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ITEM 
First Reading of Ordinance 2021-08: An Ordinance of the City Council for the City of Salida, 
Colorado Approving a Major Impact Review for a .46 Acre Parcel Located at the Southwest 
Corner of Highway 291 and West Third Street, Currently Zoned Commercial (C-1) with a 
Highway 291 Established Commercial Overlay, to Place a Planned Development Overlay on 
the Property and Approve the Development Plan for a Four-Building Mixed-Use 
Development (Jane’s Place).  
 
BACKGROUND 
The applicants have requested a major impact review to approve a Planned Development 
overlay and development plan for a four-building, 17-unit “community housing” development 
with a variety of dwelling types, as well as some commercial and community space.  
 
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 applicants 
are requesting flexibility in design/deviation from the following standards: 

1. Maximum allowable density. The site area would generally allow a maximum of 7 
residential units (8 with inclusionary housing units provided). The application proposes 17 
units of varying sizes and affordable rent levels. 

2. Minimum off-street parking requirements. The proposed number of units would 
generally require a minimum of 25 off-street parking spaces for multi-family housing (17 
with inclusionary housing units provided), as well as approximately 3-5 spaces for the 
commercial components of the development (community room, possible coffee shop, etc.). 
The development is proposing (12) off-street parking spaces, along with two on-street 
spaces and a transit/vanpool stop in front of the development. 

3. Permanent deed-restriction or fee-in-lieu requirements of Section 16-13: Inclusionary 
Housing. The project is focused on providing transitional housing for individuals and 
families earning between 20% AMI to 200% AMI at rental rates that will be capped at no 
greater than 30% of their income. The project is proposed to be owned and managed by the 
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Chaffee Housing Authority (CHA). The applicant would like to waive the deed-restriction 
requirements given the nature of the development and purpose of the CHA. 

 
A table of dimensional standards clarifying requested deviations is attached further below. 
 
City Council and Planning Commission held a Conceptual Review meeting for this site on 
November 30, 2020.  Planning Commission held a public hearing and review of the proposals 
on April 26, 2021 and recommended approval of the request with conditions. 
  

Vicinity Map and Site Plan 
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THE CITY OF SALIDA COMPREHENSIVE PLAN 
Per Section 16-7-20 of the Salida Municipal Code, a Planned Development constitutes a 
zoning classification and is established by overlaying the designation upon land within an 
existing or newly created zone district.  Generally zoning should be consistent with the 
community’s comprehensive plan. The following Policies, Actions and Principles of the 
Comp Plan are most applicable to the proposal: 
 
Policy LU&G-I.1. – New development within the city shall make the most appropriate use of 
the land using design standards that enhance and complement the historic built environment 
of the city.  

Given the location within a commercial zone, and the surrounding development, the proposed 
development does not conflict with this policy statement.  
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Action LU&G-I. 1.a. – Amend Salida’s Land Use Code and Zoning Map to advance the 
objectives of this plan and consider appropriate zoning designations, densities and overlays 
that utilize setbacks and promote the traditional historic built environment.  

The proposed PD amendment to the zoning map would accomplish the requested density 
without compromising anything regarding the traditional built environment.  
 
Action LU&G-I. 1.b. – New development should complement the neighborhoods’ mass and 
scale. 

The area is surrounded by a mix of one, two, and three-story buildings, as well as vacant lots. 
The proposed development would complement and in fact enhance the neighborhood from 
that perspective.  
 
Policy LU&G-I.2: -- Infill and redevelopment should be encouraged and will advance the 
objectives of this plan.  

The proposed development would provide considerable residential infill to advance the 
objectives of this plan.  
 
Action LU&G-I.2a: -- Encourage projects to use maximum density allowances to make the 
best use of the available infrastructure. 

The applicants have requested a deviation in order to maximize potential residential density on 
the site, which would create efficiencies for using existing infrastructure.  
 
Policy H-I.1:  -- Provide a mix of housing types and densities throughout the city to address a 
variety of incomes and lifestyles. 

The development proposes a significant mix of housing types targeting a variety of incomes 
and lifestyles. 
 
Policy H-II.1: -- Promote new development projects that contain a variety of housing, 
including affordable units. 
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The development includes a variety of affordability levels, but are all intended to be rented out 
at no more than 30% of an individual’s income. 
 
Policy H-II.3: -- Work cooperatively with other agencies to provide affordable housing and 
home improvements.  

The applicant is the Chaffee County Community Foundation, working in concert with the 
Chaffee Housing Authority, an independent government entity devoted to more equitable 
housing opportunities.  
 
Action H-II.3.a  -- Maintain and strengthen relationships with affordable housing providers 
in the community and examine ways the city can provide both monetary and non-monetary 
support for housing agencies in the community.  

Though not “deed-restricted” affordable housing, the development is of a nature that would 
meet the tenets of this action items. Additional forms of support will be considered upon 
request. 
 
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.”  Staff comments and related recommended conditions of approval are listed below. 
 

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

The only deviation to a specific dimensional standard being requested through the application 
is that regarding density, which is discussed in #5 below.  
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2. Trails:  Reasonable effort must be made to connect to nearby recreation trails, parks and 

public open space such that green corridors define and connect urbanized areas. Any trails 
identified for the area in the City's Comprehensive Plan or Parks Master Plan must be 
included in the PD. 

No trails are planned for the development, nor would be warranted given the location and size 
of the development. However, given the proposed density of the development and the 
proximity to Marvin Park and the Arkansas River, staff recommends the following condition 
of approval (PC recommended addition in red): 

• The applicant shall be responsible for installing a thermoplastic or similar pedestrian 
crossing across Highway 291 and relevant safety signage (similar to that found 
roughly ¼ mile west of the site) in a specific location to be determined by Public 
Works Director and CDOT, prior to CO for any of the buildings. The applicant shall 
also work with the City and CDOT to identify potential funding opportunities for a 
future signalized crosswalk in such location. 

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

that the landowner has provided for or established an adequate organization for the 
ownership and maintenance of common open space and private roads, drives, parking or 
other common assets to ensure maintenance of such areas. 

No HOA is proposed, however, the project is intended to be owned by the CCCF and 
managed by the newly-created Chaffee Housing Authority.  
 

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

The developer intends to provide improvement plans that will include designs for sewer and 
water mains to serve the interior of the site; however, at this time, the applicant has not 
submitted plans that meet the requirements of Sec. 16-3-50 of the SMC. Due to the fact that 
the proposal does not include any subdivision of lands, nor public improvements on the parcel, 
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staff feels comfortable moving forward with the request, with the following recommended 
condition of approval:   

• The engineered plan submittal shall include the roadway, utility, and drainage details, 
and shall be submitted to Public Works for review and approval prior to processing of 
the development improvement agreement.  

 
5. Residential Density:  Density shall be limited as required by the Planning Commission and 

City Council upon consideration of the overall development plan, individual characteristics 
of the subject land and surrounding uses. In a multi-lot PD, the averaging of lot areas shall 
be permitted to provide flexibility in design and to relate lot size to topography, but each lot 
shall contain an acceptable building site. The clustering of development with usable 
common open areas shall be permitted to encourage provision for and access to common 
open areas, encourage pedestrian access and to save street and utility construction and 
maintenance costs. Such clustering is also intended to accommodate contemporary building 
types which are not spaced individually on their own lots but share common side walls, 
combined service facilities or similar architectural innovations, whether or not providing 
for separate ownership of land and buildings. In high-density development, housing will be 
designed to provide adequate privacy between dwelling units. 

The proposed development is on a single lot. The project proposes a total of 17 residential 
units of varying types (within four buildings). The maximum allowable density, given the 
Commercial (C-1) zone district, would be 7 units (or 8 with Inclusionary Housing units 
provided).  

This is a unique development that is largely focused on providing affordable, transitional 
housing for people in need of housing. The applicant contends that the deviation should be 
granted due to the smaller average unit size (575 SF), and the intent of the development. The 
applicant states that “At the time (the land use code) was written, the housing demand 
environment was much different from today’s severe affordability and demand-supply 
imbalance, especially in locations close to downtown with the kind of services that are critical 
to the demographics we are seeking to serve. In addition, there is very little vacant land near 
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downtown available for development so it is important that, whenever possible, any 
development should make full use of the opportunity to serve the most critical housing needs.” 

Given the unique nature of the project, the diverse types of housing that the applicant intends 
to provide, as well as the proximal location to downtown, staff is in support of the deviation 
request from the maximum allowable density. However, in order to ensure the long-term 
intent of the project, staff recommends that the following shall appear as a note on the 
development plan (PC recommended addition in red): 

• The project shall remain managed by the Chaffee Housing Authority (CHA) or 
similar organization focused on affordable/attainable housing. CHA is encouraged to 
include a land use restriction on the property to provide housing for individuals 
earning between 20% - 200% AMI at rates no higher than 30% of the household 
income. 

• No short-term rental licenses shall be allowed in the development.  

• The total number of individuals housed in each building shall not exceed Fire Code 
requirements.  

Otherwise, the buildings are clustered, spaced in conformance with standard setback 
requirements, adequate privacy is provided, and small common open spaces are proposed in 
various locations surrounding Buildings 1, 2, and 3.  
 

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

The 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 
statures and the ordinances and regulations of the City. No subdivision is requested. 
 

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

No public streets or ways are proposed with this development. Other public utility easements, 
stormwater management, and public infrastructural construction design will be submitted at a 
later date. As a recommended condition of approval,  

• The engineered plan submittal shall include the roadway, utility, and drainage details 
and shall be submitted to Public Works for review and approval prior to processing of 
the development improvement agreement.  

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

buildings in other zone districts. In no case shall a building exceed the maximum height 
requirement if the deviation shall result in: 

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

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

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

The maximum height proposed for any of the buildings is 27 feet for Building 4, which is well 
under the maximum height allowed in the zone. The buildings are not anticipated to create any 
issues addressed in a. - c.  
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9. Gross Floor Area:  The gross building floor area of uses other than residential may be 
limited as required by the City Council upon consideration of the Overall Development 
Plan, individual characteristics of the subject land and surrounding uses. 

The gross building floor area of the commercial spaces is approximately 1326 SF or 
approximately 12% of gross building floor area for the development. Considering that the 
majority of the development is intended for residential use and the relative amount of the 
commercial space is limited and fronting the street, staff does not feel that such a limitation is 
necessary.  
 

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

The proposed residential and commercial office/community space and retail uses are uses by 
right within the existing zone district. The size of the development site is not large enough to 
justify the requirement of any amenities other than those already provided.  
 

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

The development provides direct access between the parking area and Highway 291. Public 
Works has no concerns regarding transportation design. Police and Fire Department staff also 
approved the design for emergency access. The development also provides safe and adequate 
pedestrian access from the development to nearby amenities.  
 

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

The only deviation requested specifically from the Design Standards of Article VIII of the 
Land Use and Development Code regards parking for the residential and commercial portions 
of the development. The development proposes 12 off-street parking spaces. The proposed 
number of units would generally require a minimum of 25 off-street parking spaces for multi-
family housing (17 with inclusionary housing units provided), as well as approximately 5 
spaces for the commercial component of the development. The development also proposes to 
construct two additional identified on-street parking spaces and proposes a transit stop in that 
location. Although staff is generally in support of the deviation in parking spaces, given the 
parking analysis information provided and the nature of the development, there are some 
concerns about the availability of parking spaces especially for the commercial components of 
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the use and the potential impact on the surrounding area. Therefore, staff recommends the 
following condition of approval (PC recommended addition in red): 

• The applicant shall work with City staff to identify other off-site parking options and 
access in the immediate vicinity that may accommodate patrons and employees (or 
provide an offset for residents’ vehicles) of the commercial aspects of the 
development and thereby reduce potential impacts on the surrounding area in a safe 
and effective method. Such parking would need to be paved and have connection to 
the property via a sidewalk. Ample bike parking/racks shall also be included in the 
development. 

 
13. Energy Efficient Design: The PD provides for design that is energy-efficient and reduces 

the amount of energy consumption and demand of typical development. 

The construction of new buildings will have to meet the energy reducing standards of the 
building codes. The smaller, compact design of the buildings/units should also contribute to 
energy efficiency. The applicant also notes that, though the project does not currently 
anticipate incorporating any solar PV system, if funding becomes available, they would like to 
install such a system and several rooftop options would exist as feasible locations for 
installation.  
 

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

This small development proposes a significant variety in housing types: from “adaptive 
housing” to studio apartments to a five-bedroom apartment, to one- and two-bedroom 
apartments. The development also proposes other facilities and some common open space.  
 

15. Fiscal Impacts: The fiscal impacts of the PD have been satisfactorily addressed and the City 
or special district will be able to provide adequate levels of service for police and fire 
protection, street maintenance, snow removal and other public services, or it shall be 
shown that adequate measures have been developed to effectively mitigate such impacts. 
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The driveway and parking area, utilities, and open space areas are to be maintained by the 
owner of the development. The City will provide the police and fire protection and serve the 
project with water and sewer through public mains. Water and sewer tap fees will help offset 
long-term costs of expanding those systems. The Fair Contributions for Public School Sites 
fees will be waived by the School District. 
 

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

The project does provide a few small private open space area for residents of the development. 
Staff recommends the following condition of approval (PC recommended changes in red): 

• The applicant shall provide a childrens’ flexible recreational playscape or similar 
amenities to encourage play and outdoor activity for people of all ages in one of the 
open space areas on the site.  

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

satisfy to warrant a departure from the standard regulation requirements. 

Providing affordable, transitional housing is the primary objective that would warrant a 
departure from the standard regulation requirements discussed. Under the Inclusionary 
Housing Section 16-13-20 of the Salida Municipal Code, any application brought under the 
planned development sections of the code is required to include at least 12.5% of the total 
number of residential dwelling units as affordable dwelling units. If followed strictly, this 
would equate to two (2) units required to be built and restricted as affordable at 80% AMI or 
less. Given the unique nature of this development, with an intent is to provide a significantly 
higher number of affordable units down to as low as 20% AMI in a variety of transitional and 
seasonal forms, staff feels the goal of the Inclusionary Housing standards is already satisfied.  
PC recommended the following additional conditions of approval, for clarity: 

• The development shall be exempt from fees-in-lieu for both Inclusionary Housing 
and the Fair Contributions for Public School Sites. 
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• System Development Fees shall be reduced or waived to the extent feasible, for 
instance by charging the amounts specified for Legally-Restricted Affordable 
Housing.  

 
18. The adjacent and nearby developments will not be detrimentally affected by the proposed 

PD and approval period.   

The proposed project locates the buildings well to the interior of the site, away from most 
existing development. The project is surrounded by commercial use to the west, industrial use 
(gravel operations and equipment storage) to the south, and a single-family home to the 
southeast (of which the development has the support of the owner). The applicant has 
provided a traffic impact report which shows moderate usage coming in and out of the site, 
but nothing too dissimilar to other commercial and residential uses in the vicinity.  
 
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. 

The applicant does not indicate any phasing of the development of infrastructure for this 
project. 
 
(2)  Types of Uses: A minimum of 25% of the floor area of the project is recommended for 
non-residential, commercial uses. 

The applicant is proposing some commercial retail and office use, totaling approximately … 
% of the entire floor area of the development. Given the primarily residential use, orientation 
of the lot, and close proximity to other commercial uses/zoning, staff considers this percentage 
to be satisfactory.  
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(3)  Public Places.  Public gathering places should be provided to reinforce community 
identity and support civic engagement. 

There are a few small private open spaces provided within the development. Marvin Park is 
also located just a few hundred yards away and staff has recommended installation of a 
crosswalk across Highway 291 for ease of access to the park and river trail system for 
residents of 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. 

This PD does provide a housing type (and service) that will benefit the City and would not be 
possible to offer to nearly as many individuals and families under the existing zone districts or 
dimensional standards of the City, specifically regarding density and parking.  
 
(5)  Open Space:  A Minor PD is not required to provide a dedication of open space on the 
site, however, it is required that any PD contribute to meeting the goals for open space 
through a negotiated fee-in-lieu of open space or other contribution. 

No public open space is dedicated through this development. The applicant will be required to 
pay open space fees-in-lieu prior to CO for each unit, unless waived by the City.  

 
RESPONSE FROM REFERRAL DEPARTMENTS AND AGENCIES:   
Requests to referral agencies and City departments were sent on April 14, 2021.  Comments 
received are as follows: 

• Salida Fire Department:  Kathy Rohrich, Fire Plan Review responded “There are no 
concerns at this time from the Fire Department.” 

• Salida Police Department: Russ Johnson, Police Chief responded “I have reviewed the 
plans that have been submitted and have no concerns at this time.” 

• Chaffee County Planning Department:  There has not been a response at the time of this 
writing.  
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• Salida School District:  David Blackburn, Superintendent responded “We waive all fees for 
this project.” 

• Salida Utilities:  Renee Thonoff, Senior Accountant stated “Regarding Jane’s Place, this 
property currently has one sewer tap.  Development would require the purchase of 
water/sewer taps and meters.”   

• Atmos Energy: No response by time of this writing.  
• Salida Public Works Department:  Public Works Director, David Lady, submitted the 

following comments: “The site plan included appears to provide necessary improvements 
for serving the proposed development. Engineered design drawings/plans have not been 
submitted as required per 16-3-50 of the city code. However, this PD does not include any 
subdividing or public improvement proposed on the parcel. The engineered plan submittal 
shall include the roadway, utility, and drainage details and shall be submitted for review 
and approval prior to processing of the developments improvements agreement. 

• Xcel Energy:  Sterling Waugh: “I have been working with the builder and the easements 
you state on the site plan will work for what is needed. We are good to go on my side.” 

 
RECOMMENDED FINDINGS: 
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. 

 
PLANNING COMMISSION RECOMMENDATION: 
Based upon the criteria for a Planned Development, consistency with the Salida 
Comprehensive Plan, and the findings outlined below, Planning Condition recommends 
approval of the Planned Development request with the following conditions: 

1. The applicant shall be responsible for installing a thermoplastic pedestrian crossing across 
Highway 291 and relevant safety signage (similar to that found roughly ¼ mile west of the 
site) in a specific location to be determined by Public Works Director and CDOT, prior to 
CO for any of the buildings. The applicant shall also work with the City and CDOT to 
identify potential funding opportunities for a future signalized crosswalk in such location. 
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2. The engineered plan submittal shall include the roadway, utility, and drainage details and 
shall be submitted to Public Works for review and approval prior to processing of the 
development improvement agreement.  

3. The project shall remain managed by the Chaffee Housing Authority (CHA) or similar 
organization focused on affordable/attainable housing. CHA is encouraged to include a 
land use restriction on the property to provide housing for individuals earning between 
20%-200% AMI at rates no higher than 30% of the household income.  

4. No short-term rental licenses shall be allowed in the development without appropriate 
Planned Development (or PD amendment) approvals.  

5. The total number of individuals housed in each building shall not exceed Fire Code 
requirements.  

6. The applicant shall provide a flexible recreational playscape or similar amenities to 
encourage play and outdoor activity for people of all ages in one of the open space areas on 
the site.  

7. The applicant shall work with City staff to identify other off-site parking options and 
access in the immediate vicinity that may accommodate patrons and employees (or provide 
an offset for residents’ vehicles) of the commercial aspects of the development and thereby 
reduce potential impacts on the surrounding area in a safe and effective method. Such 
parking would need to be paved and have connection to the property via a sidewalk. Ample 
bike parking/racks shall also be included in the development. 

8. The development shall be exempt from fees-in-lieu for both Inclusionary Housing and the 
Fair Contributions for Public School Sites. 

9. System Development Fees shall be reduced or waived to the extent feasible, for instance by 
charging the amounts specified for Legally-Restricted Affordable Housing.  
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SUGGESTED MOTION 
“I move that the City Council approve Ordinance 2021-08 upon first reading and set a public 
hearing and second reading for June 1st, 2021.”  
 
Attachments: 
Proposed Table of Dimensional Standards for PD 
Ordinance 2021-08 
Applicant Response to Planning Commission Recommended Conditions of Approval  
Application Materials 
Development Plan  
Parking Reduction Assessment 
Civil Drawings and Info 
Proof of Notice 
Letters of Support for Jane’s Place PD 

 



Planned Development
Highway 291 Overlay 
Commercial Planned Development

Allowed Required Proposed Over Under Required Proposed Over Under
Minumum Lot Size - 5,625 19,820 14,195 - - 19820 - -
Density: Minimum square foot per unit - 2,800 1,101 - 1,699 - - - -
Minimum lot frontage - 37.5 126.19 88.69 - - - - -
Maximum lot coverage 60% - 40% - 20% - - - -
Maximum lot coverage, including parking 90% - 64% - 26% - - - -
Minimum landscape areas (excluding pathways) - 10% 23% 13% - - - - -
Minimum side setback - 5 Varies, 5 minum - Varies 5 Varies, 5 minum Varies
Minimum rear setback - 5 5 - - 5 5 - -
Minimum front setback - 10 10 - - 10 10 - -
Maximum building height 35' - 27' - 8 Not to exceed 2 stories 27' - -

Parking - 18 13 - 5 24 Res + 3 Comm = 27 13 - 14

Parking Notes:
With

lnclusionary
Ordinance

Active and Public 
transportation; parking 
studies support reduced 

parking for lower 
income developments

Shared access 
encouraged; 24 spaces 
for residential plus 1 
space for each 4005F 

Commercial (3 
spaces) = 27 parking 

spots

Active and Public 
transportation; 

parking studies support 
reduced parking for 

lower income 
developments

Highway Access - - - - - Per CDOT access - - -
Pedistrian Access - - - - - 5' sidewalk - - -

- - - - - 4' parkway - - -
Exterior Materials - - - - - 2 or more materials - - -
Multifamily Housing - - - - - Conditional Use - - -

Code Analysis of Proposed Planned Development - Jane's Place

C-1 Zoning Differences Differences

15
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ORDINANCE NO. 08 
(Series 2021) 

 
AN ORDINANCE OF THE CITY COUNCIL FOR THE CITY OF SALIDA, 
COLORADO APPROVING A MAJOR IMPACT REVIEW FOR A .46 ACRE PARCEL 
LOCATED AT THE SOUTHWEST CORNER OF HIGHWAY 291 AND WEST THIRD 
STREET, CURRENTLY ZONED COMMERCIAL (C-1), TO PLACE A PLANNED 
DEVELOPMENT OVERLAY ON THE PROPERTY AND APPROVE THE 
DEVELOPMENT PLAN FOR A FOUR-BUILDING MIXED-USE DEVELOPMENT 
(KNOWN AS “JANE’S PLACE”) 
 

WHEREAS, the City of Salida Planning Commission conducted a duly noticed public 
hearing on the Planned Development application for the subject property on April 26, 2021, 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 development plan 
included as Exhibit A, and the attached Conditions of Approval, included as Exhibit B;  and 

WHEREAS, the project is consistent with the purpose, conditions and evaluation 
standards for Planned Development districts; and 

WHEREAS, the City Council held a public hearing on the proposal on June 1st, 2021; 
and; 

WHEREAS, the proposals for the subject property are consistent with the policies and 
goals of the City’s land use regulations and Comprehensive Plan, and will advance the public 
interest and welfare. 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL FOR THE 
CITY OF SALIDA, COLORADO as follows: 

Section One 
That the entirety of the property legally known as a Tract in the NW ¼ SW ¼ of Section 

32 T50N R9E of the N.M.P.M., Chaffee County, Colorado to wit, the .46 acres, be and is hereby 
approved as a Planned Development Overlay with the development plan, attached as Exhibit A, 
and the Conditions of Approval, which are attached to this ordinance as Exhibit B.  

Section Two 
Upon approval by the City Council of the Final Development Plan for the Jane’s Place 

Planned Development, it 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. 

Section Three 
Upon approval by the City Council, the applicant shall have one hundred eighty (180) 

days to submit a final Mylar of Exhibit A, and incorporating the conditions of approval attached 
as Exhibit B for the Mayor’s signature and recordation. 

Section Four 
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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. 

 
INTRODUCED ON FIRST READING, ADOPTED and ORDERED PUBLISHED 

IN FULL in a newspaper of general circulation in the City of Salida by the City Council on May 
18th, 2021 and set for second reading and public hearing on the 1st day of June, 2021. 
 

INTRODUCED ON SECOND READING, FINALLY ADOPTED and ORDERED 
PUBLISHED BY TITLE ONLY, by the City Council on the 1st day of June, 2021. 

 
CITY OF SALIDA 

 
 

By:  _______________________________ 
                                                                                       P.T. Wood, Mayor 
 
 
 
ATTEST: ____________________________           (SEAL) 
                          City Clerk 
 
 

PUBLISHED IN FULL in the Mountain Mail after First Reading on the 
_____________, 2021 and BY TITLE ONLY, after Final Adoption on the____________, 2021. 
 
 
 

By: ________________________________ 
                            City Clerk 
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Jane’s Place Planned Development Application 
May 12th, 2021 
 
Dear City of Salida City Council members, Mayor, and staff, 
 
We are honored to have a conversation with you at the 1st reading of the Planned Development application for the 
Jane’s Place development proposed for the Southwest corner of Highway 291 and 3rd Street. As you know, this 
project represents not only a community-driven response to the need for transitional and workforce housing, but it 
also is proving to be an innovative model that is garnering state-wide attention and has exciting replication 
possibilities.  
 
In addition to attending the meeting in person, our team offers this letter to you primarily to ensure we are able to 
articulate the impacts – both positive and potentially adverse – of the proposed conditions for the Planned 
Development as recommended by the Planning Commission. We humbly ask for your consideration of these 
factors and are excited to continue to partner with the City in our collective pursuit of solutions to our 
community’s urgent housing challenges.  
 
Planning Commission recommended conditions: 

1) The applicant shall be responsible for installing a thermoplastic pedestrian crossing across Highway 291 
and relevant safety signage (similar to that found roughly ¼ mile west of the site) in a specific location to 
be determined by Public Works Director and CDOT, prior to CO for any of the buildings. The applicant 
shall also work with the City and CDOT to identify potential funding opportunities for a future signalized 
crosswalk in such location. 

 
Jane’s Place impact: Additional costs of a crossing, if added to Jane’s Place budget, will directly increase 
the cost of Jane’s Place rents. We appreciate the goal that City Staff and Officials have to promote active 
transportation and we are happy to work with the Public Works Director and CDOT to ensure this 
pedestrian crossing gets established.   
 
Our request of Council: We ask that the cost of this crossing is not added to Jane’s Place development 
budget, but rather it be paid for through grant funding or other transportation-related funds as jointly 
identified and pursued by us and City staff. 

 
2) The engineered plan submittal shall include the roadway, utility, and drainage details and shall be 

submitted to Public Works for review and approval prior to processing of the development improvement 
agreement.  
 
Jane’s Place impact: No adverse impact – we look forward to working with our engineers and City Staff 
to provide an adequate engineering plan.  
 
Our request of Council: Adopt condition as worded. 

 
3) The project shall remain managed by the Chaffee Housing Authority or similar organization focused on 

affordable/attainable housing. CHA is encouraged to include a land use restriction on the property to 
provide housing for individuals earning between 20%-200% AMI at rates no higher than 30% of the 
household income. 

 
Jane’s Place impact: No adverse impact – in line with current plans and intentions. We support this 
recommendation, as the project is envisioned to serve the people of Chaffee County in perpetuity.  

 
Our request of Council: Adopt condition as worded. 
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4) No short-term rental licenses shall be allowed in the development.  

 
Jane’s Place impact: No adverse impact – in line with current plans and intentions. We support this 
recommendation and will not use any rental units as short-term vacation rentals.  That said, several of our 
community partners have identified the need for very short-term transitional housing, for their employees 
and/or clients.  Additionally, we envision the adaptive units as being appropriate locations to provide very 
short-term lodging to individuals who need temporary housing while they work to secure a more stable 
housing environment. Jane’s Place will work to fill these community needs but will in no way market or 
rent any of the rental units as short-term vacation rentals. 

 
Our request of Council: Adopt revised condition: “No short-term rental licenses shall be allowed in the 
development without appropriate Planned Development (or PD amendment) approvals. This condition 
does not set or seek to set a minimum lease length for the intended tenants of the project.” 

 
5) The total number of individuals housed in each building shall not exceed Fire Code requirements.  

 
Jane’s Place impact: No adverse impact – in line with current plans and intentions. We support this 
recommendation and will work with the Fire Code enforcement official to understand this occupancy 
limitation. 

 
Our request of Council: Adopt condition as worded. 

 
6) The applicant shall provide a flexible recreational playscape or similar amenities to encourage play and 

outdoor activity for people of all ages in one of the open space areas on the site. 
 

Jane’s Place impact: No adverse impact – in line with current plans and intentions. The spirit of the Jane’s 
Place project embraces community engagement through play, and therefore we wholeheartedly support 
this recommendation.  Furthermore, we will seek to increase engagement of the community as we build 
out this environment, to foster a sense of community ownership and pride of place. 

 
Our request of Council: Adopt condition as worded. 

 
 

7) The applicant shall work with City staff to identify other off-site parking options and access in the 
immediate vicinity that may accommodate patrons and employees (or provide an offset for residents’ 
vehicles) of the commercial aspects of the development and thereby reduce potential impacts on the 
surrounding area in a safe and effective method. Such parking would need to be paved and have 
connection to the property via a sidewalk. Ample bike parking/racks shall also be included in the 
development. 
 
Jane’s Place impact: Ample bike parking is already a part of the project plan, therefore represents no 
adverse impact. However, the off-side parking could have a highly adverse impact – it would most likely 
directly increase project rents beyond the 30% affordability threshold. This condition could prevent Jane’s 
Place from coming to fruition. As you know, the project already faces a high-cost construction 
environment, and our pro-forma is very sensitive to any increase in cost. The recommendation for the 
project to create additional off-site parking beyond the project frontage in unspecified amounts or ways 
adds uncertain costs and would most likely cause rents to increase. 
 
We provided a professional analysis of the proposed parking plan by Wells and Associates, which not 
only looks at the parking but also the many other mitigating factors that would strike “a good balance 
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between land use and parking needs.”  Please keep in mind that the City of Salida has never had a housing 
project like Jane’s Place proposed before. The dynamic demographic profile and wide variety of unit 
types create a unique set of conditions that were certainly not contemplated when parking standards were 
originally established.  Therefore, the analysis provided by a professional transportation firm should take 
priority over community fears and arbitrary standards.   
We understand that once Jane’s Place is in operation, there may need to be some adjustments in how the 
parking is managed as noted in the parking analysis.  An example of this is the section in the parking 
analysis titled “Unbundled Parking”.  Furthermore, we are certainly open to working with the City to 
apply for grants that may improve adjacent streets for both parking and pedestrian needs.  
 
Our request of Council: Adopt condition as revised: “the applicant and Chaffee Housing Authority will be 
supportive of any efforts by the city to improve adjacent infrastructure, including participating in 
applications for grants, if necessary, to achieve to such improvements”. 

 
 

8) The development shall be exempt from fees-in-lieu for both Inclusionary Housing and the Fair 
Contributions for Public School Sites. 

 
Jane’s Place impact: Positive impact – in line with current plans and intentions. We appreciate the 
addition of this recommendation by the Salida Planning Commission and see a community-drive and 
community-owned project like Jane’s Place as the perfect place to dedicate any affordable housing funds 
the City may have access to. 

 
Our request of Council: Adopt condition as worded. 

 
9) System Development Fees shall be reduced or waived to the extent feasible, for instance by charging the 

amounts specified for Legally-Restricted Affordable Housing.  
 
Jane’s Place impact: Positive impact – in line with current plans and intentions. We appreciate the 
addition of this recommendation by the Salida Planning Commission.  Any reduction in local regulatory 
or fee-based barriers will help keep the cost of development down and therefore make the project more 
fiscally secure. 

 
Our request of Council: Adopt condition as worded. 

 
Thank you all for your leadership in our community. Your time, consideration, and support of Jane’s Place will 
serve to make Jane’s Place a stronger development which serves the Salida and Chaffee community for many 
decades to come.   





LIMITED IMPACT & MAJOR IMPACT 
SUBMITTAL REQUIREMENTS 

448 East First Street, Suite 112 
 Salida, CO 81201 

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

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

1. PROCEDURE (Section 16-3-80)

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

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

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

1. A General Development Agreement completed.

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

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

4. Special Fee and Cost Reimbursement Agreement completed.

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

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

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

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



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);



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 



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. 

 



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)

See attachment

 See attachment

See attachment

See attachment



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.

See attachment

See attachment

See attachment



ATTACHMENT – JANE’S PLACE PLANNED DEVELOPMENT 

2. Review Standards 

 
1. Consistency with Comprehensive Plan. The use shall be consistent with the City’s Comprehensive 
Plan.  
The proposed development is consistent with the applicable parts of the City of Salida’s 2013 
Comprehensive Plan.  Specifically, Jane’s Place aligns with the vision by creating a “multi-generational 
community with an eclectic range of housing.’   

Moreover, this project aligns with “Policy LU&G-I. 2 – Infill and redevelopment should be encouraged 
and will advance the objectives of this plan,” and it’s associated Actions: 

- Action LU&G-I.2.a - Encourage projects to use maximum density allowances to make the best 
use of the available infra-structure.” 

- Action LU&G-I.2.b – Encourage and incentivize the provision of affordable units where they 
were removed to make room for new development. 

- Action LU&G-I.2.c –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. 

Community informational meetings were held March 4th and 18th,  and invitations were sent to property 
owners within 350 feet of the proposed development site, which aligns with “Policy LU&G-I.4 – Respect 
rights of private landowners through open and inclusive public processes.” 

Jane’s Place includes an outdoor courtyard and a commercial space that includes outdoor seating, which 
aligns with “Policy LU&G-III.1 – Ensure adequate public spaces as part of new development.” Specifically 
aligning with “Action LU&G-III.1.a – Public spaces should be inventoried and a requirement for providing 
additional space should be a condition of approval for new development,” and “Action LU&G-III.1.b – 
Encourage the creation of an eclectic range of infill recreation opportunities in existing neighborhoods 
for all residents of the community to enjoy.” 

The proposed development will be on a currently vacant lot, and will improve the natural character of 
the neighborhood, aligning with “Policy LU&G-IV.1 – Development should not detract from the natural 
character in and around the city,” and specifically, “Action LU&G-IV.1.a – New development and 
infill/redevelopment should complement the natural environment and should not compromise 
identified natural and/or protected resources.” 

Additionally, Jane’s Place will fit nicely into the Highway 291 Overlay Corridor and aligns with “Policy ES-
I. 1 – Development and/or expansion of existing development should not encroach on important visual 
resources.” 

The drainage plan for Jane’s Place is aligned with “Policy ES-III. 1 – Continue to actively protect and 
preserve groundwater and surface water resources, and it’s associated “Action ES-III. 1.a. – Require 
drainage/grading plans for new or expanded development to reduce non-point and point source 
pollution. Also encourage use of natural run-off filtration such as bio-swales, pervious pavement, etc. for 
on-site retention.” 



Many of the design elements of this proposed development align with many items in the 
“Environmental Sustainability” section of the Comprehensive Plan. 

With specific regard to the Housing section of the comprehensive plan, Jane’s Place supports “Policy H-
I.1 – Provide a mix of housing types and densities throughout the city to address a variety of in-comes 
and lifestyles,” as well as “Policy H-II.1 – Promote new development projects that contain a variety of 
housing, including affordable units.” 

Moreover, it provides the City opportunity to  embrace “Policy H-II.3 – Work cooperatively with other 
agencies to provide affordable housing and home improvements,” and specifically addresses the 
following action items: 

- “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,” and 

- “Action H-II.3.e – Facilitate discussions with major employers (e.g. R-32-J, Heart of the Rockies 
Regional Medical Center, Heart of the Rockies Chamber of Commerce, etc.) in the southern part 
of the County to understand the needs of their employees and possibly forge new partnerships 
to help meet employee housing needs,” as the Director of Housing and the Director of Chaffee 
County Community Foundation hosted several discussions with major employers, whose input 
directly impacted the design of the project.   

 

The overall design of the project supports “Principle H-III. Energy Efficient, Safe & Sustainable Housing: 
Dwelling units should be built and maintained for safety and efficiency,” as well as “Principle T-I. 
Alternative Modes of Transportation: Promote the continued development of a safe and efficient 
transportation system that offers alternative modes of transportation options in addition to the 
automobile,” as Jane’s Place is designed to promote the use of the Chaffee Shuttle and alternate 
transportation options like walking and cycling. 

 
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.  
 
Jane’s Place was designed to conform with the C-1 Commercial District as well as the Highway 
291 Corridor Overlay District. 
 

b. Site Development Standards. The parking, landscaping, sign and improvements standards.  
 
Jane’s Place was designed to align with the parking, landscaping, sign, and improvement 
standards contained within City code. 

 
 



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.  
 
Jane’s Place is compatible with the surrounding neighborhood, which has an eclectic mix of commercial 
and long and short term housing.  The development will be complimentary to existing uses. 
 
 
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.  
 
Jane’s Place is a predominantly residential development, where the operating characteristics will be 
compatible to the existing residential elements in the neighborhood.  The commercial aspect of the 
development is not anticipated to produce any nuisance in terms of noise, odor, vibrations, glare, or 
other 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.  
 
There will be adequate facilities to serve the proposed use.  The development includes a dedicated stop 
for the Chaffee Shuttle as well as a reconfigured intersection at 3rd and Highway 291.  The design of the 
intersection has been influenced by Salida’s Public Works Director. 
 
 
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.  
 
The water drainage plan for Jane’s Place ensures that the development will not cause significant 
deterioration to water resources.  The project will have limited impacts to the environment. 
 
 
  



 

Simple idea. Lasting impact. 
PO Box 492 Buena Vista, CO 81211 | www.chaffeecommunity.org/janesplace  

Jane’s Place Planned Development Application 
March 29, 2021 
 
Dear City of Salida Planning & Zoning Commissioners and City Staff, 
 
We are honored to submit this planned development application for your consideration. Since our joint 
session on November 30th, we have continued to refine the development called Jane’s Place through 
nonprofit and partner conversations, workforce housing discussions with local employers, engaging 
consultants, and two public informational meetings held on March 4th and March 18th. Jane’s Place 
continues to be an innovative and unique concept worthy of your consideration and support.  
 
We look forward to meeting with you on April 26th and include here the following documents all 
contained within a single PDF. Please note the page numbers as shown below are shown in red on each 
page and sometimes overlap page numbers or formatting of files included herein.  
 

Planned Development Application ......................................................................................1 

Site Plan ...............................................................................................................................6 

Building Floorplans & Elevations .......................................................................................7 

Civil Engineering Plan .......................................................................................................14 

Table of C-1 Code Compliance .........................................................................................15 

Parking Reduction Assessment ..........................................................................................16 

In/Out Traffic Analysis ......................................................................................................22 

Landscaping Plan ...............................................................................................................23 

Water Demand Analysis ....................................................................................................24 

Utilities & Drainage ...........................................................................................................25 

Drainage Report .................................................................................................................26 

Property Survey .................................................................................................................46 

 
Thank you all for your leadership in our community. Your time, consideration, and support of Jane’s 
Place will serve to make Jane’s Place a stronger development which serves the Salida and Chaffee 
community for many decades to come. 
  

 



PD APPLICATION FOR JANE’S PLACE COMMUNITY HOUSING 

EXECUTIVE SUMMARY 

Jane's Place is an innovative housing and nonprofit development space proposed on a currently vacant 

lot at the corner of Highway 291 and 3rd Street in Salida, Colorado. The project is named after, and 

honors the vision of, the late Jane Whitmer, who was integral in founding Family & Youth Initiatives 

within Chaffee County’s Department of Human Services, among many other projects. Chaffee County 

Community Foundation is acting as a catalyst and convener and will own the property, and the Chaffee 

Housing Authority is envisioned to own and manage all aspects of the housing.  

The project design includes the following four buildings: 

1) Adaptive Housing: This four-plex is comprised of oversized studio units. Two units are on either
side of a laundry facility, and can be connected by firewall doors, allowing the space to “adapt”
and grow or shrink to meet the needs of the community at any given time.  Each sleeping area in
the building can hold up to four bunk beds, establishing a maximum occupancy of 32 individuals.
These units are designed to meet the needs of emergency and temporary housing as well as
seasonal housing for Chaffee County’s public lands, food and beverage, and recreation
workforce.

2) Administrative/Americorps Housing:  This three-plex is designed based on community input, and
includes two studio apartments, a five-bedroom apartment, and a centrally located
administrative and management office.  The studio apartments are in response to our
employers need to have transitional or temporary housing for the recruitment of new
professionals into our community, as well as respite housing for community members fleeing
domestic violence.  The five-bedroom unit was designed in response to our non-profit partners
feedback on a need to house Americorps VISTA volunteers, who expressed a desire for group
living as well as their own bedroom door. Lack of affordable housing has been one of the biggest
barriers to bringing additional Americorps volunteers to serve with Chaffee County nonprofits.

3) The Eight Plex: This traditional eight-plex contains all one-bedroom apartments and is designed
to fill the need for transitional housing for the Chaffee County workforce, or temporary housing
for visiting professionals.

4) The Commercial Building: Two apartments are on the top floor of the commercial building, each
containing two bedrooms.  These apartments were designed in response to feedback from
community partners at Chaffee County Department of Human Services, and their need to house
families with children.  The ground floor of this building will contain meeting space, a non-profit
development/co-working space, which may include a mission-driven coffee bar employing youth
and adults with disabilities operated by an existing Chaffee non-profit.

DEVELOPMENT PLAN: 

The Development Plan information required by the City of Salida is included in two attached plan 
documents – the Site Plan and the Engineering Plan.  The Site Plan shows the building outlines, setbacks, 
building square footages, unit types, parking lot, pathways, offsite improvements, and proposed paving 
and building floor elevations as well as the existing contour lines.  The Engineering Plan, created by The 
Crabtree Group, provides additional required information for this application.  In addition, separate 
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drawings of each building’s floor plan and elevation are included, providing the types and sizes of the 
apartment units and the ground floor plan of the commercial space in Building #4. 
 
CODE ANALYSIS 
 
The site area under C-1 zoning would allow 7 residential units by right, and this project proposes 17 
units.  Several considerations justify the proposed number of units, based on density considerations.  
First is that the average unit size is 575 square feet which is much smaller than a market driven project 
would typically build.  The requirement for 2800 square feet per unit seems unreasonable for units that 
are only an average of 575 square feet and the ordinance was likely not written with this kind of project 
in mind.  At the time it was written, the housing demand environment was much different from today’s 
severe affordability and demand-supply imbalance, especially in locations close to downtown with the 
kind of services that are critical to the demographics we are seeking to serve.  In addition, there is very 
little vacant land near downtown available for development so it is important that, whenever possible, 
any development should make full use of the opportunity to serve the most critical housing needs.  
 
The proposed use of the commercial space is permitted under the C-1 zoning as indicated in Table 16-D. 
 
It is important to note that the building coverage is only 40.4%, including the 1362 square foot 
commercial space, whereas the allowable coverage for C-1 zoning is 60%.  
 
The project does meet or exceed the setbacks required for C-1 zoning and is well under the height 
limitations.   
 
In addition, the minimum landscape area required by C-1 zoning is 10% whereas the project provides 
23% of the site area in landscaping or more than double the requirement.  If the landscape area was 
10% of the lot size it would require 1982 square feet and would then require 6.6 trees.  The actual 
landscape area is 4559 square feet which would require 15 trees.  The project will provide 20 trees or 5 
more than required. 
 
A table demonstrating a thorough analysis of Jane’s Place as compared to the code is included with this 
application. 
 
SH 291 CORRIDOR OVERLAY (the Overlay): 
 
Given the location, this project falls under the requirements for Established Commercial within the 
Highway 291 Corridor, and is surrounded on all sides by properties zoned C-1.  Following is an analysis of 
this Planned Development (PD) Project’s compliance with the Overlay. 
 
Even though this is a PD application, this project meets the setback requirements of C-1 zoning as 
required by the Overlay. 
 
The project embraces the Overlay recommendation for shared parking, and therefore does not meet the 
parking standard of Section 16-8-80.   The proposed parking reduction for this PD is analyzed in an 
attached memorandum prepared by a transportation consultant, Wells and Associates, and concludes 
that “this project strikes a good balance between land use and parking needs.”  The proposed parking 
for this PD is further supported by a recent study of affordable housing projects in Colorado, which 
found that 50% of the required parking for the studied projects go unused. 
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An Access Permit from CDOT for the parking lot has been applied for and may be available at the time of 
the Planning Commission Hearing.  Preliminary discussions with the CDOT engineer indicate that the 
proposed location for access is likely the only possible access point.  Based on the Overlay preference, 
an attempt was made to create a shared driveway with the adjacent property owner to the West but 
there was no a response.   
 
The Project meets the requirement of the Architectural Standards that require two materials for the 
exterior finishes as demonstrated in the attached drawings of the building elevations. 
 
The uses of the commercial building will comply with Table 16-D.   
 
The one and two-story buildings in the PD are compatible in scale with the neighboring structures.  
 
The proposed Project includes an 8-foot-wide sidewalk on the SH 291 frontage, suggested by the Public 
Works Director, along with a modification of the intersection which will increase public safety and 
reduce the speed of traffic coming eastbound on SH 291 traffic and making a right turn on to W. 3rd 
Street.  Also proposed is a 4-foot-wide planting strip along the parking lot frontage, split half on the 
highway Right of Way (ROW) and half on the property to allow for a planting screen as show on the 
Landscape Plan. 
 
The requirement for a Conditional Use Permit for Multi-Family units in the Overlay is addressed by the 
PD application process. 
 
INCLUSIONARY ZONING REQUIREMENT 
 
The City of Salida; Inclusionary Housing Ordinance requires that 12.5% of all units constructed be held 
permanently affordable at 80% AMI. This Project aims to meet a variety of community needs, based on 
input from community partners, and tenants will pay no more than 30% of their income for rent.  The 
Project is anticipated to serve tenants earning from 20% AMI to 200% AMI. 
 
The following is a summary of the Project’s primary tenant base:  

- People without housing: Our community partner, Chaffee Hospitality Inc., provides overnight 
shelter for people experiencing homelessness from November through April.  We are estimating 
maximum of 16 people per night, based on their historic shelter numbers.  The guests 
themselves would stay at no charge, but Chaffee Hospitality will be paying on a lease for the 
units involved.  This tenant profile is likely earning 30% AMI or less.  

- People working entry-level seasonal jobs: This includes Americorps volunteers (year-round), 
Colorado Fire Camp participants (summer), Southwest Conservation Corps (summer), river raft 
guides (summer), Monarch Mountain employees (winter), and service industry workers (both 
summer and winter).  These tenants will pay no more than 30% of their income (and perhaps 
less for the Americorps Volunteers, depending on their sponsor organization's commitment), 
and their AMI range is estimated to be between 30% - 70 % AMI. 

- Temporarily displaced households: This includes persons leaving domestic violent situations, 
persons experiencing a natural disaster (fire, flood, loss of electricity), and persons transitioning 
from one housing situation to another.  This tenant group is expected to pay up to 30% of their 
income, and the remainder of rent costs (if any) may be picked up by a partnering agency or 
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employer working with the household.   This tenant population's AMI can range from 20% to 
200%. 

- Temporary or newly recruited employees:  This includes newly recruited professionals to the 
community who need a place to rent before making a long-term housing commitment as well as 
visiting employees, such as medical professionals who work for a number of months in our 
location, then return to their long-term home.  This is a need we heard from the US Forest 
Service, the Buena Vista Correctional Facility (DOC), the Heart of the Rockies Regional Medical 
Center, as well as local governments.  Again, this population would pay no more than 30% of 
their income on rent, and we estimate their AMI range to be 80% -200% AMI. 

- Households with support:  This includes households working with the Chaffee County 
Department of Human Services, Full Circle Restorative Justice, the Alliance against Domestic 
Violence, or any other partner organization who provides supportive services to the household.  
Again, the tenants will pay no more than 30% of their income for rent, and this population’s AMI 
range is estimated to be 50% - 150% AMI. 

 
Because of this community-based approach and the maximum rent a tenant will pay being capped at 
30% of their income, which is by definition affordable, this Project should be exempt from the City of 
Salida’s Inclusionary Housing Ordinance. An additional reason to exempt this property is that it will be 
owned and managed by the Chaffee Housing Authority, a public entity partially controlled by the City of 
Salida itself. 
 
SOIL AND GEOLOGIC CHARACTERISTICS 
 
Per discussion with the Public Works Director, the Project proposes to wait until the construction 
document Phase to obtain the necessary soil studies for the use of the structural engineer.  It is possible 
that this location is within the 3rd Street sand area which would then be reflected in the foundation 
designs. 
 
TRAFFIC ANALYSIS 
 
The CDOT Access Permit required an estimate of traffic volume expected to use the access.  Attached is 
an analysis identified as Table 1, Adaptive Housing Project, done by Wells and Associates that concluded 
there would be an average of 71 trips in and out of the PD per day. 
 
STORM DRAINAGE ANALYSIS 
 
This analysis and plan is provided as an attachment by The Crabtree Group. 
 
 WATER AND SANITARY SEWER 
 
Attached are the AAWA M31 calculations by The Crabtree Group. 
 
Water and sewer services will be provided as shown in the Crabtree Plan from the existing City of Salida 
utilities in the SH 291 R.O.W. 
 
COST OF PUBLIC IMPROVEMENTS 
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The curb and gutter, sidewalk, ADA ramp and driveway apron on the SH 291 and W. 3rd Street R.O.W. 
are estimated to cost $91,000 based on recent unit costs provided by the City Public Works Director. 
 
SOLAR DESIGN 
 
At this time, the project does not anticipate incorporating any solar photovoltaic system; however, 
should the opportunity arise during the course of the development to obtain funding or in-kind 
donations to support the installation of a solar system, the Project design contains several roof-top 
options that would be feasible locations for such a system. 
 
FLOOD PLAIN AND WETLANDS 
 
The project is not in a 100-year flood plain and does not have any wetlands.   
 
LANDSCAPE PLAN 
 
Attached is a Landscape Plan by landscape architect Evan Brady of Mountain Aspect. 
 
STREETLIGHTS, SIGNS AND TRAFFIC CONTROLS 
 
The stop sign and street sign are on the opposite corner and the streetlight is on the existing power pole 
which Xcel will be required to move as the existing guy wires encroach on the Building envelope.  The 
request to move the pole has been submitted to Xcel and the project will provide a 10-foot-wide utility 
easement on both street frontages per a request from Xcel. The project has provided locations for two 
transformers that meet Xcel clearance requirements. 
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11220 Assett Loop  
Suite 202,  
Manassas, VA 20109 
703‐365‐9262 
WellsandAssociates.com 

MEMORANDUM  

 
TO:   Robert Grether 
 
FROM:   Kevin R. Fellin, P.E. 
    Lester E. Adkins, P.E.  
 
SUBJECT:   Parking Reduction Assessment 
  
RE:   Adaptive Housing Project 
  City of Salida, Colorado 
 
DATE:  December 17, 2020 
 
 
 
 
The purpose of this memorandum is to submit a formal parking reduction request to the City of 
Salida, Colorado in support of the proposed Adaptive Housing Project.  The subject site is located 
in the southwest corner of the 3rd Street/State Highway (SH) 291  intersection and  is currently 
undeveloped.  The proposed Adaptive Housing project seeks to construct four (4) new buildings 
that would provide a total of 17 affordable/workforce dwelling units and approximately 1,375 
square  feet  (SF) of  commercial  space.   The  commercial  space would operate as a non‐profit 
resource center for low‐income individuals.   
 
The demand for on‐site parking for a particular project depends on a wide variety of factors and 
this parking assessment evaluates those factors that may impact this project based on the on‐
site parking  supply  that  is being proposed.   The proposal would provide 12 off‐street  spaces 
without a shared access driveway off of SH 291, but could  increase the supply to a total of 13 
spaces if a shared driveway is obtained (see Exhibit A).  In addition, one designated motorcycle 
parking space would be provided. 
 
The baseline minimum number of required parking spaces is based on the assumption that the 
residential units are considered inclusionary, which, under the zoning ordinance would require 
one  (1) space per unit or 17 spaces.   When classifying the commercial space as a community 
building, this use would require 3.44 spaces or three (3) spaces after rounding for a total of 20 
spaces required for the entire project.  As summarized in Table 1, the shortfall would either be 
seven (7) or eight (8) spaces below the City’s minimum parking requirement depending on the 
driveway location.  
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Table 1 
Parking Tabulation Summary 
Use  Amount  Minimum Parking Requirements 

(1) 
Minimum Required 
Spaces 

Residential (2)  17 units  1 spaces per unit  17 spaces 
Commercial (3)  1,375 SF  1 spaces per 400 SF  3 spaces 
     

Total Required Spaces  20 spaces 
   

Total Provided Spaces (without shared driveway)  12 Spaces 
(8 fewer spaces than Code 

or  
40.0% parking reduction) 

Total Provided Spaces (with shared driveway)  13 Spaces 
(7 fewer spaces than Code 

or  
35.0% parking reduction) 

 Note(s): 
(1) Minimum parking requirements based on the Table 16‐J of the Zoning Ordinance. 
(2) Standards for inclusionary housing developments (Section 16‐13‐50) permit one (1) space per unit. 
(3) The commercial space is assumed parked according to the “Community Building” land use standard. 

 
 
A reduction in the required parking supports making the apartments more affordable by reducing 
the cost impact per unit.  A policy issue arising out of the requirement for one (1) parking space 
per unit adds approximately 12%  to  the cost of  the unit according  to a study by  the Victoria 
Transport Policy  Institute.   This percentage  is  likely even higher when the units are small and 
certainly increases the rents that the project must charge to be viable.  Based on the same study, 
when land cost is based on $500,000 per acre which applies to this project, the land cost alone 
per parking space is approximately $4,200.  Added to that would be constructions costs and long‐
term maintenance costs.   
 
The following is a summary key factors that would further support reducing the required parking 
by mitigating the on‐site parking demand to a proposed parking supply that would be adequate 
for this project.   
 
 
VEHICLE OWNERSHIP BASED ON INCOME 
 
According  to  the Victoria  Transport Policy  Institute  study  referenced  above,  it  indicates  that 
vehicle ownership rates drop with income.  Given the fact that on an average basis the incomes 
of the targeted residents for this project would be lower than what is typical for a conventional 
market rate apartment project, it would be anticipated some residents would not own a vehicle.   
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This  is especially  true when  the surrounding community provides opportunities  (e.g. walking, 
biking, shuttle service) to make ancillary trips without the need of a vehicle.   
 
In Chaffee County, government statistics  indicate approximately 22% of households or 46% of 
non‐family households make  less  than $30,000 and are at  less  than 50% of  the Area Median 
Income (AMI).  This segment of the population represents a category of people who need either 
emergency shelter, transition housing or supportive housing.  This project would provide seven 
(7) of its 17 units (or 41%) that would be designed to serve this target population.  One can safely 
assume  that vehicle ownership  rates associated with  those seven  (7) units will be  lower  than 
average.    One  or more  of  these  units  will  be  occupied  by  tenants  such  as  the  Southwest 
Conservation Corps, Americorps Volunteers, and other seasonal workers that have lower parking 
needs than typical tenants.  
 
 
UNBUNDLED PARKING 
 
The project is planning to unbundle the residential parking from the cost to lease the residential 
unit where residents will be offered parking at a separate/additional cost.  Those residents who 
do not have a vehicle are in effect paying a portion of the parking cost for those who do have a 
vehicle when the parking is free.  To unbundle the parking cost, the project proposes to charge 
tenants with a vehicle on a sliding scale based on income, thus reducing the incentive to have a 
vehicle.   Figures  from 2002  in  the previously noted study  indicate  that  lower  income  tenants 
spend approximately $3,000 annually on a vehicle that is undoubtedly much higher today. The 
fee for parking would be coupled with a limit of 11 maximum issued permits that would allow 
residents to park on‐site.  This would be enforced by a dashboard permit as available on a first 
come first serve basis. 
 
 
BICYCLE PARKING AND PEDESTRIAN ACCESS 
 
The  project would  provide  10  covered  bicycle  parking  spaces  as  a  supporting  alternative  to 
vehicle ownership. The  tenant demographic and  local bicycle amenities/culture anticipates a 
substantial proportion of younger workers who would bike to work as well as to other necessary 
services.  The  downtown,  with  two  (2)  grocery  stores,  post  office,  recreational  parks, 
entertainment,  library,  and many  clothing  stores,  is  about  a half  a mile  to  the  east  and  the 
hospital is about one third of a mile to the west.  Those distances are within a reasonable 10 to 
15‐ minute walks and  less via a bicycle  trip.   Again,  the on‐site bicycle parking would  further 
support bicycle  versus  vehicle ownership.    Salida  is  a  relatively  compact  city with numerous 
bicycle trails and a strong bicycle culture that supports a higher that average use. 
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SHUTTLE SERVICES 
 
The Chaffee Shuttle is a free shuttle service available by appointment or, possibly, with a regular 
scheduled  stop  that  provides  transportation  to  shopping, work, medical  services,  and  social 
activities throughout the County.   In addition, there  is a shuttle service that for a fee provides 
service to other cities in the state.  The Shuttle is a viable alternative for many people who do not 
have a vehicle, do not have a driver’s  license, or choose not  to drive  to  function  in a normal 
fashion.  This project is proposing to improve its SH 291 frontage with a sidewalk and a dedicated 
shuttle stop space to support non‐auto trips.   Alternatives to vehicle ownership would reduce 
the  need  for  on‐site  parking  and  represents  a  significant  savings  in  cost  of  living  for  future 
residents. 
 
 
SHARED PARKING 
 
Shared parking is especially useful in cases such as the subject property where a single parking 
space may be used by either a residential or commercial user.  Because each land use within the 
development may  experience  a  peak  parking  demand  at  different  times  of  day  or  different 
months  of  the  year  relative  to  each  other,  the  actual  peak  parking  demand  of  the  subject 
development may be  less  than  if  the peak parking demand of each  land use was considered 
separately.   For example, the commercial use would experience peak parking demands during 
the midday hours while the residential use experiences peak demands during late evening and 
overnight.  It is anticipated that residents of the subject site would have varying work schedules 
and  shifts  that  also  include  the working  shifts during  the weekends.       Assuming  a baseline 
condition  that  reduces  the  residential  parking  requirement  by  six  (6)  spaces  (17  –  6  =  11 
residential spaces) based on the attributes described previously, it would be safe to assume that 
at least half of the residential spaces would be available during the day, leaving seven (7) to eight 
(8) spaces available for the commercial use.  This would exceed the three (3) space commercial 
parking requirement that would be needed during the important daytime hours.  
 
As shown with the shared parking analysis presented in Table 2, the inherent characteristics of 
the site and shared parking would suggest an overall 12 to 13 space parking supply would serve 
typical conditions. 
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Table 2 
Shared Parking Analysis (1) (2) (3) (4) 
 
 
Hour 

Residential  Commercial (Required = 3 spaces)   
 
 

Total 

Hourly  
Demand 

Visitor Hourly  
Demand 

Employee Hourly 
Demand 

(%)  (Spaces)  (%)  (Spaces)  (%)  (Spaces) 
  Required = 17 spaces 

(Adjustment = 6 fewer spaces) 
Adjusted Req =  11 spaces 

Visitor Req. = 2 spaces  Employ Req = 1 spaces 

6 AM  95%  11  0%  0  0%  0  11 
7 AM  80%  9  0%  0  0%  0  9 
8 AM  67%  8  15%  1  25%  1  10 
9 AM  55%  7  35%  1  45%  1  10 
10 AM  50%  6  60%  2  75%  1  9 
11 AM  45%  5  75%  2  95%  1  9 
12 PM  40%  5  100%  2  100%  1  9 
1 PM  40%  5  100%  2  100%  1  9 
2 PM  40%  5  95%  2  100%  1  9 
3 PM  40%  5  85%  2  100%  1  9 
4 PM  45%  5  85%  2  100%  1  9 
5 PM  50%  6  85%  2  100%  1  10 
6 PM  60%  7  90%  2  100%  1  11 
7 PM  70%  8  80%  2  100%  1  12 
8 PM  80%  9  65%  2  90%  1  12 
9 PM  85%  10  45%  1  60%  1  12 
10 PM  95%  11  0%  0  0%  0  11 
11 PM  97%  11  0%  0  0%  0  11 
12 AM  100%  11  0%  0  0%  0  11 

Note(s): 
(1) Hourly distributions obtained from the Urban Land Institute (ULI) “Shared Parking” 3rd Edition. 
(2) A residential adjustment of 6 fewer spaces than Code parking was applied as a baseline condition to account for anticipated reduced 

auto ownership, availability of a shuttle, unbundled parking, and access to pedestrian/bicycle facilities. 
(3) ULI’s hourly percent distribution for a typical retail use was utilized for the commercial use and broken down by visitors (customers) 

and employees. 
(4) The published ULI hourly percent distributions for the commercial use were adjusted to 0% before 8 AM and after 9 PM when 

anticipating the commercial uses future operating hours. 

 
 
ON‐STREET PARKING 
 
This project proposes to provide a new sidewalk along its SH 291 frontage that would allow for 
two (2) additional parallel on‐street parking spaces.  As mentioned above, if a shared driveway 
or a modified  right angle corner street  intersection  is achieved,  the parallel parking could be 
increased to three (3) spaces.  This segment of highway frontage currently has little to no demand 
for on—street parking.  For all intents and purposes, this project would likely provide the only 
parking demand for those spaces.  The property across the street has far more parking available 
that it ever uses and is more convenient than the proposed on‐street parking spaces.  Although 
not counted to meet the site’s parking requirements, in effect the on‐street parking would serve 
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as additional project parking that further supports the requested parking reduction (see Exhibits 
A and B). Third Street, which is primarily residential in the block to the east, has little to no on‐
street parking demand as seen in the below photo taken on a Sunday afternoon when people are 
most  likely to be home.   Though unlikely needed,  it would be available for any small overflow 
parking needs that may occur. 
 

 
Note:  Third Street on Sunday evening, December 6, 2020.  

 
CONCLUSIONS 
 
Given the nature of the project and the wide variety of alternatives listed above that would either 
reduce or mitigate the number of on‐site parking spaces required by the Zoning Ordinance, it is 
reasonable  to  conclude  that  the  project  as  proposed  can  function  adequately  with  proper 
management.  There would be on‐site management that would address any issue that may arise 
and enforce solutions.  This project strikes a good balance between land use and parking needs.  
It is this balance that further supports affordable housing and is more environmentally sound by 
taking advantage of underutilized on‐street parking spaces that otherwise are underutilized.  We 
feel confident that this project would  function at a high  level and be a positive prototype  for 
other future developments. 
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Date 3/25/2021
By Bill Hussey

Project 

Residential, Non-Residential, M.F.

Pressure Zone at Project
Sewer Service Sizing per UPC

Fixture Value Number of Subtotal
Fixture or Appliance (at 60 psi) Fixtures Fixture Value

bldg 1 bldg 2 bldg 3 bldg 4 upc dfu upc dfu total
Toilet (tank) 4 21 84 4 5 8 4 4 84
Toilet (flush valve) 35 0 0 0
Urinal (wall or stall) 16 0 0 0
Urinal (flush valve) 35 0 0 0
Shower (single head) 2.5 5 12.5 4 1 2 10
Sink (lavatory) 1.5 21 31.5 4 5 8 4 1 21
Kitchen Sink 2.2 17 37.4 4 3 8 2 2 34
Utility Sink 4 1 4 1 2 2
Dishwasher 2 17 34 4 3 8 2 2 34
Bathtub 8 14 112 4 8 2 2 28
Clothes Washer 6 3 18 3 3 9

0
Hose connections (with 50 ft of hose) 0

1/2 in. 5 0 0 0
5/8 in. 9 0 0 0
3/4 in. 12 2 24 1 1 0

Miscellaneous
Bedpan washers 10 0 0
Drinking fountains 2 0 0

Dental units 2 0 0

Combined Fixture Value 357.4 222
6" sewer service at 1% ok up to 700 dfu

Demand (gpm) - See Curves 39
      

Pressure Adjustment Factor 1

Total Adjusted demand (gpm) 39

Minimum Meter Size 1"

Service Line Velocity (fps) 5.8

Minimum Service Size (HDPE) 1.5"

Approved by:

calculated
user inputted

Water Demand Estimate and Meter Sizing Using Fixture Values
(Based on AWWA M22 Manual, Second Edition)

Jane's Place
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1 INTRODUCTION 
Jane’s Place is a proposed development in the City of Salida, at the southwest corner of Highway 291 

and  3rd  Street.  Improvements  to  the  site will  include  asphalt  parking  lot,  concrete  sidewalk,  and  four 
buildings. 

2 EXISTING CONDITIONS 
 The subject site contains deteriorating asphalt and sparse vegetation. Existing stormwater flow on site 

consists of sheet flow from southwest to northeast. There is no evidence of significant off‐site generated 
stormwater runoff entering the site. Existing stormwater outfall to the site is to Highway 291, which slopes 
downhill to the east. 

3 SOILS 
Information for the on‐site soils was obtained from the USDA Web Soil Survey (U.S. Department of 

Agriculture, n.d.). The soils consist of Dominson gravelly sandy loam, which is assigned to Hydrologic Soils 
Group A. Web Soil Survey data is included in Appendix A. 

  

4 PRECIPITATION  
Precipitation amounts  for  the Design Storms was obtained  from  the NOAA precipitation  frequency 

estimates for the subject area. The Design Storms utilized in the analysis are summarized in 1 below. 

TABLE 1 

Storm  
Return Period 

(yr) 

24‐hour 
Rainfall 

Amount (in.) 
2  1.34 
5  1.64 
10  1.89 
25  2.26 
50  2.55 
100  2.85 

 

5 RUNOFF ANALYSIS 
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The  runoff  Analysis  was  performed  utilizing  the  methods  described  in  the  Natural  Resources 
Conservation  Service  (NRCS)  Technical  Release  #55  (TR‐55),  with  a  Type  II  storm  distribution. 
Predevelopment peak site runoff for the 25‐year, 24 hour is 0.32 cfs. Postdevelopment peak site runoff for 
the 25‐year, 24 hour storm is 0.76 cfs. 

Therefore, per TR‐55 Figure 6‐1, a minimum of 720 cubic feet of stormwater detention is needed to 
mitigate the additional runoff caused by development of the site. Surface detention will be provided per 
the civil engineering plans.  

TR‐55 calculations are included in Appendix C 

6 CONCLUSION 
The development of  the  site  is expected  to  increase  the on‐site generated  stormwater  flows after 

completion of construction. To mitigate this  impact, a minimum of 720 cubic feet of on‐site stormwater 
detention is incorporated in the site plan. Incorporation of the stormwater storage into the site design will 
mitigate the impact of the development to the stormwater flows in the area. 
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APPENDIX A: SOILS REPORT 
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Soil Map—Chaffee-Lake Area, Colorado, Parts of Chaffee and Lake Counties

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

3/25/2021
Page 1 of 3

42
66

36
5

42
66

37
3

42
66

38
1

42
66

38
9

42
66

39
7

42
66

40
5

42
66

41
3

42
66

42
1

42
66

42
9

42
66

36
5

42
66

37
3

42
66

38
1

42
66

38
9

42
66

39
7

42
66

40
5

42
66

41
3

42
66

42
1

412633 412641 412649 412657 412665 412673 412681

412633 412641 412649 412657 412665 412673

38°  32' 31'' N
10

6°
  0

' 9
'' W

38°  32' 31'' N

10
6°

  0
' 7

'' W

38°  32' 29'' N

10
6°

  0
' 9

'' W

38°  32' 29'' N

10
6°

  0
' 7

'' W

N

Map projection: Web Mercator   Corner coordinates: WGS84   Edge tics: UTM Zone 13N WGS84
0 15 30 60 90

Feet
0 4 9 18 27

Meters
Map Scale: 1:317 if printed on A portrait (8.5" x 11") sheet.

Soil Map may not be valid at this scale.

33



MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:20,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Chaffee-Lake Area, Colorado, Parts of 
Chaffee and Lake Counties
Survey Area Data: Version 13, Jun 5, 2020

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: May 18, 2020—May 
21, 2020

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.

Soil Map—Chaffee-Lake Area, Colorado, Parts of Chaffee and Lake Counties

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

3/25/2021
Page 2 of 3
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

DoD Dominson gravelly sandy 
loam, 1 to 9 percent slopes

0.4 100.0%

Totals for Area of Interest 0.4 100.0%

Soil Map—Chaffee-Lake Area, Colorado, Parts of Chaffee and Lake Counties

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

3/25/2021
Page 3 of 3
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APPENDIX B: NOAA PRECIPITATION ESTIMATES 
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APPENDIX C: HYDROLOGIC ANALYSIS 
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DRAINAGE CALCULATIONS

Project Name:
Project #:
Location:

Client Name:
Client Address:

Client Phone #:

Prepared By: WBH Date: 3/25/2021
Checked by: Date:

Area Name:

Storm 
Return Period

(yr)

24-hour
Rainfall

Amount (in.)
2 1.34
5 1.64

10 1.89
25 2.26
50 2.55

100 2.85
Source:

Rainfall Distribution: II

325 D Street
Salida, CO 81201
(719) 539-1675

www.crabtreegroup.net

Jane's Place
21005
Salida, CO

Chaffee County Community Foundation
PO Box 492
Buena Vista, CO 81211
303-995-3595

TR55 Analysis Jane's Place2
3/25/2021 Page 1 of 12
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Jane's Place

PRE-DEVELOPMENT RUNOFF CALCULATIONS

PreͲDeveloped Curve Number

Land Use Description HSG Curve No. Area (acres) Area (%)
A 98 0.17 38%
A 68 0.28 62%

Totals 0.45 100%

Weighted Curve Number 79
Time to Concentration

Sheet Flow

Surface Cover Length (ft) Slope (ft/ft) Manning's n Tt (hrs)

100 0.020 0.130 0.225

Shallow Flow

Surface Cover Length (ft) Slope (ft/ft)
Velocity 

Coefficient
Tt (hrs)

100 0.020 20.328 0.010

Channel Flow

Length (ft.) Slope (ft/ft) nͲValue Flow Area (ft2)
Wetted Perimeter 

(ft) Tt (hrs)

Total Travel Time 0.235
Peak Discharge

Storm 2Ͳyr 10Ͳyr 25Ͳyr 50Ͳyr 100Ͳyr
24Ͳhr Precipitation (P) 1.34 1.89 2.26 2.55 2.85
Initial Abstraction (Ia) 0.532 0.532 0.532 0.532 0.532
Ia/P 0.397 0.281 0.235 0.208 0.187
Unit Peak Discharge (qu) 513 631 659 677 691
Runoff (Q) 0.19 0.46 0.68 0.87 1.08
Peak Discharge (qp) 0.068 0.204 0.316 0.415 0.526

Range (natural)

Paved

Impervious
Open space (grass cover <50%)

TR55 Analysis Jane's Place2
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Jane's Place

PostͲDeveloped Curve Number

Land Use Description HSG Curve No. Area (acres) Area (%)
A 63 0.09 20%
A 98 0.36 80%

Totals 0.45 100%

Weighted Curve Number 91
Time to Concentration

Sheet Flow

Surface Cover Length (ft) Slope (ft/ft) Manning's n Tt (hrs)

100 0.020 0.130 0.225

Shallow Flow

Surface Cover Length (ft) Slope (ft/ft)
Velocity 

Coefficient
Tt (hrs)

Channel Flow

Length (ft.) Slope (ft/ft) nͲValue Flow Area (ft2)
Wetted Perimeter 

(ft) Tt (hrs)

Total Travel Time (hrs) 0.225
Peak Discharge

Storm 2Ͳyr 10Ͳyr 25Ͳyr 50Ͳyr 100Ͳyr
24Ͳhr Precipitation (P) 1.34 1.89 2.26 2.55 2.85
Initial Abstraction (Ia) 0.198 0.198 0.198 0.198 0.198
Ia/P 0.148 0.105 0.088 0.078 0.069
Unit Peak Discharge (qu) 729 760 773 780 786
Runoff (Q) 0.61 1.07 1.39 1.66 1.93
Peak Discharge (qp) 0.314 0.571 0.757 0.908 1.068

Range (natural)

POST-DEVELOPMENT RUNOFF CALCULATIONS

Natural Desert Landscaping
Impervious

TR55 Analysis Jane's Place2
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Jane's Place

MINIMUM DETENTION CALCULATIONS

1. Data:

Drainage area Am= 0.0007 mi.2 6. Vs/Vr 0.31 0.28
Rainfall distribution II (Vs/Vr=C0+C1(q0/qi)+C2(q0/qi)

2+C3(q0/qi)
3) 

1st 2nd
Stage Stage

2. Frequency yr 25 100 7. Runoff, Q 1.39 1.93
(from Post-Developed worksheet)

3. Peak Inflow

discharge qi cfs 0.757 1.068 8. Runoff Vol. Vr       cu-ft 2,281 3,162
(from Post-Developed worksheet) (Vr=QAm53.33)

4. Peak outflow

discharge qp cfs 0.316 0.526 9. Storage vol, Vs   cu-ft 712 884
(from Pre-Developed worksheet)

5. Compute qp/qi 0.42 0.49 10. Maximum storage Emax 

(from plot)

TR55 Analysis Jane's Place2

3/25/2021 45
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3/8/2021 
 
 
 
City of Salida Planning & Zoning Commission and Salida City Council members,   
 
Please accept this letter in support of the Chaffee County Community Foundation and Chaffee 
County Housing Office workforce housing planned development in Salida.  
 
The cost of housing in Chaffee County has increased so rapidly that many of our future students, 
neighbors and friends, essential workers in our businesses, and seasonal workers supporting our 
industries, are unable to afford to live here. The proposed planned development at the corner of 
3rd Street and Colorado Highway 291 will provide much needed housing for current and future 
Chaffee County residents, offer our businesses secure housing as a tool for recruiting new talent, 
and provide seasonal housing opportunities for employees of the education, rafting, skiing, and 
public land management industries. 
 
As Colorado Mountain College expands in Salida and Poncha Springs, the college expects to 
bring on additional employees and attract students to the area and a focus on housing for these 
individuals will be necessary. The college hopes to build on the success of efforts like this one 
and fully supports the project.   
 
The college is pleased to see this type of community-based development occurring in Salida and 
it fully supports the work of the Chaffee County Community Foundation and the Chaffee County 
Housing office to increase the vibrancy of the community and local economy.  
 
Sincerely, 
 
 

 

 
 
Rachel Pokrandt 
Vice President and Campus Dean, Leadville and Chaffee County Campuses 





Alpine Achievers Initiative 
Megan Strauss – Executive Director 

PO Box 399 Saguache, CO 81149 
(719) 221-9480 

 
 
 

              

Alpine Achievers Initiative (AAI) inspires, connects and nurtures youth, families and communities in rural 
Colorado. 

May 3, 2021 
 
Dear Council Members: 
 
I am writing to voice my strong support for the housing and nonprofit development Jane’s Place. The flexible 
and affordable housing is sorely needed to sustain our amazing community.  In addition, I am very pleased the 
development and design team thoughtfully acted on my advocacy to include dedicated AmeriCorps member 
housing in their building plans. This demonstrates their commitment to truly listening to input, as well as 
investing in the capacity of our local nonprofits through ensuring access to housing for these much-needed 
service-oriented community members. 
 
As Executive Director of Alpine Achievers, part of my mission is to help identify, recruit, and place 
AmeriCorps members with local nonprofits. AmeriCorps members commit to a year of service and live in 
extremely meager stipends (about $1,200 a month that needs to cover all living expenses, including housing). 
While Chaffee nonprofits have been able to attract between 5 and 8 volunteers annually, more could be 
recruited if housing were available within their price range. Having a 5-bedroom unit reserved for these 
members at Jane’s Place will be a boon to our recruitment efforts and I hope it will result in additional support 
in Chaffee which means additional staff capacity for our organizations! 
 
Not only is Jane’s Place commitment to AmeriCorps members admirable, the development itself represents a 
crucial link in our housing and nonprofit community. Investing in drop-in and shared working/meeting space for 
local organizations will build nonprofit capacity throughout the county.  
 
Thus, I want to encourage you to approve and expedite this development. The need is great. The community has 
expressed a commitment to helping facilitate affordable housing, and this development presents exactly the type 
of project we need to encourage. 
 
Thank you!  
 
Sincerely, 
 

 
 
Megan Strauss 
Executive Director 
Alpine Achievers Initiative 
 





April22nd,2o21

City of Salida Planning & Zoning Commission and
Salida City Council Members

Dear Planners and Council Members:

I am writing as an adjacent property owner to the proposed new, adaptive housing project: Jane's Place.
I strongly support this development concept for multiple reasons. Principal among them is the fact that
this proposal addresses the dire need for affordable housing in this ever-growing community.

l'm excited about this innovative project to help meet one of the most pressing needs in our community,
and delighted that it is being proposed to honor Jane Witmer. As a family physician, I share a
commitment to the health and wellbeing of this city, and the fact is, individuals and families cannot be
healthy without a safe place to call home. Likewise communities cannot be healthy, resilient, and
vibrant places without multiple options and styles of attainable housing.

ljust viewed the video describing the proposed plan for multiple, small units of affordable housing,
including a dedicated residence for AmeriCorps volunteers. The project clearly addresses those in our
community who have the greatest need: young adults, local service workers, temporary workers in our
recreational and tourist positions, and others in real need, such as survivors of domestic violence and
individuals and families in crisis.

Further, I like the thoughtful layout and proposed positive influence this development would likely have
on the immediate area, where affordable housing makes a lot of sense. Developing small, affordable
units close to downtown would allow foot and bicycle transportation to work places and shops. As an
adiacent property owner, I know this development will lend itself to a transformation of the 3'd & 291
intersection to the benefit of all.

Thus, I want to encourage you to approve and expedite this development. The need is great. The
community has made a commitment to helping facilitate affordable housing, and this development
presents exactly the type of project we need to encourage.

Thank you!

Sincerely,

JoelSchaler, MD




