CITY OF RIFLE
PLANNING COMMISSION REGULAR MEETING
& BOARD OF ADJUSTMENT
PUBLIC HEARING
JULY 27, 2021
Rifle City Hall – Council Chambers

6:00 PM

Workshop ~ items:
1) Consider Application from Brian Dow for Second Alternate Planning Commission
Member.
2) City Attorney review of the role of Planning Commission, hearing procedures, quasijudicial determinations, conflicts of interest, and other common legal issues that arise
before public decision-making bodies.

Regular Meeting
7:00 PM

Convene Regular Planning Commission & Board of Adjustment Meeting

7:01 PM

Roll Call

7:02 PM

Approve May 25, 2021 June 29, 2021 Regular Planning Commission Meeting Minutes
Approve June 29, 2021 Regular Planning Commission Meeting and Board of Adjustment Minutes

7:05 PM

2021-023 Zoning Variance 337 West Avenue
(Public Hearing)
(A request a Variance to allow for a 6’ tall fence in the Front Yard Setback)

7:25 PM

2021-029 Conditional Use Permit 719 Garden Lane
(Public Hearing)
(A request for a Conditional Use Permit to allow for a group child care center of up to 28 children)

7:45 PM

2021-030 Sketch Plan Habitat for Humanity of the Roaring Fork
(Public Hearing)
Located at 769-781 Smith Street
(A request for a Sketch Plan review for the resubdivision of Lots 12 and 13 of the Wapiti Park
subdivision. The applicant is proposing a total of 18 units including 10 Townhomes and 8 Condos.)

8:10 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 August 31, 2021

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

MEMORANDUM
To:
From:
Date:
Subject:

Planning Commission
Patrick Waller, Planning Director
July 27, 2021
Planning and Zoning Commission Appointment

REQUEST
Staff has received a request from Brian Dow to fill the existing vacancy for a Second Alternate
on the Planning and Zoning Commission. The position has been vacant for over a year and Staff
is excited to bring forward Mr. Dow for Council’s consideration. Planning Commission members
are appointed by the City Council, so no formal Planning Commission action is required, but
Staff thought it would be appropriate to bring Mr. Dow forward to answer any questions or
comments from current members.

REGULAR PLANNING COMMISSION MEETING MINUTES
TUESDAY, MAY 25, 2021

Prior to Planning Commission Meeting:
Planning Workshop 6:00 p.m.
Planning Administrative Assistant Charlotte Squires, explained with the Chair and Vice Chair absent from the
meeting the board will need to elect an Acting Chair for tonight’s meeting.
Commissioner Pettinger moved to ELECT Commissioner Villasenor to be acting Chair for the meeting.
Commissioner Rogers seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes: Rogers, Steffen, Pettinger, Roberts, Villasenor, and Damuth
Acting Chair Villasenor called the Regular Planning Meeting and Board of Adjustment to order at 7:05 p.m.
Acting Chair Villasenor led the Planning Commission and audience in the Pledge of Allegiance.
MEMBERS PRESENT AT ROLL CALL
Rogers, Steffen, Roberts, Villasenor, Pettinger and Damuth
Commissioner Pettinger moved to Elect Commissioner Villasenor to be acting Chair for the meeting.
Commissioner Rogers seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes: Rogers, Steffen, Pettinger, Roberts, Villasenor, and Damuth
Damuth will be a voting member for the meeting
Commissioner Pettinger moved to EXCUSE Chair Marantino and Vice- Chair Caldwell from the May meeting
25, 2021 meeting; Commissioner Roberts seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes: Rogers, Steffen, Pettinger, Roberts, Villasenor, and Damuth
OTHERS PRESENT
Planning Director Patrick Waller, Administrative Assistant Charlotte Squires, City Attorney Richard PetersonCremer, Salvador Tovar Guzman, Trudy Lowery, Mark Sills, Ashta Taylor, Roberto Salomi Gonzalez, Mike
Gert, Jonathan Fitzpatrick, Kat Kelly, Jim & Vickie Herrera, Mark Stiebes, John Kuersten, Michael Maxfield
and via zoom Scott Surely, Kelly Moline.
APPROVAL OF MINUTES
Commissioner Rogers moved to APPROVE minutes for March 30, 2021 Regular Planning and Zoning Meeting
and The Board of Adjustment Meeting, with the change to page 1 under Excuse Commissioner Pettinger;
Pettinger did not vote. Commissioner Damuth seconded the motion. The motion CARRIED with the following
vote:
ROLL CALL: Yes: Rogers, Steffen, Roberts, Villasenor, and Damuth
Abstained: Pettinger
2021-014 CONDITIONAL USE PERMIT 2185 10TH STREET S.
Acting Chair Villasenor called the Applicant(s) Mark Sills and Ashton Taylor
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Confirmed Public Notice was met
Commissioner Steffen recused himself from this agenda item.
PURPOSE
The applicant requests approval of a Conditional Use Permit for a Medical and Retail Marijuana Cultivation
(MC) Operation.
STAFF REPORT
Planning Director Patrick Waller went through the Staff Report explaining some of the criteria and sharing
that Staff did not see any issues with the applicant’s request.
Staff recommends that Planning Commission APRROVE Conditional Use Permit 2021-14 subject to the
following conditions:
1. The Conditional Use Permit shall only be valid in conjunction with a Marijuana Cultivation Operation
license awarded by the City Clerk and City Manager.
2. The Conditional Use Permit shall only be valid in conjunction with a Marijuana Cultivation Operation
license awarded by the City Clerk and City Manager.
3. No improvements for this facility or operation of the facility shall occur within the building until a
license is granted by the City Manager. If a license is not awarded within 1-year of approval by the P&Z,
the permit shall become null and void.
4. The Conditional Use Permit shall become null and void if the grow operation is discontinued or not
started for 12 consecutive months.
5. Failure to comply with any and all licenses required by the City of Rifle and/or the State of Colorado for
the purpose of growing marijuana shall result in this Conditional Use Permit becoming null and void
upon revocation of said licenses.
6. The project conflicts with the previous Conditional Use Permit approval of the building as a hand
sanitizer production facility. Prior to operation of the grow facility the applicant shall supply a letter
indicating that they no longer will pursue the hand sanitizer conditional use permit.
7. Any future expansion of the grow facility shall require a new Conditional Use Permit approval.
APPLICANT PRESENTATION
Mr. Sills explained they are in an area where there are two (2) grows next to them, one behind and one to the
side. Last time they were here they were trying to do a hand sanitizer business that did not happen due to fire
protection delays that became 6 months instead of a couple of months and the need for hand sanitizer went away.
They will submit the letter to relinquish the hand sanitizer permit. Under recommendation number three (3) it
says no improvements to this facility or operation shall accrue until the building until a license is granted by the
City Manager. We are hoping you will take out the no improvements there is some electrical and upgrades that
needs to be done.
Mr. Taylor explained upgrades are electrical fixtures, trays, tables and went on to explain he has been at
numerous facilities throughout the state and is now trying to open his own with Commission’s approval. Some
of these things will be like moving furniture into a house, there are a few tables, try fixtures, but no actual
remodel will be done.
Mr. Sills explained there is already an open electrical permit; the main thing being improved is the light system
and setting up security cameras. No plants would be put into the building until a City License had been approved
form the State and City of Rifle.
Acting Chair Villasenor

asked if these updates need to be made in order to get the license.
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Mr. Taylor replied yes some would such as the security system, order litigation, and stuff is requirement of
submittal for the next phase of licensing, that will all need to be in place.
Acting Chair Villasenor

asked Staff if number three (3) is a standard requirement.

Planning Director Waller replied it’s a stock condition; we want to have all the approvals lined up and squared
away before you move forward with a building permit. This is a condition that has shown up in just about all of
the grow facility operations; certainly we don’t want to put them in sort of backward way where they can’t move
forward with State and City permit.
COMMISSION QUESTIONS AND COMMENTS: No Comments
PUBLIC COMMENT:
Acting Chair Villasenor
hearing was closed.

Opened the public hearing, seeing no one in the audience and on zoom the public

COMMISSION DISCUSSION: No Comments
Acting Chair Villasenor

entertained a motion

MOTION MADE:
Commissioner Roberts moved to APPOVE 2021-014 Conditional Use Permit 2185 10th Street S. with all of
Staff’s Recommendations and the changes to recommendation three (3) to read as “No improvements for this
facility or operation of the facility shall occur within the building except as required to obtain a state or local
license, until a license is granted by the City Manager. If a license is not awarded within 1-year of approval by
the P&Z, the permit shall become null and void”. Commissioner Rogers seconded the motion. The motion
CARRIED with the following vote:
ROLL CALL: Yes: Rogers, Pettinger, Roberts, Villasenor, and Damuth
Commissioner Steffen rejoined the meeting.
2021-016 Conditional Use Permit 101 W. 26th Street
Acting Chair Villasenor called the Applicant(s) Michael Maxfield
Confirmed Public Notice was met
PURPOSE:
The applicant requests approval of an approximately 280 square foot Storage Shed to be used with the existing
auto detailing business on the property.
STAFF REPORT:
Planning Director Patrick Waller went through the Staff Report explaining some of the criteria and sharing
that Staff did not see any issues with the applicant’s request.
Staff recommends that the following conditions be included with an approval of Conditional Use Permit 2021016:
1. All representations made by the Applicant in the application and during the public hearing shall be
conditions of approval, unless specifically altered by the Planning Commission.
2. Prior to the issuance of the Building Permit for the accessory storage shed, the applicant shall remove
temporary signs that are not compliant with the Rifle Municipal Code.
3. This conditional use permit is limited to approval of the storage shed on the property.

3/12
City of Rifle Planning Commission Meeting Tuesday May 25, 2021

4. The Conditional Use Permit shall become null and void if the shed is not constructed within 12 months.
APPLICANT PRESENTATION:
Mr. Maxfield explained he is changing the property from what it used to be. It was a green house and now he is
changing the use and wants to make sure the place stays cleaned up. The shed will go on the concrete pad on the
far northwest corner because there is already a hundred (100) amp service in that area. This way he can get an
electrical permit to add some power to the shed. The shed will be for storage and other business they have going
on the property such as auto detailing. The use will also be approved by the Fire Marshal regarding the floors
and storage for safety. The shed will be pre-built from Mor Storage in Grand Junction and will be anchored
down and will be painted to match the modular just west of the shed.
Acting Chair Villasenor asked if the conditional use permit (CUP) is for the size, if they have too many sheds
or what.
Planning Director Waller replied any commercial storage shed needs to go through CUP, per the code change
around two (2) years ago.
COMMISSION QUESTIONS AND COMMENTS:
Commissioner Steffen asked the applicant if he was good with all the conditions in the staff report including
removing all the inadequate signs.
Mr. Maxfield replied the signs have been removed.
PUBLIC COMMENT:
Acting Chair Villasenor
hearing was closed.

Opened the public hearing, seeing no one in the audience and on zoom the public

COMMISSION DISCUSSION: No further discussion.
Acting Chair Villasenor

entertained a motion

MOTION MADE:
Commissioner Rogers moved APPOVE Conditional Use Permit 2021-016 at 101 W. 26th Street with all Staff’s
Recommendations. Commissioner Steffen seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes: Rogers, Steffen, Pettinger, Roberts, Villasenor, and Damuth
2021-015 CONDITIONAL USE PERMIT 2515 W. CENTENNIAL PARKWAY
The Acting Chair Villasenor called the Applicant(s) John Fitzpatrick
Confirmed Public Notice was met
PURPOSE:
The applicant requests approval of a Conditional Use Permit to install a 2-MW Community Solar Garden on City
owned property located at 2515 West Centennial Parkway.
STAFF REPORT:
Planning Director Patrick Waller went through the Staff Report explaining some of the criteria and sharing
there is already a solar farm on the same site just north of this project. The applicant will be working with the
Department of Energy and the Colorado Department of Public Health and Environment to get that permitted.
The project will be located in the energy center which is part of the comprehensive plan and area plan that was
approved previous and is in a location identified as a solar facility.
Staff recommends that the following conditions be included with an approval of Conditional Use Permit 2021015
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1. The operation of the Solar Facility shall be done in accordance with all applicable Federal, State, and
local regulations governing the operation of this type of facility.
2. The Conditional Use Permit shall become null and void if the operation is discontinued for 12
consecutive months.
3. The fence surrounding the project shall be limited to 7 feet in height and wildlife friendly per CPW
requirements.
4. Prior to issuance of a Building Permit for the facility, the applicant shall submit required approvals and
permits from the Department of Energy and the Colorado Department of Public Health and
Environment.
5. The applicant shall address Colorado River Fire Rescue comments as part of the site plan/building
permit submittal.
6. The applicant shall supply additional details on the access road for review and approval by Colorado
River Fire Rescue and City of Rifle Public Works as part of the site plan/building permit submittal.
APPLICANT PRESENTATION:
Mr. Fitzpatrick
explained he had a power point presentation to share. The project will be 2 MW direct
current solar facility on about 11 acres surrounded by CPW recommended game fence at 7 feet high. The access
will be from W. Centennial Pkwy/US6. The construction will take around 12 to 18 weeks starting around
July/August 2021 and hopefully the project will be operational by the end of the year. The project will be
Operational for 20 to 40 years, 20 years is the contract with Xcel Energy and can be extended per the terms of
their lease. The facility will look just like the current solar arrays on the property currently. The project will be
located on UMTRA site and there will be ongoing coordination with the CDPHE and DOE regarding the BMPs
for working on contaminated site. This is part of Xcel Solar Rewards Community Program and residents will be
able to subscribe to the CSG and receive credits on their bill.
COMMISSION QUESTIONS AND COMMENTS:
Commissioner Rogers
Mr. Fitzpatrick
equipment.

asked what the distance from the solar panels to the CDOT ROW was.

replied approximately 128 feet, from the southernmost location of the fence not the

PUBLIC COMMENT:
Acting Chair Villasenor
hearing was closed.

Opened the public hearing, seeing no one in the audience and on zoom the public

COMMISSION DISCUSSION: no further discussion.
Acting Chair Villasenor

entertained a motion

MOTION MADE:
Commissioner Damuth moved to APPOVE Conditional Use Permit 2021-015 at 2515 W CENTENNIAL
PARKWAY with all Staff’s Recommendations. Commissioner Pettinger seconded the motion. The motion
CARRIED with the following vote:
ROLL CALL: Yes: Rogers, Steffen, Pettinger, Roberts, Villasenor, and Damuth
2021-005 SKETCH PLAN LAST CHANCE COMMONS
Acting Chair Villasenor called the Applicant(s) Brian Stillwell
Confirmed Public Notice was met
PURPOSE:
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The applicant requests approval of a Sketch Plan for pocket neighborhood Planned Unit Development (PUD)
consisting of twelve (12) units on 1.911-acres, currently zoned Community Service (CS)
STAFF REPORT:
Planning Director Patrick Waller went through the Staff Report explaining some of the criteria and sharing
Staff comments. This project will be brought back to the commission at Preliminary Plan if the application
moves forward.
Staff recommends that Planning Commission approve the Sketch Plan and Concept PUD for the Last Chance
Commons with the following conditions:
1. The applicant shall incorporate referral comments into the Preliminary Plan submittal.
APPLICANT PRESENTATION:
Mr. Stillwell explained there is a need for housing in the area that was intended more for commercial
development opportunity; seeing a chance to bring some of the residential as a pocket community in walking or
biking distance of facilities and conveniences. I would be the building as the developer on this project. Asking
for approval for twelve (12) lots with separate driveways onto Last Chance Drive and they would be built in
phases of clusters of four (4) as the market allows.
COMMISSION QUESTIONS AND COMMENTS:
Acting Chair Villasenor asked Patrick to bring up the Rifle Municipal Code section 16-3-610 the intent of PUD
Regulations and asked the commissioner if they had any questions.
Commissioner Rogers asked if a sketch plan deals with drainage issues, the run off from the mountain hind the
property.
Planning Director Waller replied it doesn’t, the drainage was reviewed by our engineer and there are some
potential geo hazard issues and it also showed up on the Grand River Plaza Plat as a debris fan that’s identified
as well. That will be coming in at preliminary plan with more engineering.
City Attorney Richard Kramer replied the sketch plan is your chance to look at the concept, if this would be
something that is a good fit in this location.
Acting Chair Villasenor asked Patrick to bring up 16-3-640 section b, it says the review criteria themes for the
city benefits are project design and land use so if you know those are the If you came to us with all five (5) lots it
would be a more cohesive design and could make sure it fits in the neighborhood, but not sure on how
undesirable effects to the neighborhood of having these two (2) planned really dense with the twelve (12) units
whereas the other ones are yet to be seen.
Mr. Stillwell replied he looked into the adjacent lot 17 and they are going to do a storage building and right
across the street there are a couple of parcels with some homes facing Last Chance Drive and it looked to me
there was some sort of precedent for a residential project. Regarding the density part of that with opaque fencing
and architectural implements that we would use we can create a sense of separation. I don’t know about the lots
east of these lots, but we can create what a pocket neighborhood is its own community within itself and you have
to use landscaping, fencing and other treatments to try to blend in with the something else on the other side.
Acting Chair Villasenor asked Patrick what is the normal rear yard setback
Planning Director Waller replied in Community Service (CS) the rear is 15 feet.
Acting Chair Villasenor read the Municipal Code regarding PUD setbacks, and asked the applicant under
which of those items does the project fall under.
Mr. Stillwell replied greater diversity of housing types in mixed use, there is a certain open space component
to this too. If you look at the area we are actually using of the available lots you know that there’s a ten to
twelve foot hill in the back but that sort of opens up. Nothing else will be built on that side.
Acting Chair Villasenor mentioned under another developer they had a lot of density, along with a park for the
kids to play at. Going from fifteen (15) feet rear yard to five (5) feet is a pretty big loss.
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Commissioner Damuth asked the applicant if they see any issues with the debris flow or the geology in that
area.
Mr. Stillwell replied we will get into that with the engineering solution. He shared he built in environments
that are far more intimidating and potentially difficult then this site Whatever the mitigation requirements that
are provided by the engineer we would do. He does not see that as being a major problem. There is enough
setback area to deal with drainage.
PUBLIC COMMENT:
Acting Chair Villasenor

Opened the public hearing.

Scott Surely (via zoom) asked if there would be any impact on property values in this area. Are these
affordable, medium or higher end priced homes and how will that affect property values and businesses around
the development?
Mr. Stillwell replied these will be free market units, and for property values that is not something I can address
but this is a far cry from the original proposal that was presented for modular housing in a sort of quick and easy
way. He is known for building a quality product and this will be a compliment to the area housing inventory.
Kelly Moline(via zoom) asked would there be a bike path, and is the open space ten (10) to twelve (12) feet
wide and just trying to envision what this looks like.
Mr. Stillwell explained the project again and the open space comment may have come from the steep slop in
that back of the project. There is a ten (10) to twelve (12) foot high slope in the back of the property and we had
to make sure we moved away from that in terms of any of the residential structures, so there would be some
space that would be private to the residential owners. This wouldn’t be a community park. The bike paths and
sidewalk already exist along Last Chance Drive.
Planning Director Waller replied that the City Public Works department did not see any immediate issues with
plan for traffic or access to Last Chance Drive.
Acting Chair Villasenor asked if there was anyone else wanted to comment on this project. Seeing no one in
the audience and on zoom the public hearing was closed.
COMMISSION DISCUSSION:
Commissioner Steffen asked about the snow removal and if that would be under an HOA.
Mr. Stillwell replied his understanding was that they would have public access and maintenance to the existing
improvements and the driveways would be dedicated to the city so that the city would maintain the driveways. If
that is not the case my understanding is that HOA’s have a long and difficult history in Rifle.
Planning Director Waller replied that the City would likely not be interested in taking on the driveways; they
will need to be done by an HOA.
Acting Chair Villasenor asked about the Colorado Fire District comment that mentioned there would need to
have an urban wildland area per the wildland codes.
Mr. Stillwell replied if it is something we have to address and would want to spend some review that, I have
not encountered this yet to be honest. This is a new matter and at some point that could be cost prohibited.
Planning Director Waller replied at this point it is a suggestion from Colorado River Fire Rescue it’s not a
requirement. This is something that is being looked at in the future.
Mr. Stillwell replied if this translates to using fire blocking materials on the outside of the structures that is not
a big issue, this is done a lot.
Acting Chair Villasenor stated, to sum up her thoughts, appreciates the applicant wanting to bring quality
housing to the area, but she has concerns about the density and a five (5) foot rear yard setback without having
any kind of Park. Shared concern about the shared driveways, the City is not interested in calling them streets
and HOA’s like you said they fall apart.
Commissioner Rogers asked where are you seeing the five (5) feet, she is seeing fifteen (15).
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Planning Director Waller replied the five (5) foot is those rear lots in the front, lots 6 thru 12; all of those are
all five (5) foot from the property line along that middle lot line.
Acting Chair Villasenor

asked if there were any other questions or comments of the commissioners.

Acting Chair Villasenor

entertained a motion

MOTION MADE:
Commissioner Steffen moved to APPOVE 2021-005 Sketch Plan Last Chance Commons with all Staff’s
Recommendations. Commissioner Rogers seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes: Rogers, Steffen, Pettinger, Roberts and Damuth
No: Villasenor
Acting Chair Villasenor

entertained a 5 minute break at 8:17pm to 8:24pm

2021-007 SKETCH / PRELIMINARY PLAN PIONEER MESA PH2 PUD
Acting Chair Villasenor

called the Applicant(s) John Kuersten

Confirmed Public Notice was met
PURPOSE:
The applicant requests approval of a Sketch Plan/Preliminary Plan/Planned Unit Development to subdivide
approximately 28.76 acres into 17 single-family estate lots.
STAFF REPORT:
Planning Director Patrick Waller explained the history of Pioneer Mesa Ph2, shared that infrastructure was put
in without City Of Rife approval and permits. Theexisting road access to the top is roughed in, as well as
existing utilities. Some of the Key items are:
 Comprehensive Plan- this project falls into a Tier 2 area and there are some potential issues for
development of that particular parcel. Identified here are the preexisting utilities and the access.
 Access- the applicant is addressing those by going to a much less dense plan and having the access
road privately maintained. The comprehensive plan calls out “lower impact development pattern or
non-residential uses maybe appropriate given the constraints that were identified”. Just being sure this
is covered by the HOA and some technical review pieces done by Public Works and Colorado Fire
Rescue and those comments were attached to the staff report.
 Steep Slopes and Soils-

there are some conditions of approval associated with that as well.

 Public Works Reviewthey were reviewing some drainage issues and identified some potential
changes to the plan but were still supportive of it moving forward.
Planning Director Waller went through the Staff Report explaining some of the criteria, and went through the
conditions for approval.
Staff recommends that Planning Commission approve the Pioneer Mesa Phase 2 application for a
Sketch/Preliminary Plan and recommend to Rifle City Council to rezone the project to Estate Zone – PUD with
the following conditions:
1. All representations made by the Applicant in the application and during the public hearing shall be
conditions of approval, unless specifically altered by the Planning Commission.
2. All Staff and referral agency comments (including comments from Mountain Cross Engineering, City of
Rifle Public Works, City of Rifle Utilities, Colorado River Fire Rescue, Xcel Energy and CDOT) shall
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be incorporated into the Final Plat submittal as noted in referral comments attached to this Staff Report
except as amended below:
a. The applicant shall supply a letter from a professional engineer indicating why a berm is an
effective traffic control device compared to a guardrail, on Pioneer Trail. This shall be reviewed
by City Staff to determine if a guardrail or berm is appropriate.
b. The applicant shall provide an analysis from a professional engineer detailing whether or not the
detention ponds and drainage ditches should be lined.
3. The applicant shall provide analysis from a professional engineer indicating that the proposed Building
Setbacks are sufficient to protect residential development of the lots from steep slope and soils issues.
Alternatively, the applicant may supply building envelopes on each of the residential lots that are
approved by a professional engineer to ensure residential development is not at risk from steep slopes
and soil issues.
4. The applicant shall provide updated engineered plans that will be reviewed and accepted by referral
agencies as part of the Final Plat application. The updated plans shall address comments, to the
satisfaction of the referral agency, that were provided at Preliminary Plan. Additional modifications may
be required as part of this review.
5. The access road shall be privately owned and maintained. The applicant shall provide Covenants and
HOA documents detailing the maintenance plan for the access road for City of Rifle review and
acceptance as part of the Final Plat submittal.
6. The applicant shall include a Plat Note that states, “An engineered foundation design and soils report
shall be required as part of any Building Permit submittal.”
APPLICANT PRESENTATION:
Mr. Kuersten

explained he wanted to address a couple of comments on:

 Recommendation 2a- they show a traffic control berm and guardrail, we’re actually not opposed to the
guardrail we are just trying to soften the look from down below and not see a shiny steel guardrail. We
thought an earth berm with some grass on it would be nicer to look at. We will do whatever is
recommended, our engineer is good with either one. For recommendation 2b the lined detention ponds,
drainage ditches we actually have a full drainage report already completed on this property with the
existing soils report. We actually anticipated granular pit run type soils it was actually going to use the
nonaligned retention ponds to help perpetrate some of the detention water into the ground and believe
there wouldn’t be any ill effects from that. Lining the pond does not create that much difference in the
soils report. Again if that is what the city’s engineers want to see we will gladly do that but keep in mind
but we are trying to keep more water on site.
 Recommendation 3- the building envelopes we have asked for reduced setbacks for front and rear yard
primarily for the long skinny lots and would prefer not to provide building envelopes on any of the lots;
and leave those open to interpretation at permit on each structure, certainly engineering can address the
slopes, drainage. The slopes aren’t that steep and have been stable for years and feel it would be better
to address on per lot basis. We are open to suggestions and this is for the main lots facing that front
slope. We believe an engineered stamped sutural and soils report per lot at time of building address that
concern.
COMMISSION QUESTIONS AND COMMENTS:
Acting Chair Villasenor asked if Patrick would bring up the estate zoning district up in the municipal code.
The rear and front yard setback of 50’ you are requesting goes down to 25’ in the front yard and 15’ in rear yard,
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Mr. Kuersten explained due to the existing infrastructure in place, we would like to use the sewer and water
line that is in place, there has been some preliminary testing done and is relatively in good shape. The lot sizes
are set, this was originally designed for 72 lots and they were pretty shallow with a 25’ foot setback in the
residential zone district and with the unique lots and topography that’s there.
Commissioner Damuth asked some questions from the Colorado River Fire Rescue (CRFR), will you be
considering doing sprinkler or any other mitigation for fire.
Mr. Kuersten replied they are not, and has spoken in length with Orrin about this so the wildland interface
code is relatively new and they are recommending these fire resistant types construction all that means is you
would use brake block stucco cement board siding exterior a 40 year asphalt shingle actually meets the same
requirements. They do ask for a wild fire wildland mitigation plan which basically says if you have brush
growing along your property line you create defensible space and it’s pretty basic.
Acting Chair Villasenor replied when it comes to the access road it has been an issue, is it the HOA going to
maintain it or how do you see that.
Mr. Kuersten replied yes the HOA will maintain the access from the bottom of the hill all the way up through
the subdivision.
Commissioner Steffen asked if it is all paved.
Mr. Kuersten replied no so actually shown right now is a profile of recycled asphalt with a rejuvenated product
on it and part of that reason is we think it’s easier to maintain, you can actually take a motor grader down that reblade it re-compact a couple times a year for a very minimal cost. Once you put asphalt on there once it starts to
come apart you have to saw cutting and tearing out and repaving and patches on the hill and those will start to
fail.
Commissioner Steffen asked if the storm water was in place.
Mr. Kuersten replied the storm water is in place there are some repairs to some of the catch basins and
reconstruct the detention facilities but all the piping appears to be in good condition. We will clean, flush and
camera everything part of the testing.
PUBLIC COMMENT:
Acting Chair Villasenor

Opened the public hearing.

Trudy Lowery shared she is in phase 1 of Pioneer Mesa and has concerns of the drainage coming off the hill
and wanted to know exactly where the drainage will be going. We also need to know if this HOA is joining our
HOA or will it be its own HOA. In past years there was a flood that was really bad and ripped out 3 lots and she
is not for spun asphalt for the access road to phase 2. Also would like to know more about the mitigation on the
hillside, and would like to see a more stable landscaping on the hillside to help prevent mudslides and flooding
out the homes at the base of the hillside.
Acting Chair Villasenor asked are there detention ponds and would the HOA be the same or separate with
phase 1. If there were an issue with flooding or drainage issues the HOA’s would work that out.
Mr. Kuersten replied there will be when we are complete; they were there but are pretty filled in now. The
drainage was always planned in phase 1 to accommodate phase 2, the piping is all in and the drainage structure is
in place although they need to be repaired and cleaned out; it does run down the hill into the retention pond in
phase one it was sized for phase two. The HOA will be its own separate HOA, and regarding any drainage,
flooding issues the HOA’s will work that out.
Jim Herrera shared his concern is the park, the run off from the top going into the park, and who will take
care of that when it floods. We just want to make sure that is going to be taken care of we have worked real hard
to get this subdivision down below into good shape.
Mr. Kuersten

replied the playground was built in the retention pond.

Jim Herrera

asked if they were going to allow modular homes in phase 2.

Mr. Kuersten

replied they will all be stick built.
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Salomi Gonzalez shared her concern that she has three (3) kids and lives right in the corner of the access road
up to the new development. Will there be speed bumps or a stop light what are their plans to slow traffic down.
Mr. Kuersten replied he has not seen any comments about a stop sign at that intersection, we are not opposed
to putting it in. typically it goes the flatter side not the downslope.
Planning Director Waller replied there is a comment from Public Works about a stop sign at Pioneer Way,
Pioneer Trail so they’re asking for one as part of their conditions.
Scott Surely (via zoom) shared he is concerned about the impact to property values and are the 17 units taking
over the whole are area is it just one area the 17 units will be going into.
Mr. Kuersten replied it is hard for us to forecast property values but I would like to think these larger estate
zone lots will attract lager homes and would think it would help raise the property values. There are no designs
for houses at this point, my partners and I plan on building the houses and with the market right now we are not
sure what that time frame might look like.
Acting Chair Villasenor asked if anyone else wanted to comment on this project. Seeing no one in the
audience and on zoom the public hearing was closed.
COMMISSION DISCUSSION:
Acting Chair Villasenor

asked if there were any other questions or comments from the commissioners.

Planning Director Waller shared the drainage issues that were brought up at the meeting such as the draining
into the detention pond, and if the Planning Commission finds it appropriate they could add a condition of
approval that they are addressed as part of the final plat. The applicant discussed shared maintenance of the
facility, and just wanted to make note of that for the commission.
Commissioner Damuth asked Patrick what was the wording of that condition.
Planning Director Waller shared to add another condition for clarity, condition 7 indicating that at time of final
plat the applicant shall provide documentation that they have partial maintenance of the drainage facility below.
The preliminary plan has a piece where you can approve and ask them to come back if you are looking for more
information or you can continue as well.
Commissioner Damuth asked the applicant if he would have any issues with the suggested additional condition
for shared maintenance of detention ponds.
Mr. Kuersten

replied they would be fine with that.

Commissioner Steffen asked if he would come back again once you kind of finalize what you are putting down
recycled asphalt or pavement.
Mr. Kuersten replied he would prefer actually it is getting late in the year if you guys had a recommendation
one way or the other on the access road up the hill for pavement or recycling I prefer we could resolve that
tonight if possible. We are okay with Public Works requirement.
Acting Chair Villasenor

entertained a motion

MOTION MADE:
Commissioner Steffen moved to RECOMMEND to City Council to APPOVE 2021-005 Sketch Preliminary
Plan Pioneer Mesa Phase 2 PUD with all Staff’s conditions including Condition 7 As part of the Final Plan
submittal, the applicant shall provide documentation that the HOA for Pioneer Mesa Phase 2 will share
maintenance responsibility for the lower detention area with the Pioneer Mesa Phase 1 HOA and Condition 8
The applicant shall submit the Final Plan application to the Planning Commission for a recommendation to City
Council Commissioner Pettinger seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes: Rogers, Steffen, Pettinger, Roberts, Villasenor, and Damuth
VOTE FOR CHAIR AND VICE CHAIR
11/12
City of Rifle Planning Commission Meeting Tuesday May 25, 2021

Acting Chair Villasenor

entertained a motion

MOTION MADE:
Commissioner Rogers moved to RE-ELECT Marantino as Chair and Caldwell as Vice Chair Commissioner
Roberts seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes: Rogers, Steffen, Pettinger, Roberts, Villasenor, and Damuth
Chair Marantino and Vice Chair Caldwell both agreed they would accept the decision of the board.
COMMENTS AND ADJOURNMENT:
Commissioner Rogers shared the New Ute Theater is holding outdoor patio concerts. The Famer’s Market will
be starting up June 18th the website is riflefamersmarket.com for applications as a vendor along with date and
times and will be held at Heinz Park.
Planning Administrative Assistant Squires shared there is still a vacant position on the Planning Commission
Board; if you are interested please submit your interest to the City of Rifle.
The meeting was adjourned at 7:48 p.m.

Dustin Marantino, Chairman

Date

Charlotte Squires, Planning Administrative Assistant

Date
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REGULAR PLANNING COMMISSION MEETING
& BOARD OF ADJUSTMENTS
Tuesday, June 29, 2021

Chair Marantino called the Regular Planning Meeting and Board of Adjustment to order at 7:00 p.m.
Chair Marantino led the Planning Commission and audience in the Pledge of Allegiance.
MEMBERS PRESENT AT ROLL CALL
Marantino, Marantino, Caldwell, Rogers, Steffen, and Damuth
Commissioner Caldwell moved to EXCUSE Commissioner Pettinger, Commissioner Roberts and
Commissioner Villasenor from the June 29, 2021 meeting; Commissioner Rogers seconded the motion. The
motion CARRIED with the following vote:
ROLL CALL: Yes: Marantino, Steffen, Caldwell, Rogers and Damuth
Damuth will be a voting member for the meeting
OTHERS PRESENT
Planning Director Patrick Waller, Administrative Assistant Charlotte Squires, City Attorney Richard
Peterson-Cremer, Chanel 10 Salvador Tovar-Guzman, Kate Owens, Erika Fratzke, Chad Cope
APPROVAL OF MINUTES
Commissioner Damuth moved to TABLE May 25, 2021Regular Planning Meeting Minutes to the July 27,
2021 meeting Commissioner Rogers seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes: Marantino, Caldwell, Rogers, Steffen, and Damuth
2020-022 ZONING VARIANCE 317 WEST AVENUE
The Vice Chair called the Applicant(s) Kate Owens
Confirmed Public Notice was met
PURPOSE
The applicant, Owens Real Estate Enterprises LLC, requests a variance from the rear yard setback
requirement for an expansion of the existing Veterinary Clinic at 317 West Avenue. The request is for a 5’
setback, reduced from the 8’ setback required by code.
APPLICANT PRESENTATION
Ms. Owens shared they have been at their current location for over 20 years and to continue to grow more
space is needed. The lot is a difficult lot to expand on, unable to expand on either side that leaves the rear of
the property for expansion. They are looking at adding a two (2) story addition to the back of the existing
building, and even if three (3) feet doesn’t seem like a lot with a small addition that three (3) feet would
make or break adding the addition. If they are not able to build the addition they will have to look for
another location and would prefer to stay where they have been established for over 20 years.
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STAFF REPORT
Planning Director Patrick Waller

went through the Staff Report and explained the findings.

Staff recommends that the Board of Adjustment APPROVE Variance 2021-022.
COMMISSION QUESTIONS AND COMMENTS No Comments
PUBLIC COMMENT:
Chair Marantino asked if anyone else in the audience want to address this issue. Seeing no one else the
public hearing was closed.
COMMISSION DISCUSSION:
Commissioner Rogers shared she would like to see them stay in the downtown area. They are a huge
asset to the downtown.
Chair Marantino shared he agrees it is nice having them in the walking distance of the downtown
business.
Motion Made:
Commissioner Caldwell moved to APPOVE Zoning Variance to allow the 5’ set back with all Staff’s
Recommendations. Commissioner Steffen seconded the motion. The motion CARRIED with the following
vote:
ROLL CALL: Yes: Marantino, Steffen, Caldwell, Rogers and Damuth
COMMENTS

AND ADJOURNMENT

Commissioner Rogers shared check out the New Ute Theater web page for the lineup of events. The
Famer’s Market is up and going, stop by and check out the booths or website.
Planning Administrative Assistant Squires shared there is still a vacant position on the Planning
Commission Board; if you are interested please submit your interest to the City of Rifle.
The meeting was adjourned at 7:25 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 Fax: 970-625-6268

MEMORANDUM

TO:

City of Rifle Planning Commission

FROM:

Patrick Waller, Planning Director

DATE:

July 27, 2021

CASE:

Conditional Use Permit - 2021-029

SUBJECT:

Group Childcare Center (10 or more Children)

APPLICANT: Myoelectric Products Inc.
The applicant is requesting approval of a group childcare facility for 28 children. The property is
located within the Community Service Business District, which requires a Conditional Use
Permit for a Group Child Care Center of 10 or more children. The facility is currently authorized
to operate under this threshold, which is considered a use by-right.

719 Garden Lane
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BACKGROUND
The property was previously used as a Child Care Center and received Conditional Use
approval in 2009 and an amendment to the permit was approved in 2011. The facility was
originally approved for up to 250 children and included a new building that was never
constructed. The Conditional Use Permit was valid until January 1, 2020, but has since expired.
The current proposal is limited to 28 children. This requires a Conditional Use Permit in the CS
Zone District because the overall number of children is greater than 10.
The childcare facility is associated with the Head Start Program and all inspections will be
completed by the federal government. No state or County license is needed for operation. The
Conditional Use Permit process primarily focuses on compatibility of the proposed use with
neighboring properties and City of Rifle requirements.
A Building Permit has been issued by the City of Rifle to upgrade the facility to meet by-right use
requirements (limited to less than 10-children unless a Conditional Use Permit is approved)
including the addition of a kitchen. This permit will need to be finalized before the use of the
facility.
REFERRAL AGENCIES
The application was reviewed by the following agencies:
1.
2.
3.
4.

City of Rifle Public Works
Colorado River Fire Rescue
City of Rifle Utility Department
City of Rifle Building Department

No issues were identified with the application.
RECOMMENDATION
Staff recommends that Planning Commission APPROVE Conditional Use Permit 2020-29
subject to the following conditions:
1. All representations made by the Applicant in the application and during the public
hearing shall be conditions of approval, unless specifically altered by the Planning
Commission.
2. The operation of the facility shall be done in accordance with all applicable Federal,
State, and local regulations governing the operation of this type of facility.
3. The Conditional Use Permit shall become null and void if the operation is discontinued
for 12 consecutive months.
4. The applicant shall provide handicap parking for the facility as required by the City of
Rifle Municipal Code. This shall include the use of a paved space and associated
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striping to meet the requirement. The applicant shall also provide a signage plan to show
off-street parking and loading locations.
5. The gravel loading area, parking and access shall be kept in a dust-free condition. If any
dust complaints are received the applicant shall be required to complete mitigation
measures to the satisfaction of the Rifle Planning Director or as appealed to the
Planning Commission.
6. Prior to the issuance of the Conditional Use Permit, the applicant shall provide a traffic
circulation plan for review and approval by the City of Rifle.
FINDINGS
Pursuant to Section 16-5-360, 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;
This use is permitted in the CS zone district with the approval of a Conditional Use
Permit. Staff is suggesting that the applicant provide a paved handicap parking
space that meets City of Rifle requirements. This space appears to already exist
on the property. Otherwise the gravel parking area will be used to drop-off
children and will not be long-term. Staff feels that the previous use of the facility
as a much larger childcare facility and the lack of issues as indicated by
conversations with Colorado River Fire Rescue and Public Works, means that the
gravel parking area is acceptable provided that it is kept in a dust free condition
as required by the Rifle Municipal Code.
The Rifle Municipal Code requires that the applicant submit a traffic circulation
plan for review and approval prior to the issuance of the Conditional Use Permit.
This has been included as a suggested Condition of Approval.
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 site has previously been approved for a much larger childcare facility (250
children). This modified smaller proposal allows the use to be more compatible
with the surrounding neighborhood and the impacts from the use will be
substantially less. No public comments have been received on the application.
The property has a fence in place between the subject parcel and the residential
areas to the east.
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.
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4. The potential for adverse environmental effects that might result from the proposed use;
No major adverse environmental effects have been identified from the proposed
use. The applicant will be required to follow all federal permitting requirements.
5. Compatibility of the proposed use and the site (or subdivision) plan with the City of Rifle
Comprehensive Plan;
The Comprehensive Plan suggests that this area be used for neighborhood
commercial. The proposed use fits well within the Comprehensive Plan.
6. The potential impact of the proposed use upon the value of property and buildings within the
surrounding area; and
Adherence to standards should 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.
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719 Garden Lane

Patrick Waller
From:
Sent:
To:
Cc:
Subject:

Orrin Moon <Orrin.Moon@Crfr.us>
Monday, July 19, 2021 3:30 PM
Patrick Waller
John Nihiser
RE: 719 Garden Lane Childcare Center

Patrick,
After talking to you on the phone, John and I were there about a month ago and talked to the applicants about the
Childcare Center. We have good access and they had fire extinguishers when we were there last. I have no issues from
CRFR for the Conditional Use Permit.
Please feel free to contact me with any questions.

THANK YOU,

ORRIN D. MOON
PREVENTION DIVISION CHIEF/FIRE MARSHAL
COLORADO RIVER FIRE RESCUE
970-625-1243
orrin.moon@crfr.us

From: Patrick Waller [mailto:pwaller@rifleco.org]
Sent: Friday, July 16, 2021 9:03 AM
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To: Orrin Moon <Orrin.Moon@Crfr.us>; Brian Prunty <bprunty@rifleco.org>; Craig Spaulding <cspaulding@rifleco.org>;
John Nihiser <JNihiser@rifleco.org>; Robert Burns <rburns@rifleco.org>
Cc: Charlotte Squires <csquires@rifleco.org>; 'Richard J. Peterson‐Cremer' <rjp@mountainlawfirm.com>
Subject: RE: 719 Garden Lane Childcare Center
Hi Folks,
Just a reminder on this one. Please have comments over to me by Monday if possible. I need to prepare the Staff Report
for distribution later next week.
Thanks and have a nice Friday!
Patrick Waller
City of Rifle Planning Director
970‐665‐6499
pwaller@rifleco.org
From: Patrick Waller
Sent: Friday, July 02, 2021 9:56 AM
To: Orrin Moon; Brian Prunty; Craig Spaulding; John Nihiser; Robert Burns
Cc: Charlotte Squires; 'Richard J. Peterson-Cremer'
Subject: 719 Garden Lane Childcare Center

Good Morning,
The City of Rifle Planning Department is requesting referral comments for a Conditional Use Permit for a Group
Childcare Center for 28 children to be located at 719 Garden Lane. Please review and let me know if you have any
comments by Monday, July 19, 2021.
Thanks for your review and let me know if you have any questions,
Patrick Waller
City of Rifle Planning Director
970‐665‐6499
pwaller@rifleco.org

This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to report this email as
spam.
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Patrick Waller
From:
Sent:
To:
Subject:

Robert Burns
Friday, July 02, 2021 11:13 AM
Patrick Waller
RE: 719 Garden Lane Childcare Center

No concerns from the utility department
Robert P. Burns – Utility Director
City of Rifle, Colorado – Utility Department
“Promoting Positive Growth Through Responsible Resource Management”
970‐665‐6599
From: Patrick Waller
Sent: Friday, July 02, 2021 9:56 AM
To: Orrin Moon; Brian Prunty; Craig Spaulding; John Nihiser; Robert Burns
Cc: Charlotte Squires; 'Richard J. Peterson-Cremer'
Subject: 719 Garden Lane Childcare Center

Good Morning,
The City of Rifle Planning Department is requesting referral comments for a Conditional Use Permit for a Group
Childcare Center for 28 children to be located at 719 Garden Lane. Please review and let me know if you have any
comments by Monday, July 19, 2021.
Thanks for your review and let me know if you have any questions,
Patrick Waller
City of Rifle Planning Director
970‐665‐6499
pwaller@rifleco.org

1

DEPARTMENT OF PLANNING & DEVELOPMENT
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MEMORANDUM
TO:

CITY OF RIFLE BOARD OF ADJUSTMENT

FROM:

PATRICK W ALLER, PLANNING DIRECTOR

DATE:

JULY 27, 2021

SUBJECT:

VARIANCE 2021-23
6’ FENCE IN THE FRONT YARD FOR 337 W EST AVENUE

REQUEST
The applicant, Marcus Slaton, requests a variance from the fence height requirement in the front
yard setback for the property located at 337 West Avenue. The request is for a 6’ fence in the
front yard setback, which is higher than the 4’ required by the Rifle Municipal Code.
Aerial Image of Subject Property

BACKGROUND
The applicant was issued a Building Permit for the construction of a fence in the front yard
setback. The Rifle Municipal Code requires that all fences within 20’ of the front lot line be 4’ or
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less. The applicant has built a 6’ tall privacy fence. The applicant has made representations in
the application that the fence is needed for privacy and security.
The property is zoned Central Business District and is in the Centennial Neighborhood Overlay
District. In this zone district there are specific requirements regarding fences that does not allow
for a Variance request if the fence is higher than four feet and in front of the principal building.
However, the Code does allow a Variance to be approved if the fence is not located in front of
the Principal Building.
While Staff does not recommend the approval of this Variance request, if the Board of
Adjustment does grant approval, then the Code requires that it is conditioned to not be
permitted in front of the principal building.

Red Line shows where the
fence would not be located in
front of the principal building.

The application was referred to the City of Rifle Public Works, Colorado River Fire Rescue, the
City of Rifle Building Department, Xcel Energy, and the City of Rifle Utility Department. No
issues were identified as part of the review.
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RECOMMENDATION
Staff recommends that the Board of Adjustment DENY Variance 2021-023 for a 6’ tall fence in
the in the front yard setback.
FINDINGS
The Board of Adjustment shall consider the following findings in granting or not granting a
variance (staff comments shown in bold italics):
a. At least one of the two
following criteria exists:
1. Minor
additions
or
structural or cosmetic
changes
to
existing
structures, the result of
which will be in harmony
with the land use and
existing structures in the
neighborhood; or
N/A

Image of the Fence
2. A practical difficulty has
from West Avenue
been
demonstrated,
based on:
a. Size, shape, or
dimension of a site;
b. Location of existing structures;
c. Topographic or physical conditions on the site or in the immediate vicinity;
and;
d. Other physical limitations such as street locations or traffic conditions in the
immediate vicinity;
The application does not demonstrate a practical difficulty with regards to the
physical characteristics of the lot. The parcel is relatively rectangular in nature
and meets minimum lot size requirements per the Rifle Municipal Code. The
property is a corner lot, so there are two required front yard setbacks, but this
does not support the granting of a Variance for fence height. The side yard is the
applicant’s only outdoor space on the lot (there is no backyard), however, if the
fence met required setbacks there would still be usable outdoor space behind the
6’ fence.
b. Such relief may be granted without substantial detriment to the public good and without
substantially impairing the intent and purpose of the City of Rifle Comprehensive Plan or
this Chapter;
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Granting the Variance request would impair the intent of the City of Rifle’s Zoning
Code and Comprehensive Plan. The requirement for a 4’ tall fence within the front
yard Setback is meant to make sure the streetscape in not dominated by fences
built to the property line. A 6’ tall fence in the front yard changes the pedestrian
characteristics of the area and makes the sidewalk feel more restricted.
c. The granting of the variance will not be detrimental to the public health, safety, or
welfare; and
The proposed variance does not detrimentally affect public health, safety, or
welfare.
d. The proposed variance will not adversely affect adjacent properties or the surrounding
neighborhoods; and
The construction of a fence at the property line will impact the streetscape and
change the experience that citizens have while walking in the downtown area.
Rather than the open space and visibility that is provided by a 4’ tall fence, the
downtown area will be adversely affected by the larger 6’ tall fence.
e. Compatibility with adjacent land development and land uses is assured.
While there are some 6’ tall fences in the area, many of these appear to be old
fences that were possibly built before the required zoning regulations. The
downtown area needs to be especially pedestrian friendly as more people tend to
use the pedestrian infrastructure in the area, rather than in more suburban type
settings.
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MEMORANDUM
TO:
City of Rifle Planning Commission
FROM:
Patrick Waller, Planning Director
DATE:
July 27, 2021
SUBJECT: Wapiti Commons – Sketch Plan
ADDRESS: 769 and 781 Smith Street
CASE #:
Sketch Plan - 2021-030
APPLICANT: Habitat for Humanity
I.
REQUEST AND SUMMMARY
The applicant requests approval of a Sketch Plan for the development of 10 townhomes
and eight multi-family units (two buildings, with four units each) on 1.52 acres zoned
Community Service (CS).
II.

PROJECT MAP

The property consists of Lot 12 and 13 located within the Wapiti Park Subdivision, in
South Rifle off of Smith Street.

Subject Parcels

III.
ZONING, LAND USE, AND COMPREHENSIVE PLAN
The Final Plat for Wapiti Park was recorded in January 2005 and it created 17 Lots
ranging in size from 0.35 acres to 0.9 acres. Since that time a number of the lots have
been re-platted and have had boundary lines adjusted. Some of the lots closer to Airport
Road have been developed, while a number of the lots further from Airport Road have
remained vacant.
The current zoning on the property is Community Service (CS). In this zone district, a
multiple-family dwelling is considered a use by-right. However, since the applicant
desires to Subdivide the individual units, they are required to go through the Major
Subdivision process.
The Comprehensive Plan identifies the area as being suitable for High Density
Residential and Neighborhood Commercial. It indicates that residential uses may be
compatible in this area because commercial development may be difficult due to a lack
of visibility. This assessment is accurate based on the properties closer to Airport Road
being developed, while parecels to the south are vacant.
IV.

PROJECT DESIGN

The project was referred to the GIS Department, Xcel Energy, City of Rifle Public
Works, Colorado River Fire Rescue, and City of Rifle Utilties, and the City of Rifle
Building Deparment. Comments received back are incorporated into the following
analysis and suggested Conditions of Approval.
The parcel has a number of challenges that should be addressed as part of the future
Preliminary Plan application. Most importantly, there is an existing irrigation
ditch/drainage ditch on the property. As part of the future Preliminary Plan application,
the applicant should provide plans that address any potential impacts from the ditch.
The Comprehensive Plan has identified the lack of parks in the south of Rifle as an
ogoning issue. In conversations with Staff the applicant has indicated that they are open
to allowing the public to access the play area that has been included as part of the
project design. The applicant should provide additional plans and details regarding this
issue at the time of Preliminary Plan submittal.
The applicant has indicated that the units on the property will be deed restricted to
citizens who make below 80% of the Area Median Income (AMI) for the area. This
would mean the targetted income range is for residents making below $67,600 for a four
person household and below $54,080 for a two person household. Habitat’s goal is to
sell the Townhomes for approximately $240,000-$290,000 and the condos for
$170,000-$190,000.
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V.
STAFF DISCUSSION
The application was sent out for comments from other City Departments, Colorado
River Fire Rescue, and Xcel Energy. Comments were received as follows:
City of Rifle Utilities
- Applicant should work with the utility department to plan the water service and
size of lines
- Backflow prevention devices shall be installed and tested annually.
- Common Areas and Landscaping will need to have an RPZ backflow prevention
assembly.
- Westernmost building encroaches on a water/sewer easement.
Colorado River Fire Rescue
- Dwellings will need to be sprinkled and meet associated requirements.
- All units shall have addresses posted on buildings.
Planning
- The applicant should provide a parking plan demonstrating that the site meets all
Rifle Municipal Code requirements.
- The applicant should provide detailed engineering information detailing how the
irrigation/drainage ditch will be handled and incorporated into the design.
Xcel Energy
- No objections were noted; however the applicant will need to comply with all Xcel
requirements for the project.
GIS
-

Prior to Final Plat the applicant will need to change address numbers and provide
required electronic files.
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City of Rifle Public Works
- The applicant should address mitigation for the drainage/irrigation ditch as part of
the Preliminary Plan submittal.
- One of the townhomes is shown in an easement.
VI.

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 applicant is following the process described in the R.M.C., which allows
for multi-family units as a use by-right in this zone district. The Subdivision
process is required through the creation of legal descriptions for each unit.
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 proposed residential use of the properties is compatible with the character
of the surrounding area. Additional residential uses in the area mean that
residents will be able to take advantage of existing pedestrian and vehicular
infrastructure already in place and will be able to access the commercial
businesses in the area.
The proposed residential uses will be substantially more beneficial to the
relative value of the area then the existing vacant lots.
3. The desirability for the proposed use in the specific area of the City;
The Comprehensive Plan supports this type of use in this area. More
residential uses are beneficial in South Rifle and the proposed project will
provide its own open space for resident and public use.
4. The potential for adverse environmental effects that might result from the proposed
use;
The applicant should supply additional information on how impacts from the
irrigation/drainage ditch will be mitigated. Otherwise, Staff did not identify any
other environmental impacts.
5. Compatibility of the proposed use and the site (or subdivision) plan with the City of
Rifle Comprehensive Plan;
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This portion of South Rifle has been identified as suitable for high density
residential, which has a suggested density of 12-30 dwelling units per acre.
The proposed density of this project is 11.84 dwelling units per acre.
6. The potential impact of the proposed use upon the value of property and buildings
within the surrounding area;
The development of residences in this area would increase the value of
property and buildings within 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 Section 13-4-120 of
this Code, if applicable.
Not applicable.
VII.

STAFF RECOMMENDATION

Staff recommends that Planning Commission approve the Sketch Plan for the Wapiti
Commons project with the following conditions:
1. The applicant shall incorporate all referral comments into the Preliminary Plan
submittal.
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Introducing Wapiti Commons by Habitat RFV
Habitat for Humanity of the Roaring Fork Valley is excited to introduce our newest affordable
housing community, Wapiti Commons by Habitat RFV in Rifle, consisting of 18 for-sale homes.
We are designing 8 single-level condos to be attractive to Rifle seniors and 10 three-story townhomes to
appeal to working families in Rifle earning approximately 80% of the Area Median Income (AMI), while
also keeping utility bills low by maximizing energy efficiency and net-zero energy use.
THE NEED
The 2019 Greater Roaring Fork Housing study states the region will grow by about 25,000 in the next
ten years and a third of this growth is expected to occur in the 65+ population. This growth in population
translates to a shortfall of 5,700 units for people making below 100% of area median income by 2027.
The population of people 55+ is growing in the region and is expected to reach 23,300 by 2023. In
addition, Habitat RFV has identified a gap in the market for for-sale ADA accessible units.
LOCATION
Wapiti Commons is located in South Rifle at the corner of Wapiti and Smith Streets. Grand River
Hospital, Walmart, Alpine Bank, Starbucks, and several restaurants are all within walking distance.
8 Homes for Seniors

10 Homes for Working Families

■

2 bedrooms, 1 bath

■

3 bedrooms, 2 baths

■

Quadplex with 4 one story units, ADA
accessible

■

Duplex townhome building arrangement

■

Three levels with attached garage

■

Single level with attached garage

■

Unit Size: Approximately 1,600 SF

■

Unit Size: Approximately 1,000 SF

Wapiti Commons by Habitat RFV

19 May 2021

OBJECTIVES
■

Develop a thriving residential community for the local Rifle workforce

■

Manage Building Costs
►

Minimize infrastructure costs through efficient site planning

►

Choose energy systems to achieve net-zero energy efficiency

■

Design for accessibility, adaptability, and multigenerational families

■

Affordable homeownership for Rifle seniors and working families

HOMEOWNERS
Our target market for the eight accessible condos is active seniors as the units will allow seniors to
downsize while preserving an equity interest in their home and be close to Rifle amenities. Our target
market for the townhomes is the local Rifle workforce. The townhomes are intended to attract families
and young professionals looking for a homeownership opportunity.
PARTNERS
We intend to partner with local institutions, businesses and community organizations. We will utilize our
experience from our Basalt Vista Net-Zero Affordable Housing Community and continue to meld
green-building with affordable housing in a way that positively impacts the homeowners and the Rifle
community.

THANK YOU OAK GROVE VENTURES LLC FOR GENEROUSLY DONATING THE LAND
FOR WAPITI COMMONS TO HABITAT FOR HUMANITY ROARING FORK VALLEY

To learn more about how you can help make the dream of homeownership in the City of Rifle a
reality for seniors and local workforce families, please contact:

Gail Schwartz

Jake Ezratty

Alexandra Yajko

PRESIDENT

PROJECT SUPERVISOR

MAJOR GIFTS OFFICER

gails@habitatroaringfork.org

jake@habitatroaringfork.org

alexy@habitatroaringfork.org

Wapiti Commons by Habitat RFV

19 May 2021
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Project #: 424

Patrick Waller
From:
Sent:
To:
Subject:

Orrin Moon <Orrin.Moon@Crfr.us>
Thursday, July 15, 2021 2:16 PM
Patrick Waller
RE: City of Rifle Referral Request - Habitat for Humanity Wapiti Commons

Patrick,
I have reviewed the plans on Wapiti Commons and have the following requirements:
1. Access to west duplexes and south access to 4‐plex’s is longer that the IFC (International Fire Code) 150’ Fire
Department Access Turnaround rule. Due to conversations with developers in the past, they know that I will
require fire sprinklers. All buildings will have a NFPA 13R sprinkler (4‐plex), or 13D sprinkler (duplex) installed
according to size. All 13R buildings will have a monitored fire alarm system installed with a common sprinkler
riser room and will meet NFPA 13R requirements. Fire department access to Sprinkler Riser Room will be
required.
2. All duplexes (13D) will have sprinkler flow notification, (outside horn/strobe) and each unit will have of flow
alarm which will activate smoke alarms of affected duplex. All duplex units will have activation of strobe only
if sprinkler system is shut down in unit.
3. All units shall have corresponding addresses posted on buildings.
Please feel free to contact me with any questions.

THANK YOU,

ORRIN D. MOON
PREVENTION DIVISION CHIEF/FIRE MARSHAL
COLORADO RIVER FIRE RESCUE
970-625-1243
orrin.moon@crfr.us
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From: Patrick Waller [mailto:pwaller@rifleco.org]
Sent: Wednesday, July 14, 2021 1:35 PM
To: Craig Spaulding <cspaulding@rifleco.org>; Orrin Moon <Orrin.Moon@Crfr.us>;
'samantha.l.wakefield@xcelenergy.com' <samantha.l.wakefield@xcelenergy.com>; Brian Prunty <bprunty@rifleco.org>;
John Nihiser <JNihiser@rifleco.org>; 'Richard J. Peterson‐Cremer' <rjp@mountainlawfirm.com>
Subject: RE: City of Rifle Referral Request ‐ Habitat for Humanity Wapiti Commons
Hi Folks,
Just a reminder on this one. Please have any comments over to me by tomorrow if possible. I will need to finalize the
Staff Report early next week.
Thanks for your help,
Patrick Waller
City of Rifle Planning Director
970‐665‐6499
pwaller@rifleco.org
From: Patrick Waller
Sent: Wednesday, June 30, 2021 4:36 PM
To: Craig Spaulding; 'Orrin Moon'; 'samantha.l.wakefield@xcelenergy.com'; Brian Prunty; John Nihiser; Robert Burns;
Erica Gentry; 'Richard J. Peterson-Cremer'
Subject: City of Rifle Referral Request - Habitat for Humanity Wapiti Commons

Hi Folks,
Attached is a Sketch Plan application for a proposed Habitat for Humanity project to be located at 769 and 781 Smith
Street. The applicant is proposing to develop the site with 10 Townhomes and 8 Condos. Please have any comments
back to me by Thursday, July 15.
Thanks for your help,
Patrick Waller
City of Rifle Planning Director
970‐665‐6499
pwaller@rifleco.org

This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to report this email as
spam.
2
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Patrick Waller
From:
Sent:
To:
Subject:

Erica Gentry
Thursday, July 01, 2021 8:39 AM
Patrick Waller; Craig Spaulding; 'Orrin Moon'; 'samantha.l.wakefield@xcelenergy.com';
Brian Prunty; John Nihiser; Robert Burns; 'Richard J. Peterson-Cremer'
RE: City of Rifle Referral Request - Habitat for Humanity Wapiti Commons

Addresses would change to buildings numbered 769 through 785 with unit numbers. GIS would require both digital pdf
and dwg/shp files for the final plat showing new property lines or building outline as well as any changes or additions to
public water and sewer systems.
Thank you
Erica
From: Patrick Waller
Sent: Wednesday, June 30, 2021 4:36 PM
To: Craig Spaulding; 'Orrin Moon'; 'samantha.l.wakefield@xcelenergy.com'; Brian Prunty; John Nihiser; Robert Burns;
Erica Gentry; 'Richard J. Peterson-Cremer'
Subject: City of Rifle Referral Request - Habitat for Humanity Wapiti Commons

Hi Folks,
Attached is a Sketch Plan application for a proposed Habitat for Humanity project to be located at 769 and 781 Smith
Street. The applicant is proposing to develop the site with 10 Townhomes and 8 Condos. Please have any comments
back to me by Thursday, July 15.
Thanks for your help,
Patrick Waller
City of Rifle Planning Director
970‐665‐6499
pwaller@rifleco.org
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UTILITY DEPARTMENT – WAPITI COMMONS







is it necessary to run 8” line when there is an existing 8” line with a 4” stub into the east
end of the property – could the 4” service the condos as shown and then a 6” stub be
brought in to service the townhouses
the building furthest west is shown as encroaching (on top of) water and sewer easement
all services to have backflow prevention devices installed and tested annually if 1 tap will
service more than 1 unit. – double check assembly is fine for residential
common area / open space landscaping will need to have an RPZ backflow prevention
assembly

Patrick Waller
From:
Sent:
To:
Subject:

Wakefield, Samantha L <Samantha.l.wakefield@xcelenergy.com>
Thursday, July 01, 2021 6:49 AM
Patrick Waller
RE: City of Rifle Referral Request - Habitat for Humanity Wapiti Commons

Patrick,
Thank you for the opportunity to review. I believe this was initially set up for commercial businesses. The gas main will
have to be extended into the parking area. The transformer is 3 phase 120/208. Dependent upon loads, it should carry
loads for 18 units, but additional pedestals will need to be installed.
Xcel has no objections, however the Developer needs to be aware that at the time of submitting an application with Xcel
the following will be required and could happen:
1. Accurate BTU loads for the new homes will be required.
2. If determined by area engineer that reinforcement is needed to Xcel's gas main to support added loads from
subdivision, said reinforcement will be at Developers expense.
3. Reinforcement costs are required to be paid prior to installation.
4. Tariff changes have taken effect as of 10/1/2019 affecting the cost of subdivision lots averaging less than 60'. They will
have a standard cost per lot.
Completion of this City/County review approval process does not constitute an application with Xcel Energy for
utility installation. Applicant will need to contact Xcel Energy’s Builder’s Call Line/Engineering Department to request a
formal design for the project. A full set of plans, contractor, and legal owner information is required prior to starting
any part of the construction. Failure to provide required information prior to construction start will result in delays
providing utility services to your project. Acceptable meter and/or equipment locations will be determined by Xcel Energy
as a part of the design process. Additional easements may be required depending on final utility design and layout.
Engineering and Construction lead times will vary depending on workloads and material availability. Relocation and/or
removal of existing facilities will be made at the applicant’s expense and are also subject to lead times referred to above.
All Current and future Xcel Energy facilities’ must be granted easement.
Thank you.
Sam Wakefield
970-201-4860

From: Patrick Waller <pwaller@rifleco.org>
Sent: Wednesday, June 30, 2021 4:36 PM
To: Craig Spaulding <cspaulding@rifleco.org>; 'Orrin Moon' <Orrin.Moon@Crfr.us>; Wakefield, Samantha L
<Samantha.l.wakefield@xcelenergy.com>; Brian Prunty <bprunty@rifleco.org>; John Nihiser <JNihiser@rifleco.org>;
Robert Burns <rburns@rifleco.org>; Erica Gentry <egentry@rifleco.org>; 'Richard J. Peterson‐Cremer'
<rjp@mountainlawfirm.com>
Subject: City of Rifle Referral Request ‐ Habitat for Humanity Wapiti Commons
EXTERNAL - STOP & THINK before opening links and attachments.
Hi Folks,
Attached is a Sketch Plan application for a proposed Habitat for Humanity project to be located at 769 and 781 Smith
Street. The applicant is proposing to develop the site with 10 Townhomes and 8 Condos. Please have any comments
back to me by Thursday, July 15.
Thanks for your help,
1

Patrick Waller
City of Rifle Planning Director
970‐665‐6499
pwaller@rifleco.org

This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to report this email as
spam.
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