
 
 
 

Planning Commission Hearings 

 
 

The Planning Commission will resume in-person hearings on the date, time and at the location on 

the following agenda.  

 

Information for staff, applicants and citizens: 

 

 The hearing room will be configured to allow for social distancing of at least six feet 

 In the event the number of people in attendance exceeds what can safely be accommodated 

in the hearing room, an overflow area will be available  

 The hearing is in-person only. There will no opportunity to watch a livestream on YouTube 

or participate by Zoom or other meeting technology  

 All staff will wear a mask unless they are presenting at the podium 

 Applicants and citizens are strongly urged to wear a mask unless they are speaking at the 

podium 

 

 

Citizens who do not wish to attend in person at this time may provide questions or comments 

before and during the hearing by sending an e-mail to cd_admin_team@greeleygov.com. All 

comments submitted this way will be read into the record at the appropriate points during the 

meeting in real time. 

 

Comments may also be mailed to: 

 

City of Greeley Planning 

1100 10th Street 

Greeley, CO 80631 

 

Written comments sent by mail must be received by the Planning office at least one day prior to 

the hearing and will be read into the record in real time during the hearing. 

 

  

If you need assistance to participate in this meeting, please call the Community Development 

Department at 970-350-9780 at least three (3) business days prior to the scheduled meeting to 

request an accommodation.   
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PLANNING COMMISSION 

Special Hearing 

 
Agenda 

 

June 30, 2020 

 

Council Chambers - City Center South 

1001 11th Avenue 

1:15 p.m.  
 

I. Call to Order and Roll Call 

 

II.      A public hearing to consider a Variance for a setback of 12 feet where 25 feet is 

required  
 

Project Name: Spradley Barr Setback Variance 

Case No.:  VAR 2019-0019 

Applicant:  Cameron Knapp, Drexel Barrell & Co. on behalf of SB&W  

  Holdings, LLC 

Location:  2845 30th Street  

Presenter: Carol Kuhn, Chief Planner 

 

III.      A public hearing to consider a Use by Special Review for a 7,425 square foot auto 

repair facility to be constructed on a 1.043 acre site in a Commercial High Intensity 

zone district  
 

Project Name: Spradley Barr Maintenance Facility Use by Special Review  

Case No.: USR2019-0019 

Applicant:  Cameron Knapp, Drexel Barrell & Co. on behalf of SB&W  

  Holdings, LLC 

Location:  2845 30th Street  

Presenter: Carol Kuhn, Chief Planner 

 

IV. Adjournment 
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PLANNING COMMISSION HEARING DATES: 

 

All hearings are held on the 2nd and 4th Tuesdays of the month at 1:15 p.m. at City Center South, 

1001 11th Avenue, Greeley, Colorado. Agendas are posted at http://greeleygov.com/government/b-

c/boards-and-commissions/planning.  

 

July 14, 2020 

July 28, 2020 

August 11, 2020 

August 25, 2020 

September 8, 2020 

September 22, 2020 

 

 

October 13, 2020 

October 27, 2020 

November 10, 2020 

November 24, 2002 

December 8, 2020 

December 22, 2020 
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PLANNING COMMISSION SUMMARY 
 

ITEM:  Use by Special Review (USR) for an Auto Repair Facility 
on a Site Greater than One Acre in Size in the C-H 
(Commercial - High Intensity) Zone District and a Setback 
Variance for 12-foot Setback Where 25 Feet is Required  

   
FILE NUMBERS: USR2019-0019 and VAR2019-0019  
 
PROJECT: Spradley Barr Maintenance Facility Use by Special Review  

and Setback Variance  
 
LOCATION: 2845 30th Street 
   
APPLICANT: Cameron Knapp, Drexel Barrell, on Behalf of SB&W 

Holdings, LLC (owner) 
 
CASE PLANNER: Carol Kuhn, AICP, Chief Planner 
 
PLANNING COMMISSION HEARING DATE: June 30, 2020 
 
PLANNING COMMISSION FUNCTION: 

Review the proposals for compliance with Section 18.20.070, Review Criteria/Uses by 
Special Review and Section 18.46.090(b), convenience stores, gas stations and auto 
repair shops, of the City of Greeley Development Code and approve, approve with 
conditions, or deny the request. If any variance request is related to an application for 
which approval by the Planning Commission or City Council shall be required, including, 
but not limited to uses by special review and planned unit developments, then 
such variance shall become a part of said application and shall be approved, if at all, only 
by the Planning Commission (18.22.040(c)).  
 

EXECUTIVE SUMMARY  

The City of Greeley is considering a request for a Use by Special Review (USR) for a 
7,425 square foot auto repair facility to be constructed on a 1.043 acre site. The site is 
generally located one-half mile southeast of the intersection of 35th Avenue and 28th 
Street, northeast of the intersection of 29th Street and 30th Street (see Attachment A – 
Vicinity Map).  A Use by Special Review application is required for auto repair facilities 
within the Commercial – High Intensity (C-H) zone district on properties greater than 1 
acre in size. The applicant is also requesting a thirteen (13) foot variance for a setback of 
12 feet where 25 feet is required. Variance requests that are related to an application for 
which Planning Commission or City Council approval is required shall become part of 
the request, rather than a stand-alone variance item before the Zoning Board of Appeals.  
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A. REQUEST 

The applicant is requesting a USR approval for a seven (7) bay auto repair facility on a 
site greater than one acre in the Commercial High Intensity (C-H) zoning district. The 
applicant is also requesting a setback variance for a setback of 12 feet where 25 feet is 
required. In the C-H zone district, a 25 feet is required for all sides adjacent to streets.  
 
B. STAFF RECOMMENDATION 

Approval of both the Use by Special Review application and a setback variance request 
he 

 
C. LOCATION Abutting Zoning: 

 North: C-H (Commercial High Intensity)  
 South: C-H (Commercial High Intensity)  

East:   C-H (Commercial High Intensity) 
West:  C-H (Commercial High Intensity) 

  
 Surrounding Land Uses:   

North:  Wild West Motorsports; Greeley Harley  
Davidson; Eagle Motorcycle Rentals; Gallery Green 
Professional Condo Park 

South: Across 30th Street – EnviroTest Systems Corporation – Air 
Care Colorado 

East:    Across 28th Avenue Court – Spradley Barr Collision Center 
West:   Across 29th Street – Elks Lodge; Triple S Party Rental; 

Enterprise Rent-A-Car 
 

Site Characteristics: 

 The property is located on Lot 3, Block 1 of the Plaza Commercial 
Park Subdivision. The site is generally located one-half mile 
southeast of the intersection of 35th Avenue and 28th Street, 
northeast of the intersection of 29th Street and 30th Street. This 
undeveloped site slopes from the west to the east. The applicant is 
proposing two access points, one off of 28th Avenue Court and one 
off of 30th Street (see Attachment A – Vicinity Map).  

  

D. BACKGROUND 
The property was part of the Gallery Green Third Annexation in 1980 and was later 
replatted as Plaza Commercial Park subdivision in 2007. This subdivision replatted 
Tracts D & G of the Gallery Green III Addition Subdivision and consisted of 12.72 acres 
and nine (9) commercial lots. The property is zoned Commercial-High Intensity (C-H). 
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Auto repair facilities on a site greater than 1 acre in size are required to obtain approval 
from Planning Commission due to the potential impact of a larger auto repair facility on 
surrounding properties. The property is also bounded on three (3) sides by public right-
of-way which requires a minimum setback of 25 feet for all sides adjacent to streets (see 
Attachment E – Site Plan). 
 
APPROVAL CRITERIA 

 

DEVELOPMENT CODE COMPLIANCE – Use by Special Review 

 

1) Uses by Special Review possess characteristics which require a public 

hearing to determine if a proposed use has the potential to adversely affect 

other land uses, transportation systems, public facilities, or the like in the 

surrounding neighborhood.  The Planning Commission may require 

conditions of approval necessary to eliminate or mitigate, to an acceptable 

level, any potentially adverse effects of the proposed use.   

 
Section 18.20.070(a) of the Development Code contains five criteria that are 
used to evaluate uses by special review: 
 

1. The proposed use shall be consistent with the Comprehensive Plan. 

 
The City’s Imagine Greeley Comprehensive Plan shows this area as 
Employment, Industrial, and Commercial. The following City of Greeley 
Imagine Greeley Comprehensive Plan policies apply to this request. 
 
Comprehensive Plan Objective ED1.2: Tax Base 

Encourage a growing tax base that supported the well-being of the 
community, essential governmental services, and quality of life. 
 

Comprehensive Plan Objective GC-4.3: Infill Compatibility 

Promote the use of site design and building architecture that is 
sympathetic to the surrounding area and enhances the desirable character 
and form of the neighborhood or area.  
 

 Prioritize Infill/Redevelopment Areas - GC-4.1  
Support infill development and redevelopment in priority locations, such 
as designated redevelopment and urban renewal areas. 
 
Staff Comment: The proposed Spradley Barr Maintenance Facility 

would support and expand upon the existing 
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Maintenance Department at the Spradley Barr 
dealership and the adjacent Collision Center, located 
across 28th Avenue Court.  There are other auto-related 
uses such as EnviroTest, Air Care Colorado, Greeley 
Harley Davidson, and Enterprise Rent-A-Car in the 
area. The proposed USR would allow for a supportive 
business opportunity on a previously undeveloped site. 
Minimal traffic impacts within a commercial corridor 
area are anticipated, as the proposed maintenance 
facility would not be open to the public. The project 
would support economic growth and would provide 
infill of a vacant site.  

     
 The proposal complies with this criterion.    
 

2. The location, size, design, and operating characteristics of the 

proposed use shall be compatible with the existing and future land 

uses within the general area in which the proposed use is to be located 

and will not create significant noise, traffic, or other conditions or 

situations that may be objectionable or detrimental to other permitted 

uses in the vicinity.  Reasonable conditions may be placed on uses by 

special review to protect the public health, safety, and welfare by 

mitigating impacts to achieve compatibility and complementary 

design, especially where a nonresidential use is located adjacent to a 

residential use. 

 

Staff Comment: The location, size, design, and operating characteristics 
would be compatible with the surrounding commercial 
uses. This facility would support and expand upon the 
existing Maintenance Department at the Spradley Barr 
Greeley dealership, and the adjacent Spradley Barr 
Collision Center which is located directly east of this 
property across 28th Avenue Court. This maintenance 
facility would provide mechanical repairs, routine 
maintenance, and pre‐sale preparations for new and 
used vehicles. All operations would occur inside the 
building between 7:00 am to 6:00 pm, Monday through 
Saturday. No welding or painting operations are 
associated with this facility; these operations would 
continue to be conducted at the existing Spradley Barr 
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Collision Center located across 28th Avenue Court.  
 
 Occasionally, vehicles could be parked overnight in the 

parking lot. However, these vehicles would be newer cars 
and trucks with minor mechanical deficiencies. The 
applicant has indicated that no wrecked or junk vehicles 
would be parked on the site at any time and no equipment 
or parts would be stored outside the building. 

 
  The 28-foot tall building would be primarily light stone 

toned CMU block with wood truss entry way 
architectural accent features and dark bronze and 
burnished slate accents (see Attachment G – Building 
Elevations). There is no proposed roof-top mechanical 
equipment. All ground mounted equipment has been 
screened (see Attachment F – Landscape Plan). The 
project would include 33.2% landscaped area.  

 
         The proposal complies with this criterion. 
 

 
3. The site shall be physically suitable for the type and intensity of the 

proposed land use. 

  

Staff Comment: The site is 1.043 acres and slopes from the west to the 
east. The subject site is surrounded by C-H zoned 
properties and would be an addition to the existing 
automotive uses such as Greeley Harley Davidson, 
Enterprise Rent-A-Car, and the EnviroTest emissions 
testing facility, as well as the existing Spradley Barr 
Collision Center located across 28th Avenue.  

 
Staff believes the site is suitable for the proposed 
intensity and is compatible with the existing and 
planned land uses in the areas.  

 
 The proposal complies with this criterion. 
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4. The proposed land use shall not adversely affect traffic flow or 

parking in the neighborhood. 

 

  Staff Comment: The expected traffic generation was provided in the 
project narrative (see Attachment D – Project Narrative 
- USR) and is consistent with the traffic evaluated 
during the Plaza Commercial Park Subdivision review. 
The auto repair facility is not intended to be open to the 
public, but would support the existing Spradley Barr 
dealership and the adjacent Spradley Barr Collision 
Center. Hours of operation for the proposed auto repair 
business would be from 7:00 am to 6:00 pm Monday 
through Saturday. All parking would be met on-site, 
with 23 parking spaces proposed.   

 
 The proposal complies with this criterion. 
 

5. The location of other approved uses by special review in the 

neighborhood shall be determined so that a concentration and/or 

cumulative effect of such uses can be evaluated. 

 

Staff Comment: The site is surrounded by existing 
commercial businesses and is located near Highway 34. 
The adjacent Wild West Motorsports business required a 
Use by Special Review for the expansion of the business, 
which was approved in 2015 (USR 1:15).   
 
The site would be parked at the auto repair use rate of 1 
space per every 400 square feet of gross floor area, with 
23 spaces provided. It is not anticipated that the existing 
and proposed Use by Special Review would have a 
negative cumulative effect, as this proposed use is not 
open to the general public and is intended to support the 
existing, adjacent Spradley Barr Collision Center and the 
maintenance portion of the dealership.  

 
The proposal complies with this criterion. 

 

 

B.  Zoning District Development Standards – C-H Zone District:  

 In addition to the five USR criteria discussed above, USR applications shall also be 
reviewed to ensure that all of the applicable development standards in the C-H zone 
district (Section 18.38.080) along with the required general performance standards in 
Section 18.40. A Use by Special Review application is required for auto repair 
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facilities within the Commercial – High Intensity (C-H) zone district on properties 
greater than 1 acre in size the Planning Commission; there is no minimum lot size. 
The site is situated between three public rights-of-way. The existing the site would 
have two access points, one off of the 28th Avenue Court cul-de-sac and one off of 
30th Street.  

 
 The applicant is proposing 33.2% landscaping, with perimeter landscaping to 

provide screening to minimize the impact to adjacent properties (Section 18.44). The 
building would be oriented to minimize the impact of the seven repair bays, with the 
bays oriented toward 30th Street, rather than the more heavily travelled 29th Street. 
The maximum lot coverage in the C-H zone district is 80%; 66.8% of this site would 
be covered with drive aisles, parking, or building.  

The setback in the C-H zone district is 25-feet for all sides adjacent to streets and 
interior side and rear setbacks based on building code. Since this site is bounded on 
three sides by public streets, the site is encumbered with three setbacks of 25 feet. 
The maximum building height in the C-H zone district is 40 feet. The proposed 
building height, to the top of the parapet wall is 28 feet. Existing sidewalks serve the 
property (see Attachments E – Site Plan, F – Landscape Plan, and G – Building 
Elevations).  

 
 
C.  Design Review Performance Standards – Convenience stores, gas stations and 

auto repair shops: In addition to the five above criteria, Section 18.46.090(b) of the 
Development Code states that the following provisions apply to auto repair uses. 

 
1.  Areas for overnight vehicular storage shall be enclosed or screened 

from the view of adjacent properties and the public rights-of-way 

except when located in the Medium Intensity (I-M) or High Intensity 

(I-H) Industrial Zoning Districts. 

 

Staff Comment: Vehicles may be occasionally parked overnight in the 
parking lot. However, these vehicles are intended to be 
newer cars and trucks with minor mechanical 
deficiencies. The applicant has indicated that no 
wrecked or junk vehicles would be parked on the site 
at any time and no equipment or parts would be stored 
outside the building. The proposed building 
orientation would provide screening for the property 
to the north. Across 28th Street Court is the Spradley 
Barr Collision Center. The applicant has proposed 
landscape screening along 29th and 30th Streets and 
28th Avenue Court to screen any vehicles that might 
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be stored overnight.  
   
  The proposal complies with this criterion. 

 
2.  Where a service station abuts residential uses or residential zones, a 

minimum twenty-foot side yard setback and a minimum twenty-five 

rear yard setback is required. 

 
Staff Comment: The residential use, Southmoor Village, is located to 

the east southeast, approximately 3,162 feet from the 
proposed site. A residential development within the 
City of Evans is located approximately 1,108 feet 
from the proposed project. The site directly abuts 
other commercial development.  

 
The criterion is not applicable.  

 
3.  No used or discarded automotive parts or equipment, or disabled, 

junked or wrecked vehicles shall be located outside any structure. 

 

Staff Comment: All operations would occur inside the seven-bay 
building. The proposed facility would not provide 
any welding or painting operations. This proposed 
maintenance facility would support and expand 
upon the existing Maintenance Department at the 
Spradley Barr dealership, and the adjacent Collision 
Center. No wrecked or junk vehicles would be kept 
on site at and no equipment or parts would be stored 
outside the building.   

 
   This proposal complies with this criterion.   

 
4.   Landscaping, screening wall, berms, placement of the use or other 

design techniques shall be used to screen cars being serviced or 

waiting for service and to screen overhead doors from the view of 

the public right-of-way.  

 

Staff Comment: The proposed facility would not be open to the public. 
The building would be oriented toward 30th Street, to 
provide screening from the adjacent property to the 
north. Vehicles may be left overnight in the parking lot on 
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occasion, however no wrecked or junk vehicles would be 
parked on the site at any time and no equipment or parts 
would be stored outside the building. The applicant has 
proposed landscaping to screen the seven bay doors from 
view and to screen the proposed parking area (see 
Attachment D – Landscape Plan).  

 
 This proposal complies with this criterion.   

 
5. Auto repair uses within an integrated shopping center shall have an 

architectural style consistent with the theme established in the 

center. The architecture of any auto repair use shall be compatible 

with surrounding uses in form, materials, colors and scale. The 

location, size and design of the auto repair use shall be compatible 

with and have minimal adverse impact on the use of surrounding 

properties. Overhead doors shall be constructed of non-reflective 

materials.  

 
Staff Comment:  The building would be primarily light stone toned 

concrete masonry unit (CMU) block with wood timber 
truss architectural features. No roof-top mechanical 
equipment is proposed. The ground-mounted equipment 
has been shown on the landscape plan and is proposed 
to be screened (see Attachment F – Landscape Plan). 
The bay doors would be painted in a non-reflective 
paint to complement the burnished slate parapet cap and 
accent metal. Wood truss timbers accentuate the 
building entrance (see Attachment E – Building 
Elevations).  

  
 This proposal complies with this criterion.  

 
D.  APPROVAL CRITERIA 

Variances:  Section 18.22.040 of the Development Code states that:  When 
practical difficulties, unnecessary hardship, or results inconsistent with the 
general purpose of this Code occur through the strict and literal interpretation 
and enforcement of the provisions thereof, the Zoning Board of Appeals shall 
have the authority, subject to the provisions of this Chapter, to grant such 
conditions as it may determine to be necessary to be in conformance with the 
intent of the Land Use Chapter of the Comprehensive Plan.  In general, the power 
to authorize a variance from the terms of this Code shall be exercised only under 
peculiar and exceptional circumstances.  The Board may grant a variance as 
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applied for, or a variance constituting a reduction thereof.  The Board may attach 
conditions in granting a variance, which conditions shall be reasonably related to 
promoting compatibility with the surrounding area and land uses.   
 
If any variance request is related to an application for which approval by the 
Planning Commission or City Council shall be required, including, but not limited 
to uses by special review and planned unit developments, then such variance shall 
become a part of said application and shall be approved, if at all, only by the 
Planning Commission (18.22.040(c)).  
 
The review criteria found in Section 18.22.040 (f) 1-5 and (g) 1-3 of the Greeley 
Development Code shall be used when considering all variance requests.   
 
Consideration Criteria:  Development Code Section 18.22.040 (f) 

In taking action on a variance request, the Zoning Board of Appeals shall consider 
any comments received from the public and the applicant and the staff 
recommendation. The Board shall also consider if the proposed variance meets 
the following criteria in taking action to approve, approve with conditions, deny, 
or table the application for future consideration: 
 
1. Any variance granted shall be the minimum needed to accommodate or 

alleviate the difficulty or hardship involved.   

 
Staff Comment:  The subject site is bounded on three sides by public 

right-of-way. In the C-H zone district, the setbacks for 
all sides adjacent to streets is 25-feet. The applicant is 
proposing a 13-foot reduction to the setback from the 
existing cul-de-sac, 28th Avenue Court. In an effort to 
minimize the impact to the more heavily travelled 29th  
Street, the applicant is proposing to orient the building 
toward 30th Street, to allow the building to serve as 
screening along the northern property line and orient 
the seven repair bays away from the more heavily 
travelled roadway (see Attachment D – Welcome Center 
Elevations). 

 
The proposal complies with this criterion. 

 
2. A variance is necessary to accommodate an unusual or atypical lot 

configuration, which makes a reasonable use of the property 

unreasonable without a variance. 

 
Staff Comment:  The subject site does not have an unusual shape. 
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However, the site is bounded on three sides by public 
right-of-way which requires a 25-foot setback from 
three of the four sides. In the C-H zone district, the 
interior rear or interior side setbacks not adjacent to a 
street must meet building code requirements, which is 
typically a 5-foot setback.  The applicant’s request for 
seven repair bays to support an existing dealership 
maintenance function and the adjacent collision center 
creates the need for a long, rectangular building which 
is constrained by the 25-foot setback on three sides of 
the lot.  

 

 
   

  The proposal complies with this criterion.  
 

3. Any difficulty or hardship constituting the basis for a variance shall not 

be created by the party seeking the variance, nor shall it be due to, or a 

result of the general conditions in the area. 

 

Staff Comment:  The subject property, Lot 3, Block 1 of the Plaza 
Commercial Park Subdivision, was created in 2007. 
This subdivision replatted Tracts D and G of the 
Gallery Green III Addition Subdivision. This replat 
created nine (9) commercial lots and Lot 3 was 
approved in this triple-frontage configuration (see 
Attachment H- Plaza Commercial Park Subdivision). 
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The 25-foot setback along 28th Avenue Court follows 
the roadway alignment of the cul-de-sac and would 
impact the northeast corner of the proposed building. 
To meet the setback requirements, the applicant could 
construct a smaller building. However, only 280 square 
feet of the proposed 7,425 square foot building would 
be encroaching into the setback.    

 
 The proposal does not comply with this criterion. 

 

4. Granting the variance is necessary so that the building or structure can 

align with the prevailing location of other similar buildings or structures 

on the same block face. 

 
Staff Comment:   The variance request is not needed for the proposed 

auto repair facility to align with similar buildings or 
structures.  However, the proposed building orientation 
would provide additional screening for the adjacent 
property to the north and would minimize the impact of 
the seven repair bays on 29th Street by orienting the 
bays away from 29th street. 

 
 This criterion is not applicable to this request. 
  

5. Granting the variance is consistent with the Comprehensive Plan and 

area neighborhood plans, or may achieve a better result in meeting the 

intent of the plan objectives than if the codes were strictly applied. 

 

Staff Comment:  There are no neighborhood plans for this area, however, 
granting the variance would be consistent with the 
Imagine Greeley Comprehensive Plan Objectives:  
 
Objective ED-2.4 Business Attraction Attract and 
retain business and industry that align with the City’s 
target industries and support economic diversity. This 
site would provide an opportunity to cluster and locate 
a related business, owned by the adjacent property 
owner, Spradley Barr, to support and facilitate business 
growth.  

 
Objective GC-4.3 Infill Compatibility Promote the 
use of site design and building architecture that is 
sympathetic to the surrounding area and enhances the 
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desirable character and form of the neighborhood or 
area. The applicant has proposed a site layout which 
would minimize the impact on the property to the north, 
incorporate similar architecture styles, and create a 
logical connection to the Spradley Barr site across the 
28th Avenue Court cul-de-sac.  
 

   The proposal complies with this criterion. 
 
 

Mandatory Criteria:  Development Code Section 18.22.040(g) 

In every instance where the Board grants a variance, there shall be a finding that: 
 
1.     The granting of such variance will not be of substantial detriment to the public 

interest or to adjacent property or improvements in such district in which the 

variance is sought, and will observe the spirit of the Code; and 

 
Staff Comment:  Staff believes that granting the requested 13-foot 

variance for a reduced setback of 12 feet where 25 feet 
is required would not affect the neighboring properties.  
The proposed setback reduction would be located on 
the least travelled roadway of 28th Avenue Court. The 
cul-de-sac serves three properties, two of which are 
under the same ownership. Directly across this cul-de-
sac is another Spradley Barr facility. The 25-foot 
setback would be met on the 29th and 30th Street sides. 
There are existing sidewalks along each of these 
roadways and the building orientation allow for snow 
melt on the 28th Avenue Court side during the winter 
months. The proposed building orientation also reduces 
the visual impact of the seven bay doors on 29th Street.  

  
 The proposal complies with this criterion.   

 
2.     The strict application of the provisions of the Code would result in practical 

difficulties or unnecessary hardship inconsistent with the general purpose and 

intent of  the Code; or 

 
Staff Comment:  Strict adherence to the Code would reduce the size of 

the building, thereby limiting the ability to support two 
existing Spradley Barr automotive uses, the Spradley 
Barr Greeley dealership and the adjacent Collision 
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Center. A different orientation of the building would 
have greater impact on 29th Street, limit site access to 
the adjacent Collision Center, and impact the adjacent 
property to the north. The site is not open to the public 
and the applicant desires easy access to the existing, 
adjacent Spradley Barr Collision Center across 29th 
Avenue Court.  

      
 The proposal complies with this criterion. 

 
3.    There are exceptional or extraordinary circumstances or conditions applying to 

the property involved or to the intended use or development of the property 

that do not apply generally to other properties or uses in the same zoning 

district. 

 

Staff Comment:  The site, Lot 3 of the Plaza Commercial Park 
Subdivision, is bounded on three sides by public streets, 
which requires three 25-foot setbacks. The City’s 
Development Code discourages double frontage lots. In 
the C-H zone district, the interior rear or interior side 
setbacks not adjacent to a street must meet building 
code requirements, which is typically a 5-foot setback. 
The setback line along 28th Avenue Court follows the 
cul-de-sac bulb, thereby further constraining the site.  

 
The request complies with this criterion.  

 
 
F) PHYSICAL SITE CHARACTERISTICS 

 

1. SUBDIVISION HISTORY 

The Plaza Commercial Park subdivision was created in 2007 when Tracts D & G 
of the Gallery Green III Addition Subdivision were replatted. Tracts D and G 
consisted of 12.72 acres and was subdivided to create nine Commercial-High 
Intensity (C-H) zoned lots. The Spradley Barr Maintenance Facility would be 
constructed on Lot 3, Block 1 of the Plaza Commercial Park subdivision, a 1.043 
acre site (see Attachment H – Plaza Commercial Park Subdivision).  
 

2. HAZARDS 

The site is undeveloped. Staff is unaware of any potential hazards that presently 
exist on the site. 
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3. WILDLIFE 

The site is not located in an area identified for moderate or high wildlife impacts.  
 

4. FLOODPLAIN  

The property is not located within the 100-year Federal Emergency Management 
Administration (FEMA) floodplain (Community Panel No. 08123C1540E). 
  

5. DRAINAGE AND EROSION 

The applicant provided the City with a Drainage Conformance Letter as a part of 
the USR application package that states the proposed drainage and erosion would 
comply with the originally accepted Drainage Plan from March 2005. The 
proposed USR for Lot 3, Block 1 within the subdivision is 1.043 Acres. The 
storm system and detention pond were developed at the time of the subdivision in 
2007. The proposed imperviousness was anticipated at the time of the 
subdivision. No additional detention or storm improvements, other than local 
grading and routing are required. 
 

6. TRANSPORTATION 

The proposed traffic for this site was provided in the applicant’s USR narrative 
(see Attachment D). The proposed Spradley Barr Maintenance Facility would not 
be open to the public and therefore would not be impacted by customer traffic. 
Trips generated by the use of this proposed facility are anticipated to be light 
compared to other commercial uses. The traffic generated by the developed 
property would include employees which would enter and leave the site at the 
beginning of the day and at the end of the day which is anticipated to generate 
approximately 8 to 12 vehicle trips per day. Hours of operation are proposed 
between 7 am and 6 pm, Monday through Saturday. Weekly deliveries to the site 
are anticipated for automotive parts which would result in approximately 5 
different deliveries per week. Vehicles would be shuttled between the main 
dealership and this facility during the day as vehicles are repaired or inspected.  
 

G) SERVICES 

 

1. EMERGENCY SERVICES 

City services should not be impacted by this request. The subject site is currently 
provided with municipal services. The site is served by Greeley Fire Station 2, 
located approximately two miles away, at 2801 Reservoir Road, at the 
intersection of 23rd Avenue and Reservoir Road. The nearest police station is 
located at 2875 West 10th Street, approximately 3.5 miles from the site. 
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H) NEIGHBORHOOD IMPACTS 

 

1. VISUAL 

The proposed building would be constructed with complementary and compatible 
earth tone materials and would be consistent with the existing surrounding 
architecture and development and would be similar to those used on the adjacent 
body shop. Perimeter landscaping would be provided to mitigate the visual 
impacts to surrounding properties. The proposed lighting is consistent with the 
City’s lighting regulations.   
 

2. NOISE 

Service would be conducted entirely within the proposed bays to mitigate the 
noise impact. Business hours for the proposed Spradley Barr Maintenance Facility 
would generally be operating from 7:00 am to 6:00 pm, Monday – Saturday.   
 

I) PUBLIC NOTICE AND COMMENT 

On June 24, 2020, notice was published in the Greeley Tribune. Letters regarding the 
public hearing for the proposed Variance and Use by Special Review were mailed on 
June 18, 2020 to property owners within 500 feet of the subject site. Three (3) signs 
were posted along each of the public rights-of-way on June11, 2020, pursuant to 
Development Code requirements. To date, no comments have been received.  

 
J) PLANNING COMMISSION RECOMMENDED MOTIONS 

Two separate motions, one for each of the projects, are required: 
 

Variance Request (VAR2019-0019):  

Based on the application received and the preceding analysis, the Planning 
Commission finds that the requested variance to allow for a 12-foot setback where a 
25-foot setback is required in the C-H zone district complies with Section 
18.22.040(f), Items 1, 2, and 5 as well as Section 18.22.040(g), Items 1, 2 and 3 of the 
Development Code and, therefore, approves the request. 

 
Use by Special Review (USR2019-0019):  

Based on the application received and the preceding analysis, the Planning 
Commission finds that the proposed Use by Special Review for an Auto Repair 
Facility on a Site Greater than One Acre in Size in the C-H (Commercial - High 
Intensity) Zone District complies with Development Code Section 18.20.070(a) Items 
1, 2, 3, 4, and 5 and Section 18.46.090(b) Items 1, 3, 4, and 5, and therefore, approves 
the Use by Special Review as submitted. 
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ATTACHMENTS 

Attachment A – Vicinity Map 
Attachment B – Project Narrative – Variance 
Attachment C – Variance Exhibit 
Attachment D – Project Narrative - USR 
Attachment E – Site Plan 
Attachment F – Landscape Plan 
Attachment G – Building Elevations 
Attachment H – Plaza Commercial Park Subdivision (2007) 
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Spradley Barr Greeley Maintenance Facility 
 

Variance Request Narrative – REVISED 4-16-2020 
  
 
Spradley Barr Maintenance Facility 
2845 W. 30th Street 
Greeley, Colorado 
 
28th Avenue Court, while being a public right‐of‐way, is not being used as any of the abutting property’s 
primary exposure / frontage or access point. It is functioning more as a side yard. 
 
Setbacks ‐ The “Building Code Minimum” setback of 10' on the north side is met by keeping the 
building 11' from the property line.  Additionally, the west side of the proposed building will remain 
clear of the 25' setback along 29th Street.   
 
The 25’ setback along the majority of 28th Avenue Court is met; however, at the cul‐de‐sac portion 
there is a slight encroachment (280 sf) at the northeast corner of the property.  The proposed building 
encroaches approximately 13.4' at its greatest point into the required setback.  Therefore, a variance is 
requested which would reduce the setback only at this corner, or the cul‐de‐sac portion, to 12'.  The 
remaining setbacks everywhere else would be met.  
 
Variance Request –Justification based on City of Greeley Municipal Code 
 
Section 18.22.040(f)(1):  The variance of limiting the building setback to 12’ is only for a very small area 
at the NW corner of the property.  This minimal area is all that is needed to accommodate the difficulty 
posed for the property and nothing beyond what is required is being requested.  The remainder of the 
property will comply with the required setbacks.  For reference, the total linear length of the setback 
lines on the property comes to 671.4’.  Of that, the area needed for a variance constitutes only 37.3’, 
or 5.6% of the overall length of setback. 
 
Section 18.22.040(f)(2):  The unusual shape of the property does make use of the property difficult.  In 
particular, the cul de sac bulb of 28th Avenue Court that adjoins the northern side of the property is 
what emphasizes the setback requirement into the property at the north end.  After considering 
setbacks, the north side of the property is left with approximately 150’ of width compared to 215’ for 
the south end.  Factors such as sun exposure during winter months, the nature slope/drainage of the 
lot, and the layout of outlining streets makes the north end of the property the most obvious location 
for locating a building on this property.   
 
Section 18.22.040(f)(3):  The basis for this variance is not created simply by the owner wishing to 
develop the property in a specific manner; rather, ANY development of this property will be faced with 
the hardship of being able to utilizing the valuable space on the north side of the site given the existing 
setback conditions with the cul de sac bulb of 28th Avenue Court pushing the setback line into the 
property. 
 
  Section 18.22.040(f)(4):  Spradley Barr Ford owns the adjacent Collision Center directly to the east, 
across 28th Avenue Court.  The granting of this variance is necessary to align the proposed building and 
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Spradley Barr Greeley Maintenance Facility 
 

Variance Request Narrative – REVISED 4-16-2020 
  
resulting driveway with that existing facility.  This is very important for coordination of operations, 
deliveries and safety of employees moving between the two facilities. 
 
Section 18.22.040(f)(5):  The granting of this variance is consistent with the Land Use Chapter of the 
Comprehensive Plan.  The proposed use of the developed property is not only consistent with the 
surrounding uses, it will in fact be much like an extension of operations for the existing Spradley Barr 
Collision Center located across the street at 2829 W. 30th Street. 
 
Section 18.22.040(g)(1):  Granting this variance will in no way be detrimental to the public interest or 
adjacent properties.  None of the other adjoining properties will be affected by this variance request 
since it will not result in the building being any closer towards Lot 2, Block 1 to the north.  The only 
result will be that the proposed building will be closer (in a small sliver of area) to the 28th Avenue 
Court Right of Way.  This will in no way inhibit public safety.  The existing public sidewalk within the 
area will not be affected nor would the use of the cul de sac of 28th Avenue Court be impacted due to 
this variance. 
 
Section 18.22.040(g)(2):  The setbacks imposed by the Zoning of the property is fair and consistent with 
other surrounding properties having the same zoning classification.  However, that is not the issue; 
rather, the hardship is based on the physical layout of the lot and how the setback from the cul de sac 
of 28th Avenue Court “exaggerates” the setback line into the property. 
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Spradley Barr Greeley Maintenance Facility 
 

USR Narrative – REVISED May 15, 2020 
  
 
Spradley Barr Maintenance Facility 
2845 30th Street 
Greeley, Colorado 
 
Operations & Use pattern – This facility will support and expand upon the existing Maintenance 
Department at the dealership, and the adjacent Collision Center which is located directly east of this 
property across 28th Avenue Court.  The Maintenance Facility will provide mechanical repairs, routine 
maintenance and pre‐sale preparations for new and used vehicles. All operations will occur inside the 
building. Facility will not provide any welding or painting operations (provided by adjacent Collision 
Center). 
 
The facility will not be open to the public, all occupants will be SBG employees.  
 
Staffing will likely be in the 8‐12‐person range.  Staff will share amenities at the adjacent Collision 
Center.   
 
Hours of operation are 7:00a – 6:00p. Monday – Saturday. 
 
Facility operations and maintenance considerations shall match the existing Body Shop. Facility will 
match the adjacent Body Shop in slab finish, exterior materials, colors, overhead doors, 
hardware/locks, exterior lighting, site improvements, etc.  
 
Context – The property, and its adjacent properties are all zoned C‐H. Most of the surrounding 
properties are developed and of similar and complimentary uses, including other USR’s: 

North, 3010 29th St.– Greeley Harley Davidson, Eagle Motorcycle Rentals & Honda, automotive 
and vehicle sales 
East, Adjacent across 28th Avenue Court – Spradley Barr Collision Center, automotive 
maintenance 
South, Adjacent across W. 30th Street – Air Care Colorado, automotive emissions testing 

  West, Adjacent across W 29th Street – Elks Lodge, fraternal organization & Triple S Party Rental 
 
Site Planning – The building has been located on the north side of the property, facing south.  This 
placement and orientation, responds to several important factors: 

1. Provides street visibility for the building’s access, parking and operations, contributing to visual 
security, safety and oversight. 

2. Provides south facing exposure for the building’s access and operations for; snow / ice 
mitigation and solar panel installation. 

3. Limits the western exposure, responding to solar heat gain factors and provides beneficial 
indirect daylighting exposures on the north. 

4. Allows logical / aligned access points from the existing R.O.W’s. 
5. Orients service functions away from the primary R.O.W’s and adjacent users. 

 

25

scheffev
Typewritten Text
Attachment D



Spradley Barr Greeley Maintenance Facility 
 

USR Narrative – REVISED May 15, 2020 
  
The site is uniquely impacted by its relatively small size and having ROW on three sides.  The resulting 
setbacks also influenced the site layout, and is contributing to a large percentage of open space / 
landscape area.  In order to achieve the building program, and the ideal site planning, the building 
encroaches into a small portion of the setback, at the W. 28th Avenue Court cul‐de‐sac.  A variance for 
this encroachment is being requested. 
 
The required parking is provided around the perimeter of the lot, allowing for safe circulation at the 
service bays.  Vehicles may be left overnight in the parking lot on occasion; although these will be 
newer cars and trucks with minor mechanical deficiencies.  No wrecked or junk vehicles will be kept on 
the site at any time and no equipment/parts will be stored outside the building. 
 
Traffic Impacts – The facility will not be open to the public and will not be impacted by customer 
traffic.  Trips generated by the use of this proposed facility will be very light compared to other 
commercial uses.  The only traffic generated by the developed property will include: 

‐ Employees which will enter and leave the site at the beginning (7:00am) of the day and at the 
end of the day (6:00pm).  This will constitute between 8 and 12 vehicle trips. 

‐ Deliveries to the site are expected to be made on a weekly basis for parts, etc. by FED EX 
style/size trucks at the northwest corner of the building.  These quick drop offs may result in 
approximately 5 different deliveries per week. 

‐ Shuttling cars and trucks back between the main dealership and this facility will be made each 
day as vehicles are work on.  The expected number of trips generated by this is anticipated to 
only be 2‐7 per day. 
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/046=%!%& .W-.0+40%D122%10-+3621-+4,U

1U% 76+2;+,/<%71A<%30.1-.;%7A%34265,<9%0+7<9%=+21<-.0<%40%=+.0<%40%1,%.V6+?12.,-%.2.5.,-%->1-%
;+?+;.<%1%D122%+,-4%<5122.0%=04=40-+4,<%40%<./5.,-<%D+->%.2.5.,-<%7.+,/%1-%2.1<-%4,.%X!Y%
@44-%+,%D+;->%1,;%<=13.;%1-%+,-.0?12<%4@%,4%540.%->1,%->+0-A%=.03.,-%XFEGY%4@%->.%.W-.0+40%
76+2;+,/%D122<

/046=%H%& 044@%10-+3621-+4,U
1U% 3>1,/.<%+,%044@%2+,.<9%+,326;+,/%->.%6<.%4@%<-.==.;%340,+3.%=101=.-<9%1%3457+,1-+4,%4@%@21-%

1,;%<24=.;%044@<9%40%=+-3>.;%044@<%D+->%1-%2.1<-%-D4%XHY%044@%2+,.%.2.?1-+4,%3>1,/.<

/046=%F%& 76+2;+,/%4=.,+,/<9%D128D1A<%1,;%.,-01,3.<U
1U% <45.%4->.0%103>+-.3-6012%@.1-60.%40%-0.1-5.,-%D>+3>%1;;<%;.@+,+-+4,%-4%->.%76+2;+,/%

4=.,+,/<9%D128D1A<%40%.,-01,3.<

/046=%'%& 76+2;+,/%51-.0+12<U
1U% 1-%2.1<-%-D4%XHY%8+,;<%4@%51-.0+12<%;+<-+,3-+?.2A%;+@@.0.,-%+,%-.W-60.%40%51<4,0A%=1--.0,9%

D+->%.13>%4@%->.%0.V6+0.;%51-.0+12<%34?.0+,/%1-%2.1<-%-D.,-A&@+?.%=.03.,-%XH#GY%4@%->.%
.W-.0+40%D122<%4@%->.%76+2;+,/%

!"4$%&%!'()$
% 516-%15172-8+*

!"4$%&%!'()$
& 6,+*-%15172-8+*

!"4$%&%!'()$
' ,89.-%15172-8+*

!"4$%&%!'()$
( :2;<%15172-8+*

0
.
?
+<
+4
,
<
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