June 8, 2021
6:00 pm
This meeting will be held remotely. Members of the public interested in
joining the electronic meeting, please visit:
https://www.cityofdacono.com/910/Planning-and-Zoning-Commission

1. CALL TO ORDER
2. ROLL CALL
3. APPROVAL OF MINUTES
3.I. APPROVAL OF MINUTES FOR THE April 13, 2021 MEETING
Documents:
PCMM 4.13.2021.PDF
4. GENERAL BUSINESS
4.I. A Public Hearing Recommending Approval Of An Ordinance Amending Chapter 16 Of
The Dacono Municipal Code To Prohibit Self-Storage Facilities And Truck Stops In All
Zone Districts Within The City.
Documents:
SELF-STORAGE AND TRUCK STOPS PROHIBITED.PDF
5. CITIZENS TO ADDRESS COMMISSION
6. STAFF REPORTS
7. COMMISSIONER REPORTS

Shelly Kettering

Kevin Plain

Stan Owens

Joseph Westbrook

8. ADJOURNMENT

Andrew Martinez

CITY OF DACONO
PLANNING COMMISSION MEETING MINUTES
Tuesday, April 13, 2021
Meeting held remotely via Zoom, and Chairperson Plain Called the meeting to order at 6:05
p.m.
Members present:

Kevin Plain, Chairperson
Shelly Kettering
Joseph Westbrook
Andrew Martinez
Stan Owens
Don Clark, alternate
Dereck Breier, alternate

Staff present:

Jennifer Krieger, Community Development Director
Donna Case, Community Development Technician
AJ Euckert, City Manager
Kathleen Kelly, City Attorney

Member Kettering moved to approve the minutes of the March 9th, 2021, Planning Commission
Meeting as amended. The vote was unanimous and Chairperson Plain declared the motion carried.
GENERAL BUSINESS
Public Hearing and Consideration for A Resolution Recommending Approval of a Special Use
Permit to Authorize Temporary RV Parking in Connection with an Event Permit for IMI
Motorsports.
Chairperson Plain opened the public hearing.
Brad Linkus, 5074 Summit Boulevard, Dacono, CO, 80514 was sworn in by secretary Donna Case
and stated that he was applying for Camping/RV Camping for races that they have. The camping
would be on asphalt or recycled asphalt.
Chairperson Plain then asked Jennifer Krieger to present her report.
Jennifer Krieger, Community Development Director, presented her report and asked that the following
be entered into public record: Application for Special Use Permit and Supplemental Narrative, Site
Map, Dacono Municipal Code and Zoning Map, Staff Report Dated April 13, 2021, and the Request
for Electronic Land Use Hearing.
Chairperson Plain asked about the site plan and Jennifer Krieger stated it would be a scaled back site
plan, and a lot of the information will be included in the event permit.
Member Owens asked about the roads going into the RV parking. Brad Linkus stated that they have
recycled asphalt and that they had one more area to get to but it would all be done by the time they
start camping.
Chairperson Plain asked Brad about dust mitigation and he stated that he is using recycled asphalt
and that has cut down on the dust.

Member Owens asked about the noise mitigation, and Jennifer Krieger stated that it was part of the
special use permit, and the City’s ordinance.
With no further public comment, Chairperson Plain closed the public hearing.
Member Owens made a motion to approve PC Resolution 21-02. A Resolution Recommending
Approval of a Special Use Permit to Authorize Temporary RV Parking in Connection with an Event
Permit for IMI Motorsports. The vote was unanimous and Chairperson Plain declared the motion
carried.
Commissioner Reports: None.
Staff Reports: Jennifer Krieger stated there would not be an April 27th Planning Commission meeting
and she would let us know about May.
With no further business the meeting adjourned at 6:39 p.m.
Approved this 8th day of June, 2021.

Date: June 8, 2021
To:

City of Dacono Planning & Zoning Commission

From: Jennifer Krieger, AICP, Community Development Director
RE:

Staff Report: AN ORDINANCE AMENDING CHAPTER 16 OF THE DACONO
MUNICIPAL CODE PROHIBITING SELF-STORAGE AND TRUCK STOPS IN ALL
ZONE DISTRICTS WITHIN THE CITY.
__________________________________________________________________________

Executive Summary

Public hearing to review and consider amendments to
Chapter 16 of the Dacono Municipal Code. The proposed
amendments to the Dacono Municipal Code will prohibit
self-storage and truck stops in all zone districts of the
City.

Supporting
Documents

Dacono Forward Comprehensive Plan, 2017
Resolution 21-15, A Resolution Highlighting Key
Elements of the City's Economic Development
Policies

Background

By Ordinance No. 890 adopted on July 13, 2020,
the City Council imposed a temporary moratorium
on new self-storage facilities within the City. The
moratorium's purpose was to examine the
important policy considerations presented by this
land use and consider amendments to the Dacono
Municipal Code as may be reasonable or necessary
to protect the public health, safety, and welfare of
the City and its residents. By Ordinance 900,
adopted on January 25, 2021, the City Council
extended the temporary moratorium to October
31, 2021.
The City's zoning regulations do not list selfstorage facilities as a permitted principal use in
any zone district within the City. Still, such uses
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have been approved in the Light Industrial (I-1)
zone district pursuant to DMC § 16-201(1).
According to industry estimates, the national
average of self-storage facilities needed to serve a
local population, as measured by square feet per
capita of population, ranges between seven and
eight square feet. The City of Dacono has a 2018
estimated population of 5,742 people, which
equates to 40,194 to 45,936 square feet of selfstorage facilities to serve the local population per
the national average. Staff reviewed approved site
plans and the Weld County Assessor's Office and
determined the City currently has more than
265,000 square feet of indoor self-storage, and
more than 32 acres of outdoor storage.
The disproportionate proliferation of self-storage
facilities within the City is not consistent with the
City's Comprehensive Plan Guiding Principles and
Vision, emphasizing diversity in the City's land
use, economy, and job and business opportunities.
Furthermore, self-storage facilities located in
certain areas of the City are also inconsistent with
the adopted goals and policies of the Dacono
Business Assistance policy and City Council
Resolution 21-15.
By Ordinance No. 901, adopted on March 22,
2021, the City Council imposed a temporary
moratorium until October 31, 2021, on motor fuel
filling stations and truck stops. The moratorium's
purpose was to examine the critical policy
considerations presented by each land use and
consider amendments to the Dacono Municipal
Code as may be reasonable or necessary to
protect the public health, safety, and welfare of
the City and its residents.
Ordinance
Overview

This Ordinance adds self-storage facilities and
truck stops as prohibited uses in Dacono Municipal
Code Section 16-10.
Existing self-storage facilities will be allowed to
continue operations as a nonconforming use. The
D.M.C. Section 16-62 defines a nonconforming use
as a use that lawfully occupied a building or land
at the time the Ordinance codified in this Chapter
became effective, and does not conform with the
use regulations of the zone in which it is located.
Dacono Municipal Code Chapter 16 Article 14
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further details nonconforming regulations for uses
and buildings.

Staff
Recommendation
& Findings

Staff is recommending approval of an Ordinance
amending Chapter 16 to prohibit self-storage and truck
stops in all zone districts of the City, finding the
proposed Ordinance is consistent with the adopted
Comprehensive Plan and Resolution 21-15:
1. Currently, the City has more than 250,000 square
feet of indoor self-storage, and more than 32 acres
of outdoor storage. Self-storage facilities appear
to be significantly overbuilt within the City.
2. According to industry estimates, the national
average of self-storage facilities needed to serve a
local population, as measured by square feet per
capita of population, ranges between seven and
eight square feet. The City has a 2018 estimated
population of 5,742 people, which equates to
40,194 to 45,936 square feet of self-storage
facilities to serve the local population per the
national average.
3. The City is situated along the I-25 corridor. It has
relatively well-defined boundaries exposing the
traveling public to specific entrances to the City,
which provide opportunities to develop attractive
gateways to the City as a whole. Truck stops do
not create attractive gateways as envisioned by
the Comprehensive Plan nor Resolution 21-15.
4. As stated in Resolution 21-15, a priority of Dacono
is to ensure that current neighborhoods are
maintained as vital and desirable places that meet
the needs of existing residents and also appeal to
future residents. Truck stops create increased
traffic, noise, lighting and environmental impacts,
and negative secondary impacts on the
neighborhoods in the vicinity.
5. The City Council adopted Resolution 21-14,
approving an Economic Development and
Business Assistance Policy. The Policy aims to
enhance the City's economic development efforts
to attract and retain high-quality development and
jobs. Self-storage facilities do not facilitate active
uses and intensive employment activities.
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ORDINANCE NO. ____
AN ORDINANCE AMENDING CHAPTER 16 OF THE DACONO
MUNICIPAL CODE TO PROHIBIT SELF-STORAGE FACILITIES AND
TRUCK STOPS IN ALL ZONE DISTRICTS WITHIN THE CITY.
WHEREAS, the City regulates the use of land by those ordinances codified in Chapter
16 of the Dacono Municipal Code, and Section 16-9 of the Dacono Municipal Code requires
conformance with those regulations set forth in Chapter 16; and
WHEREAS, the City’s zoning regulations do not list self-storage facilities as a permitted
principal use in any zone district within the City, but such uses have been approved in the Light
Industrial (I-1) zone district pursuant to DMC § 16-201(1); and
WHEREAS, according to industry estimates, the national average of self-storage
facilities needed to serve a local population, as measured by square feet per capita of population,
ranges between seven and eight square feet; and
WHEREAS, the City has a 2018 estimated population of 5,742 people, which equates to
40,194 to 45,936 square feet of self-storage facilities to serve the local population per the
national average; and
WHEREAS, with more than 250,000 square feet of indoor self-storage, and more than
32 acres of outdoor storage, self-storage facilities appear to be significantly overbuilt within the
City; and
WHEREAS, this disproportionate proliferation of self-storage facilities within the City is
not consistent with the City’s Comprehensive Plan Guiding Principles and Vision, which
emphasizes diversity in the City’s land use, economy, and job and business opportunities; and
WHEREAS, self-storage facilities located in certain areas of the City are also
inconsistent with the adopted goals and policies of the Dacono Business Assistance policy,
which include creating a vibrant “commercial core” and improving the overall attractiveness of
the community; and
WHEREAS, self-storage facilities additionally do not promote the City’s goal of
attracting and retaining a variety of employment opportunities for City residents, as such
facilities typically employ only approximately one person per acre of developed land; and
WHEREAS, self-storage facilities do not support the City’s goal of encouraging and
supporting a diverse mix of high-quality retail and service businesses, with an emphasis on those
that are “home grown” and that contribute to the City’s sales and property tax bases; and
WHEREAS, in Chapter 16, Article 14 of the Dacono Municipal Code, the City
authorizes continuation of nonconforming uses of land that were lawful at the time of adoption
of a zoning ordinance, subject to the limitations set forth therein; and

WHEREAS, the City Council finds that prohibiting self-storage facilities in all zone
districts within the City as set forth herein will allow those currently operating to continue
subject to the limitations set forth in the Dacono Municipal Code while prohibiting additional
such facilities; and
WHEREAS, while motor fuel filling stations are permitted in certain zone districts
within the City, the City’s zoning regulations do not list truck stops as a permitted principal use
in any zone district and no truck stops are currently operating within the City; and
WHEREAS, by Ordinance No. 890 adopted on July 13, 2020, the City Council imposed
a temporary moratorium on new self-storage facilities within the City, in order to examine the
important policy considerations presented by this land use and consider such amendments to the
Dacono Municipal Code as may be reasonable or necessary to protect the public health, safety,
and welfare of the City and its residents, which temporary moratorium was extended by the City
Council to October 31, 2021 by Ordinance No. 900 adopted on January 25, 2021; and
WHEREAS, the City Council has examined the important policy considerations
presented by self-storage facilities in the overall mix of land uses within the City and determined
that a limit on the total square footage of self-storage facilities should be imposed as set forth
herein, in order to maintain a healthy balance of land uses as set forth in the City’s adopted goals
and policies; and
WHEREAS, by Ordinance No. 901 adopted on March 22, 2021, the City Council
imposed a temporary moratorium until October 31, 2021 on motor fuel filling stations and truck
stops, in order to examine the important policy considerations presented by each land use and
consider such amendments to the Dacono Municipal Code as may be reasonable or necessary to
protect the public health, safety, and welfare of the City and its residents; and
WHEREAS, semi-truck drivers sometimes idle their engines throughout their rest
periods to provide electricity for cooling and heating their cabins or to keep their engine fluids
warm, and this extended idling consumes fuel, creates air and noise pollution, and is an
inefficient use of the nation's energy supply. According to an estimate by the U.S. Department of
Energy, each year in the U.S., trucks consume over 25 million barrels of fuel a year for overnight
truck idling; and
WHEREAS, according to a report by the National Human Trafficking Resource Center,
truck stops provide opportunities for sex trafficking due to their location, dominant malecustomer base that use the facilities, transient customers who are able to purchase sex with
minimal concerns for detection, and geographic isolation that allows traffickers to quickly and
frequently move victims without interference or undue attention and makes it difficult for
victims to leave their situations; and

2

WHEREAS, according to a study conducted by the Chubb Group of Insurance
Companies, truck stops are one of the most targeted locations for cargo thefts, a crime estimated
to cost businesses several billions of dollars per year; and
WHEREAS, the City Council has examined the policy considerations presented by
motor fuel filling stations and truck stops and finds that truck stops present unique zoning and
planning challenges not presented by motor fuel filling stations, including but not limited to
increased traffic, noise, lighting and environmental impacts, and negative secondary impacts on
the neighborhoods in the vicinity, the potential for increased criminal activity, and determined
that truck stops should be prohibited in all zone districts within the City as set forth herein; and
WHEREAS, the City Council finds and declares it has the power and authority to adopt
this ordinance pursuant to Amendment 64, C.R.S. § 29-20-101, et seq. (the Local Government
Land Use Control Enabling Act), C.R.S. § 31-23-301, et seq. (concerning municipal zoning
powers), C.R.S. § 31-15-103 (concerning municipal police powers), C.R.S. § 31-15-401
(concerning municipal police powers), Article XX of the Colorado Constitution (concerning
municipal home rule), and the City of Dacono Home Rule Charter.
NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE
CITY OF DACONO, COLORADO:
Section 1.
The foregoing recitals are hereby affirmed and incorporated herein by this
reference as findings of the City Council.
Section 2.
Chapter 16, Article 2 of the Dacono Municipal Code is hereby amended
by the addition of new Sections 16-60, 16-77.5, and 16-86.5, to read as follows:
ARTICLE 2
Definitions
Sec. 16-60.

Motor fuel filling station.

Motor fuel filling station means gas station or service station, and similar
terms used to describe this use, but not including a truck stop.
Sec. 16-77.5. Self-storage facility.
Self-storage facility means any structure or structures designed or used for
the purpose of storage space for occupants and owners who have access to such
facility for the purpose of storing and removing personal property, regardless of
whether the units are rented or sold as condominium storage space.
Sec. 16-86.5. Truck stop.
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Truck stop or travel plaza means and includes motor vehicle and truck
fueling facilities as well as maintenance, servicing, storage, parking or repair of
commercial vehicles, including the sale of motor fuels or other petroleum
products, and the sale of accessories or equipment for over-the-road trucks and
similar commercial vehicles. A travel plaza or truck stop may also include
overnight accommodations, showers, vehicle scales, restaurant facilities, game
rooms, and/or other services and diversions intended mainly for use by truck
drivers and interregional travelers.
Section 3.
Section 16-10 of the Dacono Municipal Code is hereby amended by the
addition of a new subsection (k) to read as follows:
Sec. 16-10.

Prohibited uses.

(k)

Self-storage facilities are prohibited in all zone districts of the City.

(l)

Truck stops are prohibited in all zone districts of the City

Section 4.
This ordinance shall become effective on July 1, 2021. Upon this
ordinance becoming effective, the temporary moratorium on self-storage facilities imposed by
Ordinance No. 890, as extended by Ordinance No. 900, and the temporary moratorium on motor
fuel filling stations and truck stops imposed by Ordinance No. 901 shall be repealed.
Section 5.
If any article, section, paragraph, sentence, clause, or phrase of this
ordinance is held to be unconstitutional or invalid for any reason, such decision shall not affect
the validity or constitutionality of the remaining portions of this ordinance. The City Council
hereby declares that it would have passed this ordinance and each part or parts hereof
irrespective of the fact that any one part or parts be declared unconstitutional or invalid.
Section 6.
The repeal or modification of any provision of any prior ordinance by this
ordinance shall not release, extinguish, alter, modify, or change in whole or in part any penalty,
forfeiture or liability, either civil or criminal, which shall have been incurred under such
provision, and each provision shall be treated and held as still remaining in force for the purpose
of sustaining any judgment, decree, or order which can or may be rendered, entered, or made in
such actions, suits, proceedings, or prosecutions.
Section 7.
All other ordinances or portions thereof inconsistent or conflicting with
this ordinance or any portion hereof are hereby repealed to the extent of such inconsistency or
conflict.
INTRODUCED, READ, ADOPTED ON FIRST READING, AND ORDERED
PUBLISHED AND POSTED BY TITLE this _____ day of _______________, 2021.
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PUBLIC HEARING AND SECOND READING WILL BE THE ____ DAY OF
_______________, 2021, AT 6:00 P.M. AT DACONO CITY HALL, 512 CHERRY
STREET, DACONO, CO.
READ, ADOPTED ON SECOND READING, APPROVED, SIGNED, AND
ORDERED PUBLISHED BY TITLE this ____ day of __________, 2021.

CITY OF DACONO, COLORADO

______________________________
Joe Baker, Mayor
ATTEST:
____________________________
Valerie Taylor, City Clerk
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Summary of Ordinance No. ____, “AN ORDINANCE AMENDING CHAPTER 16 OF THE
DACONO MUNICIPAL CODE TO PROHIBIT SELF-STORAGE FACILITIES AND
TRUCK STOPS IN ALL ZONE DISTRICTS WITHIN THE CITY”: Prohibits self-storage
facilities and truck stops within the City, subject to provisions in the Dacono Municipal Code
concerning nonconforming uses.
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