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PROJECT GOALS

• Implement plans and policies

• Salida comprehensive plan

• Future 50 plan

• Chaffee County comprehensive plan

• Make it easier to develop what the Salida 
community wants!

• Make development approvals more transparent 
and predictable

• Improve user-friendliness

Project Website

https://cityofsalida.com/land-use-code-
rewrite/
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PROJECT SCOPE & TIMELINE

1 2 3 4 5

Project 
Orientation

Code 
Assessment 

and 
Annotated 

Outline

Prepare Discussion Draft Land Use Code 
(Three installments)

- Administration and Procedures
- Development Standards 
- Districts and Uses

Final Draft 
Land Use 
Code and 
Adoption

Q4 2019 Q1 2020 Q2 2021

Consolidated 
Draft Land Use 

Code

Q3 2021
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Today’s Discussion:



ASSESSMENT REPORT

• What’s working well?

• What regulations need 
improvement?

• Potential solutions and options

• Provide an outline to organize the 
new land use code

• Identify future additional 
implementation issues
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KEY RECOMMENDATIONS

1. Make the Code more user-
friendly

2. Update the development review 
procedures

3. Update the zoning districts

4. Revise the use regulations 

5. Address affordable housing

6. Improve development standards
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WHAT WE HEARD…

• Current code is unclear and 
difficult to use and understand

• Standards are vague and lead to 
different interpretations

• There is a lot of redundancy in 
current code standards

• The current code is “old school” in 
terms of design and organization

11



USER-FRIENDLINESS

• Provide clarity and predictability

• Standardize the Code structure

• Reorganize the Code

• Relocate forms and submittal 
requirements to an administrative 
manual (outside the Code)

• Provide more tables and 
illustrations
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USER-FRIENDLINESS
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WHAT WE HEARD…

• Too many types of uses and 
projects require a public hearing 
(“everyone wants a bite at the 
apple”)

• The approval process is 
unpredictable

• The PD process is confusing and 
outdated

• Current standards are difficult to 
enforce consistently
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REVIEW PROCEDURES
The Land Use Code describes procedures for review and 
evaluation of various application types:

▪ Rezoning

▪ Planned developments

▪ Subdivisions/lot line adjustments/vacations

▪ Administrative review

▪ Limited and major impact reviews

▪ Development permits 

▪ Conditional use permits

▪ Annexations

▪ Historic preservation procedures

▪ Variances

▪ Appeals
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REVIEW PROCEDURES

For each:

• Evaluate thresholds for 
various types of review

• Establish common review 
procedures

• Clarify the procedures

• Establish objective criteria
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REVIEW PROCEDURES

Establish a site plan procedure

• Major (Planning Commission); more 
than 20 dwellings or 20,000 sf 
nonresidential

• Minor (Staff); 20 or fewer dwellings 
or 20,000 sf or less nonresidential

• Could also delegate all site plans to 
staff

• Could consider a referral process 
where staff may refer applications 
to higher review body
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REVIEW PROCEDURES
Update the Planned Development 
Standards

• Consider whether PDs should 
remain as overlay districts – with a 
base zoning district serving as 
underlying standards

• Clarify the process
• Current system is unclear and complex

• Improve approval criteria

• Raise the minimum standards 
(project size, min. benefits)

• Distinguish between major and 
minor amendments
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WHAT WE HEARD…

• There are missing zoning districts 
for things like city-owned public 
facilities, and parks

• Mixed-use opportunities have 
been challenging 

• Overlay districts are too complex 
and numerous

• Current lot and building standards 
(e.g., lot size, height, and setbacks) 
are too limiting 
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CURRENT ZONING DISTRICTS 
Residential

R-1 single-family residential

R-2 medium-density residential

R-3 high-density residential

R-4 manufactured housing residential

Mixed-Use and Nonresidential

RMU residential mixed-use

C-1 commercial

C-2 central business

I industrial

PD planned development 
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PROPOSED ZONING DISTRICTS 
Current Proposed

R-1 single-family residential R-1 low-density residential

R-2 medium-density 
residential

R-2 medium-density residential

R-3 high-density residential

R-3 high-density residentialR-4 manufactured housing 
residential

RMU residential mixed-use MN mixed-use neighborhood
MC mixed-use center

C-1 commercial CC corridor commercial
HC highway commercial

C-2 central business MD mixed-use downtown

I industrial I industrial

PD planned development PD planned development 

Other New Districts

• AG agriculture

• OS parks and open 
space

• CF community 
facilities
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OVERLAY DISTRICTS
Current Overlay Districts Proposed Overlay Districts

SDHD Salida Downtown 
Historic District

SDHD – carry forward

HPO Historic Preservation 
Overlay

Replace with downtown 
standards

LHLO Local Historic 
Landmark Overlay

LHLO – carry forward

291-CO SH 291 Corridor 
Overlay

Integrate into new corridor 
commercial and mixed-use 
neighborhood districts

50-CO Highway 50 Corridor 
Overlay

Integrate into new highway 
commercial district

-- Sackett’s Addition SA – carry forward

CBEO Central Business 
Economic Overlay

CBEO – carry forward

7 4
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RELATIONSHIP TO COUNTY 
COMPREHENSIVE PLAN

• How should future land use 
designations be integrated 
with new zoning districts?

• How does annexation, 
development, and 
infrastructure in the City 
relate to the County land use 
plan?

We recommend drafting the zoning districts 
and use regulations as the last installment to 
allow the City to consider these and other 
questions.
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WHAT WE HEARD…

• We need more affordable and 
workforce housing

• We like the eclectic mix of housing

• The process for building duplexes 
and multiple structures on a lot is 
overly complex

• Need to allow smaller lots and 
higher densities where 
appropriate
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UPDATE SCHEDULE OF USES

• Reorganize and categorize

• Update the specific use types

• Simplify use permissions

• Current: N, P, AC, C, AR, LR, MR 

• Proposed: N, P, C

CURRENT
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UPDATE SCHEDULE OF USES

Example Only
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Note:
Communities use 
different letters and 
symbols to designate 
permissions and 
prohibitions. Some place 
an “N” in blank cells for 
“not permitted.”



USE REGULATIONS

▪ Reorganize to match the new schedule of uses

▪ Remove redundant standards

▪ Establish standards for common conditions of approval
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AFFORDABLE HOUSING

• Expand household dwelling types

• Allow more group-living uses to 
address seasonal workforce gap

• Reconsider approach to 
manufactured housing 
(discussed earlier)

• Consider more flexible procedures 
and relaxed standards

34



The current inclusionary housing 
requirement applies to various types of 
projects based on the procedure 
required for approval. (e.g., minor and 
major subdivisions, condo plats with 
more than 5 dwellings, annexations, 
and PDs).    

Should the City simplify the 
applicability to any activity that 
would produce more than 5 dwelling 
units, regardless of the procedure?

POLICY CONSIDERATION
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WHAT WE HEARD…

• Need to consider relaxed 
standards for infill projects

• Need to consider more “walkable” 
access and site design standards

• Too many barriers to multifamily 
or mixed-use projects

• Need to continue to protect 
historic areas

• Need to revisit parking 
requirements
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DEVELOPMENT STANDARDS
The Development Standards address the 
quality of development, such as:

▪ Roads, driveways, and sidewalks

▪ Street trees

▪ Undergrounding utilities

▪ Stormwater management

▪ Grading and erosion control

▪ Off-street parking

▪ Landscaping

▪ Illumination (lighting)

▪ Fences

▪ Commercial design

▪ Signs
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RECOGNIZE CONTEXT

Downtown Neighborhood Corridor

Determine if development and design standards should apply broadly, or if 
tailoring by use or context is necessary (e.g., along Hwy. 50 or downtown)
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IMPROVE DEVELOPMENT 
STANDARDS

• Consider additional design standards 
tailored by context (esp. for mixed-use)

• Integrate recommendations from Parks, 
Recreation, Open Space & Trails Master 
Plan (e.g., tree canopy improvements)

• Improve connectivity (streets and trails)

• Enhance landscaping standards

• Parking areas

• Street trees

• Screening 

• Update lighting standards

• Coordinate with technical standards in 
Chapters 11 and 13
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IMPROVE DEVELOPMENT 
STANDARDS

Revisit parking standards

• Is the amount of parking enough – or too 
much?

• What about bicycle parking?

• Enhance parking lot design

Consider alternatives

• Shared parking

• On-street parking

• Reductions based on study

Should the City consider parking 
maximums?
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Land Use Code Update



NEXT STEPS

Installment 1 – Administration and Procedures

• First draft to staff in late April

• Public draft expected in June 

- Public meetings this summer to discuss draft procedures

- Opportunity to provide feedback on procedures (online and in person)

Project Website

https://cityofsalida.com/land-use-code-rewrite/
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DRAFTING THE LAND USE CODE

FIRST - Draft LUC in Installments: 

THEN – Revise based on Feedback:

• Consolidated Draft

• Adoption Draft

• Adoption Hearings

Districts and Uses
What can I do with my property? 
Where within the City?

Development Standards
What is the minimum quality 
for development?

3

2

Administration and Procedures
What are the procedures for 
evaluating and approving 
development?

1
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Glen Van Nimwegen, AICP
glen.vannimwegen@cityofsalida.com 

Bill Almquist
bill.almquist@cityofsalida.com 

Kristi Jefferson
kristi.jefferson@cityofsalida.com 

Nina Williams
nwilliams@mdbrlaw.com

THANK YOU

Matt Goebel, AICP
mgoebel@clarionassociates.com

Paul Donegan, AICP
pdonegan@clarionassociates.com 
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