CITY OF RIFLE
PLANNING COMMISSION REGULAR MEETING
PUBLIC HEARING
December 3, 2019
Rifle City Hall – Council Chambers
6:00 PM

Workshop ~

Discuss Potential Amendments to the Zoning Code and Comprehensive Plan

Regular Meeting
7:00 PM

Convene Regular Planning Commission Meeting

7:01 PM

Roll Call

7:02 PM

Approve October 29, 2019 Regular Planning Commission Meeting Minutes

7:05 PM

Conditional Use Permit 2019- 05 3242 Coalmine Avenue (Public Hearing)
• Located 3238-3242 Coalmine Avenue
The applicant is asking approval to allow for manufactured duplex to be installed on the property
in an MDR-PUD (Medium Density Residential Planned Unit Development) zone district.

7:25 PM

Conditional Use Permit 2019- 04 1631 Railroad Avenue (Public Hearing)
• Located 1631 Railroad Avenue – 100 W. 16th Street
The applicant is asking approval to allow for a Group child care center for 15 children in the CS
(Community Service) zone district.

7:45 PM

Conditional Use Permit 2019- 03 125 W. 4th Street (Remington Square) (Public Hearing)
• Located 101-129 W. 4th Street
The applicant is asking approval for downtown design review for proposed new construction of
two adjacent single story buildings at Remington Square 125 W. 4th Street.

8:15 PM

Sketch/Planned Unit Development 2019-01 Grand River Village (Public Hearing)
• Located 525, 493, and 451 Last Chance Drive
The applicant is asking approval of a Sketch Plan for a Mobile Home Park Planned Unit Development
(PUD) consisting of seventeen (17) units on 2.85 acres, currently zoned Community Service (CS).

8:40 PM

Sketch Plan Residential 2019-01 Pioneer Mesa Filing 2
(Public Hearing)
• Located North of Pioneer Mesa Filing 1 (Pioneer Way and W. 2nd Street)
The applicant is asking approval of a Sketch Plan for Pioneer Mesa PUD Filing 2, showing the
proposed subdivision of approximately 28.76 acres into 79 lots, zoned LDR-PUD (Low Density
Residential – Planned Unit Development).

The applicant has requested that this item be tabled to the January 28, 2020 meeting.
8:45 PM TXT 2019-01 Land Use Code Text Amendments (Public Hearing)
•
9:05 PM

Consider various amendments to Chapter 16 of Rifle Municipal Code

Comprehensive Plan – 2019 Update (Public Hearing)
•

Consider adoption of Resolution 1, Series of 2019

9:430 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: January 28, 2020

REGULAR PLANNING COMMISSION MEETING
Tuesday, October 29, 2019

Prior to Planning Commission Meeting:
Planning Workshop 6:00 p.m.
Vice Chair Caldwell called the Regular Planning Meeting to order at 7:00 p.m.
Vice Chair Caldwell led the Planning Commission and audience in the Pledge of Allegiance.
MEMBERS PRESENT AT ROLL CALL
Caldwell, Rogers, Steffen, Villasenor, Pettinger, Roberts and Damuth
Commissioner Pettinger moved to EXCUSE Commissioner Marantino from the October 29, 2019 meeting;
Commissioner Roger seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes: Caldwell, Rogers, Steffen, Villasenor, Pettinger, Roberts and Damuth
Commissioner Damuth will be a voting member for this meeting.
OTHERS PRESENT
Planning Director Nathan Lindquist, Planner Brian Rusche, Planning Administrative Assistant Quiriat
Portuguez, City Attorney Richard Peterson-Cremer, Ch. 10 Salvador Tovar-Guzman, Michael Johnson.
APPROVAL OF MINUTES
Commissioner Steffen moved to APPROVE minutes from the September 24, 2019 Regular Planning
Commission Meeting Commissioner Rogers seconded the motion. The motion CARRIED with the
following vote:
ROLL CALL: Yes- Caldwell, Rogers, Steffen, Villasenor, Pettinger, Roberts and Damuth
Abstained CONDITIONAL USE PERMIT 2019-02 124 W. 2ND STREET
The Chair called the Applicant(s) -

Michael Johnson

Confirmed Public Notice was met.
PURPOSE

The applicant requests permission to use a portion of the building at 124 W. 2nd Street for an
ambulance parking bay, along with an associated on-site residential unit.
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STAFF REPORT

Planner Brian Rusche
explained the request is coming from Staff for the Planning Commission
to consider a unique use in the downtown area. A portion of the building is used by Johnson
Construction and one portion of the building is being requested to be an ambulance parking bay
with an onsite residential unit. This is in the Central Business District (CBD), Second Street mixed
use area. The service will provide Grand River Hospital District transports, there is some criteria
they have and reasons they picked this location.
Staff recommends that Planning Commission APPROVE the use of approximately 2400 square
feet of 124 W. 2nd Street for an ambulance parking bay along with an on-site residential unit, with
the following conditions:
1) The bay may not be used for any vehicle storage other than ambulance service. No vehicle
maintenance is permitted for any vehicle including the ambulance.
2)
If the ambulance service is removed, the City has the right to remove the curb cut and/or
prohibit future use of the curb cut on Second Street.
APPLICANT PRESENTATION
Mr. Johnson explained they were contacted a few weeks ago form a private ambulance service looking to
relocate their business in downtown Rifle; they have a contract with Grand River Hospital and neighboring
facilities, they have to be within ten (10) minutes of the response time of the hospital. Currently they are
parking ambulance on Airport Road and living in the extended stay hotel. The company would like to stay at
the same place they park the ambulance that is when they contacted Johnson Construction. We are asking
to see if this is an option, the ambulance service is willing to sign a long lease of 5 years, and the space
would be modified to store and live on site. The space is about 2400 square foot that would be divided in
half the front for the parking of the ambulance and the back half living quarters of 2 to 3 bedrooms, a
bathroom and kitchen area.
Commissioner Steffen

asked if it is one or multiple ambulances.

Mr. Johnson replied there are two (2), with three (3) crews rotating shifts on every three (3) days. Both
ambulances will be parked in the bay. The service does not go out on emergency calls just for transport,
Senior Care Center to the Hospital, or maybe to Glenwood, or Grand Junction, the only time they would be
on an emergency is if the Fire District is jammed full, there won’t be sirens when they are living the building.
Planning Director Lindquist explained that the code is to have consistent sidewalks across there without
curb cuts, but of the buildings in that area, one used to be the fire station. The downtown plan is wanting to
transition away from the current look to a more walkable downtown feel. Obviously that street is still a long
ways to getting to that point; this does seem as a good interim use. There has been discussion with Mr.
Johnson regarding condition 2; the City has the right to remove the curb cut and/or prohibit future use of the
curb cut on Second Street. Staff would like Condition 2 to read as follows: Both parties acknowledge that

the long-term plan for 2nd Street involves the construction of a downtown street profile that may
involve an evaluation of the appropriateness of curb cuts. Therefore, if the ambulance service
vacates the space any future vehicular use of the curb cuts shall be subject to City approval pursuant
to the Downtown Code”.
COMMISSION QUESTIONS AND COMMENTS
Commissioner Damuth asked if their personal vehicles would be there for the tree (3) days.
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Mr. Johnson replied doesn’t see any issue with the vehicles, there is a lot of vehicles parked there already.
Planner Rusche explained there are two (2) parking signs on West 2nd Street and sees no issues at this time.
This is a great timing for this type of use.
PUBLIC COMMENT:
Vice Chair Caldwell asked if there was anyone in the audience who wished to speak on this project. Seeing
none public hearing was closed.
COMMISSION DISCUSSION
Commissioner Villasenor shared she does walk down that a way with her kids for there isn’t a lot of traffic
and it is nice the ambulance is not an emergency.
No further discussion
Motion Made:
Commissioner Villasenor moved to APPROVE Conditional Use Permit 2019-02 124 W. 2nd Street with all
Staff’s recommendations, including changing Condition 2 to read as “Both parties acknowledge that the

long-term plan for 2nd Street involves the construction of a downtown street profile that may involve
an evaluation of the appropriateness of curb cuts. Therefore, if the ambulance service vacates the
space any future vehicular use of the curb cuts shall be subject to City approval pursuant to the
Downtown Code” Pettinger seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes- Caldwell, Rogers, Steffen, Villasenor, Pettinger, Roberts and Damuth
CONDITIONAL USE PERMIT 2019-03 125 W. 4TH STREET
Staff shared the applicants are not present and this item will need to be tabled to the next meeting, all the
public notice was met.
Vice Chair

asked for a motion to table Conditional Use Permit 2019-03 to the next meeting.

Motion Made:
Commissioner Steffen moved to TABLE TO NEXT MEETING Conditional Use Permit 2019-03 125 W.
4th Street Damuth seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes- Caldwell, Rogers, Steffen, Villasenor, Pettinger, Roberts and Damuth
SKETHC/PRELIM SUBDIVISION 2019-01

PIONEER MESA FILING 3

Staff shared the applicants asked for a continuance the next meeting; all the public notice was met.
Vice Chair

asked for a motion to table Sketch Plan 2019-01 Pioneer Mesa to the next meeting.

Motion Made:
Commissioner Rogers moved to TABLE TO NEXT MEETING Sketch Prelim Plan 2019-01 Pioneer Mesa
Filing Pettinger seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes- Caldwell, Rogers, Steffen, Villasenor, Pettinger, Roberts and Damuth
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NOVEMBER 26, 2019 PLANNING & ZONING REGULAR COMMISSSION MEETING –
Vice Chair Caldwell asked for a motion to change November 26, 2019 meeting to December 3, 2019 and
to cancel the December 31, 2019 Planning & Zoning Regular Commission Meeting.
Motion Made:
Commissioner Pettinger moved to CHANGE MEETING DATES Rogers seconded the motion. The motion
CARRIED with the following vote:
ROLL CALL: Yes- Caldwell, Rogers, Steffen, Villasenor, Pettinger, Roberts and Damuth
COMMENTS & ADJOURNMENT
The meeting was adjourned at 7:28 p.m.

Dustin Marantino, 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
MEMORANDUM
TO:
FROM:
DATE:
SUBJECT:
ADDRESS:
CASE #:
APPLICANT:

I.

City of Rifle Planning Commission
Brian Rusche, Planner II
November 25, 2019
Nieslanik Duplex
3242 Coal Mine Avenue
CUP-2019-05
Paul and Celia Nieslanik

REQUEST

The applicant is requesting a Conditional Use Permit (CUP) to allow the installation of a
manufactured duplex on a parcel of vacant land zoned Medium Density Residential Planned
Unit Development (MDR-PUD).

II.

LOCATION AND ZONING

30th St.

DEPARTMENT OF PLANNING & DEVELOPMENT
202 Railroad Avenue, Rifle, CO 81650
Phone: 970-665-6490
The subject property is known as Lot 6, Block 9, Rimrock Subdivision, First Filing, Second
Amended. The Rimrock Subdivision was developed as a Planned Unit Development (PUD)
in the early 1980s. According to the Subdivision Improvements Agreement (SIA) dated 5-1381, within Block 9 it states: “that Lots 2-12…shall be considered as triplex lots” (para. 13,
page 4). The Nieslaniks own the only triplex within the block, on the adjacent Lot 5 to the
north.

LAND USE PER RIFLE MUNICIPAL CODE (RMC):
The MDR zone requires a CUP for a Manufactured Home (RMC Sec. 16-3-320). It is unclear
whether manufactured homes are expressly permitted within the Rimrock First Filing PUD,
though it is clear that this lot was designated for up to three (3) units. In addition, the
Planning Commission is to review “site plans for multiple-family dwellings” per RMC Sec. 165-210(a)(10). Therefore, this request is being brought to the Commission for consideration.

III.

APPLICANT
PROPOSAL

The applicant is proposing a
26’8” x 60’ (1600 square foot)
manufactured home with two
units having separate
entrances. The home would
be situated near the south
side of the lot and be placed
upon a permanent
foundation.

DEPARTMENT OF PLANNING & DEVELOPMENT
202 Railroad Avenue, Rifle, CO 81650
Phone: 970-665-6490
The home meets the criteria for a manufactured home found in RMC Sec. 16-1-220, including
being built to HUD standards (the home will be built new), transported to the site (and placed on
a permanent foundation), is at least 24 feet wide by 36 feet in length, and has “cosmetically
equivalent” exterior siding and a pitched roof.

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

IV.

REVIEW CRITERIA AND STAFF DISCUSSION

Pursuant to Section 16-5-280, the Commission shall consider the following criteria before
approving a Conditional Use Permit (staff comments shown in bold italics):
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.
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 Rimrock neighborhood is a mix of single and multiple family residences. The
proposed duplex will be adjacent to an existing triplex but will have a similar size and
aesthetic to single family residences on Coal Mine Avenue.
3. The desirability for the proposed use in the specific area of the City;
This is an exclusively residential neighborhood and the proposed use will occupy an
existing vacant lot.
4. The potential for adverse environmental effects that might result from the proposed use;
The home will be placed on a permanent foundation and will utilize the existing parking
area shared with the adjacent triplex.
5. Compatibility of the proposed use and the site (or subdivision) plan with the City of Rifle
Comprehensive Plan;
The 2019 Comprehensive Plan update includes recognition that manufactured housing
has the potential to address the affordable housing shortage in Rifle.
6. The potential impact of the proposed use upon the value of property and buildings within the
surrounding area; and
The proposed unit will have a similar aesthetic to other residences in the neighborhood,
as well as will make use of an existing vacant lot.
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.
N/A

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

V.

RECOMMENDATION

Staff recommends that the Planning Commission APPROVE the Conditional Use Permit (CUP2019-05) for the Nieslanik Duplex, with the following conditions:
1. The applicant will obtain all necessary permits for the moving of the manufactured unit
and installation upon a permanent foundation.
2. The applicant shall have one (1) year from the date of this approval to establish the land
use authorized by this Conditional Use Permit. Failure to start construction or establish
such use within one (1) year shall result in automatic expiration of the Conditional Use
Permit.

DEPARTMENT OF PLANNING & DEVELOPMENT
202 Railroad Avenue, Rifle, CO 81650
Phone: 970-665-6490
MEMORANDUM
TO:
FROM:
DATE:
SUBJECT:
ADDRESS:
CASE #:
APPLICANT:

I.

City of Rifle Planning Commission
Brian Rusche, Planner II
November 25, 2019
Peter Pan y sus Amigos Preschool
1631 Railroad Avenue (aka 100 W. 16th Street)
CUP-2019-04
Juan Alvarado-Lozano

REQUEST

Proposed preschool

Railroad Ave

The applicant requests approval of a Conditional Use Permit for a Group Child Care Center for
up to 15 children in the CS (Community Service) zone.

16th St.

II.

BACKGROUND

The property is addressed as 1631 Railroad Avenue and contains a single-family residence on
the west side of Railroad Avenue, just north of Jean’s Printing. In addition, an accessory
building (addressed as 100 W. 16th Street) is located on the north side of 16th Street. This
building has previously been used as a music store and is the location that the applicant desires
for the proposed preschool.

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

Preschool

Rifle Municipal Code (RMC) states that Child Care Centers with more than 10 children require
approval of a Conditional Use Permit. The applicant is proposing a maximum of 15 children
(ages 2.5 to 6.5 years old).
STAFF COMMENTS
a) Garfield County, on behalf of the State of Colorado, inspects Child Care facilities. The
applicant has already made contact with both entities. The child care center shall be inspected
by the County, the City building inspector, and the Fire Marshal to ensure all life safety
standards are met.
b) Parking and, more specifically, loading and unloading, is an issue due to the location
adjacent to two busy streets. The applicant has proposed a one-way driveway (northbound)
from W. 16th Street to the rear of the building, which will exit the property (eastbound) onto
Railroad Avenue via an existing curb cut. Parking will be available between the preschool and
the existing residence. Only employee parking will be allowed off 16th Street and no pedestrian
access to the building from the sidewalk.

III.

REVIEW CRITERIA AND STAFF DISCUSSION

Pursuant to Section 16-5-280, the Commission shall consider the following criteria before
approving a Conditional Use Permit (staff comments shown in bold italics):
1. Conformance of the proposal with the City of Rifle Municipal Code;
The proposal conforms to the conditional use process in Rifle Municipal Code.
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;

DEPARTMENT OF PLANNING & DEVELOPMENT
202 Railroad Avenue, Rifle, CO 81650
Phone: 970-665-6490
The proposed use is centrally located to serve the Rifle community. The proposed use
can be integrated into the site without impact upon the surrounding neighborhood by
locating all pick-up and drop-off traffic and parking within the site.
3. The desirability for the proposed use in the specific area of the City;
Day care centers are a desirable use in Rifle due to the lack of such facilities.
4. The potential for adverse environmental effects that might result from the proposed use;
Idling cars could present a minor air quality issue that could be prevented by
encouraging parents to turn off vehicles when picking up children.
5. Compatibility of the proposed use and the site (or subdivision) plan with the City of Rifle
Comprehensive Plan;
The 2019 Comprehensive Plan update identifies this area as appropriate for high density
residential and/or community commercial uses.
6. The potential impact of the proposed use upon the value of property and buildings within the
surrounding area; and
Adherence to code standards ensure that the proposed use does not affect property
values in the surrounding area.
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.

IV.

RECOMMENDATION

Staff recommends that the Planning Commission APPROVE the Conditional Use Permit (CUP2019-04) for the Peter Pan y sus Amigos Preschool, with the following conditions:
1. The Conditional Use Permit is valid for up to 15 children.
2. The Conditional Use Permit shall only be valid in conjunction with a valid license from the
appropriate authorities and conformance with all building code and fire code standards.
3. Within one (1) year from the time of approval, the applicant must establish the land use
authorized by the Conditional Use Permit. Failure to start construction or establish such use
within the one (1) year or other applicable time period shall result in automatic expiration of the
Conditional Use Permit.
4. Once a Conditional Use is established, any discontinuance of the use for a period of one (1)
year, for any reason, shall result in automatic expiration of the Conditional Use Permit.

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

MEMORANDUM
TO:
City of Rifle Planning Commission
FROM:
Brian Rusche, Planner II
DATE:
November 25, 2019 (tabled from October 29, 2019 meeting)
SUBJECT: Tier II Design Review for Remington Square
ADDRESS: 125 W. 4th Street
CASE #:
CUP-2019-03
APPLICANT: Richbuilt of Rifle LLC
I.

REQUEST

The applicant requests permission to construct a one-story retail building, approximately
9428 square feet, adjacent to the existing Remington Square.
II.

LOCATION AND ZONING

Remington Square is located between Railroad Avenue and West Avenue, on the south
side of W. 4th Street. This entire block is located within the “Historic Core”
neighborhood of the Central Business District.

Remington Square

III.

APPLICANT PROPOSAL

The applicant proposes to construct two retail buildings (atop existing parking) along W.
4th Street, each 4826 square feet which will be attached by a covered arcade (for a total
of 9428 square feet). The building(s) would contain up to eight (8) retail shops,
approximately 1200 square feet each. Between the new shops would be vehicular
access (one way) with parallel parking, along with a redesigned parking lot west of the
existing building.
SITE PLAN

The proposed site plan shows access between the new and existing buildings via a
one-way access off Railroad Avenue. The precise details of the site plan will need to be
coordinated with the Colorado River Fire Rescue District along with the design work that
the City is undertaking along Railroad Avenue. In addition, specific dimensional
standards may impact exact parking design/location. These details will be coordinated
with Planning and Public Works staff, pending the outcome of this request.

BUILDING ELEVATIONS

IV.

BACKGROUND INFORMATION

Remington Square was constructed in 1955 and is 14,560 square feet on two levels
(9075 sf on level one). In 2009, a proposal known as “Central Square” was made for a
three-story mixed-use building in front of the existing structure, stretching along W. 4th
Street. It did not receive final approvals or entitlements and was not constructed.
In 2011, a new zoning code was established for the downtown, implementing the 2008
Downtown Master Plan. The City of Rifle’s goal for the downtown is a vibrant, walkable
place with a mix of businesses and residences. Several regulations in the Central
Business District are unique from other areas of the City. They are meant to ensure
that new development accomplishes the downtown vision.
The Remington Square property was purchased this fall (2019) and the new owners
have made a proposal, which triggers one specific regulation that requires a decision to
be made by Planning Commission:
•

One-story building (discouraged element). 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. (Section
16-18-820 – Building Height)

V.

REVIEW CRITERIA AND STAFF DISCUSSION
HISTORIC CORE SUB-DISTRICT

The Historic Core Sub-District requires that projects be evaluated with the
following criteria: (Section 16-18-220) Staff discussion follows each question.
a. Does the project enhance the Historic Core as the cultural center of the
community and/or complement existing cultural amenities (e.g. historic
theater, the museum and the historic post office)?
The project would add retail space to the Historic Core, enhancing downtown as a
hub of commercial activity for the community.
b. Does the project contribute to and enhance the western small-town
charm of the Historic Core?
The project would add retail space to the Historic Core, enhancing the variety of
shops that is an integral part of the western small-town charm.
c. Does the project help preserve and sensitively restore historic
buildings?
Remington Square is a mid-century structure that would be preserved.
d. Does the project help preserve and restore the City’s historic building
pattern with complementary infill development?
The existing parking lot serving Remington Square represents underutilized space
within the Historic Core. The project would add complementary infill development.
e. Do the intensity, scale and overall design of the project enhance the
pedestrian friendliness of this area?
The proposed shops will be built up to the sidewalk, allowing pedestrians to browse
and shop in an area previously used only for parking. In addition, the proposed
entrances, which are at angles to the intersections, and proposed plaza along
Railroad Avenue further contribute to the pedestrian friendliness of this area.
f. Does the project preserve and complement historically representative
structures?
Remington Square is a mid-century structure that would be preserved; however its
architecture is very utilitarian. The proposed color scheme of the new structures is
more modern than other buildings downtown and utilizes a unique color palate that
incorporates brick veneer, wood siding, painted stucco, and corrugated metal, along
with metal awnings and parapets.

TIER II REVIEW
Since the Building Height automatically triggers a Tier II Review, the Planning
Commission shall review the application pursuant to the criteria listed in Section
16-18-1240:
a. The project is consistent with the 2008 Downtown Master Plan and the
Comprehensive Plan.
The Downtown Master Plan identified a “somewhat limited retail supply” which remains
true today. This project is consistent with the goal of enhancing Rifle in general and the
downtown in particular as a regional center for retail, services, and entertainment.
b. The project contributes to the City's goal of enhancing the Central
Business District as a vibrant, pedestrian-oriented and mixed-use
environment as described in Section 16-18-20 of this Article.
The project would add pedestrian oriented retail space to an otherwise vehicle
dominated frontage along W. 4th Street.
c. The project will not impede the development and improvement of
surrounding property in the manner intended by this Article.
The project would occupy underutilized parking for Remington Square, while
preserving the existing on-street parking. The project will provide new pedestrianoriented shopping experiences, extending the reach of “main street” (3rd) to an
additional block and connecting with cultural amenities, such as the new Ute Theater.
Planning Commission shall also consider the following criteria: (Section 16-5-280)
(1) Conformance of the proposal with this Code;
The project is following the prescribed “Tier II” review process per code.
(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 project would add retail shops to an underutilized parking lot, thereby adding value
to the property and the community. The building size is actually taller than the existing
Remington Square structure, which is approximately 25 feet on the west side with two
levels. The proposed building(s), with a top of ceiling height of 24 feet and an overall
façade height, including metal trim, of 33.5 feet, will effectively hide much of the existing
structure. This will certainly change the frontage along W. 4th Street, but may impact
tenants of the existing building.

The architectural character could be described as modern in comparison to the existing
mid-century structure and certainly when compared to significant historical structures
(such as the post office); however, it contains several of the key elements to pedestrianfriendliness, including doors that open onto the sidewalk, shopfront windows, a mix of
materials, and high ceilings inside the shops.

(3) The desirability for the proposed use in the specific area of the City;
The project would add retail space to the Historic Core. The downtown is a hub of
commercial activity for the community and the variety of shops is part of the smalltown charm.
(4) The potential for adverse environmental effects that might result from the
proposed use; Replacing an existing parking lot with a new structure is a more efficient
use of existing infrastructure.
(5) Compatibility of the proposed use and the site (or subdivision) plan with the
Comprehensive Plan;
This project is consistent with the goal of enhancing Rifle as a regional center for retail,
services, and entertainment.
(6) The potential impact of the proposed use upon the value of property and
buildings within the surrounding area; and
The project would add retail shops to an underutilized parking lot, thereby adding value
to the property and the community.
(7) Conformance of the proposal with the approval requirements concerning
water and sewer tap availability for high volume use requests pursuant to Section
13-4-120 of this Code, if applicable. N/A

DISCOURAGED DESIGN ELEMENTS
Building or site design elements listed as "discouraged" in this Article shall be reviewed
in accordance with the following (Section 16-18-1270):
(1) Is consistent with and appropriate to the overall design of the project;
(2) Does not detract from the overall appearance or function of the project;
(3) Does not detract from or diminish the visual or functional quality of any
preferred element used in the project;
A variety of unique design elements are incorporated into this project, in order to give
the appearance of individual structures, but with a consistent theme. The applicant has
worked with staff to address many of the requirements applicable to the “Historic Core”
subdistrict and its accompanying design tables (Section 16-18-230 and -240). These
include:
•
•
•
•
•
•

A minimum 40% brick on the Railroad Ave and 4th Street facades (alluvial light in color)
A maximum of 30% stucco (painted alabaster white accented by silvermist gray)
An articulated cornice (note the chesnut wood stain and corrugated metal siding on the
upper portion of the building)
Metal awnings
High floor-to-ceiling heights (minimum 13 feet)
Accent lighting along the existing building which is blue rather than clear (if OK with the
Commission – see concept to the right)

However, as noted earlier, the architectural character could be described as more
modern than any of the existing structures located downtown. Therefore, it can become
a subjective (rather than objective) exercise in determining “compatibility”.
More to the point, this section of the code, and the primary objective of this Commission
review, is to determine if a one-story building “does not detract” from the overall
appearance of the downtown, specifically the Historic Core.
Since the site has contained a parking lot for over half a century, the answer is clearly
that the proposed development would enhance the downtown overall and this block in
particular.
(4) Is consistent with the purpose and intent of the Central Business District as
described in Section 16-18-20 of this Article;
The project would add pedestrian oriented retail space, within walking distance of
3rd Street and the Ute Theater.
(5) Is consistent with the described purpose, intent and character of the
applicable sub-district; and

The project’s compatibility with the “Historic Core” (Section 16-18-220) is described
earlier in this report.
(6) "Prohibited" elements may be determined to be "discouraged" if the long-term
master plan for the site will remedy the "prohibited" element. (Ord. 11 §15, 2011)
The proposed blue LED lighting on the existing
building is inconsistent with the Section 16-8-70 –
Exempt Signs: Displays of string lights, provided that:
a. They are decorative displays which only outline or
highlight landscaping or architectural features of a
building. b. They are steady burning, clear,
noncolored bulb lights. No blinking, flashing,
intermittent changes in intensity or rotating shall be
permitted unless in conjunction with holiday
decorations. c. They shall not be assembled or
arranged to convey messages, words, commercial
advertisements, slogans and/or logos.
VI.

RECOMMENDATION

Staff recommends that Planning Commission APPROVE the construction of a one-story
retail building, approximately 9428 square feet, adjacent to the existing Remington
Square, with the following conditions:
1) The applicant will need to submit a site plan for administrative review by the City.

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

MEMORANDUM
TO:
City of Rifle Planning Commission
FROM:
Brian Rusche, Planner II
DATE:
November 26, 2019
SUBJECT: Grand River Village – Sketch Plan
ADDRESS: 525, 493, and 451 Last Chance Drive
CASE #:
SKETCH PUD 2019-01
APPLICANT: The Land Studio, Inc. on behalf of Royal Mini Storage, LLC
I.
REQUEST AND SUMMMARY
The applicant requests approval of a Sketch Plan for a Mobile Home Park Planned Unit
Development (PUD) consisting of seventeen (17) units on 2.85 acres, currently zoned
Community Service (CS).
II.

PROJECT MAP

The property consists of Lots 15, 16, and 17 of the Grand River Plaza subdivision,
located south of Airport Road, west of Grand River Hospital and east of Colorado River
Fire Rescue Station #43 on the south side of Last Chance Drive.

Hospital

Fire Station

III.
ZONING, LAND USE, AND COMPREHENSIVE PLAN
The Final Plat for Grand River Plaza was recorded in November 2003. It consists of 18
lots ranging from ½ to 1 ½ acres. The majority of the lots along Megan Avenue are part
of the Grand River Hospital campus. Along Last Chance Drive, the only developed lot
is the fire station on the far west side of the subdivision.
The current zoning on the property is Community Service (CS). While this zone does
permit manufactured homes (RMC Sec. 16-3-420), the applicant is proposing a Mobile
Home Park, where the spaces are leased to each residence (the homes themselves
can either be owned or leased). Article IX of Rifle Municipal Code (RMC) governs
Mobile Home Parks, which are only permitted via a conditional use permit or via a
planned unit development (PUD). This application is for a PUD.
The 2019 Comprehensive Plan update shows this property as suitable for high density
residential, due to its location near Grand River Hospital and shopping areas along
Airport Road, as well as easy transporation access to the rest of Rifle and beyond.
IV.

PROJECT DESIGN

The proposal, referred to as Grand River Village, consists of seventeen (17) units on
2.85 acres. The units are oriented around a shared, looped access road. Each unit will
be newly constructed, with varying sizes as shown on the concept plan. Off-street
parking will be provided at a rate of two (2) per unit, along with some guest spaces on
the east side. A playground will also be provided, along with porches on each unit.

V.

REVIEW CRITERIA AND STAFF DISCUSSION

ARTICLE IX – MOBILE HOMES AND MOBILE HOME PARKS
The provisions of this Article shall be applicable to all mobile homes and mobile home
developments and to normal and customary accessory uses (Sec. 16-9-10).
The proposed Grand River Village is requesting approval of a Sketch Plan, which if
approved will form the basis of further design of this mobile home park. Therefore, the
concept addresses most of the standards of Article IX, which will be further detailed and
addressed prior to final plan approval.
Section 16-9-60 – Mobile home development standards:
Minimum mobile home development size
Due to the configuration of the existing lots, the proposed mobile home park is only 2.85
acres versus the required 5 acres under this section. However, none of the existing
mobile home parks, except for Kings Crown, meet this minimum. The overall size of the
park is the only modification being made to the standards within this section.
Minimum mobile home space
The minimum mobile home space of 3600 square feet has been met.
Minimum setbacks
The minimum setbacks of 10 feet on the perimeter, 20 feet along Last Chance Drive,
and interior spacing requirements of 20 feet between units have been met.
Public (or private) facilities and services
The proposed park will have a paved access and at least two (2) parking spaces per
unit. The City Engineer and Fire Marshal have provided comments to aid in the design
of the access road and provision of public utilities, which are accessible within Last
Chance Drive. A dumpster location has been shown, along with conceptual
landscaping, including a play area. Where this section requires at least 15% open
space, the proposed park has provided 22% open space. Individual storage buildings
have been incorporated into each space. The homes will be installed in accordance
with the provisions in Sec. 16-9-50 and with proper permits from the Building
Department.
As part of the final PUD, specific standards and maintenance provisions for this park will
be approved by the Council (similar to an SIA). Specifically, the following design
provisions (beyond minimum code requirements) shall be incorporated:
1. All units, at the time they are placed within the park, shall be “newly constructed” (to
be defined further by staff and the owner).
2. All units shall incorporate a covered porch, with those units along Last Chance Drive
also providing pedestrian access from the sidewalk to the porch.

3. Permanent foundations are not required; however, they may be allowed within the
park on specific spaces if deemed appropriate by the owner.
PLANNING COMMISSION REVIEW CRITERIA
Pursuant to Section 16-5-280, the City shall consider the following criteria before
approving a project (staff comments shown in bold italics):
1. Conformance of the proposal with the City of Rifle Municipal Code;
The code requires a Planned Unit Development for establishing a new mobile
home park.
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;
This stretch of Last Chance Drive continues outside the city limits as County
Road 332. A number of mobile homes are found further west on larger
agricultural parcels. Existing residential development, concentrated west of
Taugenbaugh Boulevard, is high density townhouses and apartments; the
proposed mobile home park would provide a unique alternative.
The
neighborhood is largely secluded, despite its location near the hospital, and
has not attracted the commercial development seen along Airport Road.
3. The desirability for the proposed use in the specific area of the City;
See below under Comprehensive Plan.
4. The potential for adverse environmental effects that might result from the proposed
use;
Adverse effects will be mitigated, consistent with staff review.
5. Compatibility of the proposed use and the site (or subdivision) plan with the City of
Rifle Comprehensive Plan;
This portion of South Rifle has been identified as suitable for high density
residential development, due to its location and quick access to the hospital
and commercial outlets. The 2019 Comprehensive Plan update also envisions
mobile home parks constructed in a quality manner as a viable affordable
housing strategy.
6. The potential impact of the proposed use upon the value of property and buildings
within the surrounding area;

Staff would anticipate the development of a vacant area requiring ongoing
maintenance with new homes would be an improvement on surrounding
property values.
7. Conformance of the proposal with the approval requirements concerning water and
sewer tap availability for high volume use requests pursuant to Section 13-4-120 of
this Code, if applicable.
Not applicable.
VI.

STAFF RECOMMENDATION

Staff recommends that Planning Commission recommend to Council approval of the
Sketch Plan for the Grand River Village Mobile Home Park and the rezone of Lots 15,
16, and 17 to a Planned Unit Development (PUD) with the following conditions:
1) The following standards must be incorporated into the final PUD agreement:
1. All units, at the time they are placed within the park, shall be “newly constructed” (to
be defined further by staff and the owner).
2. All units shall incorporate a covered porch, with those units along Last Chance Drive
also providing pedestrian access from the sidewalk to the porch.
3. Permanent foundations are not required; however, they may be allowed within the
park on specific spaces if deemed appropriate by the owner.

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

TO:
City of Rifle Planning Commission
FROM:
Nathan Lindquist, Planning Director
DATE:
October 21, 2019
SUBJECT: Pioneer Mesa Filing 2 – Sketch Plan
ADDRESS: TBD – North of Pioneer Mesa Filing 1 (Pioneer Way and W. 2nd St.)
CASE #:
Sketch Plan Residential 2019-01
APPLICANT: Pioneer Mesa Land Co LLC – Patrick Scanlan, Representative
I.

REQUEST AND SUMMMARY

The applicant requests approval of a Sketch Plan to subdivide approximately 28.76
acres into 79 single-family lots.
II.

PROJECT MAP

The property is located on the bluff above Pioneer Mesa Subdivision (Filing 1), which is
located in West Rifle, accessible from US Highway 6 via Swallow Lane, with the main
entrance at the intersection of Pioneer Way and W. 2nd Street (aka County Road 264).

Pioneer Mesa 2

III.

PROJECT HISTORY

The property known as Pioneer Mesa was annexed in 2003 and zoned Low Density
Residential – Planned Unit Development (LDR-PUD). The original sketch plan approval
was for a total of 112 residential lots with accompanying open space, trails, and
improved park(s).
Pioneer Mesa Filing 1 was recorded in 2004. It consists of 35 lots on the lower of the
two benches of the subdivision. To date within Filing 1 there remains 3 vacant lots, with
3 additional homes recently issued building permits. It also includes a privately
maintained park space, which doubles as a drainage facility. A HOA-owned trail was
built around the outside of the original subdivision but its condition has deteriorated over
the years.
In 2008 the original developer, without the permission of the City or any preliminary plan
approvals for Filing 2, began work on the infrastructure for Filing 2 on the upper bench
of the subdivision, including roughing in the access road that climbs the hill, constructing
a retaining wall, installing underground utilities (not connected to the system), and
pouring curbs/sidewalks. This work can clearly be seen in aerial photos of the property.
A portion of these improvements may be salvaged but only with much study and the
approval of the Public Works Department prior to the City’s acceptance. This is
discussed in staff review comments.
IV.

ZONING, LAND USE, AND COMPREHENSIVE PLAN

The applicant acquired the property in 2017. The current proposal consists of 79 lots
that are generally between 6,000 and 7,000 square feet.
Because all prior land use approvals have expired, the property’s PUD zoning has
expired. The property is currently zoned LDR and the applicant is requesting a PUD. A
Planned Unit Development (PUD) offers a developer the opportunity to receive flexibility
from code provisions in exchange for benefits to the City provided by the project.
Pioneer Mesa has two requests for code flexibility. One is for the City to permit off-site
manufactured housing units, built either to the HUD or IBC codes. The applicant
intends to manufacture the units off-site and assemble/install them on each lot, thereby
saving construction costs. This has been the model of another development they
acquired in Dotsero. The second request is for flexibility to reduce the setbacks on
some lots that border steep slopes. See discussion of the PUD criteria in the Findings
section of this report.

Low-Density
Residential
PUD

Tourist
Commercial

Light Industrial

The Comprehensive Plan, adopted in 2009, designates this area LDR (3-6 units/acre).
The proposal for 79 single-family homes on approximately 28.76 acres is equal to 2.75
units/acre. Eight acres of the property are made up of steep hillsides, making the actual
density closer to 4/units per acre. For the sake of comparison, the proposed lot sizes
are smaller on average than the lots in the North Pasture/Promontory neighborhood.
The Planning Commission can also consider the Draft 2019 Comprehensive Plan in its
decision-making process. The Draft 2019 Comprehensive Plan includes Pioneer Mesa
within the “Tier 1” developable areas, and designates the Future Land Use of the
property as "Suburban Residential". This land use has a range of densities from 0.5
units/acre to 6 units/acre. These densities are consistent with both the "LDR" zone
district and the "Estate Zone" district, where the minimum lot size is 0.75 acres. The
Comprehensive Plan also notes that the city is reluctant to provide access to Phase 2,
due in part to the steepness of the slope and the ongoing maintenance costs and safety
issues that could result.

V.

SKETCH PLAN AND STAFF COMMENTS

The proposed subdivision consists of 79 single-family lots, many of which are just above
the minimum 6000 square foot size requirement for the LDR zone.

Staff has reviewed the proposed subdivision (a larger version is appended to this report)
and offered comments, which are also appended to this report. The primary concerns
include:
1) Access: Pursuant to the Fire Code, a secondary access is required when
development exceeds 30 units. There is no practical option for a secondary access,
which necessitates an exception in the Fire Code that requires sprinklers for all units.
In addition to being a singular access point, the proposed extension of Pioneer Way will
have at least a 10% slope and will require additional width and guardrails to ensure
protection of the houses below, along with longer term maintenance costs anticipated to
ensure safe access. Staff has concerns with winter snowplowing on this steep of a road
with no other access options to the neighborhood.
Furthermore, the intersection of Pioneer Way at W. 2nd Street could become
problematic with an increase in units. That road (County Road 264) is subpar and
prone to sheet flooding due to improper drainage. In addition, the CDOT Access
Control Plan for US Highway 6 anticipates a relocation of Swallow Lane in the future, to

more closely align with Pioneer Way and the entrance to the wastewater treatment plant
south of the highway. This could potentially be an expensive and difficult improvement
triggered by the Pioneer Mesa Filing 2 development. CDOT is requiring an update to
the previous traffic study to determine whether the previous traffic studies from this
project may need to address any concerns with additional traffic from this subdivision.
Staff did not require the developer to undertake this traffic study for the Sketch Plan
level of review, with the intention of allowing Planning Commission and Council to
provide feedback on the appropriate density of the project first.
2) Soils / slopes: There are portions of Filing 2 that have unstable soils and steep
slopes. It will be necessary to limit/ban lawn watering to ensure that additional moisture
is not added to the ground. Storm drainage will be a critical component of the
subdivision design (small detention ponds have been added within Filing 2). In addition,
increased setbacks along the east and south sides of the subdivision will be necessary.
3) Utilities: Utilities/services already installed will need to be inspected prior to being
reused in Filing 2.
4) Open Space: While the plan incorporates open spaces that provide buffers to
neighboring property, it has been the experience in Filing 1 that these open spaces,
mostly unusable hillsides, are not maintained and presents a fire/nuisance risk.
Furthermore, there have been concerns about maintenance of the existing private park
– an additional private park is proposed in Filing 2. While the new owners cannot be
responsible for the actions prior developers and/or HOAs, it will be imperative to outline
maintenance responsibilities for the subdivision after it is fully built.
VI.

STAFF RECOMMENDATION

Staff recommends that Planning Commission approve SKETCH PLAN RESIDENTIAL
2019-01 with the following conditions:
1. The number of units shall be limited to 25 per the principles of the draft 2019
Rifle Comprehensive Plan.
2. Staff comments shall be incorporated into the project for the Preliminary Plat
application.

VII.

FINDINGS

Pursuant to Section 16-5-280, the City shall consider the following criteria before
approving a project (staff comments shown in bold italics):
1. Conformance of the proposal with the City of Rifle Municipal Code;
The proposal is following the process as described in the code.
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 proposal continues the existing character of the neighborhood as
discussed above.
3. The desirability for the proposed use in the specific area of the City;
New single-family home lots are desirable in this area, although the
infrastructure, access, and location issues make it questionable whether the
density and neighborhood character requested by the applicant is desirable in
this location. The Municipal Code states that the flexibility provided by a PUD
should be in exchange for benefits to the City. In this case it is difficult to
determine specific benefits that could not be better provided in other areas of
the City.
4. The potential for adverse environmental effects that might result from the proposed
use;
Adverse effects will be mitigated, consistent with staff review comments.
5. Compatibility of the proposed use and the site (or subdivision) plan with the City of
Rifle Comprehensive Plan;
The proposal meets the existing 2009 Comprehensive Plan, as Pioneer Mesa
was conceived during that era. However, Planning Commission may consider
that Rifle’s changed circumstances have led the City to more rigorously
adhere to "Smart Growth" principles in the draft 2019 Comprehensive Plan.
The 2019 Comprehensive Plan places high emphasis on infill development. It
promotes sustainable City infrastructure. It emphasizes that housing should
be constructed in walkable neighborhoods close to schools and services. This
is particularly relevant for workforce housing where families may have less
access to, and time for, vehicular travel.

Pioneer Mesa is one of several boom-era PUDs where the principles of the new
Comprehensive Plan would encourage a reevaluation of the development
character. At 79 units, the density of Pioneer Mesa will place stress on
infrastructure that is expensive to maintain with significant safety issues. The
proposal would locate a large number of working families in an area on the
edge of the community that is car-dependent and distant from schools,
amenities, and services.
The draft 2019 Comprehensive Plan identifies the Future Land Use of Pioneer
Mesa as "Suburban Residential" which has a density range between 0.5
units/acre (2-acre lots) and 6 units/acre (7,000 sq ft lots). The infrastructure,
access and location issues of Pioneer Mesa make the lower end of this density
range appropriate for the property. Half-acre lots, for example, would result in
20-30 units in Pioneer Mesa Phase 2. This would follow the Smart Growth
principles that are the foundation of the 2019 Comprehensive Plan, which
promote higher density on infill properties, and lower-density on the edges of
the community. The lower density would put less stress on infrastructure and
the City’s maintenance obligations. Fewer houses would also allow more units
to take advantage of the views the property provides.
6. The potential impact of the proposed use upon the value of property and buildings
within the surrounding area;
Staff would anticipate the development of a vacant area requiring ongoing
maintenance with new homes would be an improvement on surrounding
property values.
7. Conformance of the proposal with the approval requirements concerning water and
sewer tap availability for high volume use requests pursuant to Section 13-4-120 of
this Code, if applicable.
Not applicable.
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1.0 INTRODUCTION
This narrative presents our summary of our engineering analysis and findings associated with the proposed
development of Pioneer Mesa-Phase 2, located in the City of Rifle. Sopris Engineering (SE) performed a detailed
investigation of the infrastructure which was installed as part of Pioneer Mesa Phase 2. We therefore have
included additional detailed information in this report that would not normally be included in a Sketch Plan
narrative.
2.0 EXISTING SITE:
Pioneer Mesa PUD is located in Rifle, Colorado, Garfield County. It is on the north side of Second Street in West
Rifle. The original project consisted of two filings/phases, Phase 1 and Phase 2. Phase 1 is the portion of the
project on the lower bench, just north of Second Street and consists of 36 lots and is essentially built out. Phase 2 is
the portion of the project on the upper bench, however the Phase 2 plat was never finalized or recorded. Although
Phase 2 was never finalized or recorded, it was partially constructed in 2007-2008. The construction that occurred
was installation of water, sewer, storm, partially constructing an MSE wall on the access to Phase 2, installation of
roadway subgrade, curb and sidewalk improvements which were included on the Phase 2 drawings which were
prepared by QED. It is our understanding that shallow utilities were not installed beyond Phase 1. Sopris
Engineering (SE) has performed an extensive investigation of those installed utilities; from our observations and
testing they all appear to be in working order and meet City of Rifle standards.
The site is in good condition for being partially built for 10-12 years without any activity. SE reviewed the existing
plats, drainage report, design plans which were all prepared by QED and we have evaluated the current
construction and it appears to meet the City of Rifle code. In studying the drainage report, we understand all the
drainage from both Phase 1 and Phase 2 was intended to be detained on the lower Phase 1 detention areas. We
have reviewed the sizing of the detention as well as the as built shots for the detention and understand that the
detention was very closely built to the proposed design.
Utilities appear to be constructed within approximately 6” or less of where they were designed. These locations
seem to work with the proposed site layout, however minor changes to the service locations may be required but
that will be determined as we move forward into approvals and design.
3.0 PROPOSED SITE LOT LAYOUT:
The Phase 2 portion of Pioneer Mesa has been evaluated by our design time in order to determine if the site will fit
our client’s needs and comply with the City of Rifle Code. SE has also reanalyzed the lot layout that was originally
proposed for Phase 2, taking into account additional information from geotechnical investigation as well as the City
code. It is our understanding that lots can be as small as 6,000 square feet (sf) and still meet the P.U.D zoning.
We are proposing 79-single family lots.
3.1 Hillside Setback& Lot Layout
SE reached out to Kumar and Associates to provide additional geotechnical investigation on the north eastern
slope which drops a long/steep distance to the drainage below as well as along the southern edge of the bench
which also is adjacent to a steep slope. We requested the analysis to help us determine the minimum setback
from the proposed hillside top of slope. The north eastern slope setback was determined to be 17-feet and the
southern slope setback was determined to be 10-feet, both of which we have included into our proposed lot layout
to make sure future homes will be able to fit on the site. Additional setbacks we are proposing are as follows:
• 10-foot front yard setback
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20-foot to the garage from the back of sidewalk, or curb when no sidewalk is present
5- foot side yard setback
10-foot rear setback in all cases except along the steep hillsides mentioned above.
10-foot setback from southern top of slope

Lots are typically proposed at about 64’ wide and approximately 90’ deep and greater than 6,000 sf in all cases.
4.0 POTABLE WATER:
4.1 Existing Potable Water
As mentioned above potable water infrastructure was previously installed for Phase 2, based upon drawings which
were approved by the City of Rifle, however we understand that there was no final plat approval for Phase 2.
Based upon our investigation and testing, the infrastructure appears to be in working order and meet City of Rifle
standards. All surveyed existing water infrastructure is shown on C-1.1 Existing Conditions. We were able to locate
curb stops and meter pits for each previously proposed lot. We do not have confirmation of the material or sizes of
the installed services. There are currently no meters installed in the meter pits and most meter pits are installed to
serve two lots. The water mains throughout the project were installed with tracer wire which was utilized in
locating the main lines during our existing conditions survey. We confirmed that the water mains were installed
per plan with a 12-inch main being installed in Pioneer Trail from the Phase 1/Phase 2 line up to the intersection of
Pioneer Trail and Navajo Circle. The 12-inch main is reduced to an 8-inch before the 3-valve cluster at the
intersection, as all three valves are 8-inch valves. We confirmed that the main line which was installed consists of
C900 PVC.
We also performed a preliminary pressure test of the existing water infrastructure. The testing methods we
utilized are a limited, preliminary version of what would be required by the City. We preliminary tested all of the
infrastructure on the upper bench from the tee and three valves at the intersection of Pioneer Trail and Navajo
Circle at one time and it passed. We separately performed a preliminary pressure test of the 12” water main from
the valve cluster at the bottom of Pioneer Trail up to the tee and three valves at the intersection of Pioneer Trail
and Navajo Circle which passed as well. Based upon the results of our testing procedures, we believe the system
will pass the final acceptance testing with the City Personnel present.
4.2 Proposed Potable Water
The Project site will be served by the City of Rifle. To accommodate the currently proposed lot layout, some of the
previously installed water services will need to be relocated. We propose to utilize the previously installed water
system with the slight service modifications. The anticipated water uses are primarily potable water, fire
protection and irrigation. The system will be tested in accordance with the City of Rifle’s Public Works
requirements, with City Personnel present.
4.3 Water Usage
Water usage was calculated based on the EQR schedule included in the City of Rifle Land Use Code, Section 13-460. - EQR Classification. Based upon that code, each single-family residence up to 4 bedrooms with less than 5,000
sf of irrigated area is assigned 1-EQR and for the open space/park areas each 1,000 sf is assigned 0.15 EQRs (for
water only). We understand that for the City of Rifle, 1 EQR = 350 gallons per day. Total water usage is
summarized in the table below:
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Use
EQR/Unit Total EQRs GPD (1 EQR=350 GPD)
79 Single Family Lots 1/Lot
79
27,650
51,961 sf Open Space 0.15/1000 SF
7.79
2,726.50
TOTAL
86.79
30,377

As the site plan is further refined through the Preliminary/Final plan process, updated and more detailed EQR
calculations will be provided.
4.4 Fire Flow/Pressures
We are in receipt of, and have reviewed, a water model which was prepared by SGM, dated March 18, 2003. The
model analyzed the City’s water system to determine the recommendations for the water system design for
Pioneer Mesa. The model shows that with a 12” main line running from the connection on West 2nd to the tee at
the intersection of Pioneer Trail and Navajo Circle, with all other “branch” lines being 8” in diameter, design fire
flows on the upper bench would equal 1,000 gpm which is acceptable under the Rifle Fire Protection District’s
code, provided that the homes are limited in size to 3,600 square feet. This design allows for minimum pressures at
the highest elevation lots in the northwest portion of the subdivision in the 45 psi range under static conditions,
dropping to less than 40 psi given maximum daily demand conditions. Although low, these pressures meet the
City’s minimum requirement of pressures. The water model recommends that a note be added to the plat
indicating that some lot owners may want to purchase in-house booster pumps if they deem their service pressure
is inadequate. In reviewing QED’s design and what was installed, they did follow the recommendations within the
SGM water model.
5.0 SANITARY SEWER
5.1 Existing Sanitary Sewer
As mentioned above sanitary sewer infrastructure was previously installed for Phase 2, based upon drawings which
were approved by the City of Rifle, however we understand that there was no final plat approval for Phase 2.
Based upon our investigation and testing the system appears to be in working order and meet City of Rifle
standards. All surveyed existing sewer infrastructure is shown on the attached C-1.1 Existing Conditions.
We located a sewer service stub marker at each proposed lot; however, we do not know the size or type of pipe
which was installed to the marker. We exposed and manually cleaned, when necessary, all existing sewer
manholes. The manholes appear to have been constructed utilizing construction methods that would meet the
City’s requirements, although several did not have a frame and grate and for that reason were subject to
infiltration of gravels and mud. After the manholes were cleaned, we had a frame and grate placed on each of the
manholes which we found on site to help prevent further infiltration. The sewer mains are 8” PVC and are installed
at slopes of 0.4% or greater, which is also in compliance with the City of Rifle’s Public Works Manual. We did not
expose the sewer mains to confirm what type of PVC was installed. We also did not have the lines TV’d and we
have no records that was ever done. The sewer main is generally installed 8-9 feet deep from the current existing
grade at the manhole, and anywhere from 9-10 feet deep from the back of sidewalk, where sidewalk is installed.
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Therefore, with careful consideration of grading, basements may be possible in some or all of the lots in Phase 2,
without the need for an ejector pump.
We performed a preliminary pressure test of the existing sewer infrastructure. The testing methods we utilized are
a limited, preliminary version of what would be required by the City. The main lines all passed this preliminary test,
with the exception of the main line between SMH #28 and SMH #29 on the east end of the bench. It appears that
along this section of the main line, one of the 5-services may be suspect to the cause of failure. Prior to
construction, we will further investigate and determine what the issue is, we believe we would be able to find and
resolve the issue. We also performed a preliminary vacuum test on each of the manholes and they all passed. Our
testing methods were the same as what is required of by the City, however we did not perform the tests for the
duration which would be required by the City. Based upon the results of our testing procedures, we believe the
system will pass the final acceptance testing with the City Personnel present.
5.2 Proposed Sanitary Sewer
The Project site will be served by the City of Rifle. To accommodate the currently proposed lot layout, some of the
previously installed sewer services will need to be relocated. We propose to utilize the previously installed
sanitary sewer system with the slight service modifications. The system will be tested in accordance with the City
of Rifle’s Public Works requirements, with City Personnel present.
5.3 Sanitary Sewer Usage
According to the EQR schedule included in the City of Rifle Land Use Code, Section 13-4-60. - EQR Classification, the
developed site sewer usage is equal to 79 EQRs. With 1 EQR=350 GPD, the site is estimated to generate 27,650
gallons of effluent per day.
6.0 SHALLOW UTILITIES
The QED design drawings do not include any design for shallow utilities, therefore SE reached out to the various
utility companies to understand what was or was not planned. Our findings are detailed below per company
contacted:
 Gas and Electric: Xcel Energy:
Contact: Tillmon McSchooler
Ph: 970-244-2695
Xcel Energy prepared a design for Phase 2 and at the time, but the project was stopped and the
facilities were never installed beyond Phase 1. It is our understanding that gas and electric are stubbed
to serve this project near the Phase 1/Phase 2 development line. We were not able to locate those
stubs during our field investigation. As plans are further developed, it will be necessary to coordinate

with Xcel Energy on the needs of the development to determine how to serve Phase 2.
 Cable: Comcast Cable
Contact: Michael Johnson
Ph: 970-205-5432
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Comcast Cable also prepared a design for Phase 2, utilizing the design which Xcel prepared, but again, no
facilities were installed beyond Phase 1. We were not able to locate Comcast’s stubbed lines to Phase 2
during our field investigation. As plans are further developed, it will be necessary to coordinate with

Comcast on the needs of the development to determine how to serve Phase 2.
 Phone: Centurylink
Contact: Jason Sharpe
Ph: 970-328-8290
Centurylink also prepared a design for Phase 2, but no facilities were installed beyond Phase 1. They
did install pedestal number 2428 which is located at the bottom of Pioneer Trail to provide service to
Phase 2. We did not locate pedestal # 2428 nor did we locate any stubbed conduits during our field
investigation. As plans are further developed, it will be necessary to coordinate with Centurylink on the

needs of the development to determine how to serve Phase 2.
7.0 STORM SEWER SYSTEM/DRAINAGE
7.1 Existing Storm Sewer System
All surveyed existing storm sewer infrastructure is shown on the attached C-1.1 Existing Conditions. It appears that
the Phase 2 storm infrastructure was constructed generally in compliance with QEDs design, with the revision to
add a storm inlet on the south side of Navajo Circle. During our investigation, we found the culverts which were
installed to be HDPE.
We exposed and manually cleaned, when possible and necessary, all existing inlets/storm manholes. The inlets and
manholes appear to have been constructed utilizing construction methods that would meet the City’s
requirements, although the majority of them did not have a frame and grate and for that reason were subject to
infiltration of gravels and mud.
7.2 Proposed Storm Sewer System
We are in receipt of and have reviewed the Final Drainage Study for Pioneer Bench Subdivision, prepared by QED
along with the original design drawings. The drainage concepts and calculations detailed in the report account for
development of both Phase 1 and Phase 2 and generally seem to be appropriate. In reviewing both, all drainage
from Phase 2 was to be routed through the site and detained within the detention ponds constructed in Phase 1
and released into the Pioneer Ditch. There was no detention planned in Phase 2.
We understand that since constructed, it appears that the existing detention system in Phase 1 was undersized.
Therefore, with Phase 2, we have reconfigured the lots to allow for parks/open space and have allocated what
used to be two single-family lots for a stormwater detention area. This area will accept slightly over ½ of the
proposed detention needs that are currently accounted for in Phase 1. We believe this will greatly decrease the
burden on the lower detention areas and be a benefit to the upper Phase 2 lots creating another mixed-use open
space which can be used when not inundated with stormwater. The detention area would have an outfall
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structure with orifice and bleed off at the historic rate to greatly decrease the stormwater currently draining to
Phase 1.
A drainage analysis and narrative will be prepared and submitted with the Preliminary/Final plat application.
8.0 ROADS/SITE IMPROVEMENTS
8.1 Existing Roadways
All surveyed existing street/site improvements are shown on the attached C-1.1 Existing Conditions. During our
investigations, we found that concrete work on the upper bench to be partially complete and generally in good
condition. The valley pans are not currently installed. There is no asphalt installed in Phase 2. Pioneer Trail is not
graded to design width or slope and has no curb and gutter installed. The streets on the upper bench which are
installed are all installed to allow for a 28-foot wide asphalt street section. The original design includes curb and
gutter on both sides of the street with sidewalk on one side only. We do not see any issues with the original
design and/or installed streets on the upper bench as is, and in fact they match what was installed in Phase 1.
Curb and gutter was partially installed on the upper bench. We reviewed the grades of the installed curb and do
not see any major drainage issues that would require the existing curb and gutter to be removed. We found the
retaining wall along Pioneer Trail to be partially completed and generally in good condition.
8.2 Proposed Access-Pioneer Trail:
Pioneer Trail will be the main access to Phase 2 along the south side of the bench and as was mentioned above, it
was benched in with the previous construction activity. The access as previously designed back in 2007 was
approximately 31-feet wide. Based upon our experience, roadways that wide promote excessive speeds on such a
long straight portion. We are therefore proposing a 22-foot wide road from flow line of curb to flow line of curb.
We also propose a 12-foot wide path along the south side of the access road which would allow for total width of
trail and roadway of 35-feet. We understand there are some concerns with access during an emergency to the
site. This 12-foot wide path would be designed with a similar section to the roadway in order to handle traffic if an
accident blocked the roadway which we believe will help alleviate concerns about the access road and create a
situation in which life safety can be maintained to the upper bench. South of the proposed trail we propose
removing and re-constructing the MSE wall which was partially constructed and a handrail will be incorporated in
the wall. Refer to C-1.3 Sketch Road Sections for the proposed section of Pioneer Trail.
In addition to the width and section of the road we have also studied the grade of the road and the transitions of
the road from the lower site to the upper site. We have determined that we can maintain the City of Rifle’s
maximum slope of 10% and meet the K value requirement for transitions between grades. See the attached C-1.2
Access Road Plan and Profile.
8.3 On-Site Roadways: Navajo Circle, Chism Trail, Santa Fe Trail and Oregon Trail
On-site roadways have currently been constructed to approximately 31-feet wide (flow line to flow line). This
roadway does not exactly meet the City of Rifle Standards but we believe the roadway will adequately convey bidirectional traffic with parallel parking on one side of the road. We intend to leave the existing curb and sidewalk
in place and build from what is currently constructed and in good shape.
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In addition to the width and section of the road we have also studied the grade of the installed roads and have
determined that they are in compliance with the the City of Rifle’s minimum/maximum slopes K value
requirements for transitions between grades. As is noted above, the original design includes curb and gutter on
both sides of the street with sidewalk on one side only. We do not see any issues with the original design and/or
installed streets on the upper bench as is, and in fact they match what was installed in Phase 1 and therefore
propose moving forward with the same section as is shown on C-1.3 Sketch Road Sections.
8.4 Hillside stabilization
Along with the access up to the upper bench we have studied the existing slope of the hillside. The existing slope is
approximately a 2.5:1 slope which we typically do not have too much trouble stabilizing. Typically we can grade up
to approximately a 2.0:1 slope which can still be reasonably revegetated. We believe the current problem is that
there has not been enough attention dedicated to the hillside since the previous developer left. We will look at
seed drilling as a solution, as well as soil retention blankets for the hillside. Temporary irrigation will likely be
required to get the hillside established in a more efficient manner since the hillside is sloping south and will likely
dry out quickly. All of these techniques will be further analyzed as we move through Sketch plan and farther into
design.
9.0 Conclusion
Based upon our extensive investigations of the installed infrastructure, review of previous designs and reports it is
our opinion that all installed infrastructure which the City will ultimately own and maintain was installed in
compliance with the City’s rules and regulations and can be essentially finalized, tested and accepted by the City
with no major removals or modifications.
Additionally:
• Each lot can be served by each required utility.
• SE believes that the proposed Sketch plan meets the City of Rifle code, meets our client’s needs and will
move forward as a successful project.
• The proposed improvements included in the Sketch plan will not create negative impacts to existing
community in Phase 1.
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August 20, 2019
Brian Rusch
Planner II
City of Rifle, CO
brusche@rifleco.org
RE: Pioneer Mea F2 – Sketch Plan Comments
SE Job # 19087
Dear Brian,
This Letter is in response to the comments received 8/19/2019 via email to our client Patrick Scanlan and Fortius
Capitol.
Below are the comments in ITALICS and our responses in BOLD:
Colorado River Fire Rescue
Orrin Moon
Division Chief / Fire Marshal
1. In the 2015 International Fire Code (IFC), Appendix D section D107.1, states that one or two family dwelling
residential developments which exceed 30 dwelling units shall provide two separate approved fire
apparatus access roads. The existing filing I has one access road and filing II only shows on access road.
Exception 1 of D107.1 says “Where there are more than 30 dwelling units on a single public or private fire
apparatus access road and all dwelling units are equipped throughout with an approved automatic
sprinkler system in accordance with Section 903..1.1, 903.3.1.2 or 903.3.1.3. of the IFC, access from two
directions shall be required”. Pioneer Mesa shall build secondary approved road or shall install 13D Fire
sprinkler systems in every dwelling.
We will be looking into the 13D sprinkler systems for each unit in order to meet the fire code mentioned
above.
2. Fire hydrant spacing shall meet IFC Appendix c table 102.1. Fire hydrants shown on the plans exceed the
required spacing on the west side of the subdivision. One or two fire hydrants may need to be added to
meet the spacing requirements. If all dwelling units have fire sprinkler systems installed, then a 25%
increase on fire hydrant spacing is allowed.
With the addition of the sprinkler systems we do not believe we will need any additional fire hydrants.
3. All fire hydrants shall have steamer connection facing the roadway or access road
The fire hydrants will be oriented properly so that the steamer is facing the roadway. If any are
currently not facing the correct way they will be modified at the time of construction.
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4. Pioneer Mesa Filing II street names shall be reviewed and approved by both City of Rifle and Garfield
County Communications
We agree that Rifle and Garfield County Communication will need to review street names and approve,
we anticipate that happening while moving to preliminary plan.
5. Each dwelling shall meet IFC Section 505.1 and 505.2. Address Identification for new buildings.
We agree and anticipate this happening at building permit.
6. All fire department access roads shall meet IFC section 503. A engineer shall provide documentation to
verify that the roads are designed to this code section.
It is our intent to have the access meet the 503 section of the Fire code. Within that code it is noted that
the surface must handle 70,000 lbs, 20’ wide minimum and be an all-weather surface. It is our intent to
meet and exceed those requirements.
7. An approved Wildfire Assessment will need to be done and appropriate mitigation shall be completed prior
to any homes being built at the top of any slope in the subdivision.
We will reach out to a wildfire consultant for a Wildfire assessment on the property.
City of Rifle Public Works
Craig Spaulding
City Engineer
cspaulding@rifleco.org
1. For roadways, the soil was tested in 2003 by Grand Junction Lincoln DeVore, Inc to be “unstable” and Grand
Junction Lincoln DeVore underlined that “Due to the possibility of very high soil moisture in the subgrade
soils, the use of a Geotextile Fabric for separation and minor reinforcement placed beneath the Structural
Section, may be required along these road alignments.”
A. Due to the soils report roadways shall be constructed to accommodate water in the subgrade
without premature failure. The City of Rifle would consider Moderately Sever Instability Road
section acceptable under the condition that it was approved by the Geotech of record for the
proposed subdivision.
B. It needs to be confirmed as to whether or not the road was put on any fill and if so the design needs
to accommodate the settlement of the fill.
We anticipate getting a geotechnical engineer on board to analysis the current as constructed conditions.
We anticipate them analyzing the conditions present in the field and giving new recommendations for road
sections.
2. For the drainage, Grand Junction Lincoln DeVore, Inc states, “The addition of moisture by any means
whatsoever will weaken the internal cohesion of the soil and settlement/collapse may occur.” The report
also states that the soil is susceptible to “piping”.
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A. The detention ponds shall be designed as to not add moisture to the subsoils or be relocated.
B. Due to the catastrophic nature that the upper detention pond would fail if it was to do so the
maintenance and cost of maintenance of this pond must be discussed
Due to grades we do not believe we can move the detention area from where it is currently shown. We will
look at moving the detention area further from the hillside and therefore increasing the setback from the
hillside. Additionally we will look at potentially lining the detention area. Finally we anticipate the HOA will
be required to maintain this structure and all open space within the Filing 2.
3. For Lots adjacent to the hillsides, Kumar and Associates, Inc calculate the setback for buildings to be 17’if
the introduction of water is limited. Limiting the introduction of water is not practical as sprinklers begin to
leak and water is added. What is the slope layback if the soils were to become saturated and would this
affect the lots adjacent to the slopes?
Please see attachment 1 Kumar and Associates memo.
4. For the retaining wall, there shall be a guard rail for both vehicles and pedestrians. Pedestrian rails shall be
built per IBC requirements. The retaining wall shall be approved by the designer of the wall as being
installed in conformance of the design including required drainage.
It is our intent to remove what portion of the existing retaining wall has been constructed and reconstruct
the retaining wall with up to date construction means and methods. At the time of the construction of the
retaining wall we intend to add a guard rail for vehicles in conjunction with a handrail for pedestrians.
5. We discussed earlier looking over the annexation agreement and required improvements to W. 2nd Street.
IT appears that the intersection of W 2nd Street and CR 264 was to be improved per the recommendations in
the traffic study performed by LSC Transportation Consultants Inc. dated June 23, 2003. I could not find the
traffic study but the intersection does not seem to have seen any improvements. IF we could have the
developer provide the document we could confirm. Also in the annexation agreement, the developer is
responsible for any improvements required by CDOT. The developer should get with CDOT to see if what
their requirements would be.
The original traffic study has been provided 8/19/2019 via email from Patrick. Based on review of the traffic
study we do not believe any additional improvements are necessary. We will however reach out to CDOT
and verify if they require any improvements to the intersection of HWY 6 and W 2nd Street.
City of Rifle Utility Department
Robert P. Burns
Utility Director
970-665-6599
1. The narrative says it’s 12” waterline in pioneer trail but existing conditions drawing shows 8”, pressure
tests, disinfection and total coliform sampling will be required on potable water mains.
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The line has been potholed and verified that it is a 12” water line up to the top of the mesa. The line
type on the drawing was not updated properly and will be for the next round of submittals. We agree
that pressure test, disinfection and total coliform will be necessary as we move forward.
2. In addition to lamping sewer lines, they will need to have video inspection done to verify that lines are not
holding gravel, mud, etc. since the narrative states “although several did not have a frame and grate and
for that reason were subject to infiltration of gravels and mud” and may need to be jetted in a manner that
prevents gravels and mud from entering the accepted portions of the City of Rifle collection system.
We agree as written.
Tommy Klein
Police Department
1. I do not see an issue with the project other than the people on the lower section will not be happy with the
increased traffic. From a LE standpoint, looks fine despite the one road access.
Agree.
Department of Planning and Development City of Rifle
Brian Rusche
Planner II
brusche@rifleco.org
Zoning
1. Pioneer Mesa is currently zoned Low Density Residential – Planned Unit Development (LDR-PUD). Some of
the provisions of the PUD may need to be amended to accommodate the proposed Phase II. These
amendments can be done in conjunction with the Preliminary Plan, which will require a hearing at the
Planning Commission and City Council. In addition, documents such as covenants may also need to be
amended during this process. Furthermore, it will be imperative to ensure a proper HOA is in place (unsure
of the current status as it relates to Filing One) to manage common elements.
We agree with the zoning comments above and this will be address as we move into preliminary plan.
Subdivision Design:
2. The proposed subdivision design is an exact replica of previous versions, except with a few lots removed to
accommodate detention ponds, etc. While this does appear to meet zoning standards, including the
provision of a stub street, further refinement may be necessary due to the condition of the soils and hillsides
(see Engineer comments for further details). Specifically, the lots along the east property line include
potentially unstable slopes that render the true size(s) of the lots significantly smaller than platted (due to
building envelope restrictions). It may behoove the developer to incorporate additional common open space
around the perimeter of the project to “buffer” the lots from effectively unusable property. This is in
contrast to the outcomes on Filing One, in which several lots are severely encumbered by trail/drainage
easements, reducing their value without reducing their initial cost/ongoing assessment.
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DEPARTMENT OF PLANNING & DEVELOPMENT
202 Railroad Avenue, Rifle, CO 81650
Phone: 970-665-6490

MEMORANDUM
TO:
City of Rifle Planning Commission
FROM:
Brian Rusche, Planner II
DATE:
November 26, 2019
SUBJECT: Zoning Code Amendments
CASE #:
TXT-2019-01
APPLICANT: City of Rifle
I.

REQUEST

Staff has proposed to the Planning Commission several amendments to the Land Use
and Development Code (Chapter 16 of the Rifle Municipal Code) over the course of
several regular workshop meetings. These proposals are a result of discussion on
various development proposals throughout the year where staff has identified positive
changes that could be made to the existing codes. The last changes to the code were
made in 2017 and staff feels it is important that the codes remain relevant to current
development opportunities within the City.
II.

PROPOSED CODE CHANGES
CENTRAL BUSINESS DISTRICT – USE TABLE (Sec. 16-18-1010)

In 2011, a new zoning code was established for the downtown, implementing the 2008
Downtown Master Plan. The City of Rifle’s goal for the downtown is a vibrant, walkable
place with a mix of businesses and residences.
Staff proposes the following changes which are consistent with this goal:
Add “Apartments – residential only building” as a Conditional Use in the River Gateway
Sub-District.
Add “Indoor commercial lodging” as Permitted Use in the Historic Core and North
Gateway Sub-District(s).
These changes would provide additional development options on vacant properties that
bring people to the Downtown. They would also provide redevelopment opportunities
for existing vacant buildings within the Downtown.

Central Business District Sub-Districts

Second
Creekside
Centennial
Historic Street
North River
Neighborhood Neighborhood
Core
Mixed
Gateway Gateway
***
Use
CBD-CN
CBD-CS
CBD-HC CBD-MU CBD-NG CBD-RG
Residential Uses
Duplex
Twin house
Patio home
Townhouse
Apartments or condominiums
(residential-only building)
Group care facilities (1—8 residents)
Boarding house
Live-work unit
Live-work unit in multi-family
building
Mixed-use developments
Community Facility Uses
Churches
Indoor institutional - general
Indoor institutional - intensive
Public services and utilities
Passive outdoor recreation
Active outdoor recreation
Commercial Uses
Office and personal services
Indoor sales, service and minor repair
Indoor maintenance services
Indoor commercial entertainment,
minor
Indoor commercial entertainment,
major
Outdoor commercial entertainment
Indoor commercial lodging
Bed and breakfast lodging
Group child care center
Artisan galleries and studios
Drive-in sales and service
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COMMERCIAL AND INDUSTRIAL OUTDOOR STORAGE STANDARDS
(Sec. 16-3-430)
In 2017 some code changes were made to address outdoor storage that is accessory to
commercial uses. However, no changes were made to address outdoor storage related
to industrial uses, despite concerns of staff at that time.
The Planning Commission recently granted a conditional use permit for a contractor’s
storage yard at the intersection of Airport Road and Baron Lane. As a result of this
request, staff reviewed the current outdoor storage standards, which limit outdoor
storage within 100 feet of Airport Road. This limitation has ensured that outdoor
storage along Airport Road, the only thoroughfare in South Rifle, does not dominate the
landscape, but rather is designed to be hidden behind building facades and/or
landscaping.
However, this limitation becomes less necessary the further east one travels, as the
character and scale of the area moves from commercial to industrial. Therefore, staff
has determined that, for practical purposes, the intersection of Buckhorn Drive
represents the transition to heavier industrial uses, and thus the provision limiting
outdoor storage can be removed for the remainder of Airport Road to the east.
It is important to note that outdoor storage will still be subject to the remaining design
standards, including the requirement to have a building on the same site, as well as
fencing and landscaping within the front yard setback (effectively restricting storage
within 20 feet of Airport Road).
Sec. 16-3-430. - General requirements for commercial and industrial districts.
(a) For requirements applicable to the Central Business District, see Article XVIII of this Chapter.
(b) Service, fabrication and repair operations. These activities shall be conducted within a building, with
the exception of incidental repair and maintenance.
(c) Seasonal, temporary, or permanent outdoor display of retail items. Retail display shall be permitted in
commercial and industrial zone districts with the following standards:
(1) The display is associated with a business whose primary operations are housed within a
building that is located on the same property, or within one thousand (1,000) feet of the property
where the display items are located.
(2) The surface shall be either paved or graveled to an extent that prevents dust and mud.
(3) For a property where the only use is outdoor retail display, the property shall meet landscaping
standards that would apply to a parking area per Section 16-13-80.
(d) Commercial and industrial facilities adjacent to residential uses. Facilities shall be screened with
opaque fencing six (6) feet in height and landscaped per Section 16-13-80.
(e) General outside storage standards for all commercial and industrial uses and zone districts:
(1) Fencing and screening. A six-foot high fence following setback regulations is required (see
Section 16-3-240). All sides facing a street shall use an opaque fencing material. Fabric is
prohibited as a screening material.

(2) Location. Minimum one hundred (100) feet from Airport Road west of Buckhorn Drive,
Highway 13, Centennial Parkway, Railroad Avenue, and Whiteriver Avenue. Storage yards
concealed behind a building may request an exception through a conditional use permit process.
(3) On-site building required for outside storage, with exceptions. Outside storage shall be
permitted only as an accessory use to a permitted business that is operating within a building on
the same site. Exception: a business that rents space to the public for non-industrial items such as
RVs, boats, or similar items is permitted without an on-site building in Light Industrial or
Industrial Zoning Districts, and as a conditional use in the Community Service Zoning District.
(4) Outside storage for residential uses in commercial or industrial zone districts. For outside
storage located between a building and the street, a maximum of five thousand (5,000) square feet
of contiguous outside storage shall be permitted, for use by residents only.
(f) Additional outside storage standards specific to Community Service (CS) or Tourist Commercial (TC)
Zone Districts.
(1) Accessory commercial outdoor storage standards. The intent is to permit the minor outside
storage needs of retail or restaurant uses.
a. The area shall not contain a fenced storage area or permanent conex boxes, truck
trailers, or shipping containers. Industrial materials, an accumulation of disorderly items,
or materials that are directly transported to an off-site location are prohibited.
b. Temporarily-placed trailers for loading and unloading are permitted.
(2) Outside storage, a contractor's yard, or a heavy equipment storage yard. These uses, which
frequently involve a fenced storage area, may be considered for a conditional use permit in
commercial areas under the following additional criteria:
a. Consideration of negative impacts to nearby uses or the image of the community as a
whole.
b. The storage shall not be associated with an industrial or light industrial use. The intent
is to provide for commercial uses that may have some outside storage needs, such as
offices for plumbing, electrical, landscaping or property maintenance contractors.
(3) Accessory storage structures for commercial use. A property with a permitted commercial use
may apply for a conditional use permit for an accessory storage structure. The maximum size shall
be three hundred (300) square feet. The structure's facades and architectural details shall not be
pre-fabricated metal or plastic, and the structure shall not be placed in a highly-visible location.

DEFINITION OF A “MANUFACTURED HOME” (Sec. 16-1-220)
The City of Rifle defines a manufactured home to include two different types of housing:
those built to HUD (Housing and Urban Development) standards and those built to UBC
(Uniform Building Code) standards. The common element is that these types of homes
are constructed off-site and delivered, either in total or in part, to the site.
In order for these types of housing to be located within a traditional neighborhood, they
must be placed on a permanent foundation, making them a permanent residence upon
the lot or parcel, similar to on-site (“stick-built”) construction.
To achieve compatibility, the definition further proscribes aesthetic standards related to
siding and roof pitch.
An additional requirement mandates that these units be at least 24 feet in width and 36
feet in length.

The demand for affordable housing has prompted developers, builders, architects, and
buyers throughout the country to explore different types of housing than the
conventional site built residences that are becoming unattainable for a larger segment
of the population. As a result of this demand, communities are reviewing their
requirements to determine if/where these new types of housing are appropriate.
While manufactured housing is not a new invention, it has garnered renewed interest.
Advances in manufactured housing technology have created a broader variety than the
“single-wide” or “double-wide” of past decades. Arbitrary size requirements discourage
the potential for this variety within the City.
After discussion with the Planning Commission, there was concern that, while the need
for new housing is present, there are some elements of manufactured housing that may
impact neighborhood character. The Commission felt that retaining some ability to
address this aspect of character would be a better approach than a wholesale change.
To that end, staff proposes to modify the code to allow smaller manufactured homes
with a conditional use permit. Currently, manufactured housing of any size requires a
conditional use permit within the LDR (Low Density Residential) zone district; this
change would use the same procedure to allow input as it relates to compatibility.
Section 16-1-220 Definitions:
Manufactured home means a HUD-standard (Federal Manufactured Housing Construction and Safety
Standards Act of 1974 [42 U.S.C. § 5401 et seq.] which became effective June 15, 1976) approved structure
or a UBC-standard approved structure with a permanent foundation, which:
a. Is designed to be transported in whole or in part after fabrication;
b. Is not less than twenty-four (24) feet in width and thirty-six (36) feet in length or smaller with a
conditional use permit; and
c. Has brick, wood or cosmetically equivalent exterior siding and a pitched roof.
Section 18-1-90 Definitions:
Manufactured home means a single-family dwelling which:
a. Is partially or entirely manufactured in a factory;
b. Is not less than twenty-four (24) feet in width and thirty-six (36) feet in length or smaller with a
conditional use permit;
c. Is installed on an engineered permanent foundation;
d. Has brick, wood or cosmetically equivalent exterior siding and a pitched roof; and
e. Is certified pursuant to the National Manufactured Housing Construction and Safety Standards
Act of 1974 , 42 C. § 5401 et seq., as amended.

HEMP DRYING FACILITIES
(Sec. 16-3-420)
The 2018 Farm Bill removed Hemp from the Controlled Substances Act and empowers
States to implement hemp growing programs. The State of Colorado Department of
Agriculture regulates the growing of industrial hemp.
Staff has recently received complaints about the drying of hemp grown outside the City.
Several locations throughout the City have been used for this activity, which is neither
the same as cultivation nor the same as processing (which has just recently been
regulated by the Colorado Department of Public Health and Environment). These
complaints have largely centered on odors emitted during the drying process. The Rifle
Municipal Code (RMC) does not currently address hemp in any manner; however, two
specific uses – crop production and alfalfa drying facility – are similar to the current
activities being conducted.
Crop production is permitted in all commercial and industrial zones; however, its
definition includes ancillary uses “…not involving a permanent structure.”
Alfalfa drying facility means any building or portion thereof or other premises or portion
thereof whose primary function is the processing of alfalfa, after harvest, to prepare it for
on-site marketing or processing and packaging elsewhere.
It is highly probable that there will be State level regulations regarding all facets and
steps in the hemp production process. In the interim, however, it is necessary for the
City to designate appropriate locations for this type of use.
Therefore, the following code amendment is proposed:
Alfalfa or hemp drying facility means any building or portion thereof or other premises or
portion thereof whose primary function is the processing of alfalfa, hemp or similar
agricultural products, after harvest, to prepare it for on-site marketing or processing and
packaging elsewhere.
Sec. 16-3-420 USES

Accessory dwelling unit (attached)
[Reference Paragraph 16-3-60(2)]
Accessory dwelling unit (detached)
[Reference Paragraph 16-3-60(2)]
Adult entertainment establishments 2
Alfalfa or hemp drying facility

CS 1

TC 1

LI
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*

C

C

*

*

*
*

*
*

C
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C
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III.

REVIEW CRITERIA

Pursuant to Section 16-5-280, the Planning Commission shall consider the following
criteria before recommending approval to Council (staff comments shown in bold
italics):
(1) Conformance of the proposal with this Code;
The proposed amendments to this Code will allow greater opportunities for appropriate
development with the City.
(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.
With each proposed change, the issue of compatibility was considered and individual
projects that may result from these changes will continue to consider neighborhood
character.
(3) The desirability for the proposed use in the specific area of the City;
The proposed changes will impact only specific zones of the City and will likely
generate uses consistent with those already found within the existing zoning.
(4) The potential for adverse environmental effects that might result from the
proposed use;
This criterion will be applied to future projects that may result from these code changes.
(5) Compatibility of the proposed use and the site (or subdivision) plan with the
Comprehensive Plan;
The proposed amendments have been contemplated in the context of the 2019 update
of the Comprehensive Plan, which calls for an active downtown, a balance of uses in
South Rifle, and more housing choices.
(6) The potential impact of the proposed use upon the value of property and
buildings within the surrounding area; and
This criterion will be applied to future projects that may result from these code changes.
(7) Conformance of the proposal with the approval requirements concerning
water and sewer tap availability for high volume use requests pursuant to Section
13-4-120 of this Code, if applicable. N/A

IV.

RECOMMENDATION

Staff recommends that Planning Commission RECOMMEND APPROVAL to the City
Council of the proposed text amendments in TXT-2019-01.
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1.1 Executive Summary

The City of RIfle Planning Commission created the

ensure that growth is a benefit to the community,

following vision statement for the Comprehensive

the Comprehensive Plan utilizes a “Smart Growth”

Plan:

approach that encourages development on infill

In 2040 Rifle seeks to be a community with
a high quality of life, efficient infrastructure,
and affordability for its residents.
The purpose of the 2019 Comprehensive Plan Update is to set a direction that implements this vision.
The interaction between Rifle’s neighborhoods,

properties instead of sprawl on the fringes of the
community.

A critical direction of the 2019 Comprehensive Plan is to direct growth toward areas
with cost-effective infrastructure and services.

buildings, streets, businesses, and public spaces has

The benefit of this approach is a high quality-of-life

a major affect on how people in Rifle live, work, and

without the burden of unnecessary water, sewer,

play.

and street infrastructure. This approach seeks to

This 2019 Comprehensive Plan update accomodates the next 5,000 residents of Rifle, for a total

revitalize the core areas of Rilfe and create vibrant
neighborhoods without overburdening taxpayers.

population of 15,000 over the next twenty years. It

The 2019 Comprehensive Plan sets a direction to-

uses a 3% growth rate that matches the historic aver-

wards its vision through the following Chapters:

age of Rifle. This is lower than the growth envisioned
by the 2009 Comprehensive Plan, which planned for
a population of 25,000. Rifle has experienced many
booms and busts over its history, which makes it difficult to predict the pace of growth.



Chapter 2 discusses the Growth Principles

that guide the community. These include a Tiered
System that directs growth towards infill on existing
infrastructure; locates housing in high quality of life
neighborhoods; and suggests policy tools the City

Regardless of growth rates, the Comprehensive Plan seeks to create the kind of
community that Rifle’s residents desire.

can use to proactively guide growth.

This Comprehensive Plan update recognizes that

tion, utilities, economic development, walkability,

some developments that were anticipated during

parks, schools, and open space.

boom times are unlikely to occur due to the cost of
providing infrastructure to those areas. In order to

5
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Chapter 3 discusses elements of infrastructure

and a high quality of life. This includes transporta-



Chapter 4 discusses priority issues in each of

5
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Rifle’s neighborhoods. This includes streets, trails, sidewalks, housing types, entertainment, amenities, housing, and business opportunities for the benefit of Rifle’s
citizens.
Chapter 5 describes future Land Use Designations that
set the future character of Rifle and guide development
proposals.
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1.2 Summary of Rifle’s Key Challenges and Opportunities
3. Key opportunities to improve Rifle’s
neighborhoods and provide a high quality
of life for Rifle’s residents.

1. The challenge of maintaining Rifle’s
infrastructure and ensuring that growth
“pays its own way”.

2. The challenge of future traffic congestion
on Railroad Avenue and the Gateway.

Like many communities on the Western Slope,

to ensure that the street network can accommodate

The Comprehensive Plan identifies many opportuni-

Rifle faces funding challenges with streets and

increased traffic volumes over time. Railroad Av-

ties. Three of the most promising are:

utility maintenance. By encouraging “infill de-

enue has limited capacity, and the current Gateway

velopment” on existing infrastructure Rifle can

configuration will fail when traffic volumes reach an

ensure that growth is a good proposition for

increase of 25% above 2009 levels. Over the years

taxpayers, not an unfunded liability.

Rifle has undertaken several efforts to address traffic

To encourage infill development, the Compre-

The Comprehensive Plan summarizes the City’s efforts

congestion, including:

a. The Gateway and the Colorado River. The primary
entrance to Rifle has great potential for beautification, businesses, residential, recreation, and entertainment. Improvements may include historic bridge
lighting and rehabilitation, new trails along the

a. The 2009 Gateway Master Plan (with a 2014

Colorado River, welcome signage, beautification of

1 areas can accommodate at least an addi-

update) that sets a new street configuration for the

the I-70 area, the relocation of the Park n Ride on the

tional 5,000 people to Rifle’s population. Tier 1

Gateway area that can accommodate increased

north side of the railroad tracks, the redevelopment

areas include Graham Mesa, Prefontaine Mesa,

traffic volumes.

of the current Park n Ride property, construction of

hensive Plan sets a Tiered System of Growth. Tier

the Railroad Avenue area, Downtown, the Colorado River area, and South Rifle. Areas where
infrastructure is unaffordable (such as North Rifle
areas like RimRock and Bryce’s Valley) are in Tier
2 or 3.
The Comprehensive Plan recommends that the
City create an application process for Tier 2
areas to become Tier 1. The City may require
applicants to complete a Fiscal Impact Analysis
before the City considers development.

b. The 2003 Transportation Master Plan recommends
new street connections that disperse traffic throughout Rifle’s street network. Some of its recommenda-

the North I-70 Roundabout, commercial/residential
mixed-use development, the Gateway Roundabout,
and amenities along the Colorado River.

tions are out of date, however. An update should

b. The Railroad Avenue corridor. Railroad Avenue is

incorporates the goals of the Comprehensive Plan.

Rifle’s most important street, from the downtown to

c. This Comprehensive Plan recommends that the
City should encourage new housing development
to occur in areas that would cause less congestion
on Railroad Avenue. This includes Prefontaine Mesa
(north and south of Rifle High School), an area that

Avenue’s buildings, sidewalks, landscaping, and side
streets can encourage investment in the local business community and revitalization of historic residential areas.
c. North Rifle improvements. Many of North Rifle’s

The City should proactively encourage Tier 1

has access to the Hwy 13 bypass.

areas to develop to encourage revitalization of

surrounding core neighborhoods, South Rifle, and

neighborhoods were developed during boom times

core areas and ensure an adequate supply of

the Colorado River area can also accommodate

and lack quality infrastructure and sidewalks. The

workforce housing. The City should continue its

growth without adding traffic to Railroad Avenue.

Comprehensive Plan recommends the City work with

policies that encourage a wide range of housing

Infill housing in these areas also encourages people

CDOT to allow a stoplight at the Hwy 13 and 30th

types and affordability programs.

to reach destinations by walking or biking rather than

Street intersection, and build sidewalks on the west

automobiles.

side of Highway 13. The City should also encourage

6
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Downtown Rifle,

the Hwy 13 Bypass. Small improvements to Railroad

the revitalization of the commercial area between
Hwy 13 and Whiteriver Avenue.
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1.3 What is A Comprehensive Plan?

Every week, City elected officials, appointed officials, and staff make a variety of decisions concerning the “built environment” including roads, utilities,

Waste

parks, budgets, housing, and commercial develop-

Parks and
Recreation

Transportation

ments. Individually, the decisions may not seem
related. However, the cumulative effect of such

Power

decisions has a significant impact on the community.
Water

The purpose of a Comprehensive Plan is to provide

Comprehensive Plan

big-picture direction so that each individual decision

Land Use

moves the community closer to its vision. Comprehensive planning protects public health, safety and

Economic

welfare, and safeguards property rights and values.

Development

It provides predictability, promotes economic devel-

Police

Fire

opment, and preserves quality of life.
The Comprehensive Plan answers questions like:
 How can the City’s infrastructure support housing and community needs while remaining
affordable for taxpayers?


What areas of Rifle should be developed, and
what areas should be left alone?





first, but consider the change that has taken place in the
last 20 years. With effective visioning and action steps,
significant progress towards Rifle’s goals can be made
over time.
USING THE COMPREHENSIVE PLAN
The City of Rifle Zoning Code requires that the Comprehensive Plan be followed when considering new subdivi-

How can new development be designed so

sions, annexations, Conditional Use Permits, or other land

that it promotes a high quality of life for the

use cases. However, If circumstances have changed, or

community?

a Comprehensive Plan land use designation was not well

How can Rifle’s transportation system be designed for vehicles, pedestrians, and bicycles?

thought out for an individual property, Planning Commission or City Council may modifiy the Comprehensive
Plan when making a decision about an individual de-

The Comprehensive Plan is a long-range document

velopment proposal. The reasoning behind modifying

looking 20 years into the future. Some elements of

the Comprehensive Plan should be clearly stated in the

the Comprehensive Plan may seem unrealistic at

development approvals. However, larger variations from
the intent of the Comprehensive Plan and the direction
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provided by the public should not be made without a
wider public process.

UPDATING THE COMPREHENSIVE PLAN
The Comprehensive Plan should be reviewed every
two years by Planning Commission and updated
at least every five years. Minor updates to specific
areas can occur as needed. Major amendments
to the Comprehensive Plan should follow the same
procedures as this update. The Plan was created
through a comprehensive analysis with public input,
so major amendments should occur the same way.

1

2

Introduction

Growth
Principles

1.4

3

Infrastructure &
Quality of Life

Neighborhoods

5

Land Use Map & Designations

How Was the Comprehensive Plan Developed?

Rifle’s previous Comprehensive Plan was adopted in

etc) on potential policy implications.

2009. Its major principles have not changed. They in-

M a y 20 1 7 : With facilitation assistance from the

form this 2019 Comprehensive Plan Update and are
included in Chapter 2. The outcomes of the plan
have changed, however, due to changes in RIfle’s
circumstances.
The process for the 2019 Comprehensive Plan Update was as follows:

J a n u a r y 20 1 6 : Staff held a kick-off workshop
with Planning Commission and City Council. The
outcome of the discussion supported beginning the

Department of Local Affairs (DOLA) a Public Workshop was held to obtain input from the community.
50 community members attended. The audience
supported the proposed direction to direct future
development on existing infrastructure and the creation of walkable neighborhoods with a high quality
of life.
The audience answered several survey questions
that guide the development of this Comprehensive

Comp Plan update process.

Plan (see page 9).

S p r i n g 20 1 6 : Staff created an inventory of

S p r i n g 20 1 9 :

developable properties. 1,500 housing units were

Council.

existing infrastructure.

? ? 2 02 0:

America was held to discuss the benefits of smart
growth and its implications for Rifle. The strong majority of public input was supportive of encouraging
infill development and discouraging fringe development.

J a n u a r y 20 1 7 : Staff worked with Planning
Commission on the goals and criteria that would
guide the Comprehensive Plan update.

M a r c h 20 1 7 : Planning Staff gathered input
from oher key City Staff (Public Works, Utilities, Parks,

2019 Rifle Comprehensive Plan

Further refinement of the final

plan document with Planning Commission and CIty

identified as already-planned infill development on

J u l y 20 1 6 : A Public workshop with Smart Growth
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Final presentation of the Comprehen-

sive Plan document.
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Comprehensive Plan Survey - May 2017 Public Workshop
Approximately 50 members of the public attended a May 2017 public workshop moderated by Elyse Ackerman of the State of Colorado Department of Local
Affairs. Attendees were given maps of Rifle and walked through several scenarios of development. The following survey questions were polled during the
workshop. Planning Commission, City Staff, and City Council used the public direction represented by these results to shape this Comprehensive Plan update.
1. How important is it for new housing in Rifle to be located within walking distance (5-10 minute walk) of parks, schools, trails, and other destinations?
- Very important, should be highly prioritized. 43%
- Important, but one of several priorities. 43%
- If it works out, great, but don’t prioritize. 15%
- Not important to me. 0%
2. For major streets in town that are north of the river, what should be the City’s major focus for improvements?
- Wide sidewalks in good repair 38%
- Well-maintained buildings and properties (code enforcement) 30%
- Street trees and landscaping 18%
- New buildings closer to the street with quality architecture 10%
- Attractive properties is a private issue, not a City priority. Focus on the condition of the asphalt roadway. 2%
3. For neighborhoods in Rifle, what would be the best investment in quality of life?
- Trails for all users and an open space network. 49%
- Sidewalk repair and completing missing gaps. 34%
- Mini-grants to improve building facades, landscaping, or public spaces on major streets. 7%
- These kinds of projects do not have a big enough impact on developing the community, focus instead on bringing in businesses and/or major infrastructure.
7%
4. For multi-family housing (apartments, condos, townhomes, duplexes, tiny homes, ADUs), would you prefer them to be located:
- Encourage in the core areas, but also allow more to be dispersed throughout community. 49%
- Mostly in the core area. Allow small amounts in other areas near schools and parks. 41%
- Disperse throughout community based on developer preference. 7%
Only in core areas. 2%
5. How proactive should the City and community partners be in encouraging affordable housing?
- Yes, not direct investment, but make it easier for developers to build affordable housing with incentives and zoning relaxation. 40%
- Create more housing by making it easier to revitalize aging parts of town through an increase in density. 33%

9
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Rifle Demographics
6. How proactive should the City be in improving transition areas?
- Yes, continue current pace, slowly but surely 49%
- Yes, strongly proactive 44%
- No, it is costly and disrupts existing property owners. 8%
7. Choose the project that would most spur economic development in Rifle:
- Build sidewalks, trails, and an open space network. 22%
- Reduce fees on all new residential and commercial development . 22%
- Build the North I-70 Roundabout. 18%
- Improve Downtown Gateway area. 20%
- Improve Railroad Avenue through downtown and towards City Market area,
encourage investment in surrounding neighborhoods. 9%

Population: The estimated population (2017) of Rifle is 9,465.
Age: The most dominant age group in Rifle is persons of age 0 to 9
(nearly 20% of total population). The median age of Rifle residents
is 31.2 years of age, which is lower than Garfield County as a whole
(36.2 years of age).

Household Size: The persons per household in Rifle is 3.11 persons
Education: nearly 85% of Rifle residents over 25 years in age are high
school graduates; however less than 20% have obtained a bachelor’s or graduate degree.

- Expand Broadband access 9%
- None, only focus on maintaining existing streets and utilities. 0%
In discussions with Planning Commission after the Public Workhop, the consensus of Plan-

Minority Populations: The Hispanic population constitutes 24.3% of
the local population (2017).

ning Commission was that the Railroad Avenue corridor should be a top priority of future
economic development and beautification efforts.

Median Income: Rifle’s median household income is $61,696 (2016
estimate). 14.8% of Rifle’s residents are below the poverty line (more
than the State of Colorado at 11.5%).

Housing: 53.3% of Rifle’s homes are owner occupied. The median
value of owner-occupied homes is $221,600, significantly less than
Garfield County as a whole ($323,800). However, 10.5% of owners
and 13.4% of renters are paying 50% or more of their income on
housing.

Working / Commuting Characteristics: In 2015, the number of residents who live and work in Rifle was 1,183, while 3,147 residents of
Rifle reported working elsewhere – the largest number of these work
in other parts of Garfield County (1,593).
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Chapter 2: Growth Principles

P r i n c i p l e 2 .1 :
Prevent Leap-Frog Development
Patterns through a Tiered
Growth System
Development shall only be allowed in areas that can be
served by public infrastructure in a cost-effective manner.
Therefore, Rifle’s Tiered Growth System will encourage infill

development and discourage leap-frog development on the
fringes of the community. This preserves open spaces and
agricultural lands that are not currently suitable for urban
development.
To accomplish this, Rifle will implement the Tiered Growth
System. Growth will be strongly favored in Tier 1 areas. Tier 2
areas will not be preferred for development, and will only be
considered if identified issues can be resolved. Tier 3 areas
will not be considered for growth in the City of Rifle within the
timeframe of this Comprehensive Plan update.

P r i n c i p l e 2 .2 :
Growth Pays Its Own Way
New development in Rifle must “pay its own way” by constucting necessary infrastructure and paying impact fees. The
infrastructure life-cycle cost of new development should not
place a financial burden on the City’s taxpayers.
A key aspect of this principle is that a development must
build infrastructure through the entirety of the project so that
the next adjacent property, if in Tier 1, may reach the infrastructure.

11
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2 01 7 S m a r t G r o w t h A m e r i c a S t u d y
In 2017 the City of RIfle commissioned Smart Growth America to study the fiscal benefits of a
Tiered Growth System that follows the principle of “Smart Growth”. The study found that development on infill properties instead of sprawling development could reduce the fiscal burden of
infrastructure by up to 45%.
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See Neighborhood Maps for a more detailed image of parcel lines and tier designations.

KEY
Tier 1 area
Tier 2 area

RimRock

Tier 3 area

Bryce’s Valley

BLM

City limits

Deerfield
Park

Queen’s
Crown

The Farm

Graham Mesa
Prefontaine Mesa

River open space
Energy Innovation Center
River open space

CMC

Powers Ranch

Ramsey Gulch
open space
BLM
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T i e r 2: S e c o n d a r y G r o w t h A r e a

Tier 1 growth areas are sufficient to accept expect-

The Tier 2 Growth Area represents properties that

ed growth within the twenty-year timeframe of this

have significant challenges towards meeting the Tier

Comprehensive Plan. This includes 1,500 - 2,000 resi-

1 criteria. Tier 2 property may require major infra-

dential units, over 100 acres of commercial property,

structure improvements or extensions that may be

and 700 - 900 acres of industrial property.

unaffordable to construct or maintain over time. Tier

The Tier 1 boundary was created by considering the
following criteria:
1. The area is either annexed or eligible for annexation.

2 areas may lack aspects of high quality of life neighborhoods, or other specific criteria listed for Tier 1.
The challenges of specific Tier 2 areas are discussedin Chapter 4: Neighborhood Plans.
In many cases, Tier 2 properties may be able to solve

2. The area is directly adjacent to existing neighbor-

the issues that led to a Tier 2 designation and move

hoods and has adequate pedestrian and vehicular

into Tier 1. In other cases, resolving the issues may

access.

not be feasible within the twenty-year timeframe of

3. The area is served by existing infrastructure (water,
sewer, streets). Additional infrastructure can realistically be obtained and funded, including utilities and
multiple vehicular access routes.

this Comprenensive Plan. Each Tier 2 property should

the City, and should be preserved for agricultural or
other uses typically associated with Garfield County
zoning for the foreseeable future. Any development that may occur should utilize low-density clustered growth options that allows for long-term future
city development.

P o l i c i es

for

Unincorporated Areas

the community (e.g., desirable housing, water rights,
new employment opportunities, or commercial prop-

Analysis application may be required to be reviewed

erties with positive sales tax implications).

and approved by Planning Commission and Council

Even within Tier 1, there is no guarantee that the an-

before an annexation or subdivision application may
updated to create this process. Any analysis should

fees on development will be assessed. Developers

take into account Chapter 4 (Neighborhood Plans

are responsible for constructing infrastructure to be

and Priorities) that describes infrastructure needs as-

owned and maintained by the City. However the

sociated with specific areas. The applicant must also

City also recognizes that in some cases assistance

demonstrate that the principles of a high-quality of

with infrastructure within Tier 1 can prevent the long-

life neighborhood can be met.

2019 Rifle Comprehensive Plan

tertiary ring of land that should not be annexed by

The annexation must provide substantial benefits to

Within Tier 1, the City of Rifle policy is that impact

13

The Tier 3 Rural Preservation Reserve represents a

A property may request a change from Tier 2 to Tier

be submitted. The Rifle Muncipal Code should be

land has the advantage of being less expensive.

T i e r 3 : R u r a l P r ese r v a t i o n R ese r v e

The City will only annex properties that are in Tier 1.

that the applicant submit a Fiscal Analysis. A Fiscal

term impacts of development within Tier 2, where

Comprehensive Plan.

TIER CHANGE APPLICATION PROCESS

tinations, and businesses (1/4 mile walkshed).

ment.

with infrastructure realities and the direction of the

A n n e x a t i o n P o l i c i es

1. If deemed relevant by staff, the City may require

conducive to high quality neighborhood develop-

Land Use Map & Designations

be considered on a case-by-case basis.

4. The area has proximity to schools, parks, civic des-

5. The development is of a size, shape, and pattern

5

Another way Tier 2 properties may move into Tier 1
is through a rezoning that aligns the permitted uses

nexation request will be approved by the City.
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TIER 1 POTENTIAL DEVELOPMENT SITES

Within Tier 1 areas, an estimated 1,000 - 1,500 units can be developed on properties that have already been planned for development. An additional 500-1,000 units
could be built on vacant properties on land that is suitable for development (but has not yet been planned).
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Infrastructure extensions. The City has codified a

ing relationship the City maintains with the County.

policy for water service in unincorporated areas.

The County’s practice has been to consult the

This policy should be updated to encourage water

City’s Comprehensive Plan and recommendations

service on already existing mains in unincorporated

in reviewing land use applications within the City’s

areas. The new water plant has a large capacity and

Area of Influence. This ensures that patterns of de-

new revenues will help offset loan payments.

velopment in the County accommodate the future

However, no new mains should be constructed outside of City limits without careful consideration. Other
than water, the City is unlikely to consider services
outside of the city boundary.
Sphere of Influence. The State of Colorado allows
municipalities to set a 3-mile “Sphere of Influence”
outside of City Limits. Rifle’s Sphere of Influence is
shown on the map from the Garfield County Comprehensive Plan. Within this area Rifle may coordinate
with Garfield County or other jurisdictions to accomplish City goals regarding land use and development.
Urban Growth Area. Another important concept in
municipal-county land use coordination is the “Urban
Growth Area”. The Urban Growth Area is smaller than
the Sphere of Influence, and is composed of areas
envisioned by the community for annexation and
development to a municipal neighborhood standard.
The Rifle Comprehensive Plan sets the Urban Growth
Area as Tiers 1 and 2 in the Tiered Growth System.
Rifle considers Tier 3 areas to be more appropriate for
County-style land use patterns, thus it is outside the
Urban Growth Area.
IGA with Garfield County. In 2007 Rifle entered into
an intergovernmental agreement (IGA) with Garfield
County regarding joint planning and review. The
IGA has fostered an environment of trust and mutual
respect and forms the foundation of the strong work-
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growth of Rifle.
There are many specific instances where City-County
coordination is important. One instance is the common practice in counties of subdividing larger tracts
into 2 acre lots. Following the IGA with Garfield
County, the City has the right to review and com-

Garfiield County Comprehensive Plan - Sphere of Influence Map. The red line shows the
3-mile Sphere of Influence of both Rifle and Silt. Some overlap exists.
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ment on these applications within the City’s Sphere of Influence. For properties within Tiers 1 and 2, the City would
not recommend that this kind of subdivision occur. In Tier
3, a review on a case by case basis is appropriate. In
locations where this type of subdivision would not negatively impact the future plans of the City, the City may not
object to such a subdivision. In locations where such a
subdivision would negatively affect the growth of the City
or place undue strain on City infrastructure or services, Rifle
may request that the County work with the City to mitigate
negative impacts.
Another case that shows the need for City-County coordination is the need for new streets that connect Prefontaine
Mesa to the Highway 13 Bypass, as called for by the CDOT
Hwy 13 Bypass Access Control Plan. Right-of-way for these
streets would need to be obtained from properties that are
currently under County jurisdiction. Thus, when reviewing
a land use application on these properties Rifle would request that the County consider the need for future streets
in this area, as well as the need for higher-density neighborhoods that are annexed into the City of Rifle in order to
pay for these streets.
Additionally, the County’s agricultural/industrial zone is
often utilized for unsanctioned equipment storage. While
the City supports the energy development industry, the appearance of these facilities has a negative impact on this
entrance to the City. To help improve the City’s image, the
City encourages that these uses be relocated or screened
from public views.
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P r i n c i p l e 2 .3 : C r e a t e H i g h Q u a l i t y
Life Neighborhoods

of
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door dining, landscaping, and art.
D. A MIX OF USES

5
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space, or commercial use within a 5-minute walk
(1/4 mile). Destinations within a walkable distance
may include tot-lots, community gardens, gro-

Within the Tier 1 area, a key principle of the Compre-

Each neighborhood should include one or more

cery stores, or preserved agricultural land. See the

hensive Plan is to create neighborhoods with a high

destinations such as a park, school, civic, open

Walkability Map. The location of destinations in the

quality of life. The Comprehensive Plan identifies the
following elements as important to fostering a high
quality of life for Rifle’s citizens.
A. ENHANCE THE VITALITY AND UNIQUENESS OF RIFLE
The vitality and uniqueness of RIfle can be enhanced
by honoring iconic features of the community such
as the downtown, the locally-owned restaurants and
retail stores, trails, the Colorado River, and the preservation of Rifle’s agricultural heritage.
B. CONNECTIVITY
Connectivity between developments and streets
unifies the community. Coordination between adjacent developments should create neighborhoods
that feel connected to one another. Developments
should intregate streets, trails, utility, drainage and
open space easements. A grid network of streets
disperses traffic, prevents congestion, and reduces
trip distance by providing more direct routes.
C. COMPLETE STREETS AND WALKABILITY
Streets must accommodate necessary traffic levels,
but they must also respect pedestrians, bikers, and
foster a pleasant living environment. Wide sidewalks,
an interconnected trail network, alley-loaded garages, and, shared parking can improve the walkability of streets. Neighborhoods should be designed
so that homes face streets. The visual interest of the
streetscape can be enhanced through patios, out-
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community were analyzed as part of determining

Based on responses in the public workshop survey, the Comprehensive Plan recommends that
neighborhoods include community destinations within a 5 minute “walkshed” distance.
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E. HOUSING AFFORDABILITY
Housing should be provided in a range of types and
price points to accomodate all of Rifle’s population.
In particular, “missing middle” housing that includes
townhomes, duplexes, and small single family homes
should be a focus. The City’s zoning standards and
incentive policies should focus on encouraging affordability of housing. The City currently allows ADUs
as a by-right use in residential zoning districts, and
this should be preserved. Manufactured homes and
mobile home parks that are constructed and managed in a quality manner should be incorporated as
a viable affordable housing strategy where appropri-

3
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avoid large box-like structures. The use of a variety
of architectural techniques, windows, colors and
materials can accomplish this. Residential streets
should be faced with windows, balconies, doors,
and porches, allowing residents to watch over their
neighborhoods. This provides “eyes on the street”
at all hours to promote safety. Residential neighborhoods should maintain a variety of home types to
avoid a cookie-cutter feel. The Downtown Zoning
Code successfully implements these principles. However, other commercial zones may need updated
architectural standards to promote these principles.
I. LANDSCAPING.

F. DENSITY WHERE APPROPRIATE

Proper use and placement of trees mitigate heat-is-

vides a built-in clientele for businesses, provides housing choice and affordability, expand transportation
choices, and improves the efficiency of public infrastructure and services. The Downtown will be the
most preffered neighborhood for higher densities.
Through density the City can encourage housing
choices that allow residents to remain in their community as their life stages change; single, married,
raising children, “empty nesters”, and retirees.
G. PARKING
Parking needs must be accommodated, but large
parking lots should avoid fronting a street. Parking

land effects associated with parking lots and streets.
Landscaping can be integrated with stormwater
detention. Landscaping should utilize xeric planting
methods and low-water use plants.
J. LAND USE TRANSITIONS
Rifle promotes appropriate transitions from one land
use to another. The transition may involve different densities (apartment buildings to single-family
homes), different uses (commercial to residential),
or different intensities (noisy industrial area to quiet
office space). For each land use transition, appropriate distances, fences, and other buffering techniques should be employed.

should be provided on the sides and behind build-

For density transitions, a gradual step-down from

ings. Mixed-use developments can reduce parking

denser development to low-density development

needs through shared parking arrangements.

should occur across neighborhoods. For the City as

H. ARCHITECTURE
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Buildings should be broken-up architecturally to

ate in the community.

Density helps create walkable neighborhoods, pro-

5

a whole, the densest development should occur in

Figure 1: Successful mixed- use cent ers provide
comf ortable outdoor spaces f or t he pedest rian and
communit y int eract ion.

the downtown. The neighborhoods around downtown should generally have the next most dense
development, and so on.
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P r i n c i p l e 2 .4 : S t r a t e g i c I n v es t m e n t T o
Achieve Community Goals
A strategic approach that prioritizes investments is
critical for Rifle to achieve its goals.
The City has many policy tools that can ensure
growth makes efficient use of infrastructure and
creates a high quality of life in Rifle’s neighborhoods.

The City of Rifle’s investment in infrastructure totals hundreds of millions of dollars. Proper

These include:

planning can ensure the growth of Rifle makes the best use of this investment.

- Fee structures and incentives that encourage the
types of development needed in desirable locations.
- Zoning Codes and Public Works standards that
encourage desirable types of growth while remaining flexible for the private sector. Some zoning code
sections may need updating, such as reviewing
the land use table for commercial uses to ensure
that appropriate transitions occur. The City should
examine Public Works standards for development
standards that are more affordable to construct and
maintain.
- Strategic infrastructure investment to encourage
development in priority areas, or for purposes of
economic development. Chapters 3 and 4 discuss
many specific infrastructure investments in Rifle.
- Economic development efforts to seek out partners
for specific projects.
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Chapter 3: Infrastructure and Quality of Life

		 This Chapter describes important aspects of infrastructure and quality of life including: Transportation, Water and Wastewater Utilities, Economic Development, Parks and Open Space, Schools, and Public Lands.

3.1: Transportation
A. Transportation Master Plan

Recommended Street Connections in the Transportation Master Plan

The 2003 Rifle Transportation Master Plan identified
the future needs of Rifle’s transportation system.
Since the Master Transportation Plan was developed

Fairway
Avenue

Acacia
Avenue

in, 2003 several developments have occurred that
affect Rifle’s ability to implement its recommendations. These factors include:
 Construction costs have escalated rapidly as
Railroad Avenue

availability of funds from outside sources has
diminished.
 Maintainence of existing infrastructure is likely

West 9th Street

to require additional resources, reducing resources available for new infrastructure.
 A more compact land use pattern is expected.

Hospital
Hill Road

Due to these factors, the Comprehensive Plan
recommends that some roads anticipated by the
Transportation Master Plan not be constructed.
These include:
1. The East Bypass from County Road 291 to State
Highway 6. This route was intended to provide an
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alternative from Graham Mesa to Higwhay 6 and

3


the I-70 Exit 87 at Mamm Creek. However, no ROW
exists, the topography is challenging, and a bridge
over the Colorado River would be cost prohibitive.
2. The Graham Mesa connections to the East Bypass
is infeasible due to the same reasons listed above.
3. The Birch Avenue extension to Highway 6. Topography and past development approvals make this
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Acacia Avenue connection to Whiteriver
Avenue



Fairway Avenue connection to Hwy 13
Bypass



West Ninth Street - Prefontaine Avenue conection to Hwy 13 Bypass



Hospital Hill Road improvements

route infeasible. The need has been mitigated by

2. Encourage development to locate in Tier 1

improvements to Hospital Hill Road.

areas of Rifle such as Prefontaine Mesa, Down-

RECOMMENDATIONS FOR TRANSPORATION
1. Alternate Routes to Railroad Avenue.

One of Ri-

town Rifle, the Colorado River development area,
Park Avenue, and Whiteriver Avenue (see map).
Growth in these areas add minimal vehicular stress

fle’s major challenges it that the topography funnels

to congested areas of the City. Unlike North Rifle

much traffic to one crossing of the Colorado River

and Graham Mesa, development here has the

and I-70 at the Rifle Gateway/Exit 90. Only two ma-

ability to utilize routes other than Railroad Avenue.

jor north-south routes exist through the City: Railroad
Avenue and Whiteriver Avenue. The Hwy 13 bypass
is another alternative route to Railroad Avenue, but is
not convenient to most residential areas. Thus a key
recommendation of the Transportation Master Plan
is the construction of alternative routes to prevent
congestion on Railroad Avenue and the Gateway.
The Transportation Master Plan recommends several
projects that provide street network connectivity

3. Encourage growth in areas with pedestrian,
bicycle and transit infrastructure. Development in
downtown Rifle and surrounding neighborhoods
will have proximity to transit stops and is in easy
walking distance to community destinations. Trail
and sidewalk connections and improvements to
transit stops and service can provide alternatives
to vehicular travel.

and alternatives to Railroad Avenue (see map on

4. Complete new traffic modeling. To gain a bet-

Page 20):

ter understanding of the transportation impacts



Gateway Roundabout and Master Plan (see
page 22)



Park Avenue connection to Centennial Parkway
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B . G a t ew a y I m p r o v e m e n t s
NORTH I -70 ROUNDABOUT

The North I-70 Roundabout has been planned since

3

Infrastructure &
Quality of Life

4

5

Neighborhoods

dition to the roundabout, the City has developed
concept drawings for improvements to the Colorado River bridge area so that the link between the
I-70 and Downtown Rifle presents a positive image

Land Use Map & Designations

The study estimated that the Gateway area would
experience traffic failure at a 25% increase over 2009
traffic volumes.

In 2009, the Colorado River Bridge

had 19,950 VPD and Railroad Avenue had 12,600

the early 2000s. It would improve safety and traf-

of the City (see downtown neighborhood section).

fic flow at the intersection of the I-70 Exit 90 on/

GATEWAY MASTER PLAN

would be experienced at 26,720 VPD on the Colora-

In 2009, the City of Rifle engaged PBS&J in a Con-

The study’s 3.3% annual traffic growth rate resulted

off ramps, Highway 13, and Lions Park Circle. The
roundabout is necessary for the development of the
Colorado River area (see the Colorado River Neighborhood Plan). In 2015 the City of Rifle completed final design of the roundabout through Colorado River
Engineering and received an A-line break approval
from CDOT. The high project cost of $5 million prevented construction, but the design remains valid.
The City should work with the CDOT Region 3 STIP list
to obtain funding for eventual construction. In ad-

ceptual Alternatives Study for the Gateway area
(the intersection of former Highway 13, Highway 6,
and Whiteriver Avenue. See maps on next page).
It has long been recognized that the current street
configuration would eventually fail to handle traffic
flows, and in its current state, makes for an unattractive entrance to the community.

VPD. A 25% increase in traffic meant system failure
do River Bridge and 16,876 VPD on Railroad Avenue.
in anticipated failure in 2018. To date, VPD has not
increased at the level anticipated.
The study evaluated multiple alternatives. The study
selected a Preferred Alternative for the Gateway
street network. It involved a roundabout at the north
end of the Colorado River Bridge and a one-way
couplet for Centennial Parkway/Hwy 6(see map next
page). This option was chosen because it:
•

Encourages truck traffic to use the Hwy 13
bypass instead of Railroad Avenue

•

Maximizes the amount of developable land
in the Gateway area and continued the
downtown block system and Main Street-style
development south of Centennial Parkway.

•

Encourages pedestrian, bicycle, and transit
mobility.

•

Provides options for multiple north-south
streets, (Whiteriver Avenue, East Avenue, West
Avenue, and Park Avenue), instead of focusing traffic only on Railroad Avenue.

•

Provides an attractive entry feature to the
community.

•

Provides workable methods of stormwater
drainage and business acess.
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2009 Gateway Study: Preferred Alternative with One-Way Couplet

The project’s estimated cost was $11 million
in 2010.
2014 MODIFICATION TO GATEWAY PLAN
In 2014, the City of Rifle undertook a Downtown Strategic Plan. This process resulted in
the devolution of the Gateway area from
CDOT to the City of Rifle. With control over
the Gateway street network, the City decided to make a modification to the 2009
Gateway Preferred Alternative: removal of

2014 Downtown Strategic Plan: Removal of One-Way couplet,
change to two-way Centennial Parkway

the one-way couplet (see map at left).
9 Action Plan Summary

Preserving Centennial Parkway as a two-way

January 2014

street preserved the system’s ability to handle
increased traffic capacity while decreas-

E. 4TH ST.

ing project costs, lowering the City’s main-

Action Plan

Capital Investment Project Locations
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Rifle Downtown TOD Strategic Plan

K
PAR

tenance obligations, and creating a more

.
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attractive environment for businesses and
pedestrians.
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Further traffic modeling, engineering and
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design should occur well in advance of the
need for implementation of the Gateway
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Action Plan Project List
1
2

Park Avenue Extension
Second Street Reconstruction

6

Gateway Street Network

12

Hillside Pedestrian Connections

18

Rifle Bicycle Master Plan*

7

Alley Improvements

13

Boardwalk

19

Whitewater River Course*

8

Energy and Parking District

14

Colorado River Trail North

20

Downtown Stormwater Sketch Plan*
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C . 2 0 0 9 CDOT A c c ess C o n t r o l P l a n
In 2009 the City of Rifle and CDOT jointly adopted
an Access Control Plan for Highway 13. The plan
ensures that safe access is available from North
Rifle and West Rifle to Highway 13. In many cases
it calls for major modifications of the existing street
network. The Comprehensive Plan uses the Access
Control Plan’s recommendations as the foundations
for future development in North Rifle, the Prefontaine
Mesa neighborhood near the Bypass, and West Rifle.
See Chapter 4 for specifics on these neighborhoods.
One area where the Highway 13 Access Control
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ization of this area and infrastructure that serves this
purpose. The high traffic volumes projected by the
Access Control Plan (40,000 VPD) are unlikely to occur because the development of RimRock/Bryce’s
Valley is no longer anticipated. Those developments
account for 60% of projected traffic volume on this
part of Hwy 13. Thus, two Access Control Plan’s recommendations should be reconsidered
1. Provide a signalized intersection at 30th Street
instead of 33rd Street. There is no longer a need
for a signalized intersection at 33rd Street because
RimRock/Bryce’s Valley development is not anticipated. A signalized intersection at 30th Street is
important to pedestrian safety and Rifle’s quality of
life. Residential areas with multi-family development
cross Highway 13 at 30th Street to reach Wamsley
Elementary and Deerfield Park. 30th Street can also
serve vehicular traffic to Tier 2 areas of RimRock and
Bryce’s Valley, where some development is possible
within existing water pressure zones. It appears that
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E. Transit Planning

adequate spacing exists between the 24th Street and

In 2011 the City of Rifle worked with the Roaring Fork

30th Street intersections to allow for both intersections

Transit Authority to complete a study on a Circulator

to be signalized.

Bus System that would run a loop within Rifle. The

Revise the Access Control Plan to allow Highway 13
access from 21st Street. The current plan states that
development along 21st Street requires the closure of

results showed that the costs of this bus would likely
make the project unfeasible within the short to medium term.

21st Street. This negatively affects the City’s desire to re-

With the 2014 Downtown Strategic Plan, the City ex-

vitalize the 21st Street area with commercial/residential

amined the possibility of Bus Rapid Transit extending

uses instead of industrial uses. With lower traffic volumes

from the Roaring Fork Valley to the Rifle area. While

anticipated on Hwy 13, a three-quarter access to 21st

this is something that RFTA has showed interest in due

Street may be feasible.

to the high growth of the Rifle area, a BRT system
would likely require a new funding source such as a

Plan should be revisited is between 21st Street and
30th Street in North Rifle. The City seeks the revital-

5

CDOT Access Control Plan Recommended Streets

dedicated tax.
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The following sidewalk and trail projects include priorities identified by
City Staff, Planning Commission, the Parks and Recreation Advisory
Board, and members of the public. It updates the previous Pedestrian
and Bicycle Plan to remove completed projects and include new priorities.
1. Middle Kingdom Trails. At the end of Howard Avenue a trail can
reach BLM Hubbard Mesa area via a City-owned public access, which
was created with the Bluffs Townhomes Plat. An access trail for hiking
and biking only should be built through City property. In addition, the
Middle Kingdom area should be moved outside of the BLM’s Hubbard
Mesa OHV area. Its proximity to City neighborhoods make it appropriate
for defined hiking and biking trails, but not OHV use. This change in BLM
designation would allow trails in the Middle Kingdom area to be formalized.
2. Government Creek Trail. A portion of the existing single-track trail is
in City-owned open space near the Rifle Creek Apartments.

The City

should seek additional easements to connect the Government Creek
Trail to the Knollridge neighborhood and to Willow Ranch.
3. Highway 13 Crosswalk and Stoplight. The Current CDOT Access Control Plan puts a stoplight at the future 33rd Street, not at 30th Street where
existing residences, parks, and schools create a need for a pedestrian
crossing of Highway 13. With RimRock development not anticipated, this
should be rethought.
4. Highway 13 sidewalk. A sidewalk on the west side of Hwy 13 would
allow Willow Ranch and Rifle Creek Apartment residents to reach the
24th Street stoplight to cross safely.
5. Fravert Trail. The Annexation Agreement with Queen’s Crown allows
recreational uses to occur on the property prior to development. The
Fravert Trail would connect the Knollridge neighborhood with Fravert
Reservoir. It would follow the future Fairway Ave Right Of Way, cross
Queen’s Crown, and then corss a small piece of Forest Service/BLM
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property to reach the County Road at Fravert Reser-
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voir.

12. Park Avenue Sidewalk. The block between 3rd

Ramsey Gulch and BLM land. CR 332 has not been

6. Raynard Connector. The easement is in place in

Street and 4th Street has a missing sidewalk gap on

maintained for many years. It is no longer usable

the east side of the street.

for vehicles but would make an excellent trail for

the North Pasture subdivision to connect the Raynard Ditch Trail to 16th Street.

13. Cottonwood Trail. One easement through pri-

7. Graham Mesa Avenue Trail/Sidewalk. A sidewalk

Cottonwood Mobile Home Park to the Highlands

or wider shoulder on Graham Mesa Avenue would
provide better access to the north end of the Raynard Ditch Trail. Additionally, the City owns Right-ofWay for a future street that connects Graham Mesa
Avenue to the Creekside Estates development at the

vate property would be needed to bring a trail from
Trails on City-property. This would allow Cottonwood
residents to safely walk to destinations in Rifle and
avoid Highway 6.
14. The Pioneer Ditch Trail. The City may have full

hiking and mountain biking. From the Ramsey Gulch
trails, a trail connection could be extended east to
reach Colorado Mountain College and the Garfield
County Airport. This trail would use either BLM land
at the base of the mesa, or follow the south side of
Airport Road on land owned by Garfield County.
18. Airpark Trails (not on main map)

control of this ditch at some point in the future mak-

The Rifle Airpark property is south of Garfield County

that this is a public access.

ing it possible to use as a trail. However, pedestrian

Airpark. While most of the property is intended for

8. Grand Tunnel Trail. This trail should be created

access easements would need to be obtained from

industrial use, it also contains mountainous topog-

all property owners the ditch crosses. A sidewalk

raphy that has been identified as excellent for trails

would be difficult to add to West 2nd Street so this

and open space. A trail connection could be made

trail may serve as a useful connection.

from Colorado Mountain College to the Airpark

bottom of the hill. Signage should alert pedestrians

on the edge of Prefontaine Avenue if and when the
Gentry property, which is currently agricultural, is
developed.
9. Rifle Creek Trail. One easement is needed from
a residential property owner to complete the missing
section from 9th Street to 11th Street. The City owns
the remaining land within the Rifle Creek floodplain,
and has engineered drawings by Colorado River
Engineering.
10. Highland East Subdivision connectors. The
Highland East subdivision included trail easements
through the neighborhood that have never been
constructed.
11. 5th Street sidewalk. The existing situation where
Fravert Avenue turns into 5th Street is unsafe. The
sidewalk ends and pedestrians must cross the street
at a blind corner. A new sidewalk would remedy the
situation.
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15. Centennial Parkway sidewalk. A sidewalk on
the south side of Centennial Parkway would serve as
a connection to the Rifle Creek Trail which crosses
under the Centennial Parkway bridge. As it enters
the Gateway area the sidewalk can be widened to
include a bike path as it crosses the Colorado River.
16. Colorado River Trail extensions.

The City may

have an opportunity to work with the landowners
west of the CDOT Rest Area to continue the trail
along the river.
17. Ramsey Gulch Trails. The City owns this 110 acre
property that includes a floodplain and steep slopes.
A loop trail of at least 3 miles is possible in this scenic
natural area. The trailhead would be at the end of
Last Chance Drive behind Grand River Health. Trails
could extend south on County Road 332 through

Trails, completing a South Rifle trail system. The Airpark PUD includes the following trail map:
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Water & Wastewater Utilities

The City of Rifle operates water and wastewater

- the Northeast Water Tank may need increased

viewed for potential sewer basins and trunk lines.

utility systems. Recently, major upgrades have been

capacity to serve growth in the Graham Mesa area.

Development in this area is desirable but lacks sewer

made to treatment facilities, water tanks, and major
transmission lines.
Moving forward, the City of Rifle’s goal is to recoup
the community’s investment in the system by adding new revenue from development. The taxpayers

- The City’s “tap fee” policies should be studied and

service.

modified if necessary to ensure that it accurately
accounts for water-wise types of development.
- Areas around Prefontaine Mesa should be re-

will benefit if new development can be built in areas
that are already served by the system, rather than
on additional infrastructure that must be maintained
at public cost.
Thus, the location of existing utility infrastructure is
an important consideration to the Tiered Growth
System. The areas served by the Utility Map closely
conforms to Tier 1 growth areas. Areas outside of
existing water pressure zones are in Tier 2 or 3.
The City of Rifle intends to update its water model
which should provide more detailed information
about what areas can be served with existing water
infrastructure.
Utility issues of note include:
- Usage at the Airport Water Tank is low. Additional
development in the Airpark would be beneficial. A
redundant tank is needed in this location so that the
existing tank can be serviced.
- RimRock and Bryce’s Valley cannot be served in
existing water pressure zones and would require
new water tanks. The City of Rifle’s policy is to not
acquire new water tanks.
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City of Rifle Utility System Map showing water (blue) and wastewater (green)
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B. Attracting Primary Jobs

Rifle is situated at the center of the Middle Colorado

Rifle’s main industries are health care, government,

low) of 31,000 people from Parachute to New Castle
to Meeker, according to a 2013 Market Study that
was completed for the Downtown Strategic Plan.
The study estimated that 39 percent of sales in Rifle
are from Rifle residents, while 61 percent represent
sales inflow from outside the City. This demonstrates
Rifle’s position as a burgeoning regional center
between the more established regional centers
of Glenwood Springs and Grand Junction. Future
growth in the Middle Colorado River Valley will continue to enhance Rifle’s status as a regional center
for retail, services, and entertainment.

and the oil and gas industry. The boom and bust
nature of the oil and gas industry has led Rifle to
seek other more stable industries. The City and the
Rifle Regional Economic Development Corporation
(RREDC) have pursued many industries over the years,
from marble processing to green home builders, to
opportunities surrounding the Garfield County Airport.
The attempt to attract new industry has clarified the
structural challenges Rifle faces. These include high

adopted the Rifle Economic Opportunities Assessment, which included a vision for development of
the Energy Innovation Center concept—a 160 acre,
city-owned renewable energy industrial park. While
the renewable energy industry has not shown the
vitality anticipated, street and utility infrastructure
are in place and pad sites are ready to be developed. One benefit of Rifle’s association with renewal
energy has been a large influx of community solar
gardens. One utility executive stated that Rifle likely
has the most solar per capita in the nation.

petition for labor from the oil and gas industry and

GOAL: The City should continue to consider other

nearby resort areas.
GOAL: Rifle will continue to pursue primary jobs parthe challenges to industry attraction.

2019 Rifle Comprehensive Plan

Energy Innovation Center. In 2005 City Council

land and living costs, a small labor pool, and com-

ticularly around the Airport and seek ways to mitigate
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Economic Development

A. Regional Center
River Valley region, with a trade area (see map be-

5

Neighborhoods

job-producing facilities at the City-owned Energy Innovation Center through public/private partnerships.
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- GRIT will provide business support and networking
services to help local businesses grow and thrive.

As Rifle grows, further big-box commercial is antici-

The purpose of GRIT is to create a more vibrant

pated. However, anecdotal statements from nation-

entrepreneurial environment through quality of life

- GRIT will strategically seek to attract new busi-

al retailers points towards the need for Rifle’s region

improvements.

nesses.

To accomplish this, GRIT follows the four pillars of the

- the City of Rifle will improve processes and codes

Main Street Program on a City-wide basis. These are

to support business development.

to potentially grow another 30% (a regional population close to 50,000) to attract major sporting good
retailers, or big box home improvement stores.

1) marketing and events, 2) design, beautification,

Therefore, it is important for Rifle to plan for these

and capital improvements, 3) economic vitality;

uses over the long-term. Rifle has a limited number

and, 4) organization.

of suitable locations for big box commercial. These
include the Colroado River area near I-70 Exit 90,

1) Promotions and Events.

and parcels around Walmart. Other properties such

- GRIT will promote the Rifle region’s brand (currently,

as Powers Ranch are in Tier 2 development areas

Real Western Adventure) and Rifle’s attractions to

due to infrastructure needs.

build the repuation and identity of Rifle.

GOAL: Rifle should ensure that at least one of these

- GRIT will promote signature events in Rifle, as well as

areas are reserved for regional commercial oppor-

more locally-focused community events.

tunities when they arise. The most likely will be the
Colorado River area once a roundabout has been
constructed.

- GRIT will support the Ute Theater as a unique attraction in Downtown Rifle.
2) Design, Beautification, and Capital Improvements.

D . L o c a l B u s i n ess D e v e l o p m e n t
Through Community Partnerships
Rifle has generally followed the principle that 20% of

GRIT will build amenities that support quality of life
and business development. Focus areas include:
- The Colorado River area for recreational amenities

economic development efforts should go towards

- Beautification of gateways and key corridors such

attracting new business, and 80% of efforts should go

as 3rd Street, Railroad Avenue, Centennial Parkway,

towards local business development.

and Airport Road.

To that end, the City has created the Greater Rifle

- Trails and sidewalks, both within town and on public

Improvement Team (GRIT). GRIT is a partnership be-

lands.

tween the City of Rifle, the Chamber of Commerce,
the Rifle Regional EDC, and other entities involved in
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3) Economic Vitality.

4) Organization
- GRIT will provide the resources and structure for
groups to work together, including volunteer management and funding.
- GRIT will maintain and update a 5-year Strategic
Plan that provides specifics to the four pillars of the
program.
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The City of Rifle has dedicated 1% sales tax to parks and recreation.
The City boasts an excellent network of neighborhood and regional
parks. As a general rule, residences should be within 1/4 mile (walking
distance) of a park. Using that measure, the map to the right shows the
location of parks in Rifle with a 1/4 mile radius around them. This map
identifies park gaps in:
- the North Pasture/Promontory neighborhood, where a park site is
ready to be developed.
- South Rifle (no park site chosen). South Rifle does not currently have a
large residential population. If the area south of Airport Road continues
to develop, a park may be required here and should be considered
during annexation and subdivision processes.

B. Open Space
Preserving key areas for recreation, agriculture, and wildlife is important
to the character of the community. Key opportunities include:
1. The Colorado River provide great opportunities for canoeing, kayaking, fishing, and wildlife viewing. Plans are discussed in the Colorado
River Neighborhood Plan section.
2. Open Space within City Limits. Morrow Draw, Highland Trails, the Airpark Trails, and Ramsey Gulch are key areas for preserving open space.
3. Agricultural lands. The Rifle Creek Valley, Clough Ranch and Tybar
Ranch are in Tier 3. Powers Ranch is in Tier 2. These Tier Designations
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3.4 Parks & Open Space

A . P a r ks

should preserve these areas as agricultural for some time.

4

5
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Planning
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Municipal

A key principle of Rifle is the creation of high quality
of life neighborhoods with schools that are walkable
and bikable for children and adults. Because finding land suitable for school sites is difficult, the City of
Rifle seeks to proactively plan with the Re-2 School
District and Colorado Mountain College to ensure
future school sites are available in areas that serve

3
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4
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3.5 Schools

If that were to occur, the City’s recommendation is
that the facility be replaced with more appropriate
urban residential land uses and a small “urban”, i.e.
two-story, elementary school. It is possible that the
Middle School would move into the High School,
which would then seeks another location. The City
should be proactive to assist Re2 in identifying a
High School location within Tier 1 areas. The previous
Comprehensive Plan identified a High School site in

as accessible community destinations.

the RimRock subsidivision. As RimRock is no longer

The boom and bust cycle of growth has made plan-

able to be served by infrastructure.

ning for school facilities difficult. Between 2001 and
2007 enrollment grew by 17 percent. Overcrowding forced construction of Graham Mesa Elementary School in the “The Farm” development. With
the onset of the recession, there has been excess
capacity in facilities. Following national trends, the
school age population in Rifle may not grow as fast
as anticipated due to smaller family sizes within the
Millenial generation.

B . RI f l e M i d d l e S c h o o l A n d R i f l e
High School
Esma Lewis Middle School is currently situated in
Downtown Rifle. If population growth occurs, it is
possible that the Middle School could eventually
exceed capacity. One option anticipates the Esma
Lewis Middle School transition out of Downtown Rifle.
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anticipated to occur, this location would not be
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3.6 Public Lands

Land Use Map & Designations

Hubbard Mesa — City of Rifle Interface

The bulk of the federally owned lands that surround
Rifle are managed by the Bureau of Land Management (BLM). There are also significant areas owned
by the State of Colorado and the Forest Service.
Rifle residents have a recreational interest in several
areas of public lands, including:
Roan Plateau. The Roan Plateau is utilized by hunters, ATVers, hikers, and mountain bikers. Recreational access to land traditionally used for hunting has
recently been limited by oil and gas development
on both public and private land.
Rifle Arch. The BLM areas around the Rifle Arch have
been identified by BLM and DOW as having excellent potential for new non-motorized hiking and
biking trails.
The Hubbard Mesa OHV Area is a popular ATVing,
shooting, dirt biking, mountain biking, and hiking
area. Trash dumping and shooting safety are issues
at Hubbard Mesa. As recreational use increases
over time, the City of Rifle has requested that the
BLM improve safety so that all users can continue to
enjoy the area without injury
The map shows Hubbard Mesa areas that border

Hubbard Mesa areas bordering City of RIfle

the City of Rifle. The City of Rifle believes that BLM
should manage these areas differently than the OHV
area is managed so that City neighborhoods are
not disrupted by trash dumping and recreational
conflicts. This area also includes the Middle Kingdom trail area that has not been historically used
by OHVs. Due to the cliff faces on the eastern edge
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of Hubbard Mesa, the area’s only public access

Mesa have potential for a South Rifle trail sys-

is owned by the City of Rifle at the end of Howard

tem that connects to the Airpark open space

Avenue. It has excellent potential for low-impact

trails.

recreation use.
South Rifle. BLM areas near Ramsey Gulch and
Colorado Mountain College on the slopes of Grass
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Chapter 4: Neighborhoods
This section of the Comprehensive Plan provides guidance on issues in each neighborhood. It describes the specific initiatives, projects, infrastructure needs,and redevelopment opportunities that will guide the City’s future actions.
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4 .1 D o w n t o w n R i f l e

vacant parcels directly next to the historic down-

The planning framework for a successful downtown is

recent years Rifle has adopted the 2009 Downtown

in place. Downtown Rifle is envisioned as a walkable,

Master Plan; the 2012 Downtown Zoning Code; the

mixed-use center for entertainment and commercial

2014 Downtown TOD Strategic Plan; and the 2015

opportunities. The Future Land Use map designates

Devolution of Hwy 6 & 24 from CDOT. The City re-

the downtown as “High Density Residential” and

ceived $5.6 million from CDOT for improvements and

“Neighborhood Commercial”. The number of large

maintenance of Centennial Parkway.

Land Use Map & Designations

AREA PRIORITIIES

town is an opportunity for new multi-family units. In

Downtown Rifle is of critical importance for strategic
investment. Gateway transportation improvements
are critical for traffic circulation between I-70 and
residential areas, as well as encouraging development on Downtown “Opportunity Sites”. The Urban
Renewal Authority will sunset after twenty years in
2027, unless it is renewed. This encourages action in

9 Action Plan Summary

January 2014

the near term.
The 2014 Downtown Action Plan (see map) listed

E. 4TH ST.

10

12

capital improvements for the Downtown/Gateway

Action Plan

Capital Investment Project Locations

9

area. The top Priority Projects are in green. Each is

K
PAR

Rifle Downtown TOD Strategic Plan

AVE.

discussed here:
A. Improvements to Bridge over Colorado River (not

E. 3RD ST.

on map). the City has developed concept drawings

7

for improvements to the main Colorado River bridge
CITY
HALL
BRENDEN
THEATER

next page).
WHITERIVER AVE.

3
5

EAST AVE.

RAILROAD AVE.

WEST AVE.

PARK AVE - (PROPOSED)

11

W. 2ND ST.

presents a positive image of the City (see image

2

COUNTRY
ATTIC

CR
RIF

LE

TRIPP DR.

E. 2ND ST.

8

EEK

1

so that the link between the I-70 and Downtown Rifle

LIBRARY

CENTENNIAL PKWY.

B. Rifle Gateway Roundabout (#4) . The Rifle
Gateway Roundabout is the preferred solution to

E. 1ST ST.

4

the difficult intersection at Whiteriver Avenue and

NEW
GATEWAY

Centennial Parkway/Hwy 6 & 24. As Rifle grows, traffic levels will require a new street configuration. See

NEW PARK

6

14

BOARDWALK

the Transportation section for more discussion of this
topic. While full implementation may take several

13

years, the Gateway Roundabout concept has been

15

16
17

23

adopted so that initial phases can proceed. With

COLORADO RIVER

Action Plan Project List
1

Park Avenue Extension

2

Second Street Reconstruction

3

Core Pedestrian Network & Transit Center

4

Ri�le Gateway Roundabout

5

Centennial Parkway Street Improvements

*Not shown in map
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Gateway Street Network

12

Hillside Pedestrian Connections

18

Rifle Bicycle Master Plan*

7

Alley Improvements

13

Boardwalk

19

Whitewater River Course*

8

Energy and Parking District

14

Colorado River Trail North

20

Downtown Stormwater Sketch Plan*
Bus Rapid Transit (BRT)*

6

9

Fourth Street Bicycle/Pedestrian Bridge

15

Steel Truss Bridge Bicycle/Pedestrian Access

21

10

Rifle Creek Multiuse Trail Missing Link

16

Island Trail Connection

22

Local Transit Circulators*

11

Ri�le Creek Rehabilitation & Trail Extension

17

Colorado River Trail Network

23

Park-n-Ride Relocation to
I-70 Interchange

RIFLE DOWNTOWN TOD STRATEGIC PLAN

CDOT having “devolved” ownership of this area
to the City of Rifle, the City can plan for this option
without direct CDOT involvement.
C. Gateway Street Network and Park n Ride Reloca9-3
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tion (#6). The City’s plan is to extend the downtown

Bridge on State Highway 6 must be replaced. A

The Park Avenue Extension is an important traffic link

block system south of Centennial Parkway to the

separate pedestrian bridge will be less expensive

that will relieves congestion on Railroad Avenue.

“Rifle Depot” property. The Park n Ride is planned

than a widened deck and new girders for the ve-

Conceptual plans for the Park Avenue extension

to be moved to the north side of the railroad tracks.

hicular bridge. The CIty has completed conceptual

have been completed by Colorado River Engineer-

This will allow the current park n ride site at the

design of Centennial Parkway from the bridge to the

ing.

corner of Railroad Avenue and Centennial Parkway

Railroad Avenue intersection. Also, the Right-of-Way

to be redeveloped. The bus stop will remain at its

for Centennial Parkway is much wider than needed.

current location on Centennial Parkway. This project

With the devolution of the ROW to City ownership,

is anticipated to be developed in the short-term. See

the City may consider vacating the extra ROW for

the conceptual plan below.

development use.

D. Centennial Parkway Street Improvements (#5).

E. Park Avenue Extension (#1) and Rifle Creek Trail

reconstruction Note that the “Transit Center” con-

Centennial Parkway will be improved to downtown

Extension (#11) are important improvements in con-

cept mentioned on the Action Plan Map has been

standards using Devolution funding. The Rifle Creek

junction with development of the Martin Property.

moved to the existing bus stop location on Centen-

Conceptual Plan of future Park n Ride and Gateway development
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F. Core Pedestrian Network (#3). Reconstruction of
3rd Street and Railroad Avenue in the historic areas
of the downtown can add outdoor dining and other
placemaking opportunities. The intersection of
3rd Street and Railroad Avenue is a top priority for

nial Parkway.
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G. 2nd Street Plan and Reconstruction (#2). 2nd Street between West Avenue and Railroad Avenue has great potential for revitalization and development. The City has
final engineered drawings of this block of 2nd Street, completed by Colorado River Engineering. This plan, showed below, is recommended to be approved as the City of
Rifle Street Plan for 2nd Street. Some modifications may occur to align the streetscape with specific opportunities for outdoor dining and vitality. Curb cuts on 2nd Street
should not be permitted unless they serve a purpose that fits the City’s vision for 2nd Street as discussed in the Downtown Master Plan.
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Commercial development

OVERVIEW

Residential development

The Railroad Avenue area is north of the downtown

Beautification/improvements

and south of Hwy 13. It includes Park Avenue and

Neighborhoods

D

Whiteriver Avenue. The area is a central artery of the
local business community and has historic residential
areas as well as significant development opportunities. The Future Land Use Map shows areas of “High

E

Density Residential” and “Moderate Density Residential”, along with “Community Commercial”. It is
walkable to destinations like schools, downtown, major parks, City Market, and County services. Encouraging growth in this area is key to the goals of the

TIER 2

G

Comprehensive Plan to build neighborhoods near

Metro

existing infrastructure and services. The beautifica-

B

tion and revitalization of Railroad Avenue is important to present a positive image of the City.
AREA PRIORITIES
This area is a high priority for investment. Priorities are
identified on the Map and described below.

C

High
School

F

Fairgrounds

A. Stillwell Avenue area. The City allowed the area
to be subdivided in the 1950s without construction
of streets and water mains. The lots are now under
separate ownership and likely undevelopable unless
the City completes the infrastructure. Creating new
housing in this area would revitialize the Park Avenue

A

H

neighborhood. Garfield County owns the largest
parcel in the area and does not intend to use all of
the property. A partnership could be contemplated
where the City completes the infrastructure in exchange for affordable housing requirements on both
Garfield County property and private property.
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B. Animal Shelter/Whitcombe properties. The
Animal Shelter obtained the property south of 16th
Street, annexed it into the City, and is interested
in selling it for residential development. It lacks a
sewer main in 16th Street which is still a County Road
and needs to be improved to City standards. It has
high potentail for neighborhood development and
is close to Rifle High School, businesses, parks, and
services.
On the north side of 16th Street, part of the Brown
property (triangle shape adjacent to Hwy 13) is in
Tier 2 due to CDOT Access Control requirements to
build a Fairway Avenue Extension that connects the
Hwy 13 Bypass to 16th Street. This also involves the
closure of the current access of Prefontaine Ave to
the bypass. See the Transportation section for more

3
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with the surrounding neighborhood. The Comprehensive Plan recomends a rezoning from Light
Industrial to Community Service. The intersection
of 21st Street and Highway 13 is slated for closure in

The parking lot, which is used to access City Market,
is in need of repaving. Overall circulation of these
adjoining commercial sites should be improved.
The lighting in the City Market parking lot should be
retrofitted with downcast lights to meet City codes.
Three parcels remain in the 14th Street Marketplace
development that are suitable for commercial uses.
D. Whiteriver Avenue/Hwy 13 Light Industrial Area.
This area is in need of beautification and infrastructure as it transitions from light industrial use to commercial and residential uses that are more aligned
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street connection for traffic circulation.

to south, these developments are Lancewood Plaza,

RimRock and Bryce’s Valley, the traffic volume of

Creekside Townhomes, and Scalzo Ranch. Each are

Hwy 13 may no longer create the need to close 21st

small developments that would provide excellent

Street. A three quarter movement intersection may

infill housing walkable to community destinations.

be more appropriate and friendly to businesses.

G. Metro Park Bus Stop and streetscape. RFTA

The northern end of this area has storage and tow

receives high ridership at this bus stop, which should

yards that are incompatible with the City’s goal to

continue to increase in the future. The bus stop area

improve the entrances to the community. The yard-

of Metro Park is in poor condition, including the shel-

were permitted under Conditional Use Permits that

ter itself and the surrounding landscaping.

have an expiration date. In 2016, the City updated
the zoning code to limit outdoor storage near major

storage yards incompatible with the zoning code as

curb, gutter, and sidewalk along Railroad Avenue.

Avenue to Whiteriver Avenue. This is an important

the development and resulting vehicular traffic from

C Former Kum and Go Property (Domino’s) and 14th

ket. The former Kum and Go property is in need of

vices. It would require the continuation of Acacia

F. Whiteriver Avenue residential projects. From north

streets, including Whiteriver Avenue and the Hwy

redevelopment opportunities adjacent to City Mar-

Land Use Map & Designations

the CDOT Access Control Plan. However, without

information.
Street Marketplace. These are prime commercial

5

13 Bypass. This make a renewal of these CUPs for
well as the Comprehensive Plan.
E. Two Creeks. This is a large development of 177
units very close to parks, trails, businesses, and ser-

H. Rifle Creek Trail Connection. This is the last segment of the Rifle Creek Trail needed to complete the
full 3-mile-long trail. One easement from a private
property owner is still needed, and should be a top
priority for the City to obtain.
I. RIfle Middle School gravel lot. The Railroad AvConcert at the Garfield County Fair
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enue frontage could be beautified with landscaping

recreational opportunities. It is the only develop-

north on/off ramps. Lions Park Circle will join into the

or art with an educational feature.

able area in Rifle that has unencumbered riverfront

roundabout. (see the the Transportation Section).

4 .3 	C o l o r a d o R i v e r C o r r i d o r

access and I-70 visibilty. It is one of the few areas

The roundabout also beautifies the main entrance

large enough to accomodate future big box retail.

to Rifle.

The Colorado River is one of Rifle’s defining features.

The City should require master planning of the area

The river is an amenity for visitors and a unifying fea-

as part of its annexation. The Future Land Use Map

ture for residents. Several opportunities exist in this

designates it as “High Density Residential” and

area, including:

“Regional Commercial”. Industrial uses will not be

1. Colorado River Development Area. The CIty

considered.

2. River Recreation and CDOT Rest Area. This area
provides river-based amenities to the community.
The City has constructed a new boat ramp here.
The CR 320 Bridge is on the National Historic Register.
It can be rehabilitated and utilized as an amenity.

must ensure this key opportunity reaches its full

Any major development will require The North I-70

The City lost the access easement over the UP rail-

potential to incorporate development, the river and

Roundabout at the intersection of the I-70 Exit 90

road tracks in the 1980s, so a more creative crossing
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would be needed. The Downtown Strategic Plan
studied the feasibility of a “bridge to the bridge” but
determined it to be difficult, unsightly, and expesnsive. Other options may include turning it into a pier,
or accessing it from the Hwy 13 bridge so that a
crossing of the Union Pacific Railroad tracks can be
avoided.
3. Colorado River Trail and natural area. Rifle will
encourage the construction of a multi-use trail that
will stretch the length of the Colorado River, following
the LOVA Trail concept. Easements and property
acquisition should begin now in order to allow future
construction. The area shown on the map is most
feasible for a Phase 1 of the Colorado River Trail.
4. Paradise Island. The island in the river could be
purchased and utilized as an extension of the riparian open space network.
5. Gravel mining area. North of the Colorado River
is an existing gravel and stone mining operation. The
City-owned decommissioned sewer lagoon property
could be sold or traded for other more desirable
properties.
6. Municipal Utilities and Facilities. The existing Rifle
water intake is located South of State Highway 6, as
well as the City’s O & M facility.
7. Gravel Mine Reclamation area. The East Gateway Subarea Plan was put in place to protect the
visual impact of the area from gravel mining.

When

gravel mines cease operation the landowners should
be approached for public open space and trail
easements. The County has implemented gravel pit
operation and reclamation standards.
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Colorado River and Historic Bridge
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4 .4 G r a h a m M es a
Graham Mesa is expected to see significant new
residential development within its Tier 1 areas. Unlike other neighborhoods, Graham Mesa lacks lacks
alternate routes to the Gateway and development
here may eventually contribute to more congestion on Railroad Avenue. For that reason, more Tier 1
areas are designated “Suburban Residential” rather
than “Moderate Residential” on the Future Land Use
Map. Opportunities in the neighborhood include:
1. Rifle Heights. 81 units with a mix of single and
multi-family are planned here.
2. North Pasture/Promontory. The area has some vacant parcels left to be developed. The area at the
corner of 16th Street and Birch Avenue is planned for
neighborhood commercial uses.
3. North Pasture Park. The City owns land for a park
here. This neighborhood is one of the few that lacks
a park within a 5-10 minute walk and has been identified as a priority by City Council.
4. The Farm. The Farm is a 160-acre parcel that was
planned during the mid-2000s. The change in the
growth trajectory of RIfle may significantly change
the plans that were created. An elementary school
within the development is already built. A high-pressure natural gas line cuts across the property from

6. Water Plant Area. The City owns several properties

7. Cottonwood Trail. One easement across private

the northwest corner to the southeast corner of the

south of 7th Street that were purchased for various

property is needed to create a pedestrian connection

property. This may create an obstacle to full devel-

utility reasons. With construction of the water plant

to Cottonwood Mobile Home Park from the Highland

opment of the property.

complete, additional uses can be considered on

Trail system. This would be a beneficial link to an area

various pieces of the property. See details on the

that is outside of City limits but needs better pedestrian

next page.

and bike connections to schools and services.

5. Old water plant property. The City owns this property and may seek to redevelop it.

8. Senior Housing. The RIfle Housing Authority and
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property intended for additional senior housing and assisted living.
Tybar Ranch (not on map) on the extreme northeast edge of
Rifle, is currently composed of rangeland and located in Tier 3.
The City has obtained a 40-year conservation easement on this
land that allows 40 rural home sites in exchange for temporary
preservation of a significant amount of ranch land.

WAT E R PLANT AR EA MA STE R PLAN

Area 1 developable

The City-owned properties around the water plant have been

WATER PLANT AREA
MASTER PLAN

master planned. The folllowing describes appropriate uses for
each area of the properties. The Highland Trail system has already been constructed in the open space portions.

Area 2 – open
space/trails

Area 1 is relatively flat and has access from 7th Street. It could
be developed with residential uses or reserved for parks or cemetery space. It may have potential for workforce housing.
Area 2 is composed of gullies and steep slopes. It is excellent ter-

Area 3 – Utility
Corridor

rain for trails but not usable otherwise.

Area 5–open
space/trails

Area 5 is also composed of steep slopes and gullies. It is appropriate for trails and open space. A trail can connect Area 2 and
5 without interfering with Utility plans.
Area 3 and Area 4 are reserved for Utility and Resource Pit functions. A future expansion of the water plant would be located on
the northern part of Area 3 with access from 7th Street.
Area 6 is flat and has access from Hwy 6. However, groundwater
issues and CDOT access permitting may make any developable
use difficult.
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4 .5 	P r e f o n t a i n e M es a

The Prefontaine Mesa neighborhood is a mix of
single-family and multi-family homes. It is separated
from downtown by steep hillsides. Rifle High School
is at the north end of the neighborhood. Development in this area can utilize the Hwy 13 Bypass which
may avoid adding congestion to Railroad Avenue
and the Gateway. Much of the developable property lacks sewer service, however. Public-private
partnerships in infrastructure may repay itself through
better traffic flows throughout the City. Because of
the infrastructure needs and opportunities for high
quality neighborhoods, the area is designated “Moderate Density Residential” to ensure that development includes enough density to provide housing
opportunities and pay for infrastructure.
1. The Gentry property south of Rifle High School
could be an infill development if the property owner
were to decide to transition from agricultural use.
The development would need to include land for a
neighborhood park and a trail along the Grand Tunnel Ditch along the eastern edge of the Mesa. The
“West 9th Street” connection to the Highway 13 Bypass (see transportation section) should be contemplated at the time of Gentry property development.
Connections to the street grid at Fairway Avenue
and Wamsley Way should be incorporated.
2. Tier 2 property. The properties west of Prefontaine Avenue are in Tier 2 and range in size between
5 and 20 acres. With no sewer service in Prefontaine
Avenue, it is not anticipated that development of
these parcels is likely in the near future. However, this
area is important because a connection to the Hwy
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3. 5th Street sidewalk and trail to Centennial Park.

An unsafe situation exists at the top of 5th Street
in this area, whether in the County or in conjunction with where a lack of sidewalk occurs near a blind curve.
an annexation proposal to the City, should include plan- Another pedestrian improvement to be investigated
ning of a connection to the Hwy 13 Bypass.

is a switchbacking trail down the vacant 5th Street
ROW to reach Centennial Park.
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North Riflle includes the existing neighborhoods of
Palomino Park, Knollridge, and Deerfield Park, and
the undeveloped areas of RimRock and Bryce’s Valley.
1. Fairway Avenue Extension and affected development opportunity sites. Tier 1 development opportunities are within the existing neighborhoods (#1 on
map). While development here is appropriate as either Suburban or Moderate Density Residential, there
are still significant infrastructure issues that must be
solved. These include: The Palomino Park and Knolllridge areas were developed during the Oil Shale era
with only one access point at 24th Street. Thus, the
Fairway Avenue Extension is important for emergency access and trafic circulation. An entrance with
acceleration and deceleration lanes has already
been constructed on Hwy 13. However, this project
drained the City’s fund that had been fed by an impact fee imposed on new development in Knollridge
and Palomino Park. Future development impact
fees will continue be collected on new subdivisions,
but are unlikely to be sufficient to cover the costs of
construction of the Fairway Avenue Extension.
In this area, vacant developable lots exist in Eagles
Nest, Kings Crown, Shetland Acres/North Ridge, and
the Southern tip of RimRock Filing 1.
2. Highway 13 pedestrian improvements. A lack of
safe pedestrian access is an issue for several developments on the West side of Highway 13 including
Willow Ranch, Rifle Creek Apartments, and Coal
Mine Avenue. Two solutions are proposed:
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2a. Hwy 13 sidewalk. A sidewalk on the west side of
Hwy 13 from 26th Street to 24th Street would allow
pedestrians to reach a signalized crossing. Better
signage and a paved sidewalk should connect Coal
Mine Avenue to the Willow Ranch development on
existing City-owned right of way.
2b. 30th Street signalized intersection. There is a
need for a safe pedestrian crossing of Highway 13
at 30th Street to provide safe access to Wamsley
Elementary and Deerfield Park for the residents of
Coal Mine Avenue and the Rifle Creek Apartments.
Currently the CDOT Hwy 13 Access Control Plan envisions a signalized intersection at 33rd Street, not 30th
Street. Since this Comprehensive Plan recognizes
that the development of RimRock is unlikely to occur,
the 33rd Street intersection is not anticipated to be
needed. The Comprehensive Plan recommends that

3
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Queen’s Crown.
4. Creekside Estates. This development has many
unbuilt units. The location is near parks and schools

5
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Highway 13. The plan limits access to State Highway
13 to intersections at 24th Street, 26th Street, 30th
Street, 33rd Street, 36th Street, and 41st Street.

and much infrastructure has already been con-

RimRock Filing 1 (the Tier 2 area of Rimrock) would

structed.

require a street connection from the end of East

5. Tier 2 and 3 Areas: RimRock and Bryce’s Valley. North Rifle also includes the Tier 2 and 3 areas
of RimRock and Bryce’s Valley. Bryce’s Valley was
the developer’s name for the Purkey-Biscuit ranches.
During the 2000s boom period, Master Plans were

Avenue to 33rd Street and Coalmine Avenue. Evaluation of a Highway 13 intersection at 33rd Street
or 30th Street signalization would be required for
consideration of a Tier designation change from Tier
2 to TIer 1.

developed for both projects. However, the evalu-

The southern part of Bryce’s Valley would require

ation of infrastrucure needed to serve the develop-

improvement of CR 291 and connection to the 33rd

ments made clear that development would likely be

Street/Hwy 13 intersection, or an alternate route to

financially unfeasible during the next twenty years.

reach 30th Street.

This has led to a Tier 2 or Tier 3 designation. Infrastructure needs include:

Recommended land use for Tier 3 areas: Bryce’s Valley has not been annexed to the City. Its Tier 3 areas

the City work with CDOT to modify the Highway 13

Water: The Tier 3 areas of RimRock and Bryce’s Valley

are currently in agricultural use and should continue

Access Plan to allow a signalized intersection at 30th

are outside of the existing water pressure zones. De-

as such under Garfield County jurisdiction.

Street instead of 33rd Street.

velopment would require a new water tank, which

3. Queens Crown. Queen’s Crown has been zoned
Light Industrial, with a small area of residential on the
east side of the property. Noise from the adjacent
gun range makes any other use unlikely. The parcels
fronting Hwy 13 have restrictions on storage yards.
The annexation agreement allows for public recreational use in the time before development occurs.
The City’s BIke-Ped plan shows a trail through the

the City does not desire to own. For the Tier 2 areas
in the southern parts of RimRock (RimRock Filing 1)
and Bryce’s Valley, along with the Black Lion property, it is possible that development may be able to
be served by the City’s existing water tanks. Water
modeling would need to be completed as part of a
Fiscal Analysis to request redesignation from Tier 2 to
Tier 1.

RimRock Tier 3 areas (RimRock Filings 2 and 3) are
annexed. This area has been designated as “Rural
Residential” on the Future Land Use Map. It may
be appropriate for County-style large-lot subdivisions, agriculture, solar fields, or campgrounds with
recreational uses that can develop without access
to municipal utilities. In addition, the area is close to
Hubbard Mesa BLM recreation area. A non-motorized trail system could incorporate parts of RimRock

property to connect Fairway Avenue with Fravert

Streets: The City has adopted the Hwy 13 CDOT

with the Middle Kingdom area of Hubbard Mesa.

Reservoir and Hubbard Mesa. The access from

Access Control Plan. RimRock and Bryce’s Valley

RimRock Filings 2 and 3 should be rezoned out of its

Highway 13 has been constructed so the property

are required to implement expensive transportation

current LDR and MDR zoning to Developing Resourc-

is ready to develop. The CDOT Access Control Plan

improvements (stoplights, intersections, alternative

es. Over time, a new PUD zone could be created

shows a new access to Hubbard Mesa through

street networks). The purpose is to accomodate

that reflects County-style development for areas that

high traffic levels (especially truck traffic) on State

lacks municipal infrastructure.
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Rifle. Another potential use for the area may be af-

4 .7 S o u t h R i f l e

Airport Road, so commercial development may be

South Rifle is south of the interstate and the Colorado

industrial uses should not be permitted due to the

River. It is the City’s regional business and services

proximity to Grand River Health and other com-

center.

mercial/residential areas. By process of elimination,

3. Ramsey Gulch Natural Area. This area is owned

acceptable uses may include residential, office,

by the City of Rifle and may be available for trails in

business, or other commercial uses that are compat-

an attractive natural setting. A Ramsey Gulch flood

ible in a mixed-use setting. The Future Land Use Map

channel has been master planned to direct flows

designates the area as “High Density Residential”

along the same line that marks the “Commercial/

unlikely due to a lack of visibility. Industrial or light

1. RIfle Retail Ventures property. The Rifle Retail
Ventures property, west of Walmart, is a key vacant commercial opportunity and must be masterplanned to ensure full use of the property.

fordable housing in the form of manufactured housing or mobile homes parks that are constructed and
managed to a high standard of quality.

and “Neighborhood Commercial”. The intent is to

Light Industrial Boundary” (see map). This flood

2. Undeveloped areas south of Airport Road. This

allow for apartment buildings and ensure that any

channel should be constructed as each property

area west of Grand River Health has several vacant

commercial use would be compatible with nearby

develops.

developable parcels on both annexed and unan-

residential use. If significant new residential develop-

nexed property. The best use for the area is dif-

ment were to be proposed, a public park should be

ficult to predict. The area does not directly front on

designated as one does not exist currently in South

1

4. Commercial/Light Industrial boundary. This line
demarcates the end of the commercial/residential

Tier 1
Tier 1

4
8

2
3

5

Tier 2
6

Tier 1

7
Tier 2
Tier 1

Tier 3
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area of Airport Road, and the beginning of the light

and master planned in 2007 and the PUD includes

industrial area of Airport Road. West of the line, light

a mix of industrial, commercial, airport-related and

industrial or industrial uses should not be permitted.

governmental land uses that is guided by a tightly

East of the line, the Light Industrial nature of Airport

controlled set of development standards. If the mar-

Road should be maintained and residential uses

ket cannot accomodate uses at this level, it may be

should not be permitted. Furthermore, the heavy

appropriate to reset the standards for some areas

truck traffic and predominance of gas and oil ser-

of the PUD to a level more similar to the City’s light

vice companies make the area unappealing as a

industrial zoning standards while maintaining stan-

living environment.

dards around Colorado Mountain College and the

5. Continental Rifle property. This property is zoned
Light Industrial PUD with the only currently permitted
use “resource extraction/gravel pit”. The annexation
agreement requires master planning and finalization
of the zoning before other uses may occur.

entrance to the Airport as referenced in the Airpark
PUD zoning map. The Airpark is designated as Tier 2
due to the need for infrastructure extensions, water
tank redundancy, and designation of responsibility for future road maintenance. These issues are
solvable with effective coordination between the

6. Colorado Mountain College. A Colorado Moun-

property owner, Garfield County, and the City of

tain College campus is located adjacent to the

Rifle. The property also includes an area of mesas

airport. The City’s position has been that residential

that would make an excellent open space preserve

or customer-oriented commercial uses are inappro-

with recreational trails.

priate in this location due to the surrounding industrial land uses. The City would assist CMC with future
expansion in the core areas of Rifle.

8. Last Chance Drive Extension. A key street connection is the continuance of South 10th Street to
the west, where it connects to Last Chance Drive.

7. Rifle Airpark and Garfield County Airport. The

This would create an alternative east-west route that

Rifle-Garfield County Regional Airport has potential

would relieve congestion on Airport Road.

to attract job-producing industries. It has facilities to
accommodate commercial flights, but does not currently offer passenger service. It is, however, home
to the forest fire fighting service (multiple jurisdictions)
and a new drone testing facility, both of which could
create spin-off industries that would be a perfect fit
for this area.
The Rifle Airpark property is south of the Airport and
includes over 700 acres. The Airpark was annexed
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9. Taughenbaugh Boulevard, Powers Ranch, and

3

Rifle Village South. Powers Ranch is a large piece
of unannexed agricultural land south of Interstate
70. The visibility of Powers Ranch from Interstate 70
offers the potential for future commercial and office
development. The Taughenbaugh Boulevard connection to Powers Ranch is required for any development. The expense of infrastructure extensionsmake this a Tier 2 area. Other large commercial
areas near Walmart or the Colorado River development area can develop without large expansions of
infrastructure.
Rifle Village South is an unincorporated development. After its metro district failed the City of Rifle
was legally required to provide the subdivision with
utilities.
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4 .8 W es t R i f l e

not in place, and it may be cost-prohibitive to install

ible with nearby residences. Light industrial activities

sewer west of the wastewater plant because of

that include heavy equipment, high truck traffic, and

West Rifle includes State Highway 6 and a large in-

grade issues. This may limit development further to

large outdoor storage yards should not be permitted

dustrial land base. The area also includes an “Institu-

the west of Oil and Gas Court.

near residential areas, but are appropriate towards

tional Control Boundary” that is shown on the City’s
zoning map. The intent is to prevent the use of well
water in the areas that have contamination from the

3. Old Hwy 6 & 24 neighborhood and pedestrian
access. The State Highway 6 & 24 neighborhood

the western end of the area (near the “Action Shop”
business).

includes a mix of older residential uses (including

Pedestrian access is lacking between Downtown Rifle

RV Parks and mobile home parks), commercial,

and West Rifle (see black arrow on map). Adding

1. The West Rifle Water Tank is located within the

and light industrial uses along the Access Road of

sidewalks to West 2nd Street is one option. Another

Clough property.

State Highway 6 / 24. This mixed-use pattern makes

option might be using the Pioneer Ditch ROW, al-

transitioning to any one land use challenging. The

though no public access easements are in place and

Future Land Use Map designates these areas for

would have to be acquired from several property

“Neighborhood Commercial” uses that are compat-

owners. A third option would be a sidewalk along the

UMTRA site. Other notable elements include:

2. Light Industrial areas. The West Rifle Industrial area
around Gas Court and Oil Court should remain light
industrial in character. However sewer service is

1
4

3

2

r2
Tie
Tier 1
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4. Pioneer Mesa Phase 2. Pioneer Mesa Phase 2 is within
Tier 2. Although Pioneer Mesa Phase 1 has been developed, Phase 2 has not been completed. In 2008 the
developer installed some infrastructure without City approval. The access to Phase 2 is cut into a steep hillside
and the road must allow safe access and direct drainage away from Phase 1 homes. The CDOT Access Control Plan also recommends a redesigned intersection of
Hwy 6 and County Road 264 that involves acquiring new
Right of Way. A lower impact development pattern or
non-residential uses may be appropriate given these
constraints, the City’s concern for future maintenance
responsibilities, and the isolation of the property from
community services.
5. Uranium Mill Tailings (UMTRA) Site, Energy Innovation
Center, and CIty Wastewater Facility. This property is the
former location of a Uranium Processing Plant. The Department of Energy cleaned up the site and transferred
ownership of the eastern half of the property to the City
of Rifle. The western half of the property is owned by
UMETCO (Dow Chemical) and available for industrial
use, although groundwater contamination issues must
be monitored during construction.
The City’s property has infrastructure installed and ready
to locate job-producing enterprises. The Depatrment of
Energy has convenants on the property requiring permanent ownership by the City of Rifle. The City is able
to enter long-term leases with other entities. See the
Economic Development section for more information on
the “Energy Innovation Center”.
The topic of radiation contamination is an important
concern, both on the UMTRA site and in the wider Rifle

50

2019 Rifle Comprehensive Plan

Infrastructure &
Quality of Life

4

Neighborhoods

area. During the operation of the processing plant
from the 1950s to the 1970s, tailing piles with high
levels of radioactivity were used as fill material by
the community. The Department of Energy made a
“sweep” of the community in the 1990s to remove
radioactive materials from residential and commercial properties. This removed much of the hazard,
but the Colorado Department of Health and Environment (CDPHE) maintains an active program to assist
property owners with testing and removal of contaminated soils. The City of Rifle has required Radiation
Hazard Reports to be conducted with all annexations
since the early 1990s. This reduces the risk of contamination in the newer subdivisions of Rifle.
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Chapter 5: Land Use Designations And Future Land Use Map
The Future Land Use Map and Designations are a reminder of the community’s vision for itself. The Future Land Use is different than zoning. While
zoning represents the current regulations that are in place, the Future Land
Use Map expresses the future vision for a property or neighborhood. The
Future Land Use Map should be consulted whenever a land use action is
proposed for a property, in particular, during annexations, subdivisions, and
zoning actions.
Two Future Land Use Maps have been created: one map for commercial
uses, and one map for residential uses. Some properties have a designation in both the commercial and the residential map. This means the property is appropriate for both types of uses.
The residential map only shows designations for areas that are expected to
see change in the future. It does not show a designation for many of Rifle’s
stable residential neighborhoods that have already been built out. For
these areas, the existing zoning should be followed.
Some areas in Tier 2 and Tier 3 are not shown with Future Land Use designations. If the City were to contemplate annexation or development of these
areas, a master plan would be needed to identify a vision for the land uses.
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5 .1 RE S ID E NTIAL LAND USES
High Density Residential

Moderate Density Residential

Density: 12-30 du/acre

Density: 7-15 du/acre

Housing Types: Apartment and condo buildings; townhomes; duplexes; and

Housing Types: Townhomes (in some cases); duplexes; small homes/patio homes on

in some cases small homes/patio homes with less than 3,000 square foot lots.

small lots; average single-family lots (approximately 8,000 square feet).

Location Criteria: Areas that are walkable to services and core areas of the

Location Criteria: Areas with at least moderate access to services; areas that need

community such as Downtown Rifle; the Colorado River Development Area;

major infrastructure improvements that require enough density to fund the infrastruc-

areas in South Rifle that are south of Airport Road and west of Grand River

ture; areas where streets and infrastructure can accomodate medium densities.

Health; areas east and west of Railroad Avenue.

Zoning: Medium Density Residential Redeveloping (MDR-X); Medium Density Residen-

Zoning: High Density Residential is desirable in some, but not all, areas zoned

tial (MDR); Low-Density Residential (LDR)

the following: Central Business District (CBD); Medium Density Residential
Redeveloping (MDR-X); Medium Density Residential (MDR)
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R E SID E NTIAL LAND USES
Suburban Residential

Rural Residential

Density: 0.5 to 6 du/acre

Density: 1 du per acre and below

Housing types: Average single-family lots (approximately 6,000 - 10,000 square

Housing Types: very large lot single-family homes and ranchettes. Clustering

feet); large single-family lots up to half an acre.

is encouraged in order to provide flexibilty for future land uses.

Locational Criteria: Areas that are not adjacent to collector streets or com-

Locational Criteria: Areas that have been annexed into the City of Rifle

munity services; areas where higher density may lead to impacts such as traffic

but are unlikely to receive water and/or sewer service within the planning

congestion or overburdened infrastructure.

horizon. Areas that are more appropriate for County-style rural/agricultural

Zoning: Low Density Residential (LDR); Estate Zoning

development on well and/or septic systems.
Zoning: An applicable zoning district does not currently exist. Developing
Resources is the closest, but is not a complete match for this intended use.
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5 .2 COMME RCIAL LAND USES
Neighborhood Commercial (NC)

Community Commercial (CC)

Neighborhood Commercial areas are designated for commercial

Community Commercial uses operate at a larger scale than those in Neighbor-

uses that are compatible within close proximity to residential uses in

hood Commercial. They locate near arterial or collector streets and serve the

a walkable environment. Uses may include, but are not limited to:

entire community. Their design is more accessible to vehicles. Uses may include

office, retail, restaurants, and many types of personal services. Neig-

grocery stores, auto-parts stores, shopping centers, offices and personal services.

borhood Commercial does not allow commercial uses that would

In many areas designated Community Commercial, allowance for commercial

negatively impact nearby residential uses. This may include, but is

uses with a higher level of impacts, including auto-body shops, mini-storage,

not limited to: auto-body shops, mini-storage, outdoor storage, gas

limited outdoor storage, gas stations, or warehouses, is appropriate. However,

stations, or warehouses. Impacts such as noise, odors, or visual unat-

these uses may not be appropriate in all Community Commercial areas, espe-

tractiveness are not permitted. A walkable urban design is important.

cially those that are adjacent to residential areas. To ensure high-impact uses

Parking lots should not front streets but be located at the side or rear

are located in appropriate areas, they should be listed as a Conditional Use in

of buildings. Large parking lots, and the commercial use types that

the Community Service (CS) zone district.

are at a scale large enough to require them, are likely to be inappropriate.
Locations: Downtown Rifle; areas in South Rifle south of Airport Road
and west of Grand River Health; West Rifle areas between Hwy 6 and
West 2nd Street.
Zoning: Central Business District (CBD); Tourist Commercial (TC)

Locations: Railroad Avenue corridor; Airport Road
Zoning: Community Service (CS)
Regional Commercial (RC)
Regional Commercial uses are at a large enough scale to attract customers
from the wider region. Big Box stores and shopping centers are appropriate.
Sites for Regional Commercial are likely to require visibility from the interstate
or arterial streets. Only a few locations in Rifle have the potential for these
types of uses.
Locations: Airport Road; Colorado River Development Area.
Zoning: Community Service (CS)
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E MPLOYM E NT LAND USES
Light Industrial (LI)

Industrial (IND)

The Light Industrial land use provides locations for uses including indoor fabri-

Density: n/a

cation, contractor shops, design centers, research and development offices
and institutions, and oil and gas industry support services. The Light Industrial
land use designation will not permit heavy industrial uses. Design and performance standard will limit the visual impact of Light Industrial uses especially
along major road corridors such as Airport Road.

The Industrial land use is intended to provide a location for employment opportunities such as manufacturing, warehousing and distributing, oil and gas production
facilities; indoor and outdoor storage and a wide range of commercial and industrial
operations. These uses tend to have the highest impacts such as noise, odors, and
unsightly visuals. Industrial land uses should only be allowed in areas with appropriate

Restaurants, hotels, common household goods, personal service, and medical

distances from commercial or residential uses

offices are only allowed in certain PUD areas within Light Industrial, such as Rifle

Locations: South of the West Rifle interchange; South of Airport Road in the Airpark.

Business Park. In general, they are not appropriate in those areas. Gas stations
and truck stops shall be permitted in light industrial.
Location: the eastern side of Airport Road; West Rifle; Queen’s Crown
Zoning: Light Industrial
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Future Land Use Map

Commercial and Industrial Uses

Neighborhood Commercial
Community Commercial
Regional Commercial
Light Industrial
Industrial
Areas without a designation are not expected to see significant commercial development activity. In those areasF i the
Compreg ur e 2 : L a n d U s e M a p
hensive Plan’s recommended future land
use shall mirror the existing zoning.
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Future Land Use Map
Residential Uses

High Density Residential
Moderate Density Residential
Suburban Residential
Rural Residential
Areas without a designation are not expected to see significant residential development activity. In those areas the Comprehensive Plan’s recommended future land
use shall mirror the existing zoning.

57

2019 Rifle Comprehensive Plan

5

Land Use Map & Designations

CITY OF RIFLE, COLORADO
PLANNING COMMISSION
RESOLUTION NO. 1
SERIES OF 2019
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
RIFLE, COLORADO, ADOPTING A COMPREHENSIVE MASTER PLAN
FOR THE CITY OF RIFLE
WHEREAS, the City of Rifle is required by C.R.S. §31-23-206 to make and adopt a
master plan for the physical development of the municipality, including areas outside of its
boundaries; and
WHEREAS, the City’s previous Comprehensive Plan was adopted in 2009 and no longer
serves as an adequate planning tool to direct and channel growth for the future; and
WHEREAS, pursuant to state statute and Section 2-6-20 of the Rifle Municipal Code, the
Rifle Planning Commission is charged with making and adopting a master plan for the City; and
WHEREAS, the City, through a team of consultants and participation by both the
Planning Commission and City Council, conducted extensive public outreach on the plan,
including joint work sessions of the Commission and Council and public workshops; and
WHEREAS, on December 3, 2019, the Planning Commission held a duly noticed public
hearing to consider adoption of the Rifle Comprehensive Plan, at which hearing the Commission
considered comments from Rifle staff and the public; and
WHEREAS, the Planning Commission finds that the proposed Rifle Comprehensive Plan
attached hereto satisfies the requirements of the Rifle Municipal Code and state statute; and
WHEREAS, the Planning Commission desires to adopt the attached Rifle
Comprehensive Plan as the master plan for the City of Rifle.
NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF
THE CITY OF RIFLE, COLORADO, THAT:
Section 1.

The foregoing recitals are incorporated herein as if set forth in full.

Section 2.
Pursuant to C.R.S. §31-23-206, the Rifle Planning Commission at a duly
noticed public hearing hereby adopts in its entirety the 2019 Rifle Comprehensive Plan attached
hereto as Exhibit A and incorporated herein by this reference as the official Master Plan for the
City of Rifle.
Section 3.
A copy of the 2019 Rifle Comprehensive Plan is available for review
during normal business hours at City Hall.
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Section 4.
The Planning Director shall have the authority to make non-substantive
revisions to the Rifle Comprehensive Plan such as correcting grammatical and typographical
errors and updating hyperlinks in the document without further approval by the Planning
Commission.
THIS RESOLUTION, was read, passed and adopted by the Rifle Planning Commission
at a regular meeting held this 3rd day of December, 2019.
CITY OF RIFLE, COLORADO
PLANNING COMMISSION
By

_______________________________________
Chairperson

