
Date:    October 16, 2023

To:    Members of the Salida Planning Commission and the Salida City Council

From:  Paige Judd

Re:    The Flour Mill Planned Development

As a neighbor of the Flour Mill project, I have some concerns about the project. My 
husband Joe and I own The Magpie Apartments at 6906 Vandaveer Ranch Road. We 
share a property line along the west edge of the Flour Mill property.

The Magpie property is zoned R-3 and meets the dimensional standards for this zoning. 
We met the 10' side setbacks and the 15' setbacks. Our 32 apartments rent between 70% 
and 73% AMI. We have created a nice, comfortable home for 48 people who live and 
work in Salida. There are aspects of the Flour Mill project that will impact the residents 
of The Magpie which I want to discuss.

I will not be able to attend the October 23 meeting, so I am sending you my comments.  
Please feel free to reach out if you have any questions.

Here are my concerns.

Density
The developer is asking for a project density of 1263 square feet per dwelling, and the 
standard for R3 is 2100 square feet per dwelling. The 2 acre property could hold 41 
dwellings by right, so 69 units is well over 50% more dense than R-3 allows. This is a 
HUGE increase in density over the standard, and will impact the neighbors in many 
ways. This increased density naturally leads to every other deviation from the standards 
that follow:  maximum lot coverage, setbacks, building height, and parking. This project
is on the very fringe of town and does not match the neighboring properties, which are 
much less dense. 

Setbacks
The developer is asking for a 10' rear setback for lots 11, 12, and 13. These buildings are
going to be built along my property line. The code calls for a 20' rear setback, and the 
developers are also asking for a height variance on these lots. The combination of a 
smaller setback and a height variance will definitely impact our tenants who live along 
that property line in a negative fashion. I strongly request that these buildings are held to
a 20' rear setback, as is the standard for R-3. If you decide to allow them to build a 38' 



tall building 10' from my property line, I request that the developers build an attractive 6'
privacy fence to give my tenants at least a modicum of privacy. I can live with the 38' if 
the buildings are 20' from my property line.

Parking
At The Magpie we have a lot of couples choosing to live in 1 bedroom apartments which
is unexpectedly higher than our other projects. We do not have enough parking, and we 
have many tenants who park on Vandaveer Ranch Road. We have an average of 1.375 
cars per one bedroom apartment, and 1.4375 cars per two bedroom apartment (averaging
1.4 cars per dwelling). Assuming a similar mix for The Flour Mill project, the 69 
dwelling units will require about 97 parking spaces, and they are providing 76. This 
means that there may be up to 21 cars parking along Vandaveer Ranch Road and County
Road 105. That is a lot of cars to be parking along rural roads, and I am only bringing it 
up so you can anticipate what that might look like. 

It is not legal for landlords to select a one person household over an equally qualified 
two person household based solely on the number of people in the household. When I 
spoke with the developer about this, he indicated that it may be possible for deed 
restricted projects to put a limit on the number of people who live in an apartment or 
condo if it is written into the deed restriction at the beginning. I suggest that this option 
be pursued for the safety of those who park (and drive) on rural roads that are not 
designed for on street parking.

Joe and I have been supporters of making it easier to build affordable housing in Salida 
for many years.  We have followed the rules of our properties' zoning and  designed our 
3 apartment complexes to fit in with the homes that neighbor our projects. We have done
this and provide 70 apartment rentals that rent between 63 and 83 percent of AMI.

I understand that when a developer undertakes a Planned Development they can ask for 
adjustments to the Dimensional Standards for their particular zoning. This project is 
asking for many exceptions to the standards, and I feel that many of these are going to 
negatively impact our tenants.

I invite you to take a trip to 6906 Vandaveer Ranch Road. The property line we share 
with The Flour Mill project is clearly marked with straw bundles that were put in place 
during construction to control runoff. Step off 10', and look up 38' and think about how 
you would feel if this was your home. Those buildings are too close, and too tall.

I support this project in many ways. If the buildings on lots 11, 12 and 13 are 20' from 



my property line, I can live with the rest. If they are allowed to build 38' tall buildings 
10' from my property line, I will be very disappointed in the process and the outcome.

Thanks for listening. 

Paige Judd
834 Crestone Ave
Salida, CO  81201
paigeer@gmail.com
719-539-5651
salidaapartments.com
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