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PLANNING COMMISSION STAFF REPORT 

    
   

MEETING DATE: June 22, 2020 
 
AGENDA ITEM TITLE: 1. Recommendation on Confluent Park Subdivision – Major Impact 

Review 
 
AGENDA SECTION: Public Hearing             
       
  
REQUEST / BACKGROUND:  
The applicant is requesting the Planning Commission recommend the City Council approve the 
Confluent Park Major Subdivision for a 16.3 acre parcel located at the northeast corner of Highway 
50 and Vandaveer Ranch Road.  The proposed subdivision consists of 39 lots.  The site is zoned 
Planned Development with the underlying districts of Residential Mixed Use (RMU), High Density 
Residential (R-3) and Commercial (C-1).   
 
Applicants:  Confluent Park Salida, LLC as represented by Bill Hussey of Crabtree Group. 
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Lots 39 and 1 were previously created through the Minor Subdivision (Attachment 2) which was 
recommended for approval by the Planning Commission on January 7, 2020 and finally adopted by 
the City Council on January 21, 2020.  The subdivision was approved in two steps to facilitate 
acquisition of Lot 1 for the Low Income Housing Tax Credit project by Commonwealth 
Development.  Lot 39 was dedicated to the City for a park site. 
 
The zoning for the site is a modification of the previous Vandaveer Ranch Planned Development 
with the underlying zoning as shown below.  The development plan allowed some variations to the 
dimensional requirements of the underlying districts and approval processes.   
 

 
 
The proposed major subdivision is almost identical to what was presented with the Planned 
Development.  The only changes were very minor movement to lot lines in the RMU site to 
accommodate some required changes to the right-of-way for Trenton Street.  The development plan 
is attached as Exhibit A. 
 
MAJOR SUBDIVISION: 
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: 
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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 Confluent Park Planned Development and other applicable standards of the 
Land Use and Development Code. 

3. Improvements. Besides the new interior streets, the applicant will be improving the south side of 
the new Confluence Drive, located on the north side of the subdivision.  Condition #8 of 
Ordinance 2020-01 requires a second water line connection to the subdivision from Oak Street 
prior to issuing any Certificate of Occupancies within the project.   

4. Natural Features. The site is relatively flat except for the area in the northwest portion of the site 
that is within the floodplain.  This area is approximately 10 feet below Highway 50.  There is no 
natural vegetation on the site.    

5. Floodplains.  A portion of the northeast side of the site is within the 100 year floodplain.  The 
applicant has approval to raise this portion of the site out of the floodplain through an approved 
Conditional Letter of Map Revision.  The Floodplain Administrator has approved the rough 
grading permit for the site and will ultimately have to certify pad elevations are above the flood 
elevation before building permits are issued. 

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.” Confluent Park is adjacent to Highway 50.  The lots adjacent to the 
highway are setback a minimum of 25 feet that will include a landscape buffer. 

 
7. Future Streets. The development plan for Confluent Park allowed narrower streets for Cleora 

and Chase Streets.  Condition #9 of the planned development requires the construction Cleora 
Drive and Confluent Drive shall be in the first phase.  The developer is proposing to phase the 
project from the south to the north as shown on the following page and described in 
Attachment .  Approval of a change to the phasing of the project would be an insubstantial 
change that may be approved by the Administrator.  Staff is in agreement with the phasing 
subject to two conditions: 1. Provide a temporary turn-around at the end of Cleora Road in 
Phase 1; and 2. Phase 3 will include a second point of access to the subdivision.  Preferably the 
connection would be Confluent Drive on the north side completed to connect to CR 105.  The 
developers of Confluent Park and Two Rivers Southside have been coordinating the 
construction of this shared road. 

   

8. Parks, Trails and Open Space. Through the planned development, the developer dedicated 1.25 
acres (Lot 39) to be developed for a public park.  The PD also stipulated that park fees in lieu 
($3,000 per unit) will be collected with the construction of homes on Lots 13-38.  Many trails 
and trail connections were required with the project.  They include along Highway 50; on the 
north side of Lot 12; between Lots 6 and 7; on the west side of Lot 38 and a connection 
between the adjacent Judd 33-unit project (6906 LLC) and the future park.   
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9. Common Recreation Facilities.  “Where a development is proposed to contain common 

recreation facilities, such facilities shall be located within the development so as to be easily 
accessible to the residents and to least interfere with neighboring developments.”  In this case 
the common amenity will be the centrally located park (Lot 39) owned and maintained by Salida. 

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

location of the proposed subdivision and to the type of development contemplated.  Where 
appropriate, lots shall be laid out to respect the existing City pattern.  Blocks generally shall not 
be less than three hundred (300) feet nor more than one thousand two hundred (1,200) feet in 
length.”  The proposed blocks meet the above standard (Attachment 1).   

 
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.  In 
addition the planned development included design guidelines for the design of structures in the 
project (see Attachment 3: Ordinance 2020-01). 

12. Codes. The subdivision will comply with all applicable City building, fire and safety codes for the 
proposed development.  
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13. Inclusionary Housing.  The developer has met the inclusionary housing requirement by deed 

restricting Lot 1 for up to 60 affordable units.  Last May Commonwealth Development 
received approval from the Colorado Housing Finance Authority for Low Income Housing 
Tax Credits worth approximately $1.2 million to build 48 units on the site.  The units will be 
affordable for households earning 30-50% of the Area Median Income. 

  
 
RESPONSE FROM REFERRAL DEPARTMENTS AND AGENCIES:   
• Salida Fire Department:  Kathy Rohrich, Fire Inspector, reviewed the subdivision and has no 

comments. 
 
• Salida Police Department: Chief Russ Johnson stated he has no concerns with the subdivision. 
 
• Chaffee County Development Services Department:  Dan Swallow, Development Services 

Director: “No concerns at this time.” 
 

• 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 few changes to the plans 
and plat as outlined in his June 9, 2020 memo (Attachment 5).   

 
• Salida Finance Department:  According to Renee Thonhoff, Staff Accountant, there are no 

existing sewer and water taps at the site.  New development will require appropriate taps, meters 
and system development fees. 

 
• Xcel Energy:  Tim Butler, Contract Agent for Right-of-Way and Permits and Sterling Waugh, 

Energy Planner, performed cursory reviews of the plat.  They had a number of questions about 
future development and recommendations for additional easements.  These issues will have to 
be worked out prior to recording the plat.   

 
• Atmos Energy.  Dan Higgins:  “This looks good to me!”   

 
• Floodplain Administrator:  Mark Rocheleau, PE is employed by JVA Consulting Engineers and 

is the city’s Flood Plain Administrator.  He has reviewed the rough grading for the site and will 
approve base flood elevations and finished floor elevations for each unit. 

 
• 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 Planning Commission recommend the Council approve the application, 
subject to the conditions listed below. 
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RECOMMENDED MOTION: 
“I make a motion to recommend to the City Council approval of the Confluent Park Major 
Subdivision, subject to the following conditions: 
 
1. Make corrections to the improvement plans as outlined by the Public Works Director 

(Attachment 5). 
2. Developer to provide stamped grading plan showing building envelopes, base floodplain 

elevation and minimum floor elevations for lots within the floodplain.    
3. Add the following notes to the plat to describe the following fees prior to recording: 

a. Open space fees in lieu are required at the time of issuing a building permit for Lots 13-38; 
b. School site dedication fees in lieu (currently $444.66) are required at the time of issuing 

building permits for residential units within Lots 2-38. 
 

4. 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. 

5. Coordinate with Xcel Energy on appropriate public utility easements to serve the site.   
   
 
Attachments: 
1. Confluent Park Subdivision 
2. Confluent Park Minor Subdivision (approved January 21, 2020) 
3. Ordinance 2020-01 
4. Insubstantial Modification Request 
5. Public Works Review June 9, 2020 
6. Proof of Publication 
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AutoCAD SHX Text
DENOTES A RECOVERED 5/8" REBAR WITH A 1 1/2" ALUMINUM CAP STAMPED "SAN JUAN SURVEYING LS 36577".

AutoCAD SHX Text
DENOTES A RECOVERED 5/8" REBAR - CAP MISSING.

AutoCAD SHX Text
DENOTES A FIRE HYDRANT.

AutoCAD SHX Text
DENOTES A WATER SHUT-OFF VALVE

AutoCAD SHX Text
DENOTES A SANITARY SEWER MANHOLE.

AutoCAD SHX Text
DENOTES A SANITARY SEWER LINE.

AutoCAD SHX Text
DENOTES APPROXIMATE LOCATION OF A WATER LINE

AutoCAD SHX Text
DENOTES A GAS LINE, LOCATION MARKED BY OTHERS.

AutoCAD SHX Text
DENOTES A BOUNDARY LINE.

AutoCAD SHX Text
DENOTES A RIGHT-OF-WAY LINE.

AutoCAD SHX Text
DENOTES A 5/8" X 24" REBAR WITH A 1 1/2" ALUMINUM CAP STAMPED WITH LOT NUMBERS AND LS 16117 SET FOR THIS SURVEY.

AutoCAD SHX Text
M.K.H.

AutoCAD SHX Text
DRAFT

AutoCAD SHX Text
AREA (ACRES) DESCRIPTION DESCRIPTION 1.24   CITY OWNED AND MAINTAINED PARK CITY OWNED AND MAINTAINED PARK 2.92   RIGHT OF WAY RIGHT OF WAY 0.25   HOA OWNED AND MAINTAINED ACCESS/UTILITY EASEMENT HOA OWNED AND MAINTAINED ACCESS/UTILITY EASEMENT 11.89   LOTS LOTS 16.30  TOTALTOTAL
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Memorandum 
Date: June 15, 2020 

To: Glen Van Nimwegen, City of Salida Community Development Director 

From: Bill Hussey (on behalf of Confluent Park, LLC) 

Re: Insubstantial modification request to Confluent Park Planned Development 

__________________________________________________________________________________ 

Section 5, condition number 9 of the approved Confluent Park Planned Development Amendment 
Ordinance (No. 01 Series 2020) reads “The construction of Cleora Road and Confluence Drive shall be 
the first phase of road construction and shall be complete and accepted prior to issuing any Certificates 
of Occupancy within the project.” 

The PD Amendment was approved on January 21, 2020. Since that time, the global COVID‐19 pandemic 

has created economic uncertainty. In uncertain economic times, it is especially important for developers 

to have flexibility to sustain financially through fluctuations in the real estate and construction markets. 

In addition, the cost of Confluence Drive will be shared between Confluent Park and Two Rivers 

Southside. Two Rivers Southside is not proceeding on the schedule expected by Confluent Park, LLC, at 

the time of PD Amendment approval. 

Therefore, Confluent Park, LLC, hereby requests, by insubstantial modification, to strike Condition 9 of 

Section 5 of Ordinance No. 01, Series 2020. The subdivision is now proposed in three phases per the 

Confluent Park Major Subdivision Civil Engineering Plans. 
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June 9, 2020 

RE: Confluent Park Subdivision 
Plan review comments 

To: Glen VanNimwegen, Community Development Director 

Public Works has completed review of the civil engineering construction plans for the Salida 
Confluent Park Subdivision, dated May 2020. Comments are as follows: 

General Items 
1. Plat - Chase Street does not scale out to be 60-ft width at Cleora Rd. Revise to 60-ft.
2. Plat – A 10-ft public trail easement was previously requested along the north lot line

of Lot 38. The plans indicate a trail but the plat only notes a UE at this lot. Revise
accordingly.

Construction Plans 
1. The construction shall be signed and stamped for final review.  Comments are as

follows:
a. Revise solar light pole detail to reflect current XCEL standards (SH-5).
b. Additional detailing of stormwater inlet required (SH-7).
c. Additional detailing of stormwater tie-in with pan and spandrel on the east

side of Trenton Street at Cleora and Confluent are required (SH-10/11).
d. Revise stamped brick cross-walk detail to match city detail with 8-in

reinforced colored concrete (SH-4).
e. Provide 8-ft trail connection to Vandaveer Rd. w/ADA ramp.
f. Public sidewalk to be extended straight across Lot 38 to ADA ramp at

Trenton Street.
g. Provide w/s crossings in profiles where relevant.
h. It appears that the manhole 6+72 may conflict with the stamped brick

crosswalk. Shift as necessary.
i. Additional detailing of manhole tie-in ‘Structure – 1’ required. Match top of

existing pipe or higher for proposed invert calculation (SH-17).
j. Provide note on meter pit detail that setter shall be set 30-in below lid (SH-

20).
k. Provide plan view detailing with future asphalt street section at PRV location.

Coordinated with public works during design. Shade aerial back to be lighter
(SH-25). Include plan sheet detail of PRV.
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It is requested that the comments be addressed and resubmitted for review. After approval 
of a SIA, Owner to coordinate product submittals and preconstruction meeting with Public 
Works prior to initiation of work. 
 
Sincerely, 
 

 
David Lady, P.E. 
City of Salida 
Director of Public Works 
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