CITY OF RIFLE
PLANNING COMMISSION REGULAR MEETING
PUBLIC HEARING
March 26, 2019
Rifle City Hall – Council Chambers

6:00 PM

Workshop ~

Comprehensive Plan

Regular Meeting
7:00 PM

Convene Regular Planning Commission Meeting

7:01 PM

Roll Call

7:02 PM

Approve January 29, 2019 Regular Planning Commission Meeting Minutes

7:05 PM

Sketch Plan 2019-1 Rifle Retail Ventures (Public Hearing)

7:05 PM

Water Efficiency Plan

Request approval of a Sketch Plan showing the proposed subdivision of approximately 15.479
acres into eight (8) lots, zoned CS (Community Service Business District).

7:30 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: April 30, 2019

REGULAR PLANNING COMMISSION MEETING
JANUARY 29, 2019

Prior to Planning Commission Meeting:
Planning Workshop 6:00 p.m.
Chair Fuller called the Regular Planning Meeting to order at 7:00 p.m.
Chair Fuller led the Planning Commission and audience in the Pledge of Allegiance.
MEMBERS PRESENT AT ROLL CALL
Fuller, Pettinger, Caldwell, Rogers, Villasenor, Steffen, Roberts and Damuth
Commissioner Pettinger moved to EXCUSE Commissioner Marantino from the January 29, 2019 meeting;
Commissioner Roger seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes- Fuller, Pettinger, Caldwell, Rogers, Villasenor, Steffen, and Roberts
OTHERS PRESENT
Planning Director Nathan Lindquist, Planner Brian Rusche, Planning Administrative Assistant Charlotte Squires,
City Attorney Jim Neu, Ch. 10 Salvador Tovar-Guzman, Terry Schmidt, Connie Wilmot, Kenda Spaulding,
Chad Wagner, Jay Buchanan, Ryan Spaustat, Darren Loging, Mark Jenkins, Brad Alexander
APPROVAL OF MINUTES
Commissioner Rogers moved to APPROVE minutes from the August 28, 2018 Meeting Commissioner Roberts
seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes- Fuller, Pettinger, Caldwell, Rogers, Villasenor, Steffen, and Roberts
GRAND RIVER HOSPITAL (GRH) PRESENTATION
The GRH did a power point presentation showing the design for new Senior Care Facility and the addition to the
current hospital.
STAFF ITEMS
None
ADJOURNMENT
The meeting was adjourned at 7:50 p.m.

Steve Fuller, Chairman

Date

Charlotte Squires, Planning Administrative Assistant

Date
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City of Rifle Planning Commission Meeting Tuesday January 29, 2019

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:
MARCH 20, 2019
SUBJECT: RIFLE RETAIL VENTURES LOT 10C SKETCH PLAN
ADDRESS: NORTH SIDE OF AIRPORT ROAD, BETWEEN ARBY’S AND WALMART
CASE #:
SK-2019-01
APPLICANT: RIFLE RETAIL VENTURES LLC (REP: RON LISTON)
I.

REQUEST AND SUMMMARY

The applicant requests Sketch Plan approval for a Major Subdivision of Lot 10C of the
RRV Subdivision, 5th Amended Plat. This is the last remaining property of the original Rifle
Retail Ventures development, originally platted in 2002. Lot 10C currently consists of
approximately 15.549 acres and is vacant. The eventual subdivision will create up to eight (8)
additional commercial lots with the potential for up to 115,500 square feet of commercial
development. The property is located between Walmart and Arby’s.
The last approved subdivision for Rifle Retail Ventures was the creation of Lot 10D in
2017. The approval of that subdivision stipulated that “The City will not consider further
subdivisions of Lot 10c without a master plan for the entire property.”
According to the applicant, there has been several changes in the commercial
development market that necessitate a subdivision of the property into smaller parcels, including
the decline of “big box” stores (similar in size to Walmart), the trend of mini (junior) boxes up to
30,000 square feet, and the demonstrated demand for restaurants within Rifle.
The applicant has already made a Preliminary Plan application with additional details,
including engineering of infrastructure. Staff is currently reviewing this plan. If Planning
Commission and City Council approve this Sketch Plan, the next step is approval of the
Preliminary Plan by the Planning Commission and City Council. The City may consider a Final
Plat in conjunction with this review if certain criteria can be met.

II.

PROJECT MAP
The property is located on the north side of Airport Road, east of Arby’s and west of
Walmart. See map below:

Arby’s

III.

ZONING, LAND USE, AND COMPREHENSIVE PLAN

Lot 10C of Rifle Retail Ventures, Fifth Amended Subdivision, is zoned Community
Service (CS). While the CS zone is consistent with the Comprehensive Plan designation of
Regional Retail, there are several uses that are not appropriate for the property, including
residential. Furthermore, there are retail uses that are prohibited due to restrictive covenants
placed upon the property from the original Walmart development.
The only other zone adjacent to this property is a bit of a misnomer, as it is Light
Industrial PUD, but is in fact Grand River Hospital. This use is compatible with the Regional
Retail anticipated by the Comprehensive Plan, as the growth of the hospital will no doubt
increase demand for services, from shopping, to dining, and even recreation nearby.

Community
Service (CS)

Grand River Hospital
IV.

SKETCH PLAN

The applicant has proposed that the remaining 15.549 acres be subdivision into eight (8)
lots, ranging from 1.139 to 2.816 acres. In addition, Tract B will be created for storm water
drainage at the northeast corner of the site (taking 1.319 acres) and the access road through the
property (Tract A) will consume 0.854 acres. This leaves a developable area of 13.305 acres, to
which up to 115,500 square feet of building footprint will be available. This represents the
remainder of the square footage that is permitted under the original covenant with Walmart.
There are several constraints to the property, including existing development on both the
east and west sides, a floodplain that originates from Ramsey Gulch to the south (which was
recently amended by FEMA and is reflected on the plan), the need to address storm water across
the entire site, as well as limited access to Airport Road but significant frontage, as well as
visibility from I-70.
See Sketch Plan on the next page.

V.

STAFF ANALYSIS

Access: The entrance to the subdivision is a private drive off of Airport Road directly
across from Megan Avenue to the south, which was constructed as part of the Arby’s
development (Lot 10D). While it is not a public street, it is constructed like a two way
street with a center turn lane and sidewalks on both sides. This will be the cross-section
throughout the new subdivision, labeled on the plans as Tract A. This will not, however, be
named Megan in order to avoid confusion; possible options include use of the word “place”
as it will function as a destination access. Despite the proposed terminus within the
subdivision, it will be necessary to integrate cross/shared access through the individual
lots, in order to meet fire department requirements (and good planning principles). This
can be address at Preliminary and/or Final Plan stage.
A stoplight was constructed as part of the Arby’s development, which should
facilitate the development of the remaining acreage. The SIA for Lot 10D (from the
Fifth Amended Subdivision) addressed this construction. Prior SIAs allocated
impact fees based on acreage; future SIAs for this iteration of the subdivision will
incorporate prior provisions and will need to incorporate
cost/timing/responsibility for development of future extensions of the private drive
and associated utilities, including storm water management, along with long-term
maintenance via a property owner’s association.

Utilities: The subdivision is on the City water and sewer and can be served.
The applicant proposes main line extensions, including fire hydrants, along the
access drive to accommodate future development within the subdivision.
Additional extensions and/or easements may be necessary depending upon the
ultimate build out of each lot.

Uses: After discussing the existing CS zoning and the anticipated market
response to these new lots with the applicant, the uses outlined in Section 16-3-420
have been reduced to the following, which shall be incorporated into future
covenants for each lot (note – some of these are further restricted by Walmart):

VI.

Artisan galleries or studios
Assembly, service and repair as an accessory use to a retail business
Auto body shops (conditional use)
Automobile washing facility (conditional use)
Automotive sales and service (conditional use)
Bottling/breweries (conditional use)
Churches
Commercial automobile parking lot or garage
Commercial laundry or dry cleaning (conditional use)
Drive-up banks/drive-in restaurants
Equipment leasing (conditional use)
Filling (gas) station/convenience store (conditional use)
Hotel, motel
Indoor recreation facilities
Library
Lumber sales and enclosed storage
Medical and dental clinics
Museum
Offices for the conduct of a business or profession
Outdoor commercial entertainment (conditional use)
Personal service establishments
Public services and utilities (conditional use)
Restaurants, taverns, micro-breweries
Retail establishments
Small animal hospital or clinic (conditional use)
Theaters, auditoriums and places of assembly
Transportation centers (conditional use)
Vocational schools (conditional use)
STAFF RECOMMENDATION AND CONDITIONS

Staff recommends that Planning Commission recommend APPROVAL to City Council of
the Rifle Retail Ventures Lot 10C Sketch Plan (SK-2019-01) with the following conditions:

1) Airport Road access is prohibited, per the terms of the original RRV subdivision.
2) Access from each lot to the private drive (Tract A) will be determined at the time of site
plan review for each individual lot. The City reserves the right to limit access as deemed
necessary (i.e. entrance only) to provide a level of safety commiserate with a local
commercial street.
3) Cross-access between lots will need to be provided, including but not limited to the
proposed easements on approved preliminary plat and/or as stipulated within a specific
site plan approval. Existing cross-access agreements (Lot 9B, etc.) also must be honored.
4) A robust phasing plan, including cost estimates, will need to be prepared and
incorporated into the Preliminary Plan and any future SIA.
5) Consider provisions for large vehicle (truck, RV, trailer) parking, either on an individual
lot basis or as a common-space amenity for the benefit of the property owners association
(with maintenance responsibility accordingly assigned). NO TRUCK PARKING within
the area of Tract A (private road).
6) The private road will need to be named, with the suffix of “Place”, something that is
unique and not repetitive of existing names (Megan cannot be used).
7) Drainage plans may need to be updated to incorporate approved site plans and/or the
Tract B retention pond will need to be constructed as part of Phase I and/or drainage fees
will need to be paid to the City.
8) Revisions to covenants must be approved by Walmart AND the City, to incorporate a
limitation on certain uses permitted within the development (more restrictive than
existing CS zoning) per list agreed upon by all parties.
9) The City may consider building envelope restrictions on Lots 3,4,6,7, and 8 which, along
with cross access easements, may allow the project to maintain the form of a traditional
shopping center.
10) The applicant shall resolve all City comments from Public Works and Engineering in
advance of a public hearing on the Preliminary Plan, including utilities, access, and
drainage.
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 surrounding area consists of commercial uses. The proposed uses would
be well suited for the area. Lot sizes are similar in size to the surrounding
parcels.

3. The desirability for the proposed use in the specific area of the City;
Regional commercial uses are desirable along the Airport Road corridor.
The area is immediately adjacent to Interstate 70 serving highway
travelers, and adjacent uses are compatible in character.
4. The potential for adverse environmental effects that might result from the proposed use;
It is not anticipated that there will be any adverse environmental
effects as a result of the proposed subdivision. Storm water and flood
plain restrictions will be implemented as part of the preliminary and
final plans.
5. Compatibility of the proposed use and the site (or subdivision) plan with the City of Rifle
Comprehensive Plan;
The Comprehensive plan identifies this area as the South Rifle Business
District, “Rifle’s primary regional shopping area,” appropriate for
commercial uses including big box stores or “lifestyle centers” retail,
office, hotel, personal, and business services.
The proposed subdivision is compatible with the Comprehensive Plan’s
goal of growing Rifle’s regional commercial base along the Airport Road
commercial corridor.
6. The potential impact of the proposed use upon the value of property and buildings within the
surrounding area;
The proposed uses could have a positive impact on property values as it
would develop an otherwise vacant lot on Airport Road. Any proposed
use will meet professional standards for design, site plan, and
landscaping regulated by Rifle Municipal Code ensuring an attractive
and quality addition to neighboring buildings.
7. Conformance of the proposal with the approval requirements concerning water and sewer tap
availability for high volume use requests pursuant to §10.10.110 of these regulations, if
applicable.
Future uses are not anticipated to be high volume in nature.

LAND DESIGN PARTNERSHIP
918 Cooper Avenue, Glenwood Springs, CO 81601
970-945-2246 / Cell 970-379-7638
E-mail: ron@landdesignpartnership.com

February 20, 2019
Nathan Lindquist
Planning Director
City of Rifle, CO 81650
Re. Sketch Plan Lot 10C RRV Subdivision
Dear Nathan:
Attached herewith are the submittal requirements for the Subdivision of the remainder of
Lot 10C of the RRV Subdivision in the City of Rifle. Lot 10C is zoned Community Service
and is classified in the City’s Comprehensive Plan as Regional Commercial (RC). Lot 10C
is owned by Rifle Retail Ventures LLC of Columbus, Ohio. The subdivision plan is
consistent with the Lot 10C Master Plan reviewed with you in late 2018 and again in
January, with potential estimated building areas shown.
As you are aware, at the time of the development of Walmart, Rifle Retail Ventures (RRV)
entered into an agreement with Walmart regarding the types of uses, the allowed square
footage and the location of commercial buildings that would be allowed on Lot 10C. This is
a reflection of the level of control a “big box” user can demand as conditions for building.
RRV has been in and is nearing completion of discussions with Walmart to revise that
agreement which will modify building locations consistent with the new master plan.
Allowed uses and total square footage of commercial building area will remain
approximately the same as the previous agreement.
In the master plan discussion in October, Larry Ruben and Nick Vollman of RRV reviewed
with Staff the desirability of multiple commercial users on Lot 10C as compared to a big box
user. In general, that discussion highlighted:
1. Big box marketing is on a rapid decline. Across the country, very few new big box
stores are being built and many are closing their doors.
2. Big box stores are being replaced by “mini-boxes”, typically in the range of 20,000 to
30,000 square feet. They are focused on more efficient operation and better service
to the customer. They may still serve as “mini-anchors for a sub-regional commercial
center.
3. Multiple commercial entities on 10C benefits the City in the form of higher per square
foot sales tax revenues.
4. The community at large still benefits from the offering of a wide variety of products
and services usually with an orientation for a higher level of customer service.
5. RRV’s goal is to occupy Lot 10C with viable commercial users as rapidly as market
demand offers. RRV has aggressively sought out potential commercial entities which
has resulted in the new Arby’s and a current interest by Culvers Restaurant. The
City, the Community and RRV will all benefit from the occupancy of 10C by viable
users providing products and services that are in demand by customers in the Rifle
region.

The development and final platting of Lot 10C will occur in phases. The first phase being
platting of the site for Culvers and the associated infrastructure. Development of the
remainder of 10C will likely occur in two subsequent phases depending on availability of
potential occupants. A more in-depth discussion of potential phasing will be provided with
the preliminary plan application.
Later in this application High County Engineering addresses typical engineering subjects.
RRV installed a traffic light at Megan Avenue at the time of the development of the Arby’s
site which will provide for efficient traffic flow in and out of Lot 10C. The proposed internal
vehicular circulation at full development will allow traffic linkage to the Walmart site.
A pedestrian easement is shown on the Sketch Plan which will allow for a pedestrian
connection from Airport Road to the existing pedestrian trail along I-70. A portion of that
connection is provided by the sidewalks along the extension of Megan Avenue.
A property owner’s association will be formed for the maintenance of the Megan Avenue
extension through the property.
Since this is a re-subdivision of a relatively recent subdivision, some elements of the
Subdivision Checklist do not pertain as they have been addressed by the previous
subdivision process. By example, we have not included a discussion of Lot 10A’s
relationship to Rifle Comprehensive Plan which was addressed with the original RRV
Subdivision review and approval.
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City of Rifle 2019 Water Efficiency Plan

January 2019

Table 5-1: Selected Water Efficiency Action Items (Summary of Worksheet I)

Selected Water Efficiency Activities

Projected Water
Historical
Implementat
Implementat Savings (AF)
Total
ion Period
ion Period
Water
of Historical
of New
Savings
Annual
Activities
Activities
Total
(AF)
Average

Foundational Activities
Inclining/Tiered Rates (The City already has inclining tiered rates, and is
planning another water rate basis evaluation in 2019)

2013-2014

210

-

-

-

Water Rate Adjustments
(Water rate basis evaluation planned for 2019)

2014-2017

30

2020-2025

210

42

2019-2025

24

4

Meter Installation - Non-potable irrigation to City property
Tap Fees with Water Use Efficiency Incentives
(Tap fee evaluation)

-

-

2020-2025

35

7

Water Line Replacement Program
(Develop formal replacement program)

-

-

2020-2025

45

9

-

-

2019-2025

Unk.

Unk.

Asset management of water system pipelines
Capital Improvement Plans
(Water and wastewater CIPs under development)
Drought Management Plan (in progress)

-

-

2016-2025

Unk.

Unk.

-

-

2019-2025

Unk.

Unk.

Designate Existing Staff as Efficiency Coordinator

-

-

2018-2025

Unk.

Unk.

Planning Group/Committee Dedicated to Efficiency - Coordinate with
Planning Commission on Efficiency Plan & Activities

-

-

2018-2025

Unk.

Unk.

Assure consumers maintain service line

-

-

2018-2025

14

2

Removal of Phreatophytes - in City managed ditches for raw water
irrigation of City Parks

-

-

2019-2025

6

1

Outdoor Irrigation Controllers - targeted giveaways of smart irrigation
controller or system timers, esp. for large customers. Target 5 of largest
customers with irrigation, evaluate participation and success.

-

-

2019-2025

6

1

Outdoor Irrigation Controllers - on City managed parks / green spaces
that are on potable water.

-

-

2019-2025

12

2

Rain Sensors - targeted giveaways of rain sensors, esp. for large
customers. Start with 50, evaluate participation.

-

-

2019-2025

36

6

-

-

2019-2025

6

1

-

-

2019-2025

12

2

-

-

2019-2025

18

3

Targeted Technical Assistance and Incentives

Rain Sensors - implement on City managed parks / green spaces
Xeriscape - xeriscape demonstration gardens on City managed parks /
green spaces
Give-aways: (Give away irrigation system timers). Start with 50, evaluate
participation.
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City of Rifle 2019 Water Efficiency Plan

January 2019

Table 5-1: Selected Water Efficiency Action Items (Summary of Worksheet I) - continued

Selected Water Efficiency Activities

Projected Water
Historical
Implementat
Implementat Savings (AF)
Total
ion Period
ion Period
Water
of Historical
of New
Savings
Annual
Activities
Activities
Total
(AF)
Average

Ordinances and Regulations
Rules and Regulations for Landscape Design/ Installation (BP 9)
(Municipal Code Sec. 16-13-20 outlines the seven basic principles and
key considerations for water efficient landscape design from CO Water
Wise Best Practices Guide (pg. 127)).

2014-2018

20

2019-2025

6

1

Soil Amendment Requirements (BP 9)
(included in Municipal Code Sec. 16-13-20)

2014-2018

-

2019-2025

Unk.

Unk.

Turf Restrictions (BP 9): General landscape requirements for commercial,
industrial, civic, and multi-family uses may have a maximum of 50% area 2014-2018
with Turf (Sec. 16-13-80 (c)

40

2018-2025

21

3

Turf Restrictions (BP 9): EQR defined as up to 5,000 SF. Irrigated area
above that is allowed but charged a higher tap fee (Sec. 13-4-60). Update
2012-2018
code to include regulations limiting area of turf for single family residential
development.

Unk.

2019-2025

Unk.

Unk.

Xeriscape Requirement (BP 9): General landscape requirements for
commercial, industrial, civic, and multi-family uses must have at least 50% 2014-2018
xeric plants (Sec. 16-13-80 (c)

40

2018-2025

7

1

Water Waste Ordinance (BP 5)
Time of Day Watering Restriction
Day of Week Watering Restriction
Water Overspray Limitations
Landscaper Training and Certification (BP 8)

-

-

2019-2025
2019-2025
2019-2025
2019-2025
2019-2025

30
0
0
30
Unk.

5
0
0
5
Unk.

Irrigation System Installer Training and Certification (BP 8)

-

-

2019-2025

Unk.

Unk.

Web Pages (Improve & add to existing web pages)

-

-

2019-2025

18

3

Bill Stuffers (electronic and paper)
K-12 Teacher and Classroom Education Programs

-

-

2019-2025
2019-2025

18
18

3
3

Interactive Websites (provide links to useful webpages created by EPA,
Water Wise, etc.)

-

-

2019-2025

18

3

Provide specific information regarding gray water and rainwater

-

-

2019-2025

6

1

Total Estimated Savings

596

108

Raw Water

30

5

Potable Water

566

103

Education Activities

Totals:
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