CITY OF RIFLE
PLANNING COMMISSION REGULAR MEETING
PUBLIC HEARING
January 25, 2022
Rifle City Hall – Council Chambers

Regular Meeting
7:00 PM

Convene Regular Planning Commission & Board of Adjustment Meeting

7:01 PM

Roll Call

7:02 PM

Approve December 14, 2021 Regular Planning Commission Meeting and Board of Adjustment
Minutes

7:03 PM

2021-0050 Final Plan Pioneer Mesa Subdivision Filing 2
(Public Meeting)
(Requesting Final Plan approval for 17 lots in the Pioneer Mesa Subdivision Filing 2)

7:15 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 February 22, 2022

REGULAR PLANNING COMMISSION MEETING
& BOARD OF ADJUSMENT
Tuesday, December 14, 2021

Chair Marantino led the Planning Commission and audience in the Pledge of Allegiance.
Meeting commenced at 7:00 p.m.
MEMBERS PRESENT AT ROLL CALL
Marantino, Caldwell, Pettinger, Rogers, Steffen, Roberts, Villasenor, Damuth and Dow
OTHERS PRESENT
Planning Director Patrick Waller, Planner Hannah Popp, Administrative Assistant Charlotte Squires, City
Attorney Jim Neu and Joely Denkinger , Channel 10 Michael Churchill, Barry Sheakley, Marcus Benovoa,
Grady Hazelton, Shanna Huser and Matt Morgan, Israel Marioni, Jorge Marioni, Juan Soils, Jake Ezratty,
Carolyn Meadowcroft, Gail Schwartz.
APPROVAL OF MINUTES
Commissioner Rogers moved to APPROVE October 26, 2021 Regular Planning Meeting and Board of
Adjustment Minutes Commissioner Pettinger seconded the motion. The motion CARRIED with the
following vote:
ROLL CALL: Yes: Marantino, Caldwell, Pettinger, Rogers, Steffen, Roberts and Villasenor
2021-052 SITE PLAN 2128 RAILROAD AVENUE
The Chair called the Applicant(s) Juan Soils
Confirmed Public Notice was met
Others sworn in Grady Hazelton, Shanna Huser,
PURPOSE
The applicant is requesting approval to convert a portion of an existing office building into 10 residential
units. The applicant is proposing one three-bedroom unit and the remaining units will be one-bedroom. The
applicant plans to phase the units in over time. The remainder of the structure will be available for office use.
STAFF REPORT
Planning Director Patrick Waller
shared the staff report and Staff also shared Planning Commission
previously denied the application and in response the applicant decreased the overall residential density and
added some green space to the property. If Planning Commission deems these changes sufficient to address
identified concerns, Staff has prepared suggestions for Conditions of Approval for Planning Commission’s
consideration.
APPLICANT PRESENTATION
Mr. Soils

shared he bought the building for residential and doesn’t need office space.

PUBLIC COMMENT:
Chair Marantino opened the public hearing and asked if there was anyone in the audience that wished to
comment on the agenda item before them.
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Grady Hazelton and Shanna Huser shared concerns regarding water, sewer, safety, window safety, and trash,
trespassing and driving through private owned property. Also, that there is not adequate place to put up a
fence or a playground on the property.
Chair Marantino asked if anyone else in the audience want to address this issue. Seeing no one else the
public hearing was closed.
COMMISSION QUESTIONS AND COMMENTS
Commissioner Steffen asked what floor is planned to be used first, will each unit have its own bathroom,
and each unit will have its own electrical service.
Mr. Solis shared the upper floor, yes bathroom in each unit, already talked with Xcel and have a meter per
unit.
Chair Marantino asked if Staff is aware of any requirements to upgrade the windows.
Planning Director Patrick Waller shared that would be addressed though building permit submittal and the
applicant has been working with an architect to make sure it meets all building permit requirements. They
will be required to meet building code.
Mr. Soils replied if something needs to be done with the windows he will do what is required.
Commissioner Rogers

asked about the parking spaces.

Planning Director Waller shared because the parking and the building exists the code does allow some
discretion.
Commissioner Dow asked if the water and sewer will be addressed, even if there are 6 bathrooms it
doesn’t seem they have been in use that much over the last few years and to add more usage is a concern.
Planning Director Waller shared that that the applicant would have to have a qualified person, which is an
engineer saying that the service line for water and sewer line functions show other items that our staff has
come up with will be added as conditions to building permits.
Commissioner Roberts asked if there is a code that says how many people can occupy a 1 bedroom
apartment.
Planning Director Waller shared in the zoning code no, the City of Rifle does not get into that as other
jurisdictions do. Per building code that will need to be asked to the building official.
Commissioner Damuth asked Mr. Soils if he plans on having any restrictions such as assigned spots. Is
there any concerns meeting all the requirements per the Staff Report.
Mr. Soils replied every space will be assigned to an apartment. No concerns, to be professional everything
has to work.
Commissioner Pettinger asked about addressing the safety of the kids who are going to be in that area, how
are you going to protect them from the parking lot and Hwy 13 and the alley.
Mr. Soils replied he will put up a fenced yard; I will do whatever it takes to have everybody safe.
Commissioner’s shared their concerns of the parking, landscaping, trash, impact on local business, along
with safety for kids and pets. The residential use just is not a good fit for this area.
Motion Made:
Commissioner Pettinger moved to DENY 2021-052 Site Plan 2128 Railroad Avenue to allow 10 residential
units, Commissioner Steffen seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes: Marantino, Caldwell, Pettinger, Rogers, Steffen, Roberts and Villasenor
No:
Chair Marantino Opened the Board of Adjustment
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2021-040 ZONING VARIANCE MACARRON ADDITION LOT 14-15 ~ 0 MCCARRON AVENUE
The Chair called the Applicant(s) Israel Marioni, Jorge Marioni translator
Confirmed Public Notice was met
Others sworn in Barry Sheakley,
PURPOSE
The applicant, Marcos Miramontes, is requesting a variance from the minimum lot size requirement in the
Low Density Residential (LDR) zone district. The Rifle Municipal Code requires that lots in the LDR zone
district are at least 6,000 square feet in area. The applicant is proposing combining three lots into two, both
of which would be approximately 5,194 square feet. The applicant also originally proposed to build
manufactured homes on the property, but has since decided to construct the homes onsite.
STAFF REPORT
Planning Director Patrick Waller shared the details of the Staff Report and recommends that the Board of
Adjustment approve the application with conditions listed in the Staff Report.
APPLICANT PRESENTATION
Mr. Marioni shared they would like to have 2 lots instead of one lot.
PUBLIC COMMENT:
Chair Marantino opened the public hearing and asked if there was anyone in the audience that wished to
comment on the agenda item before them.
Mr Sheakley

shared his concerns

Chair Marantino asked if anyone else in the audience wanted to address this issue. Seeing no one else the
public hearing was closed.
COMMISSION DISCUSSION:
There was discussion between Staff, Applicant and Commissioners regarding fire truck turnaround and
questions regarding the driveway and McCarron extending to the next property in the future.
Motion Made:
Commissioner Villasenor moved to APPOVE 2021-040 Zoning Variance McCarron Addition with all
Staff’s Recommendations:
1. The applicant shall submit a grading and drainage plan, prepared by a Professional Engineer at the
time of Building Permit for each of the lots. This plan shall be reviewed and accepted by City of
Rifle staff.
2. The applicant shall meet City of Rifle Municipal Code and Public Works Manual requirements for
access to the site as required by City Staff. Prior to the issuance of a Building Permit for the
property, the applicant shall provide plans for the road construction in the City right-of-way from a
professional engineer for review and approval by City Staff.
Commissioner Roberts seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes: Marantino, Caldwell, Pettinger, Rogers, Steffen, Roberts and Villasenor
No:
2021-051 SKETCH/PRELIMINARY PLAN ~ HABITAT FOR HUMANITY 769 & 781 SMITH STREET
The Chair called the Applicant(s) Jake Ezratty, Carolyn Meadowcroft, Gail Schwartz
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Confirmed Public Notice was met
PURPOSE
The applicant requests approval of a Sketch/Preliminary Plan for the development of 10 townhomes and ten
multi-family units (two buildings – one with 4-units and one with 6-units) on 1.52 acres zoned Community
Service (CS). The applicant previously received Sketch Plan approval for a project with two less units. With
the increase of two units the applicant is now combining a new Sketch/Preliminary Plan.
STAFF REPORT
Planning Director Patrick Waller
shared the staff report and Staff recommends approval of the
application subject with conditions in the staff report.
APPLICANT PRESENTATION
Mr. Ezratty
shared their project for lower income housing Habitat for Humanity provides with help from
tenants and citizens.
PUBLIC COMMENT:
Chair Marantino opened the public hearing and asked if there was anyone in the audience that wished to
comment on the agenda item before them. Seeing no one else the public hearing was closed.
COMMISSION DISCUSSION:
Commissioners

shared comments regarding on street parking and discussed the park area.

Motion Made:
Commissioner Caldwell moved to APPROVE 2021-051 Sketch/Preliminary Plan Habitat for Humanity with
all Staffs 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 applicant shall address all referral comments, to the satisfaction of City Staff, as part of the Final
Plan submittal.
3. Parallel parking spaces shall be asphalt, concrete, or an equivalent material. The Rifle Municipal
Code requires that parallel parking spaces are 8’ x 23’.
a. The garage and covered parking areas shall meet the dimensional requirements identified in
the Rifle Municipal Code.
4. As part of the Final Plan submittal the applicant shall provide an accurate representation of on-street
parking spots to show that 7 spots are available after the installation of accesses.
a. The SIA shall include provisions regarding the maintenance and enforcement responsibility
for on-street parking stalls allocated to this development.
5. The applicant shall work with City Staff to finalize details on the potential Parkland dedication and
submit a plan to City Council as part of the Final Plan submittal.
6. The extension of Wapiti Avenue shall meet all City of Rifle Public Works requirements.
Commissioner Pettinger seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes: Marantino, Caldwell, Steffen, Roberts, Pettinger, Rogers and Villasenor
No:
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2021-053 CONDITIONAL USE PERMIT 126 W 4TH STREET
The Chair called the Applicant(s) Katie Hays and Angela Strode
Confirmed Public Notice was met
Commissioner Villasenor and Commissioner Roberts recused their selves.
Commissioner Damuth and Commissioner Dow will be a voting member
PURPOSE
The applicant requests approval to permit a second major accessory structure on a lot in the Central Business
District. The applicant is proposing a new carport that is approximately 530 square feet. There is an existing
shed on the property. If the carport is approved, the applicants plan on updating the existing shed with new
paint, windows and a new roof.
STAFF REPORT
Planner Hannah Popp
shared the staff report and Staff recommends approval of the application subject
with conditions in the staff report.
APPLICANT PRESENTATION
Mrs. Strode
shared the scope of the project, the beautification and accessibility of the property. This is
just a portion of the project that needed approval.
PUBLIC COMMENT:
Chair Marantino opened the public hearing and asked if there was anyone in the audience that wished to
comment on the agenda item before them. Seeing no one else the public hearing was closed.
COMMISSION DISCUSSION:
Commissioner asked about lighting, shared that the renderings really look good.
Motion Made:
Commissioner Steffen moved to APPROVE 2021-053 Conditional Use Permit 126 W 4th Street
Commissioner Dow seconded the motion. The motion CARRIED with the following vote:
ROLL CALL: Yes: Marantino, Caldwell, Steffen, Pettinger, Rogers and Dow
No:
Commissioner Villasenor and Commissioner Roberts returned
COMMENTS AND ADJOURNMENT 8:53 PM

Dustin Marantino, Chairman

Date

Charlotte Squires Administrative Assistant

Date

5/5
City of Rifle Planning Commission Meeting Tuesday December 14, 2021

MEMORANDUM

TO:
City of Rifle Planning Commission
FROM:
Patrick Waller, Planning Director
DATE:
January 25, 2022
SUBJECT: Pioneer Mesa Filing 2 – Final Plan
ADDRESS: TBD – North of Pioneer Mesa Filing 1 (Pioneer Way and W. 2nd St.)
CASE #:
Final Plan - 2021-050
APPLICANT: Pioneer Mesa Land Co LLC – John Kuersten Representative
I.

REQUEST AND SUMMMARY

The applicant requests approval of a Final Plan application to subdivide approximately
28.76 acres into 17 single-family estate lots. The application was previously approved
by Planning Commission on May 25, 2021, with a Condition of Approval that the Final
Plan be reviewed by Planning Commission, prior to the City Council review. This
application is only for Final Plan review, since the PUD rezoning was already
recommended to Council for approval.
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

1

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 an
improved park.
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. 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 0.87 acres and 1.78 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. This request was previously recommended for approval to City
Council at the May 25, 2021 Planning Commission meeting. 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 Rear Yard Setbacks to 10’ from 50'. Additionally, the applicant has
shown a 51’ setback from the property line, for the Front Yard, however
because the road is within an easement, the Front Yard Setback will
essentially be 20’.These setbacks are slightly different than what was approved
by Planning Commission at the PUD meeting , but the applicant has provided
a Final Plat with Building Envelopes that gives certainty to what will be allowed.
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
2

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.

Area to be
rezoned to
Estates - PUD

Tourist
Commercial
Low-Density
Residential
PUD
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 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.
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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
NOTE: Planning Commission has already recommended approval of the Estates Zone
– PUD. At this meeting, Planning Commission is only reviewing the Final Plan.
The applicant has requested 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. Instead, 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 were
identified at the Preliminary Plan stage and have been incorporated into the Final Plan
construction documents.
The comments from the City of Rifle consulting engineer, CDOT, Xcel Energy, Fire
District, and City of Rifle Utilities at Preliminary Plan have all been addressed.
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Final Plat Excerpt

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.
- Because of the proposal to rezone the property to Estate Zone-PUD, the slope of
the road does not exceed R.M.C requirements.
- At Preliminary Plan, 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. CRFR reviewed the Final Plan application and did not identify any
issues with the access.
- 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, feedback from CDOT indicates that no major
access improvements are required at 2nd Street, the frontage road, and Highway
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-

6. CDOT is requesting that an access permit is completed to document traffic in
the area.
The applicant has incorporated a guard rail into the Pioneer Way design.

Steep Slopes and Soils
As part of the Preliminary Plan review the City’s consulting engineer and Public Works
identified issues with the slopes and soils on the property. These issues have been
addressed as part of the Final Plan review, by the applicant providing a Plat Note that
requires further engineering at the time of building permit.
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 Final Plan was reviewed by the Public Works
Department who identified a few more items that will need to be resolved prior to the
issuance of the Final Plat.
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.
Identified Planning Commission Items and Application Updates
Planning Commission requested that the applicant submit the Final Plat application prior
to City Council review. During the Preliminary Plan public hearing, Planning
Commission identified the following items that needed to be further addressed:
Access Road Construction
The applicant has clarified that the access road to the Subdivision will be constructed
with 3” of asphalt over 12” of road base. This has been reviewed and accepted by the
City of Rifle Public Works, Colorado River Fire Rescue, and the City of Rifle’s
Consulting Engineer.
Filing 1 Drainage Basin
The applicant is under discussions with the Phase 1 HOA to finalize an agreement to
share maintenance responsibility of the drainage basin located in Phase 1. The
applicant has provided the agreement and Staff has included a suggested Condition of
Approval that this be executed prior to the recording of the Final Plat.
Building Envelope Setbacks
The applicant has updated the Final Plat submittal to include Building Envelopes on the
subject lots. Staff is supportive of this amendment because it provides certainty for
future lot owners regarding the location of structures.
Fees & Subdivision Improvements Agreement
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Staff has reviewed past approvals for the property, including the SIA for Filing 1 and the
Annexation agreement for both Filings. Based on this review, Staff has included
requirements in the SIA that the HOA for Filing 2 is responsible for their portion of
maintenance of the existing public park that was built in Filing 1. The park was always
meant to be built, maintained, (and used as a detention pond) for both the lower bench
and upper bench portion of the development.
Otherwise, the development will be subject to standard City of Rifle fees, including
Parkland Dedication, Water System Improvement, Sewer System Improvement, Water
Rights Dedication, and Offsite Street Impact Fees.
VI.

STAFF RECOMMENDATION

Staff recommends that Planning Commission recommend approval of the Pioneer Mesa
Phase 2 Final Plan to City Council subject to the following conditions of approval:
1. All representations made by the Developer in the application and during the
public hearings/meetings shall be considered conditions of approval unless
specifically altered by the Planning Commission or City Council.
2. The applicant shall address any remaining referral agency comments and
incorporate them into the final construction plans.
3. The applicant shall update the Final Plat to address any City of Rifle review
items, prior to the recording of the Final Plat.
4. The applicant shall test and confirm that installed utilities meet City of Rifle
requirements prior to the recording of the Final Plat.
5. Prior to the recording of the Final Plat, the applicant shall provide an executed
copy of the agreement between the Filing 1 HOA and the Filing 2 HOA for 50%
of the costs of operation, maintenance, repair, and replacement of the detention
pond constructed by the Filing 1 development. This agreement shall be reviewed
and accepted by City Staff.
6. Prior to the recording of the Final Plat, the applicant shall provide an executed
copy of the agreement between the Filing 1 and Filing 2 HOA’s for 17/52’s of the
costs to operate, maintain, repair, and replace the public park constructed as part
of Filing 1. This agreement shall be reviewed and accepted by City Staff.
7. The applicant shall be responsible for the completion of all required
improvements to CDOT accesses.
8. The applicant shall provide required GIS information before the final plat is
recorded.
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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 a lack of connection to the rest of the City.
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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
increase the value of property and buildings within the surrounding area.
7. Conformance of the proposal with the approval requirements concerning water and
sewer tap availability for high volume use requests pursuant to Section 13-4-120 of
this Code, if applicable.
Not applicable.
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January 3, 2022
Mr. Patrick Waller, Planning Director
City of Rifle
202 Railroad Avenue
Rifle, Colorado 81650
RE:

Final Subdivision Plan Review
Pioneer Mesa Subdivision, Phase 2
Response Comments to Mountain Cross Engineering Report of 11/15/21

Dear Patrick,
The purpose of this letter is to provide written response to the comments and concerns raised by Chris Hale of
Mountain Cross Engineering following his review of the Final Plan Review of November 15, 2021. Please note the
following (Chris’ notes are “italicized”):
1. Due to the steepness of the road, it is suspected that the asphalt might “wash-board” and rut on a south facing
steep slope. Concrete would be a better surface option.
We don’t dispute that concrete would be a better option for the steeper portion of the roadway. However,
like other “City” owned streets, the road section chosen has functioned very well even as they are “steeper”
than that proposed for Pioneer Trail which will be no steeper than 9.5%. As an example, 3rd Street and 5th
Street both approach 25% grades while 7th Street and 16th Street approach 12 to 14%. This will be a privately
owned and maintained street (H.O.A.) with the chosen asphalt binder to compliment the City of Rifle climate.
2. The Applicant should provide an analysis to verify that water pressure for the proposed subdivision will be
sufficient.
As was evaluated when the original submission of the subdivision was proposed, the highest point in the
subdivision is at Junction 131 of the attached report to the City that was performed in 2008. At this location,
the static pressure in the system was expected to be 57.29 psi under peak demand flows while the fire flow
was expected to be 1,219 gpm against a 20 psi residual. Although the static pressure is reasonable (ie., above
50 psi minimum) at the highest point in the system and the City has developed operational redundancy in its
water distribution system since completion of the 2008 water model update, we have provided a plat note on
the final plat that effectively identifies that the purchasers of these lots should anticipate the need to install
booster pumps in their homes to develop pressures beyond the minimum requirements of the I.R.C. and
plumbing code.
3. The site soils have stability concerns when wet. The Applicant should provide a detail for lining the detention
ponds to minimize infiltration or an explanation of why not necessary.
The detention ponds are designed to drain completely and are not going to “retain” drainage waters. Likewise,
the final 4” to 6” of soil in the bottom and sides of the ponds are to be constructed of the on-site silty clayey
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overburden soils. These soils, when compacted will limit the infiltration of any drainage waters into the
underlying sandy/gravelly soils.
At its inception, the original drainage plan for the Pioneer Mesa Estates Subdivision, Phase 2, was to not limit
the rates of flow from the Phase 2 lots but rather design the park and open space in Phase 1 to provide the
necessary detention from the Pioneer Subdivision as a whole (ie., Phases 1 and 2 combined). Given the
concerns elicited from the existing owners of the Phase 1 lots and the HOA of Phase 1, the proposal for the
Phase 2 lots is to provide detention and water quality treatment (ie., sediment deposition) prior to deposition
into the previously installed Phase 1 and 2 storm drainage infrastructure. The detention ponds proposed are
not “retention” ponds and are to drain completely from the site through this previously installed
infrastructure. We do not anticipate any significant “wetting” of the subsoils as the detention ponds will drain
within minutes of a runoff producing rainfall event. Regardless, we have also provided plat notes supported
by the City’s own foundation design requirements that require a site specific soils evaluation to establish a
setback from the eastern and southern slopes that are based upon a site specific distance established by the
laboratory analysis of shear strength and stability of specific locations along the bank. This soils evaluation
will also (per City requirements) identify the design parameters for foundation design.
4. Only the plan sheets were provided to this office. The Applicant should provide HOA documents and CC&Rs for
review and to verify that common elements, especially the roads, are maintained and repaired by the HOA.
This information is provided under separate cover.
5. A plat was not included to verify if Lot 12 will maintain an access easement for the possibility of a future road
connection to the north. The Applicant should address.
There is no access easement proposed for the possibility of a future road connection to the north.
6. A plat was not included to verify if access, utilities, and drainage easements are provided.
A plat has been provided that addresses access, utilities and drainage easements.
7. Building envelopes should be considered on Lots 15, 16, & 17 for to setbacks from steep slopes.
The exact language from the geotechnical report has been included as a plat note for the steep slopes. This
note requires a site specific soils evaluation to establish a setback from the eastern and southern slopes that
are based upon a site specific distance established by the laboratory analysis of shear strength and stability
of specific locations along the bank.
The review generated the following additional comment:
8. The swale detail includes a note for the topsoil thickness by other’s. This should be revised.
This has been revised to reflect 4” to 6” of the on-site silty clayey topsoil to be used.
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www.sgm-inc.com
The Applicant should bear in mind that existing water lines, including services, will need to pass a pressure/leak
test and bacteriological test prior to issuance of any building permit. Similarly, the integrity of sewer mains and
services will also need to be verified prior to building permits.
The work is all proposed to be performed in accordance with the City’s Public Works Manual. All water
lines will be subjected to pressure and leak testing as well as bacteriological testing. Sewer testing,
including lamping and low air pressure leak testing is proposed as well. This holds true for both the mains
and services that are to remain. Manholes are to be vacuum tested for leak testing. Testing on the water
and sewer lines will be performed after disconnection of those services to be removed is performed.
I hope this letter with the responses adequately address Chris’ concerns and clarifications. Upon your receipt and
review, if you have questions, please don’t hesitate to call.
Respectfully,
SGM

Jefferey S. Simonson, PE
Principal
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Patrick Waller
From:
Sent:
To:
Cc:
Subject:

Chris@mountaincross-eng.com
Thursday, January 06, 2022 11:57 AM
Patrick Waller
Brian Prunty; Craig Spaulding
RE: 010322 Response to MSE Letter.pdf

Patrick:
I reviewed the Plat and the Response letter from SGM. I have no additional questions or comments. Happy new Year!
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: Wednesday, January 5, 2022 2:57 PM
To: 'Chris@mountaincross‐eng.com' <Chris@mountaincross‐eng.com>
Cc: Brian Prunty <bprunty@rifleco.org>; Craig Spaulding <cspaulding@rifleco.org>
Subject: FW: 010322 Response to MSE Letter.pdf
Hi Chris,
Attached is a response I received from SGM regarding the Pioneer Mesa application. Will you take a look and let me
know if you have any issues?
Thanks,
Patrick Waller
City of Rifle Planning Director
970‐665‐6499
pwaller@rifleco.org
From: John Kuersten [mailto:john@kuerstenconstruction.com]
Sent: Wednesday, January 05, 2022 1:48 PM
To: Patrick Waller
Subject: 010322 Response to MSE Letter.pdf

Pat,
See attached from SGM.
Thank you.
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Patrick Waller
From:
Sent:
To:
Subject:

Orrin Moon <Orrin.Moon@Crfr.us>
Monday, November 15, 2021 2:36 PM
Patrick Waller
RE: Pioneer Mesa Phase 2 - Final Plat

Patrick,
I have reviewed the proposed phase two and I have the following comments:
1.

All new road names shall be reviewed and confirmed that no new road name conflicts with other county
road names. I have started that process when reviewing the plans and have concerns with a couple of the
road names shown on the plans. Developers may need to change some road names once I hear back from
our 911 system.
2. The narrow proposed access roads shall have no parking signs installed so the road can be open for
emergency access.
3. Parking on Navajo Circle and Sante FE Trail is shown to be 20 feet wide. No parking will be allowed on the
roadways and signage shall be installed.
I have no other concerns with proposed Pioneer Mesa 2.

THANK YOU,

ORRIN D. MOON
PREVENTION DIVISION CHIEF/FIRE MARSHAL
COLORADO RIVER FIRE RESCUE
970-625-1243
orrin.moon@crfr.us
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Pioneer Mesa Filing 2 Final Plat Comments
1. General Road Notes:
a. Discuss Construction Signage in PMI
b. Discussion on Striping
2. Shallow Utilities
a. Backfill Compaction of All Shallow Utilities must conform to the overall site
compaction requirements e.g. if the roadway is to be 95% backfill in the road for
shallow utilities should be 95%
3. Utilities
a. Any new underground utilities, to include culverts shall be installed with tracer
wire and locator boxes as appropriate. To be determined ahead of utility work.
4. Revegetation Discussion
a. Mulch
b. Fertilizer
c. Remove Weeds
d. Seasonal Considerations
5. MSU Retaining Wall to be repaired as necessary and properly completed, per original
design or needs approval from a Professional Engineer.

Patrick Waller
From:
Sent:
To:
Subject:

Wakefield, Samantha L <Samantha.l.wakefield@xcelenergy.com>
Wednesday, November 10, 2021 6:58 AM
Patrick Waller
RE: Pioneer Mesa Phase 2 - Final Plat

Patrick,
Our standard verbiage for new developments, thank you for the updated plans. Look forward to providing power to these
new lots.
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.

Samantha Wakefield
Xcel Energy
Planner
1995 Howard Ave, Rifle CO 81650
P: 970-625-6028 F: 970-625-6030
E: Samantha.l.Wakefield@xcelenergy.com
Installation Standards Link (Blue Book)
https://www.xcelenergy.com/staticfiles/xe-responsive/Admin/Managed%20Documents%20&%20PDFs/Xcel-EnergyStandard-For-Electric-Installation-and-Use.pdf

Link to service application: https://www.xcelenergy.com/working_with_us/builders

My normal work hours are 6:30am-4:30pm Mon-Thurs
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