
 

 

Planning And Zoning Commission 
Agenda 

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  

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 December 5, 2023   
Attachment, Attorney Kelly’s presentation to Commissioners; excerpts from Articles 2, 7 
and 13 of the 2022 Dolores Land Use Code. 

8. Appointment of Offices: Motion and second needed.  
8.1 Chairperson, Vice Chairperson, Secretary.  
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) 

9. Staff Reports  
9.1. Manager Ruud – verbal update on recent administrative activities, Attachment 
December Report to the Board of Trustees 
9.2. Attorney Kelly  

https://www.google.com/url?q=https%3A%2F%2Fzoom.us%2Fj%2F92252992315&sa=D&ust=1631647514848000&usg=AOvVaw1QaCNaBTc1vHMfWRHOKKMU


 

 

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.   
11.2. Discussion of other topics that are of interest of the Planning and Zoning 
Commission such as: 

• Potential Historic District,  
• Weed plan and compliance,  
•  Watershed Management Plan 
• Trails and Mobility Plan revisited. 

12. Future Agenda Items: continue with the analysis of the Comprehensive Plan contents.   

13. Adjournment 



 

 

Planning And Zoning Commission 
Minutes 

December 5, 2023 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. Chairperson Robinson called the meeting to order at 6:33 p.m. 

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

3.  Roll Call. Present at the meeting were Chairperson Robinson, Commissioner Tucker, Ex Officio 
Youngquist and Lewis, Staff members Attorney Kelly, Building Official Doudy, Manager Ruud 
and Assistant Clerk Swope.  Commissioner Heeney arrived later at 6:55 p.m. Absent was 
Commissioner Powell.   

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

5.  Public Participation 5 minutes per person. 
Many community members attended the meeting in person and on-line. Those that signed up 
to speak are listed here as well as others who asked questions throughout the meeting.  
Melissa Watters, a town resident,  appealed to the commissioners to put the interest of the 
residents of the town first.  Also, Watters requested the commission and the  staff to make the 
necessary interpretations of the Land Use Code that support the purpose statement regarding 
the maintenance of the small-town character of Dolores in  favor of  the interests of the citizens 
of the town. She asked the commission and the staff to reiterate  to  developers and others that 
believe  that the Land Use Code should “be  solely  to benefit economic development but that it 
was deliberately and carefully written  to balance the interest of residents, developers and 
businesses in town while still striving to protect the visual aesthetics.”  Watters included a 
request for the commissioners and staff to investigate signage in town for proper usage, 
lighting, and permitting. She says some people do not know that enforcement is complaint 
driven or what the requirements for compliance are. She encourages the town to not depend 
on complaint driven enforcement but to look for noncompliance and address it.    
Sheila Wheeler spoke of the decisions made by the town that negatively affect housing 
affordability, joblessness, homelessness, and the trend of gentrification.  She thinks the town is 
doing more for the municipality than the citizens by following the rules of the state.   Sheila 
feels like the town decision makers are creating rules that keep the “riff raff” out. In Sheila’s 
mind the cost of an affordable house of $350 thousand is not affordable.  She thinks politicians 
create conditions in the market  so they can profit from other’s losses. Sheila asked the 
Commissioners to rethink how their decisions affect our residents and our businesses.   

https://www.google.com/url?q=https%3A%2F%2Fzoom.us%2Fj%2F92252992315&sa=D&ust=1631647514848000&usg=AOvVaw1QaCNaBTc1vHMfWRHOKKMU


 

 

Jamie Stephens asked a question about the pamphlet that was sent out last month regarding 
the 2 year wait to sell property  after the homeowner installed electric or plumbing in their 
home. (The question was answered later in the meeting when the Building Official was 
reporting to the Commission in item 8 C.) 
Chris Curry made a statement from his Zoom connection.  He was curious about the comment 
in the November minutes regarding publication and adoption dates of the Land Use Code. He 
also encouraged the town government to equalize regulation and apply enforcement 
consistently.  

6.   Approval of the Agenda (at 6:58 p.m.) 
 Commissioner Tucker moved and Commissioner Heeney seconded to approve the agenda.
 Yes: All 
No: none 

7.   Consent Agenda 
7.1  Minutes of the November 7, 2023  
7.2  Reschedule January 2, 2024 meeting to January 9, 2024 or some other January date TBD. 
Commissioner Heeney moved and Commissioner Tucker seconded to approve the consent 
agenda containing the November 7, 2023 minutes and the January 2, 2024  meeting date 
change to January 9, 2024. 
Yes: All 
No: none  

8. Staff Updates.  
A. Manager Ruud – verbal update on recent administrative activities or direction from the BOT. 
Attachments  - Manager Report to the Board November 13, 2023, Public notice of Planning 
Commission vacancy.    
In addition to the submitted report Manager Ruud updated the Commission on advertising the 
Request for Proposals for the 19th street affordable housing project. He has received direction 
from the Board of Trustees to advertise it within the month. He has made a tentative 
arrangement for services from S E H for assistance with the Comprehensive Plan update.  Has 
filed a letter of intent to the State of Colorado for a local planning capacity grant.  It can’t be 
used for consulting services but it can be used for the 19th Street project and other “Prop123” 
efforts. The public can see the information about the proposed 19th Street housing project on 
the town website in the Projects tab.  
 
B. Attorney Kelly - verbal report about Ordinance 567 amending Short Term Rental permit 
calculations etc. Information about direction to the Commission regarding reviewing the 10% 
trigger point for redevelopment of commercial properties. No attachments. 
 
Attorney Kelly reviewed the proposed ordinance for amending the percentage of short-term 
rental permits.  The Board of Trustees  reviewed the ordinance as prescribed and agreed to 
change the percentage of available housing from 7% to 4%  which would reduce the number of 
permits from 22 to 15.  The ordinance is going to the second reading public hearing at the next 
board meeting.  The new  percentage will not affect any existing permits unless the permit 
expires or is withdrawn or revoked so the permit inventory will be reduced by attrition. The 



 

 

ordinance has a proposed fee increase to $250 annually.  
 
 
C. Building Official Doudy – update on new Short Term Rental Permit applications, building 
permits, and ongoing  new Town Hall renovations.   
attachments:  Building Official’s Report to the Board of Trustees, Nov 13, 2023 
 
Building Official Doudy informed the Commission that since discussions about Short-Term Rental 
permit limits have started the office had received several applications and have had several 
applications picked up.  The existing 7% limit will allow the total to be 23 once the Hillside 
Avenue townhome project is completed. The town cannot refuse any applications that are 
submitted until the ordinance reducing the percentage of available housing is adopted and 
published.  So far the number of approved permits and pending permits is 22.   

9. Commissioner Updates. 
9.1 Chairperson Robinson –  Reviewing the LUC for additional issues within the code including 
the publishing component of adoption date and amendment dates included as footnotes on 
the pages and on the title page, and those pertaining to communication and interaction 
between staff and the Commission regarding business and development permits, see 
discussion item 10. A  
Attachment - November Planning Commission  Committee report.  

10. Discussion:  
A.  Board direction to review threshold of applicability for improvement within the commercial 
zone districts.  Attachment, Article 7 and 8 of the Land Use Code,  screen shot of  public input for 
Land Use Code  Update 2019 
Attorney Kelly updated the Commission on the request by the board to review the Land Use 
Code for any discrepancies or standards that are not working well for the community. The Land 
Use Code has been amended three times since its adoption in 2022.  The provisions of the land 
use code that pertain to development requirements for landscaping and parking will be 
reviewed by the Planning Commission.  Currently the threshold is for a greater than 10% 
increase of total gross floor area that triggers the development to comply with landscaping and 
off-street parking spaces and landscaping of the parking area by the same percentage of the 
increase of floor area. If the improvement does not exceed the 10 % gross floor area threshold, 
then the development is exempt from the development requirements. Kelly reviewed portions 
of the code relating to changes.  In article 7 section 7.2 B. and article 8,  there are terms for 
minimal change and proportionate change. The threshold is 10% up to 75% Kelly addressed the 
standards of site plan review in article 13 Section 13.23 He made some observations about the 
initial update process where the consultant had used the national standard threshold for 
development requirements of 50% but the Commission and the board of trustees amended it to 
the 10% margin.  He cautioned the Commission of the constitutionality of land use codes versus 
vested property rights.  The amendments made to the Land Use Code are not retroactive on 
existing permits and development.   
Commissioner Tucker introduced the subject of reviewing the sections of Article 7 and 8 
pertaining to the threshold on development requirements for landscaping and parking lot 
landscaping.  He explained how the Land Use Code is designed to be periodically reviewed and 



 

 

amended from time to time, as necessary.  Tucker says that the older Land Use Code was not 
very well organized and could be confusing to follow. The Land Use Code and the 
Comprehensive Plan were originally adopted consecutively in 1997 and 1998.  
In 2019 due to funding availability, the Land Use Code Update project began and was updated 
before the Comprehensive Plan.  This new version has specific standards, tables and is organized 
in a deliberate way to make it easier to interpret. The Land Use Code is a subset of the 
Comprehensive Plan.   
The Land Use Code is a tool to encourage development that creates the visual and 
environmental quality of the Comprehensive plan proposes. Chairperson Robinson feels like the 
development requirements for landscaping and water management would not cost any more 
than a large single surface landscape. Doudy reminds the group that the standards of the Land 
Use Code are aimed at new development.  Existing improvements or redevelopment are only 
required to comply with the standards in the code if the improvement is greater than the 
threshold in the section.   
Commissioner Tucker explained that the Commissioners felt the recent remodel of a business 
property shows that nothing had changed for triggering development requirements.  In 
November 2023, the Commission asked the Board of Trustees to direct a review of the threshold 
for development requirements.  This is a preliminary discussion about what works in the new 
code and the expectations of the Commission.  No decisions will be made at this meeting. 
Tucker asked the audience for any ideas, or comments.  One comment was that the Land Use 
Code seems very prescriptive.  A participant feels that the low threshold may make 
improvements  too expensive for property owners to be able or willing to do. The Commission 
explained that the Land Use Code is supposed to reflect the intent of the Comprehensive Plan. 
The Comprehensive Plan guides the code to develop regulations to achieve the Comprehensive 
Plan’s vision and desired outcomes.   

One participant posed the question to the commission as to the effect of threshold percentages 
on business this new code had with the idea that the code was updated to make it more 
business friendly.  Are the new standards  meant to be more business friendly?   Did the new 
Land Use Code create a more restrictive environment for businesses financially and time wise?  
If so this is not what the participant was envisioning the terminology “business friendly” to 
mean.  If the trigger threshold is further reduced does the commission feel like it would create 
more difficulty for businesses both financially and time wise. Youngquist says that is to be 
determined yet.  The speaker asks for the reason for making the threshold even lower because it 
would cause more of a burden. Youngquist says the Land Use Code is supposed to provide the 
pathway for the vision of the Comprehensive Plan develops through the process of creating the 
Comprehensive Plan.  Another speaker suggests that the efforts of lowering the threshold for 
triggering development requirements could stall any improvement to business property in town.  
The business owners say running a business in Dolores is hard and expensive. Their question is 
whether it is feasible to require business to follow the requirements for landscaping and parking 
if any improvement is made. The Planning Commission is reviewing the landscaping and parking 
sections of the new Land Use Code.  The purpose of the landscaping standards is to promote the 
general welfare of the community. The commissioners defended the standards as being 
important to the environmental function and appearance of the local businesses. The 
Commission has been deliberate with attention to visual appeal and environmental challenges 
the little town in a river canyon has to deal with.  



 

 

Manager Ruud offered a variation on the threshold for development requirements with a 
percentage of the improvement costs.  He suggests that even if the increase in gross floor area is 
set at 2% for a trigger that the developer would meet that minimum. He thinks that if the 
threshold for required landscaping or parking is based on the value of improvement and that is 
matched by the amount of additional landscaping and parking  improvements.  Building Official 
Doudy explained the percent of improvement calculation that the International Building Code 
and FEMA uses, as well as the code’s limitations and requirements on existing structures being 
brought up to current code standards. The national codes have tiers of requirements for 
improvements. The recent remodel project that was the focus of the Commissioners’ concerns 
was done in compliance with the Land Use Code.  There is some concern that imposing the 
requirements at an even lower threshold may result in a stagnation of development where 
expensive improvements will be required. Attorney Kelly suggested the Commission look at the 
Land Use Code’s definitions for “substantial improvement” and the definition in the landscaping 
chapter for “minimal change” and consider changing the definition in the landscaping threshold.  
Chairperson Robinson thinks the landscaping standards would not have been more expensive if 
they were followed versus paving the entire parking lot. These standards  intend to balance 
feasibility with community members’ goal to maintain the smalltown character of Dolores.   
Commissioner  Heeney says he likes the feedback the audience has presented in relation to the 
standards of the code.  It gives the commission a real-world perspective of how the code is 
being perceived by the public.  A question about changing the landscaping in a parking lot only 
with temporary or partial surface improvements does that trigger the rest of the requirements?  
The answer is that the requirements are triggered by an expansion in gross floor area of a 
structure. 
Chairperson Robinson wants to continue this discussion at the next meeting.  
 
B. Process to obtain a consultant for the Comprehensive Plan update. Discussion only. 
Item not discussed. 
 
C.  Review terms of Commissioners. Chairperson Robinson Term expires 5/7/24, Vice 
Chairperson Heeney term expires 5/7/2024, Commissioner Tucker 4/2/2024, Commissioner 
Powell term expires April 2, 2024.  The newly vacant term, when filled, expires 5/6/2025. 
Commission members renewing in 2024 will serve 2-year terms. Attachment Municipal Code 
2.08. Planning and Zoning Commission. (Ord 341 1986) 
Not reviewed. The Board of Trustees will direct the Clerk to advertise the vacancy.  

11. Future Agenda Items: continue with the review of the 2022 land Use Code.   

12. Adjournment-the meeting was adjourned at 8:30 p.m. 

 

___________________________________   _____________________________ 

Linda Robinson, Chairperson     Ann Swope, Assistant Clerk 
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This ordinance shall be known and may be referred to as the "Land Use Code of the Town of 

Dolores" this "Land Use Code," this "Code," or the "LUC."

B. Authority

This Land Use Code is adopted pursuant to the powers granted and limitations imposed by

Article 23, Section 31 of the Colorado Revised Statutes, 1973, as amended.
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Section 2.7 Flood Hazard definitions. “Substantial improvement” (pg. 43 LUC) 
Substantial Improvement: means any reconstruction, rehabilitation, addition, or other improvement 
of a structure, the cost of which equals or exceeds 50 percent of the market value of the structure 
before “start of construction” of the improvement. This includes structures which have incurred 
“substantial damage”, regardless of actual repair work performed. The term does not, however, 
include either: 
a. Any project for improvement of a structure to correct existing violations of state or local health, 
sanitary, or safety code specifications which have been identified by the local code enforcement 
official and which are the minimum necessary conditions or 
b. Any alteration of a “historic structure”, provided that the alteration will not preclude the 
structure’s continued designation as a “historic structure.” 



 



Sec�on 13.23 Site Plan Review (pg. 302) 
A. Purpose
The purpose of a site plan is to provide the decision-making authori�es with a legally binding
visual representa�on of a proposed development to ensure compliance with the development
and use-specific standards of these Regula�ons and to encourage quality development
reflec�ve of the goals, policies, and objec�ves of the Dolores Comprehensive Plan.
B. Applicability
1. When site plan review is required, as iden�fied below, structures and uses may be
established, and building permits may be issued only a�er a site plan showing the proposed
development has been approved in accordance with the procedures and requirements of
this sec�on.
2. Preliminary Planned Unit Development review and approval serves as site plan review for
the purposes of this sec�on.
3. The following applica�ons and projects are subject to site plan approval:
(a) All new uses and structures that are not part of a preliminary PUD applica�on or
preliminary subdivision plat;
(b) All requests for temporary uses and structures;
(c) Any proposed redevelopment that meets or exceeds 10 percent increase in gross
square footage, or 50 percent increase in assessed valua�on, with either
measurement calculated over a five-year period.
(d) Reloca�on of development pads, buildings, or dwelling units for some prac�cal
reasons such as topography, road alignment or easements provided that the
modifica�on does not significantly alter the site design in terms of parking layouts,
vehicular circula�on, landscape design, and other similar components of the
development plans;
(e) An increase or decrease in a proposed setback, provided LUC requirements are s�ll
met;
(f) A modifica�on to a recrea�on area or open space design, but not elimina�on or more
than a 10 percent reduc�on;
(g) A change in the parking lot layout or vehicular circula�on;
(h) Construc�on on any site with exis�ng trees subject to Sec�on 7.7, Tree Preserva�on;
(i) A change in the landscape design or a change of more than 20 percent of plant types
for any mixed-use or non-residen�al development subject to a valid landscaping plan;
(j) Any change that may affect an adjoining residen�al neighborhood;
(k) Any request that would significantly alter the design of the site or building(s); or
(l) A request to change or delete a condi�on of approval established by the P&Z or the
Board.
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