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PLANNING COMMISSION SUMMARY 
 
ITEM: Rezone from R-E (Residential Estate) and H-A (Holding 

Agriculture) to C-H (Commercial High Intensity) with a 
Development Concept Master Plan (DCMP) 

  
FILE NUMBER: ZON2020-0010 
 
PROJECT: 7001 28th Street Rezone 
 
LOCATION: 7001 28th Street 
   
APPLICANT: Faith Tabernacle Church Inc. 
 
CASE PLANNER: Caleb Jackson, AICP | Planner II 
 
PLANNING COMMISSION HEARING DATE:   March 23, 2021 
 
PLANNING COMMISSION FUNCTION: 
The Planning Commission shall consider the staff report, along with testimony and comments 
made by the applicant and the public and shall then make a recommendation to the City Council 
regarding the application in the form of a finding based on the review criteria in Section 
18.30.050(c)(3) [to be re-codified as Section 24-625(c)(3)].      
     

 
EXECUTIVE SUMMARY 
The City of Greeley is considering a request by Faith Tabernacle Church Inc. to rezone the property 
located at 7001 28th Street, plus adjacent right-of-way, from R-E (Residential Estate) and H-A 
(Holding Agriculture) to C-H (Commercial High Intensity) with a Development Concept Master 
Plan (DCMP) (see Attachments A, B, and C). 
 
A. REQUEST 

The applicant is requesting approval of a rezone application. 
 

B. STAFF RECOMMENDATION 
Approval.   
 

C. LOCATION Abutting Zoning: 
 North:  H-A (Holding Agriculture)  
 South:  C-H (Commercial High Intensity) 
 East:   H-A (Holding Agriculture)   
 West:    PUD (Planned Unit Development) 
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 Surrounding Land Uses:   
 North:  Undeveloped 

 South:  Hospital 
 East:    Single-Family Dwelling & Undeveloped 

 West:   Undeveloped   
 

 Site Characteristics: 
 The site is situated at the northeast corner of 71st Avenue at 28th Street, near 

Highway 34 Bypass. The site is developed with a church and manufactured 
home. The site generally slopes from a high point on the southwest side of 
the site towards the northeast.  

 
D. BACKGROUND 
The subject site is zoned R-E (Residential Estate) Zone District and is developed with a church 
and manufactured home. Some right-of-way adjacent to the church property is zoned H-A 
(Holding Agriculture), and is also within the proposed rezone boundary. The site was developed 
in 2001, prior to annexation. The site was annexed in the 2002 Faith Tabernacle Annexation (ORD 
42, 2002) and was zoned R-E at that time (ORD 53, 2002). The applicant is requesting to rezone 
to C-H (Commercial High Intensity) with a Development Concept Master Plan (DCMP) that 
restricts most land uses from the site because the applicant intends to continue using the site as a 
church. Other uses not restricted by the DCMP include telecommunication uses, utility uses, oil 
and gas extraction, and uses commonly associated with churches such as childcare, preschools, 
and schools. Any additional uses would require an amendment to the DCMP.  
 
APPROVAL CRITERIA 

 
Development Code Section 18.30.050 [to be re-codified as Section 24-625] Rezoning 
Procedures 
 
For the purpose of establishing and maintaining sound, stable and desirable development within 
the City, the rezoning of land is to be discouraged and allowed only under circumstances provided 
for in this Section [of the Code].  This policy is based on the opinion of the City Council that the 
City’s zoning map is a result of a detailed and comprehensive appraisal of the City’s present and 
future needs regarding land use allocation and other zoning considerations, and, as such, should 
not be amended unless to correct manifest errors or because of changed or changing conditions 
in a particular area of the City in general.  
 
The review criteria found in Section 18.30.050(c)(3) of the Development Code [to be re-codified 
as Section 24-625(c)(3)] shall be used to evaluate the zoning amendment application.  
 

a)   Has the area changed, or is it changing to such a degree that it is in the public interest 
to rezone the subject property to encourage development or redevelopment of the 
area?  
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Staff Comment:  The subject area has historically been developed with a mixture of 
mostly large lot residences and undeveloped parcels. However, the 
area is steadily developing with commercial uses at nodes along the 
Highway 34 Bypass, including the new hospital to the south of the 
subject site. Recently, City Council approved a preliminary planned 
unit development (Westgate – PUD2019-0014), which includes a 
commercial area located directly west of the subject site. Rezoning 
the subject site to C-H is consistent with the developing commercial 
node around the intersection of Highway 34 Bypass and 71st 
Avenue.  

   
This request complies with this criterion. 
 

b) Has the existing zoning been in place for at least fifteen (15) years without substantial 
development resulting and does the existing zoning appear to be obsolete, given 
development trends?  

 
Staff Comment: The site has been zoned R-E since 2002. Given the development 

trends, the R-E zoning appears obsolete since the area is changing 
to more commercial in nature.  

 
This request complies with this criterion.  

 
c)  Are there clerical or technical errors to correct?  

 
Staff Comment: The request is not regarding the correction of clerical or technical 

errors. 
 
 This criterion is not applicable to this request.  
 

d) Are there detrimental environmental impacts, such as flood plains, inadequate 
drainage, slopes, unstable soils, etc., that may affect future development of this site 
and which may not have been considered during the original zoning of the property? 

 
Staff Comment: There are no known detrimental environmental conditions existing 

on site. 
 

This criterion is not applicable to this request.  
 

e)   Is the proposed rezoning necessary in order to provide land for a community related 
use which was not anticipated at the time of adoption of the City’s Comprehensive 
Plan; or have the policies of the City changed to the extent that a rezoning is 
warranted?  

 
Staff Comment: The proposed rezoning is not related to a community use. 
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 This criterion is not applicable to this request. 
 

f) What is the potential impact of the proposed rezoning upon the immediate 
neighborhood and the city as a whole (including potential noise and environmental 
impacts, visual impacts, the provision of City services such as police, fire, water, 
sewer, and pedestrian systems and parks and recreational facilities)? 

    
Staff Comment: The land use of the subject site is not intended to change, resulting 

in neither additional noise or environmental impacts nor impacts to 
City services, pedestrian systems, parks, or recreational facilities. 
With this rezoning request, there is no anticipated change in use, as 
the existing church use would continue. The proposed DCMP limits 
the allowed uses, and any additional uses would require an 
amendment to the DCMP with analysis of further possible impacts.  

 
The proposal complies with this criterion.  

 
g)  Is there clear and convincing evidence that the proposed rezoning will be consistent 

with the policies and goals of the City’s Comprehensive Plan and comply with the 
applicable zoning overlay requirements? 

 
The following City of Greeley Imagine Greeley Comprehensive Plan policies apply to this 
request: 

 
Objective GC-2.4 Mixed-Use and Transit-Supportive Development  

Promote horizontal and vertical mixed-use development that integrates 
a variety of housing, commercial, employment, and recreational uses 
particularly in centers and along corridors identified on the Land Use 
Guidance map. 

 
Staff Comment: The proposed rezone supports the emerging commercial node at the 

intersection of Highway 34 Bypass and 71st Avenue, supporting mixed 
use in this area.  

 
The proposal complies with this criterion.  

 
h) What is the potential impact of the proposed rezoning upon an approved Zoning 

Suitability Plan for the property?     
 

Staff Summary:  The site is developed suitably for the proposed zoning.   
 

The proposal complies with this criterion.   
  
E. PHYSICAL SITE CHARACTERISTICS 

1. HAZARDS 
Staff is unaware of any potential hazards that presently exist on the site.   
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2. WILDLIFE 

The subject site is not located in an area identified for moderate or high wildlife impacts.  
There are no known impacts that would occur to wildlife if the site is rezoned.  
 

3. FLOODPLAIN  
The proposed rezone boundary is not located within the 100-year floodplain or floodway, 
according to the adopted Federal Emergency Management Administration (FEMA) flood 
data.  
 

4. DRAINAGE AND EROSION 
The drainage pattern is expected to largely follow historical patterns.  The existing church 
use would continue. Drainage patterns would be examined in greater detail through any 
future land use requests.  
 

5. TRANSPORTATION 
The subject property is developed with access to 71st Avenue and 28th Street. The site has 
adequate transportation infrastructure to serve the current use and this would be reevaluated 
if further development were proposed in the future.  
 

F. SERVICES 
1. WATER 

Water mains are present in adjacent streets and would be reviewed for adequacy if 
redevelopment were proposed in the future.  
 

2. SANITATION  
Sewer infrastructure is installed along 71st Avenue and would be reviewed for adequacy if 
redevelopment were proposed in the future or if the existing septic failed.  

 
3. EMERGENCY SERVICES 

The subject site is serviced by the City of Greeley Fire and Police.  Fire Station #5 is located 
approximately two miles east of the site and Fire Station #7 is located approximately two 
miles north of the site.   

 
4. PARKS/OPEN SPACES 

No parks or regional open space areas are proposed with this rezone request. Additional 
parks and open spaces are anticipated with future development of undeveloped parcels in 
the area.  
 

5. SCHOOLS 
The proposed rezone is within Greeley-Evans School District 6. The proposed rezone is 
not expected to impact the school district.   

  



 

Planning Commission Summary  
ZON2020-0010  
March 23, 2021 Page 6 of 6 
 
 

     
G. NEIGHBORHOOD IMPACTS 

1. VISUAL 
The land use on the current site is not expected to change as a result of this rezone. A 
separate sign permit is being processed for this property which could result in some visual 
impacts; however, the sign is consistent with commercial signage commonly located in 
commercial nodes along arterials and highways. 

 
2. NOISE 

No noise impacts are anticipated with the rezone request.  Any potential noise is regulated 
by the Municipal Code.   

 
H. PUBLIC NOTICE AND COMMENT 

Neighborhood notices were mailed to surrounding property owners on March 5, 2021, per 
Development Code requirements.  Two signs were posted on the site on March 11, 2021. No 
public comments have been received. 
 

I. PLANNING COMMISSION RECOMMENDED MOTION 
Based on the application received and the Project Summary and accompanying analysis, the 
Planning Commission finds that the proposed rezone from R-E (Residential Estate) and H-A 
(Holding Agriculture) to C-H (Commercial High Intensity) with a Development Concept 
Master Plan (DCMP) meets the applicable Development Code criteria, Section 18.30.050(c)(3) 
a, b, f, g and h [to be re-codified as Section 24-625(c)(3) a, b, f, g, and h]; and therefore, 
recommends approval of the rezone to the City Council. 
 
 

ATTACHMENTS 
Attachment A – Vicinity Map 
Attachment B – Property Boundary Map 
Attachment C – Development Concept Master Plan 
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