
                                    
                           AGENDA

     CITY OF SALIDA PLANNING COMMISSION 
  
MEETING DATE: Tuesday, March 12, 2019 
MEETING TIME:  6:00 p.m.  
MEETING LOCATION: City Council Chambers, 448 East First Street, Salida, CO 
   
AGENDA SECTION: 
 

I. CALL TO ORDER BY CHAIRMAN – 6:00 p.m. 

II. ROLL CALL 

III. APPROVAL OF THE MINUTES – January 28, 2019 

IV. UNSCHEDULED CITIZENS 

V. AMENDMENT(S) TO AGENDA 

VI. PUBLIC HEARINGS 

 
1. Limited Impact Review – Temporary Commercial Activity - The request is to have 

a mobile food truck at property described as Lots 19 and 20, Block 4, City of Salida.  The 
address of the property is 122 E. First Street (Café Dawn). 
 

A. Open Public Hearing 
B. Proof of Publication 
C. Staff Review of Application 
D. Applicant’s Presentation 

E. Public Input 
F. Close Public Hearing  
G. Commission Discussion 
H. Commission Decision 

 
 

X. ADJOURN 
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          STAFF REPORT 
  
MEETING DATE:  March 25, 2019 
 
AGENDA ITEM TITLE: Café Dawn – Limited Impact Review Application – 122 E. First 

Street 
 
AGENDA SECTION: Public Hearing 
  
 
REQUEST:  
The request is for a limited impact review approval for temporary commercial activity to allow for a 
food truck to setup on the Café Dawn property located within the Central Business(C-2) zone 
district at 122 E. First Street.  In the C-2 zone district, the proposed use requires limited impact 
review approval. 
  
APPLICANT: 
The applicants are Benningfield and Heigele, LLC as represented by Dawn Heigele. 
 
LOCATION:    
The subject property is described as Lots 19 and 20, Block 4, City of Salida, Chaffee County, 
Colorado. This property is also known as 122 E. First Street. 
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PROCESS: 
 
Limited Impact Review are those land uses which are generally compatible with the permitted uses 
in a zone district, but require site-specific review of their location, design, intensity, density, 
configuration, and operating characteristics, and which may require the imposition of appropriate 
conditions, in order to ensure compatibility of the use at a particular location and mitigate its 
potentially adverse impacts. 
 
The Salida Municipal Code, Chapter 16, specifies that Limited Impact Review applications be 
reviewed by the City of Salida Planning Commission at a public hearing after fifteen days public 
notice.  The Planning Commission may make a decision to approve, approve with conditions, deny, 
or remand the application back to the applicant for modification.  
 
OBSERVATIONS: 
 
1. The applicants would like to offer space on their downtown property for a food truck that 

would operate during and after Café Dawn normal business hours which are 6 AM to 3 PM, 
seven days a week.  This property is located in the C-2 Central Business zone district and the 
surrounding land uses are commercial in character.   

 
2. The proposed use is considered a temporary commercial use in the Land Use Code and requires 

the limited impact review approval prior to setting up on private property in the Central 
Business Zone District. 

 
3. The applicants have submitted a site plan showing the proposed food truck location which will 

be on the applicants’ property and outside the alley right-of-way.  The existing patio will be 
modified slightly.  

 
4. As of the date of posting the packet materials, staff has not received any opposition to this 

application.  
 

REVIEW STANDARDS (Section 16-4-190(n) Temporary Commercial Uses and Activities.  
Temporary commercial uses and activities may be allowed only when): 

 
1. Use allowed.  The commercial use itself is allowed or is approved as a conditional use in the 

zone district. 
 
• The use is most closely related to retail restaurant establishments permitted within the 

Central Business Zone District.  Restaurants are a permitted use and encouraged within the 
C-2 zone district.  Outdoor dining adds vibrancy to the downtown. 

 
• A condition of approval has been added - that the operation of this temporary commercial 

activity be limited to generally May through October.  The applicants must come back to the 
Commission after the initial year for approval to continue with the temporary commercial 
activity for potentially longer intervals. 

 
2. Parking.  Adequate parking is provided for the use, as determined by the Administrator: 
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• In the C-2 zone district new buildings or the enlargement of existing buildings must provide 
parking.  The Café Dawn site has 13 on-site parking spaces.  If constructed today, the 1,400 
square foot restaurant, as it is configured today, would only be required to provide six 
spaces.  Therefore the food truck will not impact parking downtown. 

 
3. Health and Safety Codes.  The use complies with all applicable health and safety codes and a 

permit for the use is obtained from the Building Official 
 
• A condition of approval has been added that the applicant submit the proper health and 

sanitation approvals from the Chaffee County Health Inspector prior to operation of any 
food vending.  

• The applicants will provide access to restroom facilities for the customers. 
 
4. Location.  The use is situated such that it does not block any required access or egress from 

the site and is not located on any required parking. 
 
• The applicants have submitted a site plan showing the location of the proposed food 

truck.  It is outside of the public alley and does not reduce the parking below required 
amounts. 

 
Review Agencies  
 
Fire Chief Doug Bess:  “No concerns.” 
 
Police Chief Russ Johnson:  “I have looked at the plans and have no issues unless they are 
serving alcohol at some point.” 
 
Public Works Director, David Lady:  “With it being on her property, I do not have concerns 
on my end.” 
 
REQUIRED ACTIONS BY THE COMMISSION: 
 
1. The Commission shall confirm that adequate notice was provided and a fee paid. 
 
2. The Commission shall conduct a public hearing. 
 
3. The Commission shall make findings regarding the proposed use in order to ensure the use is 

consistent with the Comprehensive Plan, conforms to the Land Use Code, is appropriate to its 
location and compatible with neighboring uses, is served by adequate public facilities and does 
not cause undue traffic congestion or significant deterioration of the environment. 

 
RECOMMENDED FINDINGS: 
 
1. This application is consistent with the Land Use Code and the surrounding neighborhood. 

 
2. The applicable review criteria for limited review applications have been met. 
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RECOMMENDED ACTION: 
 
Based on the above findings, staff recommends APPROVAL for the limited impact review request 
to conduct a temporary commercial activity to allow a food truck within the Central Business (C-2) 
zone district at 122 East First Street with the following conditions: 
 

1. All food trucks or food vendors must submit proper health and sanitation approvals 
from the Chaffee County Health Inspector prior to operation of any food vending. 
 

2. It is the responsibility of the applicant to verify that each vendor has the proper sales tax 
licenses to sell goods within the City. 
 

3. Access to restroom facilities must be available during intervals when the restaurant is 
closed and food truck is in operation.  Hours of the truck will generally be 11 AM to 2 
PM and 5 PM until closing. 
 

4.  That this limited impact review approval expires on March 25, 2020.  The applicant must 
return to the Planning Commission to renew the approval for longer periods. 
 

RECOMMENDED MOTION: 
That the recommended findings be made and the recommended action be taken. 
 
BECAUSE THIS APPLICATION IS FOR A LIMITED IMPACT REVIEW, THE SALIDA 
PLANNING COMMISSION SHALL MAKE THE FINAL DECISION ON THIS 
APPLICATION.  THE DECISION OF THE PLANNING COMMISSION MAY BE 
APPEALED WITHIN 15 DAYS OF THE DECISION BY AN AGGRIEVED PERSON AS 
SET FORTH IN SECTION 16-2-70 OF THE LAND USE CODE. 
 
Attachments: Application materials 
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Food Truck Located Here
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