CITY OF RIFLE
PLANNING COMMISSION REGULAR MEETING
PUBLIC HEARING
August 29, 2017
Rifle City Hall – Council Chambers

6:00 PM

Workshop ~ Interview Planning Commission Candidate

Regular Meeting
7:00 PM

Convene Regular Planning Commission Meeting

7:01 PM

Roll Call

7:02 PM

Approve July 25, 2017 Regular Planning Commission Meeting Minutes

7:03 PM

Conditional Use Permit 2017-8 101 Railroad Avenue (Public Hearing)
Consider approval to allow a drive-thru for a fast food restaurant

7:25 PM

Zoning Text Amendment 2017-2 (Public Hearing)
Discuss multiple changes to the City’s zoning standards.

7:55 PM

Member Comments and Adjournment

The order and times of agenda items listed above are approximate and intended as a guideline
for the Planning Commissioners.
Next Regular Planning Commission Meeting: September 26, 2017

REGULAR PLANNING COMMISSION MEETING
AND BOARD OF ADJUSTMENT
Tuesday July 25, 2017

Chair Fuller called the Regular Planning Meeting and Board of Adjustment to order at 7:00 p.m.
MEMBERS PRESENT AT ROLL CALL
Fuller, Strode, Pettinger, Caldwell, Rogers, Villasenor and Steffen
Commissioner Pettinger moved to EXCUSE Commissioner Marantino the July 25, 2017 meeting
Commissioner Strode seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes – Fuller, Strode, Pettinger, Caldwell, Rogers
Commissioners Villasenor and Steffen will be voting as members
OTHERS PRESENT
Planning Director Nathan Lindquist, Administrative Assistant Charlotte Squires, City Attorney Jeff
Conklin, Ch. 10 Salvador Tovar-Guzman, Tom Powis, Gil Fontella
APPROVAL OF MINUTES
Commissioner Rogers moved to APPROVE minutes from the June 27, 2017 meeting. Commissioner
Pettinger seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes- Fuller, Strode, Pettinger, Caldwell, Rogers, Villasenor and Steffen
ADDITIONS OR DELELTIONS TO THE AGENDA
None
PUBLIC MEETING OPENED: 7:10 P.M. ZONING VARIANCE 2017-1
AVENUE
Applicant – Tom Powis

213 WHITERIVER

Confirmed Public Notice was met
PURPOSE
Applicant requests approval to allow a 6 foot fence in a front yard setback.
APPLICANT PRESENTATION
Mr. Powis
requested a variance to allow for the construction of a 6 foot privacy fence on a portion of
his property, located at 213 Whiteriver Avenue. Mr. Powis explained that a 6 foot fence would allow
for more privacy from passing vehicles, as well as serving as a buffer for traffic noise and exhaust.
STAFF REPORT
Planning Director Nathan Lindquist explained to the Board that while 6 foot privacy fences are
generally not allowed next to a sidewalk, that this particular property is unique in the fact that the home
is only about 6 feet from the property line, and that it also sits approximately 4 feet below street grade.
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This exposes the home and its occupants to more noise, exhaust and concerns for privacy than other
properties located nearby.
PUBLIC COMMENT OPENED 7:10 pm
No comments.
PUBLIC COMMENT CLOSED 7:11 pm
COMMISSION QUESTIONS AND COMMENTS
Commissioner Rogers

asked how far the new fence would extend along the property line.

Mr. Powis
indicated that he would like to build a 6 foot fence that would extend 26 feet along the
property line, starting at the corner of the house. The fence would then taper down, reaching a height of
4 foot at the corner of the property, and continuing at that height around the remainder of the property.
Commissioner Strode asked if the 6 foot fence would at any point be more than 4 foot above the street
level.
Planning Director Lindquist and Mr. Powis
foot level on the sidewalk.

confirmed that it would not, and it would only be at the 6

Commissioner Steffen inquired to how the fence would look from the street. He asked if the pickets and
finished side would be seen from the street.
Mr. Powis
confirmed that the finished side of the fence would be facing outwards, and that the 2x4
bracing would be visible from the property’s yard area only.
Commissioner Steffen wanted confirmation that the new fence would be built at 12 inches away from the
sidewalk.
Mr. Powis

verified that it would follow the existing fence line which is 12 inches from sidewalk.

COMMISSION DISCUSSION
The Board of Adjustment discussed the appearance, location and construction of the new fence, and
determined that it was reasonable to grant the variance for this particular application.
Motion Made:
Commissioner Rogers moved to APPROVE Zoning Variance 2017-1 213 Whiteriver Avenue with the
following staff recommendations: 1) That the proposed fence be no longer than 26 feet in length, and
would taper to a height of 4 foot, to ensure safe visibility for passing vehicles approaching the
intersection. Commissioner Strode seconded the motion.
The motion CARRIED with the following vote:
ROLL CALL: Yes- Fuller, Strode, Pettinger, Caldwell, Rogers, Villasenor and Steffen
PUBLIC HEARING: CLOSED 7:20 P.M.
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COMMISSIONER COMMENTS
No comments.
STAFF COMMENTS
Administrative Assistant Charlotte Squires mentioned the open spot for an Alternate Commissioner on
the Planning and Zoning Board.
REGULAR MEETING ADJOURNMENT
The meeting was adjourned at 7:40 p.m.

Steven Fuller, Acting Chairman

Date

Charlotte Squires, Planning Administrative Assistant

Date
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DEPARTMENT OF PLANNING & DEVELOPMENT
202 Railroad Avenue, Rifle, CO 81650
Phone: 970-665-6490 Fax: 970-625-6268

MEMORANDUM

TO:
CITY OF RIFLE PLANNING COMMISSION
FROM:
NATHAN LINDQUIST, PLANNING DIRECTOR
DATE:
AUGUST 23, 2017
SUBJECT: CONDITIONAL USE PERMIT AND DESIGN REVIEW FOR W ENDY’S RESTAURANT
ADDRESS: 101 RAILROAD AVENUE AND 134 W CENTENNIAL PKWY
CASE #:
CUP 2017-8
APPLICANT: DAVID SEE
I.

REQUEST

The applicant requests approval of the following items for a Wendy’s Restaurant at 101 Railroad
Avenue and 134 W Centennial Parkway (the Shell gas station and the Phillips 66 gas station):
- a Conditional Use Permit for a drive-through.
- a one-story building in the downtown (a “discouraged” element).
ZONING
The properties are in the Central Business District - “River Gateway” Neighborhood.
PROPERTY MAP
The properties are located at the entrance to downtown Rifle on the corner of Railroad Avenue
and Centennial Parkway. See the properties in red below:

II.

APPLICANT PROPOSAL

The applicant proposes to remove both gas stations and build a new restaurant and parking lot.
The restaurant building would be placed at the corner of Railroad Avenue and Centennial
Parkway with a “Main Street” style (up to the sidewalk on both the east and south sides of the
building). The drive-through and the parking lot would be placed on the west side of the site,
behind the building.
The applicant presented the proposal to the DDA at their August meeting. Overall feedback was
positive with a few suggestions as noted herein.
SITE PLAN
The Wendy’s building is proposed to be built on the southeast corner of the property, at the
corner of Railroad Ave and Centennial Pkwy. The vehicle access comes off of West Avenue.
Vehicles may either turn into the drive-through aisle on the north side of the property, or the
parking area on the south side. Both drive aisles converge into a center lane for exiting the
property. This site plan shows the outdoor patio on the north side of the building. At the DDA
meeting, it was suggested that the patio be moved to the south side of the building near the street
if at all possible. The applicant agreed that this would be preferable if the site dimensions allow
it.
A full size version of the site plan is an attachment to this memo.

WEST AVE

ALLEY

BUILDING ARCHITECTURE
The following pictures show the store model that Wendy’s intends to build in Rifle. The
architecture of the Rifle project would be identical to that pictured below, with minor variations
to account for site specifics. The wood-grained tile used on some parts of the building is a
cement fiberboard material.
For each picture below, Staff has noted where the view of the building would be at the Rifle
location. Note that the landscaping and sidewalk width for the Rifle project will be different
than what is shown in the pictures. The Code requires street trees to be placed at 40’ intervals
and sidewalks to be at least 8’ wide in the downtown.
The DDA suggested that attention be paid to the rear of the building (north side) to ensure that
mechanical equipment and storage is enclosed and harmonious with the rest of the architecture.
The applicant agreed to accomplish this.
Full size versions of these pictures are attached to this memo.
Picture 1: view from intersection of Centennial Pkwy/Railroad Ave—southeast corner of
building. This is the view vehicles entering the downtown from I-70 would have of the
property. The drive-through is hidden on the left (west) side of the building.

Picture 2: view from Railroad Avenue of the east side of the building

Picture 3: view of drive-through (west side of building) from Centennial Pkwy

III.

BACKGROUND INFORMATION

The City of Rifle’s goal for the downtown is a vibrant, walkable place with a mix of businesses
and residences. Therefore, several regulations in the Downtown Zoning Code are unique from
other areas of the City. They are meant to ensure that new development accomplishes the
downtown vision.
Overall, the project meets the zoning standards of the downtown River Gateway Neighborhood.
However, the Wendy’s proposal does trigger two regulations that require a decision be made by
Planning Commission:


A Drive–through window (a conditional use in this location per Rifle Municipal
Code). Drive-through windows are generally not compatible with a walkable, Main
Street style downtown. Therefore, in most of the downtown they are a “discouraged”
use. However in the River Gateway neighborhood they are a “conditional” use in
recognition that this area has higher traffic volumes from (Centennial Parkway) former
Hwy 6. Drive-throughs can be compatible with a vibrant downtown if implemented with
design features that highlight walkability and hide the cars.



One-story building (a “discouraged” element in this location per Rifle Municipal
Code). The zoning code for the downtown lists one-story buildings as a “discouraged”
design element. The City encourages multi-story buildings because they create the
density necessary for a vibrant downtown. However, the zoning code recognizes that in
some cases a one-story development may result in benefits and should be allowed.

IV.

STAFF RECOMMENDATION

Staff recommends that Planning Commission APPROVE the following for the Wendy’s project:
-

Conditional Use Permit 2017-8 for a drive-through
allowance for a one-story building

The following conditions should be attached to this approval:
1. The project shall be constructed with the site plan and building architecture submitted to
the City and discussed herein. Minor modifications may be made with Staff approval to
account for site specifics. Staff shall have the ability to bring to Planning Commission
any modification that may alter the intent of this approval, which was made in
accordance with the vision of the Downtown Master Plan.
2. Mechanical equipment and storage areas at the rear of the building shall be enclosed in a
manner architecturally harmonious with the rest of the building.

3. The outdoor patio shall be placed at the front of the building unless site dimensions make
this impossible.
V.

REVIEW CRITERIA AND STAFF DISCUSSION

The “River Gateway Neighborhood” requires projects to be evaluated with the following criteria
(Sec. 16-18-520). Staff discussion follows each question.
a. Does the project contribute to a positive City gateway experience, putting forth
a high-quality image for the Central Business District and the entire City?
This criteria is an important benefit of the project. The site in question is the first view of
downtown Rifle when coming into town from I-70. Staff believes that this project would
contribute to a “high-quality image” of Rifle by removing two aging gas stations and
replacing them with a high-quality, modern structure built in a Main Street style. The
applicant understood the City’s desire to hide the drive-through behind the building. His
team has worked to create a site plan that accomplishes this goal. The plan provides
convenient access to vehicles acccessing the parking lot and drive-through aisle, while also
favoring pedestrians by providing easy access to the front door of the building from the
sidewalk. The construction of wide sidewalks, street trees, landscaping, and an outdoor patio
would also improve first impressions of Rifle.
b. Does the project have an appropriate level of density/intensity to foster a
dynamic, mixed-use environment with regional scale uses and/or transitoriented development?
The project is only one-story, which is not ideal for the downtown. However the project
addresses this through a building height of 17 feet (for comparison, the first floor of the
library is 16 feet tall). This building height, especially when located up to the sidewalk, will
provide an appearance of density similar to that of typical historic buildings where the first
floor is taller than the first floors in many modern buildings. The project may also lead to
improvements to the bus station across the street, contributing to transit-oriented
development. Overall, City Staff believes that by improving the image of the Gateway the
project would help catalyze future development at higher densities on surrounding
properties.
c. Do the buildings and uses provide a recognizable destination that will draw
visitors into the downtown and to the riverfront?
By locating a new building on the corner of a major intersection, with the doorway of the
building up to the sidewalk and an outdoor patio facing the street, this project will
communicate to the public that downtown Rifle is a walkable, vibrant destination and an
attractive place to be.

d. Does the building incorporate a "one-of-a-kind," high-quality design?
The Downtown Master Plan envisions that development in the River Gateway
Neighborhood may have a modern architecture style. Staff believes that the design of the
building meets the downtown vision for the River Gateway Neighborhood through:


the detail and color variation provided by the wood-grained tile



the large windows fronting the sidewalk in a Main Street style



high ceilings with exposed ductwork and high-quality interiors



the dark red color of the “blade” (the vertical building element where the Wendy’s sign is
mounted) is a shade that honors the nearby historic downtown. The lighting on the blade
adds visual interest at night.
e. Does the development accommodate the proposed one-way couplet for Highway
6/24 and extensions of the north-south avenues?

The development will not affect future alignments of the former Hwy 6, which is now under
the City’s control as Centennial Parkway.
f. Does the development provide strong visual connections to the Colorado River?
This is not applicable to the project as it is north of Centennial Parkway, not on the side
close to the river.
g. Is adequate parking integrated into the development?
The proposal meets parking requirements. The applicant indicates that a large percentage of
business comes via the drive-through. Therefore, some parking on the site may be able to be
used for public purposes.
VI.

FINDINGS

Pursuant to Section 16-5-360, the Commission shall consider the following criteria before
approving a Conditional Use Permit (staff comments are below each criteria):
1. Conformance of the proposal with the City of Rifle Municipal Code;
The proposal conforms to the Rifle Municipal Code by going through the Conditional Use
Permit process. All other aspects of the project are within the City’s zoning standards applicable
to the downtown River Gateway Neighborhood.
2. The compatibility of the proposal with the character of the surrounding area,
including but not limited to the architectural character of the neighborhood, the

average lot and building sizes in the neighborhood, and the relative value of the
proposed structure to the value of other structures in the neighborhood;
The location is appropriate for a drive-through that honors the character of the downtown. This
proposal accomplishes that by hiding the drive-through behind the building so that it is less
visible.
3. The desirability for the proposed use in the specific area of the City;
A drive-through is not necessarily desirable in the downtown, but the benefits of the project and
the attention to the goals of the downtown vision make the project as a whole desirable.
4. The potential for adverse environmental effects that might result from the
proposed use;
None.
5. Compatibility of the proposed use and the site (or subdivision) plan with the City
of Rifle Comprehensive Plan;
The use is compatible with the Comprehensive Plan.
6. The potential impact of the proposed use upon the value of property and
buildings within the surrounding area; and
The impact on property values is anticipated to be positive, as removing the gas stations and
improving the infrastructure surrounding the property will encourage development on nearby
properties.
7. Conformance of the proposal with the approval requirements concerning water
and sewer tap availability for high volume use requests pursuant to 13-4-120 of the
Code, if applicable.
Not applicable.

Delivery Access

Public Access to Property

DEPARTMENT OF PLANNING & DEVELOPMENT
202 Railroad Avenue, Rifle, CO 81650
Phone: 970-665-6490 Fax: 970-625-6268

MEMORANDUM

TO:
CITY OF RIFLE PLANNING COMMISSION
FROM:
NATHAN LINDQUIST, PLANNING DIRECTOR
DATE:
AUGUST 23, 2017
SUBJECT: MULTIPLE ZONING CODE AMENDMENTS
CASE #:
TEXT AMENDMENT 2017-2
APPLICANT: CITY OF RIFLE
Staff requests Planning Commission consider several amendments to the Zoning Code. As the
public brings up development proposals throughout the year, Staff becomes aware of code
changes that would encourage positive development projects and protect the public from harmful
activities. Several development projects are interested in starting soon and may be constrained by
current zoning standards. The changes follow the direction of the City’s Comprehensive Plan
update to encourage development on existing infrastructure.
At the August PZ meeting we will discuss the code changes broadly and receive input from
Planning Commissioners. Staff will take this input and provide more specific code changes at
the September PZ meeting.
Sections of Code Proposed for Changes
1.

Providing more flexibility with standards in residential and commercial zones. Many
of our current standards serve to limit the creativity of developers and the affordability of
new development. As the market changes this may increasingly prevent construction of new
housing types and new businesses. Standards such as setbacks, minimum lot sizes, and
maximum densities could be brought up to date for today’s market and the desires of the
public. The following shows the current standards:

Commercial Standards 16-3-440

2. Allowing re-establishment of residential use in single family homes in the downtown.
The current code does not allow residential use to continue in a single-family house in the
downtown if that use has been abandoned for over 12 months. The purpose of this code
provision was to clean up rundown homes in the downtown by encouraging them to convert
to commercial use or to be redeveloped entirely.
This code has not worked as intended, however. There are not enough commercial uses to
fill empty downtown homes. Residential use is at a higher demand due to the area’s housing
shortages. Property owners need the flexibility to rent to commercial or residential uses.
The following is the section of code in question:
16-18-1130. Nonconforming Uses; Residential Uses.
(d) Abandonment.
(1) A nonconforming residential use that has been discontinued or left vacant for a period
of twelve (12) months, for whatever reason, shall be considered to be abandoned and shall
not be reoccupied or reestablished. Any further use on the property shall be in
conformance with all applicable provisions of this Article. Evidence of intent to abandon the
nonconforming use is not required.

3. Preventing fracking chemical storage and other oil and gas-related operations near
residential areas. Staff recently received interest from an oil and gas-related business
looking for a location for fracking chemical storage. Several of the locations were in Light
Industrial zoned areas very close to homes. There is currently no buffer in the code to
prevent this from occurring.

