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PLANNING COMMISSION STAFF REPORT 

    
   

MEETING DATE: March 23, 2020 
 
AGENDA ITEM TITLE: Public Hearing 1. Approval of the Two Rivers Commons Minor 

Subdivision – Limited Impact Review 
 
STAFF: Glen Van Nimwegen, AICP 
 Community Development Director 
      
  
REQUEST / BACKGROUND:  
The application is for Limited Impact Review approval for a minor subdivision to re-subdivide Lots 
7-11 and 14-15 into approximately nine (9) lots of the Two Rivers Common mixed-use subdivision 
located at 116-152 Old Stage Road.  The Two Rivers Commercial Center Major Subdivision was 
reviewed by the Planning Commission on June 25, 2018 and Council approved the project on July 
17, 2018.  The site is zoned C-2, Central Business District. 
 
Applicants:  Old Stage, LLC as represented by Tom Pokorny. 
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The applicant is developing the site into a mixed-use development with retail, office and residential 
units on the second floor of some of the buildings.  A central parking lot will be provided.  The site 
is integrated into the Two Rivers Planned Development through shared alley access and open space 
with trail access.   
 
Because the site is zoned C-2, there are no dimensional standards, except primary buildings may not 
exceed 35 feet and accessory buildings may not exceed 25 feet in height.  A multi-tenant building 
(Kim’s Gym) has been constructed on Lots 12 and 13.   
 
The proposal before the Planning Commission and City Council in 2018 included a proposed site 
plan for the buildout of the development.  It included a total of 23 lots.  However the approved 
subdivision only included 15 lots with the intent to further subdivide the land as specific 
development occurs.  Larger tenants and boxes envisioned for Lots 7, 8, 9, 10 and 11 will be 
replaced by smaller lots to develop more of a Main Street ambience. 
 
The proposed changes are very much in line with the concept proposed back in the summer of 
2018.  However the subdivision code states “A resubdivisions that results in five (5) or fewer 
parcels, lots, units, sites, tracts or interests with the previously recorded subdivision is a minor 
subdivision” [Section 16-6-10 (2) (iii)].  Therefore a limited impact process requiring Planning 
Commission approval is required. 
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Site Plan Presented to Commission and Council July, 2018 
 
The proposed subdivision does not go beyond the number of lots that was approved with the above 
site plan.  The Proposed Two Rivers Commons plat reorients Lots 10 and 11 in the Existing Two 
Rivers Commons Plat; and splits Lots 7-11 and 14-15 into nine lots.  The total number of lots now 
equals only 19; less than the 23 shown above.  
 
 
 
 
 
 



Public Hearing Agenda Item 1, Pg. 4 
 

 
 
 
 
 
 

 
 
 
 

Existing Two Rivers Commons Plat 
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Proposed Two Rivers Commons Plat 
 
SUBDIVISION REVIEW STANDARDS: 
A minor subdivision requires approval by the Planning Commission.  Below are staff’s review 
comments regarding the standards for the subdivision approved in 2018 and updated in 2020: 
 
1. Comprehensive Plan. The proposed subdivision is consistent with the Comprehensive Plan that 

promotes mixed-uses and access to trails and open space. 

2. Zone District Standards. The proposed subdivision and ultimate development of the lots will 
comply with the C-2 standards and other applicable standards of the Land Use and Development 
Code. 

3. Improvements. The developer has completed the street improvements adjacent to the site and 
extended public sewer and water within dedicated easements to serve the various commercial and 
residential users.  The Public Works Director has commented new public line extensions may need 
to be made to serve Lots 8A-B and 9A-B. 

4. Natural Features. The development integrates well with natural open space of the South Arkansas 
River.  

5. Floodplains.  A portion of the south side of the site is within the 100 year floodplain.  Habitable 
space will have to remain above the flood elevation, or the floodplain will have to be reduced. 
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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.”  The Highway 50 Corridor Overlay requires additional landscaping 
and sidewalks on properties adjacent to the highway.  The applicant will be putting these 
improvements in and has increased the setback from Highway 50 over what would be required 
in the C-2 district. The site is roughly six feet below the Highway 50 frontage. 

 
7. Future Streets. There are no new public streets within the site.  

8. Parks, Trails and Open Space. As mentioned above, the applicant has integrated the trail access 
within the Two Rivers development and South Arkansas River.  This provides a viable pedestrian 
connection that will reduce vehicle trips normally associated with a commercial center.  The 
developer has met the open space requirements through the development of the open space and 
trail system within the development.   

9. Common Recreation Facilities.  There are no common recreation facilities proposed. 
 
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 changes create lots that are close to the historical dimensions for Salida. 

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

Use and Development Code, specifically the Large Scale Commercial Design Guidelines of 
Section 16-8-120.  Also, the development will have a property owners association which will 
evaluate the design of structures.  

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

13. Inclusionary Housing.  The Two Rivers properties have met affordable housing requirements 
through the annexation agreement adopted for the property in 2016.  Chaffee Housing Trust built 
eight affordable units within Two Rivers directly adjacent to the east side of the subject site.  

 
RESPONSE FROM REFERRAL DEPARTMENTS AND AGENCIES:   
• Salida Fire Department:  Doug Bess, Fire Chief, responded “Fire Department has no concerns.” 
  
• Salida Police Department: Chief Russ Johnson responded “I have no objections to the proposed 

changes.” 
 
• Chaffee County Development Services Department:  “No comments or concerns.”  

 
• Salida Public Works Department:  Public Works Director David Lady: “We would need to take 

a look at public utilities as they currently do not front all of the lots as proposed.  Private water 
and sewer service easements would need to be in place.” 

 
• Salida Finance and Utilities Department:  Renee Thonoff, Staff Accountant:  “Development 

would require the purchase of commercial water/sewer taps and meters.” 
 
STAFF RECOMMENDATION: 
Staff recommends the Planning Commission approve the application, subject to the conditions 
listed below. 
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RECOMMENDED MOTION: 
“I make a motion to approve the Two Rivers Commons Minor Subdivision, subject to the following 
conditions: 

1. Conditions adopted with Resolution 2018-38, as amended by Resolution 2018-48 are still in
effect.

2. Provide exclusive easement for the public sewer and water lines if required within the Limited
Common Element in front of Lots 8A-B and 9A-B.

3. Floodplain Development Permit is required for any development/grading with the 100 year
floodplain as approved by the Floodplain Administrator.

4. Future lot splits up to a total of 23 lots within Two Rivers Commons will be processed as an
Amended Plat per Section 16-6-50 of the Salida Municipal Code.”

Attachments: 
Application for Minor Subdivision 
Two Rivers Commons Minor Subdivision 
Plat Comparison
Resolution 2020-38 
Resolution 2020-48 
Proof of publication 
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