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6:00 PM

Workshop ~ Planning Commission Check In

Regular Meeting
7:00 PM

Convene Regular Planning Commission Meeting 7:01 PM Roll Call

7:02 PM

Approve March 30, 2021 Regular Planning Commission Meeting Minutes

7:05 PM

2021-014 Conditional Use Permit; 2185 10th Street South

(Public Hearing)

2021-016 Conditional Use Permit: 101 W. 26th Street

(Public Hearing)

2021-015 Conditional Use Permit; 2515 W. Centennial Parkway
2515 W. Centennial Parkway – West of Rifle

(Public Hearing)

8:05 PM

2021-005 Sketch Subdivision Plan; Last Chance Commons Subdivision

(Public Hearing)

8:30 PM

2021-007 Sketch/Preliminary Subdivision Plan PUD; Pioneer Mesa Subdivision Ph 2
Hearing) West of Rifle above Pioneer Mesa Ph 1

7:25 PM

7:45 PM

th

2185 10 Street South, off East Airport Road
(A request to allow for a marijuana grow facility inside existing structure)
th

101 W. 26 Street, North of Rifle
(A request to allow for a 288 sf Storage Shed)

(A request to allow a 2-MW Solar Farm approximately 10 acres)
493 & 525 Last Chance Drive
(A request to allow for 12 residential lots)

(Public

(A request to allow 17 residential estate lots with private driveway/access)

9:00 PM

Vote for Chair and Vice Chair

9:05 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 June 29, 2021

REGULAR PLANNING COMMISSION MEETING
& BOARD OF ADJUSTMENTS
Tuesday, March 30, 2021

Prior to Planning Commission Meeting:
Planning Workshop 6:00 p.m.
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, Caldwell, Rogers, Steffen, Roberts, Villasenor, and Damuth
Commissioner Caldwell moved to EXCUSE Commissioner Pettinger from the March 30, 2021 meeting;
Commissioner Rogers seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes: Marantino, Caldwell, Rogers, Pettinger, Roberts, Villasenor, 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 (via zoom), Salvador Tovar Guzman – was the other guy?, David Ebeler, Mike Taylor,
Keith Levinson, Kristen Peterson, Derek Baxter, Adalberto Saucedo Chavez, Joseph Ramos
APPROVAL OF MINUTES
Commissioner Caldwell moved to APPROVE minutes from the October 2020 Regular PZ Meeting
Planning Meeting Commissioner Villasenor seconded the motion. The motion CARRIED with the
following vote:
ROLL CALL: Yes: Marantino, Caldwell, Rogers, Steffen, Roberts, Villasenor, and Damuth
2020-010 ZONING VARIANCE

TBD VACANT LOT CONER OF 2 12TH AND UTE AVENUE

The Vice Chair called the Applicant(s) Adalberto Saucedo
Confirmed Public Notice was met
PURPOSE
A request a variance from the rear yard setback requirement for a new single-family home at TBD E. 12th
Street; the request is for a 10’-3” setback, reduced from the 20’ setback required by code.
APPLICANT PRESENTATION
Mr. Saucedo Chavez explained due to the hillside and grade of the property he would like approval for a
variance in the rear yard setback to allow for him to build on the property.
Chair Marantino asked the applicant if he plans on living in the house.
Mr. Chavez replied yes.
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STAFF REPORT
Attorney Richard Cramer went through the Staff Report explaining some of the criteria and sharing that
Staff did not see any issues with the applicant’s request. Attorney Cramer explained the lot is a peculiar
shape, characteristic and such the owner has requested a variance.
Staff recommends that Planning Commission, acting as the Board of Adjustment, APPROVE the variance
to allow for the rear yard setback to be 10’-3” instead of 20’.
COMMISSION QUESTIONS AND COMMENTS
Chair Marantino
Mr. Chavez

asked Mr. Chavez if he wanted to add anything else.

replied he said everything.

Commissioner Steffen asked Attorney Cramer if there is any other lots in the area affected in the same way
as this lot is that can come up if this is granted.
Attorney Cramer replied it does not appear to be any other lots, there is an alley running behind several of
the adjacent lots but this one backs up on Morrow Drive. It is kind of a particular concern just for that lot.
Commissioner Caldwell
soils.

asked the property is pretty step, will there be any retaining walls to hold up the

Mr. Chavez replied there will be retaining walls on the side and a walkout basement. They will bring the
grade up between 2 and 3 feet.
PUBLIC COMMENT: opened meeting at 7:10pm closed at 7:20pm
Chair Marantino opened the public hearing, asked if there was any wishing to speak on the matter.
Mr. Baxter shared he lives across of the property and representing the neighbor that lives next door; we
are all opposed to this. We are unsure about the building and haven’t seen any actual plans and are you
trying to move the house back or forward and how this will blend in with the neighborhood. Mr. Baxter
shared concern the structure would be setting down low and the roof would be street level and wanted to
confirm the roof would be at same height as the neighborhood.
Chair Marantino replied we are just talking about is the setback for Morrow Drive and took the site plan
down to Mr. Baxter to see the layout and due to the shape and hillside on the property is the reason for the
request for the variance.
Commissioner Steffen replied he did say he is going to have a walkout basement and assume he is digging
into the high part and the front will be facing 12th Street.
Planning Director Patrick Waller shared what we would look for is that setback from Morrow the ten foot
piece and then the next step the applicant would go through if approved by the board tonight it would come
forward to the city with building plans and then they would be required to meet all the building codes at that
time. The only thing the commission (Zoning Board) is looking at tonight is that ten foot setback.
Planning Administrative Assistant Charlotte Squires shared that the items being presented at the meetings
is available on line at www.rifleco.org under services, Planning Department you will look at the Planning
Commission and there is a packet you can pull that up and this information is in that.
Mr. Baxter

asked if mailers are sent out.

Planning Administrative Assistant Squires shared mailers are sent out to all properties within 200 feet. we
do three public notices one is the sign on the property we/applicant mails notices out and it is in the
newspaper 10 days prior to the public hearing so at least one will catch the property owners in that radius
and anybody else with concerns.
Chair Marantino

asked doe this gives the information you wanted to know.
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Mr. Baxter

replied yes, it shows the 20 feet from 12th Street and there will be a lot of earth to move.

Chair Marantino

asked if there is anybody else in the audience that would like to address this.

Mr. Ebeler shared he had a couple of questions, one is trying to understand the need for the setback; is the
setback due to the house size or dirt-hillside what is the reason for the setback. Is he trying to put a bigger
house on something we purchased and now we’ve realized we can’t build it there so now we ask for a
variance. Shared concern about the speeding traffic on Morrow Drive and if a path would be put in for the
people that walks the road, pedestrian activity on the road.
Planning Director Waller shared the setbacks are standard across zone districts and there are certain lots
where in Staff’s opinion it meets the criteria to grant a variance based on topography, the way the lot is
shaped, those short of things. The variance processes have been around as long as there have been land use
codes. Each case is looked at on site specific basis, and it is up to the board to make that decision whether
or not it meets the identified criteria. It looks like there are five criteria that they’ve identified that the board
has to make part of their findings. Waller shared the application is specifically looking at that 10 foot
setback one of the review criteria is that the granting of the variance will not be detrimental to the public
health, safety or welfare and so that was Staff’s finding and then it’s up to this board to decide.
Chair Marantino asked if there were anyone else in the audience that wished to speak on the matter.
Seeing none Chair Marantino brought it back to the Commissioners and applicant.
Chair Marantino

asked Mr. Chavez had anything else he wanted to add.

Mr. Chavez
shared the questions he asked the first person was saying it was about the house. The main
level of the house will be level same as the street, the basement will be what we fill in the hole and out back
of the hillside. It will look similar to what is approval; he is not trying to set anything weird it is just going
to be a regular house with a garage off 12th Street.
Chair Marantino

asked on the site plan if the corner is it the house or deck.

Mr. Chavez
shared it is both the house and deck. Do to the shape of the lot is where the setback issue
comes in just for the corner of the house.
Commissioner Villasenor
Mr. Chavez

asked approximately how many square feet the house will be.

shared around 1700 square feet.

Commissioner Rogers

shared so considerably less than what it’s showing on the site plan.

Commissioner Steffen replied that the site plan is showing the lot size. It is a small lot.
Commissioner Rogers shared the 1700 square foot house is not that much different than what else is
going on in the neighborhood.
Chair Marantino asked if anyone else in the audience want to address this issue. Seeing no one else the
public hearing was closed. 7:20p.m.
COMMISSION DISCUSSION Commissioner Rogers shared there are a lot of cars that use Morrow Drive, along with kids and bikes,
that is one of the reasons the trail was built to encourage kids and families to use that trail instead of the
roadway. We can continue to encourage the use to the trail would be helpful. I don’t see an issue with
granting of the variance.
Motion Made:
Commissioner Steffen moved APPOVE Zoning Variance to allow the 10’3” set back with all Staff’s
Recommendations. Commissioner Villasenor seconded the motion. The motion CARRIED with the
following vote:
ROLL CALL: Yes: Marantino, Caldwell, Rogers, Steffen, Roberts, Villasenor, and Damuth
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2021-009 CONDITIONAL USE PEMRIT 3010 AIRPORT ROAD
The Vice Chair called the Applicant(s) Mike Taylor and Keith Levinson
Confirmed Public Notice was met
PURPOSE
A request for approval of a Conditional Use Permit for a Medical and Retail Marijuana Cultivation (MMC)
Operation. A previous Conditional Use Permit was approved for 3010 Airport Road in 2013, but due to the
vacation of the operation for more than 12 months a new CUP is required per Rifle Municipal Code.
APPLICANT PRESENTATION
Mr. Taylor explained this is a good opportunity and good building, we’ve known it’s been used previously
for marijuana cultivation and hasn’t been operational business in twelve (12) months and want to take this
step to start the process and get off on the right foot.
STAFF REPORT
Attorney Richard Cramer 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 2021-1 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. No improvements for this operation 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;
3. The Conditional Use Permit shall become null and void if the grow operation is discontinued for 12
consecutive months;
4. 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 medical marijuana shall result in this Conditional Use Permit
becoming null and void upon revocation of said licenses.
COMMISSION QUESTIONS AND COMMENTS - No Comments
PUBLIC COMMENT: Opened Public Hearing at 7:41 pm Closed Public Hearing at 7:43
Chair Marantino opened the public hearing, asked if there was any wishing to speak on the matter.
Seeing none then the public hearing is now closed.
COMMISSION DISCUSSION Chair Marantino asked if they already operate in other marijuana facilities in the area.
Mr. Levinson replied he operates in Aurora since 20016 a manufacturing facility; we have a laboratory.
Mr. Taylor replied he has been cultivating about 6 years and is on the board of a company called Cannibal
we basically deal with farm solutions, irrigation, packaging supply chain and been consulting for some
cultivation facilities. We are looking forward to getting this site up and going.
Chair Marantino asked have you seen the conditions and nothing catching your eye there.
Mr. Taylor they have taken a look at the building and know some work needs to be done on it to get it up
to code and just want to do it the right way.
Commissioner Steffen asked your grow will always be contained to the one building there?
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Mr. Taylor replied yes, there will be smell mitigation, and we have visited with some of the neighbors in
the area and let them know the plan as well.
Motion Made:
Commissioner Rogers moved APPOVE Conditional Use Permit 2021-010 at 3010 Airport Road with all
Staff’s Recommendations. Commissioner Steffen seconded the motion. The motion CARRIED with the
following vote:
ROLL CALL: Yes: Marantino, Caldwell, Rogers, Steffen, Roberts, Villasenor, and Damuth
COMMENTS & ADJOURNMENT
Commissioner Rogers shared the New Ute Theater in May is planning Thursday night concerts out on the
patio. 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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DEPARTMENT OF PLANNING & DEVELOPMENT
202 Railroad Avenue, Rifle, CO 81650
Phone: 970-665-6490 Fax: 970-625-6268

MEMORANDUM

PLANNING AND ZONING COMMISSION
Patrick Waller, Planning Director
May 25, 2021
CONDITIONAL USE PERMIT 2021-14
2185 10th Street Marijuana Cultivation
LOCATION: Parcel 7B, As per Final Plat of McLearn Orchard Lands Lot 7A Minor Subdivision
(Reception No. 892460)
APPLICANT: Vazzana Family Trust, Owner
Mark Sills, Authorized Representative
TO:
FROM:
DATE:
SUBJECT:

I.

REQUEST

The applicant requests approval of a Conditional Use Permit for a Medical and Retail
Marijuana Cultivation (MC) Operation.
II.

BACKGROUND

A Marijuana Cultivation Operation is a facility where marijuana is grown and processed,
and then transported to a dispensary. No sales or use of the product may occur on site
for the operation.
To operate in the City of Rifle, MC Operations must obtain a business license from the
City Clerk’s office. The Code regulates background checks, security, waste disposal,
signage, and ventilation. Before the license can be issued, the applicant must undergo a
Conditional Use Permit hearing in order to determine whether the proposed location of
the operation is appropriate. The only zoning district in which MC Operations may be
considered is Light Industrial.
The State of Colorado also regulates marijuana. The state must issue the operation a
business license that imposes requirements on security, waste disposal, background
checks, and other requirements. For example, the state requires that security cameras
cover the entire area of the facility, and video feeds are sent to the enforcement agency
in the Colorado Department of Revenue.
The state gives the Local Licensing Authority (the City) the ability to place additional
requirements on the operation of the facility.
The warehouse at 2185 10th Street South is part of a complex of warehouses that have
been previously approved for hemp growth and processing, as well as a hand sanitation
manufacturing facility.

DEPARTMENT OF PLANNING & DEVELOPMENT
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III.

VICINITY MAP

IV.

STAFF COMMENTS

The Applicant has resolved a Building Violation issue caused by the unpermitted use of
the building for a hand sanitizer facility. The structure has been determined to be up-tocode by the Building Inspector and Colorado River Fire Rescue.
The Applicant included a request on the application form to use the facility as a
Marijuana Infused Products Facility (MIP). This is not permitted per the City of Rifle
Code and any approval of the proposed Marijuana Cultivation Operation does not
include approval for the MIP Facility.
The Applicant included a request to add greenhouses for the grow facility, but did not
provide any information or site plans showing these additional structures. As such, any
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greenhouses installed in the future would require additional Conditional Use Permit
review.
V.
FINDINGS
Pursuant to Section 16-5-280, the Commission shall consider the following criteria
before approving a Conditional Use Permit (staff comments shown in bold italics):
1. Conformance of the proposal with the City of Rifle Municipal Code;
The proposal conforms to the Rifle Municipal Code Section 6-8-60(4) which
states that Conditional Use Permits may be granted for a Marijuana
Cultivation operation. The use must also obtain a license issued by the City
Clerk as well as a state license and conform to all requirements therein.
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 use is compatible with surrounding properties. It is
proposed for an existing warehouse building that is of similar size,
appearance, and value to surrounding buildings.
3. The desirability for the proposed use in the specific area of the City;
The light industrial zoning district is the only area in the City where this use
is permitted. The location is in South Rifle and surrounded by light
industrial uses far from residential areas.
4. The potential for adverse environmental effects that might result from the proposed
use;
State and local licensing includes standards on the disposal of waste.
Other potential environmental impacts are anticipated to be minimal.
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 appropriate for light
industrial uses. Nothing in the Comprehensive Plan is incompatible with
the proposed use.
6. The potential impact of the proposed use upon the value of property and buildings
within the surrounding area; and
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Adherence to state and local 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.
VI.
RECOMMENDATION
Staff recommends that Planning Commission APRROVE Conditional Use Permit 202114 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 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.
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MEMORANDUM

TO:
PLANNING COMMISSION
FROM:
Patrick Waller, Planning Director
DATE:
May 25, 2021
SUBJECT: Conditional Use Permit 2021-016
LOCATION: 101 West 26th Street Centennial Parkway (Parcel # 217704411004)
APPLICANT: Michael Maxfield – Property Owner
I.

REQUEST

The applicant requests approval of an approximately 280 square foot Storage Shed to
be used with the existing auto detailing business on the property.
II.

VICINITY MAP

III.

BACKGROUND

The parcel is zoned Tourist Commercial and has had a variety of uses on the property,
including a greenhouse and a used car dealership. The parcel is now being used for an
auto detailing business. The applicant would like to place a shed on the property for the
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storage of equipment associated with the business. The aerial imagery of the property
shows a previously existing greenhouse to the east of the existing residence. This
structure was removed from the property.
The Rifle Municipal Code allows for an accessory storage structure for commercial use
provided that the shed meets the following requirements:
1. The maximum size shall be three hundred (300) square feet;
2. The structure’s facades and architectural details shall not be pre-fabricated metal
or plastic; and
3. The structure shall not be placed in a highly-visible location.
IV.

SITE PLAN

Approximate Shed Location
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V.

STAFF COMMENTS

Based on the applicant’s representations the shed appears to meet all Rifle Municipal
Code requirements. The applicant has provided the proposed location of the structure
and has indicated that it will be made of wood, rather than metal or plastic. Basic plans
are attached to the Staff Report. The shed requires a Building Permit and further
compliance will be checked at that time.
During the site visit to the property, Staff identified numerous signs that don’t meet the
City’s sign code and which were not permitted. Staff has included a suggested condition
of approval that prior to the issuance of a Building Permit for the shed, the applicant
shall bring the signs on the property into compliance with the Rifle Municipal Code.
It should be noted that there may be a variety of uses and activities occurring on the
property. If approved, this Conditional Use Permit is limited to the approval of a storage
shed on the property and not a blanket approval of all the uses occurring or that may
occur on the property.
VI.

FINDINGS

Pursuant to Section 16-5-280, the Commission shall consider the following criteria
before approving a Conditional Use Permit (staff comments shown in bold italics):
1. Conformance of the proposal with the City of Rifle Municipal Code;
The applicant is permitted to have an accessory commercial storage
structure, provided that it meets Rifle Municipal Code requirements and
that a Conditional Use Permit is approved by the Planning Commission.
2. The compatibility of the proposal with the character of the surrounding area, including
but not limited to the architectural character of the neighborhood, the average lot and
building sizes in the neighborhood, and the relative value of the proposed structure to
the value of other structures in the neighborhood;
The location of the accessory storage shed on a commercial property will
not impact compatibility with adjoining properties. The applicant plans to
install the shed near the existing residential structure.
3. The desirability for the proposed use in the specific area of the City;
The accessory storage structure will benefit the existing commercial
operation on the property by allowing storage of tools and equipment.
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4. The potential for adverse environmental effects that might result from the proposed
use;
The accessory storage shed will not have adverse environmental impacts.
5. Compatibility of the proposed use and the site (or subdivision) plan with the City of
Rifle Comprehensive Plan;
No issues were identified with the Comprehensive Plan.
6. The potential impact of the proposed use upon the value of property and buildings
within the surrounding area; and
The storage of tools within a structure will not affect 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 13-4-120 of the Code, if
applicable.
No water or wastewater will be used in the operation of the facility.
VII.

RECOMMENDATION

Staff recommends that the following conditions be included with an approval of
Conditional Use Permit 2021-016:
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.
4. The Conditional Use Permit shall become null and void if the shed is not
constructed within 12 months.
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MEMORANDUM

TO:
PLANNING COMMISSION
FROM:
Patrick Waller, Planning Director
DATE:
May 25, 2021
SUBJECT: Conditional Use Permit 2021-015
LOCATION: 2515 West Centennial Parkway (Parcel # 217718400314)
APPLICANT: City of Rifle – Property Owner
Pivot Energy – Solar Developer
I.

REQUEST

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.
II.

VICINITY MAP
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III.

BACKGROUND

The 131.36 acre property has already been developed to include the City of Rifle’s
Wastewater Treatment Facility as well as three separate solar facilities. Historically,
significant uranium storage and processing occurred on the property. Because of this
historic use, any development on the property is required to be approved by the
Department of Energy and Colorado Department of Public Health and Environment.
Pivot Energy has been working closely with these agencies to make sure that
development meets any applicable requirements.
The property is zoned Public Zone District (PD). This Zone District allows public uses on
the property provided that they meet the definition identified in the R.M.C. The proposed
facility will provide solar benefits to residential subscribers through the Xcel Energy
Solar Rewards Community program. Based on the proposed use, and the public service
provided by solar facilities, Staff has found that the applicant meets the necessary
requirements to allow for a Conditional Use Permit application.
The 2-MW solar facility will be in use for 20-years with the possibility of an extended
operation life of 10 additional years. A lease agreement has already been approved by
the City of Rifle.
IV.

SITE PLAN
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V.

STAFF COMMENTS

The project will be located on a parcel with significant existing solar facilities as well as
the wastewater treatment facility. The location of the facility was designed to avoid any
disturbance of the wetland vegetation area that was identified through a wetlands
delineation completed by the consultant and shown on the site plan.
As discussed in the Background section of the report, this property is subject to the
UMTRA Overlay that is triggered by the historic use of the property for uranium tailings.
As part of the application process, the solar developer has worked with the Department
of Energy and Colorado Department of Public Health and Environment to ensure that
any development meets their requirements.
The property is part of the Energy Innovation Center and the Comprehensive Plan
includes a Concept Plan for the area. The Concept Plan identifies a Solar Field as part
of the project. The proposed Community Solar Garden will be located within the Solar
Field location.

Fencing
The applicant represents that the facility will be fenced by a 7-foot tall chain link fence
with 1-foot of barb wire or an 8-foot high wildlife-friendly fence comparable to CDOT

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

game fencing. CPW reviewed the application and suggested that the applicant choose
the 8-foot high wildlife friendly fencing option. The Rifle Municipal Code requires that all
fences are limited to 7 feet and no barb wire is permitted in this zone district. Staff has
included a suggested condition of approval to address this issue.
Colorado River Fire Rescue
The application was reviewed by Colorado River Rescue who commented that more
information was needed regarding site access, security gates to the site, access around
the solar facility, vegetation requirements, and training for fire personnel. These items
can be addressed as part of the applicant’s site plan submittal.
The application was also sent to City of Rifle Utilities, City of Rifle Building Department,
City of Rifle Public Works, United States Army Corps of Engineers and Xcel Energy. No
issues were identified by those departments.
VI.

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;
The PD Zone District allows for any public use to be processed in this
location as a Conditional Use Permit. The solar facility benefits the
community by allowing residential subscribers who don’t have property
that meets solar requirements to take advantage of a solar installation. The
use meets the intent of the requirement that the use benefits the public.
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 facility would be the third solar facility on the parcel.
Neighboring properties are largely vacant. The proposal is compatible with
the character of the surrounding area.
3. The desirability for the proposed use in the specific area of the City;
Additional solar in this area is a desirable use. The Energy Innovation
Center Plan for the site includes solar as an acceptable use.
4. The potential for adverse environmental effects that might result from the proposed
use;
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The applicant has indicated that the facility is located outside of the
wetlands on the parcel. CPW reviewed the application and only identified
the fencing as a possible issue. No other environmental effects are
anticipated.
5. Compatibility of the proposed use and the site (or subdivision) plan with the City of
Rifle Comprehensive Plan;
This parcel is located within the Energy Innovation Center as identified in
the Comprehensive Plan. Solar is a compatible use in the area.
6. The potential impact of the proposed use upon the value of property and buildings
within the surrounding area; and
The surrounding area is largely vacant based on I-70 to the south and the
County property to the west that also has a history of uranium processing.
No negative impact on property values is anticipated.
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.
No water or wastewater will be used in the operation of the facility.
VII.

RECOMMENDATION

Staff recommends that the following conditions be included with an approval of
Conditional Use Permit 2021-015:
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
documentation of any required approvals and/or permits from the Department of
Energy and the Colorado Department of Public Health and Environment.

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

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.

Exhibit C - Site Plan
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Exhibit D - Architectural Elevation

Exhibit E - Foundations

Aerial view
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City of Rifle
Department of Planning & Development
202 Railroad Avenue
Rifle, CO 81650

5/18/2021

Attn: Patrick Waller, AICP, City of Rifle Planning Director
Re: File No. 2021-015 Conditional Use Permit at 2515 W. Centennial Parkway, Rifle,
CO

Dear Mr. Waller,
Thank you for the opportunity to provide comments on the proposed solar array.
Colorado Parks and Wildlife (CPW) has a statutory responsibility to manage all
wildlife species in Colorado. This responsibility is embraced and fulfilled through
CPW’s mission to perpetuate the wildlife resources of Colorado and to provide
sustainable outdoor recreation opportunities that educate and inspire future
generations. CPW fulfills this mission by responding to requests for comments on
wildlife impact reports, land use actions, and consultations through public-private
partnerships.
TCA Microgrid Energy LLC, dba Pivot Energy, is proposing the installation of 10 acres
of solar arrays on a City of Rifle Property situated between Old US Highway 6 and
Interstate 70. This facility will be on the landscape for a term of 20 years, with the
option to extend for another 10 years. The location already features multiple solar
arrays and the City of Rifle water treatment facility. In the past, surrounding land
had held uranium mill tailings.
Considering the heavily impacted nature of this location, adverse impacts to wildlife
populations are not anticipated. CPW recommends that the developer select the 8foot high wildlife exclusion fencing option proposed in the application in order to
prevent potential wildlife conflict and equipment damage. Wildlife exclusion fence
design information can be found on our website in the Fencing with Wildlife in Mind
publication (page 29). A physical copy of this document can be obtained at all CPW
wildlife offices.

Dan Prenzlow, Director, Colorado Parks and Wildlife • Parks and Wildlife Commission: Marvin McDaniel, Chair  Carrie Besnette Hauser, Vice-Chair
Marie Haskett, Secretary  Taishya Adams  Betsy Blecha  Charles Garcia  Dallas May  Duke Phillips, IV  Luke B. Schafer  James Jay Tutchton 
Eden Vardy

Colorado Parks & Wildlife values the opportunity to provide comments on this
proposal. If you have any questions or concerns, please reach out to Scott Hoyer,
District Wildlife Manager, at (970) 250-0873.
Sincerely,

Kirk Oldham
Area Wildlife Manager
Cc.

Scott Hoyer, District Wildlife Manager
Taylor Elm, Northwest Region Energy Liaison
Danielle Neumann, Northwest Region Land Use Specialist
File.

From:
To:
Subject:
Date:
Attachments:

Orrin Moon
Patrick Waller
RE: City of Rifle Referral Request
Tuesday, May 18, 2021 1:56:30 PM
image001.png
image002.png

Patrick,
Here are some concerns I have with the Solar Facility Application:
1.       Access to the site appears to be limited and road surface not identified.
2.       I assume that there will be a security gate to the site, not identified on drawings. Possible
Knox Padlock will be needed for gate.
3.       Access road around the Solar Farm will be needed for fire suppression, all weather driving
surface will not be needed.
4.       Vegetation needs to be maintained to a length no more than 10-12”.
5.       Solar Farm Training for fire response personnel will be shall be conducted.
Once plans are submitted to this office the issues can be addressed at permit time.

Thank You,

Orrin D. Moon
Prevention division chief/Fire Marshal
Colorado River Fire Rescue
970-625-1243
orrin.moon@crfr.us

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

MEMORANDUM
TO:
City of Rifle Planning Commission
FROM:
Patrick Waller, Planning Director
DATE:
May 25, 2021
SUBJECT: Last Chance Commons – Sketch Plan
ADDRESS: 493 and 525 Last Chance Drive
CASE #:
SKETCH PUD 2021-005
APPLICANT: Royal Mini Storage, Property Owner – Brian Stowell, Representative
I.
REQUEST AND SUMMMARY
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).
II.

PROJECT MAP

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

Hospital

Fire Station
Subject Parcels

III.
ZONING, LAND USE, AND COMPREHENSIVE PLAN
The Final Plat for Grand River Plaza was recorded in November 2003. It consists of 18
lots ranging from ½ to 1 ½ acres. The majority of the lots along Megan Avenue are part
of the Grand River Hospital campus. Along Last Chance Drive, the only developed lot
is the fire station on the far west side of the subdivision.
The current zoning on the property is Community Service (CS). The applicant is
requesting approval of a PUD for relief from the following R.M.C. provisions:
1. Minimum lot size for some of the lots is just under the 6,000 square foot
residential lot requirement (5,978 square feet is proposed).
2. The applicant is requesting setbacks as shown on the submitted Sketch Plan
application. This would make the smallest setback 5’ for the rear lots.
The 2019 Comprehensive Plan update shows this property as suitable for high density
residential, due to its location near Grand River Hospital and shopping areas along
Airport Road, as well as easy transporation access to the rest of Rifle.
While the applicant has requested review of a proposed Planned Unit Development
zoning, this is only a concept plan review. The Rifle Municipal Code requires official
review of a PUD and a recommendation to City Council to be completed at Preliminary
Plan. The PUD applciation should respond to Section 16-3-640 of the Rifle Municipal
Code.
IV.

PROJECT DESIGN

The proposal, referred to as Last Chance Commons, consists of twelve (12) units on 1.9
acres. The applicant is proposing to use three separate accesses from Last Chance
Drive. The proposed lot sizes vary from 9,668 square feet to 5,798 square feet. The
property has significant slopes at the rear setback that should be accounted for in a
future Preliminary Plan design.

V.
STAFF DISCUSSION
The application was sent out for comments from other City Departments and a
consulting engineer. Comments were received as follows:
Mountain Cross Engineering
- Comments included further information needed on increased accesses and traffic
flow, making sure that there is enough room for vehicular circulation on the
shared driveways, HOA and CC&R’s are needed for review, debris flows and
geohazards, how driveways will be shared and maintained.
Colorado River Fire Rescue
- Comments included requiring that the dwellings meet IFC requirements, a
requirement that access road meet IFC requirements with documentation from
an engineer, a suggestion that homes and out buildings meet Urban Wildland
Interface Codes.
Planning
- The Grand River Plaza Subdivision Plat includes a debris flow fan. The applicant
should provide additional information at time of Preliminary Plan on how any
hazards will be mitigated.
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.
2. The compatibility of the proposal with the character of the surrounding area,
including but not limited to the architectural character of the neighborhood, the
average lot and building sizes in the neighborhood, and the relative value of the
proposed structure to the value of other structures in the neighborhood;
This stretch of Last Chance Drive continues outside the city limits as County
Road 332. A number of mobile homes are found further west on larger
agricultural parcels. Existing residential development, concentrated west of
Taugenbaugh Boulevard, is high density townhouses and apartments.
Although the proposed project would be the first new residential development
on Last Chance Drive, it is compatible with the zoning (through a PUD
application), Comprehensive Plan and less dense than other nearby residential
projects.
3. The desirability for the proposed use in the specific area of the City;
See below under Comprehensive Plan.

4. The potential for adverse environmental effects that might result from the proposed
use;
Adverse effects will be mitigated, consistent with staff review.
5. Compatibility of the proposed use and the site (or subdivision) plan with the City of
Rifle Comprehensive Plan;
This portion of South Rifle has been identified as suitable for high density
residential development, due to its location and quick access to the hospital
and commercial outlets.
6. The potential impact of the proposed use upon the value of property and buildings
within the surrounding area;
Staff would anticipate the development of a vacant area requiring ongoing
maintenance with new homes would be an improvement on surrounding
property values.
7. Conformance of the proposal with the approval requirements concerning water and
sewer tap availability for high volume use requests pursuant to Section 13-4-120 of
this Code, if applicable.
Not applicable.
VI.

STAFF RECOMMENDATION

Staff recommends that Planning Commission 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.
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March 28, 2021

Mr. Patrick Waller
Garfield County Planning
108 8th Street, Suite 401
Glenwood Springs, CO 81601

RE:

Sketch Plan Review for Last Chance Commons: 2021-005

Dear Patrick:
This office has performed a review of the documents provided for the Sketch Plan Review of the
Last Chance Commons application. The review generated the following comments:
1. The landscape island will make turning movements into driveways awkward. The driveways
will still need to be flared each way for cars turning in and out.
2. The Applicant should discuss how driveways will be shared and maintained.
3. The Applicant should be prepared to discuss debris flows and geohazards that may impact the
site.
4. The Applicant should include HOA documents and CC&Rs for review at Preliminary Plan for
evaluation of how the common areas will be owned and maintained.
Feel free to call if you have any questions or comments.
Sincerely,
Mountain Cross Engineering, Inc.

Chris Hale, PE

______________________________________________________________________________________________________________
826 ½ Grand Avenue, Glenwood Springs, CO 81601
P: 970.945.5544 F: 970.945.5558 www.mountaincross-eng.com

From:
To:
Subject:
Date:

Chris@mountaincross-eng.com
Patrick Waller
RE: Updated Last Chance Commons Planset
Wednesday, April 28, 2021 5:18:12 PM

Patrick:
Based on the revised plan, my first comment from the March 28, 2021 letter is not applicable. The
rest of the previous comments still stand. There are a couple of items to add based on the new
layout:
The layout adds a third access. Minimizing accesses generally improves traffic flow. The
applicant should verify that the increased access will not detrimentally impact adjacent traffic.
An explanation to help with my comment #2; to avoid the southern units from backing out
into Last Chance Drive, they will need to turn their cars around somehow by doing a threepoint turn. The northern units can do so by using the driveway easement. The southern units
will need to use the parking area of their neighbors (and perhaps trespass) OR the applicant
should add a hammerhead to the south between the southern units OR widen the driveway
easement to include the 2 car parking areas.
Call or email with any questions or comments.
Sincerely,
Mountain Cross
Engineering, Inc.
Chris Hale, P.E.
826 1/2 Grand Avenue
Glenwood Springs, CO 81601
Ph: 970.945.5544
Fx: 970.945.5558
From: Patrick Waller <pwaller@rifleco.org>
Sent: Tuesday, April 27, 2021 5:10 PM
To: 'Chris@mountaincross-eng.com' <Chris@mountaincross-eng.com>; 'orrin.moon@crfr.us'
<orrin.moon@crfr.us>; Robert Burns <rburns@rifleco.org>; Brian Prunty <bprunty@rifleco.org>;
Craig Spaulding <cspaulding@rifleco.org>
Subject: Updated Last Chance Commons Planset
Good Afternoon,
We received an updated plan set from the Last Chance Commons application. The applicant changed
the access plan (again).
Let me know if you have any comments or changes by May 5 if possible.
Thanks for your review,

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.

Colorado River Fire Rescue
Patrick Waller
Rifle Planning Department
202 Railroad Ave
Rifle, CO 81650
Reference: Last Chance Commons 12 Homes Subdivision

May 13, 2021

Patrick:
I have reviewed the revised site plans for Last Chance Commons with 12 proposed lots and have the
following comments for this proposed subdivision:

1. Each dwelling shall meet IFC Section 505.1 and 505.2. Address Identification for new buildings
and address signs shall be posted so address can be seen from Last Chance Drive.
2. All fire department access roads shall meet IFC section 503. An engineer shall provide
documentation to verify that the roads are designed to this code section. All weather surface is
required.
3. Due to homes being built in a Urban-Wildland Interface Area, we would highly suggest that
homes and out building’s exterior construction shall be Class 1 Ignition-Resistant Construction
as defined in Chapter 5 of International Urban-Wildland Interface Code.

All requirements will need to be agreed upon prior to any final approval.
Thank you for allowing me to review this referral and please feel free to contact me with any questions
or concerns.
Thank You,

Orrin D. Moon, Prevention Division Chief/ Fire Marshal

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

TO:
City of Rifle Planning Commission
FROM:
Patrick Waller, Planning Director
DATE:
May 25, 2021
SUBJECT: Pioneer Mesa Filing 2 – Sketch Plan/Preliminary Plan/PUD
ADDRESS: TBD – North of Pioneer Mesa Filing 1 (Pioneer Way and W. 2nd St.)
CASE #:
Sketch Plan/Preliminary Plan/PUD 2021-007
APPLICANT: Pioneer Mesa Land Co LLC – John Kuersten Representative
I.

REQUEST AND SUMMMARY

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.
II.

PROJECT MAP

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

Pioneer Mesa 2

III.

PROJECT HISTORY

The property known as Pioneer Mesa was annexed in 2003 and zoned Low Density
Residential – Planned Unit Development (LDR-PUD). The original sketch plan approval
was for a total of 112 residential lots with accompanying open space, trails, and
improved park(s).
Pioneer Mesa Filing 1 was recorded in 2004. It consists of 35 lots on the lower of the
two benches of the subdivision. It also includes a privately maintained park space,
which doubles as a drainage facility. A HOA-owned trail was built around the outside of
the original subdivision but its condition has deteriorated over the years.
In 2008 the original developer, without the permission of the City or any preliminary plan
approvals for Filing 2, began work on the infrastructure for Filing 2 on the upper bench
of the subdivision, including roughing in the access road that climbs the hill, constructing
a retaining wall, installing underground utilities (not connected to the system), and
pouring curbs/sidewalks. This work can clearly be seen in aerial photos of the property.
Addressing the pre-existing infrastructure is a key part of the project and discussed in
staff review comments.
IV.

ZONING, LAND USE, AND COMPREHENSIVE PLAN

The applicant acquired the property in 2017. The current proposal consists of 17 lots
that are generally between 0.75 acres and 1.3 acres in size.
Because all prior land use approvals have expired, the property’s PUD zoning has
expired. The property is currently zoned LDR and the applicant is requesting a rezoning
to Estates Zone - PUD. A Planned Unit Development (PUD) offers a developer the
opportunity to receive flexibility from code provisions in exchange for benefits to the City
provided by the project. In order to construct the Subdivision as proposed the applicant
needs relief from the following R.M.C provisions:
-

Reduce Front Yard setbacks to 25’ and Rear Yard Setbacks to 15’ from 50.
No internal curb and gutter or ribbon curb. Ribbon curb only on access road up
the slope from the lower subdivision.

The applicant has indicated that this flexibility will allow the subdivision to develop in a
low density manner. Previous attempts to develop the property with much higher
densities have not gone forward based on the steepness of the access road and
emergency access issues. Staff agrees that allowing some flexibility through the PUD
process to allow for less dense development in this location is beneficial to the City.
The applicant’s request for not requiring internal curb and gutter or ribbon curb will be
subject to approval of the overall drainage plan by City of Rifle Public Works
Department. Their comments on the application are included as part of this Staff Report.

Low-Density
Residential
PUD

Tourist
Commercial

Light Industrial

Comprehensive Plan
The application is unique in that it is located in a Tier 2 area of the City of Rifle
Comprehensive Plan. That means that the area was identified during the
Comprehensive Plan process as having hurdles that would make development of the
parcel difficult. Identified issues here are difficult access to the property, pre-existing
utilities of unknown quality, soil and slope concerns, as well as lack of connections to
the rest of the City.
The application addresses most of these items by making the access road private, and
decreasing the density. The Comprehensive Plan discusses the Pioneer Mesa Phase 2
project specifically and states:
A lower impact development pattern or non-residential uses may be appropriate
given these constraints, the City’s concern for future maintenance
responsibilities, and the isolation of the property from community services.
Based on the application submittals and conditions of approval, Staff feels that despite
the area being a Tier 2 Development Area, it meets the intent of the Comprehensive
Plan.

Estates Zone District
The applicant is requesting a rezoning to Estate Zone PUD. The intent of the Estate
Zone District is as follows:
The intent of the Estate Zone District is to provide for alternative residential uses
in a high quality, low density environment. Development in the Estate Zone
District would be characterized by large lots, single-family dwellings and
reasonable opportunities for the residents of the City to raise horses or otherwise
engage in semi-rural activities in appropriate areas around the City.
This Zone District is more in line with County style development and makes a variety of
exceptions for infrastructure including that sidewalks are not required. The applicant is
providing a gravel trail that will allow for pedestrian circulation throughout the
development. The density requested meets the Estate Zoning average lot size
requirements of 1.5 acres and no proposed lot is below the required .75 acres. Based
on the previously discussed limitations on the property, this type of zoning is
appropriate.
V.

STAFF COMMENTS

The proposed subdivision consists of 17 Estate Zone lots. The property will be served
by existing water and sewer infrastructure (upon verification that the infrastructure
meets city requirements). All roads will be privately maintained by a Homeowners
Association. The applicant has indicated that they will install a gravel trail from Pioneer
Mesa Phase 1 that will circle the development. This will allow for pedestrian circulation
within the development.

The application was reviewed by the Fire District, City of Rifle Public Works, City of Rifle
Utilities, a Consulting Engineer, Colorado Department of Transportation, and Xcel
Energy. The referral comments are included in the packet. The following items are
important considerations for the project and summarize key referral comments.
Access
The access road to the top of the mesa has been a significant issue for past
development proposals in the area. The applicant has addressed the past issues in a
number of ways:
- The road will be private and maintained by an HOA formed by the developer.
This does not require the City to service and maintain a steep road.
- The R.M.C prohibits shared private driveways of 4-lots or greater. However this
application is requesting a private street, which is permitted per the R.M.C.
- Because of the proposal to rezone the property to Estate Zone-PUD, the slope of
the road does not exceed R.M.C requirements.
- Colorado River Fire Rescue reviewed the application and indicated that the
applicant needs to provide verification from an engineer that the access road to
the top of the mesa is designed to meet Fire Code requirements.
- The applicant has significantly decreased the proposed density from 72 to 17
units. This allows the application to comply with R.M.C requirements for only
having a single point of access and egress to the development.
- Based on the number of lots, preliminary feedback from CDOT indicates that no
major access improvements are required at 2nd Street, the frontage road, and
Highway 6. CDOT is requesting that an access permit is completed to document
traffic in the area.
- The applicant has incorporated a berm into the Pioneer Way design.
Steep Slopes and Soils
Review by the consulting engineer indicates that the applicant should consider lining the
proposed detention ponds to minimize infiltration of runoff as a suggested condition of
approval. The applicant should supply a response from a qualified engineer indicating
why or why not drainage ditches and detention ponds should be lined as part of the
Final Plat application.
The applicant has requested reduced setbacks as part of the PUD application. Because
of soil stability and steep slope concerns the applicant needs to provide additional
information as to how the reduced setbacks will still function to protect the stability of
slopes with the development of residences. This has been included as a suggested
Condition of Approval. Additionally, pursuant to City of Rifle Building Department
requirements a soils report and engineered foundation shall be required as part of the
Building Permit submittal.
Public Works Review
The application was thoroughly reviewed by City of Rifle Public Works who responded
with a number of comments regarding drainage, utility connections, access, and

requests for additional information (the Memo is attached to this letter). These items
shall be incorporated into the Final Plat submittal and will need to be accepted by the
Public Works Director prior to the Final Plat moving forward to City Council.
Utilities:
Because the utilities were installed without previous approvals, the existing utility
infrastructure will need to be tested and repaired where necessary to meet City
requirements.
VI.

STAFF RECOMMENDATION

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 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.”
VII.

FINDINGS

Pursuant to Section 16-5-280, Planning Commission shall consider the following criteria
before approving a project (staff comments shown in bold italics):
1. Conformance of the proposal with the City of Rifle Municipal Code;
The proposal is following the process as described in the code.
2. The compatibility of the proposal with the character of the surrounding area,
including but not limited to the architectural character of the neighborhood, the
average lot and building sizes in the neighborhood, and the relative value of the
proposed structure to the value of other structures in the neighborhood;
The proposal is compatible with the character of the surrounding area.
Because of its location on the top of the mesa the development should not
impact surrounding property owners. The lower density of the proposal is
appropriate in this area.
3. The desirability for the proposed use in the specific area of the City;
The development of this subdivision with 17 new single family lots is
desirable in this area of the City. The lower density and privately
maintained roads will have a lessened impact on City services and
adjoining residential areas.
4. The potential for adverse environmental effects that might result from the proposed
use;
Adverse effects will be mitigated, consistent with staff review comments. It
is especially important that the applicant comply with conditions that will
mitigate slope and soils issues.
5. Compatibility of the proposed use and the site (or subdivision) plan with the City of
Rifle Comprehensive Plan;
The application is unique in that it is located in a Tier 2 area of the City of Rifle
Comprehensive Plan. That means that the area was identified during the

Comprehensive Plan process as having hurdles that would make it difficult for
development of the parcel. Identified issues here are difficult access to the
property, pre-existing utilities of unknown quality, soil and slope concerns, as
well as lack of connections to the rest of the City.
The application addresses most of these items by making the access road
private, and decreasing the density. The Comprehensive Plan discusses the
Pioneer Mesa Phase 2 project specifically and states:
A lower impact development pattern or non-residential uses may be
appropriate given these constraints, the City’s concern for future
maintenance responsibilities, and the isolation of the property from
community services.
Based on the application submittals and conditions of approval, Staff feels
that despite the area being a Tier 2 Development Area, it meets the intent of
the Comprehensive Plan.
6. The potential impact of the proposed use upon the value of property and buildings
within the surrounding area;
The development of the vacant parcel with pre-existing infrastructure will
increased 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.
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public works

To:

Patrick Waller, Planning Director

From:

Brian Prunty, Public Works Director

CC:

Craig Spaulding, Civil Engineer

Date:

May 17, 2021

Re:

Pioneer Mesa Subdivision II

interoffice memo

Generally, I find the plans to be workable for completing the subdivision. However, the
Developer should provide clarification for the following items:
1. A precise plan for the abandonment of the utilities, which are not to be used as
part of this development. The plan should include method of abandonment and
materials intended to be used. [Note: while I am comfortable with leaving
unused Sanitary Sewer connections in place and being capped, the water fittings
used for water services should be altogether removed and hole properly blocked.]
2. There are no water service construction details. The General Notes sheet (C2)
provides direction as to the materials, but I think a construction detail (drawing)
would be appropriate.
3. Sheets C6 & C7:
a. While the 10’ lanes work, in my meeting with Mr. Kuersten, he did not
mention placement of the 2’ concrete shoulder on each side of the
roadway. It that still a planned feature?
b. During my on-site meeting with Mr. Kuersten, we discussed the HBP
treatment for the roadway as being the most cost-effective method for
maintaining the travel way. The Pioneer Trail Typical Road Section notes
only the application of 4” millings treated with asphalt rejuvenating agent.
[Note: I am not opposed to the method noted in the Road Section, but I
have not seen this used. I have my doubts as to its durability on this grade.
That said, if there were an example of this method in the area, I would
consider it.]
c. There has been much discussion over the years on the City’s part (mainly
Public Works) regarding vegetation, or more precisely lack of, on the
large slopes which front the development above and below the Pioneer
Trail access road. I personally know how erosion prone this area is and
the effects of erosion. The following should be considered:
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i. A separate plan delineating entire area of treatment. I would like
to see a written narrative on the vegetative effort, to include a soils
analysis.
ii. Details showing the plan for “micropocketing”
iii. Which species, seed, and additives are to be used to revegetate the
hillside? Developer should name the erosion control fabric and a
specialist should approve it for this use.
iv. Sheet C6 indicates (2) drain inlets “into top of existing 24” drain
line”. Where is the 24” drain line and where does it come out of
the hillside?
v. Is there any plan for riprapping the discharge ends of the culverts
and at the points which cross Pioneer Trail?
vi. Has the swale at the base of the hillside, that is, adjacent to the trail
on the north side of Pioneer Mesa I been sized and evaluated for
storm flows? The last time I look at it, it appeared to be
undersized.
vii. How does the swale flows transition from the finished Pioneer
Trail to the existing roadway of Pioneer Mesa I?
viii. The two drawings conflict as to their handling of the trail which
crosses at the boundary between the two phases.
ix. That portion of Pioneer Trail from its intersection with Pioneer
Way shall be paved and curb and gutter installed to the boundary
between the two projects.
x. A stop sign shall be installed at the intersection of Pioneer Way
and Pioneer Trail.
xi. At the top of Pioneer Trail at the point it begins to descend, a sign
warning of a steep grade shall be installed along with a 25 MPH
speed limit sign near the top.
xii. Will there be any on-site detention?
xiii. How does drainage from the building sites and roadways on the
mesa figure into the drainage plan? Will SGM provide the
calculations for review?
xiv. Is 2 ft. concrete shoulder on each side of Pioneer Trail a pan? If it
is not, the cutoff pan structures are not necessary.
xv. Need detail of wall and gravel trail, to include trail surface
material.
d. Streetlights along Pioneer Trail?
4. Has a preliminary plan for a Homeowners Association been drafted and what
level of site maintenance could be expected? Is funding adequate? A financial
plan for maintenance should be provided. I think it would be appropriate that the
Pioneer Mesa I Homeowners Association should be able to comment on the Phase
II plan.
5. If testing of utilities has taken place, we need all the results. They should be
reviewed, and Developer should be prepared to re-test after all modifications to
the water line have been completed. All manholes need to be physically viewed
and lamped if they have not been.
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6. The MSU wall must be capped and finished in areas where the top course has
been degraded. Engineer should provide plan for capping and repair, as
necessary.
While some of the above questions may have already been answered, I believe the plans
still warrant some detail. As this area tends to be prone to wind erosion, plans for
revegetation of the disturbed areas, to include dust control should be included in the
discussion. I am sure it is recognized by the Developer, but all existing features intended
for inclusion in this project must be restored to full function prior to acceptance.
My main concern for this work has always been erosion and the damage it causes. The
developer needs to provide assurances that erosion will be arrested and dealt with
throughout the build out of this subdivision. All constraints that we put on the Developer
must be passed on to a purchaser should the Developer want to sell it.
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March 29, 2021

Mr. Patrick Waller
Garfield County Planning
108 8th Street, Suite 401
Glenwood Springs, CO 81601

RE:

Sketch & Preliminary Subdivision Plan Review for Pioneer Mesa Subdivision Phase
Two: 2021-007

Dear Patrick:
This office has performed a review of the documents provided for the Sketch Plan and Preliminary
Subdivision Plan Review for Pioneer Mesa Subdivision, Phase 2. The review generated the
following comments:
1. There is only one access for the proposed subdivision phase. The Applicant should provide
explanation of the potential for a second access.
2. Due to the steepness of the road, it is our opinion that a more durable surface should be consider
rather than the recycled/millings proposed. Even asphalt would tend to “wash-board” and rut
on a south facing steep slope. Concrete would be the preferred option.
3. The Applicant should provide guardrail for Pioneer Trail to contain errant vehicles on the
roadway.
4. The Applicant should coordinate with Colorado River Fire Rescue to determine if fire
sprinklers will be required for the buildings since a secondary access is not provided.
5. The Applicant should verify that water pressure for proposed residences will be sufficient for
household use as well as fire sprinklers if they are required.
6. The site soils have stability concerns when wet. The Applicant should provide a lining for the
detention ponds to minimize infiltration of runoff. Similarly, the Applicant should consider
lining the ditches down Pioneer Trail to prevent infiltration from runoff.
7. The existing water lines will need to pass a pressure/leak test and bacteriological test prior to
issuance of any building permit.
8. The existing sewer line integrity will need to be verified prior to any building permit.
9. The Applicant should include verification of integrity for the sewer and water services that will
be reused to the plan sheets.
10. The Applicant should provide HOA documents and CC&Rs for review to verify that common
elements, especially the road, is able to be maintained and repaired by the HOA.
11. The Applicant should maintain a Right-of-Way for the possibility of a future road connection
to the north.
12. The Applicant should provide access, utilities, and drainage easements as may be applicable.
______________________________________________________________________________________________________________
826 ½ Grand Avenue, Glenwood Springs, CO 81601
P: 970.945.5544 F: 970.945.5558 www.mountaincross-eng.com
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13. Due to prudent setbacks from steep slopes, building envelopes and/or setbacks should be
provided on the lots.
Feel free to call if you have any questions or comments.
Sincerely,
Mountain Cross Engineering, Inc.

Chris Hale, PE

Mountain Cross Engineering, Inc.

Civil and Environmental Consulting and Design
826 ½ Grand Avenue, Glenwood Springs, CO 81601
P: 970.945.5544 F: 970.945.5558 www.mountaincross-eng.com

Colorado River Fire Rescue
Patrick Waller
Rifle Planning Department
202 Railroad Ave
Rifle, CO 81650
Reference: Pioneer Mesa

April 29, 2021

Patrick:
I have reviewed the site plans for Pioneer Mesa 2021 revised plans with 17 proposed lots and have the
following comments for this proposed subdivision.
1. Fire hydrant spacing shall meet IFC Appendix c table 102.1. Fire hydrants shown on the plans
exceed the required spacing on the west side of the subdivision. One or two fire hydrants may
need to be added to meet the spacing requirements. If all dwelling units have fire sprinkler
systems installed, then a 25% increase on fire hydrant spacing is allowed.
2. All fire hydrants shall have steamer connection facing the roadway or access road.
3. Pioneer Mesa Filing II street names shall be reviewed and approved by both City of Rifle and
Garfield County Communications.
4. Each dwelling shall meet IFC Section 505.1 and 505.2. Address Identification for new
buildings.
5. All fire department access roads shall meet IFC section 503. An engineer shall provide
documentation to verify that the roads are designed to this code section. All weather surface is
required. Steep grade of entrance road (12%) shall be designed to meet section 503 and due to
grade shall be built with asphalt (HBP) or concrete to minimize deterioration of surface. Top
roads can be compacted road base or compacted crushed asphalt as long as it meets load
requirements of fire apparatus. Screened rock is not considered all weather driving surface by
this office. Proposed 12’ lanes shall be signed for no parking. Sign shall say “No parking
Emergency Access”. If parking is preferred on the 12” roads, then road width of 20’ or pullouts will be required.
6. Home and building exterior construction should be Class 1 Ignition-Resistant Construction as
defined in Chapter 5 of International Urban-Wildland Interface Code.
All requirements will need to be agreed upon prior to any final approval.
Thank you for allowing me to review this referral and please feel free to contact me with any questions
or concerns.
Thank You,
Orrin D. Moon, Prevention Division Chief/ Fire Marshal

Patrick Waller
From:
Sent:
To:
Subject:

Wakefield, Samantha L <Samantha.l.wakefield@xcelenergy.com>
Friday, April 30, 2021 4:23 PM
Patrick Waller
RE: Rifle Subdivision Application

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
P: 970-625-6028
C: 970-201-4860

From: Patrick Waller <pwaller@rifleco.org>
Sent: Monday, April 19, 2021 9:00 AM
To: Wakefield, Samantha L <Samantha.l.wakefield@xcelenergy.com>
Subject: Rifle Subdivision Application
EXTERNAL - STOP & THINK before opening links and attachments.
Good Morning,
I wanted to send over an application for your review. The City of Rifle has received an application for a 17‐lot Subdivision
to be located at Parcel No. 217718100099. I have attached the plan set. Please let me know if you have any questions. If
you have any comments, can you please send them over by May 3.
Thanks and have a great day,
Patrick Waller
City of Rifle Planning Director
970‐665‐6499
pwaller@rifleco.org
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Patrick Waller
From:
Sent:
To:
Cc:
Subject:

Killian - CDOT, Brian <brian.killian@state.co.us>
Monday, May 03, 2021 4:11 PM
Patrick Waller
Kandis Aggen - CDOT
Re: City of Rifle Referral Request - 2021-007 - Pioneer Mesa Subdivision Phase 2

Patrick,
SGM recently reached out to me about this as well.
One item I noticed on the permit is that the landowner signed them. Since Second St. is a City
street and touches both Hwy 6 and Hwy 13, the City will either need to be the permittee or provide
a delegation letter to the owner to apply on the City's behalf.
I already reviewed the traffic study and we have no concerns, but want the permits completed so
we can establish a baseline volumes for each access. We don't currently have a permit for either
location.
Please let me know if you have any questions.
Thanks,
Brian Killian
Region 3 Access Program Manager
Traffic & Safety
To help protect y our priv acy ,
Micro so ft Office prev ented
auto matic downlo ad o f this
picture from the Internet.

P 970-683-6284 | C 970-210-1101 | F 970-683-6290
222 S. 6th St, Room 100 Grand Junction, CO 81501
brian.killian@state.co.us | www.codot.gov | www.cotrip.org

On Wed, Apr 28, 2021 at 5:01 PM Patrick Waller <pwaller@rifleco.org> wrote:
Hi Brian,

We have received an application for a Subdivision located at Parcel No. 217718100099. The application is for
17 lots. We discussed this previously, but I am sending this over to you as a referral request. The applicant has
included a CDOT Access Permit Application as part of the submittal, but I am not sure if I have submitted this
over to you. Please let me know if you have any comments by Thursday May 13th.
1

Thanks for your help and let me know if you have any questions,

Patrick Waller
City of Rifle Planning Director
970-665-6499
pwaller@rifleco.org
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Patrick Waller
From:
Sent:
To:
Subject:

Wakefield, Samantha L <Samantha.l.wakefield@xcelenergy.com>
Friday, April 30, 2021 4:23 PM
Patrick Waller
RE: Rifle Subdivision Application

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
P: 970-625-6028
C: 970-201-4860

From: Patrick Waller <pwaller@rifleco.org>
Sent: Monday, April 19, 2021 9:00 AM
To: Wakefield, Samantha L <Samantha.l.wakefield@xcelenergy.com>
Subject: Rifle Subdivision Application
EXTERNAL - STOP & THINK before opening links and attachments.
Good Morning,
I wanted to send over an application for your review. The City of Rifle has received an application for a 17‐lot Subdivision
to be located at Parcel No. 217718100099. I have attached the plan set. Please let me know if you have any questions. If
you have any comments, can you please send them over by May 3.
Thanks and have a great day,
Patrick Waller
City of Rifle Planning Director
970‐665‐6499
pwaller@rifleco.org
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