizziehedrick.com>

Bill and Franco - Please find below the rezone consent from Ray Kitson.

Thanks,

Ben

----- Forwarded Message -----
From: Ray Kitson <raykitson@me.com>
To: Ben Griffin <benjaming79@yahoo.com>
Sent: Friday, October 28, 2022 at 06:15:12 PM MDT
Subject: Re: Rezone Consent

I consent  

Sent from my iPhone

On Oct 28, 2022, at 5:38 PM, Ben Griffin <benjaming79@yahoo.com> wrote: 

Can you change to I consent? You wrotbI concentrate….

On Oct 28, 2022, at 5:15 PM, Ray Kitson <raykitson@mac.com> wrote: 

I concentrate 

Sent from my iPhone

On Oct 28, 2022, at 5:12 PM, Ben Griffin <benjaming79@yahoo.com> wrote: 

Hi, Ray – Can you please reply with “I consent” to this email expressing your
consent for the following action?:

I consent to the rezoning of my property(ies) as either entirely R-2 or R-3,
especially given the Planning Commission's expressed opinion (and staff’s
concurrence) that single-family homes should be approved on the property(ies)
via administrative review, specifically across two lots due to the existing
encumbrances on the properties.

The request for your consent was made by staff to facilitate the approval of
the rezoning application.

Thanks again,
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10/28/22, 7:05 PM City of Salida Mail - Fw: Rezone Consent Request

https://mail.google.com/mail/u/0/?ik=c33ae2d16d&view=pt&search=all&permmsgid=msg-f%3A1747981126182260359&simpl=msg-f%3A1747981126… 1/1

Bill Almquist <bill.almquist@cityofsalida.com>

Fw: Rezone Consent Request 

Ben Griffin <benjaming79@yahoo.com> Fri, Oct 28, 2022 at 6:51 PM
To: Bill Almquist <bill.almquist@cityofsalida.com>, Franco Palumbo <franco.palumbo@cityofsalida.com>, Liz Hedrick
<lizzie@lizziehedrick.com>

Bill and Franco - Please find below the rezone consent from Bob and Charlotte Karls.

Thanks,

Ben

----- Forwarded Message -----
From: Bob Karls <bobkarlshome@gmail.com>
To: Ben Griffin <benjaming79@yahoo.com>
Sent: Friday, October 28, 2022 at 05:06:28 PM MDT
Subject: Re: Rezone Consent Request

Ben -- this approval is coming back from both Bob and Charlotte Karls.  

On Fri, Oct 28, 2022 at 4:52 PM Ben Griffin <benjaming79@yahoo.com> wrote: 

Hi, Bob – Can you please reply with “I consent” to this email expressing your consent for the following action?:

I consent to the rezoning of my property(ies) as either entirely R-2 or R-3, especially given the Planning
Commission's expressed opinion (and staff’s concurrence) that single-family homes should be approved on the
property(ies) via administrative review, specifically across two lots due to the existing encumbrances on the
properties.

The request for your consent was made by staff to facilitate the approval of the rezoning application.

Thanks again,

Ben
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10/28/22, 7:06 PM City of Salida Mail - Fw: Rezone Consent Request

https://mail.google.com/mail/u/0/?ik=c33ae2d16d&view=pt&search=all&permmsgid=msg-f%3A1747981036742037667&simpl=msg-f%3A1747981036… 1/1

Bill Almquist <bill.almquist@cityofsalida.com>

Fw: Rezone Consent Request 

Ben Griffin <benjaming79@yahoo.com> Fri, Oct 28, 2022 at 6:50 PM
To: Bill Almquist <bill.almquist@cityofsalida.com>, Franco Palumbo <franco.palumbo@cityofsalida.com>, Liz Hedrick
<lizzie@lizziehedrick.com>

Bill and Franco - Please find below the rezone consent from Kyle Weiss.

Thanks,

Ben

----- Forwarded Message -----
From: Kyle A. Weiss <k.weiss408@gmail.com>
To: Ben Griffin <benjaming79@yahoo.com>
Cc: Robert Weiss <r4weiss@gmail.com>
Sent: Friday, October 28, 2022 at 05:25:22 PM MDT
Subject: Re: Rezone Consent Request

I consent.

Thank you,
Kyle A. Weiss

On Fri, Oct 28, 2022 at 4:53 PM Ben Griffin <benjaming79@yahoo.com> wrote: 

Hi, Kyle and Robert – Can you each please reply with “I consent” to this email
expressing your consent for the following action?:

I consent to the rezoning of my property(ies) as either entirely R-2 or R-3,
especially given the Planning Commission's expressed opinion (and staff’s
concurrence) that single-family homes should be approved on the property(ies) via
administrative review, specifically across two lots due to the existing encumbrances
on the properties.

The request for your consent was made by staff to facilitate the approval of the
rezoning application.

Thanks again,

Ben
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10/31/22, 12:55 PM City of Salida Mail - Fwd: Rezone Consent Request

https://mail.google.com/mail/u/0/?ik=c33ae2d16d&view=pt&search=all&permthid=thread-f%3A1748040498869795109&simpl=msg-f%3A1748040498… 1/2

Bill Almquist <bill.almquist@cityofsalida.com>

Fwd: Rezone Consent Request
1 message

Ben Griffin <benjaming79@yahoo.com> Sat, Oct 29, 2022 at 10:35 AM
To: Bill Almquist <bill.almquist@cityofsalida.com>, Franco Palumbo <franco.palumbo@cityofsalida.com>, Liz Hedrick
<lizzie@lizziehedrick.com>

Hey, Bill - See below consent from Robert Weiss (co-owner with Kyle) just to really round it all out.

Thanks,

Ben 

Begin forwarded message: 

From: Robert Weiss <r4weiss@gmail.com> 
Date: October 29, 2022 at 8:34:45 AM MDT 
To: Kyle Weiss <k.weiss408@gmail.com> 
Cc: Bob Weiss <r4weiss@gmail.com>, Ben Griffin <Benjaming79@yahoo.com> 
Subject: Re: Rezone Consent Request 

 Hi Ben,

“ I consent “

Thank You,

Robert  Weiss 

On Oct 28, 2022, at 4:25 PM, Kyle A. Weiss <k.weiss408@gmail.com> wrote:

I consent.

Thank you,
Kyle A. Weiss

On Fri, Oct 28, 2022 at 4:53 PM Ben Griffin <benjaming79@yahoo.com> wrote: 

Hi, Kyle and Robert – Can you each please reply with “I consent”
to this email expressing your consent for the following action?:

I consent to the rezoning of my property(ies) as either entirely
R-2 or R-3, especially given the Planning Commission's expressed
opinion (and staff’s concurrence) that single-family homes should
be approved on the property(ies) via administrative review,
specifically across two lots due to the existing encumbrances on
the properties.

The request for your consent was made by staff to facilitate the
approval of the rezoning application.

Thanks again,

Ben
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10/31/22, 12:56 PM City of Salida Mail - Griffin consent

https://mail.google.com/mail/u/0/?ik=c33ae2d16d&view=pt&search=all&permthid=thread-a%3Ammiai-r5726381175612259215&simpl=msg-a%3As%3… 1/2

Bill Almquist <bill.almquist@cityofsalida.com>

Griffin consent
1 message

Bill Almquist <bill.almquist@cityofsalida.com> Fri, Oct 28, 2022 at 7:45 PM
To: Erin Kelley <erin.kelley@cityofsalida.com>

---------- Forwarded message ---------- 
From: Ben Griffin <benjaming79@yahoo.com> 
Date: Friday, October 28, 2022 
Subject: Okay on R-3? 
To: Bill Almquist <bill.almquist@cityofsalida.com> 
Cc: Lizzie Hedrick <lizzie@lizziehedrick.com>, Franco Palumbo <franco.palumbo@cityofsalida.com> 

Doh!! Sorry. That makes sense. Please let this email serve as my consent to the rezoning of my
property(ies) as either entirely R-2 or R-3, especially given the Planning Commission's
expressed opinion (and staff’s concurrence) that single-family homes should be approved
on the property(ies) via administrative review, specifically across two lots due to the
existing encumbrances on the properties.

Thanks again!

Ben

On Friday, October 28, 2022 at 07:03:06 PM MDT, Bill Almquist <bill.almquist@cityofsalida.com> wrote:

Thanks, Ben. Can you send one from yourselves, too, just to round it out? :) 

On Fri, Oct 28, 2022 at 6:53 PM Ben Griffin <benjaming79@yahoo.com> wrote: 
Hey, Bill - No problem. I just sent the consents from each landowner to you/Franco in separate emails. Let me know if
you didn't get them or if you need anything else.
 
Thanks again!
 
Ben
 

 
 
 
--  

 
 
"M.S.H.G.S.D" 
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ITEM 

Ordinance 2022-21 - First reading and setting the Public Hearing for the 505 Oak Street Major 

Impact Review application for a Planned Development Overlay and Major Subdivision of the 

property located at 505 Oak Street. 
 

BACKGROUND 
The applicant, Dreamers and Doers LLC, submitted a Major Impact Review application for a 

Planned Development Overlay and Major Subdivision of the 2.09 acre parcel located at 505 Oak 

Street.  The applicant’s representatives are Kent Townsend and John Diesslin.  The property is 

zoned Commercial (C-1) and Highway 291 Established Commercial Overlay.   
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The requests are: 

 

A. Major Impact Review approval of a Planned Development Overlay for the following deviations 

to the Dimensional Standards: 

 

Maximum density - The maximum density allowed in the C-1 zone district for this 2.09 acre parcel 

is 32 units (91,201 s.f. /2,800=32 units).  Because the Inclusionary Housing is provided within the 

development the density allowance is increased to 37 units (91,201 s.f. /2,450=37 units).  The 

applicant is requesting for up to 44 units of density making the request an approximate 19% 

increase in density of (44-37=7 (7/37=18.9%).   

 

 The inclusionary housing requirement is 7.3 deed restricted units for the requested 44 units.   

 

The applicants have stated that the intent is to deed restrict six (6) of the apartment rental units and 

two (2) for-sale units to meet the inclusionary housing requirement of 16.7% which satisfies the 

requirement. 

 

Minimum lot frontage – All of the proposed lots will front a private road and not on a public street 

as required by Code.  The site plans show the Private Road alignment with Chilcott Street which will 

not be an extension of the public street but a HOA maintained private road/public access within the 

development.   

 

The Highway 291 Established Commercial Overlay - Multi-family dwelling units (four (4) units or 

greater) require conditional use approval.  The applicants are requesting the apartments be allowed 

as a use by right. 

 

Minimum lot size - Reduced minimum lot size for the proposed multi-family lots 11-17.  The 

minimum lot size requirement in the C-1 zone district is 5,063 square feet.  The proposed lots range 

from 3,176 square feet to 4,207 square feet. 

 

It appears all other dimensional and parking requirements can be met by the development.  

 

B. Approval of a Major Subdivision to subdivide the above described property into 18 residential 

lots. 
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The 505 Oak Street property adjoins the Spectrum Cable Company on the north and the Arkansas 

River Mobile Estates on the east.  There are a few commercial uses across the street from the 

property.   The City recently purchased and annexed the property that adjoins the south side of the 

property and in the near future the new Fire Station will be constructed.   Currently, there is one 

single-family residence (to be removed) and the remaining parcel is undeveloped.   

 

The applicant is requesting deviations from Table 16-F Schedule of Dimensional Standards to be 

allowed zero public street frontage for the proposed lots to front a private drive, a 19% increase in 

density and reduced minimum lots size for Lots 11-17.  

 

The private road is shown on the plat as an out-lot.  This is not considered an “out-lot” but a private 

road.  The plat will need to be updated to remove “out-lot” and have the private road named. 

 

A Conceptual Review Meeting with the Planning Commission and City Council occurred on 

December 20, 2021.  At the work session the applicant was showing 10 duplex lots and one (1) 

large lot to accommodate the apartment units.  The deed restricted units need to be on individual 

lots in order for the applicant to sell or rent the remainder of the units. 

 

The current request is for approval of ten (10) duplex lots with 10 for-sale units and eight (8) lots for 

the 34 apartment rental units.  Proposed Lots 9 & 10 will have the deed restricted duplex and Lot 18 

will have the 6 deed restricted affordable rental units. 

 

The Planning Commission reviewed the Major Impact Review and Major Subdivision applications 

and held a public hearing on October 11, 2022.  

 

A.  PROPOSED PLANNED DEVELOPMENT 

A Planned Development is an overlay which allows flexibility in the underlying zoning district 

standards to “…permit the application of more innovative site planning and design concepts than 

may be possible under the application of standard zone districts.”  

 

The applicant is requesting Planned Development approval to allow deviations from Table 16-F 

Schedule of Dimensional Standards to be allowed zero public street frontage for all of the proposed 

lots to front a private drive, a 19% increase in density and reduced minimum lots size for Lots 11-18  

All other dimensional standards are anticipated to be met. 
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THE CITY OF SALIDA COMPREHENSIVE PLAN: 

 

Generally zoning should be consistent with the community’s comprehensive plan.  The following 

Policies, Actions and Principles apply to the proposal: 

 

Policy LU&G-I.2:  Infill and redevelopment should be encouraged and will advance the objectives 

of this plan.  

The 2.09 acre property has a single-family residence (to be removed) with the remaining parcel 

undeveloped.  Approval of the planned development overlay would offer greater opportunity for infill 

rather than the mostly vacant lot. 

 

Action LU&G-I.2a:  Encourage projects to use maximum density allowances to make the best use 

of the available infrastructure. 

The proposed project is requesting a 19% increase in the allowed residential density. 

 

Action LU&G-I.2c:  Focus new development in the Salida area within the Municipal Services Area 

to ensure adequate provision of services and limit sprawl development around the city. 

The site is within the MSA. 

 

Policy H-I.1:  Provide a mix of housing types and densities throughout the city to address a variety 

of incomes and lifestyles. 

The majority of housing types in this specific area are single-family homes and mobile homes within 

the mobile home park on the east side of this parcel.  With the proposal the applicant will have a 

variety of housing types providing rental housing for occupants meeting the 80%-100% AMI and two 

for-sale units to occupants meeting the average of 140% AMI.  

 

Policy H-II.1:  Promote new development projects that contain a variety of housing, including 

affordable units. See above. 

 

Action H-II.3.d:  When affordable housing units are provided, ensure the city has a mechanism or 

partner organization to keep track of and enforce the deed restrictions or land ownership 

arrangements to ensure the housing remains attainable in the long-term for low and moderate 

income residents.  The Chaffee County Housing Authority will be charged with qualifying residents 

for the deed restricted units, and enforce the standards.   
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The Comprehensive Plan Land Use Map 

shows the 505 Oak Street property as Medium 

Density Residential (R-2). 

 

 

 

 

 

 

 

 

505 Oak Street 

property 
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PLANNED DEVELOPMENT EVALUATION CRITERIA: 

Section 16-7-40 (b) of the City of Salida Land Use and Development Code states “the PD 

Development Plan shall meet the following criteria…unless the applicant can demonstrate that one 

or more of them is not applicable or that another practical solution has been otherwise achieved.”  

The applicant’s requests and staff’s comments are listed below. 

 

(1)      Minimum dimensional standards.  In addition to the request to eliminate the public street 

frontage requirement, the applicants are also 

requesting to increase the density 19% and 

reduce the required minimum lot size for 

Lots 11-17.  

 

 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.  The closest trail near the 505 Oak Street property is along Scott Street.   The 

applicants have agreed to provide public access on the southeast corner of the property for a 

connection to the Scott Street trail. 

  

(3)  Ownership and Maintenance.  The developers will have a homeowners association to 

maintain the private drive and utilities within the development. 

 

(4) Water and Sewer.  The developer shall provide municipal water and sewer facilities within the 

PD as required by the City. 

 

 The applicants have provided improvement plans that include designs for private HOA 

maintained water and sewer services to serve the interior of the site.  The plans have been 

reviewed by the Public Works Director and the City Engineers JVA, their comments are 

attached to the staff report. 
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(5) Residential Density.  The maximum density allowed in the C-1 zone district for this 2.09 acre 

parcel is 32 units (91,201 s.f. /2,800=3 units).  Because the Inclusionary Housing is provided within 

the development the density allowance is increased to 37 units (91,201 s.f. /2,450=37 units).  The 

applicants are requesting for up to 44 units of density making the request approximately a 19% 

increase in density.  In this case the increased density is being requested to be able to provide the 2 

for-sale and 6 rental deed restricted housing units.  This criterion is satisfied. 

 

 (6) Relationship to the Subdivision Regulations.  The provisions of these regulations concerning a 

Planned Development will not 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 submitted an 18 lot major subdivision to be reviewed concurrent with this planned 

development application.  This criterion is satisfied. 

 

(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.   

 

 The only deviation the applicant is requesting from in Article VIII is to be allowed a private 

HOA maintained road to meet the lot frontage requirement and to provide access for all of 

the lots created with the subdivision. 

     

(8) Maximum height.  The applicant is not requesting a deviation to maximum height standards. 

This criterion is not applicable.  

  

 (9) Gross Building Floor Area.  There are no uses proposed other than residential. This criterion 

is not applicable.  

   

(10)     Permitted Uses.  In the Hwy 291 Established Commercial Overlay multi-family dwelling units 

(four (4) units or greater) require conditional use approval.  The applicants are requesting the 

apartments be allowed as a use by right. 

 

(11)    Transportation design.  The development provides direct access to Oak Street, a collector 

street, which is designed to support the anticipated additional traffic generated by the proposed 
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number of units. The Fire and Public Works Departments have no concerns regarding the private 

road within the development.  This criterion is satisfied. 

 

 In February the applicants submitted an application to CDOT for their access to Highway 291 

and have not received a response.  Staff has also submitted the agency review and have not 

received a response from CDOT.   

 

 Staff has added a condition that CDOT access permit must be approved by CDOT and 

submitted to staff prior to recording the Planned Development and Subdivision Plat.   

 

(12) Development Standards.  As mentioned above, the applicant is requesting deviation from the 

requirement to have frontage onto a public street and is proposing to have the individual lots take 

access from the proposed private drive.  

 

(13) Energy Efficient Design.  The construction of new buildings will be required to meet the 

energy standards of the building codes. 

 

(14) Variety in Housing Types.  The applicants are proposing a major subdivision of 18 lots and 

will be constructing 5 duplex buildings resulting in 10 for-sale residential units (2 will be deed 

restricted) and 34 apartment rental units (6 will be deed restricted) on the remaining 8 lots.     

 

(15) Fiscal Impacts.  The private drive and utilities are to be maintained by the homeowners 

association. The City will provide police and fire protection and serve the project with water and 

sewer through public mains. Water and sewer system development fees will help offset long term 

costs of expanding those systems. The fees for Fair Contributions for Public School Sites will be 

required per residential unit to help offset impacts on the school district, and open space fees will be 

required for each unit. 

 

(16) Higher levels of amenities.  There are no private or public parks or recreational areas 

proposed within the planned development but the applicant has agreed to provide trail access from 

the southeast corner of the property to the public trail on Scott Street. 

  

 (17) Physical Conditions or Constraints.  The size of the lot, depth of the lot, existing private drive 

access, and the standard requirement for frontage on a public street are the primary physical 

conditions or constraints that would warrant a departure from the standard regulation requirements. 
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(18) Adjacent and nearby developments. Staff has not found that there are any detrimental effects 

on the neighborhood. 

 

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. 

 No phases are proposed with this development. 

 

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

residential, commercial uses. 

 The applicants are not proposing any non-residential uses.  

 

(3) Public Places.  Public gathering places should be provided to reinforce community identity 

and support civic engagement. 

 There are no public gathering places proposed in the development. 

 

(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. 

 

 Given the size of this parcel it is challenging to have additional density because the standards 

for street frontage. This PD will allow the applicant to create additional lots for up to 44 

residential units on the 18 proposed lots and provide 8 units of deed restricted inclusionary 

housing. This would be done by eliminating the requirement for public street frontage, and 

allowing access to each lot via a private road.  

 

(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. 
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 No open space is dedicated or required through this development with the exception of the 

Scott Street trail access on the southeast corner of the property.  The applicants acknowledge 

the required open space fees-in-lieu will be paid at the time of building permit submittal for 

each residential unit.  

 

 B.  MAJOR SUBDIVISION PLAT REVIEW 

A major subdivision requires a recommendation from the Planning Commission and final approval 

by the City Council.  The applicants are requesting that the Planning Commission recommend 

approval of the 18-lot residential subdivision, along with a private road to be commonly-owned by 

the homeowners association.  The proposed subdivision must comply with the following standards:  

 

1. Comprehensive Plan.   The proposed subdivision is consistent with the Comprehensive Plan, 

which promotes diverse residential housing (including affordable for-sale and rental units) and 

access to nearby trails and schools. Staff finds that the development is compatible with 

surrounding land uses and will not create unreasonable adverse effects on neighboring 

properties. 

 

2. Zone District Standards. The applicants are requesting exemptions from the public street 

frontage, minimum lot size, density and the multi-family units be allowed as a use by right in the 

Highway 291 Overlay.  Deviations to such standards have been requested through the 

concurrent Planned Development application. 

 

 The proposed subdivision and development of the lots will comply with the underlying C-1 

zone district and the Highway 291 Overlay requirement.   

 The 10 duplex lots range from 2,775 s.f. to 3,059 s.f. and the applicant intends to construct 

duplexes on the property line with shared walls that must be verified by a licensed surveyor 

prior to certificate of occupancy.  With the remaining 8 lots the applicant is proposing to build 

34 apartment rental units. 

 The landscape plan that was submitted with the application does not meet the requirements 

of Sec. 16-8-90(b) of the Land Use Code.  A landscape plan meeting Land Use Code Sec. 

16-8-90(b) must be submitted prior to recording of the Planned Development and Subdivision 

plat. 

3. Improvements. The proposed subdivision shall be provided with improvements which comply with 

16-2-60 and landscaping which complies with Section 16-8-90 of this Chapter. 
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a. Streets.  Existing and proposed streets shall be suitable and adequate to carry 

anticipated traffic within and in the vicinity of the proposed subdivision. 

 

 The existing streets are adequate to carry anticipated traffic generated by future 

development of this subdivision.  The private road is adequate for the proposed 18 lots.   

 

 Normally sidewalks would be required along the Oak Street frontage but the Public 

Works Director is requiring fees in lieu of improvements.  This section of Oak Street is 

part of the Highway 291 Streetscape project slated to begin within the next couple of 

years. 

 

 Per David Lady - It has been discussed that the developer provide fees in lieu of 

improvements to the ROW which would include a sidewalk and driveway apron. The 

291 sidewalk/storm/apron will be constructed with the local agency CDOT project. The 

developer will provide a temporary asphalt driveway to tie into existing 291. It was 

discussed that the developer should anticipate the sidewalk at asphalt driveway to be 

~4 to 6” above the existing edge of asphalt along SH-291. 

 

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

needs of the proposed subdivision. 

 

 The applicants are proposing to connect to the water main in Chilcott Street and loop it 

through the private road to serve the proposed lots.  The Public Works Director 

requires the water to be looped to Scott Street via an existing utility easement. 

 

 The applicants will connect to the sewer main that is located within the easement along 

the east side of the 505 Oak Street property.  

 

c.   Phases.  No phases are proposed with this development. 

 

4. Natural Features.   Staff is unaware of any extraordinary natural features on the site. 

  

5. Floodplains. This property does not reside in the floodplain. This standard does not apply.  
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6. Noise Reduction.  This property borders State Highway 291 which is known as Oak Street and is 

a two-lane highway.  The speed and noise level are not the same as standard highway.  The 

applicants are showing trees and landscaping along the Highway 291 frontage which should help 

with the reduction of noise. 

 

7. Future Streets.  As discussed in the report for the PD, a future private road is planned off of Oak 

Street which will align with but not extend Chilcott Street. There is no need for a public street 

connection within this property. The proposed private drive will provide access to the property 

and on the east side of the property public access will be provided for the City Fire Department 

property.  All other required access and utility easements are provided through this development. 

 

8. Parks, Trails and Open Space.  No public open space dedication is proposed nor desired within 

this development with the exception of the Scott Street Trail connection.  The applicants have 

agreed to provide public access on the southeast corner of the property for a connection to the 

trail on Scott Street.   The applicants will be required to pay a fee-in-lieu for open space at the 

time of building permit submittal for each residential unit constructed on the property. 

 

9. Common Recreation Facilities.  This development does not include any common recreation 

facilities. 

 

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

location of proposed subdivision and type of development contemplated. This standard is met. 

   

11. Architecture.  The following architectural standard is intended to prevent monotonous streetscapes 

and office consumers a wider choice of housing styles.  To avoid uniformity and lack of variety in 

design among housing units within the subdivision, no residential façade elevation shall be 

repeated more than once every five (5) lots on the same side of the street (e.g., the first and fifth 

lots in a row may contain the same façade elevation, but the second, third and fourth lots must 

contain some different faced elevations).  No residential elevation shall be repeated directly 

across the street from the same façade elevation.  Mirror images of the same residential façade 

shall not count as two (2) distinctly different facades.  In unusual circumstances, the Planning 

Commission may grant a petition seeking waiver of the requirement.  Such an exception may be 

granted if the petitioner demonstrates that the proposed plan uses repetition for an architectural 

purpose, such as allusion to historical repetition that would not create a monotonous streetscape 

of the type this standard seeks to prevent.  
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Land Use Code Sec. 16-5-50(d)(4) State Highway 291 Corridor Overlay -  Architectural Standards 

for Established Commercial.  With new construction, including an addition, two (2) or more 

materials must be used for exterior materials within the 291 CO, excluding roofing and structural 

materials.  Exposed tilt-up concrete is prohibited, and metal shall not exceed twenty-five percent 

(25%) of the surface area of exterior materials, excluding roofs.  Specifically exempt from the 

requirement of using two (2) or more materials are single-family residences, duplex family 

residences and the accessory structures for single-family and duplex family development. 

 

 The proposed development must meet LUC Sec 

16-5-50(d)(4). 

 

 The applicants are aware of the architectural 

standards requirement and are proposing that the 

apartment buildings on Lots 11-18 be similar in 

form to the Tailwinds apartment buildings in 

Poncha Springs. 

 

 As a plat note, staff recommends the following 

condition: 

 

• The development must provide a diversity in 

architectural elements such as roof types and 

pitches, differentiated front entries 

and exterior materials (excludes 

different color) At time of building 

permit submittals, the applicant shall 

provide elevations of any and all 

existing homes (or homes under 

construction) along the same side of 

the street and (if applicable) the 

home(s) directly across the street, to 

ensure that the subdivision 

architectural standards will be met. 

 

 

TAILWINDS APARTMENTS - 

PONCHA SPRINGS 
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 To meet the architectural 

standards for the duplexes, the 

applicants are proposing varied 

architectural details similar to the 

duplex units built in the Tailwinds 

Subdivision in Poncha Springs 

and the triplex built at 401-405 

Wood Avenue.  

 

 The applicants submitted photos 

of examples of different 

architectural elements that are 

proposed to be used within the 

Planned Development. 

 

 

12. Codes.  The subdivision will comply with all applicable City building, fire and safety codes for the 

proposed development.  

 

TRIPLEX at 401-405 

WOOD 

AVENUE 

DUPLEXES IN THE TAILWINDS 

SUBDIVISION –PONCHA SPRINGS 
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13. Inclusionary Housing.  Land Use Code Sec. 16-13-20 - Any application brought under planned 

development and major subdivision sections of this code are required to include at least sixteen and 

seven tenths (16.7) percent of the total number of residential dwelling units as affordable dwelling 

units, pursuant to requirements set forth in Article XIII.  

 

 The applicants have stated that their intent is to deed restrict six (6) of the apartment 

rental units and one of the duplexes with two (2) residential for-sale units to meet the 

inclusionary housing requirement of 16.7%.  The inclusionary housing requirement is 

7.3 deed restricted units for the requested 44 units.   The applicants are satisfying 

the Inclusionary Housing requirement with the proposed dedication. 

 

 Staff has added conditions of approval for the timing of the construction of the 

required Inclusionary Housing units. 

 

RESPONSE FROM REFERRAL DEPARTMENTS AND AGENCIES:   

Salida Fire Department:  Kathy Rohrich, Assistant Fire Chief responded “Fire has no concerns at 

this time.” 

Salida School District:   No response received   

Salida Utilities:  Renee Thonhoff, Staff Accountant stated “505 Oak Street currently has one ¾” 

commercial water tap valued at $8,512.00 and ¾” meter valued at $352.  Development would 

require per unit system development fees to be paid.” 

Atmos Energy: Mark Cristelli, Atmos Energy’s comments are attached to the end of the staff 

report. 

 

Salida Public Works Department:  Public Works Director, David Lady’s comments are attached to 

the end of the staff report. 

 

JVA Engineering Consultants:  JVA’s full review and comments are attached to the end of the 

staff report. 

 

Xcel Energy:  Sterling Waugh submitted Xcel Energy’s comments after the Planning Commission 

meeting and are attached to the staff report. 
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RECOMMENDED FINDINGS: 
 

1. This application is consistent with the purposes and objectives of planned developments 

stated in Section 16-7-10 and because it meets the criteria of Section 16-7-40, with the 

conditions herein.  
 

2. This application meets the requirements of a Major Impact Review and, with the conditions 

herein, meets the subdivision review standards of Section 16-6-120. 

 

STAFF RECOMMENDATIONS 

 

A. PROPOSED PLANNED DEVELOPMENT 

 

Staff recommends Council approve the 505 Oak Planned Development application with the 

following conditions:  

 

Conditions for the Planned Development: 

 

1. A certificate of occupancy must be 

issued for the required two (2) for-

sale Inclusionary Housing units prior 

to issuance of certificate of 

occupancy of the 7th market rate 

for-sale unit.  

 

2. A certificate of occupancy must be 

issued for the six (6) inclusionary 

housing rental units on Lot 18 prior 

to certificate of occupancy of the 

fourth (4th) apartment building. 

 

3. The applicant must meet the requirements of the Public Works Director and City 

Engineering Consultants prior to second reading and public hearing of the Ordinance. 
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4. A landscape plan meeting Land Use Code Sec. 16-8-90(b) must be submitted prior to 

recording of the Planned Development and Subdivision plats. 

 

5. CDOT access permit must be approved by CDOT and submitted to staff prior to recording 

the Planned Development and Subdivision plats. 

 

Conditions for the Major Subdivision:  Highlighted in yellow are the additional conditions 

recommended by the Planning Commission. 

 

1. The subdivision plat meeting Land Use Code Sec. 16-6-110 with all of the required certificates 

must be submitted for review prior to printing the mylars. 

 

2. The following plat notes must be added to the Major Subdivision Plat prior to recording the 

subdivision: 

 

a. As required under Section 16.6.140 of the Salida Municipal Code, a payment in lieu of 

land dedication for Fair Contributions for Public School Sites shall be paid by prior to 

issuance of a building permit for any new residence constructed. 

 

b. As required under Section 16-6-120(8), Parks, Trails and Open Space of the Salida 

Municipal Code, a fee in lieu shall be provided for open space prior to the issuance of a 

building permit for any new residence constructed.  The applicants have agreed to provide 

public access on the southeast corner of the property for a connection to the trail on Scott 

Street.  The trails public access must be shown on the plat. 

 

c. As required under Section 16-6-120(11), No residential façade elevation shall be repeated 

more than once every five (5) lots on the same side of the street. The development must 

provide a diversity in architectural elements such as roof types and pitches, differentiated 

front entries and exterior materials (excludes different color) At time of building permit 

submittals, the applicant shall provide elevations of any and all existing homes (or homes 

under construction) along the same side of the street and (if applicable) the home(s) 

directly across the street, to ensure that the subdivision architectural standards will be met.  

The developer shall add architectural elements on windows and doors for the apartments 

to break up the façade elevation. 
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3. A name for the private road be added to the plat and “out-lot” removed.  

 

4. Prior to issuance of any Certificate of Occupancy for units within the subdivision the applicant 

shall pay a fee in lieu of providing the Oak Street Streetscape improvements in an amount 

determined by the Public Works Director.  

 

5. The applicant must meet the requirements of the Public Works Director and City Engineering 

Consultants prior to second reading and public hearing of the Ordinance. 

 

6. Prior to recordation of the subdivision plat, developer shall enter into a Subdivision Improvement 

and Inclusionary Housing agreement that guarantees the construction of the public 

improvements that are required for the project and that Article XIII Inclusionary Housing of the 

Land Use Code requirements are met. 

 

7. The City Attorney shall propose language about the appropriate share of inclusionary housing 

HOA unit dues and assessments so as to unencumber the deed restricted buildings to the extent 

permissible by law. 

 

8. The developer agrees to work with the City regarding the joint access easement along the south 

side of the property.   

 

9. The developer voluntarily agrees to add language to the Subdivision Improvement and 

Inclusionary Housing agreement that lots 11 through 18 remain rental buildings or must go 

before the Planning Commission for approval to condominiumize any of buildings in the future. 

 

PLANNING COMMISSION RECOMMENDATION  
A public hearing with the Planning Commission was held October 11, 2022 and the Commission 

recommended Council approve the proposed 505 Oak Street Planned Development and Major 

Subdivision with staffs recommended conditions, amending Conditions 2. (a) & (b) and added 

condition numbers 7, 8 and 9. 

 

SUGGESTED MOTION 
A council person should make the motion to “approve Ordinance 2022-21 on first reading and set 

the second reading and public hearing for December 6, 2022.” 
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Attachments:  Planning Commission minutes October 11, 2022 

 Ordinance 2022-21 

     Agency review comments 

   Planned Development Plat 

   505 Oak Street Major Subdivision   

   PD Application Materials 

 

**The updated civil engineer drawings and drainage report are included as part of the permanent 

record and are available from the Community Development Department upon request. 
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CITY OF SALIDA, COLORADO 

ORDINANCE NO. 21 

 SERIES OF 2022 

  

AN ORDINANCE OF THE CITY COUNCIL FOR THE CITY OF SALIDA, 

COLORADO APPROVING THE 505 OAK STREET MAJOR IMPACT REVIEW FOR 

A PLANNED DEVELOPMENT OVERLAY AND MAJOR SUBDIVISION OF THE 2.09 

ACRE PARCEL LOCATED AT 505 OAK STREET 

  

WHEREAS, the City of Salida Planning Commission conducted a public hearing on the 

Major Impact Review Application request on October 11, 2022 for a Planned Development 

Overlay and Major Subdivision for the property located at 505 Oak Street and forwarded to the 

City Council its recommendation that the subject property be approved, with conditions, as a 

Planned Development Overlay pursuant to the attached 505 Oak Street Planned Development Plat 

(Exhibit A); and  

 

WHEREAS, the City of Salida Planning Commission reviewed and recommended 

approval, with conditions, the 505 Oak Street Major Subdivision an eighteen (18) lot subdivision 

within the planned development overlay, illustrated on Exhibit B; and 

 

WHEREAS, the project is consistent with the purpose, conditions and evaluation 

standards for planned development districts; and 

 

WHEREAS, the proposal for the subject property is consistent with the policies and goals 

of the City’s land use regulations and Comprehensive Plan, and will advance the public interest 

and welfare; and 

 

WHEREAS, after the positive recommendation was forwarded to the City Council, a 

public hearing was held by the Salida City Council on December 06, 2022. 

 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY 

OF SALIDA, COLORADO, THAT: 

 

 Section One 

That the entirety of the property comprising the 505 Oak Street Planned Development, to wit, the 

2.09 acres is hereby zoned Commercial (C-1) with a Planned Development Overlay as shown on 

the 505 Oak Street Planned Development plat and Major Subdivision attached to this ordinance as 

Exhibit A and Exhibit B. 

 

Section Two 

Upon this approval by the City Council, the 505 Oak Street Planned Development Overlay shall 

be considered a site specific development plan and granted a vested property right.  The City 

Council is approving the vested property right subject to the terms and conditions contained in the 

development plan and this ordinance and failure to abide by such terms and conditions may, at the 

option of the City Council, after a public hearing, result in the forfeiture of vested property rights. 
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Section Three 

Upon this approval by the City Council, the applicant shall submit a final Mylar of Exhibit A and 

Exhibit B; and incorporating the following conditions of approval for the Mayor’s signature and 

recordation. 

 

Conditions for the Planned Development: 

1. A certificate of occupancy must be issued for the required two (2) for-sale Inclusionary 

Housing units prior to issuance of certificate of occupancy of the 7th market rate for-sale 

unit.  

 

2. A certificate of occupancy must be issued for the six (6) inclusionary housing rental units 

on Lot 18 prior to certificate of occupancy of the fourth (4th) apartment building. 

 

3. The applicant must meet the requirements of the Public Works Director and City 

Engineering Consultants prior to second reading and public hearing of the Ordinance. 

 

4. A landscape plan meeting Land Use Code Sec. 16-8-90(b) must be submitted prior to 

recording of the Planned Development and Subdivision plats. 

 

5. CDOT access permit must be approved by CDOT and submitted to staff prior to recording 

the Planned Development and Subdivision plats. 

 

Conditions for the Major Subdivision: 
1. The subdivision plat meeting Land Use Code Sec. 16-6-110 with all of the required 

certificates must be submitted for review prior to printing the mylars. 

 

2. The following plat notes must be added to the Major Subdivision Plat prior to recording 

the subdivision: 

 

a. As required under Section 16.6.140 of the Salida Municipal Code, a payment in 

lieu of land dedication for Fair Contributions for Public School Sites shall be paid by prior 

to issuance of a building permit for any new residence constructed. 

 

b. As required under Section 16-6-120(8), Parks, Trails and Open Space of the Salida 

Municipal Code, a fee in lieu shall be provided for open space prior to the issuance of a 

building permit for any new residence constructed.  The applicants have agreed to provide 

public access on the southeast corner of the property for a connection to the trail on Scott 

Street.  The trails public access must be shown on the plat. 

 

c. As required under Section 16-6-120(11), No residential façade elevation shall be 

repeated more than once every five (5) lots on the same side of the street. The development 

must provide a diversity in architectural elements such as roof types and pitches, 

differentiated front entries and exterior materials (excludes different color) At time of 

building permit submittals, the applicant shall provide elevations of any and all existing 

homes (or homes under construction) along the same side of the street and (if applicable) 

the home(s) directly across the street, to ensure that the subdivision architectural standards 

will be met.  The developer shall add architectural elements on windows and doors for the 

apartments to break up the façade elevation. 
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3. A name for the private road be added to the plat and “out-lot” removed.  

 

4. Prior to issuance of any Certificate of Occupancy for units within the subdivision the 

applicant shall pay a fee in lieu of providing the Oak Street Streetscape improvements in 

an amount determined by the Public Works Director.  

 

5. The applicant must meet the requirements of the Public Works Director and City 

Engineering Consultants prior to second reading and public hearing of the Ordinance. 

 

6. Prior to recordation of the subdivision plat, developer shall enter into a Subdivision 

Improvement and Inclusionary Housing agreement that guarantees the construction of the 

public improvements that are required for the project and that Article XIII Inclusionary 

Housing of the Land Use Code requirements are met. 

 

7. The City Attorney shall propose language about the appropriate share of inclusionary 

housing HOA unit dues and assessments so as to unencumber the deed restricted buildings 

to the extent permissible by law. 

 

8. The developer agrees to work with the City regarding the joint access easement along the 

south side of the property.   

 

9. The developer voluntarily agrees to add language to the Subdivision Improvement and 

Inclusionary Housing agreement that lots 11 through 18 remain rental buildings or must go 

before the Planning Commission for approval to condominiumize any of buildings in the 

future. 

 

Section Four 

The City Clerk is hereby directed to undertake the following actions upon the adoption of this 

Ordinance: 

 

1. Publish this Ordinance in a newspaper of general circulation in the City of Salida. 

2. Following recording of the Mylar, the Clerk shall promptly amend the official city zoning 

district map to incorporate and reflect the planned development overlay of the subject property. 

 

Section Five 

This Ordinance shall not have any effect on existing litigation and shall not operate as an abatement 

of any action or proceeding now pending under or by virtue of any ordinance repealed or amended 

as herein provided, and the same shall be construed and concluded under such prior ordinances. 

 

Section Six 

The provisions of this Ordinance are severable and the invalidity of any section, phrase, clause or 

portion of the Ordinance as determined by a court of competent jurisdiction shall not affect the 

validity or effectiveness of the remainder of the Ordinance. 
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INTRODUCED ON FIRST READING on this __ day of ___________, 2022, ADOPTED 

and ORDERED PUBLISHED IN FULL in a newspaper of general circulation by the City Council 

on this ____ day of _________________, 2022, and set for second reading and public hearing on 

the __ day of __________, 2022.  

  

INTRODUCED ON SECOND READING FINALLY ADOPTED and ORDERED 

PUBLISHED BY TITLE ONLY, by the City Council on this __ day of ___________, 2022.   

 

City of Salida  

  

  

__________________________________  

Mayor Dan Shore  

  

ATTEST:  

  

 

_____________________________________  

City Clerk/Deputy City Clerk  
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PRELIMINARY P.U.D. PLAT
505 OAK STREET
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PRELIMINARY SUBDIVISION PLAT
505 OAK STREET
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PLANNING COMMISSION REGULAR 
MEETING 
448 E. 1st Street, Room 190 Salida, Colorado 81201 

October 11, 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 

ROLL CALL 

PRESENT 
 

Chairman Greg Follet 
Vice-Chair Francie Bomer 
Commissioner Judith Dockery 
Commissioner Giff Kriebel 
Commissioner Michelle Walker 
Alternate Commissioner Aaron Derwingson 
Commissioner Brian Colby 
Alternate Commissioner Laura Atwood 
 

APPROVAL OF THE MINUTES 

1. September 26, 2022 - Draft Minutes 

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

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. Major Impact Review - 505 Oak Street Planned Development and Major 
Subdivision  

(Continued from the September 26, 2022 Planning Commission Meeting) 
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The request is for approval of a Major Impact Review for a Planned Development 
Overlay and Major Subdivision for the 2.09 acre parcel located at 505 Oak Street.  The 
parcel is zoned Commercial (C-1) with the Highway 291 Established Commercial 
Overlay.  Below are the requests: 

A:   Major Impact Review approval of a Planned Development Overlay for the 
following deviations to the Dimensional Standards: 

       Maximum Density- The applicants are requesting a 19% increase in density. 

Minimum Lot Frontage - The proposed lots all front on a private HOA maintained 
road and not on a public street as required. 

Highway 291 Established Commercial Overlay - The request is for the 
apartments to be allowed as a use by right. 

       Minimum Lot Size - Reduced minimum lot size for the proposed multi-family lots 
11-17. 

B.  Approval of a Major Subdivision to subdivide the above described 2.09 acre 
property into 18 residential lots. 

 

A. Open Public hearing – 6:03 pm 

B. Proof of Publication - 

C. Staff Review –  

Planner Jefferson, reviews the application and recommends to Planning Commission 
add a condition to include the trail access on the subdivision plat and a shared access 
with the City of Salida Fire Department. Another condition will be to receive required 
approval of that access prior to development from CDOT. 

Planner Jefferson recommends approval of the proposed planned development and 
approval of a major subdivision subject to the proposed conditions and added 
conditions mentioned above.  

Commission asked the following:  

 Why the apartments needed the eight lots? 

 What were the updates on the proposed fire department 

 How does the HOA fee factor in for the inclusionary housing units? 

 What the landscaping plans are? 

Attorney Williams, stated that the past inclusionary housing language used for Holman 
was deemed in conflict with state laws. Recommends that the city attorney propose 
language for City Council for the affordable housing units for the HOA. 

 About parking in relation to how wide the street and where the duplexes are. 

 Access for emergency vehicles  

 Clarification on CDOTs role in approval 

 How is the utility and stormwater easement addressed? 

 Should the developer have asked for a rezone instead?  

D. Applicant’s Presentation:  
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John Diesslin and Brian Cook were present to speak. John Diesslin clarified about 
driveways and parking.  

Commission asked about the plan for the apartments, who manages them and what 
the long term plan was. 

Diesslin answered about the apartment management, spoke to the landscaping plan 
and the energy plan.  

Commission talked about adding a condition to the subdivision that lots 11-17 remain 
rentals, if the owner wants to condominiumize then they would have to come before 
commission. 

Attorney Williams said that if the developers agree with this condition it could go into 
the agreement.  

Commission asked about: 

 The size of the apartments 

 The estimated price of the homes and apartment rentals 

 Whether they thought the requirements for stormwater retention were 
sufficient? 

 Retention plans and gas plans  

E. Public Input –  

Bonnie McDonald spoke about her traffic concern. 

Director Almquist addresses her traffic concerns.  

F. Close Public Hearing – 7:01 pm 

G. Commissioner Discussion –   

Commission discussed concerns about density and rezoning.  

             H. Commission Recommendation – 

 

A. 505 Oak Street Planned Development –  
 
Motion made by Vice-Chair Bomer to recommend City Council approve the 505 Oak 
Planned Development application with the conditions recommended by staff, 
Seconded by Commissioner Dockery. 

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

THE MOTION PASSED.  
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B. 505 Oak Street Major Subdivision – Motion made by Vice-Chair Bomer to recommend 
City Council approve the 505 Oak Major Subdivision subject to the 505 Oak Street 
Planned Development becoming effective, with the conditions recommended by staff 
and the following additional conditions: 
 
2B to show the trail access on the plat,  
2C, to add that there will be architectural elements on the windows and doors to break 
up the façade 
 
7.  The City attorney shall propose language about the appropriate share of 
inclusionary housing HOA unit dues and assessments so as to unencumber the deed 
restricted buildings. 
 
8. The developer agrees to work with the City regarding the joint access along the 
south side of the property. 
 
9.  The developer voluntarily agrees to add language to the Subdivision Improvement 
and Inclusionary Housing agreement that lots 11 through 18 remain rental buildings or 
request Planning Commission approval to condominiumize any of buildings in the 
future.  
 
Seconded by Commissioner Colby. 

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

THE MOTIONS PASSED. 

 

UPDATES 

Director Almquist provided updates to the Planning Commission.  

COMMISSIONERS' COMMENTS 

ADJOURN - With no further business to come before the Commission, the meeting adjourned 
at 7:17 pm 
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From: Renee Thonhoff
To: Kristi Jefferson
Cc: Doug Bess; Kathy Rohrich; Russ Johnson; David Lady
Subject: Re: 505 Oak Street Planned Development and Major Subdivision
Date: Friday, August 26, 2022 7:53:40 AM
Attachments: image003.png

505 Oak Street currently has one 3/4" commercial water tap valued at $8,512,
3/4" meter valued at $352. Development would require per unit system
development fees to be paid.

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 Tue, Aug 23, 2022 at 11:57 AM Kristi Jefferson <kristi.jefferson@cityofsalida.com>
wrote:

 

Attached is the agency review for the 505 Oak Street Planned Development and Major
Subdivision applications.  Please let me know if you have any concerns with the PD or
Subdivision requests.

 

 

Kristi Jefferson

Senior Planner
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From: Kristi Jefferson
To: "Kristi Jefferson"
Subject: RE: Agency Review
Date: Monday, September 19, 2022 12:51:55 PM
Attachments: image001.png

 
From: Diesel Post [mailto:diesel.post@cityofsalida.com] 
Sent: Monday, September 19, 2022 12:44 PM
To: Kristi Jefferson <kristi.jefferson@cityofsalida.com>
Subject: Re: Agency Review
 
Based on the Plat, I would concur.  Definitely want to ensure access to the trail.
 
Mike 'Diesel' Post
Director of Parks and Recreation
City of Salida
719-966-9378
 
 
On Fri, Sep 16, 2022 at 4:23 PM Kristi Jefferson <kristi.jefferson@cityofsalida.com> wrote:

Diesel,
 
I completely forgot to include you when I emailed out the agency review for the 505 Oak
Street Planned Development and Major Subdivision.  This is a fairly small (2.09 acre)
parcel that they are proposing 44 units on so there isn’t much room for open space.  The
applicant has agreed to provide a public access on the southeast corner of the property for a
connection to the trail on Scott Street but we are going to recommend collecting fees in lieu
of providing open space.
 
Thank you,
 
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: Cristelli, Mark
To: Kristi Jefferson
Cc: Higgins, Dan
Subject: RE: [EXT] 505 Oak Street Planned Development
Date: Friday, September 9, 2022 10:23:57 AM
Attachments: image001.png

Kristi,
I have reviewed the plan set for the planned development at 505 Oak St, Salida, CO. My
comments are as follows:

1. I did not see anything in the notes concerning utility easements. I do notice the 5’ front
lot easements on all lots. I assume (hopefully accurately) that the area marked “Outlot”
contains utility easement? If so, that should give sufficient room for all utilities. If not
accurate, I see no way for all utilities to successfully install within a 5’ easement. This
may sound ridiculous to presume, however it is important to get written confirmation
that the Outlot contains utility easement. If it states such in the paperwork, I apologize
in advance for missing it in the documents.

2. Assuming (again hopefully accurately) that the Outlot contains utility easement, what
are the developer’s thoughts of natural gas lines being buried under asphalt? Will it be
acceptable to cut asphalt in order to install service lines? Or will it be expected to have
natural gas stubbed into each structure (finished or not) prior to paving? If the latter is
correct, I will defer to Atmos Ops Supervisor in the area to comment on the feasibility of
that request.

3. Is natural gas being considered to be part of this planned development, or is this review
merely procedural as part of the planned development approval process?

 
I will leave it to Dan Higgins, Atmos Ops Supervisor, to submit additional comments if he so
chooses to do so.
 
Regards,
Mark
Mark Cristelli
Project Specialist
Atmos Energy Corporation
Colorado/Kansas Division
105 McCormick Parkway
Canon City, CO 81212
Cell: 719-429-8977
mark.cristelli@atmosenergy.com
 
Natural Gas: Safe, Clean, Economical, Ecologically friendly, Abundant and Dependable. In short,
natural gas is the REAL green energy solution.
 
#The Blue Flame = The Green Solution
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From: Kristi Jefferson <kristi.jefferson@cityofsalida.com> 
Sent: Tuesday, August 23, 2022 2:44 PM
To: Higgins, Dan <Daniel.Higgins@atmosenergy.com>; Cristelli, Mark
<Mark.Cristelli@atmosenergy.com>
Subject: [EXT] 505 Oak Street Planned Development
 

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.

 

Dan and Mark,
 
I tried to email you the agency review for an application we received for a planned
development and major subdivision at 505 Oak Street but I think the file may have been too
large and both of your emails were kicked back to me.  Should I mail the materials to you?
 
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: David Lady
To: "Kristi Jefferson"; "Mark G. Rocheleau"
Subject: RE: 505 Oak Street Planned Dev.
Date: Thursday, September 1, 2022 9:18:57 AM
Attachments: image001.png

I’d recommend proceeding with conditions.
 
My requested conditions.
Move FH 3+72 to end of the stub to the south ( on prior review comments)
Connect water main loop to Scott Street via existing utility easement
One water/sewer service per lot
Provide plan updates per engineering review prior to Final Plat approvals
 
 
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: Thursday, September 1, 2022 9:00 AM
To: 'David Lady' <david.lady@cityofsalida.com>; 'Mark G. Rocheleau' <mrocheleau@jvajva.com>
Subject: 505 Oak Street Planned Dev.
 
David and Mark,
 
Attached are the updated civils for the 505 Oak Planned Development (the civils are in 2
separate emails because the file was too big to email).  Mark, please look through the materials
and let me know if Tracy has submitted everything you were requesting.  I will be on vacation
after tomorrow and need to get the public noticing ready today if you deem the civils
complete.
 
Thank you,
 
Kristi Jefferson
Senior Planner
City of Salida
448 E. First Street
Suite 112
Salida, CO 81201
(719) 530-2626
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From: David Lady
To: "Mark G. Rocheleau"; "Kristi Jefferson"; "Kevin E. Vecchiarelli"
Subject: RE: 505 Oak LLC - Planned Development civil plans
Date: Monday, June 27, 2022 10:09:53 AM
Attachments: image001.png

image002.png

Mark,
 
A couple of items to note:

1)      It has been discussed that they shall provide fees in lieu of improvements to the ROW which
would include a sidewalk and driveway apron. Please have them submit quantities for this.
The 291 sidewalk/storm/apron would be constructed with the local agency CDOT project.
The developer will provide a temporary asphalt driveway to tie into existing 291. It was
discussed that the developer should anticipate the sidewalk at asphalt driveway to be ~4 to
6” above the existing edge of asphalt along SH-291.

2)      I do not yet have a final set of plans for the tie-in grade of the driveway or roadway
improvements in general. They are in progress and should be available soon. Ultimately, the
291 plans are intended to capture the drainage that has historically been conveyed onto the
lot. I haven’t discussed this with their engineer but I would think their site plan should allow
for surface conveyance across their site. I would also suggest that as much as possible, if not
all, be routed to where ever they are planning detention so that at least the smaller storm
events can be captured. There is not an easy for feasible solution to re-route this along 291
until that project happens.

3)      We did discuss that the water shall be connected and looped on 291 which appears to be
shown on SH-5. However, it will need stubbed out to the south (Fire Station lot) in the south
east corner where the dumpsters are shown. The hydrant at 3+72 should be on the dead
end on the south side of the driveway near STAT 4+18. This will ultimately need to be
coordinated with the 291 plans but it should be safe to have it ~8 ft off property line which
will put it in the future parkway between curb and sidewalk. The valves shown along 291
may also need shifted to avoid the future c&g. 

 
I will request a .dwg from our engineer to coordinate the driveways, C&G, and s/w locations on 291.
 
Please let me know if you have any questions.
 
 
David Lady, P.E., Director of Public Works
340 W. Hwy 291
Salida, CO 81201
719-539-6257
david.lady@cityofsalida.com
 
 

From: Mark G. Rocheleau [mailto:mrocheleau@jvajva.com] 
Sent: Monday, June 27, 2022 9:31 AM
To: Kristi Jefferson <kristi.jefferson@cityofsalida.com>; Kevin E. Vecchiarelli
<kvecchiarelli@jvajva.com>
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September 9, 2022 

  

Kristi Jefferson, Senior Planner  

City of Salida  

448 East 1st Street  

Salida, Colorado 80201  

Via email: Kristi.jefferson@cityofsalida.com  

RE: 505 Oak Street Major Impact Review and Planned Development Engineering Comments 

JVA Job# 3121.17c  

  

Dear Kristi:  

  

JVA Inc. has reviewed the 505 Oak Street Major Impact Review and Planned Development 

application submitted through email dated September 9, 2022 for conformance with the City of 

Salida Code of Ordinances (Code), and City of Salida Design and Construction Standards. Upon 

review, we are providing conditions that need to be met prior to recommendation of planning 

commission. Additionally, we have provided comments for informational purposes to consider on 

engineering plans for future Subdivision Improvement Agreement (SIA) review and approval. 

1. We assume that all other reviewing agencies have had opportunity to comment and any 

required changes to the plans that come from these comments will be made.  

2. Plat documents need to clearly address ownership and maintenance of all improvements, 

public utilities, and accesses, include common elements and outlots. 

3. The following conditions need to be met prior to recommendation to planning commission: 

a. Easements: 

i. All building elements (foundation elements [including footings], 

eaves/soffits, other architectural elements) are forbidden from within a 

utility. Revise as required. 

ii. Stormwater easements required for common storm drainage infrastructure 

and conveyances, including underground detention systems. Provide 

minimum 10-foot wide drainage easement to paved surface for future 

maintenance purposes. 

iii. Private utilities such as gas, electricity and communications will be required 

to be in a utility easement or outlot 

b. Utilities: 

i. Provide plan and profiles, with crossings, of public water and sewer sewer 

mains 

ii. Per previous comment, the fire hydrant located at STA 3+72 shall be shifted 

south to be at the water main cap near STA 4+18. Coordinate final location 

with public works and fire department 

iii. Coordinate with Public Works to ensure that water main valves within 

Highway 291 are not in conflict with future street improvements 

iv. Provide landscape irrigation water meter with supporting calculations 

confirming water meter size or confirm that irrigation will be provided 

separately for each lot. 
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505 Oak Street Major Impact Review and Planned Development 

Engineering Comments 01 

09/09/2022 

2 of 4 

v. The 505 Oak Street PUD Written Description states that a fire hydrant is to 

be provided at the northeast corner of the site how does not appear on the 

Utility Plan. Provide as required 

vi. Clarify note 49 on sheet number 4 in regards to dual meter. Plans show 

single meter 

c. Provide information for fee in lieu ROW improvement quantities and pricing 

d. Emergency Services: Provide confirmation from fire department emergency 

vehicular turning movements through site, and fire protection improvements 

e. Drainage Report and layout Drainage Map.  

i. Revise Drainage Basin DA-1 to provide accurate time of concentration 

calculations. Staff does not agree with 300-feet of overland flow since the 

majority of DA-1 is conveyed through channelized flow. 

ii. Drainage Basin DA-2 shall have channelized flow time of concentration 

iii. Provide curb and gutter calculations confirming major storm even capacity 

iv. Provide calculations that 12” ADS N12 pipe and inlets have capacity to flow 

major storm peak flows. 

1. In the event of clogging of 18” Area Drain, provide analysis of 

overflow path to stormwater to underground detention system. 

v. Provide information in drainage report in regards to overflow path design 

considerations. 

vi. MHFD spreadsheet detention volume does not match ADS design details. 

Revise as necessary for conformance. 

vii. Provide clarification on Detention Basin Outlet Structure Design worksheet 

in regards to orifice designs, and how this does not impact major storm 

capacity to underground detention system. 

viii. Provide clarification within conclusion of comment stating that peak flows 

will reduce. Post-development peak flows are higher than pre-development 

stormwater flows. 

ix. Infiltration testing shall be completed at approximate depth of drainage rock 

to ensure ADS Stormtech system can infiltrate detention and water quality 

volumes within Colorado Water Law time requirements. Provide 

infiltration test results and calculations confirmed full infiltration of 

detained stormwater. 

x. Detail operation and maintenance information for underground detention 

areas 

f. Drainage and Grading: 

i. Underground Stormwater Detention 

1. Grading plans and ADS Stormtech elevations do not concur with 

each other. ADS design elevations should match with Grading Plan 

elevations. Ensure that ADS system has appropriate cover 

2. Clarify drainage basin nomenclature elevations as invert elevations 

are not provided on Drainage Plan. 

ii. Provide information along property line of tie in elevations, specifically 

along north and east property lines 

1. Curb and gutter along east property line appears higher than existing 

elevations 
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505 Oak Street Major Impact Review and Planned Development 

Engineering Comments 01 

09/09/2022 

3 of 4 

iii. Trees should not be placed in underground stormwater detention, revise 

plans as necessary 

iv. Clarify intent with curb terminus along east property line. Stormwater 

calculations show this going to the underground detention system, however 

a curb height of zero is shown. Point discharges offsite will not be permitted. 

1. Per previous comment stormwater point discharges offsite will not 

be acceptable 

v. Per previous comment, additional information should be provided of how 

emergency overflow stormwater will leave 505 Oak Street property and 

continue to Scott Street. 

1. Drainage Easements may be required if development conveys onsite 

generated stormwater through neighboring sites   

vi. Northeast Stormwater Control Method: 

1. Provide information within plans and drainage report of dirt swale 

intent  

g. Provide landscape islands per Section 16-8-90 (d) 

4. Prior to SIA review and approval, the following comments will be required to be addressed 

/ clarified. 

a. CDOT Access and Utility Permits 

b. Water minimum bury depth is 5-feet. Revise details for consistency across plans 

c. Provide information on how existing utilities servicing 505 Oak Street will be 

capped, demolished, abandoned, etc. 

d. Provide information to cap and abandon existing concrete headwall across from 

Chilcott Street within ROW 

e. Record with City an Operation and Maintenance Plan for the storm facilities, 

including storm infiltration systems. 

5. The following contains informational comments for consideration 

a. Persistent to CDPHE General Permit for Stormwater Discharges Associated with 

Construction Activity”, all projects involving an earth disturbance of 1-acre or more 

require a Stormwater Management Plan (SWMP). The applicant must develop a 

SWMP prior to the commencement of any construction activity.   

6. Applicant should provide responses to comments to accompany future submittals.   

7. Applicant may be subject to additional comments upon future review of future submittals.  

We look forward to verifying the above comments in a future submittal. Please feel free to reach 

out to us if you have any comments or questions. 

Sincerely, 

JVA, INCORPORATED 

 

 

By:  

Mark G. Rocheleau, P.E., CFM 

Senior Project Engineer 
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PH:719-539-1675 
325 D. Street, Salida, CO 81201 

MEMO 
To: City of Salida Development Services, Attn: Kristi Jefferson 

From: Tracy Vandaveer 

CC: Mark Rocheleau, Kent Townsend, John Diesslin 

Date: November 1, 2022  

Re:  505 Oak Street Development Application  

We have received your comments on the 505 Oak Street development application, dated September 9, 
2022. Below, we have repeated your original comment with a response on how it was addressed 
following: 
 

1. We assume that all other reviewing agencies have had opportunity to comment and any required 
changes to the plans that come from these comments will be made. 

RESPONSE: Noted. 

2. Plat documents need to clearly address ownership and maintenance of all improvements, public 
utilities, and accesses, include common elements and outlots. 

RESPONSE: Plat notes addressing Ownership and maintenance have been added to the 
Subdivision Plat. 

 
3. The following conditions need to be met prior to recommendation to planning commission: 

a. Easements: 
i. All building elements (foundation elements [including footings], eaves/soffits, 

other architectural elements) are forbidden from within a utility. Revise as 
required. 

RESPONSE: Noted. 

ii. Stormwater easements required for common storm drainage infrastructure and 
conveyances, including underground detention systems. Provide minimum 10-
foot wide drainage easement to paved surface for future maintenance purposes. 

RESPONSE: The requested easements are shown on the Subdivision Plat. 
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iii. Private utilities such as gas, electricity and communications will be required to be 
in a utility easement or outlot 

RESPONSE: Easements have been provided on the Subdivision Plat. 

b. Utilities: 
i. Provide plan and profiles, with crossings, of public water and sewer sewer mains 

RESPONSE: Construction plans have been revised to include plan and profile drawings. 

ii. Per previous comment, the fire hydrant located at STA 3+72 shall be shifted south 
to be at the water main cap near STA 4+18. Coordinate final location with public 
works and fire department 

RESPONSE: Fire Hydrant has been moved as requested. 

iii. Coordinate with Public Works to ensure that water main valves within Highway 
291 are not in conflict with future street improvements 

RESPONSE: Valve locations will be coordinated with Public Works. 

iv. Provide landscape irrigation water meter with supporting calculations confirming 
water meter size or confirm that irrigation will be provided separately for each lot. 

RESPONSE:  Irrigation meter has been added   

v. The 505 Oak Street PUD Written Description states that a fire hydrant is to be 
provided at the northeast corner of the site how does not appear on the Utility 
Plan. Provide as required 

RESPONSE:  Referenced fire hydrant is located on Water Line B, Sta. 3+92.85 

vi. Clarify note 49 on sheet number 4 in regards to dual meter. Plans show single 
meter 

RESPONSE:  Note has been revised to reference City of Salida Standard Detail 
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c. Provide information for fee in lieu ROW improvement quantities and pricing 

RESPONSE:  Attached is the” Opinion of Probable Cost” for the improvements within the 
Highway 

d. Emergency Services: Provide confirmation from fire department emergency vehicular 
turning movements through site, and fire protection improvements 

RESPONSE:  Email from the Fire Chief is attached. 

e. Drainage Report and layout Drainage Map. 
i. Revise Drainage Basin DA-1 to provide accurate time of concentration calculations. 

Staff does not agree with 300-feet of overland flow since the majority of DA-1 is 
conveyed through channelized flow. 

RESPONSE: Overland flow lengths have been revised. 

ii. Drainage Basin DA-2 shall have channelized flow time of concentration 

RESPONSE: Flow type has been revised. 

iii. Provide curb and gutter calculations confirming major storm even capacity 

RESPONSE: Calculations for curb and gutter flow capacities have been added. 

iv. Provide calculations that 12” ADS N12 pipe and inlets have capacity to flow major 
storm peak flows. 

RESPONSE:  Requested information has been added to the Drainage Report. 

1. In the event of clogging of 18” Area Drain, provide analysis of overflow 
path to stormwater to underground detention system. 

RESPONSE:  Requested Analysis has been added to the Drainage Report. 

v. Provide information in drainage report in regards to overflow path design 
considerations. 

RESPONSE:  Requested Analysis has been added to the Drainage Report 

- 116 -

Item 8.



 
 

Page 4 of 8 

vi. MHFD spreadsheet detention volume does not match ADS design details. Revise 
as necessary for conformance. 

RESPONSE:  Design Volumes have been updated. 

vii. Provide clarification on Detention Basin Outlet Structure Design worksheet in 
regards to orifice designs, and how this does not impact major storm capacity to 
underground detention system. 

RESPONSE:  Outflow is via overflow of the swale, which acts as a long weir, dispersing 
flows. 

viii. Provide clarification within conclusion of comment stating that peak flows will 
reduce. Post-development peak flows are higher than pre-development 
stormwater flows. 

RESPONSE:  Has been revised in the drainage report 

ix. Infiltration testing shall be completed at approximate depth of drainage rock to 
ensure ADS Stormtech system can infiltrate detention and water quality volumes 
within Colorado Water Law time requirements. Provide infiltration test results and 
calculations confirmed full infiltration of detained stormwater. 

RESPONSE:  Infiltration tests were conducted by Cesare Inc. on 11/1/2022. Soil was 
presoaked the day before, with water for the test being added via a garden 
hose, with a measured output of 5 gallons per minute. Cesare was not able to 
get the water to rise in the pipe, therefore minimum percolations rate was 
reported as 5 gallons per minute. 

x. Detail operation and maintenance information for underground detention areas 

RESPONSE:  Operations and Maintenance Plan has been attached. 
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f. Drainage and Grading: 
i. Underground Stormwater Detention 

1. Grading plans and ADS Stormtech elevations do not concur with each 
other. ADS design elevations should match with Grading Plan elevations. 
Ensure that ADS system has appropriate cover 

RESPONSE: Elevations on ADS Plans have been updated. The surface will be graded from the 
back of curb to property line where higher than existing ground. 

2. Clarify drainage basin nomenclature elevations as invert elevations are not 
provided on Drainage Plan. 

RESPONSE:  Drainage Plan has been revised 

ii. Provide information along property line of tie in elevations, specifically along north 
and east property lines 

RESPONSE: Tie elevations have been added to the plan at the property line 

1. Curb and gutter along east property line appears higher than existing 
elevations 

RESPONSE: The back of curb height varies from 0” to 6”above the existing ground to 
provide enough grade for the curb to drain. Finished ground will slop from the 
back of curb to existing grade at the property line. 

iii. Trees should not be placed in underground stormwater detention, revise plans as 
necessary 

RESPONSE: Trees have been removed from the detention area. 

iv. Clarify intent with curb terminus along east property line. Stormwater calculations 
show this going to the underground detention system, however a curb height of 
zero is shown. Point discharges offsite will not be permitted. 

RESPONSE: 0” curb height at the north end of the easterly curb is an artifact left from 
previous submittal. the error and has been corrected. The 0” curb height at the 
south end of the easterly curb is due to the transition at the end of the curb, 
which prevents damage if a vehicle strikes the curb. 
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1. Per previous comment stormwater point discharges offsite will not be 
acceptable 

RESPONSE: A swale along the easterly and northeasterly boundaries was added to disperse 
flows in an overflow event.  

v. Per previous comment, additional information should be provided of how 
emergency overflow stormwater will leave 505 Oak Street property and continue 
to Scott Street. 

RESPONSE: If an overflow event should occur, stormwater would collect in the shallow 
swale in the northeast corner of the site. Since the elevation along the boundary 
in the northeast corner is flat, the overflow would be dispersed. 

1. Drainage Easements may be required if development conveys onsite 
generated stormwater through neighboring sites 

RESPONSE:  The applicants are pursuing a defined easement with the adjoining properties 
to the north and northeast of the site, and believe that they will be able to come 
to an agreement with those property owners. However, per Colorado Law, the 
exists a “Natural Easement” which allows the water to continue to Scott Street. 
The legal principles of a “Natural Easement” are explained in USDCM; Volume 1, 
section 1.2. Additionally, this principle has been upheld the Colorado Courts, 
most recently in Bittersweet Farms, Inc. v. Zimbelman, 976P.2d 326 (1998).  

vi. Northeast Stormwater Control Method: 
1. Provide information within plans and drainage report of dirt swale intent 

RESPONSE:  Note has been added to the drawings and explained in the drainage report. 

g. Provide landscape islands per Section 16-8-90 (d) 

RESPONSE:  Landscape islands have been provided at the ends of the parking. 

4. Prior to SIA review and approval, the following comments will be required to be addressed 

/ clarified. 
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a. CDOT Access and Utility Permits 

RESPONSE: Applicant has applied for the Access Permit and is awaiting a response from 
CDOT. 

b. Water minimum bury depth is 5-feet. Revise details for consistency across plans 

RESPONSE:  Details have been revised 

c. Provide information on how existing utilities servicing 505 Oak Street will be capped, 
demolished, abandoned, etc. 

RESPONSE: Utilities will be capped at the main with service lines abandoned in place. 

d. Provide information to cap and abandon existing concrete headwall across from Chilcott 
Street within ROW 

RESPONSE: Referenced Concrete headwall is within the CDOT right of way and therefore 
should be incorporated into the highway improvement project. 

e. Record with City an Operation and Maintenance Plan for the storm facilities, including 
storm infiltration systems. 

RESPONSE: Applicant will draft an Operation and Maintenance Plan for recordation with 
the City. 

5. The following contains informational comments for consideration 
a. Persistent to CDPHE General Permit for Stormwater Discharges Associated with 

Construction Activity”, all projects involving an earth disturbance of 1-acre or more require 
a Stormwater Management Plan (SWMP). The applicant must develop a SWMP prior to 
the commencement of any construction activity. 

RESPONSE: The Applicant is aware of the requirements to obtain a stormwater permit prior 
to construction and intends to do so. 

6. Applicant should provide responses to comments to accompany future submittals. 

RESPONSE: These are the requested responses. 
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7. Applicant may be subject to additional comments upon future review of future submittals. 

RESPONSES: Noted. 
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EXTERNAL - STOP & THINK before opening links and attachments.

From: Waugh, Sterling S
To: Kristi Jefferson
Cc: Moffett, Christopher B
Subject: RE: 505 Oak Street Planned Development and Major Subdivision
Date: Wednesday, October 12, 2022 4:25:49 PM
Attachments: image001.png

image002.png

Hello Kristi,
 
Thanks for letting us be a little late to the game.  Please let me know if you have any questions.
 
Lot 10 east property line, due to the existing OH utilities, Xcel would like a 7.5’ easement on the east property line, below in blue.
 
I may have missed this but just in case, Outlot also be a utility easement.
 
10’ front lot easements and any property line that is adjacent to a road.
 
5’ rear lot easements on all rear lots
 
Lots 11-18   5’ side lot easements. For side easements see below for lot 1-10
 
Customer to relocate or remove existing utility lines into easements at their cost.

Thanks,
 
Sterling S Waugh C:719-717-0041 Mon-Thurs 7-5:30
BLUE BOOK LINK BELOW
https://www.xcelenergy.com/staticfiles/xe-responsive/Admin/Managed Documents & PDFs/Xcel-Energy-Standard-For-Electric-Installation-and-
Use.pdf
APPLICATION REQUEST
Building and Remodeling | Partner Resources | Xcel Energy
 

From: Kristi Jefferson <kristi.jefferson@cityofsalida.com> 
Sent: Tuesday, August 23, 2022 12:01 PM
To: 'Higgins, Dan W' <Daniel.Higgins@atmosenergy.com>; Waugh, Sterling S <Sterling.S.Waugh@xcelenergy.com>; Moffett, Christopher B
<Christopher.B.Moffett@xcelenergy.com>; Mark.Cristelli@atmosenergy.com; 'Blackburn, David' <dblackburn@salidaschools.org>
Subject: 505 Oak Street Planned Development and Major Subdivision
 

Attached is the agency review for the 505 Oak Street Planned Development and Major Subdivision applications.  Please let me know if you
have any concerns with the PD or Subdivision requests.
 
Kristi Jefferson
Senior Planner
City of Salida
448 E. First Street
Suite 112
Salida, CO 81201
(719) 530-2626
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From: David Lady
To: "Kristi Jefferson"; "Mark G. Rocheleau"
Subject: RE: 505 Oak Street
Date: Monday, November 7, 2022 2:00:18 PM
Attachments: image002.png

The water connection notes need to be modified due to our mapping and understanding of our
public adjacent mains being incorrect. Tracy is working on revising that and I don’t expect it to affect
Mark’s review. Other than that, I don’t have any additional concerns.
 

 

From: Kristi Jefferson [mailto:kristi.jefferson@cityofsalida.com] 
Sent: Tuesday, November 1, 2022 3:13 PM
To: 'Mark G. Rocheleau' <mrocheleau@jvajva.com>; 'David Lady' <david.lady@cityofsalida.com>
Subject: FW: 505 Oak Street
 
Mark and David,
 
Below is the dropbox link for the 505 Oak Street PD and Major Subdivision updated civil
plans.  If you are unable to open it let me know and I will figure out a way to forward the file.
 
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.
 
From: Tracy Vandaveer [mailto:tvandaveer@crabtreegroupinc.com] 
Sent: Tuesday, November 1, 2022 2:58 PM
To: Kristi Jefferson (kristi.jefferson@cityofsalida.com) <kristi.jefferson@cityofsalida.com>
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PRELIMINARY P.U.D. PLAT
505 OAK STREET
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kjefferson
Area Measurement
6,228 sf

kjefferson
Area Measurement
6,863 sf

kjefferson
Area Measurement
11,669 sf

kjefferson
Callout
2 Inclusionary for-sale housing units 

kjefferson
Callout
6 Inclusionary housing rental units 

kjefferson
Callout
HOA maintained Private Road and Shared public access with the City of Salida 
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505 Oak Street PUD Written Description 

The 505 Oak Street PUD proposes to create 18 lots non a 2.09 Acre Parcel of land in the C1 Zone district. 
Lots 1-10 are intended to be Duplex lots, and a total of 34 multifamily units will be constructed on Lots 
11-18. Access, multi-family parking, and utilities for the development will be located in an Outlot, which 
will be shared by the entire development.  

Access to the site will be gained from Oak Street (Highway 291), with the south access lane being shared 
between the proposed development and the new Fire department building, with is expected to be 
constructed on the lot south of the site.  

 There is an existing water main at the northwest corner of the property. To provide water 
service for the development, this main will be extended south within the Oak Street (Highway 291) 
right-of-way along the entire property frontage. To service the development, an 8” water main will be 
looped through the Outlot, with service connections being provided to each building. Fire hydrants will 
be located near the southwest and northeast corners of the site to provide fire protection for the site. 

An existing sewer main runs along the southern boundary of the site. A manhole will be inserted into the 
main near the southeast corner of the site, with an 8” sewer main extending through the site to provide 
service. 

 The access road and parking will be paved, with concrete sidewalks around the perimeter of the 
multi-family lots to provide for pedestrian circulation. A concrete sidewalk will also be installed along 
the entire Oak Street frontage. This will encourage the future connection of neighboring properties, 
thereby expanding pedestrian access in the area. 
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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. 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 proof of posting the public notice.

Major and Limited Impact Review Page 1 of 6 09.28.21
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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);

Major and Limited Impact Review    Page 2 of 6    09.28.21
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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 

Major and Limited Impact Review    Page 3 of 6    09.28.21
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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.

Major and Limited Impact Review    Page 4 of 6    09.28.21
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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)

Major and Limited Impact Review    Page 5 of 6    09.28.21
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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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PRELIMINARY P.U.D. PLAT
505 OAK STREET
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PRELIMINARY SUBDIVISION PLAT
505 OAK STREET
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CITY COUNCIL ACTION FORM 
DEPARTMENT 
Planning  

PRESENTED BY 
Franco Palumbo - Planning Technician 

DATE 
November 15, 2022 

 

1 

 

ITEM 

Ordinance 2022-22:  First Reading on the proposed Stringer Annexation of the property located at 

1730 Holman Avenue.  
 

BACKGROUND 
The applicants, Paul and Rebecca Stringer submitted a complete application on September 08, 

2022 to annex his property located at 1730 Holman Avenue, along with an application for zoning to 

be considered during a separate hearing. 

 

An application for annexation is a multi-step process.  When annexing a property, the City must 

follow state statutes for contiguity and procedural requirements.  The steps and standards include: 

 

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

• Staff reviews the petition for compliance with city and state statutes and Council adopts a 

resolution stating the petition is valid and sets a public hearing date that is no less than 30 

days and no greater than 60 days from the resolution date;  
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 On October 18, 2022 City Council adopted Resolution 2022-51 finding the Annexation 

petition in compliance with city and state statutes and set the public hearing date for 

December 06, 2022. 

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

• The Planning Commission holds a public hearing to review the annexation and recommend 

the zoning designation of the property; 

• Council holds the public hearing on the annexation petition; 

• Council reviews and possibly approves an annexation agreement; and 

• Council holds a public hearing to review and possibly approves the proposed zoning. 

 

FINDINGS OF FACT: 

1. The proposed annexation meets the required 1/6th contiguity with the municipal boundary of 

the City of Salida as shown on the annexation plat.  

 

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

 

3. The annexation property is within the Municipal Services Area (MSA) of the City of Salida, as 

defined in the City’s Comprehensive Plan and the intergovernmental agreement (IGA) with 

Chaffee County approved in 2010. According to the Comprehensive plan, the MSA “Is an 

area adjacent to the city’s 

boundary that is eligible 

for annexation and can be 

served by city utilities and 

infrastructure.”    

The annexation of the 

property is consistent with 

the vision and goals set 

forth in the 

Comprehensive Land Use 

Plan. Specifically, to 

promote new development 

projects that contain a 

variety of housing, 

including affordable units.  

1730 Holman Ave.  
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The applicant will be required to meet the Inclusionary Housing Ordinance with new 

development on the property. 

 

In addition, the proposal will provide for a logical extension of the City boundary to support the 

demand for residentially-zoned land, which will provide housing opportunities. 

 

4. The property may be efficiently served by City fire and police departments.       

 

5. The property is a natural extension of the City’s municipal boundary and meets the legal 

requirements for annexation. 

 

The timeline for the related requests to the annexation are as follows: 

 
Annexation Agreement:  On December 06, 2022 staff will propose an annexation agreement that 

will incorporate the Inclusionary Housing, Open Space and Fair Contributions to Public School site 

requirements.   

 

RESPONSE FROM REFERRAL DEPARTMENTS AND AGENCIES:   

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

• Salida Police Department: Police Chief, Russ Johnson, responded “No issues from PD.” 

• Chaffee County Development Services: Planning Director, Miles Cottom, responded “Planning 

& Zoning does not have any comments or concerns about this proposed annexation/zoning 

application.” 

• Salida Public Works Department:  Public Works Director David Lady, responded “No 

concerns, Coordinate necessary permits and service line installations with Public Works.” 
• Salida Utility Finance Department: Staff Account Renee Thonhoff, responded “The system 

development fees required for 1730 Holman Avenue are as follows, water $8,512, high zone fee 
$1,936, sewer $5,206, meter $352 for a total of $16,006.” 

Proposed Action 
Planning 

Commission 
Recommendation 

City Council 
First Reading 

City Council 
Final Action 

Annexation Ordinance 2022-22 11/08/22 11/15/2022 12/06/2022 

Resolution on Findings of Fact   12/06/2022 

Annexation Agreement Resolution 2022-   12/06/2022 

Zoning Ordinance 2022-16 11/08/22 11/15/2022 12/06/2022 
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PLANNING COMMISSION RECOMMENDATION  
A public hearing with the Planning Commission was held November 08, 2022 and the Commission 

recommended Council approve the proposed Stringer Annexation with staffs recommended 

conditions. 

 

STAFF RECOMMENDATION 

Staff recommends approval of the proposed annexation, subject to Council approval of an 

annexation agreement with the following conditions: 
 

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

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

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

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

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

 

SUGGESTED MOTION 
A council person should make the motion to “approve Ordinance 2022-22 on first reading and set 

the second reading and public hearing for December 06, 2022.” 

 

Attachments:  Ordinance 2022-22 

     Agency review  

     Stringer Annexation petition and Annexation plat      
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CITY OF SALIDA, COLORADO 

ORDINANCE NO. 22 

SERIES OF 2022 

  

AN ORDINANCE OF THE CITY OF SALIDA, COLORADO ANNEXING TO THE CITY 

OF SALIDA A CERTAIN TRACT OF LAND IN UNINCORPORATED CHAFFEE 

COUNTY KNOWN AS THE STRINGER ANNEXATION 

 

WHEREAS, on September 08, 2022, representatives (the “Owners”) of the Stringer 

Annexation filed a General Development Application (the “Petition”) to commence proceedings 

to annex to the City of Salida (the “City”) a certain unincorporated tract of land comprised of 0.17 

acres located at 1730 Holman Avenue, Salida, in the County of Chaffee, State of Colorado, and 

being more particularly described on Exhibit A, attached hereto and incorporated herein by 

reference (the “Property”); and 

 

 WHEREAS, pursuant to C.R.S. §31-12-108, the City Council by Resolution No. 51, Series 

of 2022 specified that the City Council would hold a hearing on the proposed annexation at its 

regular meeting on December 06, 2022, commencing at the hour of 6 p.m. in the City Council 

Chambers, 448 East First Street, Salida, Colorado; and 

 

 WHEREAS, pursuant to C.R.S. §31-12-108 to -110, the City Council on December 06, 

2022 held a duly-noticed public hearing to consider the proposed annexation; and 

 

 WHEREAS, notice of such hearing was published on October 28, 2022, November 04, 

2022, November 11, 2022,  and November 18, 2022 in The Mountain Mail newspaper; and  

 

WHEREAS, C.R.S. §31-12-105(1)(e) provides that prior to the completion of any 

annexation within a three-mile area, the municipality shall have in place a plan for that area, which 

generally describes the proposed location, character, and extent of streets, subways, bridges, 

waterways, waterfronts, parkways, playgrounds, squares, parks, aviation fields, other public ways, 

grounds, open spaces, public utilities and terminals for water, light, sanitation, transportation and 

power to be provided by the municipality and the proposed land uses for the area; and 

 

 WHEREAS, the City hereby sets forth its Findings of Fact, Determinations, and 

Conclusions with regard to annexation to the City of the Stringer Annexation; and 

 

WHEREAS, the City currently has in place a Comprehensive Plan and other long-range 

planning documents which constitute the City's annexation plan. 

 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 

SALIDA, COLORADO, THAT: 

 

1. The City incorporates the foregoing recitals as findings and determinations by the 

City Council. 
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2. The City hereby approves the annexation of Property described on Exhibit A, 

attached hereto with the following conditions of approval, and such real Property is hereby 

annexed to and made a part of the City of Salida. 

 

1. Owner shall meet the inclusionary housing requirements of Article XIII of 

Chapter 16 of the Salida Municipal Code at the time of building permit 

submittal for additional units constructed on the property. 

 

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

the property in the amounts set forth pursuant to the Salida Municipal Code, 

or as hereafter amended, namely the building plan review; water and sewer 

system development fees; and the Fair Contribution to School Sites per 

Section 16-6-140 of the Salida Municipal Code (SMC).    

 

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

the time of issuance of a building permit for new residential units 

constructed on the property. 

 

3. Within ten (10) days after final publication of this Ordinance, the City Clerk of the 

City of Salida, Colorado, on behalf of the City shall: 

 

A. File one (1) copy of the Annexation Plat and the original of this Annexation 

Ordinance in the office of the City Clerk of the City of Salida, Colorado; 

 

B. File for recording three (3) certified copies of this Annexation Ordinance and 

three (3) copies of the Annexation Plat, containing a legal description of the 

annexation parcel, with the County Clerk and Recorder of Chaffee County, 

Colorado, with directions to the Chaffee County Clerk and Recorder to file one 

certified copy of this Annexation Ordinance and one copy of the Annexation 

Map with the Division of Local Government of the Department of Local Affairs 

of the State of Colorado and one certified copy of this Annexation Ordinance 

and one copy of the Annexation Map with the Colorado Department of 

Revenue; and 

 

C. File one certified copy of this Annexation Ordinance and one copy of the 

Annexation Map in the office of the County Assessor of Chaffee County, 

Colorado. 
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INTRODUCED ON FIRST READING, on November 15, 2022, ADOPTED and set for 

second reading and public hearing on the 6th day of December, 2022. 

 

CITY OF SALIDA, COLORADO 

 

 

  

Dan Shore, Mayor 

 [SEAL] 

 

 

ATTEST: 

 

 

  

City Clerk/Deputy Clerk 

 

 

 

PUBLISHED IN FULL in the Mountain Mail after First Reading on the _____ day of 

__________, 2022, and BY TITLE ONLY, after final adoption on the ____day of __________, 

2022. 

 

  

City Clerk/Deputy City Clerk 
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EXHIBIT A 

 

PART OF THE NORTHWEST QUARTER OF THE SOUTHEAST QUARTER [NW1/4 SE1/4) 

OF SECTION 6, TOWNSHIP 49 NORTH, RANGE 9  

EAST OF THE NEW MEXICO PRINCIPAL MERIDIAN, CHAFFEE COUNTY, 

COLORADO, DESCRIBED AS FOLLOWS, TO-WIT:  

BEGINNING AT A POINT ON THE EAST LINE OF THE NW l/4 SE l/4, A DISTANCE OF 

496 FEET NORTHERLY FROM THE SOUTHEAST  

CORNER OF THE SAID NW l/4 SE l/4;  

THENCE NORTH 88°51' WEST 150 FEET;  

THENCE NORTH 1°09' EAST 50 FEET;  

THENCE SOUTH 88°51' WEST 150 FEET TO THE SAID EAST LINE OF THE NW1/4 

SE1/4;  

THENCE SOUTH 1°09' WEST 50 FEET TO THE POINT OF BEGINNING.  

 

ALSO DESCRIBED AS:  

A TRACT OF THE NORTHWEST QUARTER OF THE SOUTHEAST QUARTER (NW1/4 

SE1/4) OF SECTION 6, TOWNSHIP 49 NORTH, RANGE 9  

EAST OF THE NEW MEXICO PRINCIPAL MERIDIAN, CHAFFEE COUNTY, 

COLORADO,  

 

DESCRIBED AS FOLLOWS:  

COMMENCING AT THE SOUTHEAST CORNER OF THE SAID NWl/4 SE1/4;  

THENCE NORTH 0°51'O7' WEST 68.4 FEET TO A BRASS CAPPED HIGHWAY RIGHT-

OF-WAY MARKER;  

THENCE CONTINUING NORTH 0°51'O7" WEST ALONG THE CORPORATE 

BOUNDARY OF THE CITY OF SALIDA, 427.6 FEET TO THE POINT  

OF BEGINNING OF THE TRACT HEREIN DESCRIBED;  

THENCE SOUTH 89°20'45" WEST 150.23 FEET;  

THENCE NORTH 50.0 FEET;  

THENCE NORTH 89°20' 44" EAST 149.49 FEET;  

THENCE SOUTH 0°51.7' EAST 50.0 FEET TO THE POINT OF BEGINNING.  

DIRECTIONS ARE BASED ON A BEARING OF SOUTH 89'40'28" WEST FOR THE 

CENTERLINE OF U.S. HIGHWAY NO. 50.  

 

TOGETHER WITH ONE-HALF OF THE WELL RIGHTS IN THE MCGOWAN WELL NO. 1 

(DRILLED MARCH 15, 1956), STATE ENGINEERS WELL  

NO. 86046, FILED FEBRUARY 28, 1973 IN THE DISTRICT COURT FOR WATER 

DIVISION NO. 2, STATE OF COLORADO, CASE NO. W-1359.  

ALSO TOGETHER WITH AN EASEMENT ACROSS PROPERTY KNOWN AS 1724 

HOLMAN AVENUE, SALIDA, CHAFFEE COUNTY, COLORADO,  

LYING NORTH OF PROPERTY DESCRIBED ABOVE, FOR THE JOINT USE OF SAID 

WELL, TOGETHER WITH ALL WELL EQUIPMENT, TO INCLUDE, BUT NOT LIMITED 
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TO PUMPS, WATER AND ELECTRIC LINES AND SHALL PROVIDE FOR THE RIGHT 

OF MAINTENANCE, REPAIR AND REPLACEMENT OF SAID EQUIPMENT. 

 

Also known by the following address:   

1730 Holman Avenue, Salida, CO 81201 

And assessor’s schedule or parcel number:  380706400111 
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10/18/22, 3:48 PM City of Salida Mail - Agency Review - 1730 Holman Ave. - Annexation and Zoning

https://mail.google.com/mail/u/0/?ik=0f9c7934ed&view=pt&search=all&permmsgid=msg-f%3A1747046614952132041&simpl=msg-f%3A17470466149… 1/1

Franco Palumbo <franco.palumbo@cityofsalida.com>

Agency Review - 1730 Holman Ave. - Annexation and Zoning 

Miles Cottom <mcottom@chaffeecounty.org> Tue, Oct 18, 2022 at 11:17 AM
To: franco.palumbo@cityofsalida.com

Hey Franco,

Chaffee County Planning & Zoning does not have any comments or concerns about this proposed annexation/zoning
application. 

Thank you, 

--

 

Miles W. Cottom

Planning Director / 

Assistant County Attorney

Chaffee County Government

Phone: 719-221-3475

mcottom@chaffeecounty.org

www.chaffeecounty.org

 

Business Hours: Please note that the standard business hours for Chaffee County Government are Monday - Thursday,
7:30am - 5:30pm.

Confidentiality Note: This email is intended only for the person or entity to which it is addressed and may contain
information that is privileged, confidential, or otherwise protected from disclosure.
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10/6/22, 12:11 PM City of Salida Mail - Agency Review - 1730 Holman Ave. - Annexation and Zoning

https://mail.google.com/mail/u/0/?ik=0f9c7934ed&view=pt&search=all&permmsgid=msg-f%3A1745950699244099802&simpl=msg-f%3A17459506992… 1/1

Franco Palumbo <franco.palumbo@cityofsalida.com>

Agency Review - 1730 Holman Ave. - Annexation and Zoning 

Russ Johnson <rjohnson@salidapolice.com> Thu, Oct 6, 2022 at 8:58 AM
To: Franco Palumbo <franco.palumbo@cityofsalida.com>

No issues from PD at this time.

 

Thanks,

 

[Quoted text hidden]

- 146 -

Item 9.



11/3/22, 10:37 AM City of Salida Mail - Agency Review - 1730 Holman Ave. - Annexation and Zoning

https://mail.google.com/mail/u/0/?ik=0f9c7934ed&view=pt&search=all&permmsgid=msg-f%3A1748421361698209863&simpl=msg-f%3A17484213616… 1/2

Franco Palumbo <franco.palumbo@cityofsalida.com>

Agency Review - 1730 Holman Ave. - Annexation and Zoning 

David Lady <david.lady@cityofsalida.com> Wed, Nov 2, 2022 at 3:29 PM
To: Franco Palumbo <franco.palumbo@cityofsalida.com>

No concerns.

 

Note: Coordinate necessary permits and service line installa�ons with Public Works.

 

 

From: Franco Palumbo [mailto:franco.palumbo@cityofsalida.com]  
Sent: Wednesday, November 2, 2022 12:04 PM 
To: David Lady <david.lady@cityofsalida.com> 
Subject: Re: Agency Review - 1730 Holman Ave. - Annexa�on and Zoning

 

David,

 

I never received any agency review for this. 

I need this by tomorrow. This needs to go into my packet for next planning commission meeting. 

 

On Wed, Oct 5, 2022 at 3:39 PM Franco Palumbo <franco.palumbo@cityofsalida.com> wrote:

David,

Please see the attached, an agency review needed for an annexation and zoning request for 1730 Holman Ave. 

If you have any questions or comments please let me know.

Review comments are needed by October 24th. 

Thanks!
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11/3/22, 10:37 AM City of Salida Mail - Agency Review - 1730 Holman Ave. - Annexation and Zoning

https://mail.google.com/mail/u/0/?ik=0f9c7934ed&view=pt&search=all&permmsgid=msg-f%3A1748421361698209863&simpl=msg-f%3A17484213616… 2/2

--

Franco Palumbo

Planning Technician

ph: (719) 530.2638

 

--

Franco Palumbo

Planning Technician

ph: (719) 530.2638
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10/18/22, 4:16 PM City of Salida Mail - Agency Review - 1730 Holman Ave. - Annexation and Zoning

https://mail.google.com/mail/u/0/?ik=0f9c7934ed&view=pt&search=all&permmsgid=msg-f%3A1747064790283300718&simpl=msg-f%3A17470647902… 1/1

Franco Palumbo <franco.palumbo@cityofsalida.com>

Agency Review - 1730 Holman Ave. - Annexation and Zoning 

Renee Thonhoff <renee.thonhoff@cityofsalida.com> Tue, Oct 18, 2022 at 4:06 PM
To: Franco Palumbo <franco.palumbo@cityofsalida.com>

Good afternoon Franco, 

The system development fees required for 1730 Holman Avenue are as follows, water $8,512, high zone fee
$1,936, sewer $5,206, meter $352 for a total of $16,006. Please let me know if you have any questions or
concerns.

Thank you,

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, Oct 5, 2022 at 3:38 PM Franco Palumbo <franco.palumbo@cityofsalida.com> wrote: 
[Quoted text hidden]
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CITY COUNCIL ACTION FORM 
DEPARTMENT 
Planning  

PRESENTED BY 
Franco Palumbo - Planning Technician 

DATE 
November 15, 2022 

 

1 

 

ITEM 

Ordinance 2022-23:  First reading and setting a public hearing on proposed zoning of Commercial 

District (C-1) for the Stringer Annexation. 
 

BACKGROUND 
The applicants, Paul and Rebecca Stringer, submitted an application to zone the Stringer 

Annexation site located at 1730 Holman Avenue as Commercial District (C-1).  The request was 

heard by the Planning Commission on November 08, 2022 and the Commission recommended 

approval of the request.   

 

SURROUNDING LAND USE AND ZONING:  The site is currently zoned RES (Residential Zone 

District) in Chaffee County.  The property immediately to the north remains in Chaffee County and is 

also zoned RES.  The properties to the south and west are within the city limits and are zoned 

Commercial District (C-1).  Directly across Holman Avenue is Centennial Park, with a zoning 

designation of Commercial District (C-1). Properties going north along Holman Avenue are a mix of 

Commercial District (C-1) and Medium Density Residential District (R-2).     
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CITY COUNCIL ACTION FORM 
DEPARTMENT 
Planning  

PRESENTED BY 
Franco Palumbo - Planning Technician 

DATE 
November 15, 2022 

 

2 

 

REVIEW STANDARDS FOR MAP AMENDMENTS (Section 16-4-210): 

 

1. Consistent with Comprehensive Plan. 

The proposed amendment shall be 

consistent with the Comprehensive Plan. 

 

 The property in close proximity to the 
Highway 50 corridor and situated 
along one of five (5) total collector 
streets identified in The 
Comprehensive Plan.  
 

 The zoning of C-1 would be consistent 
with the zoning found in the adjacent 
parcels to the south and west, this 
would continue the regular pattern of 
zone district application.   

 

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

the purpose of the zone district to which the property is to be designated. 

  

 Per the land use code, the purpose of the Commercial (C-1) zone district is to provide for 
commercial and service businesses in a pattern that allows ease of access by both vehicles 
and pedestrians. Typically, residential uses are administrative reviews within a C-1 zone 
district. Areas designated Commercial (C-1) are located primarily along the City's main 
entrance corridors. 

  

 The parcel being annexed has a single-family residence.  The applicants have indicated that 
there are no plans for future development on the property.  

 
 Staff supports the request to zone the subject property as Commercial District (C-1). 
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CITY COUNCIL ACTION FORM 
DEPARTMENT 
Planning  

PRESENTED BY 
Franco Palumbo - Planning Technician 

DATE 
November 15, 2022 

 

3 

 

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

proposed amendment shall be compatible with surrounding zone districts, land uses and 

neighborhood character. 

 

 The zoning classification of High Density (R-3) is consistent and compatible with the zoning of 

the adjoining Angel View property and properties to the east of the property. 

 

4. Changed Conditions or Errors.  The applicant shall demonstrate that conditions affecting the 

subject parcel or the surrounding neighborhood have changed, or that due to incorrect 

assumptions or conclusions about the property, one (1) or more errors in the boundaries shown 

on the Official Zoning Map have occurred. 

 

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

PLANNING COMMISSION RECOMMENDATION  

A public hearing with the Planning Commission was held November 08, 2022 and the Commission 

recommended Council approve the proposed zoning of the site as Commercial District (C-1). 
 

STAFF RECOMMENDATION 

Staff recommends approval of the proposed zoning of the Stringer Annexation site as Commercial 

District (C-1). 

 

SUGGESTED MOTION 
A council person should make the motion to “approve Ordinance 2022-23 on first reading and set 

the second reading and public hearing for December 06, 2022.” 

 

 

Attachment:   Ordinance 2022-23 

    Application materials 
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CITY OF SALIDA, COLORADO 

ORDINANCE NO. 23  

SERIES OF 2022 

  

 

AN ORDINANCE OF THE CITY OF SALIDA, COLORADO, ZONING CERTAIN REAL 

PROPERTY KNOWN AS THE STRINGER ANNEXATION AS COMMERCIAL (C-1) 

ZONE DISTRICT 

 

WHEREAS, on September 08, 2022, representatives (the “Owners”), of Stringer 

Annexation filed a General Development Application (the “Petition”) to commence proceedings 

to annex to the City of Salida (the “City”) a certain unincorporated tract of land comprised of 0.17 

acre located at 1730 Holman Avenue, Salida, in the County of Chaffee, State of Colorado, and 

being more particularly described on Exhibit A, attached hereto and incorporated herein by 

reference (the “Property”); and 

 

 WHEREAS, by Ordinance No.22, Series of 2022 the City of Salida annexed the Stringer 

Annexation to the City; and 

 

 WHEREAS, Petitioner has filed an application to zone the Property within the 

Commercial (C-1) zone district, and on November 08, 2022 the City of Salida Planning 

Commission considered the zoning application for the Property at a duly noticed public hearing 

and recommended that the City Council zone it as Commercial (C-1); and 

 

WHEREAS, as required by the Salida Municipal Code, the public hearing on the zoning 

application for the Stringer Annexation will be held on December 06, 2022 at a regularly scheduled 

meeting of the Salida City Council. 

 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 

SALIDA, COLORADO, THAT: 

 

 1. The aforementioned recitals are hereby fully incorporated herein.   

 

2. The Property described on Exhibit A is hereby zoned Commercial District (C-1). 

 

3. Promptly following adoption of this Ordinance, the City Administrator shall cause 

the terms of this Ordinance to be incorporated into the Official Zoning Map of the City pursuant 

to Section 16-4-210 of the Salida Municipal Code.  The signed original copy of the Zoning Map 

shall be filed with the City Clerk.  The Clerk shall also record a certified copy of this Ordinance 

with the Chaffee County Clerk and Recorder.  The City staff is further directed to comply with all 

provisions of the Salida Land Use Regulations, SMC §16-1-10, et seq., to implement the 

provisions of this Ordinance. 
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INTRODUCED ON FIRST READING, on November 15, 2022, ADOPTED and set for second 

reading and public hearing on the 6th day of December, 2022. 

 

 

  

 

 

CITY OF SALIDA, COLORADO 

 

 

  

Dan Shore, Mayor 

 

 [SEAL] 

 

 

ATTEST: 

 

 

  

City Clerk/Deputy Clerk 

 

 

 

 

 

PUBLISHED IN FULL in the Mountain Mail after First Reading on the _____ day of 

__________, 2022, and BY TITLE ONLY, after final adoption on the ____day of __________, 

2022. 

 

 

  

City Clerk/Deputy City Clerk 
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EXHIBIT A 

 

PART OF THE NORTHWEST QUARTER OF THE SOUTHEAST QUARTER [NW1/4 SE1/4) 

OF SECTION 6, TOWNSHIP 49 NORTH, RANGE 9  

EAST OF THE NEW MEXICO PRINCIPAL MERIDIAN, CHAFFEE COUNTY, 

COLORADO, DESCRIBED AS FOLLOWS, TO-WIT:  

BEGINNING AT A POINT ON THE EAST LINE OF THE NW l/4 SE l/4, A DISTANCE OF 

496 FEET NORTHERLY FROM THE SOUTHEAST  

CORNER OF THE SAID NW l/4 SE l/4;  

THENCE NORTH 88°51' WEST 150 FEET;  

THENCE NORTH 1°09' EAST 50 FEET;  

THENCE SOUTH 88°51' WEST 150 FEET TO THE SAID EAST LINE OF THE NW1/4 

SE1/4;  

THENCE SOUTH 1°09' WEST 50 FEET TO THE POINT OF BEGINNING.  

 

ALSO DESCRIBED AS:  

A TRACT OF THE NORTHWEST QUARTER OF THE SOUTHEAST QUARTER (NW1/4 

SE1/4) OF SECTION 6, TOWNSHIP 49 NORTH, RANGE 9  

EAST OF THE NEW MEXICO PRINCIPAL MERIDIAN, CHAFFEE COUNTY, 

COLORADO,  

 

DESCRIBED AS FOLLOWS:  

COMMENCING AT THE SOUTHEAST CORNER OF THE SAID NWl/4 SE1/4;  

THENCE NORTH 0°51'O7' WEST 68.4 FEET TO A BRASS CAPPED HIGHWAY RIGHT-

OF-WAY MARKER;  

THENCE CONTINUING NORTH 0°51'O7" WEST ALONG THE CORPORATE 

BOUNDARY OF THE CITY OF SALIDA, 427.6 FEET TO THE POINT  

OF BEGINNING OF THE TRACT HEREIN DESCRIBED;  

THENCE SOUTH 89°20'45" WEST 150.23 FEET;  

THENCE NORTH 50.0 FEET;  

THENCE NORTH 89°20' 44" EAST 149.49 FEET;  

THENCE SOUTH 0°51.7' EAST 50.0 FEET TO THE POINT OF BEGINNING.  

DIRECTIONS ARE BASED ON A BEARING OF SOUTH 89'40'28" WEST FOR THE 

CENTERLINE OF U.S. HIGHWAY NO. 50.  

 

TOGETHER WITH ONE-HALF OF THE WELL RIGHTS IN THE MCGOWAN WELL NO. 1 

(DRILLED MARCH 15, 1956), STATE ENGINEERS WELL  

NO. 86046, FILED FEBRUARY 28, 1973 IN THE DISTRICT COURT FOR WATER 

DIVISION NO. 2, STATE OF COLORADO, CASE NO. W-1359.  

ALSO TOGETHER WITH AN EASEMENT ACROSS PROPERTY KNOWN AS 1724 

HOLMAN AVENUE, SALIDA, CHAFFEE COUNTY, COLORADO,  

LYING NORTH OF PROPERTY DESCRIBED ABOVE, FOR THE JOINT USE OF SAID 

WELL, TOGETHER WITH ALL WELL EQUIPMENT, TO INCLUDE, BUT NOT LIMITED 

TO PUMPS, WATER AND ELECTRIC LINES AND SHALL PROVIDE FOR THE RIGHT 

OF MAINTENANCE, REPAIR AND REPLACEMENT OF SAID EQUIPMENT. 
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Also known by the following address:   

1730 Holman Avenue, Salida, CO 81201 

And assessor’s schedule or parcel number:  380706400111 

 

- 164 -

Item 10.



- 165 -

Item 10.



- 166 -

Item 10.



 

NOVEMBER 2022 STAFF REPORTS 
 

 

Police Department – 
 No Report.   

 

 

Finance Department – 
 No Report. 

 

 
Community Development Department – 

 As of November 9th, we've seen 161 total building permits, inc. a total of 112 new residential units. 

At the same time last year, we had reviewed 227 permits with 170 total new residential units. In 

2020, we had reviewed 139 permits with 61 total new residential units.   

 Two of the five City-owned RVs have been vacated and stored for the winter (with expectations to 

bring them out next spring). The other three are being moved to other sites within the RV Park and 

will likely remain occupied by three households throughout the winter. They are going to be "skirted" 

for additional insulation and heat.    

 Work on the land use code update continues and the current focus is on creating a future land use 

map (FLUM), which will serve as an addendum to the Comprehensive Plan and will help direct 

future policy decisions on zoning. Clarion & Associates will hold their first public outreach event on 

the FLUM at the Steamplant Ballroom on Wednesday, November 9th from approximately 5:30-

7:30PM. Staff and Clarion held a work session with Planning Commission and the LUC Update 

Committee at the Sept. 26th PC meeting to bring everyone up to speed. 

 We are in the process of interviewing and selecting a consultant for the South Arkansas River Sub-

Area (SARSA, aka City-owned Vandaveer PD property) master plan process. Interviews are the 

week of the 14th with selection anticipated next week.  

 CD staff is looking forward to/crossing our fingers for a bit of a slowdown as we go into the holidays, 

so we can all catch our breath :)  

 Everyone have a Happy Thanksgiving! 

 

 

Parks and Recreation Department – 
 No Report. 
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Public Works Department – 
 See Attached. 

 

 

 

Arts and Culture Department – 
 The exhibit from local artist Padgett McFeely debuted in the Paquette Gallery with a reception held 

during the monthly Creative Mixer, which was attended by (60) people. 

 Two entertainment events took center stage featuring Scottish musicians Old Blind Dogs and the 

Salida Freakshow by the Monarch Madams respectively. The events were attended by a total of 

(514) people. 

 The Fall Makers’ Market and Chamber of Commerce’s Whiskey on the Rocks events put the talents 

of the creative communities on display during the month. The event attendance for all events was 

(150). 

 In addition to the last of the weddings, several civic and non-profit groups activated venue spaces 

throughout the month making second busiest month for event & meetings on record for the year. 

Some of those groups included Colorado Sierra Club, Chaffee County Women Who Care, Monarch 

Mountain and Colorado Health Care Council. 

 TOTAL GUESTS Attending (47) Events/Meetings for September = 2,142 

o Number of free arts and culture events/no admission = 3 

o Number of attendees at free events = 112 

o Number of events paying rental fees = 35 

o Number of entities using the facilities = 32 

 

 

Fire Department – 
 A-shift had a CPR/AED save of a 37 y/o male in cardiac arrest. 

 C-Shift had a quick knockdown of a fire in a kitchen at the Silver Ridge Lodge. 

 Asst. Chief Rohrich and Captain Parks attended the Leadership Challenge in Keystone recently. 

Asst. Chief Rohrich completed her Executive Fire Officer Certification. 

 With the colder temperatures, we are investigating a lot of smoke reports which are typically 

warming fires at homeless encampments. 

 Call volume is down 4% compared to this time last year. 

 

 

Clerk’s Office – 
 Municipal Court 

o Monitoring the Default Judgments for Parking tickets and helping defendants pay their fines 

o Updating forms to ensure state and federal compliance (such as sealing records form and 

advisement forms) 

 Special Events  

o Supporting event organizers obtain the proper permitting for liquor  

o Participating in early meetings with FIBArk to prepare for 2023 FIBArk 
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 Short Term Rentals  

o Working with Residential short term rental license holders with the online software  

o Presenting at a Realtor association about our short term rental rules and policies 

o Working on updating our short term rental software to be in compliance with local 

ordinances pending ballot measures being approved  

 Liquor 

o Successfully completed two liquor license transfers this month 

 2022 General Election 

o Visited County Voting sites to watch the process and learn how voting machines operate, 

signatures verified, and ballots tallied 

 CIRSA 

o Clerks took CIRSA trainings to comply with their requirements for the audit. 

 Ward Map Updates 

o Started working with Planning, Assistant City Administrator, and City Attorney to develop a 

timeline and process for a Ward Map Update 

 2023 Fee Schedule 

o Starting to gather 2023 Fee Schedules from various departments for a Resolution in 

December 
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Public Works Department Report 

November2022 

 

Planning/Engineering/Construction 

 Planning and Construction 

Streets 

 Oak Street Reconstruction and US-50 SRTS plans submitted to CDOT for review 
 Met with CDOT to review post submittal FIR comments  
 Met with CDOT engineers regarding 291 west entry design scoping 
 Poncha Blvd design underway 
 2022 Street Reconstruction:  

o 12th Street complete with punchlist items remaining 
o 10th Street (D to F) complete with punchlist items remaining 
o 10th Street west of F St. TBD based on weather. 1 block at a time 

 2022 Concrete Maintenance: additional work completed on 1st St. 
 2022 Asphalt Maintenance Project: complete 

 
Utilities 

 2022 Sewer Reconstruction: complete 
 Pasquale WTP Project: Construction of concrete clear well underway (see pic) 
 Harrington ditch piping: Survey and due diligence underway 
 Poncha Trunk line: Design underway along with updates to planning docs 

 Other CIP Items:  
 Caboose and parts transported to Silverton for restoration 

 
Operations 
 

 Streets   
 Thermoplastic markings for ADA/bike sharrows/crosswalks 

 Storm sewer maintenance and jetting to remove sediment   

 Assist with multi-use facility office addition 

 
 Utilities 

Field Utilities 
 Multiple water service repairs due to leaks 

 Smart meter upgrades (dealing with some supply chain issues) 

 Inspection and new development assistance 

 

Water Treatment 

 Routine items  

 Involvement with WTP Pasquale Improvement Project 

Wastewater Treatment 

 Work with consultant and director on process control data collection  

 Additional testing for compliance and plant operational trending 
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Figure 1 - 10th and New St Reconstruction 

 

Figure 2 - Pasquale Springs WTP Reconstruction 
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CHAFFEE COUNTY 
DEVELOPMENT SERVICES DEPARTMENT 

104 Crestone Ave., Room 125 

P.O. Box 699 

Salida, Colorado 81201 

(719) 539-2124    FAX:  (719) 530-9208 

bdepartment@chaffeecounty.org 

 

November 14, 2022 Board of County Commissioners Work Session Report 
and Activity Update 

I.  Building Inspection: 
A. Building Permit Activity 

 Permits issued in September:  2022: 327 (BMEP only) 
                                        2021: 358 (BMEP only) 
* BMEP = Building, Mechanical, Electrical, & Plumbing permits 

 Total Revenue collected in September:  2022: $165,924.10  
                                                          2021: $192,801.57 

 Total Revenue collected year-to-date:  2022: $1,432,306.90 
                    2021: $1,636,945.32 
% of Total budgeted revenue collected year to date:92.41% ($1.55 M) 

 SFDs issued in September:   2022: 13 

       2021: 37 
Chaffee: 12     BV: 0     Poncha:  1    Salida: 0 

 2022 year-to-date permit totals: 
Chaffee County   1,648  101 SFDs 
Buena Vista:    400  16 SFDs 
Poncha Springs:   551  75 SFDs 
Salida :    818  47 SFDs 
Total Number of Permits Issued: 3,075  *292 SFDs 

 2021 year-to-date permit totals:  
Chaffee County:   1,641  121 SFDs 
Buena Vista:    411  48 SFDs 
Poncha Springs:   439  61 SFDs 
Salida :    1006  62 SFDs 

      3,497  *292 SFDs 
*SFDs include only new detached single-family dwellings and do not include duplexes, ADUs, 

townhouses, apartment units etc. 

 
B. OWTS Permit Activity 

 OWTS Permits issued in October: 2022: 13 (New)  1 (Licenses) 
2021: 21 (New)   4 (Licenses) 

 OWTS Revenue collected in October: 2022: $5,949.00 

2021: $10,000.00 
 OWTS Revenue Year-to-Date:  2022: $54,775.00 

2021: $72,016.00 
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C. New Commercial Projects 
   Chaffee County:  

 101 Tailwinds Drive Bldg 5: A permit was issued for a new 
ministorage building at this location.  

 13253 Midland Way Bldg A & B: Permits were issued for two new 
buildings at this location.      

 
      Salida:  

 123 G. Street: Permits were issued to covert a portion of this building 
to residential.   

 
Buena Vista:  

 418 E. Main Street: A permit was issued for a new building for the 
Buena Viking Restaurant with residential apartments above. 

 420/426 E. Main Street: A permit was issued for a new building for 
CKS with residential apartments above.    

 
D. Inspection Totals 

 We performed 1,307 field inspections in the month of September.  YTD 
we have performed 10,966 field inspections.   

 We issued 61 certificates of occupancy in September. 
 

E. Personnel Update 

 Rachael Vandyke took and passed the ICC Accessibility Inspector/ 
Plans Examiner Exam last month.  This is her 13th ICC certification. 

 I attended and completed the Rocky Mountain Leadership Program 
through the CU School of Public Affairs in Breckenridge October 22 – 
26.  There were many valuable things I took away from participating in 
this program one of which was the Emergenetics Profile.  This analytical 
tool assesses the preferences of how one prefers to think or process 
information.  This tool has four quadrants including Analytical, 
Conceptual, Structural, and Social.  My results are attached.  I think this 
would be a good tool to use more broadly with county department heads 
and perhaps within some departments as well.  This tool helps people 
better understand their coworkers, how they think, and how to better 
relate to one another.  A score of 25% or higher indicates a thinking 
preference.  My results indicate that I am 75% analytical, 10% 
conceptual, 10% structural, and 4% social.  Of course, with my extreme 
analytical preference, I asked why they did not total 100%.  Upon asking 
the question, the instructor accurately guessed that I had a strong 
analytical preference.  The tool assigned me the motto, “In God we trust.  
All others must bring data.” The tool is amazing accurate.    

 
F. Enforcement Actions 

 The court finally granted our motion for default judgement and permanent 
injunction for 156 Singletree.  This is the property that pulled a permit to 
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build a house but did not call for any inspections beyond the foundation 
and was occupying the house.  The owner is still currently living in the 
property without a CO.  The property is accumulating fines now.  Is there 
any further action the BoCC would like to take for this property?  

 

G. New LUC Regulations 
 I was contacted by a property owner going through the STR licensing 

process asking for me to issue a CO for a house built in 1955 because 
the planning department would not issue a STR license without a CO.  I 
took a look at the STR regulations recently approved by the BoCC and 
found that LUC 7.8.34.H(2) now requires a CO in order for an STR 
license to be issued.  The problem with this new regulation is there are 
many buildings throughout the county that do not have COs as they were 
built prior to the existence of the building department.  The building code 
requires COs to be issued after inspection of the property and the 
building is in compliance with the current codes.  The person who 
contacted me owned a building constructed in 1955 which will not meet 
the current codes and, as such, cannot be issued a CO under the current 
code.  This new provision of the code will preclude the issuance of a 
STR license for all structures constructed prior to the mid-1970s and 
buildings that never received a final inspection by the building 
department.  The BoCC should be aware of this consequence of this 
new LUC requirement.  

 I was contacted by Ken Matthews regarding the regulations for building 
an ADU.  I asked Greg Laudenslager if new ADU regulations had been 
passed.  He informed me that they had and sent me a copy of them 
which I forwarded to Mr. Matthews.  I also read through the new ADU 
regulations and noticed that LUC Section 7.8.1.C now requires ADUs to 
meet the density of the underlying zoning district.  This is a significant 
change that has never been a requirement in the county in the past 
(except for properties with multiple ADUs).  I believe this will eliminate 
the vast majority of properties in the county from being able to build an 
ADU on their property.  For instance, if the underlying density is one 
house per two acres, under this new requirement, a property would need 
to be four acres in order to build an ADU.  I believe this will significantly 
limit construction ADUs and this potential affordable housing option.  
The BoCC should be aware of this consequence of this new 
requirement.       
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