New Castle, Colorado
Planning and Zoning Commission
Wednesday, December 10, 2025, 7:00 PM

Call to Order
Commission Chair Apostolik called the meeting to order at 7:00 p.m.

Roll Call
Present Chair Apostolik
Commissioner Sass
Commission Alternate Rittner attended by Zoom
Commissioner McDonald
Commissioner Riddile
Commissioner Cotey
Commissioner Alternate Mahaffey
Absent Commissioner Westerlind
Commissioner Parks
Also present at the meeting was Town Administrator David Reynolds, Town Planner
Paul Smith, Professional Assistant to the Town Clerk, and members of the public.

Meeting Notice
Assistant Huster verified that her office gave notice of the meeting in accordance with
Resolution TC 2025-1.

Conflicts of Interest
There were no conflicts of interest.

Citizen Comments on Items NOT on the Agenda
There were no citizen comments.

Items for Consideration
Public Hearing continued July 23, 2025

Consider Resolution PZ 2025-2 A Resolution of the New Castle Planning and
Zoning Commission Recommending Conditional Approval of a Final
Subdivision and Plat Preliminary/Final PUD Development Plan Application for
Riverside Park Lot 1

Chair Apostolik opened the Public Hearing at 7:00 p.m.

Planner Paul Smith said this was a continuation of a public hearing from July 23, 2025.
Planner Smith introduced the applicants for the Coal Seam Development as Tom
Stevens, Lauren Dufresne, Caet May and Abdi Pirzadah, who attended on Zoom.
Planner Smith explained that the staff report had "blue lines” showing the edits from
the previous application( Exhibit A). Planner Smith showed the updated site plan.
(Exhibit B page 3) Planner Smith said the original site plan had a hotel, restaurant
with retail and residential units on the east side of the site. Planner Smith said some
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parts of the site have been eliminated to create more parking from the original
application.

Commissioner Cotey asked Planner Smith to explain the uses. Planner Smith said the
retail and all but four of the residential units were removed, the rest of the plan
remained the same. Planner Smith said he would give more details during the staff
report.

Town of New Castle Planning & Code Administration

450 W. Main Street Department
PO Box 90 Phone: (970) 984-2311
New Castle, CO 81647 Fax: (970) 984-2716
Staff Report
Coal Seam

Preliminary/Final PUD, Lot Split, and Variance Application
Resolution PZ 2025-02
Planning & Zoning Commission (P&Z)
December 10*, 2025
(continued from July 23, 2025 & May 28th, 2025)

Report Compiled: 120/34/2025

Project Information

Name of Applicant: Coal Seam, LLC

Phone/Email: 970-618-3555/abdi@aspenbuilt.net

Property Owner: Coal Seam, LLC

Property Address 7051 CR 335

Proposed Use: 71 room Best Western Signature Hotel, Restaurant/Brew-Pub,
4 — one bedroom++ employee residences;retaillcommercial
spaces;

Allowed Zoning: Highway Business/PUD per Ordinance

99-5

Proposed Zoning: Mixed Use PUD

Surrounding Zoning: Industrial
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Garfield County, Rural Low Density
Residential, River Park Condos

1 Introductory Summary

Coal Seam, LLC is a local developer
proposing a hotel, restaurant, and
workforce housing- live/werk concept
east of the I-70 interchange, south of the
Colorado River. The endeavor offers
several community amenities with
economic benefits in a central Colorado
River Valley location. The site
contemplates a 71 unit Best Western i 8 : ¢ 7051 75 CONNTY R
“Signature” hotel, a model which allows N s [ — g s
franchisees the chance to curate design : 4 ——
features to better suit the locale. The
hotel will sit adjacent to a
restaurant/brew pub that can be
accessed by river floats. The restaurant
sits atop four, one-bedroom residential
units is-surrounded-by-liveiwork units-that will help offset workforce housing needs while
supporting New Castle’s commercial base.

The property was originally annexed in 1999 as Lot 1 of a three zone district PUD
including the current River Park condominiums and Grand River Park. The ordinance
approving the initial zoning for Lot 1 upon annexation (Ordinance #99-05) provides that all
provisions of the Town’s Highway Business zone district apply to Lot 1, subject to the
additional provisions and design standards included in the Ordinance. Ordinance #99-5 also
indicates that development on Lot 1 is subject to both the preliminary and final PUD Plan
application processes. To expediate this process, the Applicant requested these two distinct
applications be combined pursuant to Section 17.100.050 (A). On September 27, 2023, The
Planning Commission (P&Z) voted unanimously to combine the application steps with the
condition that the preliminary and final application steps be considered separately if P&Z
finds the combined application to be insufficient for final approval.

The combined application packet was deemed complete on April 11", 2025. Unless the
commissioners decide otherwise, the review will proceed with the_continuation of the public
hearing resulting in one of three recommendations to Town Council: 1) approve the
application unconditionally; 2) approve the application with conditions; Or 3) deny the
application. A Final PUD application assesses zoning conformance, compliance with Public
Works requirements, the suitability of utilities and infrastructure, compatibility with the
comprehensive plan, and address any adverse impacts to the town. By final approval, all
civil drawings should attain construction level readiness. Within thirty (30) days after the
close of the public hearing, or within such time as is mutually agreed by the P&Z and the
Applicant, the commission's decision will be made by written resolution. _Since the public
hearing has already been continued twice, aA further continuance may not be allowed
without re-noticing, pursuant to Section 16.08.040(G).
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Within sixty (60) days from the date of the P&Z’s written recommendation on the
application, or within such time as is mutually agreed by the Town Council and the
Applicant, the Town Council shall approve the application, with or without conditions, or
deny the application. Town Council's decision will be made by ordinance which shall be
introduced twice at a Town Council meeting and, if approved, shall take effect 14 days after
final publication pursuant to Article IV of the New Castle municipal code.

1l Staff Review:

Throughout the application process, application documents will be reviewed pursuant to
the criteria outlined in the Municipal Code (MC) for planned unit developments (PUDs) and
subdivisions. At the final plan stage, an application shall show conformity to the following
criteria (MC 17.100.050(H)):

Consistency with the comprehensive plan;

Compliance with zoning and density requirements;

Compeatibility to neighboring land uses;

Availability of town services from public works (including water and sewer services),
fire, and police;

Adequacy of off-street parking and vehicle, bicycle, and pedestrian circulation;

The extent to which any required open space or parks are designed for active or
passive use by residents of the subdivision or the public; and

7. Development is consistent with the natural character, contours, and viewsheds of the
land.

PN~

2

1) Is the proposal consistent with the comprehensive plan?

Applicants are expected to demonstrate substantial conformity with the
CP in all applications (Policy CG-1B). The checklist below, though not
exhaustive, provides a tool for reviewers to assess conformance with the CP:

Foster distinctive, attractive communities with a strong sense of place and
quality of life.

Demonstrate that individual project fits into a fully-balanced community land
use structure.

Ensure a mix of uses that complement the existing New Castle land-use
patterns.

Create walkable communities with non-vehicular interconnection between use
areas.

Guarantee a balance of housing types that support a range of affordability.

Preserve open space, farmland, natural beauty, critical environmental areas, and

wildlife habitat.

Encourage economic development and supporting hard & soft infrastructure.

Concentrate development in ways which provide efficient and cost-effective
services.

Coal Seam aspires to fulfill many of the values and goals listed above:

1. The project provides a much in demand commercial base with hotel;
retailfoffice, and dining space in a highly visible location off of Interstate 70
(Goal E-; Policy E-1E). -Though retail/office occupancy is currently not
being considered, the Applicant is proposing a list of potential uses-by-right
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so that future business prospects are not unnecessarily burdened by lengthy

condltlonal use reviews. At—the—nwment—re@l—eeeupam&are—smenﬁy

2. The proposal provides four residential units for its commercial tenants selving
to address forthe residential/commercial imbalance (New Castle
Community Vision, CP, page 8; Also Goal CG-4).

3. Arriver trail with potential boater access provides a unique river experience
(Goal RT-1) which helps preserve natural habitat (POST-4A). The proposal
also preserves the LoVa trail access along CR 335 (Policy POST-3F).

4. Building aesthetics will blend with the local topography, landscape colors, and
historical mining structures to temper viewshed impacts (Goal EN-6).

5. EV charging will be available per state requirements with a nod towards
sustainability (Goal EN-7).

6. Market rate Workforce housing will be available for employees of the
development as right of first refusal (Goal HO-1 & 2). Any remaining units
will be made available-forreduced-rent to Town of New Castle employees
then the the local workforce at large. An affordable-housing agreement
covenantis provided in_in the packet.

7. A fiscal impact study was performed comparing revenues and costs projected
to the Town. The study assesses whether the project will provide a net
financial benefit for at least the next 15 years. Items on the revenue side
include: use tax, tap fees, lodging tax, sales tax, property tax, and
incremental revenues; The cost side is mainly derived from the general fund
expenditure per person as provided from the Town budget. Revenues during
that time range from $260k 400k to $355k 580k with expenses ranging from
$62k 97k to $84k 1+10k. In sum, the development is projected to generate a
total of $3,989,808 4,347,429 over the first 13 years once fully operational
which does not included $1,053,146 in construction revenue generated at
permitting- The Town’s Finance Department has reviewed the assumptions
with comparable results.

2) Does the proposal demonstrate compliance with zoning and density
requirements?

Zoning: The property, “Lot 1” is part of the original Riverside Park PUD zoned
Highway-Business (HB). It is “an area for highway oriented commercial development
along maijor arterial and collector highways in such a manner as to minimize interruption
of traffic flow, safeguard pedestrian movement, and optimize the aesthetic appearance
to passing motorists” (Chapter 17.60). Permitted uses are few (e.g. underground
utilities, open space, accessory uses, offices, police station, retail/office, and laundry).
However, by virtue of the PUD application process (Section 17.124.010), the Applicant
can specify as part of its PUD plan which uses are permitted, conditional, or prohibited
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(Section 17.100.020(C)). As such, those uses listed in the Highway-Business zone
district as conditional use list can become uses by right through the PUD plan. Some of
these-_current conditional uses include:

Church/religious institution;
School;

Museum;

Public institution;

Retail and wholesale business;
Eating and drinking establishment;
Personal, social and professional service;
Automobile service station;

. Vehicle sales lot;

10. Retail or service business;

11. Hotel, motel, or lodge.

CoOoNOOAWN=

Note each of the Applicant’s proposed uses are found on the list above.

Setbacks: The required minimum setback from property lines in the HB zone is 20
feet. All structures are setback from the perimeter property line by the required distance.
However, the interior lot lines formed by the subdivision of the hotel property from the
restaurant property shows a setback of only 14 feet, or six feet less than what is
required. Ordinance #99-5 allows for variations from the Highway Business setback
requirements through the preliminary and final PUD plan process. Staff has reviewed
the proposed setbacks and does not have a concern.

Building Heights: The HB zone allows 30’ building heights and two stories for
permitted uses. For PUD and conditional use applications, heights are discretionary.
The hotel structure is the tallest extending nearly 50’ from grade to the ornamental
extensions above the roof (Exhibit A, page 325). The bulk of the hotel is roughly 42’
(i.e. less ornamentation). The retail/restaurant building will rise roughly 42’ above grade
(Exhibit A, page 326-329). Importantly, the Applicant’s architect was careful to limit the
structure heights to those similar to the River Park Condominiums (Exhibit A, page
331). In this way Grand Hogback viewsheds are preserved. The 40’-50’ building height
is similar to the height’s approved in various land use applications to date including: the
River Park Condos, the Fire House, Shibui, Senior Housing, Longview (Romero), R2
(9NWH).

3) Does the proposal demonstrate compatibility to neighboring land uses?
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South of Interstate 70 and the Colorado River, the Coal Seam parcel adjoins the
Riverpark Condominiums directly to the east, Garfield County rural zoning to the south,
and the New Castle Industrial District & Breslin Park to the west. The project is also part
of what the Comprehensive Plan deems a community “gateway” affording first
impressions and a source of identity to the Town (CP, page 73). A hotel, restaurant,
and residential-and-retail proposal, whose architecture and style blends with the local
history and topography and that serves a unique function among a diversity of
surrounding uses, seems suitable to the neighboring properties.

Specifically, the Applicant
adopts architecture styles that
compliment New Castle’s
history with a focus on .
structural and material -
similarity (e.g. architectural i "o
mining themes were added to [ ] B "M 5
the exterior of the buildings). T SRR R
Varying roof heights, offsets, = A BRI ik ¥ s
and terracing of the buildings are all efforts the Appllcant is employlng to abate concerns
with massing. The parking lot is designed to face south behind the buildings, screening
the lot from the river and parts of Town to the south. Per town code 17.76.110(c)(3)&(4),
at least ten percent of the parking lot is landscaped and screened from adjoining
residential uses.

Is there availability of town services from public works (including water and sewer
services), fire, and police?

Police: The Police Department currently consists of 12.5twelve FTEs and one
special piece of “equipment” known as Kip which is ideal for a town the size of New
Castle. Generally, additional FTEs are considered for every increase of 500 residents.
Therefore, the Police Chief concludes that there would be no compromise with police
service as a result of a slight population increase.

Fire: CRFR has commented on the status and maintenance of the emergency
access easement on the southeast end of the lot. The egress provides the quickest
route to CR 335 for the properties furthest west in the River Park Condos. Future
maintenance of the egress is_the responsibility of the River Park Condo Association for
the use of their residents. For their part, Coal Seam will refrain from any development

W|th|n the prescrlbed easement a—seneem—net—yet—add%essed—wthe—paeket—theugh—ﬂ
—The

f|re department WI|| review aII other IFC reqwrements prlor to permlttmg

Engineering: The Town Engineer has cited several items that are still insufficient for
Town Council's approval but sufficient for P&Z’s reviewfinal-review-and
recommendation. These items shall be updated to the engineer’s satisfaction prior to
Council review-approvaland-cemment. Some of these items include:

Update EQR summary for restaurant retail reconfiguration.
Address rediine comments on civil drawings provided by SGM 12/2/25.
Include updated signage and stripping details.
Clarify erosion control, berm design, and drainage plan per SGM comments.
Planning & Zoning Commission
Wednesday, December 10, 2025

7



5)

o—Clarify ADA ramp provisions.Coordination-with-CDOT-on-the-volume

Update final design for shared sewage lift statlon
Prowde final construction detalls from Applicant englneer (ongonng)

Provide deS|gn cross-sections for berms, trails, C&G
Provide cross-sections for access to CR 335;

Public Works: Water and sewer is available for the property. Public Works
cautions against obstructions to any utility easements especially near the rockfall
mitigation berm (Exhibit E, page 317). Clearances will be verified prior to Council.

Is there adequate off-street parking and vehicle, bicycle, and pedestrian
circulation?

Off-Street Parking: Due to the constraints of surrounding land uses and
topography, there are no feasible -street parking alternatives in the immediate vicinity.
Therefore, off-street parking will be a critical part of the project’s success. Off-street
parking requirements relevant to the application are as follows:

o Residential (4 44 units): two spaces/unit = 8 22 spaces;
e Hotel Use (71 rooms): 1 space/room + 1 space/two employees = 73;
+——Restaurant Use (60 seat_capacitys): 1 space/3 seats = 20;

o Eoindl (A A488sh: 2 speces 800t = 20y
Total Off-Street Parking Required: 101 45 spaces
Total Off-Street Parking Planned: 109 15 spaces

The elimination of the retail spaces and reduction in residential occupancy resulted in
a significant cut to the project’s parking needs. With the revisions, the off-street parking
requirements are now satisfied with a surplus of eight spaces. It is important to note that
the residents will be “assigned” only one space per unit though two spaces per unit are
technically available as shared parking within the property. The Applicant will manage

the asanned resudentlal parklnq throuqh the covenants Beeaase—ef—the—sheptage—the
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Nonvehicular Circulation: The Applicant has made a point not to disrupt the
general LoVa trail alignment. The parking lot will also be wrapped with sidewalks that
allow uninterrupted paths to all portions of the property. Additional soft trails will extend
from the mixed-use area north towards the river and then to the east and west along the
river.

6) Are the required open space or parks designed for active or passive use by
residents of the subdivision or the public?

The Applicant is not required and does not intend to designate open space to the

Town.
However, there are connecting trails and waterfront open areas allowing access for patrons.
Though no formalized paths continue to either the east or west, historic use paths along the
entirety of the riverbank do exist at low flows. Ten percent of the total land area will be
landscaped per Section 17.60.090. Additionally, 10% of the parking area will be
landscaped. Otherwise, active open space is available to patrons at Grand River or Breslin
Parks which can all be reached via the LoVa trail.
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7) Is the development consistent with the natural character, contours, and
viewsheds of the land?

The proposal values the preservation of natural landscape and viewsheds to the
south. Structures are purposely stepped from back-to-front to minimize cutting and of
the existing slope. South elevations have also been reduced to two levels to improve
contouring with the steep topography and soften visual impacts.

To conserve water and limit landscape maintenance such as mowing, Staff
encourages drought resistant vegetation and seeding with native grasses to restore
disturbed areas to their original state. Sod and landscape irrigation, likewise, should be
used sparingly to limit the need for landscape maintenance. Modestly mowed buffers
and borders can provide a satisfying manicured look needing little maintenance.

V Staff Recommendations

Staff offers the following recommendations to the preliminary/-final PUD application:

A. Prior to Council review, Applicant will add-aupdate the list of permitted and
conditional uses proposed in the application narrative and maximum building height
to the Site Plan prior to Town Council review.

B. Prior to the-Council review, the Applicant shall demonstrate compliance with all
recommendations of the Town Engineer, Town Public Works Director, Town
Attorney, and Fire Marshal provided in response to review of the Application,
Exhibits B,-C below.;-D.

C. Prior to permit, final construction drawings shall demonstrate compliance with the

building heights included in the approved application materials.-Exhibit-A;-page
228,
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D. Prior to permit all construction drawings subject to the provisions of the International
Fire Code or matters requiring fire alarms and/or fire suppression shall be submitted
to the Fire Marshal for review and comment.

E. Parking lot lighting should be on timers to reduce the light duration at night while
maintaining security lighting as needed.

H-F. Prior to Council review, provide design for Ali-trash dumpsters shallbe
located-within-an-approved-trash-enclosure-that extends six feet high and includes a

bear resistant latching mechanism.

£G.The form of the declaration of covenants for the Property shall be finalized and
address any Town Attorney comments before consideration of the Application by the
Town Council. Recordation of the declaration of covenants shall be accomplished at
or before recording of the final plat.

Jd-H. A parking management plan shall be added to the covenants prior to final
approval with provisions for reserved parking for the residential units.

K-1. A subdivision improvements agreement (“SIA”) containing an engineer’s stamped
cost estimate of public improvements, to the satisfaction of the Town Attorney. The
form of the SIA shall be finalized before consideration of the Application by the town
council. Recordation of the SIA shall be accomplished at or before recording of the
Final Plat.

L-J.Provide a construction phasing plan for inclusion in a subdivision improvements
agreement as necessary. ldentify, at minimum, each of the following components:

Buildout phases if necessary;

¢ Schedule that identifies the sequencing of construction, sequencing of
occupancy, traffic flow, and traffic control plans during construction;
Storage and staging areas for construction equipment and materials;
lllustrate drainage and erosion control best management practices (BMP's);

e Conformance to all requirements and specifications approved by the fire
marshal concerning temporary access to the project;

e Dust and weed management plan;

K. Landscaping shall incorporate native grasses and plants that minimize maintenance,
mowing, and irrigating. The landscape plan shall be approved by Public Works prior
to issuance of building permit.

M-L. As depicted in the submittal materials, an unimproved, single-track trail
system shall be made available for patrons of the property as well as to the general
public. The Town will consider building a trail connector between the proposed trail
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system and the current trail system at Grand River Park.

N-M. All disturbed areas in the project shall be revegetated prior to the 1% growing
season following the completion of the entire project and maintained in a
predominantly weed free condition.

©:-N. All representations of the Applicant made verbally or in written submittals
presented to the Town in conjunction with the Application before the Commission or
Town Council shall be considered part of the Application and binding on the
Applicant.

P.O. The Applicant shall reimburse the Town for any and all expenses incurred by
the Town regarding this approval, including, without limitation, all costs incurred by
the Town's outside consultants such as legal and engineering costs.

QP. The sale of individual lots, parcels or units may not occur until a plat creating
the lot, parcel or unit is recorded with Garfield County and security for the public
improvements has been received by the Town.

VI Final Plan-Updated Exhibits 12/3/25:

A. Abridged Applicant Packet — November 25, 2025

B. Applicant Response to Town Engineer — October 30, 2025
C. Town Engineer Review — December 2, 2025

D. Redlined Civil Set by Town Engineer — December 2, 2025

Commissioner Cotey asked if there would be a parking area for larger vehicles and
trailers. Mr. Stevens said there was room far west of the site, and he said they would
potentially gravel that area for larger vehicles. Mr. Stevens said the hotel management
would monitor available parking. Commissioner Riddile asked the applicants if they
would manage the hotel and be the general contact, Mr. Stevns said yes.
Commissioner Riddile said the Riverpark Condominiums had a problem with parking
because several residents owned several cars per unit and had concern the applicants
would have issues with River Park residents parking at the hotel. Mr. Stevens said he
would approach conflict as a good neighbor and Riverpark Condominium residents
could park there when the hotel is not at 100% capacity. Mr. Stevens said if the hotel
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was at capacity and Riverpark residents parked there, they may have to police it.

Chair Apostolik asked the applicants if the gravel area on (Exhibit B, Pg 3) was a
water feature. Mr. Stevens said no, it was going to be grass and shrubs with a steep
slope towards the river. Chair Apostolik pointed out the legend shows a water feature.
Mr. Stevens explained the area was a water retention area for the parking lot drainage.

Commissioner Alternate Mahaffey asked if the applicants would consider connecting
the footpath to the existing path for Riverpark Condominiums . Mr. Stevens said there
would be a single track footpath because it needed to go right along the river and
couldn’t guarantee it would be a big sidewalk.

Mr. Stevens said the applicants made changes based on the Planning Commissions
concerns for lack of parking. Mr. Stevens said the applicants attempted to redesign the
parking lot, the car park and realized the walkout basement under the restaurant area
was not being used and ideal for the workforce housing. Workforce housing was above
the retail space in the original application. Mr. Stevens said the number of residential
units were eleven and now reduced to four residential units. Mr. Stevens said the
project goal was not to burden New Castle with a need for more housing. Mr. Stevens
said the retail and the additional housing units required most of the parking spaces in
the first site plan and now there are extra with the improvements. Mr. Stevens said
the applicants are now comfortable with parking.

Mr. Stevens said the hotel would be a signature series hotel that looks different from
other Best Westerns along the I-70 corridor. Mr. Stevens said it is important to the
applicants to have the architecture compliment the community as well as the site plan.
Mr. Stevens said the hotel would be built on the hill side to preserve the river front.

Mr. Stevens said there were still small details to amend like the handicapped ramp
outside the hotel is slightly higher than an 8% grade when it should max out at 8%.
Mr. Stevens said there was a request from SGM Engineering asking for single drawings
of the water and sewer line because they are currently on one page. Mr. Stevens said
the applicants prefer to have a single sheet that is laminated with the water and sewer
lines highlighted in different colors. Mr. Stevens said the single sheet shows any
conflicts between utilities on the site. Mr. Stevens acknowledged this made the review
harder and the applicants will be preparing the SGM requests for the plans before they
present the application to council.

Commissioner Cotey thanked the applicants for working hard to address the questions
the planning commission had about previous site plans. Commissioner Cotey said she
was disappointed to see the retail removed from the site plan but also appreciated
addressing any potential problems for the community.

Commissioner McDonald said the plan looked to him as if they were eliminating the
restaurant group. Mr. Stevens said they are focused on the building itself and the
square footage and will show more detail at a later time. Mr. Stevens said they will
partner with a restaurant manager and model it like the Glenwood Brew Pub where
patrons can access the restaurant from the river in addition to the parking lot.
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Commissioner McDonald asked Mr. Stevens if there was restaurant experience within
their company. Mr. Stevens said no, they would partner with an experienced
restaurant manager.

Town Attorney, Haley Carmer said the applicants would need to add microbrewery to
the list of permitted uses on the application. Commissioners McDonald and Cotey
asked if there was a need for resolutions. Attorney Carmer said before presenting to
council, the applicants and planning commission would need to finalize their list of
uses. Attorney Carmer said there is a current list in the application and those should be
reviewed. Planner Smith referred to page 6 of (Exhibit B) for the proposed uses.
Planner Smith said it was worded exactly like the C1 Zoning uses in downtown. Planner
Smith said the five permitted uses are underground utilities, parks and open space,
accessory uses, offices and police station. Planner Smith said the applicants are under
a PUD process for a hotel and restaurant but warned about requiring a CUP for every
single use beyond hotel and restaurant.

Chair Apostolik closed the public hearing at 7:38

Commissioner McDonald asked Mr. Stevens if the applicants felt comfortable with the
progress with providing the recommendations from the town engineer. Mr. Stevens
said his team had gone through every recommendation by SGM and was confident
moving forward. Commissioner McDonald asked Planner Smith if he was comfortable
and if the applicants met the recommendations. Planner Smith said he has spoken with
the town engineer, and they were fine with the site plan. Planner Smith said there
were minor edits and only a couple of design features that needed to be updated and
council would be the next to review the application.

Commissioner McDonald asked about the exterior look of the hotel. Architects, Caet
May and Lauren Dufresne. Ms. May said she proposed darker exteriors with wood grain
finishes as well as stone for the hotel building. Ms. May said they were inspired by old
mining architecture and had added rustic elements. Ms. May said the restaurant is
mostly stone that would carry over to the hotel building.

Commissioner Cotey asked Planner Smith what the sign code requirements were.
Planner Smith said signs are not reviewed with the PUD, but they would go through it
at another time. Planner Smith said the sign would need to be adequate for the site
and reviewed separately to make sure it complied with code and the comprehensive
plan. Planner Smith asked Commissioner Cotey if she had a suggestion and she said to
include “follow New Castle Sign Code” to the current resolution and Planner Smith said
it would be addressed later in the project.

Alternate Commissioner Rittner asked for clarification of possible future retail uses and
if Planner Smith would be included in the decision process for retail space.
Commissioner Rittner understood retail is allowed but it was not defined as to what
kind of retail establishment could go there. Planner Smith said the commission could
be more specific as well as exclude possibilities and this could prevent it in the future.
Planner Smith said if the commission approves some sort of retail, the applicants can
put any kind of retail without a review process. Alternate Commissioner Ritter asked
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Planner Smith if he had a concept of what kind of business they would want there in
the future.

Alternate Commissioner Mahaffey asked the applicants if the roof of the brew pub
would be something that could host a party. Ms. May said that it was possible to utilize
the extra outdoor space to host an event, but this suggestion was preliminary.

Chair Apostolik asked Attorney Carmer if the current condition of use is an eating and
drinking establishment if the brew pub might fit under that. Attorney Carmer said this
is currently a PUD and they are doing a PUD plan for this site. Attorney Carmer said as
part of the process is establishing what falls into permitted. Attorney Carmer said
microbrewery is a new definition of a specific use and needs to be named specifically.
Commissioner Cotey asked if it is currently listed as a use. Attorney Carmer said
microbrewery is not current listed. Commissioner Cotey asked if the commission
should amend the conditions to include microbrewery. Attorney Carmer said yes, they
could add condition A to resolution B to a list of conditional uses to the site plan.
Commissioner Cotey suggested adding other uses. Chair Apostolik asked if a
microbrewery could be listed as an additional CUP. Town Attorney Carmer said yes, it
would have to be added separately. Commissioner Cotey said under condition A, add
microbrewery as a use and remove gas stations and tire shops. Attorney Carmer asked
the commission to clarify if gas station and tire shops should be prohibited. Chair
Apostolik said yes.

Commissioner Cotey asked the applicants if there was anything concerning them based
on the future vision of the site. Mr. Stevens said no, they were appreciative of adding
microbrewery to the list of uses.

Commissioner McDonald asked how soon the applicants plan to start building. Mr.
Stevens said the applicants would go to council first, then would need to apply for
building permits. Mr. Stevens predicted breaking ground on site infrastructure and
grading mid to late summer of 2026. Mr. Stevens said he thought the building would
take about two years.

Commissioner Cotey proposed that gas stations, tire shops and car wash either move
to conditional uses or are stricken from the list. Mr. Stevens said a gas station,
carwash or tire shop would not fit onsite.

Commissioner Alternate Rittner asked if marijuana shops were considered retail space
in the application, Planner Smith said no.

Commissioner Mahaffey asked if there would be a rock wall by the parking lot and Mr.
Stevens said yes, and there would be two levels. Mr. Stevens said most of the walls
are located on the south side of the property line and it is to the specifications required
by the rock fall mitigation report which showed how it should be constructed. Mr.
Stevens said there is a break in the rock wall for the west access and if a rock were to
fall it would be blocked by the applicant’s garbage dumpster. Mr. Stevens said at the
other end, there is a plaza area out front with a concrete wall that will act as a rockfall
mitigation. Mr. Stevens said he was doubtful a rock would travel that far. Mr. Stevens

Planning & Zoning Commission
Wednesday, December 10, 2025

15



said the wall is impenetrable from far east to far west. Commission Alternate Mahaffy
asked how tall the berm would be. Mr. Stevens said it was three feet tall.
Commissioner Alternate Mahaffy said there were some big rocks up there and felt the
engineers did a great job. Mr. Stevens said the applicants have spent a lot of time at
the site with the engineers. Mr. Stevens said there are already boulders, about one to
two cubic yards on site and there are none that have gone through the property and
down the other side.

MOTION: Chair Apostolik made a motion to approve Resolution PZ 2025-2, A
Resolution of the New Castle Planning and Zoning Commission
Recommending Conditional Approval of a Final Subdivision Plat and
Preliminary/Final PUD Development Plan Application for Riverside Park Lot 1
with the Condition of Adding the Microbrewery and Prohibiting Gas Stations,
Tire Shops and Repair Shops. Commissioner Cotey Seconded the Motion, and
it passed on a roll call vote. Commissioner Riddie: yes; Commissioner
McDonald: yes; Commissioner Sass: yes; Commissioner Cotey: yes; Alternate
Commissioner Rittner: yes; Chair Apostolik: yes; Alternate Commissioner
Mahaffey: yes.

Consider PZ 2025-5, A Resolution of the New Castle Planning and Zoning
Commission Recommending the Amendment of Provisions of Title 17 of the
Town Municipal Code Concerning Food Trucks

Town Attorney Carmer presented her memo, (Exhibit C). Attorney Carmer discussed
House Bill 25-1295, and previously requiring food trucks to obtain separate permits
and licenses to operate in multiple jurisdictions imposed a significant burden on those
businesses, so it created statewide reciprocity standard for certain permits and licenses
all food trucks are required to obtain. Carmer said council thought it was important to
differentiate between temporary food trucks and those that are semi-permanent and
temporary food trucks should not have to go through the CUP process. Second, while
HB25-1295 does not require the Town to make any changes to the code, it does
provide a definition and terminology for “food trucks” and a clear source of permitting
requirements that would be helpful to incorporate into the Code. Attorney Carmer said
Council discussed several policies and topics surrounding food truck regulation (e.g.,
setbacks, operating hours, noise/trash standards, etc.), the consensus was not to put
these regulations into the Code but, rather, to either develop a set of guidelines or
continue to address these issues on a case-by case basis through the CUP process.
Attorney Carmer said currently food trucks in place for 14 days or less must go
through a special event permitting process and food trucks in place longer than 14
days need to go through a Conditional Use Permit.

Attorney Carmer asked for general feedback for staff regarding guidelines for food
trucks or just address them on a case by case basis. Commissioner Cotey asked what
the guidelines would be for a mobile food truck selling alcohol and what the permitting
process would be like. Chair Apostolik said a cart selling liquor would require liquor
licensing that is under local jurisdiction. Administrator Reynolds said it would need to
go before the liquor board. Attorney Carmer clarified that a special event liquor license
would be required to sell liquor at an event and a permanent liquor license would be
required for a semi-permanent food truck. Attorney Carmer said that a restaurant
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must define the liquor premises including the truck and the area around it and if the
truck moved the license would no longer be valid. Attorney Carmer said it would be
difficult to have a liquor license on a semi-permanent food truck because it would
require state licensing as well.

Alternate Commissioner Mahaffey asked if the number of food trucks would be tied to a
CUP that would need to come before the planning commission and council for each
occurrence. Administrator Reynolds said yes.

Chair Apostolik asked Attorney Carmer to define when a food truck is moved, meaning
if it is a physical address or location within the lot. Attorney Carmer said that the
mobile food establishment can remain and operate from the same lot or parcel for 14
days in any 365 day period.

Commissioner Mahaffey asked if mobile coffee carts would be considered a food truck
because they serve beverages. Attorney Carmer said that had come up and would
need to verify the statute and bring the answer back to the commission.
Commissioner Cotey suggested generalizing the language from mobile food venders to
a mobile vending establishment and going through the same approval process.
Administrator Reynolds said any mobile vendor would still need to go through the
permitting process and public property use.

Alternate Commission Rittner asked when a food truck that did stay longer than 14
days if the town could inspect it to prevent it from becoming semi-permanent Attorney
Carmer said that would be a part of the CUP.

Commissioner Cotey asked if mobile food trucks shouid physically report and operate
from a common site kitchen. Commissioner Cotey asked if they are required to have a
commissary. Commissioner McDonald said they are required to work out of a kitchen
regularly inspected for health. Commissioner Cotey clarified that if a food truck that is
self-contained would need to be inspected. Attorney Carmer said yes.

Attorney Carmer said in Condition B of the resolution, they could add food
establishments and small food establishments as a new use so that mobile vending
carts or stands could still operate as non-food related carts. Commissioner Cotey
clarified condition 16n of the resolution. Attorney Carmer corrected it to Condition 17.
Attorney Carmer said there are two separate uses, the mobile vending part stays the
same and they will add mobile food vendors as their own use. Chair Apostolik
inspections are through the State. Administrator Reynolds said they were through the
county.

Commissioner McDonald asked the progress of the maobile food truck and commissary
kitchen discussed in October and Administrator Reynolds said they were getting ready
to open with a truck on site already. Commissioner McDonald asked if any future food
truck would need approval for that property, Planner Smith said the use is already
defined, but the town would do inspections for any mobile food vendor.
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Alternate Commissioner Mahaffey asked if there was a future planned central area for
food trucks in New Castle like Moab where they all conglomerate together.
Commissioner Cotey said the town allows food trucks to be on private property and the
town would have to find property. Administrator Reynolds said that people have taken
the idea to council over the years, but no one followed through with an application.

Member of the public, Bruce Bennett, asked if the three Rolling Fork Food Trucks
parked in the Clubhouse parking lot at Lakota Ranch met the discussed resolution.
Members of the commission said Rolling Fork use the kitchen at the clubhouse as a
commissary kitchen because the health department inspects the kitchen.
Commissioner Cotey said that if they started selling food in that parking lot, they
would need to come to the town for a permit.

MOTION: Commissioner Cotey made a motion to approve PZ 2025-5, A
Resolution of the New Castle Planning and Zoning Commission
Recommending the Amendment of Provisions of Title 17 of the Town
Municipal Code Concerning Food Trucks with an Amendment to 16 to include
Mobile Vending Carts and Mobile Food Establishments. Commissioner
McDonald Seconded the Motion and it Passed on a Roll Call Vote.
Commissioner McDonald: yes; Alternate Commissioner Rittner: yes; Chair
Apostolik: yes; Alternate Commissioner Mahaffey: yes; Commissioner Cotey:
yes; Commissioner Sass: yes; Commissioner Riddile: yes.

Attorney Carmer asked the commission if they would like to see guidelines for food
trucks as an ongoing project, or case by case for CUPs. Alternate Commissioner
Mahaffey said he likes guidelines to keep it fair between CUPs. Administrator Reynolds
said that guidelines are not retroactive and wouldn’t solve problems with current CUPs.
Administrator Reynolds said there is more flexibility without guidelines. Commissioner
Cotey said it should be decided on a case by case basis. Commissioner Mahaffey said
guidelines might speed up the approval process in the future. Chair Apostolik said food
trucks are new in this town and the process is a formality. Chair Apostolik said we can
learn from towns like Gypsum in the future. Commissioner Mahaffey asked if current
food truck CUPs would need to come back for a revision if they wanted to add HVAC
units. Commissioner Cotey said guidelines would require more regulation and CUPs are
on the record and specific. Chair Apolostik said every situation is different based on
what they are selling.

MOTION: Chair Apostolik made a motion to approve November 12, 2026,
Minutes. Commissioner Riddile seconded the motion, and it approved
unanimously.

Staff Reports

Planner Smith said January’s meeting is seeking approval of CUP for an Xcel Energy
substation. Planner Smith is hopeful R2 would meet in January for amendment.
Commissioner Cotey asked for an update R2’s amendment. Planner Smith said the
townhomes would become for sale, not rentals and adding two car garages to
townhome units. Planner Smith said the other developer, TC Midwest, was getting
close to another proposal.
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Chair Apostolik asked Planner Smith if there were any updates on the Walter’'s Center
Development. Planner Smith said no.

Commission Comments and Reports

MOTION: Chair Apostolik made a motion to adjourn the meeting.
Commissioner McDonald seconded the motion, and it passed unanimously.
The meeting adjourned at 8:25 p.m.

Respectfully Submitted,

A

Chuck Apostolik, Commission Chair PLANNING &
ZONING

COMMISSION

o7/ S

Michelle Huster, Assistant to the Town Clerk
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Town of New Castle Planning & Code Administration

450 W. Main Street Department
PO Box 90 Phone: (970) 984-2311
New Castle, CO 81647 Fax: (970) 984-2716
Staff Report
Coal Seam

Preliminary/Final PUD, Lot Split, and Variance Application
Resolution PZ 2025-02
Planning & Zoning Commission (P&2)
December 10%, 2025
(continued from July 23, 2025 & May 28th, 2025)

Report Compiled: 120/34/2025

Project Information

Name of Applicant: Coal Seam, LLC

Phone/Email: 970-618-3555/abdi@aspenbuilt.net

Property Owner: Coal Seam, LLC

Property Address 7051 CR 335

Proposed Use: 71 room Best Western Signature Hotel, Restaurant/Brew-Pub, 4 —
one bedroom34 employee resndences—;eta#semtemal—spaees—

Allowed Zoning: Highway Business/PUD per Ordinance 99-5

Proposed Zoning: Mixed Use PUD

Surrounding Zoning: Industriat

Garfield County, Rural Low Density
Residential, River Park Condos
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{ Introductory Summary

Coal Seam, LLC is a local developer
proposing a hotel, restaurant, and
workforce housing- livelwork concept
east of the I-70 interchange, south of the
Colorado River. The endeavor offers
several community amenities with
economic benefits in a central Colorado
River Valley location. The site
contemplates a 71 unit Best Western
“Signature” hotel, a model which allows
franchisees the chance to curate design
features to better suit the locale. The
hotel will sit adjacent to a
restaurant/brew pub that can be
accessed by river floats. The restaurant
sits atop four, one-bedroom residential
units is-surrounded-by-livework units-that will help offset workforce housing needs while
supporting New Castle’s commercial base.

The property was originally annexed in 1999 as Lot 1 of a three zone district PUD including
the current River Park condominiums and Grand River Park. The ordinance approving the initial
zoning for Lot 1 upon annexation (Ordinance #99-05) provides that all provisions of the Town's
Highway Business zone district apply to Lot 1, subject to the additional provisions and design
standards included in the Ordinance. Ordinance #99-5 also indicates that development on Lot 1
is subject to both the preliminary and final PUD Plan application processes. To expediate this
process, the Applicant requested these two distinct applications be combined pursuant to
Section 17.100.050 (A). On September 27, 2023, The Planning Commission (P&Z) voted
unanimously to combine the application steps with the condition that the preliminary and final
application steps be considered separately if P&Z finds the combined application to be
insufficient for final approval.

The combined application packet was deemed complete on April 11", 2025. Unless the
commissioners decide otherwise, the review will proceed with the_continuation of the public
hearing resulting in one of three recommendations to Town Council: 1) approve the application
unconditionally; 2) approve the application with conditions; Or 3) deny the application. A Final
PUD application assesses zoning conformance, compliance with Public Works requirements,
the suitability of utilities and infrastructure, compatibility with the comprehensive plan, and
address any adverse impacts to the town. By final approval, all civil drawings should attain
construction level readiness. Within thirty (30) days after the close of the public hearing, or
within such time as is mutually agreed by the P&Z and the Applicant, the commission's decision
will be made by written resolution. Since the public hearing has already been continued twice,
aA further continuance may not be allowed without re-noticing, pursuant to Section
16.08.040(G).

Within sixty (60) days from the date of the P&Z's written recommendation on the application,
or within such time as is mutually agreed by the Town Council and the Applicant, the Town
Council shall approve the application, with or without conditions, or deny the application. Town
Council's decision will be made by ordinance which shall be introduced twice at a Town Council
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meeting and, if approved, shall take effect 14 days after final publication pursuant to Article IV of
the New Castle municipal code.

Il Staff Review:

Throughout the application process, application documents will be reviewed pursuant to the
criteria outlined in the Municipal Code (MC) for planned unit developments (PUDs) and
subdivisions. At the final plan stage, an application shall show conformity to the following
criteria (MC 17.100.050(H)):

Consistency with the comprehensive plan;

Compliance with zoning and density requirements;

Compatibility to neighboring land uses;

Availability of town services from public works {including water and sewer services), fire,
and police;

Adequacy of off-street parking and vehicle, bicycle, and pedestrian circulation;

The extent to which any required open space or parks are designed for active or passive
use by residents of the subdivision or the public; and

7. Development is consistent with the natural character, contours, and viewsheds of the
land.

hWON =

oo

1) Is the proposal consistent with the comprehensive plan?

Applicants are expected to demonstrate substantial conformity with the CP
in all applications (Policy CG-1B). The checklist below, though not exhaustive,
provides a tool for reviewers to assess conformance with the CP:

Foster distinctive, attractive communities with a strong sense of place and quality of life.

Demonstrate that individual project fits into a fully-balanced community land use structure.
Ensure a mix of uses that complement the existing New Castle land-use patterns.

Create walkable communities with non-vehicular interconnection between use areas.

Guarantee a balance of housing types that support a range of affordability.

Preserve open space, farmland, natural beauty, critical environmental areas, and wildhife
habitat.

Encourage economic development and supporting hard & soft infrastructure.

Concentrate development in ways which provide efficient and cost-effective services.

Coal Seam aspires to fulfill many of the values and goals listed above:

1. The project provides a much in demand commercial base with hotel;-+etail/office,
and dining space in a highly visible location off of Interstate 70 (Goal E-; Policy
E-1E). -Though retail/office occupancy is currently not being considered, the
Applicant is proposing a list of potential uses-by-right so that future business
prospects are not unnecessarily burdened by lengthy conditional use reviews. At

2. The proposal provides four residential units for its commercial tenants selving-to
address for-the residential/commercial imbalance (New Castle Community
Vision, CP, page 8; Also Goal CG-4).
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. Arriver trail with potential boater access provides a unigque river experience (Goal

RT-1) which helps preserve natural habitat (POST-4A). The proposal also
preserves the LoVa trail access along CR 335 (Policy POST-3F).

Building aesthetics will blend with the local topography, landscape colors, and
historical mining structures to temper viewshed impacts (Goal EN-6).

EV charging will be available per state requirements with a nod towards
sustainability (Goal EN-7).

Market rate Workforce housing will be available for employees of the
development as right of first refusal (Goal HO-1 & 2). Any remaining units wil! be
made available-ferreduced-rent to Town of New Castle employees then the the
local workforce at large. An afferdable-housing agreement sevenant-is provided

in_in the packet.

A fiscal impact study was performed comparing revenues and costs projected to
the Town. The study assesses whether the project will provide a net financial
benefit for at least the next 15 years. Items on the revenue side include: use tax,
tap fees, lodging tax, sales tax, property tax, and incremental revenues; The cost
side is mainly derived from the general fund expenditure per person as provided
from the Town budget. Revenues during that time range from $260k 400k to
$355k 500k with expenses ranging from $62k 97k to $84k 410k. In sum, the
development is projected to generate a total of $3,989 808 4,347.420 over the
first 13 years once fully operational which does not included $1,053,146 in
construction revenue generated at permitting- The Town'’s Finance Department
has reviewed the assumptions with comparable results.

2) Does the proposal demonstrate compliance with zoning and density requirements?
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Zoning: The property, “Lot 1" is part of the original Riverside Park PUD zoned Highway-
Business (HB). Itis “an area for highway oriented commercial development along major
arterial and collector highways in such a manner as to minimize interruption of traffic flow,
safeguard pedestrian movement, and optimize the aesthetic appearance to passing
motorists” (Chapter 17.60). Permitted uses are few (e.g. underground utilities, open space,
accessory uses, offices, police station, retail/office, and laundry). However, by virtue of the
PUD application process (Section 17.124.010), the Applicant can specify as part of its PUD
plan which uses are permitted, conditional, or prohibited (Section 17.100.020(C)). As such,
those uses listed in the Highway-Business zone district as conditional use list can become
uses by right through the PUD plan. Some ef-these- current conditional uses include:

PN RN =

Churchireligious institution;

School;

Museum;

Public institution;

Retail and wholesale business;

Eating and drinking establishment;
Personal, social and professional service;
Automobile service station;



9. Vehicle sates lot;
10. Retail or service business;
11. Hotel, motel, or lodge.

Note each of the Applicant’s proposed uses are found on the list above.

Setbacks: The required minimum setback from property lines in the HB zone is 20
feet. All structures are setback from the perimeter property line by the required distance.
However, the interior lot lines formed by the subdivision of the hotel property from the
restaurant property shows a setback of only 14 feet, or six feet less than what is required.
Ordinance #99-5 allows for variations from the Highway Business setback requirements
through the preliminary and final PUD plan process. Staff has reviewed the proposed
setbacks and does not have a concern.

Building Heights: The HB zone allows 30’ building heights and two stories for
permitted uses. For PUD and conditional use applications, heights are discretionary. The
hotel structure is the tallest extending nearly 50’ from grade to the ornamental extensions
above the roof (Exhibit A, page 325). The bulk of the hotel is roughly 42" (i.e. less
ornamentation). The retail/restaurant building will rise roughly 42’ above grade (Exhibit A,
page 326-329). Importantly, the Applicant's architect was careful to limit the structure
heights to those similar to the River Park Condominiums (Exhibit A, page 331). In this way
Grand Hogback viewsheds are preserved. The 40’-50' building height is similar to the
height's approved in various land use applications to date including: the River Park Condos,
the Fire House, Shibui, Senior Housing, Longview (Romero), R2 (9NWH).

3) Does the proposal demonstrate compatibility to neighboring land uses?

South of Interstate 70 and the Colorado River, the Coal Seam parcel adjoins the
Riverpark Condominiums directly to the east, Garfield County rural zoning to the south, and
the New Castle Industrial District & Breslin Park to the west. The project is also part of what
the Comprehensive Plan deems a community “gateway” affording first impressions and a
source of identity to the Town (CP, page 73). A hotel, restaurant, and residential,-and-retail
proposal, whose architecture and style blends with the local history and topography and that
serves a unique function among a diversity of surrounding uses, seems stuitable to the
neighboring properties.
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Specifically, the Applicant
adopts architecture styles that
compliment New Castle’s
history with a focus on
structural and material
similarity {e.g. architectural n" o
mining themes were added to L
the exterior of the buildings). v i qp?'wmur S mopinl L&
Varying roof heights, offsets, ¢
and terracing of the buildings are all efforts the Applicant is employing to abate concerns
with massing. The parking lot is designed to face south behind the buildings, screening the
lot from the river and parts of Town to the south. Per town code 17.76.110(c)(3)&(4), at least
ten percent of the parking lot is landscaped and screened from adjoining residential uses.

TR R T

4) Is there availability of town services from public works (including water and sewer
services), fire, and police?

Police: The Police Department currently consists of 12.5twalve FTEs and one special
piece of “equipment” known as Kip which is ideal for a town the size of New Castle.
Generally, additional FTEs are considered for every increase of 500 residents. Therefore,
the Police Chief concludes that there would be no compromise with police service as a
result of a slight population increase.

Fire: CRFR has commented on the status and maintenance of the emergency access
easement on the southeast end of the lot. The egress provides the quickest route to CR
335 for the properties furthest west in the River Park Condos. Future maintenance of the
egress is_the responsibility of the River Park Condo Association for the use of their
residents. For the ir gart Coal Seam will refraln from anv development wnthln the prescribed

review aII other IFC requnrements prlor lo permlttlng

Engineering: The Town Engineer has cited several items that are still insufficient for
Town Council's approval but sufficient for P&Z's reviewfinal-review-and-recommendation.
These items shall be updated to the engineer's satisfaction prior to Council review
approvaland-ecemment. Some of these items include:

¢ Update EQR summary for restaurant retail reconfiguration.

e Address redline comments on civil drawings provided by SGM 12/2/25.

¢ Include updated signage and stripping details.

o Clarify erosion control, berm design, and drainage plan per SGM comments.

. Clarlfy ADA ramp provisions.

Update f naI deS|gn for shared sewage llft statlon
Prowde ﬁnal construction detalls from Appllcant engmeer (ongomg)

. Provnde desugn cross-sectlons for berms tra|ls C&G
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TIPage

¢ Provide cross-sections for access to CR 335;
Uod o (esian:

Public Works: Water and sewer is available for the property. Public Works cautions
against obstructions to any utility easements especially near the rockfall mitigation berm
(Exhibit E, page 317). Clearances will be verified prior to Council.

Is there adequate off-street parking and vehicle, bicycle, and pedestrian circulation?

Off-Street Parking: Due to the constraints of surrounding land uses and topography,
there are no feasible on-street parking alternatives in the immediate vicinity. Therefore, off-
street parking will be a critical part of the project's success. Off-street parking requirements
relevant to the application are as follows:

» Residential (4 44 units): two spaces/unit = 8 22 spaces;

o Hotel Use (71 rooms): 1 spacefroom + 1 space/two employees = 73;
»—Restaurant Use (60 seat_capacitys): 1 space/3 seats = 20;

o Retail (4,4985f): 2 spaces/300sf-=30;

Total Off-Street Parking Required: 101 45 spaces

Total Off-Street Parking Planned: 109 15 spaces

The elimination of the retail spaces and reduction in residential occupancy resulted in a
significant cut to the project's parking needs. With the revisions, the off-street parking

reqguirements are now satisfied with a surplus of eight spaces. It is important to note that the
residents will be “assigned” only one space per unit though two spaces per unit are
technically available as shared parking within the property. The Applicant will manage the
assigned residential parking through the covenants. Because-of-the-shorage;-the-Applicant
has requasted consideration of @ shared parking plan {Exhibil E; page 321). A shared
WWM%MMLMUWWHM

pa;kmg aﬁaﬂg&mem M&Eemken—eau%é—s&d%v&daal&engmg—&mmd—pa{kmg
afrangements-trade onan-egqu
Fe&-exampla%uses—geﬂeﬁaﬂy«hamﬁs&ﬂiﬁg-peak&m&& : i

for office users to eccupy nearby residential spaces when these fesidents are off to wark
slsewhere. Or-restaurant users may occupy office parking al night when offices are closed.
The-peak-parking hmes-balance making shared parking a reaconable way to lower capital
expensesiRimiZe-mairienance and reduse parking lot sprawl.




aagmﬁe-am se@nmgwa&wouldm ‘
mqu#ed—&&e)daﬁd—ﬂqeht—th&we&t&nd-auhahbakaady shows 14’ of retatvment.- The
WWwwe gained-—Laslly -there-is-a

h M%spm&er—lanemﬁha-tmﬁe

Nonvehicular Circulation: The Applicant has made a point not to disrupt the general
LoVa trail alignment. The parking lot will also be wrapped with sidewalks that allow
uninterrupted paths to all portions of the property. Additional soft trails will extend from the
mixed-use area north towards the river and then to the east and west along the river.

6) Are the required open space or parks designed for active or passive use by residents
of the subdivision or the public?

[The Applicant is not required and does not intend to designate open space to the Town.
However, there are connecting trails and waterfront open areas allowing access for patrons.
Though no formalized paths continue to either the east or west, historic use paths along the
entirety of the riverbank do exist at low flows. Ten percent of the total land area will be
landscaped per Section 17.60.090. Additionally, 10% of the parking area will be landscaped.
Otherwise, active open space is available to patrons at Grand River or Breslin Parks which can

all be reached via the LoVa trail| _ .. { commented [PS1]: Discuss trail proposals once

7) Is the development consistent with the natural character, contours, and viewsheds of
the land?

The proposal values the preservation of natural landscape and viewsheds to the south.
Structures are purposely stepped from back-to-front to minimize cutting and of the existing
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slope. South elevations have also been reduced to two levels to improve contouring with
the steep topography and soften visual impacts.

To conserve water and limit landscape maintenance such as mowing, Staff encourages
drought resistant vegetation and seeding with native grasses to restore disturbed areas to
their original state. Sod and landscape irrigation, likewise, should be used sparingly to limit
the need for landscape maintenance. Modestly mowed buffers and borders can provide a
satisfying manicured look needing little maintenance.

V Staff Recommendations
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Staff offers the following recommendations to the preliminary/-final PUD application:

A. Prior to Council review, Applicant will add-aupdate the list of permitted and conditional
uses proposed in the application narrative and maximum building height to the Site Plan
prior to Town Council review.

B. Prior to the-Council review, the Applicant shalli demonstrate compliance with all
recommendations of the Town Engineer, Town Public Works Director, Town Attorney,
and Fire Marshal provided in response to review of the Application, Exhibits B;-C
below.;-D.

C. Prior to permit, final construction drawings shall demonstrate compliance with the
building heights included in the approved application materials.-Exhibit A;-page 3265.

D. Prior to permit all construction drawings subject to the provisions of the International Fire
Code or matters requiring fire alarms and/or fire suppression shall be submitted to the
Fire Marshal for review and comment.

E. Parking lot lighting should be on timers to reduce the light duration at night while
maintaining security lighting as needed.

H.F. Prior to Council review, provide design for A#l-trash dumpsters shall-belocated-within
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an-approved-trash-enclosure-that extends six feet high and includes a bear resistant
latching mechanism.

LG.The form of the declaration of covenants for the Property shall be finalized and address
any Town Attorney comments before consideration of the Application by the Town
Council. Recordation of the declaration of covenants shall be accomplished at or before
recording of the final plat.

J4H. A parking management plan shall be added to the covenants prior to final approval

with provisions for reserved parking for the residential units.

K-|. A subdivision improvements agreement ("SIA") containing an engineer’s stamped cost
estimate of public improvements, to the satisfaction of the Town Attorney. The form of
the SIA shall be finalized before consideration of the Application by the town council.
Recordation of the SIA shall be accomplished at or before recording of the Final Plat.

L-J.Provide a construction phasing plan for inclusion in a subdivision improvements
agreement as necessary. ldentify, at minimum, each of the following components:

¢ Buildout phases if necessary;

¢ Schedule that identifies the sequencing of construction, sequencing of
occupancy, traffic flow, and traffic control plans during construction;

¢ Storage and staging areas for construction equipment and materials;

¢ lllustrate drainage and erosion control best management practices (BMP's);

¢ Conformance to all requirements and specifications approved by the fire marshal
concerning temporary access to the project;

o Dust and weed management plan;

K. Landscaping shall incorporate native grasses and plants that minimize maintenance,
mowing, and irrigating. The landscape plan shall be approved by Public Works prior to
issuance of building permit.

M:L. As depicted in the submittal materials, an unimproved, single-track trail system shall
be made available for patrons of the property as well as to the general public. The Town

will consider building a trail connector between the proposed trail system and the current
trail system at Grand River Park.

N:-M. _All disturbed areas in the project shall be revegetated prior to the 1* growing season
following the completion of the entire project and maintained in a predominantly weed
free condition.

O:N. _All representations of the Applicant made verbally or in written submittals presented
to the Town in conjunction with the Application before the Commission or Town Council
shall be considered part of the Application and binding on the Applicant.

P:0. The Applicant shall reimburse the Town for any and all expenses incurred by the
Town regarding this approval, including, without limitation, all costs incurred by the
Town's outside consultants such as legal and engineering costs.

Q:P. _The sale of individual lots, parcels or units may not occur until a plat creating the lot,



parcel or unit is recorded with Garfield County and security for the public improvements
has been received by the Town.

R:Q. The Applicantshall provide an-afferdable heusing eovenantthat includes definition of
the rumber of resiricied units, the-caleulation of below market rents, the werkforce that
bt livio i 8 e, ; : ioh-ho-atfordablo ot shal

VI Einal-Plan-Updated Exhibits 12/3/25:

A. Abridged Applicant Packet — November 25", 2025

B. Applicant Response to Town Engineer — October 30", 2025
C. Town Engineer Review — December 2™, 2025

D._Redlined Civil Set by Town Engineer — December 2™, 2025
A Apph Final Plan Applicat March 219

2025
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A RESUBDIVISION OF LOT 1, RIVERSIDE PARK SUBDIVISION E X I l b I l B
RECORDED JULY 12, 1999 AS RECEPTION NO. 548663
TOWN OF NEW CASTLE, COUNTY OF GARFIELD, STATE OF COLORADO
. FOUND 3" BRASS CAP,
Subject CENTER 1/4 CORNER '1/4 CORNER SEC. 32 &
SEC. 32 :
Property N 89°50'49" W 2513.33' (FIELD) BASIS OF BEARING SEC. 33
N 89°56'53" E 2513.73' (DEED)
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COUNTY OF GARFIELD WITNESS MY HAND AND THE SEAL OF THE TOWN OF NEW CASTLE. : ) I, TRAVIS J. KAISER, DO HEREBY CERTIFY THAT I AM A REGISTERED LAND SURVEYOR LICENSED UNDER THE LAWS OF THE STATE OF
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THE LAND REFERRED TO IN THIS STEWART TITLE —GLENWOOD SPRINGS —MAIN COMMITMENT DATED MAY 22, 2015 IS
LOCATED IN THE COUNTY OF GARFIELD, STATE OF COLORADO, AND IS MORE PARTICULARLY DESCRIBED AS FOLLOWS:
LOT 1, ACCORDING TO THE FINAL PLAT OF RIVERSIDE PARK SUBDIVISION RECORDED JULY 12, 1999 AS RECEPTION NO.
548663. COUNTY OF GARFIELD, STATE OF COLORADO

THIS PROPERTY IS SUBJECT TO THE FOLLOWING EXCEPTIONS PER SAID TITLE COMMITMENT NO. 01330—-28819—Amended No.
cz

10. Right or the proprietor of a vein or lode to extract and remove his ore therefrom, should the same be found to
penetrate or intersect the premises hereby granted, as reserved in United States Patents recorded December 5,

1891 in Book 12 at Page 84 as Reception No. 13189y recorded December 21, 1897 in Book 12 at Page 88 as
Reception No. 13263; recorded February 18, 71909 in Book 71 at Page 358 as Reception No. 36586; and recorded
July 12, 1892 in Book 12 at Page 176 as Reception No. 14274

TOPOGRAPHICAL SURVEY MAF

Lot 1 Riverside Park Subdivision

As shown at Feception No. 5486635
County of Garfield, State

N 89°7°75" F 647.64°

ol Colorado

Lot 7

254,499 Sq Ft
5.84 Ac.

Colorado Fiver

Edge of%

< <sse, T — Set 1 1/2° Bra
: R T~ Disk with 2° Magnetic
—~ = Nail L.S. #33638
Found
5\8° Rebar

with 1 1,/27 Alurninurm
Cap 1.5 #38312

Coty,
Q/ord

60’
GRAPHIC SCALE 2o 073 f— TG
30 0 15 30 60 0 7 "’?90 /V 'f\%
. 00 5%&6767
E;!E;E;— 7
( IN FEET )
1 inch = 30 ft.
Found 5\8° Rebao
with 7 7

Red Flastic—Cap
EXCEPTIONS PER SAID TITLE COMMITMENT NO. 01330~28819~Amended No. C2 EXCEPTIONS PER SAID TITLE COMMITMENT NO. 01330—28819—Amended No. C2 (llegible)

. Continuea:

11. Right of way for ditches or canals constructed by the authority of the United States, as reserved in United States
Patents recorded December 5, 1897 in Book 12 at Page 84 as Reception No. 13189; recorded February 18, 1909

in Book 71 at Page 358 as Reception No. 36586; and recorded July 12, 1892 in Book 12 at Page 176 as
Reception No. 714274.

12. Matters related to the mineral estate as disclosed by Warranty Deed recorded December 2, 1939 in Book 195 at
Page 322 as Reception No. 137738, and any and all assignments of record, or otherwise, thereof, or interests
therein.

13. Matters related to the mineral estate as disclosed by Warranty Deed recorded January 7, 1959 in Book 314 at
Page 232 as Reception No. 203950, and any and all assignments of record, or otherwise, thereof, or interests
therein.

14. Easement and right of way recorded February 13, 1967 in Book 382 at Page 176 as Reception No. 237089,
Amendment recorded June 24, 71970 in Book 411 at Page 225 as Reception No. 246724.

15. Permanent Easement recorded February 13, 1970 in Book 407 at Page 537 as Reception No. 245542.

16. Resolution No. 88—005 recorded January 13, 1988 in Book 727 at Page 674 as Reception No. 3858968.

17. Matters related to the mineral estate as disclosed by Deed recorded May 29, 71990 in Book 780 at Page 189 as
Reception No. 413034, and any and all assignments of record, or otherwise, thereof, or interests therein.

18. Affidavit Re: Boundary Line Adjustment recorded May 29, 1990 in Book 780 at Page 192 as Reception No.
413035.

19. Coal Mining Lease recorded June 21, 1995 in Book 944 at Page 554 as Reception No. 479685, and any and all
assignments of record, or otherwise, thereof, or interests therein or amendments thereto;, and other /eases of
record affecting the mineral estate, and any and all assignments of record, or otherwise, thereof, or interests

S~ ¥ er Rec.No. 554720

LINE TABLE

LINE BEARING LENGTH

LT\ N 785323" w 284.96°

L2 N 814253 W 196.92°

Legend
= Flectric Transformer
2 = Phone Pedestal

CURVE TABLE

CURVE | LENGTH | RADIUS | TANGENT | CHORD | BEARING DELTA 55°
C1__ | 265.29°(1930.00°| 132.85° |265.08"| S 7457°7" £ | 752°32" /555A = Electric Meter
c2 11853 13570.00 59.27" |118.52° | S 82'39'57" £ | 154'8”

s552——

5556

15.0° Non—Exclusive
S Utility Easement

21. Town of New Castle Resolution No. TC 99—3 recorded July 12, 1999 in Book 1139 at Page 759 as Reception No.
548657.

22. Town of New Castle Resolution No. TC 99—4 recorded July 12, 1999 in Book 1139 at Page 763 as Reception No.
548658.

23. Town of New Castle Resolution No. 99—3 recorded July 12, 1999 in Book 1139 at Page 769 as Reception No.
548659.

24. Annexation Agreement recorded July 12, 1999 in Book 1139 at Page 785 as Reception No. 548660.

25. Town of New Castle Resolution No. 99—4 recorded July 12, 1999 in Book 1139 at Page 803 as Reception No.
548662.

26. Matters disclosed on the Final Plat of Riverside Park Subdjvision recorded July 12, 1999 as Reception No.

548663.

27. Town of New Castle Resolution No. 99—5 recorded July 12, 1999 in Book 1139 at Page 809 as Reception No.
548664.

28. Agreement recorded November 16, 1999 in Book 1160 at Page 779 as Reception No. 555439. (Offsite)

29. Easement Deed recorded November 2, 1999 in Book 1158 at Page 314 as Reception No. 554720. (As shown hereon)
30. Easement Deed recorded November 2, 1999 in Book 1158 at Page 315 as Reception No. 554721. (Clerical errors found
in easement description. Shown hereon as surveyor's best interpretation.)

31. Easement Deed recorded November 20, 2000 in Book 1218 at Page 275 as Reception No. 572449. (As shown hereon)
32. Any question, dispute or adverse claims as to any loss or gain of land as a result of any change in the river bed
location by natural or other than natural causes, or alteration through any cause, natural or unnatural, of the center
thread, bank, channel or flow of waters in the Colorado River lying within the subject land; and any question as to

3572
5576

53560
5568

Found 5\8° Rebar
with 1 1,/4”
Red FPlastic—€ap

LEGEND AND NOTES: (///69/[9/@)
— @ INDICATES FOUND MONUMENT AS DESCRIBED

DATE OF SURVEY: MAY, 2015. REVISED WITH ADDITIONAL TOPO ALONG RIVERBANK AT THE
WESTERN AND EASTERN BOUNDARIES SURVEYED JULY 28, 2025. REVISED OCTOBER 30, 2025
WITH MONUMENTS AND ANNOTATION FROM T5S LAND SURVEY PLAT DATED MAY 19, 2025.

UNIT OF MEASUREMENT: US SURVEY FOOT

BEARINGS ARE BASED UPON A FOUND #5 REBAR WITH RED PLASTIC CAP (ILLEGIBLE)
FOUND AT THE ANGLE POINT ON THE SOUTHERLY LINE AND AT THE POINT OF CURVATURE

ON THE SOUTHERLY LINE OF SUBJECT LOT 1, USING A BEARING OF N 785323" W
BETWEEN THE TWO DESCRIBED MONUMENTS.

ELEVATIONS ARE ASSUMED BASED ON A FOUND #5 REBAR WITH ADDED PLASTIC CAP, L.S. #
33638 AT THE SOUTHEAST CORNER OF LOT 1, SITE BENCHMARK = 5584.6° AS SHOWN HEREON.

.o.a. -
ot 4

Gas Head

= Sanitary Manhole
= Hydrant

Irrigation Valve

= Water Shutoff

Xz ¢ X 5 @ © B om

5‘555& = W -
S;SO \/\ﬁ?\ & = Cleanout
Y B
S \A
g —

| FOUND 5/8” REBAR WITH

. %
70— @ A 7 1/2° ALUMINUM CAP

N
e s 438312 STAMPED 274’
- N WITNESS CORNER
N_\
BTe— N
5576 o

L4

< " Coneréte . <. )
e Rady e T

776,17’

= Non—Exclusive Utlity Easement
Per Rec. No. 554727 — See title
commitment note 30

'xx Found 5\8° Rebar
with no cap, updated by

"~ adding 1 1/4” Red Plastic
Cap L.S. #33638

sorBenchmark = 5584.6°

S 45537

S|

¢

Surveyor’s Certificate:

I, JEFFREY ALLEN TUTILE, being a Frofessional Land Surveyor in
the State of Colorado, do hereby certify that this map of
existing conditions was prepared by me and under my
supervision from a survey made by me and under my
supervision on May 18, 2015 and July 28, 2025 and that both
the survey and map are true and accurate to the best of my
knowledge and belief.

10/430,2025
JEFFREY ALLEN TUTILE, L.5.33638 DATE

Note: This topography map complies with National Map

g;OGrjllnémorandum of Water Allotment Contract recorded August 3, 1998 in Book 1081 at Page 471 as Reception No The use of this Form Is restricted to ALTA licensees and ALTA members in good standing as of the date of use. CONTOUR INTERVALS EQUAL 2 FEET. Accuracy Standards for topographic maps. Where checked
52:9786’ g ’ g P ’ All other uses are prohibited. Reprinted under license from the American Land Title Association. 90% of points should be within 7/2 the contour interval
’ 33. Any adverse claim based upon the assertion that (a) some portion of the land forms the bed or bank of a - THIS SURVEY DOES NOT REPRESENT A TITLE SEARCH BY THIS SURVEYOR TO DETERMINE ; ; b ”
navigable river, or lies below the mean high water mark thereof: (b) the boundary of the land has been affected by OWNERSHIP OR TO DISCOVER EASEMENTS OR OTHER ENCUMBRANCES OF RECORD. ALL ?;}70’ er// def/n?fd. 'DO/ZZL‘;.S/I/OZ,/OI .be p//,)OH/edde/th 7{50 of
1 ; Ver ’ ; : ; ; ; INFORMATION FPERTAINING TO OWNERSHIF, EASEMENTS OR OTHER ENCUMBRANCES OF RECORD elir true position. Critical gesign shou. e basea upon
h th t ; 7 tt t ts, title t
water and o amy fow or governm fovel O ot apb;fmr,f,',’;rg (c) the land ’(Sdf“f,’,fj)u bjj.c‘f;"rfgfh;f”ws [lams or e to HAS BEEN TAKEN FROM A TITLE COMMITMENT 01330—28819—AMENDED NO. C2 ISSUED BY spot elevations, please contact Tuttle Surveying Services
’ ) STEWART TITLE —GLENWOOD SPRINGS —MAIN COMMITMENT DATED MAY 22, 2015 for this spot elevation information.
/Vat‘z‘ce_-‘ TOUTT7LE SOURVEFYING SERVICES T" y__- 705/ (y Z{ 1? d 335 Drawn by: DMC—ARK
g, tegl wetion based wpon ang dafect o 727 Blake Avenue il c OU7e y oa Date: 06,06,2015
o ey it e e e, N Glenwood Springs, Colorado 81601 e . TOPOGRAPHICAL SURVEY MAP Revisect 10,/ 30,2025
gt scson sases veon s e v M (970) 928-9708  (FAX 947-9007) Se= New Castle, Colorado 2 \2or5 \FIVERVALLEY
_22«;7;;7:%3 date of the certification shown Frnatl— jeff@z‘ss—us. CO7e TUTTLE SURVEYING SERVICES RA%C\‘/%}?/LDOMC/\gY\ OF J
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Recommendations:

1. Positive drainage should be constructed away from the building foundations in accordance with the
grading and drainage plan (if proposed grades are shown) and to the extent possible, with the final
soils report.

2. Stormwater should be conveyed to the dry detention basins via underground storm drain as shown on
the Grading Plan.

3. Erosion control measures recommended above should be strictly followed.

4. Maintenance for drainage facilities should be in accordance with the aforementioned maintenance
section.
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THESE PLANS ARE CONCEPTUAL IN NATURE. INDIVIDUAL BUILDING PLANS MAY VARY BUT WILL BE EVALUATED FOR COMPLIANCE

WITH DESIGN STANDARDS CONTAINED WITHIN THE TOWN OF NEW CASTLE CODE OF ORDINANCES AT THE TIME OF SUBMITTING A
BUILDING PERMIT APPLICATION.

LANDSCAPED AREA REQUIREMENTS

17.60.090 LANDSCAPING

PARKING REQUIREMENTS

EV REQUIREMENTS

USE TYPE REQUIREMENT NUMBER OF SPACES COMMERCIAL 105 TOTAL SPACES REQUIRED PROVIDED I 2 I D
AT LEAST TEN (10) PERCENT OF THE TOTAL LAND AREA SHALL BE LANDSCAPED IN HOTEL 1 SPACE PER ROOM, PLUS 1 73 EVSE INSTALLED 2% OF TOTAL 3(2.1) 3
ACCORDANCE WITH A LANDSCAPING PLAN APPROVED BY THE TOWN COUNCIL SPACE PER EVERY 2 EMPLOYEES EV READY 8% OF TOTAL 9 (8.4) 9
0 1001 Grand Ave, Suite 103
RESTUTATeSEATS  {SPACEPERTSENTS 5 oes o dmorTom nien
TOTAL REQUIRED LANDSCAPED AREA: 3,739.05 SF 0 ' 1 |
1. VEHICLE IMPACT BOLLARDS TO PROTECT ALL INSTALLED EV CHARGING STATIONS TOTAL PROPOSED LANDSCAPED AREA: 13,630.1 SF TOTAL REQUIRED PARKING SPACES 101 R-2 4 TOTAL SPACES REQUIRED PROVIDED
SNOW STORAGE TOTAL PROPOSED PARKING SPACES 109 EVSE INSTALLED 5% OF TOTAL 1 (0.2) 1
2. SECURITY LIGHTING SHALL BE PROVIDED IN ALL PARKING AREAS USED OR DESIGNED FOR USE DURING EVENING HOURS. AMINIMUM FUNCTIONAL AREA EQUALING FIFTEEN PERCENT (15%) EV READY 15% OF TOTAL 1(0.6) 1
THE LIGHTING SHALL NOT BE DIRECTED TOWARDS ANY ADJACENT RESIDENTIAL USES OR PUBLIC STREETS PER CHAPTER OF THE PAVEDAREA OF EACH LOT SHALL BE PROVIDED FOR HANDICAP MIN. 5 SPACES 5 EV CAPABLE 10% OF TOTAL 1(0.4) 1
17.76.110 OF NEW CASTLE MUNICODE SNOW STORAGE EV CAPABLE LIGHT 30% OF TOTAL 2(1.2) 2
PROPOSED PAVED AREA 37,390.5 x 15% TOTAL REQUIRED SPACES 39
TOTAL REQUIRED SNOW STORAGE 5,608.6 SF TOTAL PROPOSED SPACES 43
TOTAL PROPOSED SNOW STORAGE 5,608.6 SF | | |
©
These documents have been
specifically prepared for 7051
County Rd 335. They are not
suitable for use on other projects
or in other locations without the
approval and participation of the
architect. Reproduction prohibited
without approval of the architect.
2025
Lot 1
Highway
7051 County Rd
335 New Castle
i Colorado 81647
4 |
e ' | |
i . SITE LEGEND
|
- - . \ - — — - EXISTING GRADE
e 28 ! PROPOSED GRADE
s yd \
/ - |
P 7 \ \ — - - - PROPERTY LINE
e e | |
L7 P | ‘ - — — - SETBACK LINE
e 7 | \
- P | | — - — EASEMENT
p / e ‘ \
P e ‘ 3 | STReET
-, - %\
- 7 | l'|'|l
e P s ) 2 SIDEWALK
/ s P 7 %
p s 2} DRIVEWAY
1 - 2
7 e 2
- Tl | : y m WATER FEATURE
_— | - .
- N P 7//////| EV SPACES
- _ — - - - -I— | /I
- = . LANDSCAPED AREA
N - ]
e -7 | | RESIDENTIAL
o — — pROPERTYY = - o / ///7//] RESERVED SPACES
o= -7 Yz u CONNECTION TO GRAND
— - E - -7 3 2 3 RIVER PARK RE: RIVER 6 WALL SCONCE
_-— 7 sETgACJ‘ LNE- — <! el < PARK CONDOS
e - Q E g STREET LAMP/
- - oog @ O~ BOLLARDS
- _ - w 2 (i
_-— " == o & ©
— — - - - | I |
— - -— T o
- - ! SAFETY SIGNAGE
- == | | FOR RIVER TRAIL
r == - [ | I / e -
I _ - - Lo — | \
! -7 LOT 1, HIGHWAY BUSINESS P.U.D. ZONE : - — =
l r 5.84 ACRES +/- ESTIMATED 100 YEAR | | — = - = — L J
I I FLOODLINE - 1 ) —
! [ — b '/j/ _ S .
| e e S
, —
7% COLORADO RIVER |
|
|
|
|
N
- T _— MIXED USE
BOUﬁR\\ﬂ
' | | g AT e
N e . IR CER —
/ I = | |
) |
! I i , |
DRY DETENTION - — e e es e e N =
L\ L” BASIN RE: CIVIL R e - W/ZZINI!RILGLVSVéIIQII_EEN— -~ - : VEEL"‘}’('\:—,\?EY-/" —— T kAL waLL | | 2
e o . peTaNNewAL  — — [ ASOVE — — T o I — fRECTLELAN 3 |
' ST 740455500055 éﬁﬁ/////mmh = — W/ 42" TALLSCREEN — — — — — = — — & — YVERerI | w == 1,112,555 f P I D=
’ 05540500445 00,55840 77 55 SETBACK Ting /7777 — — — — 7 ABOVE — - - — o . J 1296.3sqft GREASE CLEAN __® | | UTILITY | WATER % | PRIVATE INGRESS/
EXISTING SIGN /77777, 40704545 555075 srr e ELy PN ouT : 1 ft ] CONNECTIONS FEATURE = EGRESS EMERGENCY
18 BRIETVRE ) e s e 2 22 - A szt T SiDEw, = o \ | 998.85q TRANSFORMER | E lQ m | o ACCESS PUBLICUTILITY
- s e i e ul i — —d W cregeoen] B R
| 0% 255577 J iy CAPABLE—%' 557 GG T R T | MAL O || | S'DEWAEK, i P E— REC. /548063
~ - 71,1,/ snow storac LB A e oL '%xxmx,%xx/f 777 0 ““f“““"“,ﬁ /I N X277 |
b TR4407077477797777777 5608659 ft el NI A S /;;/*;;Z/ LIGI—}T /;;; ’;;9, A §3 . ft %2;//%2 CAPABLE® %/////// ///%A/ 55 5 ;'////;;2 .: EV ; WAL ;;/// g‘/; EV ;E/ 2 IVI1I?\I VIR E D;;;E | \ | | }
Az 3 o AT LIS 5555555555%/ // wrs / v 07 7| /7555/ \ |
7 . ¥ gl - — LAND USE 10/30/2025
PAVEDAREA I LOADING < N SUBMISSION
s .0 S ‘rrrl‘ | .
: : | ' ! =< on
T @ | @/—FIRE HYDRANT E_‘“ N }TBE_NCiDEAIN _—~ ©  FIREHYDRANT e 1%/\ | ‘
17206sqft i L | | | = ( - j 1 i 11 1 L ! W S A e al B BOLLARD
PROPOSED B ‘ e L | E 5 M . o055 —
RE: CTLPLAN - 37] SOW g5l ol oo o | | ] 11 11 1 1 i ‘ w 7550 * 6 TALLY[ S5 L
@ EXISTING PATH SOV 54 83 82 g1 | 7 i ’if__'—:--/ _________ R _‘; _ 1 1 1t 1 1 | || - P 1 1 1 _'////3//. P TRASH \_ - T
4,603.0 5 f gEOcPTOLSFF&BERM 2 P10 ko s k7 o TG ke ks lo2 b1 ko o s YO s sl sl sd sl s MR MR ———
CATTLE T - PROPERTY LINE [ PROPOSED BERM L B IESEE?S/_ 5197sqft | PROPOSED BERM ]
- ~ EXISTING SE;TL — 2l - e — NOT FOR
- VI | == S SSTRe PR CONSTRUCTION
HWY 335 REFERENCE

SITE PLAN 1:30

A0.04

Site Plan

= 30'

|

SCALE: 1"
0 30' 60'
I

279



COVERAGE
BUILDING
FOOTPRINT

Lot 1
Highway
PUD
LEGEND
LOT

7

1001 Grand Ave, Suite 103
Glenwood Springs CO 81601
These documents have been
specifically prepared for 7051
County Rd 335. They are not

suitable for use on other projects
or in other locations without the
approval and participation of the
architect. Reproduction prohibited
without approval of the architect.
7051 County Rd
335 New Castle
Colorado 81647

LOT COVERAGE

178,622.0
16,437.4
9.20%
75,877.00
4,204.70
5.54%

LOT COVERAGE

HOTEL LOT AREA

HOTEL FOOTPRINT

HOTEL LOT SQ FT %

MIXED USE LOT AREA
MIXED USE FOOTPRINT
MIXED USE LOT SQ FT %

THESE PLANS ARE CONCEPTUAL IN NATURE. INDIVIDUAL BUILDING PLANS MAY VARY BUT WILL BE EVALUATED FOR COMPLIANCE
WITH DESIGN STANDARDS CONTAINED WITHIN THE TOWN OF NEW CASTLE CODE OF ORDINANCES AT THE TIME OF SUBMITTING A
LOT COVERAGE MEANS THE TOTAL SQUARE FOOTAGE OF THE BUILDING FOOTPRINT OF THE PRINCIPALAND ACCESSORY BUILDINGS
(NOT INCLUDING STORAGE SHEDS) DIVIDED BY THE TOTAL SQUARE FOOTAGE OF THE LOT AND EXPRESSED AS A PERCENTAGE.

BUILDING PERMIT APPLICATION.

10/30/2025
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THESE PLANS ARE CONCEPTUAL IN NATURE. INDIVIDUAL BUILDING PLANS MAY VARY BUT WILL BE EVALUATED FOR COMPLIANCE
WITH DESIGN STANDARDS CONTAINED WITHIN THE TOWN OF NEW CASTLE CODE OF ORDINANCES AT THE TIME OF SUBMITTING A GROSS AREA
BUILDING PERMIT APPLICATION.

HOTEL MIXED USE OVERHANGS
CONCEPTUAL GROSS AREA (SECTION 202 OF 2015 1BC) :
LOWER LEVEL 16,146.2 4,204.7 155.3 833 155.3 942.7 1001 Grand Ave, Suite 103
THE FLOOR AREA WITHIN THE INSIDE PERIMETER OF THE EXTERIOR WALLS OF THE BUILDING UNDER CONSIDERATION, EXCLUSIVE ~ Glenwood Springs CO 87601
OF VENT SHAFTS AND COURTS, WITHOUT DEDUCTION OF CORRIDORS, STAIRWAYS, RAMPS, CLOSETS, THE THICKNESS OF INTERIOR FIRST LEVEL 15,184.3 4,233.1 714.1 ‘
WALLS, COLUMNS OR OTHER FEATURES.
SECOND LEVEL 15,350.4 606.4
CONCEPTUAL GROSS LEASABLE AREA (SECTION 202 OF 2015 1BC) :
THE TOTAL FLOOR AREA DESIGNED FOR TENANT OCCUPANCY AND EXCLUSIVE USE. THE AREA OF TENANT OCCUPANCY IS
MEASURED FROM THE CENTERLINES OF JOINT PARTITIONS TO THE OUTSIDE OF THE TENANT WALLS. ALL TENANT AREAS, BUILDING TOTALS 46.680.9 00442 2 800.4
INCLUDING AREAS USED FOR STORAGE, SHALL BE INCLUDED IN CALCULATING GROSS LEASABLE AREA. ’ ’ ’
GRAND TOTAL 58,525.5
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WITH DESIGN STANDARDS CONTAINED WITHIN THE TOWN OF NEW CASTLE CODE OF ORDINANCES AT THE TIME OF SUBMITTING A
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1001 Grand Ave, Suite 103
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THESE PLANS ARE CONCEPTUAL IN NATURE. INDIVIDUAL BUILDING PLANS MAY VARY BUT WILL BE EVALUATED FOR COMPLIANCE
WITH DESIGN STANDARDS CONTAINED WITHIN THE TOWN OF NEW CASTLE CODE OF ORDINANCES AT THE TIME OF SUBMITTING A

BUILDING PERMIT APPLICATION.
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WITH DESIGN STANDARDS CONTAINED WITHIN THE TOWN OF NEW CASTLE CODE OF ORDINANCES AT THE TIME OF SUBMITTING A

THESE PLANS ARE CONCEPTUAL IN NATURE. INDIVIDUAL BUILDING PLANS MAY VARY BUT WILL BE EVALUATED FOR COMPLIANCE
BUILDING PERMIT APPLICATION. I a I D

BUILDING HEIGHT, THE VERTICAL DISTANCE MEASURED FROM THE LOWEST POINT OF THE NATURAL GRADE ON THE LOT WITHIN |
TWENTY-FIVE (25) FEET OF THE TALLEST SIDE OF THE BUILDING TO THE UPPERMOST POINT OF THE ROOF OF THE BUILDING; Clonons Sprines 00 31601
PROVIDED, HOWEVER, THAT IF THE LOT UPON WHICH A BUILDING IS TO BE BUILT HAS A SLOPE GREATER THAN FIFTEEN (15) ; ;
PERCENT, BUILDING HEIGHT SHALL BE DEFINED AS THE VERTICAL DISTANCE MEASURED FROM THE AVERAGE EXISTING GRADE

WITHIN THE BUILDING SETBACK ENVELOPE TO THE UPPERMOST POINT OF THE ROOF OF THE BUILDING.

HOTEL LOT:
5,652"' + 5,5652' + 5,580' + 5,581' / 4 = 5,566'-3"

MIXED USE LOT:
5,654" + 5,5654' + 5,581"' + 5,579' / 4 = 5,567"
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WITH DESIGN STANDARDS CONTAINED WITHIN THE TOWN OF NEW CASTLE CODE OF ORDINANCES AT THE TIME OF SUBMITTING A

THESE PLANS ARE CONCEPTUAL IN NATURE. INDIVIDUAL BUILDING PLANS MAY VARY BUT WILL BE EVALUATED FOR COMPLIANCE
BUILDING PERMIT APPLICATION. I a I D

BUILDING HEIGHT, THE VERTICAL DISTANCE MEASURED FROM THE LOWEST POINT OF THE NATURAL GRADE ON THE LOT WITHIN |
TWENTY-FIVE (25) FEET OF THE TALLEST SIDE OF THE BUILDING TO THE UPPERMOST POINT OF THE ROOF OF THE BUILDING; Clonons Sprines 00 31601
PROVIDED, HOWEVER, THAT IF THE LOT UPON WHICH A BUILDING IS TO BE BUILT HAS A SLOPE GREATER THAN FIFTEEN (15) ; ;
PERCENT, BUILDING HEIGHT SHALL BE DEFINED AS THE VERTICAL DISTANCE MEASURED FROM THE AVERAGE EXISTING GRADE

WITHIN THE BUILDING SETBACK ENVELOPE TO THE UPPERMOST POINT OF THE ROOF OF THE BUILDING.

HOTEL LOT:
5,652"' + 5,5652' + 5,580' + 5,581' / 4 = 5,566'-3"

MIXED USE LOT:
5,654" + 5,5654' + 5,581"' + 5,579' / 4 = 5,567"
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THESE PLANS ARE CONCEPTUAL IN NATURE. INDIVIDUAL BUILDING PLANS MAY VARY BUT WILL BE EVALUATED FOR COMPLIANCE
WITH DESIGN STANDARDS CONTAINED WITHIN THE TOWN OF NEW CASTLE CODE OF ORDINANCES AT THE TIME OF SUBMITTING A
BUILDING PERMIT APPLICATION.

BUILDING HEIGHT, THE VERTICAL DISTANCE MEASURED FROM THE LOWEST POINT OF THE NATURAL GRADE ON THE LOT WITHIN |
TWENTY-FIVE (25) FEET OF THE TALLEST SIDE OF THE BUILDING TO THE UPPERMOST POINT OF THE ROOF OF THE BUILDING; Clonons Sprines 00 31601
PROVIDED, HOWEVER, THAT IF THE LOT UPON WHICH A BUILDING IS TO BE BUILT HAS A SLOPE GREATER THAN FIFTEEN (15)

PERCENT, BUILDING HEIGHT SHALL BE DEFINED AS THE VERTICAL DISTANCE MEASURED FROM THE AVERAGE EXISTING GRADE
WITHIN THE BUILDING SETBACK ENVELOPE TO THE UPPERMOST POINT OF THE ROOF OF THE BUILDING.

HOTEL LOT:
5,652"' + 5,5652' + 5,580' + 5,581' / 4 = 5,566'-3"

MIXED USE LOT:
5,654" + 5,5654' + 5,581"' + 5,579' / 4 = 5,567"

These documents have been

specifically prepared for 7051

County Rd 335. They are not
suitable for use on other projects
or in other locations without the
approval and participation of the
architect. Reproduction prohibited
without approval of the architect.

2025

Lot 1
Highway
PUD

7051 County Rd
335 New Castle
Colorado 81647

ELEVATION
MATERIAL
O STONE SIDING
VERTICAL
METAL SIDING
Q STUCCO
CORRUGATED
METAL SIDING
WOOD TIMBERS
AND TRIM
O METAL TBD
——————————————————————————————————————————————— B ————————A‘_ S — ___________\l________A
__AT ____________ T - — - — — m - - T - S e e —I' _________ T CW e T T [ P T e e e —_— B —
- =0 ROOF ACCESS ] ROOF ACCESS
LEVEL 124'-1134" LEVEL 125'-5"
COAL SEAM PLAZA E
Rl e e e ——— e ROOF LEVEL : : : : — " ROOF LEVEL
115'-234" 4 3 115-2_3
- ] 3 T 4 === r— T — b
T T oR
o
| |
E | FIRST LEVEL FIRST LEVEL
| 102'-2"$ 102'-2" 4
L — BN 4
% 7
//
//
LOWER LEVEL LOWER LEVEL
I I == e S R R 91'-3%4"4 91'-3%4"
. TS - - - - - - T ———— y
West Reference Elevation 1 South Reference Elevation 3
SCALE: 3/32" = 1'-0" SCALE: 3/32" = 1'-0"
0 8' 16' 24" 0 8' 16' 24"
e S— e S—
o
N NI . = ... s R 494 — - . ___ _T.O.BEAM
L o e —H'rll— ———————— ma - — — — — — — —_mn - ————— — — — T k— — — — < I [ L] 1 :O_' _—— 124'-113/4J
ROOF ACCESS LEVEL ) gF T qp gf = v
124'-1134" ///ll U
ROOF LEVEL bl e b L L e L s ' ' : : e e e ROOF LEVEL
J 115._23/4 2; ;% ML RN AN FANAE ROIAE RANAE KON 115._2" J
4 ___'é&; */ S0 I . — — T T v ; ;
Ii LAND USE
|_ ; SUBMISSION 10/30/2025
|| [ w [T 1] N N
L o 1 1 =8 :
FIRST LEVEL =55 BT FIRSTLEVEL %
4 102-2" = % 102'-2" 2
F - = N I — T o =N |7 2 <
Z T il % . 4 ;
// / 1 ? N/
2 SRS o5 s
LOWER LEVEL - I%’é’ %E s e
GO e egolsgowsdteEeee gyl = = Seeb s LOWER L NOT FOR
r CONSTRUCTION
Z/////////// R N f |
L 4 ' s /;;///////77//////////////// 00 Z 7 / AVERAGE565%¢'I.D5FT' d MIXED USE )
__________________________________‘*/T-HWMMMW#/M_//,_WM- - r Reference
Elevations
Fast Reference Elevation 2 North Reference Elevation ,‘
SCALE: 3/32" = 1'-0" SCALE: 3/32" = 1'-0"
0 8' 16' 24" 0 8' 16' 24"
e — S— e S—

287



THESE PLANS ARE CONCEPTUAL IN NATURE. INDIVIDUAL BUILDING PLANS MAY VARY BUT WILL BE EVALUATED FOR COMPLIANCE
WITH DESIGN STANDARDS CONTAINED WITHIN THE TOWN OF NEW CASTLE CODE OF ORDINANCES AT THE TIME OF SUBMITTING A SIGNAGE SQUARE FOOTAGE CALCULATIONS R E D

BUILDING PERMIT APPLICATION.
HOTEL

CONCEPTUAL WALL SIGN (17.18.110 NEW CASTLE MUNICODE) :

A WALL SIGN IS ANY SIGN PAINTED ON, INCORPORATED IN OR AFFIXED TO THE BUILDING WALL, OR ANY SIGN CONSISTING OF CUT- NORTH ELEVATION 11,400.9 0 0.00% 1001 Grand Ave, Suite 103
OUT LETTERS OR DEVICES AFFIXED TO THE BUILDING WALL WITH NO BACKGROUND DEFINED ON THE BUILDING WALL. NO PART OF ~ Glenwood Springs CO 87601
A WALL SIGN SHALL BE LOCATED MORE THAN 25' ABOVE GRADE LEVEL NOR SHALL IT EXTEND ABOVE THE BUILDING EAVE. WALL EAST ELEVATION 2,232.0 0 0.00% |

SIGNS SHALL IDENTIFY THE INDIVIDUAL BUSINESS, BUILDING OR BUILDING COMPLEX BY NAME OR TRADEMARK ONLY THE SUM OF

ALL WALL SIGNS ON A GIVEN WALL SHALL NOT EXCEED 5% OF THE WALL AREA SOUTH ELEVATION 5,953.8 64 1.07%

CONCEPTUAL PROJECTING SIGN (17.18.110 NEW CASTLE MUNICODE) : WEST ELEVATION 2.697.1 85 3.16%

A PROJECTING SIGN IS ANY SIGN SUPPORTED BY A BUILDING WALL AND PROJECTING THEREFROM AT LEAST 12" OR MORE
HORIZONTALLY BEYOND THE SURFACE OF THE BUILDING TO WHICH THE SIGN IS ATTACHED, BUT SHALL NOT EXTEND MORE THAN 4
FROM THE BUILDING FACE. PROJECTING SIGNS SHALL BE PLACED ONLY ON A GROUND FLOOR FACADE, EXCEPT FOR BUSINESSES
LOCATED ABOVE THE GROUND LEVEL WITH DIRECT EXTERIOR PEDESTRIAN ACCESS. PROJECTING SIGNS SHALL NOT BE HIGHER
THAN THE HEIGHT OF THE BOTTOM OF ANY SECOND STORY WINDOW. PROJECTING SIGNS MUST HAVE 8' CLEARANCE AND MAY NOT

TOTAL PERCENTAGE 4.23%

EXTEND MORE THAN 4' FROM THE BUILDING WALL EXCEPT WHERE THE SIGN IS AN INTEGRAL PART OF AN APPROVED CANOPY OR |
AWNING. THE SIZE OF PROJECTING SIGNS IS LIMITED TO 3' WIDE AND 6' SQ.FT. ©

These documents have been

specifically prepared for 7051

County Rd 335. They are not
suitable for use on other projects
or in other locations without the
approval and participation of the
architect. Reproduction prohibited
without approval of the architect.
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THESE PLANS ARE CONCEPTUAL IN NATURE. INDIVIDUAL BUILDING PLANS MAY VARY BUT WILL BE EVALUATED FOR COMPLIANCE

WITH DESIGN STANDARDS CONTAINED WITHIN THE TOWN OF NEW CASTLE CODE OF ORDINANCES AT THE TIME OF SUBMITTING A SIGNAGE SQUARE FOOTAGE CALCULATIONS
BUILDING PERMIT APPLICATION.

MIXED USE
CONCEPTUAL WALL SIGN (17.18.110 NEW CASTLE MUNICODE) :

A WALL SIGN IS ANY SIGN PAINTED ON, INCORPORATED IN OR AFFIXED TO THE BUILDING WALL, OR ANY SIGN CONSISTING OF CUT- NORTH ELEVATION 2,233.1 26.3 1.18% 1001 Grand Ave, Sute 103
OUT LETTERS OR DEVICES AFFIXED TO THE BUILDING WALL WITH NO BACKGROUND DEFINED ON THE BUILDING WALL. NO PART OF | enwood Springs
A WALL SIGN SHALL BE LOCATED MORE THAN 25' ABOVE GRADE LEVEL NOR SHALL IT EXTEND ABOVE THE BUILDING EAVE. WALL EAST ELEVATION 1,361.5 0.0 0.00% |

SIGNS SHALL IDENTIFY THE INDIVIDUAL BUSINESS, BUILDING OR BUILDING COMPLEX BY NAME OR TRADEMARK ONLY.THE SUM OF
ALL WALL SIGNS ON A GIVEN WALL SHALL NOT EXCEED 5% OF THE WALL AREA SOUTH ELEVATION 1,349.1 60.0 4.45%

CONCEPTUAL PROJECTING SIGN (17.18.110 NEW CASTLE MUNICODE) :

A PROJECTING SIGN IS ANY SIGN SUPPORTED BY A BUILDING WALL AND PROJECTING THEREFROM AT LEAST 12" OR MORE
HORIZONTALLY BEYOND THE SURFACE OF THE BUILDING TO WHICH THE SIGN IS ATTACHED, BUT SHALL NOT EXTEND MORE THAN 4' TOTAL PERCENTAGE 5.63%
FROM THE BUILDING FACE. PROJECTING SIGNS SHALL BE PLACED ONLY ON A GROUND FLOOR FACADE, EXCEPT FOR BUSINESSES

LOCATED ABOVE THE GROUND LEVEL WITH DIRECT EXTERIOR PEDESTRIAN ACCESS. PROJECTING SIGNS SHALL NOT BE HIGHER

THAN THE HEIGHT OF THE BOTTOM OF ANY SECOND STORY WINDOW. PROJECTING SIGNS MUST HAVE 8' CLEARANCE AND MAY NOT

EXTEND MORE THAN 4' FROM THE BUILDING WALL EXCEPT WHERE THE SIGN IS AN INTEGRAL PART OF AN APPROVED CANOPY OR |

WEST ELEVATION 1,496.8 0.0 0.00%

AWNING. THE SIZE OF PROJECTING SIGNS IS LIMITED TO 3' WIDE AND 6' SQ.FT.

These documents have been

specifically prepared for 7051

County Rd 335. They are not
suitable for use on other projects
or in other locations without the
approval and participation of the
architect. Reproduction prohibited
without approval of the architect.
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Exhibit C

Glenwood Springs Office GARFIELD & HECHT, P.C.

910 Grand Avenue, Suite 201
Glenwood Springs, CO 81601 ATTORNEYS AT LAW

Telephone (970) 947-1936 Since 1975
Facsimile (970) 947-1937

www.garfieldhecht.com

MEMORANDUM
To:  New Castle Planning & Zoning Commission
From: Garfield & Hecht, P.C.
Date: December 3, 2025

RE:  HB25-1295 and the Town of New Castle’s food truck regulations

Recently, interest in food trucks has increased in New Castle, which is on-trend with the
rest of the state. As such, on August 5, 2025, Town Council conducted a work session to review
policies and regulations other jurisdictions typically impose on food trucks to evaluate if there was
a need for New Castle to adjust its regulations. Council also discussed House Bill 25-1295
(“HB25-1295”). In this bill, the legislature found that requiring food trucks to obtain separate
permits and licenses to operate in multiple jurisdictions imposed a significant burden on those
businesses, so it created statewide reciprocity standard for certain permits and licenses all food
trucks are required to obtain.

There were three take-aways from Council’s work session. First, Council thought it was
important to differentiate between temporary food trucks and those that are semi-permanent. That
is, temporary food trucks should not have to go through the CUP process, but the Code isn’t clear
on that point. Second, while HB25-1295 does not require the Town to make any changes to the
Code, it does provide a definition and terminology for “food trucks” and a clear source of
permitting requirements that would be helpful to incorporate into the Code. Finally, while Council
discussed several policies and topics surrounding food truck regulation (e.g., setbacks, operating
hours, noise/trash standards, etc.), the consensus was not to put these regulations into the Code
but, rather, to either develop a set of guidelines or continue to address these issues on a case-by-
case basis through the CUP process. This is a topic that would benefit from further discussion and
guidance from the Commission.

We have prepared a resolution proposing certain amendments to Title 17 to address the
feedback received from Council discussed above. If there are other Code changes regarding food
trucks the Commission feels would be beneficial, we can amend the resolution at the meeting to
include them. We look forward to discussing the resolution and additional food truck topics on
December 10,

32574243
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