TOWN OF SILT
PLANNING AND ZONING COMMISSION AGENDA
TUESDAY, MAY 4, 2021 6:30 P.M.
MUNICIPAL COUNCIL CHAMBERS
REMOTE MEETING
ESTIMATED
TIME

ELECTRONIC AGENDA
ITEM

PUBLIC
HEARING/
ACTION

Agenda
6:30

ELECTRONIC
LOCATION
AND
PRESENTOR
Tab A

Call to Order

Chair Classen

Roll Call
6:35

6:40

Pledge of Allegiance
Public Comments - Each speaker will limit comments to no
more than three (3) minutes, with a total time of 30 minutes
allotted to public comments, pursuant to Section 2.28.020
of the Silt Municipal Code
Consent agenda –

Action Item

Tab B
Chair Classen

1. Minutes of the April 6, 2021 Planning & Zoning
Commission meeting
Conflicts of Interest
Agenda Changes
6:40
30 min

Rezone of Block 19 of the original town site from B-1 to
the R-2 Mixed Use Overlay District

Public hearing
(Recommendation
to the Board)

Tab C
Planner Chain

7:10
15 min

Code enforcement discussion

Discussion Item /
Action Item

7:25
15 min

Topics of discussion for upcoming work session between
the Board of Trustees and Planning & Zoning Commission

Discussion Item

Tab D
Administrator
Layman
Tab E
Planner Chain

7:40
5 min

Planners Report

7:45
10 min
7:55

Commissioner Comments

Info Item

Adjournment

The next regularly scheduled meeting of the Silt Planning & Zoning Commission is tentatively set for Tuesday, June 1,
2021, at 6:30 p.m. Items on the agenda are approximate and intended as a guide for the Planning and Zoning
Commission. “Estimated Time” is subject to change, as is the order of the agenda. For deadlines and information
required to schedule an item on the agenda, please contact the Town of Silt at 876-2353. Please be aware that this
agenda is given to the public and to the Commission in electronic form. If you require a hard-copy, please request one
before or after the scheduled meeting. Normal Town copying charges may apply. Thank you.

TOWN OF SILT
REGULAR PLANNING AND ZONING COMMISSION MEETING
APRIL 6, 2021 – 6:30 P.M.
REMOTE MEETING
The Silt Planning and Zoning Commission held their regularly scheduled meeting on Tuesday,
April 6, 2021. Chair Classen called the meeting to order at 6:30 p.m.
___
Roll call

Present

Absent

Chair Chris Classen
Commissioner Eddie Aragon
Commissioner Brittany Cocina
Commissioner Joelle Dorsey
Commissioner Marcia Eastlund
Commissioner Kim Leitzinger
Vice-chair Lindsey Williams

Also present remotely were Town Administrator Jeff Layman, Town Clerk Sheila McIntyre and
Planner Mark Chain.
_____
Pledge of Allegiance
_____
Public Comments – There were no public comments.
_____
Consent Agenda
1. Minutes of the March 2, 2021 Planning & Zoning Commission meeting
Commissioner Cocina made a motion to approve the consent agenda as presented.
Commissioner Dorsey seconded the motion, and the motion carried unanimously.
_____
Conflicts of Interest – There were no conflicts of interest.
_____
Agenda Changes – There were no agenda changes.
_____
Legacy Affordable Funeral Services, 701 Main Street – Special Use Permit
Planner Chain went over his staff report explaining that the applicant, Eleutario Arredondo
would not be providing a full mortuary or funeral home but rather a place to welcome the family
and friends of a deceased person and to help coordinate the next step whether it be cremation
or burial. He stated that funerals and viewings would not be held at this location adding that Mr.
Arredondo has been in this type of business for thirty years. Mr. Chain stated that he feels that
the application is in conformance with the town code and recommends approval based on the
conditions stated in the staff report. He suggested that the applicant provide a better site plan
before this application moves on to the Board.
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Chair Classen asked how many people they expect at any given time and Norma Arredondo,
wife of the applicant stated that they don’t expect to have more than ten people. Mr. Arredondo
confirmed that ten people at the most would be correct. He also confirmed that they would have
a hearse on site. He also stated that they are using only a portion of the building between the
apartment building and where Skips Market used to be, adding that he would not need to make
any changes to the current building. He explained that he works with an individual in Steamboat
for cremations and someone else in Grand Junction for embalmment’s.
Commissioner Aragon made a motion to approve the Legacy Affordable Funeral Services
Special Use Permit on the condition that the applicant provide a more detailed formal site
plan when he goes before the Board of Trustees. Commissioner Eastlund seconded the
motion, and the motion carried unanimously.
_____
Downtown Mixed-use overlay change
Planner Chain stated that he had spoken with two of the property owners in the block to the east
of Town Hall about changing the zoning from B-1 to R-2 with the Downtown Mixed-use District
Overlay and that they were supportive on the rezone. This would allow properties to develop as
residential but still provide commercial zoning if the market changes. He stated that he would
like to plan for a public hearing at the next meeting to pursue this zoning change. There was a
consensus of the Commission to move forward on this rezone.
_____
Planner’s Report –
Update on Land Ark RV – Land Purchase and Land Use application
Planner Chain stated that Land Ark RV has a contract with the Town for the property in front of
the Holiday Inn Express. He added that they fabricate specialized and custom RV’s adding that
their use would require a special use permit that the Commission would review and provide a
recommendation to the Board.
Heron’s Nest
Planner Chain stated that the Town has been approached once again by the owner of this
property to annex into the Town. The applicant is proposing to keep the RV park under its
current use for the next 17 years, and that they are considering adding a modern mobile home
park to the 27.5-acre parcel. He stated that he would continue to work with the applicant before
a presentation is made to the Trustees and the Commissioners if they like. The applicant would
like to see first if the Town is open to his design before he goes through the time and expense.
Planner Chain stated that he feels it would be a good thing to bring this property into the Town.
Chair Classen stated that he would like to see them come before the Commission and Planner
Chain stated that he would see that this happens.
Stoney Ridge Phase 2
Planner Chain stated that he has met with a potential buyer of this phase and has provided
them with information so that they can complete their due diligence.
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Divide Creek Center
Planner Chain stated that he has had a number of calls inquiring about this parcel. He added
that there is a contract for 5-acres next to the BLM for a tax credit multi-family rental housing
development and that the current owners have been talking to other parties about the purchase
of the remaining 15-acres. This property has a commercial mixed-use designation.
_____
Planning & Zoning Commission Remote/Hybrid meeting discussion
Chair Classen stated that there had been a discussion as to when the Commission would be
able to move back into Council Chambers. Chair Classen stated that he would like to get back
to Chambers stating that in his opinion they appear more professional and operate much better
together in person. Commissioners Aragon, Eastlund and Dorsey agreed with Chair Classen.
Commissioners Leitzinger and Cocina stated that they are more comfortable participating from
home still as they would prefer to stay as safe as possible and continue following the CDC
guidelines.
There was discussion regarding the ability to conduct a hybrid meeting and Administrator
Layman explained the issues that the Commission is faced with meeting in person as the
Chambers is not set up to conduct that type of meeting without additional equipment or hiring
our audio person to conduct the meetings the same as he does the Board meeting and he
explained how our audio person orchestrates the meetings so that they can be conducted in a
hybrid fashion. Mr. Layman also explained that the Commission would still need to socially
distance themselves with staff remoting into the meeting as they currently do with the Board.
He added that there is additional equipment that could be purchased and suggested having the
Commission approach the Board to approve an unbudgeted expenditure for the purchase of the
necessary equipment. There was a consensus of the Commission to approach the Board
to consider approval of this expenditure.
_____
Commissioner Comments
Chair Classen asked for an update on the 7th Street ditch crossing. Administrator Layman
stated that the preferred fix would be a concrete box culvert adding that they are 2-3 months out
so staff has formulated a way to temporarily make the 7th Street crossing usable by utilizing
steel plates and concrete barriers that could be removed once the repair takes place in the fall
and then be used for other projects later on. Chair Classen asked for an update on the 8th
Street project and staff did not have one at this time.
Commissioner Eastlund asked about the status of the old bank building at the corner of 7th
Street and Main Street. Administrator Layman stated that the applicant is waiting for their
demolition permit from the State. She also asked for a status on the old house next to RBW
that is to be demolished. Planner Chain stated that RBW is supposed to be tearing down the
house based on an agreement with the Municipal Court. RBW has until the end of May to get
the house torn down. He added that their prior permits had expired and is unaware if they have
come back in to get new permits from the building department.
_____
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Adjournment
Commissioner Dorsey made a motion to adjourn. Commissioner Eastlund seconded the
motion, and the motion carried unanimously. Chair Classen adjourned the meeting 7:54
p.m.
_____
Respectfully submitted,

Approved by the Planning Commission

____________________________
Sheila M. McIntyre, CMC
Town Clerk

____________________________
Chris Classen
Chair

B.O.T.3/2/2021
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Town of Silt Planning Commission Meeting
Tuesday May 4, 2021 6:30 PM
Downtown Rezoning Application
Staff Report
4/27/2021

Name of Project
Applicant/Owner
Owner Representative/ Land Planner
Civil Engineer
Project Attorney

Rezoning of one block in downtown area
Town of Silt
Mark Chain, Contract Planner
NA
NA

Property Location

Block 19 of original town site.
Block bounded by Grand Avenue on the north;
Home Avenue on the south;
7th Street on the west;
8th Street on the east (see attached Map)
B-1
R-2 with DMD Overlay
West – municipal (Town Paul and Library) – North
Residential, South – Residential – Senior Housing
East – Residential
North –R2- DMD; East – R2 -DMD
South – B-1; West – B-1
No development Proposal currently
57,500 SF - or 1.32 acres
Residential and 1 small MH Park – see below
Downtown
2179-102-02-001
8- or 9-unit mobile home park
2179-102-02-004
single-family home
2179-102-02-006
triplex – residential
2179-102—02-005
single-family home

Existing Zoning
Proposed Zoning
Surrounding Land Uses
Surrounding Zoning
Proposed Use
Area of Parcel Subject to application
Existing Use
Silt Comprehensive Plan
Parcel & Reception Numbers

I.

Description of Request

This is a rezoning initiated by the Town. This was originally suggested by the Contract Planner after
initial review of the Town’s Zone Districts, the Comprehensive Plan and after discussion with 2 property
owners in this area who would have a difficult time with any development projects due to the existing
zoning.
The contract planner discussed this issue with the Commission at 2 separate meetings while examining
the Comprehensive Plan and the underlying zone districts were reviewed. Specifically, a description of
the 2 zone districts involved in our:
1

II.

•

existing Zone District - B-1 (General Business District). The B-1 Zone District is established as a
district in which the principal use of land is for retail sales and services to customers. It is the
intention of this district to provide ample parking with a minimum of traffic congestion.

•

Proposed Zone District - R-2 with Downtown Mixed-Use Overlay. (R-2 -DMD). This allows all uses
in the R-2 zone district (residential) and the DMD overlay allows for an orderly transition over
time from primarily residential to compatible pedestrian oriented commercial, office and
personal service businesses. This would allow all uses in the underlying (R-2) zone district such
as residential While allowing new downtown style uses by special review.

Recent Project History

The Commission has discussed this item at two separate planning commission meetings. Owners who
own more than half of the area have discussed with staff redevelopment/expansion of their residential
uses, but this would be difficult as residential is not an allowed use in the B-1 Zone District. Adjoining
areas have this R-2 with DMD Overlay currently allow the continued use of residential while also
allowing downtown style commercial if the demand for commercial increases in the future.
Planner comment. This seems to make sense. There is vacant space in buildings and even vacant lots in
the downtown area. With the decline of brick and mortar commercial/office space, the planner cannot
imagine these properties redeveloping as commercial in the near future this far north of Main Street.
This proposed zone district would allow some upgrade and redevelopment while still preserving for
Downtown style uses if condition change.

III.

Silt Comprehensive Plan
The oppressive Plan designates this area as Downtown. This rezoning would not change that
designation. Please see the accompanying excerpt of the Comprehensive Plan which includes
the descriptions, characteristics of this area as well as the zone districts associated with the
downtown. These include zone districts B – 1, B – 2, R – 2 and R – 3. The proposed zoning is
consistent with zone districts suggested for the downtown area. Quick analysis of the proposed
rezoning indicates that it would be in conformance and support the Silt Comprehensive Plan.

IV.

Applicable Municipal Code Sections.

Chapter 17.88
The above chapter of the Silt Municipal Code outlines procedures for amendments to Title 17 – zoning.
Amendments are submitted to the Planning Commission and the commission shall have 45 days within
which to submit its report during which time it will hold at least one public hearing (17.88.020). May 4
has been noticed as a public hearing.
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Town Hall

block to be
rezoned from B-1
to R-2/Mixed Use

Main Street
roundabout

17.88.030. After submission of the report, there will be a noticed hearing in front of the Board of
Trustees. There are also procedures in the code in case 20% or more of the owners within the area to be
rezoned protest about the zone district change. If there is such a protest, there needs to be a favorable
vote of ¾ of the Board of Trustees for the change to be effective.

V.

Criteria for Approval

a. The amendment will promote the public health, safety and general welfare;

comment: the amendment should protect the public health, safety, and general welfare. It also
provides more flexibility to property owners and may assist in the nonconforming residential
properties maintaining their appearance and value.

b. The amendment is consistent with the comprehensive plan and the purposes stated in the Silt
Municipal Code;
comment: the amendment is consistent with the Downtown Designation of the Comprehensive
Plan. The Downtown designation is being maintained while providing property owners more
flexibility.
c. the amendment is consistent with the stated purpose of the proposed zoning districts;
comment: The current uses also meet the general description outlined in the municipal code for
the R-2 District and the DMD Ovelay.

d. The amendment is not likely to result in significant adverse impacts upon the natural
environment, including air, water, noise, stormwater management, wildlife and vegetation, or
such impacts will be substantially mitigated;
comment: no adverse impacts such as enumerated above are anticipated.

e. The amendment is not likely to result in adverse impacts to other property adjacent to or in the
vicinity of the subject property;
comment: No adverse impacts are anticipated on adjacent properties or to those in the
immediate vicinity. Conversely, impacts may be positive as it may be easier for owners to
upgrade or properly maintain their residential properties which under the B-1 Zone District are
considered nonconforming and cannot be expanded or enlarged.
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f.

Facilities and services (including roads and transportation, water, gas, electricity, police and fire
protection, and sewerage and waste disposal, as applicable) will be available to assert the
subject property while maintaining adequate levels of service to existing development.
Comment: the rezoning complies with this criterion. Services and support facilities currently exist
and will continue to assist.

VI.

Recommendation

To recommend to the Board of Trustees to rezone the subject property R-2 with a Downtown Mixed-Use
Overlay.
Please note that rezoning are adopted by Ordinance. Any motion of approval should include putting
together an ordinance for adoption and this ordinance would be Ordinance No. 2 – 2021.
VII.

Recommended Motion:

Motion to approve the rezoning of the subject property from B-1 to R-2 with a Downtown Mixed-Use
Overlay. Staff is requested to write a report to the Board of Trustees on the matter and include a
proposed ordinance with findings noted in the approval criteria above. This proposed Ordinance will be
Ordinance No.2 – Series of 2021.
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Land Use Designation

Downtown
Zone Districts: B-1, B-2, R-2,
and R-3

Description/Characteristics

Locational
Criteria

Those properties within the Comprehensive Plan Land Use
Designation of “Downtown” are clearly the Town’s retail
commercial core, with attractive storefronts and high
visibility to those traveling on State Highway 6. Over time,
the Town will continue to improve State Highway 6 to
include wide sidewalks, planters, trees, street art, benches
and other pedestrian friendly amenities within a sixteenblock area, from 1st Street to 16th Street, and potential
pedestrian and landscaping facilities east the eastern border
of Town.

Along Main Street
(State Highway 6),
and the rail road.
Downtown should
be expanded in the
future along Main
Street from 1st
Street to 16th Street,
and from the alley
north of Front
These “Downtown” properties should be very visually
Street to Grand
attractive, with architectural features normally encountered Avenue, between
in historic downtown areas. The Town’s western heritage
4th Street and 9th
can play a role in the layout of the lots, with entrances to the
Street, all as more
buildings in classic fashion facing the street and large
particularly
windows for the display of goods and services, with front
described on the
patios for cafes, where citizens and visitors alike can coComprehensive
mingle.
Plan Land Use
The Town should encourage business owners to adopt a
Designation Map.
similar signage for this area, so that visitors to the area
Special attention
become familiar quickly and can locate retail stores of
should be paid to
interest. The Town should also encourage building
design at build-out
improvements and may adopt certain provisions in the code
to ensure buildings
that reduce the cost of permitting, in order for a greater
and uses are visible
focus to be placed on the quality of materials that improve
and easily
the storefronts and provide a western theme.
accessible to
highway traffic but
The Town should discourage businesses that detract from
the overall appearance of the “Downtown,” do not provide a maintain provisions
western theme, or have uses that are not compatible with the for pedestrian use
Town’s retail vision for this area, such as lower level
(bicycle and on
residential. Mixed uses like lower level retail and upper
foot).

level residential within the same building should be
encouraged to create a synergy of live/work that reduces
vehicular focus and enhances the pedestrian experience, as
well as provides for more affordably-sized units. Density in
this manner can be fairly high if small unit apartments or
condominiums, and can range from one (1) to twenty (20)
units per acre, of course providing for the appropriate offstreet parking. The Town should carefully scrutinize
marijuana applications.
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Mark Chain Consulting, LLC

MEMORANDUM
TO:

Members of the Town of Silt Planning Commission

FROM:

Mark Chain, Planner

DATE:

March 31, 2021

RE:

Downtown Master Plan Designation and Extent

At the March Planning Commission meeting we talked about the Downtown
Designation for the Comprehensive Plan and the zoning and the block adjacent to
town hall. At this time I have not had an opportunity to look at the other blocks
closer to Main Street and look at their zoning in detail. However, in looking at these
properties to the east of town hall, I definitely think the block to the east of town
hall should be rezoned to R-2 with the Downtown/Mixed Use overlay. This would
allow residential uses under the R-2 zone district plus gives the possibility of
downtown commercial type development and mixed use if/when the market
changes. I think it would be more flexible for those property owners and also be
consistent with the Downtown Designation Description/Characteristics information
provided in the Comprehensive Plan (attached). It doesn’t necessarily solve some
of the issues related to the small mobile home park to the east of town hall but at
least gives the property owners more flexibility.
I would like to finalize this discussion with you on Tuesday night and in the
meantime contact the property owners. I’m thinking of trying to get the property
scheduled for rezoning in May or June of this year. We can discuss in more detail
at the Meeting. I am also attaching the information that was included in the March
2021 packet on the Comprehensive plan/downtown designation
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Mark Chain Consulting, LLC

MEMORANDUM
TO:

Members of the Town of Silt Planning Commission

FROM:

Mark Chain, Planner

DATE:

February 25, 2021

RE:

Downtown Master Plan Designation and Extent

At the joint work session between the Board and Planning Commission we briefly
spoke about the extent of the Downtown Designation in the Town Comprehensive
Plan. To provide you some additional information while it is still fresh in your mind,
I had Nicole produce a screen shot which shows the extent of the downtown
designation from Main Street to the north as shown in the comprehensive plan. I
love downtowns in Western Colorado and wish that they were expanding.
However, I am not sure if there will be as much a demand for brick-and-mortar
commercial in the near-term future. The problem is not really with the Master Plan
designation, but with the zoning that is in place on a couple blocks.
While the B- 1 Zone District has some wonderful characteristics, it is not very
flexible in terms of allowing residential on vacant lots. Perhaps we should consider
a change from B-1 Zone District to the R-2 with the Downtown Use/development
overlay. This would allow properties to develop as residential but still provides
commercial zoning if the market changes. In other words, it is fairly flexible.
We don’t need to take any action at this meeting or have an extensive discussion
as I think a lot of the time will be taken up by the Village at Painted Pastures site
plan. I will continue to do more thinking and research on this matter and be ready
for more discussion.

TOWN OF SILT
PLANNING AND ZONING COMMISSION REGULAR MEETING
May 4, 2021
AGENDA ITEM SUMMARY
SUBJECT:

Code Enforcement Discussion

PROCEDURE:

Discussion

SUMMARY AND BACKGROUND OF SUBJECT MATTER:
At our February 22nd joint BoT/P&Z Work Session, the issue of effective Code
Enforcement was discussed, including the costs associated with establishing a more
formal program. We are all concerned with insuring that any effort balances the
application of sound judgment and collaborative community effort with effective
outcomes.
This discussion will describe staffs’ suggestions on how to incrementally improve our
code enforcement efforts, with an emphasis on a spirit of working together to achieve
results, while at the same time building our capacity. Our goal is to provide effective,
community-building outcomes without resorting to rigid, heavy-handed application of
police power.
The attached outline details our approach.
ORIGINATED BY:

Jeff Layman/Mike Kite

PRESENTED BY:

Jeff Layman/Mike Kite

TOWN ATTORNEY REVIEW: [ ] YES [ X] NO

INITIALS:

SUBMITTED BY:

REVIEWED BY:

__Jeff Layman_______________
Jeff Layman, Town Administrator

__Sheila M. McIntyre__
Sheila M. McIntyre, Town Clerk

Town of Silt Code Enforcement (March 26, 2021)
Mission Statement
Enhance the quality of life for citizens of the Silt region by providing public facilities and services in a
safe, well planned and sustainable community.
Vision Statement
Silt will strive to become a progressive, sustainable town that embraces the positive aspects of directed
growth while capitalizing on a western rural legacy of self-sufficiency and strong community
connections.
Why Enforce Compliance?
1. Increased likelihood of economic development
2. Increased sense of community
3. Improved public image
4. Improved quality of life
5. Improved land values
6. Decreased numbers of attractive nuisances
7. Improved safety
8. Reduced health threats
STRATEGIES THAT WORK FOR SMALL TOWNS
What’s the best approach to Code Enforcement for small towns? Not everything at once! Being too
ambitious without the capacity to be consistent may likely contribute to negative outcomes, especially
in towns where little or no enforcement has ever taken place; some community members will claim too
much government oversight and/or the Town will run out of time and energy to address issues.
A measured approach that builds capacity as it increases enforcement is more likely to succeed.
We have three general recommendations, and then list several specific options to consider as we tweak
our code enforcement program.
1. Have a positive view. We should paint our enforcement measures in a positive light by:
•

Speaking positively about the benefits to our community of having an appealing looking
community.

•

Focusing on compliance (rather than incompliance), for example, spotlighting
homeowners who have tackled code enforcement challenges and the benefits they
received in Town publications as a way of encouraging others to address issues.

•

Establishing a culture of “helping” neighbors comply, both by the Town (clean-up days)
and “neighbors helping neighbors”.

2. Involve the community. Make enforcement a community effort through strategies that
incorporate the entire community where possible. Community clean-up days, assistance
programs for the elderly, and potentially establishing a small revolving loan fund.
3. Take a measured approach. Don’t go too deep too fast. Let’s take our time feeling out how
enforcement can and should happen within the community. Taking small, incremental steps
that slowly grow the community enforcement program to the right size will ensure the
community can handle more difficult enforcement questions in the future.
SAMPLE ENFORCEMENT PLAN
This sample enforcement plan focuses on insuring that our code is sufficient to provide clear guidance to
citizens and Town Staff. It also features two community-wide clean-up days that requires assistance
from Silt Public Works. The plan is brief, simple, and ensures that it does not over-extend the Town’s
resources. It’s possible, too, that we could establish a program in which any empowered group could
help implement the enforcement program.
•

Plan & Code Audit. Staff will work with the P&Z Commission to audit this plan and the code,
ensuring they both still match community goals and accomplish results. As changes are
required, a request can be made for the Board of Trustees to consider amendments.

•

Public Presentations and Reports. Periodically, the Staff will report to the P&Z and Board of
Trustees, at their meetings, regarding:
o

The code’s requirements

o

The reasons for the code

o

How the code is enforced within Town

o

Results of enforcement efforts to date.

o

Information on community clean-up results.

•

Compliance Training. Town Staff will receive training on Town code, proper code violation
notification and enforcement procedures and perhaps most importantly on the demeanor in
which code enforcement activities will be pursued in the Town of Silt.

•

Community Clean-Up Days. Semi-annual Community Clean-Up Days will occur in the first two
weeks of April and November. Our public works department will have a dumpster on hand for
local folks to use and the Town will coordinate with Garfield County, as appropriate to make
sure locals know when the “free day” at the landfill will be provided.

•

Complaint Response. The Town will continue to respond to citizen complaints, regardless of
how received, but will commence to be more proactive on the “Priorities” listed below.

PRIORITIES
•
•
•
•
•

RVs as primary residences
Trees/Shrubs on sidewalks
Irrigation use violations
Junk cars on private property
“For Sale” vehicles on public property

