
 

 

Planning And Zoning Commission 

Agenda 

February 6, 2024 6:30 p.m. 

420 Central Ave Dolores Co. 81323 

Or Virtually by The Link Below: 

Join Zoom Meeting 

https://zoom.us/j/92252992315 

Meeting ID: 922 5299 2315 

One tap mobile 

+16699006833,,92252992315# US (San Jose) 

+12532158782,,92252992315# US (Tacoma) 

1.  Call To Order  

2.  Pledge Of Allegiance 

3.  Roll Call 

4.  Identification Of Actual or Perceived Conflicts of Interest. 

5.  Public Participation 5 minutes per person. 

6.   Approval of the Agenda 

7.   Consent Agenda 

7.1  Minutes of the January 9, 2024 meeting.   

8. Staff Reports  

8.1. Manager Ruud – verbal update on recent administrative activities, Attachment, 

January  Report to the Board of Trustees 

8.2. Attorney Kelly presenting language for item 10.2 

8.3. Building Official Doudy – attachment January report to the Board of Trustees, 2023 

Year end totals data.  

 

9 Commissioner Updates. 

9.1 Chairperson Robinson report to the Board of Trustees  January 22, 2024 attached.  

10. Discussion:  

10.1.  Consistency of definitions within the Land Use Code and the Building Code. No 

attachment.  

 

10.2. Conditions under which the New Land Use Code regulations for commercial 
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parking lots and  landscaping would be triggered. No attachment 

 

10.3. Weed Management Plan No attachment 

 

10.4  Watershed Plan. No attachment 

 

10.5 HB24-1152 – Accessory Dwelling Units Legislation Attachment- Colorado 

Municipal League legislative alert 

Link to the bill 

https://leg.colorado.gov/sites/default/files/documents/2024A/bills/2024a_1152_01.

pdf 

Link to CML website   https://www.cml.org/ 

11. Future Agenda Items: to be determined.    

12. Adjournment 
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Planning And Zoning Commission 

Minutes 

January 9, 2024 6:30 p.m. 

420 Central Ave Dolores Co. 81323 

Or Virtually by The Link Below: 

Join Zoom Meeting 

https://zoom.us/j/92252992315 

Meeting ID: 922 5299 2315 

One tap mobile 

+16699006833,,92252992315# US (San Jose) 

+12532158782,,92252992315# US (Tacoma) 

1.  Call To Order. The meeting was called to order at 6:35 p.m. 

2.  Pledge Of Allegiance.  The group recited the pledge.  

3.  Roll Call.  Present at the meeting were Commissioners Powell, Tucker, Heeney, and 

Chairperson Robinson. Ex officio Youngquist. Staff members Attorney Kelly, Manager 

Ruud, Building Official Doudy and Assistant Clerk Swope  

4.  Identification Of Actual or Perceived Conflicts of Interest. None stated. 

5.  Public Participation 5 minutes per person. No one else attended the meeting.  

6.   Approval of the Agenda.  Commissioner Powell moved and Commissioner Tucker 

seconded to approve the agenda.   

Yes: all 

No: none 

7.   Consent Agenda 

7.1  Minutes of the December 5, 2023   

Attachment, Attorney Kelly’s presentation to Commissioners; excerpts from Articles 2, 7 

and 13 of the 2022 Dolores Land Use Code. 

Commissioner Tucker moved and Commissioner Heeney seconded to approve the 

consent agenda.  

Yes: all 

No: none 

8. Appointment of Offices: Motion and second needed.  

8.1 Chairperson, Vice Chairperson, Secretary.  

Commissioner Tucker moved and Commissioner Heeney seconded to appoint Linda 

Robinson to Chair, Dan Heeney to Vice-chair and Shirley Powell to Secretary.  

Yes: all 
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No: none 

8.2 Commission terms reviewed. 

Chairperson Robinson Term expires 5/7/24, Vice Chairperson Heeney Term expires 

5/7/2024, Commissioner Tucker Term expires 4/2/2024, Commissioner Powell term 

expires 4/2/2024.  The newly vacant term, when filled, expires 5/6/2025. Committee 

members renewing in 2024  will serve 2-year terms.  

Attachment Municipal Code 2.08.Planning and Zoning Commission. (Ord 341 1986) 

Attorney Kelly recommends this item of term appointments be added to the Board of 

Trustees agenda for consideration as the reappointments occur in the same month as 

elections.  

All the sitting Commissioners’ terms will expire in 2024.  They may reapply for the next 

term  and the Board of Trustees will appoint from the pool of applicants in April and 

May of 2024.  An eligible applicant can fill the vacant seat anytime and will expire in 

May of 2025. Flyers announcing this vacancy will be posted around town. 

9. Staff Reports  

9.1. Manager Ruud – verbal update on recent administrative activities, Attachment 

December Report to the Board of Trustees 

Manager Ruud updated the Commission on the non-approval of the DOLA Infrastructure 

grant application of the 19th street housing project.   Options for funding are mainly for 

planning at this time .  Manager Ruud will apply for the Prop 123 planning grant and the 

DOLA planning grant as well. 

9.2. Attorney Kelly waived his time to use it in item 11.1 

9.3. Building Official Doudy – attachment December report to the Board of Trustees 

10. Commissioner Updates. 

10.1 Chairperson Robinson report to the Board of Trustees December 11, 2023, attached.  

11. Discussion:  

11.1.  Discuss Section 13.23 of the Land Use Code specifically subsection 13.23 B. (c). 

Applicability and Section 2.7 Flood Hazard Definitions – substantial improvement . 

Attached – excerpts from the Land Use Code related to these items.   

The Commission reviewed the existing triggers in the Land Use Code and discussed the 

terms and definitions within the Land Use Code.  One of the definitions is related to Flood 

Damage Prevention or an identified hazard zone like the Riparian zone. This is called 

“substantial improvement,” measured by development or improvement which is 50% or 

greater of the value of the property then the whole structure must become compliant to 

the standards of FEMA Regulations.  

The landscaping standards for Commercial property have a threshold at 10% to 75% 

increase of gross floor area requiring adding the same proportion of landscaping or parking 

requirements to the application for improvement. 
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Attorney Kelly set three options  of thresholds in landscaping and parking for the Commission 

to consider and discuss: 

Option one, do nothing. 

Option two,  adjust the existing threshold. 

Option three,  use the Flood Damage Prevention standards or the Building Code standard for 

“substantial improvements” costing 50% of the value of the property to come into 

compliance with the landscaping and parking requirements of the Land Use Code. Building 

Official Doudy explained the valuation table used by FEMA to determine existing valuation of 

a property.  He explained the “cumulative” measurement that FEMA uses is different than 

the per event measurement the Building Code uses. FEMA counts each improvement as an 

increase from the last improvement. Attorney Kelly recommends the Commissioner consider 

Substantial Improvements definitions for thresholds that are consistent with the definitions 

for thresholds in the Building Code and FEMA threshold language.  

Attorney Kelly cautions the Commissioners to keep in mind that lowering the threshold will 

cause an increase in the capital  costs of improvements impacted by these thresholds. He 

says the 10% or  lower threshold will likely result in a lower amount of development 

activity. When asked by Commissioner Tucker about other municipalities’ standards 

Attorney Kelly says it varied widely but seemed to mirror the Substantial improvement 

definition overall.    

 

Discussion.  The difference between a 10 % increase of gross floor area versus a substantial 

improvement is that the substantial improvement definition is more universal among codes. 

Commissioner Tucker pointed out that a complete change to an existing parking lot was the 

purpose of this discussion. Youngquist asked what triggers a site plan review?   He asked 

can the standard be applied to horizontal improvements without increasing gross floor 

area? The Commissioners recognize that the Building Official determines the valuation of 

the existing structure and weighs that with the applicant’s valuation of the cost of 

improvement. The Commissioners got clarification with the existing trigger impact on 

overall landscaping versus and new language that would trigger overall compliance to 

landscaping or separate the landscaping from redevelopment.  The commission feels like 

the standards should apply to the entire improvement not just the structure. Right now, the 

standards only get triggered with a structural increase. Potentially the new language of 

valuation may trigger overall improvements to the landscaping and parking.  

How do we separate zoning standards from building permits? 

 

What triggers a site plan? If a dollar figure is the trigger, does the dollar figure include the 

improvement to the site? What if the parking lot cost more than the redevelopment of the 

structure?  The  Planning Administrator has the discretion to send this site plan to the 

Planning Commission.  

Manager Ruud points out the language in the Land Use Code prescribes the valuation to be 

measured on the “Market” value of the structure. There are two steps to a development 

project approval, the planning and zoning and the building permit. Doudy says the Market 
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value is based on the valuation table determined by the International Code Council.  The 

Building Official uses that chart of values for construction types to value the building permit 

and improvements to existing structures. 

The Land Use Code has different definitions for valuation and thresholds in various sections 

of the Code. Part of the solution to this threshold language is to align the definitions 

throughout.   

Can new standards be introduced for surface improvements based on structure 

improvements or for any changes to the surface area? 

Does the site plan review require the Zoning Administrator consider the purpose of the 

Land Use Code?  

Can the language for parking surface include permeable surface or storm water 

management? 

Direction from the towns people is that they don’t want to see a bunch of additional costs 

come at them when they try to make improvements to their property.   

Consider standards for the exterior improvements that produce the effects the Land Use 

Code purpose statements in Section 1.2 Purpose and Applicability.   

Changes to the surface or the layout of the parking area then other standards must be met.  

Is Commercially used property the focus of this threshold?  Would it apply to the zone or 

just the use? 

Storm water management is a consideration for hard surface parking surfaces. Does the 

Land Use Code need standards for surface types?  Are retention ponds going to be 

required? 

Attorney Kelly will develop a threshold for parking lot improvements at the 10% trigger for 

any improvements made to the exterior surface of the property in a commercial use.  

Screening with adjacent residential will be an enforceable aspect? 

 

11.2. Discussion of other topics that are of interest of the Planning and Zoning 

Commission such as: 

• Potential Historic District,  Commissioner Powel reminded the Commissioners that until 

the Town has the staffing capacity and the designation of “certified Local Government” 

with History Colorado there is not much reason to pursue any projects at the town level.  

Individual property owners can still apply for tax credits and historic register status on 

their own.  

• Weed plan and compliance, Commissioner Tucker has a plotted weed map of the Town.  

He will stay connected with the County Weed department in the future developments 

of that Department.  The department has gone through a transition with personnel and 

funding. The town will need to make their own weed management plan as a stand-alone 

program.   Commissioner Tucker foresees compliance problems with resources and 

enforcement.  The existing noxious weeds we have inventoried are not the species that 

need to be eradicated.  However White top (Hoary Cress) is prevalent throughout town 

and is difficult to eradicate but can be controlled with treatments. He suggests that site 
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plan reviews include a weed inspection.  If the weed inventory map is kept up to date it 

can be a service to the town for site plan review.  

• Watershed Management Plan.  The town can adopt a Watershed  Ordinance creating a 

watershed area up to five miles upstream and in the surface within a five-mile area.  To 

do this the town must do some engineering studies and environmental studies to 

determine the existing conditions of the watershed area and have public participation 

events as required for this public process.  Some of the existing drainages on the 

escarpment above the town impact the town as the water drains through town. The 

Water Conservancy District Manager from Mancos has offered to present to the Board 

of Trustees regarding the watershed plan Mancos has been developing. 

 

• Trails and Mobility Plan revisited. This item was not discussed at this meeting. 

12. Future Agenda Items:  

Consistency of definitions within the Land Use Code and the Building Code.  

Conditions under which the New Land Use Code regulations for commercial parking lots and 

landscaping would be triggered.   
Weed Management Plan, and Watershed Plan.  

 
13. Adjournment.  The meeting adjourned at 8:40 p.m. 

 

 ___________________________   ________________________ 

    Linda Robinson, Chairperson      Ann Swope, Assistant Clerk 
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Report to the Board of Trustees on the 
Planning & Zoning Commission meeting held 

January 9, 2024 

Highlights from the January 9, 2024 P&Z meeting that generated discussions of potential 
interest to the Board 

Agenda Item/Description Discussion
8 Appointment of offices • Chair: Linda Robinson 

• Vice chair: Dan Heeney 
• Secretary: Shirley Powell 

The secretary will take on responsibility from the Chair for preparing 
a brief report for the Mayor and Board of items discussed at the 
meeting and for identifying agenda items for the next P&Z meeting. 
The Commissioners agreed that this report would not be a 
comprehensive summary of the meeting nor would it replace the 
minutes being prepared by the Assistant Town Clerk. 
The report will focus on agenda items generating discussion, that 
likely would be continued on the agenda of the subsequent P&Z 
meeting.

11.1 Section 13.23 of the 
Land Use Code, 13.23 
B.(c) Applicability

• The Commissioners and staff discussed the consistency of 
definitions used in the Land Use Code and the building code.  

• Attorney Kelly discussed possible actions that the Town could 
take (or not) in response to proposed construction activities – 
after which the new LUC regulations for parking and landscaping 
would be triggered. 
1. Do nothing 
2. Change the current 10% trigger 
3. Move towards a “substantial improvement” trigger along the 

lines of the one used by FEMA 
The group also discussed the possibility of using a change in the 
substrate of commercial parking areas as a trigger for the parking-lot-
landscaping guidelines in the LUC. 

11.2 Additional topics of 
interest to the 
Commissioners

• The Commissioners discussed the advisability of shifting their 
focus their efforts from the Comp Plan to “sub-plans” that could 
be incorporated, by reference, into the Comp Plan. 

• Weed Management Plan: Commissioner Tucker will work at 
getting a copy of the County’s “weed map,” and gather more 
information on their weed-management efforts. 

• Watershed Management Plan: Manager Ruud will contact the 
Mancos Water Conservancy District to learn more about their 
plan, including potential funding for such plans. 

• The Historic Preservation Plan was given a lower priority based 
on lack of Commission and Staff capacity and perceived need.

12 Agenda items for 
February P&Z meeting

• The consistency of definitions used in the Land Use Code and 
the building code 

• Conditions under which the new LUC regulations for commercial 
parking and landscaping would be triggered 

• Weed Management Plan 
• Watershed Management Plan
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