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PLANNING COMMISSION AGENDA
CITY HALL AUDITORIUM, 250 NORTH 5TH STREET

TUESDAY, NOVEMBER 12, 2019 @ 6:00 PM

Call to Order ­ 6:00 PM
 

Consent Agenda
 

1. Minutes of Previous Meeting(s) from October 22, 2019.
 

2. Consider a request by Habitat for Humanity of Mesa County to vacate a public utility 
easement located on Parcel Number 2943­212­06­100 and Tract C of Hoffman 
Subdivision Filing II. THIS ITEM HAS BEEN WITHDRAWN.

 

Regular Agenda
 

1. Consider a request by Kyle Berger and Mark Beckner to Rezone three Parcels of 8.75 
acres, 2.03 acres, and 0.8 acres totaling 10.86 acres Currently Zoned R­R (Residential – 
Rural), R­E (Residential ­ Estate), and R­1 (Residential – 1 unit per acre), located at 2576 
Tahoe Drive to R­2 (Residential ­ 2 units per acre). THIS ITEM HAS BEEN 
WITHDRAWN.

 

2. Consider a request by REE Development, LLC to 1) amend the Comprehensive Plan 
Future Land Use Map from Residential Medium 4­8 dwelling units per acre to Residential 
High Mixed Use and 2) rezone from a R­5 (Residential­5 du/ac) to R­24 (Residential­24 
du/ac) on 3.58­acre property located at 621 26 ½ Road.

 

Other Business
 

Adjournment
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GRAND JUNCTION PLANNING COMMISSION 
October 22, 2019 MINUTES

6:03 p.m.

The meeting of the Planning Commission was called to order at 6:00pm by Chairman 
Christian Reece. 

Those present were Planning Commissioners; Chairman Christian Reece, George 
Gatseos, Kathy Deppe, Keith Ehlers, Andrew Teske, and Ken Scissors. 

Also present were Jamie Beard (Assistant City Attorney), Tamra Allen (Community 
Development Director), Rick Dorris (Development Engineer), Kristen Ashbeck (Principal 
Planner), and Scott Peterson (Senior Planner).

There were approximately 110 citizens in the audience.

1. Meeting of Previous Meeting(s)____________________________________________
The Planning Commission reviewed the meeting minutes from the October 8, 2019 
meeting.

Commissioner Teske moved to approve the minutes as written. Commissioner Deppe 
seconded the motion. 

The motion carried unanimously 6-0.

2. Dillard’s Sanitary Sewer Easement Vacation                                 File # VAC-2019-475
Consider a request to vacate a portion (1,972 +/- sq. ft.) of a public Sanitary Sewer 
Easement as a part of the Dillard’s development at Mesa Mall, located at 2424 Hwy. 6 & 
50.

Staff Presentation
Scott Peterson, Senior Planner, introduced exhibits into the record and provided a 
presentation regarding the request. 

Questions for Staff
None.

Discussion
None.



Public Comment
The public hearing was opened at 6:12pm.

There were no public comments.

The public hearing was closed at 6:12pm. 

Discussion
None.

Motion and Vote
Commissioner Gatseos made the following motion, “Madam Chairman, on the Dillard’s 
Sanitary Sewer Easement Vacation request located at 2424 Hwy. 6 & 50, City file number 
VAC-2019-475, I move that the Planning Commission forward a recommendation of 
approval to City Council with the findings of fact and conditions as listed in the staff 
report.”

Commissioner Deppe seconded the motion. The motion carried unanimously 6-0.

3. Canyon Rim 360 Comprehensive Plan Amendment & Rezone                                                                                                                
File # CPA-2019-468, RZN-2019-450
Consider a request by La Plata Communities on behalf of the property owner, the Grand 
Junction Land Company, for 1) a Comprehensive Plan Amendment from 
Conservation/Mineral Extraction to Residential Low; and 2) Rezone from PD (Planned 
Development without a plan) to R-1 (Residential 1 unit per acre) for a 23.16-acre portion 
of property located at 400 23 Road, more particularly described as a site at the east end 
of Canyon Rim Drive.

Staff Presentation
Kristen Ashbeck, Principal Planner, introduced exhibits into the record and provided a 
presentation regarding the requests. 

Questions for Staff
Commissioner Deppe asked Staff about the zoning of the parcel at the time of 
annexation, the trails that exist at the property, and if the area is in considered hazardous.

Commissioner Teske asked Staff about the subdivision of this property from the parent 
parcel.

Commissioner Ehlers asked Staff about drainage requirements, traffic studies, and the 
stub street that was required of the prior development to build. 



Staff explained the section in the Zoning & Development Code that requires developers to 
build stub streets as well as the Circulation Plan.

There were questions regarding the intent of the development of this property, how the 
property is currently zoned [clarification on Planned Development without a Plan], 
clarification of Conservation/Mineral Extraction land use category, and the existing trails 
and if the developer would be required to build these trails.

Staff described the Active Transportation Map.

Commissioner Gatseos asked about the Circulation Plan. Rick Dorris, Development 
Engineer, described the connectivity of the proposed development.

There was discussion regarding the soil and drainage conditions at the site. 

Commissioner Teske asked about a minimum density.

Applicant’s Presentation
Ted Ciavonne, representing the applicant, La Plata Communities, was present and made 
a comment regarding the request.

Robert MacGregor, owner of the property, was present and made a comment regarding 
the request.

Doug Quimby, La Plata Communities, was present and made a comment regarding the 
request. 

Public Comment
The public hearing was opened at 7:08pm

The following spoke in opposition of the request: H. Merritt Kinsey, Mike Baker, Heidi 
Kaiser, Greg Gador, Curtis Cameau, David Caldwell, Joan Hoelscher, Thomas 
McCloskey, Jarrod Psencik, Thomas Brown, Karen Combs, Jim Henning, and Bruce 
Smith.

The public hearing was closed at 7:48pm.

Planning Commission took a break at 7:48pm.

Planning Commission started back at 7:55pm.

Applicant’s Presentation



Mr. Ciavonne responded to public comment.

Questions for Staff 
Commissioner Ehlers asked Staff about the Redlands Area Plan and the Geologic 
Hazards Map.

Commissioner Ehlers made a comment regarding the development review process.

Discussion
Commissioners Gatseos, Scissors, Teske, Ehlers, and Reece made comments in support 
of the request. 

Commissioner Deppe made a comment in opposition of the request. 

Motion and Vote
Commissioner Gatseos made the following motion:

“Madam Chair, on the Comprehensive Plan Amendment request CPA-2019-468 and the 
Rezone request RZN-2019-450, concerning a 23.2-acre portion of the property located at 
400 23 Road, more particularly described as a parcel at the east end of Canyon Rim 
Drive, I move that the Planning Commission recommend approval of the actions to:

1) Amend the Comprehensive Plan from a designation of Conservation to a designation 
of Residential Low .5 to 2 dwelling units per acre; and

2) Rezone a 23.2-acre portion of the property located at 400 23 Road, more particularly 
described as a parcel at the east end of Canyon Rim Drive, currently zoned Planned 
Development (PD) without a plan to Residential 1 unit per acre (R-1).”

Commissioner Teske seconded the motion. The motion carried 5-1 with Commissioner 
Deppe voting NO.

4. Other Business__________________________________________________________

5. Adjournment____________________________________________________________
The meeting was adjourned at 8:28pm.



Grand Junction Planning Commission

Regular Session
 

Item #2.
 

Meeting Date: November 12, 2019
 

Presented By: Landon Hawes, Senior Planner
 

Department: Community Development
 

Submitted By: Landon Hawes, Senior Planner
 
 

Information
 

SUBJECT:
 

Consider a request by Habitat for Humanity of Mesa County to vacate a public utility 
easement located on Parcel Number 2943-212-06-100 and Tract C of Hoffman 
Subdivision Filing II. THIS ITEM HAS BEEN WITHDRAWN.
 

RECOMMENDATION:
 

Staff recommends conditional approval.
 

EXECUTIVE SUMMARY:
 

 The Applicant, Habitat for Humanity of Mesa County, requests the vacation of a portion 
of a 10-foot public utility easement on parcel 2943-212-06-100 and Tract C of Hoffman 
Subdivision Filing II. The easement is currently part of the Hoffman II subdivision and is 
located near the western edge of Lot 100 and Tract C. The Applicant wishes to move 
the easement to this western edge by vacating the current location and dedicating a 
new easement placement as part of the Hoffman Subdivision Filing III plat recordation.
 

BACKGROUND OR DETAILED INFORMATION:
 

The Applicant for the 10-foot public utility easement vacation is Habitat for Humanity of 
Mesa County. The requested vacation is located on parcel 2943-212-06-100, as well 
as Tract C of Hoffman Subdivision Filing II. Both of these properties are currently 
vacant except for Xcel Energy equipment in the existing easement. The Applicant is in 
the process of platting a 24-lot single-family residential subdivision, Hoffman 
Subdivision Filing III, on parcel 2943-212-06-100. 

During the planning review process for Hoffman III, Xcel Energy informed the Applicant 



that an easement for the existing overhead power lines on site would need to remain; 
otherwise the overhead lines would need to be moved. Leaving the existing easement 
would make several of the subdivision lots unbuildable, so the applicant has chosen to 
resolve the issue by requesting approval of a new easement on the western edge of 
the subdivision which will require subsequent relocation (and undergrounding) of the 
above-ground lines currently on site at the Applicant’s expense. Neither Xcel Energy 
nor any other utility expressed issues regarding this request. 

Part of the existing 10-foot utility easement that is being vacated is located on Tract C 
of Hoffman Subdivision Filing II. Tract C was dedicated as a perpetual utility easement 
to the city, so vacating the portion of the old easement that overlaps with Tract C will 
not cause access or utility issues. 

NOTIFICATION REQUIREMENTS 

Notice was completed consistent with the provisions in Section 21.02.080 (g) of the 
City’s Zoning and Development Code. Mailed notice of the application submittal in the 
form of notification cards was sent to surrounding property owners within 500 feet of 
the subject property on November 1, 2019 and the subject property was posted with an 
application sign on June 14, 2019. The notice of this public hearing was published 
November 5, 2019 in the Grand Junction Daily Sentinel. 

ANALYSIS 

Pursuant to Section 21.02.100 of the Zoning and Development Code, the vacation of 
the utility easement shall conform to the following: 

a. The Comprehensive Plan, Grand Valley Circulation Plan, and other adopted plans 
and policies of the City. 

The proposed public utility easement vacation is addressed by the following Goal of the 
Comprehensive Plan. 

Goal 11: Public facilities and services for our citizens will be a priority in planning for 
growth. 

Vacation of this utility easement will have no impact on public facilities or services 
provided to the general public; all power infrastructure in the current easement will be 
placed in the new easement. Staff therefore finds this request conforms with this 
criterion. 

b. No parcel shall be landlocked as a result of the vacation. 



The request to vacate the public utility easement will not render any parcel landlocked. 
Therefore, staff finds the vacation request meets with this criterion. 

c. Access to any parcel shall not be restricted to the point where access is 
unreasonable, economically prohibitive or reduces or devalues any property affected 
by the proposed vacation. 

No access to any parcel will be restricted by the vacation of this public utility easement. 
Staff finds this criterion has been met. 

d. There shall be no adverse impacts on the health, safety, and/or welfare of the 
general community and the quality of public facilities and services provided to any 
parcel of land shall not be reduced (e.g. police/fire protection and utility services). 

The Applicant proposes to relocate all existing power equipment to the new easement. 
In addition, the application has been reviewed by all potentially-affected utilities and no 
concerns have been raised with the vacation request. Based on the information 
available, staff has found there will be no adverse impacts to the community and no 
impacts on the public facilities and services that serve this or any adjacent parcel of 
land, and therefore has found this request conforms with this criterion. 

e. The provision of adequate public facilities and services shall not be inhibited to any 
property as required in Chapter 21.06 of the Grand Junction Municipal Code. 

No facilities and services will be negatively impacted or inhibited by this request. Staff 
has therefore found this request to conform with this criterion. 

f. The proposal shall provide benefits to the City such as reduced maintenance 
requirements, improved traffic circulation, etc. 

Vacation of this easement will provide benefit to the City by removing an unnecessary 
encumbrance on the property and allow the area to be used in an easier manner for 
logical and orderly development of the property (residential development). Staff finds 
this request conforms with this criterion. 

STAFF RECOMMENDATION AND FINDINGS OF FACT 

After reviewing VAC-2019-589, a request to vacate a public utility easement located on 
parcel 2943-212-06-100 and Tract C of Hoffman Subdivision Filing II, the following 
findings of fact were made: 

1. The easement vacation request conforms with Section 21.02.100 (c) of the Grand 
Junction Zoning and Development Code; 



Therefore, staff recommends conditional approval of the request to vacate the public 
utility easement, based on the following conditions: 

1. A new public utility easement is recorded as part of the Hoffman III Subdivision; and 
2. The power lines located in the existing easement are moved to the new easement. 
 

SUGGESTED MOTION:
 

Madam Chairman, on the request to vacate a public utility easement located on the 
property on parcel 2943-212-06-100 and Tract C of Hoffman Subdivision Filing II, file 
number VAC-2019-589, I move that the Planning Commission forward a 
recommendation of conditional approval with the findings of fact listed in the staff 
report.
 

Attachments
 

1. Hoffman Exhibit 1
2. Hoffman Exhibit 2
3. Hoffman Exhibit 3



 







Grand Junction Planning Commission

Regular Session
 

Item #1.
 

Meeting Date: November 12, 2019
 

Presented By: Lance Gloss, Associate Planner
 

Department: Community Development
 

Submitted By: Lance Gloss, Associate Planner
 
 

Information
 

SUBJECT:
 

Consider a request by Kyle Berger and Mark Beckner to Rezone three Parcels of 8.75 
acres, 2.03 acres, and 0.8 acres totaling 10.86 acres Currently Zoned R-R (Residential 
– Rural), R-E (Residential - Estate), and R-1 (Residential – 1 unit per acre), located at 
2576 Tahoe Drive to R-2 (Residential - 2 units per acre). THIS ITEM HAS BEEN 
WITHDRAWN.
 

RECOMMENDATION:
 

Staff recommends approval of the request.
 

EXECUTIVE SUMMARY:
 

The Applicants, Kyle Berger and Mark Beckner, are requesting a rezone of three 
parcels totaling 10.86 acres located at 2576 Tahoe Drive, 2574 Tahoe Drive, and an 
adjacent unaddressed parcel from the R-R (Residential Rural 5 acres/unit), R-E 
(Residential Estate, 1 unit/acre), and R-1 (Residential 1 unit/acre) zone districts to an 
R-2 (Residential, 2 units/acre) zone district. This rezone request comes in anticipation 
of a simple subdivision to adjust boundary lines for these parcels. The requested R-2 
zone district is consistent with the Comprehensive Plan Future Land Use designation of 
Residential Low (0.5 to 2.0 units/acre).
 

BACKGROUND OR DETAILED INFORMATION:
 

The subject properties are located at 2576 Tahoe Drive, 2574 and an adjacent 
unaddressed parcel with Mesa County tax parcel number 2945-031-00-201. The 
property at 2576 Tahoe Drive is presently developed as a single family residence. The 
property at 2574 Tahoe Drive is presently leased as pasture, and supports a small 



permanent structure used to store and distribute farm goods. The unaddressed parcel 
of note presently consists of an open storm drain and vegetation with no additional 
improvements. The property at 2591 G Road, adjacent to the northeast of the proposal, 
is not part of this rezone application. The property at 2591 G Road is currently zoned 
R-2, and is primarily used for farming and agriculture, with a greenhouse on site. 
Although not a part of this rezone proposal, it is noteworthy to mention this property 
was and is part of a simple subdivision proposal that is inclusive of the three parcels 
subject to this request.  

The parcels concerned were annexed into the City in 2000 as part of the G Road South 
Enclave Annexation. That annexation included 381 acres with a range of residential 
zone districts.

Two of the subject properties—2591 G Road and the unaddressed parcels—have 
never been subdivided in the City of Grand Junction, and are legally described by 
metes and bounds. The lots at 2574 Tahoe Drive and 2576 Tahoe Drive have been 
subdivided twice in the last decade. These lots were split to form two equal-sized 
rectangular parcels as part of the Burnell Subdivision in 2014. A replat adjusting the 
boundaries between those two lots was accomplished by the Rooted Gypsy 
Subdivision of 2018 to produce the present configuration. 

The Applicant’s plan for development, pending rezoning to a uniform R-2 zone district 
for all four parcels, is a boundary line adjustment involving the three subject properties 
and an additional property at 2591 G Road. As represented by the Applicant, the intent 
is to continue agricultural operations for the existing business called Rooted Gypsy 
Farms. In addition, following subdivision, the southernmost lot is planned for sale to 
allow construction of a single family home. However, the R-2 zoning district allows up 
to 2 dwelling units per acre and other uses such as two-family residential dwellings to 
be established as by right use on the property. The property at 2574 Tahoe Drive, if 
rezoned from R-R to R-2, will also eliminate several uses that are currently allowed by 
right on the property, such as indoor entertainment facilities and indoor animal boarding 
sales, as well as several conditional uses including campgrounds and dairy 
operations. 

In the vicinity surrounding the subject properties to the east, south, north, and west are 
single-family residential developments at a range of low and medium densities. R-2 and 
R-R zoning is in place for parcels to the north, R-4 zoning is in place to the west, R-1 
zoning is in place to the east, and R-R zoning is in place to the south. No zoning 
overlay applies to the subject parcels, nor is a neighborhood plan in place for this area.

The Comprehensive Plan Future Land Use Map designates these parcels for 
development as Residential Low. This Residential Low designation is a residential 
designation for single family detached residences with typically 0.5 to 2 units per acre, 



for which urban services are supplied. It is intended to support greater density than 
Rural or Estate future land use designations, but is not intended for medium or high 
intensity residential uses, nor for commercial or industrial uses.

The City received a complaint call regarding possible code violations by the Rooted 
Gypsy Farms business, asking that city code enforcement staff initiate an investigation. 
A code enforcement case was then opened by the City of Grand Junction—and 
remains open—regarding the operations of the Rooted Gypsy Farms business on the 
subject properties. On October 30th, a Notice of Violation was issued to Rooted Gypsy 
Farms. The violation was the use of the property as a location for retail sales of farm 
produce, which is an allowed use neither in the current zone districts of R-R, R-E, and 
R-1, nor under the proposed R-2 zone district.

NOTIFICATION REQUIREMENTS
A Neighborhood Meeting was held on September 17, 2019 consistent with the 
requirements of Section 21.02.080 (e) of the Zoning and Development Code. 
Approximately 15 citizens, along with the Applicants, the Representative, and other 
residents of subject properties. City planning staff were in attendance. A variety of 
comments and concerns were expressed at the meeting. Most comments were 
directed toward the subdivision application which is under administrative review 
pending a rezone of the parcels to a uniform R-2 zone district. Some comments 
centered on access to the newly created lots via Tahoe Drive, especially in relation to 
civil disagreements regarding landscaping commitments and possible episodes of past 
trespass. These comments do not specifically pertain to the rezone proposal. 
Comments were also made about the possibility of more concentrated residential 
development in the future, if agricultural operations cease. 

Comments were also made about the agricultural operations, particularly the impact of 
delivery vehicle traffic. Agricultural operations are permitted in the existing and 
proposed zone districts. Retailing of goods/products is not permitted in the existing 
zone districts. An open Code Enforcement case is examining whether current 
operations constitute retail rather than agricultural operations, however, this 
investigation does not have direct on the rezone request. 

Notice was completed consistent to the provisions in Section 21.02.080 (g) of the City’s 
Zoning and Development Code.  Mailed notice of the Public Hearing, in the form of 
notification cards was sent to surrounding property owners within 500 feet of the 
subject property on November 1, 2019 and was also sent to those in attendance at the 
neighborhood meeting. The subject property was posted with an application sign on 
October 9, 2019 and notice of the public hearing was published November 5, 2019 in 
the Grand Junction Daily Sentinel.  

ANALYSIS



Pursuant to Section 21.02.140 of the Grand Junction Zoning and Development Code, 
the City may rezone property if the proposed changes are consistent with the vision, 
goals and policies of the Comprehensive Plan and must meet one or more of the 
following criteria:

(1) Subsequent events have invalidated the original premise and findings; and/or

The Comprehensive Plan includes a Future Land Use Map which identifies the subject 
parcels as having a Residential Low (0.5 to 2.0 units/acre) designation. Both the 
Applicant’s proposed zoning of R-2, as well as the existing designations of R-1, R-E, 
and R-R, are supported by the Future Land Use Map designation of Residential Low. 

The most recent zoning decision made regarding these parcels was the zone of 
annexation in 2000 as a result of the G Road South Enclave Annexation. 
Subsequently, no event has occurred that has invalidated the original premises upon 
which that zoning decision was made. As existing zoning responds to the 
Comprehensive Plan Future Land Use Map, and as no significant event has occurred 
since the most recent zoning decision regarding the subject properties that would 
invalidate them, R-1, R-E, and R-R remain valid zones for the subject parcels. 

Therefore, staff finds that this criterion has not been met.

(2) The character and/or condition of the area has changed such that the amendment 
is consistent with the Plan; and/or

The City has seen the land use character within the immediate vicinity of the proposed 
rezone remain largely stable in the two decades since the G Road South Enclave 
Annexation. Following annexation, residents in the neighborhood expressed the desire 
to retain low-density zoning, to which City planning staff responded by maintaining a 
Residential Low Future Land Use designation for the wider area. Minimal changes 
have been made to the character of development and infrastructure in the immediate 
vicinity of the subject parcels since the zone of annexation. 

Only two substantial developments have occurred within a half-mile radius of the 
subject properties since the G Road South Enclave Annexation. The Valley Meadows 
North Subdivision was developed beginning in 2005, leading to the establishment of a 
22 single family residences abutting the subject properties. The Blue Heron Meadow 
Subdivision was developed beginning in 2007, leading to the establishment of a 31 
single family residence approximately one-third of a mile north of the subject 
properties. 

However, while the wider area has remained relatively stable, the immediate vicinity of 
the subject properties has been greatly changed by the development of the Valley 



Meadows North Subdivision in 2005. The Valley Meadows North Subdivision was 
developed as a 16-lot residential development in an R-4 zone district, which is situated 
adjacent to the west of the proposal. Prior to the development of Valley Meadows North 
Subdivision, the subject properties did not have an improved access to the public right-
of-way. Development of the Valley Meadows North Subdivision included the 
construction of Tahoe Circle and a stub street leading to the subject properties, which 
was required by City Development Engineers to enable higher intensity future 
development of the subject properties. As a result, access to the subject properties has 
been significantly improved. 

City staff finds that the development of the Valley Meadows North Subdivision, which 
now provides a means for improved ingress/egress to two of the subject properties, 
constitutes a change to the character and condition of the area that supports the 
consideration of a R-2 zone district on the property. 

Therefore, staff finds that this criterion has been met. 

(3) Public and community facilities are adequate to serve the type and scope of land 
use proposed; and/or

The subject properties are within an urbanizing area of the City of Grand Junction. 
Adequate public and community facilities and services are available and sufficient to 
serve uses associated with an R-2 zone district. The type and scope of land-use 
proposed by the Applicant (agricultural and single-family) as well as those allowed 
within the R-2 zone district is similar in character and extent to the existing land-use of 
the subject properties and adjacent properties. The properties are currently served by 
Ute water, Persigo Waste Water Treatment, Xcel Energy electricity and natural gas, 
and cable network links. No nearby transit service is provided. Commercial and 
employment opportunities such as retail, offices, and restaurants are proximate in 
location and found nearby along Horizon Drive and surrounding the intersection of 
Patterson Road and 25 ½ Road. 

Based on the provision and concurrency of public utilities and community facilities to 
serve the rezone request, staff finds that this criterion has been met.  

(4) An inadequate supply of suitably designated land is available in the community, as 
defined by the presiding body, to accommodate the proposed land use; and/or

No major change in land-use is contemplated by the rezone, and the current zoning of 
the subject parcels as R-R, R-E, and R-1 allows for continued agricultural operations 
and low-density residential development. The Applicant contemplates construction of a 
single family residence pending rezoning and lot line adjustment. An additional single 
family residence can be built on the parcel at 2574 Tahoe Drive, which currently 



supports no dwellings.

The existence of an inadequate supply of suitably designated land is not cited as a 
reason for pursuing a rezone by the Applicant in the Development Application dated 
October 15, 2019. Furthermore, a large supply of parcels with R-2 and similarly low 
density residential zoning exists within the immediate vicinity of the subject properties. 
R-2 is also one of the most prolific zone districts in the City of Grand Junction, with 
approximately 6.2% of parcels within the City zoned R-2.

Based on these considerations, staff finds that this criterion is not met. 

(5) The community or area, as defined by the presiding body, will derive benefits from 
the proposed amendment.

The Future Land Use designation of Residential Low contemplates a mix of low density 
residential uses which is equally implemented by the R-2 as by the R-R, R-1, and R-E 
zone district. The community will derive benefits from the proposed rezone by creating 
an opportunity for the land to be developed with greater residential density in the future. 
Such development is not contemplated by this Applicant as represented in the 
Application, but would be enabled by the rezone should it be desired in the future.  

Therefore, staff finds that this criterion is satisfied. 

This rezone request is consistent with the following vision, goals and/or policies of the 
Comprehensive Plan:

Goal 3:  The Comprehensive Plan will create ordered and balanced growth and spread 
future growth throughout the community.

Goal 5:  To provide a broader mix of housing types in the community to meet the needs 
of a variety of incomes, family types and life stages.

Policy A:  In making land use and development decisions, the City will balance the 
needs of the community.

Policy C: Increasing the capacity of housing developers to meet housing demand.

Goal 6:  Land Use decisions will encourage preservation of existing buildings and their 
appropriate reuse. 

STAFF RECOMMENDATION AND FINDINGS OF FACT
After reviewing the Augustine Blue Rezone, RZN-2019-585, to rezone three parcels of 



8.75 acres, 2.03 acres, and 0.8 acres totaling 10.86 acres from R-E (Residential 
Estate, 1 unit/acre) R-R (Residential Rural 5 acres/unit), and R-1 (Residential 1 
unit/acre) to the R-2 (Residential, 2 units/acre) zone district, the following findings of 
fact have been made:

1. The requested zone is consistent with the goals and policies of the Comprehensive 
Plan;

2. In accordance with Section 21.02.140 of the Grand Junction Zoning and 
Development Code, one or more of the criteria have been met.

Therefore, Staff recommends approval of the request to rezone the three parcels at 
2576 Tahoe Drive, 2574 Tahoe Drive, and an adjacent unaddressed parcel of 8.75 
acres, 2.03 acres, and 0.8 acres totaling 10.86 acres from the R-E (Residential Estate, 
1 unit/acre) R-R (Residential Rural 5 acres/unit), and R-1 (Residential 1 unit/acre) to 
the R-2 (Residential, 2 units/acre) zone district.
 

SUGGESTED MOTION:
 

Madam Chairman, on the Rezone request RZN-2019-585, I move that the Planning 
Commission forward a recommendation of approval for the rezone of three parcels at 
2576 Tahoe Drive, 2574 Tahoe Drive, and an adjacent unaddressed parcel from R-E 
(Residential Estate, 1 unit/acre), R-R (Residential Rural, 5 acres/unit), and R-1 
(Residential 1 unit/acre) to the R-2 (Residential, 2 units/acre) zone district, with the 
findings of fact listed in the staff report.
 

Attachments
 

1. Development Application Dated October 15, 2019
2. Site Vicinity Map
3. Site Vicinity Existing Zoning Map
4. Site Vicinity Comprehensive Plan Future Land Use Map
5. Proposed Ordinance
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CITY OF GRAND JUNCTION, COLORADO

ORDINANCE NO.

AN ORDINANCE REZONING AUGUSTINE BLUE, BECKNER, AND 
BERGER PROPERTIES 

FROM R-E (RESIDENTIAL – ESTATE). R-R (RESIDENTIAL – RURAL), AND 
R-1 (RESIDENTIAL – 1 DU/AC)     

TO R-2 (RESIDENTIAL – 2 DU/AC)

LOCATED AT 2576 TAHOE DRIVE

Recitals:

After public notice and public hearing as required by the Grand Junction Zoning 
and Development Code, the Grand Junction Planning Commission recommended 
approval of zoning the Augustine Blue Holdings, LLC, Mark Beckner, and Kyle and 
Hadassa Berger properties to the R-2 (Residential – 2 du/ac) zone district, finding that it 
conforms to and is consistent with the Future Land Use Map designation of Residential 
Low (0.5 – 2 du/ac) of the Comprehensive Plan and the Comprehensive Plan’s goals 
and policies and is generally compatible with land uses located in the surrounding area.  

After public notice and public hearing, the Grand Junction City Council finds that 
the R-O (Residential Office) zone district is in conformance with at least one of the 
stated criteria of Section 21.02.140 of the Grand Junction Zoning and Development 
Code.

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GRAND JUNCTION THAT:

The following properties shall be zoned R-2 (Residential – 2 du/ac):

LOT 1 ROOTED GYPSY FARMS SUB LOCATED IN SEC 3 1S 1W UM RECORDED AT 
RECPT NO 2862456 MESA CO RECDS - 2.03 AC

AND

LOT 2 ROOTED GYPSY FARMS SUB LOCATED IN SEC 3 1S 1W UM RECORDED AT 
RECPT NO 2862456 MESA CO RECDS - 8.75 AC

AND

N 4.60AC OF S 16.60AC 0F NE4NE4 SEC 3 1S 1W EXC BEG 774.18FT S & 529FT W 
OF NE COR SD SEC 3 W 344.9FT S 141.8FT E 269.5FT N 28DEG E 160.6FT TO BEG 
& ALSO EXC WALKER'S SUBDIVISION-0.09AC



Introduced on first reading this 20th day of November, 2019 and ordered published in 
pamphlet form.

Adopted on second reading this 4th day of December, 2019 and ordered published in 
pamphlet form.

ATTEST:

_______________________________ ______________________________
City Clerk Mayor



Grand Junction Planning Commission

Regular Session
 

Item #2.
 

Meeting Date: November 12, 2019
 

Presented By: Senta Costello, Planner
 

Department: Community Development
 

Submitted By: Senta Costello, Associate Planner
 
 

Information
 

SUBJECT:
 

Consider a request by REE Development, LLC to 1) amend the Comprehensive Plan 
Future Land Use Map from Residential Medium 4-8 dwelling units per acre to 
Residential High Mixed Use and 2) rezone from a R-5 (Residential-5 du/ac) to R-24 
(Residential-24 du/ac) on 3.58-acre property located at 621 26 ½ Road.
 

RECOMMENDATION:
 

Staff recommends approval.
 

EXECUTIVE SUMMARY:
 

The Applicant, REE Development LLC, is requesting two actions on a 3.58-acre 
property located at 621 26 ½ Road.  The proposed requests are to 1) amend the 
Comprehensive Plan Future Land Use Map from Residential Medium 4-8 dwelling units 
per acre to Residential High Mixed Use and 2) rezone the property from R-5 
(Residential-5 du/ac) to R-24 (Residential-24 du/ac). The request is in anticipation of a 
future multi-family development on the property.
 

BACKGROUND OR DETAILED INFORMATION:
 

The property has been historically used as a single family house, associated 
outbuildings and open pasture since the early 1900’s.  The house was originally built in 
1910 with several remodels since that time, the surrounding area has grown and 
developed with a variety of uses including a small shopping center, St. Mary’s Hospital, 
medical and dental offices, schools, single family and multi-family housing and assisted 
living homes.



The Applicant is requesting a Comprehensive Plan Amendment from Residential 
Medium which is also the designation of the property to the west to Residential High 
Mixed Use, which is the designation of the property to the north and a rezone to a R-24 
(Residential 24 du/ac) which would allow for development similar in density to that of 
the adjacent property to the north.

NOTIFICATION REQUIREMENTS
A Neighborhood Meeting that was held on September 18, 2019 consistent with the 
requirements of Section 21.02.080 (e). Five citizens attended the meeting.  Access and 
traffic were the primary concerns expressed by those in attendance. as summarized in 
the neighborhood meeting summary comments. 

Public Notice was completed consistent to the provisions in Section 21.02.080 (g) 
Mailed notice of the Public Hearing, in the form of notification cards, was sent to 
surrounding property owners within 500 feet and all registered homeowners 
associations within 1,000 feet. The subject property was posted on September 26, 
2019 and notice of the public hearing was published November 5, 2019 in the Grand 
Junction Daily Sentinel.  

ANALYSIS

Comprehensive Plan Amendment
Pursuant to Section 21.02.130(c)(1) the City may amend the Comprehensive Plan, 
neighborhood plans, corridor plans, and area plans if the proposed change is 
consistent with the vision (intent), goals and policies of the Comprehensive Plan and 
meets at least one of the following review criteria.

(i) Subsequent events have invalidated the original premises and findings; and/or

The residential area north of Patterson Road has traditionally been single family in 
nature, with the exception of Mesa View, The Glen @ Horizon Drive located off of Glen 
Court and Westwood Condominiums, existing developments constructed in the early to 
mid ‘80’s with densities of 24.2 du/ac, 9.5 du/ac and 12.4 du/ac respectively.  When the 
Future Land Use map and associated designations were created in 2009, the 
designations largely mirrored the existing development densities that at that time were 
between 2 and 4 du/acre.  Since then, Cappella Care Center located at 628 26 ½ Road 
has also developed with a density of 8.2 du/ac and more recently Juniper Ridge 
Charter School has been built to the west which is an additional higher intensity use in 
the neighborhood.  Neither of these developments was anticipated at the time the 
Future Land Use Map designations were established. 

The permitted development of these projects as well as the general compatibility of this 
density of project in the area is an indicator that the plan allowing only densities ranging 



from 4 to 8, should be revisited as this area has evolved and the foundational premise 
that this area should be designated only for density with 4 to 8 dwelling units per acre is 
no longer valid as the area has supported successful development with significantly 
great densities and intensities.  These developments were infill projects which 
capitalized on use of existing infrastructure and amenities that existed in the area such 
as St. Mary’s Hospital, schools, shopping, medical/dental offices, restaurants etc. that 
developed along the Patterson Road, N 7th Street and Horizon Drive corridors.  Higher 
density/intensity development on infill properties maximizes the use of existing 
infrastructure which implements guiding principles, goals and polices of the 
Comprehensive Plan.  Staff therefore finds this criterion to have been met.

(ii) The character and/or conditions of the area has changed such that the amendment 
is consistent with the Plan; and/or

The area, over time, has grown and developed with a variety of uses including a small 
shopping center, St. Mary’s Hospital, medical and dental offices, schools, single family 
and multi-family housing and assisted living homes, many having a higher density 
and/or intensity than the designation and use of the subject property. Based on the 
increased demand for density and intensity in this established corridor as demonstrated 
through a number of recent projects, Staff has found that the character and condition of 
the area has changed and thus finds this criterion has been met.

(iii) Public and community facilities are adequate to serve the type and scope of land 
use proposed; and/or

The subject property is surrounded by urban development and is located along a Minor 
Arterial (26 ½ Road) and is less than a quarter of a mile from a Principal Arterial 
(Patterson Road).  Consequently, public and community facilities exist in the area that 
are adequate to serve the type and scope of land uses that could be developed on this 
property if designated for Residential High Mixed Use.  The existing utility services 
include City of Grand Junction Water, Persigo 201 sewer service and Xcel Energy 
electricity and natural gas, and cable network links.  Public safety, fire, EMS and police 
services can adequately serve this area of the City.  Based on the provision and 
concurrency of public utilities and community facilities to serve the Comprehensive 
Plan amendment request, staff finds that this criterion has been met.  

(iv) An inadequate supply of suitably designated land is available in the community, as 
defined by the presiding body, to accommodate the proposed land use; and/or

The Applicant is requesting a Residential High Mixed Use Future Land Use designation 
in concert with a R-24 zone district in order to develop a multi-family complex.  The 
Residential High Mixed Use Future Land Use designation comprises 0.4% of the 
overall properties within the City limits, with no vacant land/under-developed land with 



this designation within a mile of the subject property.  This area of the community has 
the amenities and infrastructure to support higher density/intensity development, but 
does not have lands designated for higher densities/intensities.  Based on this low 
percentage, staff finds that there is an inadequate supply of lands with this designation 
and that this criterion has been met.

(v) The community or area, as defined by the presiding body, will derive benefits from 
the proposed amendment.

The community has seen a limited amount of housing types beyond single family 
homes since 2011. The City has only permitted 157 Multi-family housing units in the 
past 3 years versus 1,395 single-family homes.  The City’s Comprehensive Plan as 
well as a 2016 housing study indicated the need for additional multi-family housing 
units in or near downtown.  This amendment and rezone will provide the opportunity to 
develop a different housing type, giving residents a greater diversity of housing options. 
Staff, therefore, finds that this criterion has been met.

The proposed change is consistent with the following vision (intent), goals and policies 
of the Comprehensive Plan:

Guiding Principle 2: Sustainable Growth Patterns – Encourage infill and 
redevelopment.

Goal 3: The Comprehensive Plan will create ordered and balanced growth and spread 
future growth throughout the community.

Policy B. Create opportunities to reduce the amount of trips generate for shopping and 
commuting and decrease vehicle miles travelled thus increasing air quality.

Goal 5: To provide a broader mix of housing types in the community to meet the needs 
of a variety of incomes, family types and life stages.

Policy A.  In making land use and development decisions, the City and County will 
balance the needs of the community.

Policy C.  Increasing the capacity of housing developers to meet housing demand.

Rezone
Pursuant to the rezoning criteria provided in GJMC 21.02.140, the City may rezone 
property if the proposed changes are consistent with the vision, goals and policies of 
the Comprehensive Plan and must meet one or more of the following criteria:

(1) Subsequent events have invalidated the original premise and findings; and/or



Should the Comprehensive Plan amendment be approved, the R-5 zone district will no 
longer be consistent with the future land use designation of Residential High Mixed Use 
and therefore would invalidate the R-5 zoning. Other zone districts that may be 
considered would include….

R-16 (Residential 16 du/ac) and 
R-O (Residential Office).
B-1 (Neighborhood Business)

Should the Comprehensive Plan amendment not be approved, the R-5 zone district 
would remain a valid zone district for the property. Other valid zone districts would 
include: 

R-4 (Residential 4 du/ac), 
R-8 (Residential 8 du/ac), 
R-12 (Residential 12 du/ac), 
R-16 (Residential 16 du/ac) and 
R-O (Residential Office).

(2) The character and/or condition of the area has changed such that the amendment 
is consistent with the Plan; and/or

The area over time has grown and developed with a variety of uses including a small 
shopping center, St. Mary’s Hospital, medical and dental offices, schools, single family 
and multi-family housing and assisted living homes, many having a higher density 
and/or intensity than the designation and use of the subject property. Based on the 
increased demand for density in this established corridor as demonstrated through a 
number of recent projects, Staff has found that the character and condition of the area 
has changed and thus finds this criterion has been met.

(3) Public and community facilities are adequate to serve the type and scope of land 
use proposed; and/or

The subject property is surrounded by urban development and is located along a Minor 
Arterial (26 ½ Road) and is less than a quarter of a mile from a Principal Arterial 
(Patterson Road).  Consequently, public and community facilities exist in the area that 
are adequate to serve the type and scope of land uses that could be developed on this 
property if designated for Residential High Mixed Use.  The existing utility services 
include City of Grand Junction Water, Persigo 201 sewer service and Xcel Energy 
electricity and natural gas, and cable network links.  Public safety, fire, EMS and police 
services can adequately serve this area of the City.  Based on the provision and 
concurrency of public utilities and community facilities to serve the Comprehensive 



Plan amendment request, staff finds that this criterion has been met.  

(4) An inadequate supply of suitably designated land is available in the community, as 
defined by the presiding body, to accommodate the proposed land use; and/or

The Applicant is requesting a Residential High Mixed Use Future Land Use designation 
in concert with a R-24 zone district in order to develop a multi-family complex.  This 
zone district allows for development of multi-family densities starting at 16 dwelling 
units per acre without a maximum, creating opportunities for a developer to maximize 
the residential development potential of a property.  Higher density/intensity 
development on infill properties maximizes the use of existing infrastructure.  The R-24 
zone district comprises 1% of the overall zoned property within the City limits, with no 
vacant land/under-developed land with this designation within a mile of the subject 
property.  This area of the community has the amenities and infrastructure to support 
higher density/intensity development, but does not have lands designated for higher 
densities/intensities.  The City’s Comprehensive Plan as well as a 2016 housing study 
indicated the need for additional multi-family housing units in or near downtown.  Based 
on this low percentage, staff finds that there is an inadequate supply of lands with this 
designation and that this criterion has been met.

(5) The community or area, as defined by the presiding body, will derive benefits from 
the proposed amendment.

The community has seen a limited amount of housing types beyond single family 
homes since 2011. The City has only permitted 157 multi-family housing units in the 
past three years versus 1,395 single-family homes.  The City’s Comprehensive Plan as 
well as a 2016 housing study indicated the need for additional multi-family housing 
units in or near downtown.  This amendment and rezone will provide the opportunity to 
develop a different housing type, giving residents a greater diversity of housing options. 
Staff, therefore, finds that this criterion has been met.

The proposed changes are consistent with the vision, goals and policies of the 
Comprehensive Plan, as follows:

Guiding Principle 2: Sustainable Growth Patterns – Encourage infill and 
redevelopment.

Goal 3: The Comprehensive Plan will create ordered and balanced growth and spread 
future growth throughout the community.

Policy B. Create opportunities to reduce the amount of trips generate for shopping and 
commuting and decrease vehicle miles travelled thus increasing air quality.



Goal 5: To provide a broader mix of housing types in the community to meet the needs 
of a variety of incomes, family types and life stages.

Policy A.  In making land use and development decisions, the City and County will 
balance the needs of the community.

Policy C.  Increasing the capacity of housing developers to meet housing demand.

 

SUGGESTED MOTION:
 

Madam Chairman, on the Village Cooperative of Grand Junction request, (RZN-2019-
544), I move that the Planning Commission forward to the City Council a 
recommendation of approval of the Comprehensive Plan Future Land Use Map 
Amendment from Residential-Medium 4-8 dwelling units per acre to Residential-High 
Mixed Use and the Rezone from R-5 (Residential-5 du/ac) to R-24 (Residential-24 
du/ac) for the 3.82 acres of property located at 621 26 ½ Road with the findings of fact 
as listed in the staff report.
 

Attachments
 

1. Exhibit List - Village Coop Rezone & Comp Plan Amend
2. Complete Application
3. Maps and photos
4. Ordinance



EXHIBIT LIST
Zoning Code Amendments
FILE NO. RZN-2019-544

Exhibit Item # Description
1 Staff Report dated November 12, 2019
2 Application
3 Presentation





River City Consultants, Inc. – Village Cooperative Rezone 1

General Project Report  
Rezone  

 
Village Cooperative at Grand Junction 

2945-023-00-027 

621 26 ½ Road, Grand Junction, CO 
September 19, 2019 

 
 

A. Project Description 
 

1. This is a request for the approval of a rezone in conjunction with a 
Comprehensive Plan Amendment for the property located at 621 26 ½ 
Road, Grand Junction, Colorado. The parcel is located within the City 
limits of Grand Junction.              

 
2. The parcel contains approximately 3.58 acres, more or less. 

 
 3. The proposed zone for the parcel is R-24 (Residential-24).  The existing 

zoning is R-5 (Residential-5).  The request to R-24 zoning, in conjunction 
with a Comprehensive Plan Amendment to Residential High Mixed Use, 
is being made due to the parcel’s location adjacent to the south of a PD 
zoned property that is home to a senior living community known as 
Solstice at Mesa View and contains 101 units.  The future land use of that 
parcel is Residential High Mixed Use.  Once this parcel is rezoned, it is 
planned to construct a 60 to 70-unit multi-family, senior living residential 
facility on this site.   

 
  It should also be pointed out that the future land use adjacent to the south 

of the subject parcel is Business Park Mixed Use.  Just to the south of the 
subject parcel is Rose Hill Hospitality House which provides 
accommodations to families of patients at St. Mary’s.  This facility 
accommodates approximately 50 guests with 20 bedrooms, all with private 
baths.   Both the Residential High Mixed Use and Business Park Mixed 
Use implement the R-24 zone district.   

 
B. Public Benefit 

 
The public will benefit with the addition of housing for the senior community 
that is in close proximity to medical facilities including St. Mary’s Hospital.  
The site’s location is also close to retail shopping via Patterson Road, 
downtown which has an array of restaurants and shopping, golf courses, 
parks, and other forms of entertainment.  The project will create jobs with the 
construction of the facility and make optimal use of the existing infrastructure.   

 

 



River City Consultants, Inc. – Village Cooperative Rezone 2

 

C. Neighborhood Meeting  
 

A neighborhood meeting was held as required and meeting minutes are 
included with this submittal.   
 
 

D.  Project Compliance, Compatibility, and Impact 
 

1. Adopted plans and/ or policies are being met- The proposed 
zoning, in conjunction with a Comprehensive Plan Amendment, 
will be in compliance with the adopted codes, plans and 
requirements for the property.  
 

2. Land use in the surrounding area- The land uses in the 
surrounding area include a senior living facility, multi-family 
residential, an assisted living and memory care facility, St. Mary’s 
Regional Hospital and Medical Center and other medical facilities, 
Rose Hill Hospitality House, commercial uses along Patterson 
Road, single-family residential, churches, etc.  The rezoning of the 
parcel to R-24 is compatible with the current uses in the immediate 
and surrounding areas. 

 
3. Site access and traffic patterns- Access is proposed from 26 ½ 

Road.  The exact location will be investigated through site 
planning, once the rezone request is approved.  The approval of the 
rezone will have no effect on existing traffic patterns. 

 
4. Availability of utilities, including proximity of fire hydrants-    

The subject parcel is and/or will be served by the following: 
City of Grand Junction Water 
City of Grand Junction Sanitation District 
Xcel Energy 
Charter/Spectrum 
Century Link 
City of Grand Junction Fire 
Grand Valley Irrigation Company 

All utilities are existing in 26 ½ Road and can be extended into to 
the site.     
 

5. Special or unusual demands on utilities- The rezone request will 
have no impact on utilities.  The infrastructure is in place to meet 
the demand for future development. 

 
6. Effects on public facilities- The will be no effect on public 

facilities (i.e. police and fire services) as a result of the approval of 
the rezone.   



River City Consultants, Inc. – Village Cooperative Rezone 3

 
7. Hours of operation- N/A for the rezone request.  
  
8. Number of employees- N/A.  
 
9. Signage plans- N/A for the rezone request.  
 
10. Site Soils Geology- Soils are expected to be generally consistent 

with what is found in the area. 
 

11. Impact of project on site geology and geological hazards- N/A 
for the rezone request.   

 
E. Must address the review criteria contained in the Zoning and  
  Development Code for the type of application being submitted 

 21.02.140 Code amendment and rezoning. 
(a)    Approval Criteria. In order to maintain internal consistency 
between this code and the zoning maps, map amendments must only 
occur if: 

(1)    Subsequent events have invalidated the original premises and 
findings; and/or 
 The proposed rezone request to R-24 and Comprehensive Plan 
Amendment is consistent with surrounding densities.  The senior living 
community adjacent to the north of the subject parcel, Solstice at Mesa 
View was built in 1986 and contains 110 units.  The Comprehensive 
Plan future land use of Residential High Mixed Use was implemented 
for this parcel as a result of the use.  Rose Hill Hospitality House is 
located just south of the subject parcel.  This facility accommodates up 
to 50 guests and contains 20 bedrooms, each with a private bath.  The 
future land use of the properties to the south is Business Park Mixed 
Use.  It is a logical extension of high-density residential zoning.       

(2)    The character and/or condition of the area has changed such that 
the amendment is consistent with the Plan; and/or 
The amendment is consistent with surrounding zone districts and uses.  
With this parcel sitting between higher intense future land uses per the 
existing Comprehensive Plan it appropriate to amend the zoning and 
Comprehensive Plan to match existing and future land uses that are 
adjacent to the parcel. 

(3)    Public and community facilities are adequate to serve the type 
and scope of land use proposed; and/or 



River City Consultants, Inc. – Village Cooperative Rezone 4

Public and community facilities are existing and adequate and will 
support the proposed use but are not affected as a result of the rezone 
request.   

(4)    An inadequate supply of suitably designated land is available in 
the community, as defined by the presiding body, to accommodate the 
proposed land use; and/or 
This parcel of land is adequately serviced by utilities and roadways 
and will be best utilized with future development. There is an 
inadequate supply of suitably zoned land in this area to accommodate 
higher density residential development. 

 (5)    The community or area, as defined by the presiding body, will 
derive benefits from the proposed amendment.  
Pedestrian opportunities could be expanded in this area with the 
development of this parcel.    

 
 

F.  Development Schedule and Phasing 
Not applicable to the rezone. 



1 

RIVER CITY CONSULTANTS, INC.  744 HORIZON COURT SUITE 110  GRAND JUNCTION, COLORADO 81506  970.241.4722 

EXHIBIT A 
VILLAGE COOPERATIVE REZONE/COMPREHENSIVE PLAN AMENDMENT 

621 26 ½ ROAD, GRAND JUNCTION, CO 

SUMMARY OF NEIGHBORHOOD MEETING 
WEDNESDAY, SEPTEMBER 18, 2019 
AMERICAN LUTHERAN CHURCH 

LOCATED AT 631 26 ½ ROAD @ 5:30 PM 

A neighborhood meeting for the above-referenced Rezone/Comprehensive Plan Amendment 
application was held Wednesday, September 18, 2019 at American Lutheran Church, located at 
631 26 ½ Road at 5:30 PM.  A letter notifying the neighboring property owners within the 
surrounding 500 feet of 621 26 ½ Road was sent on September 6, 2019, per the mailing list 
received from the City of Grand Junction.   

The meeting included a presentation and a question and answer session. Tracy States, Project 
Coordinator with River City Consultants, presented information about the proposed Rezone and 
Comprehensive Plan Amendment.  Ms. States then made introductions of Brian Scott with Real 
Estate Equities (REE), representing the developer, and Kyle Oberkoetter with Rocky Mountain 
Senior Housing, representing the property owner.  In attendance for the City was Senta Costello, 
Associate Planner. There were five neighboring property owners that attended the meeting. An 
attendance list and PDFs of the exhibits used at the meeting are provided as part of this Exhibit. 

Mr. Scott gave a power point presentation that explained who REE was as a developer and what 
the concept of the cooperative was.  He explained that REE’s focus is on the development and 
management of senior housing cooperatives in eight states.  The power point showed examples 
of floor plans, finishes, activities, underground parking and workshop area.  He answered 
questions about ownership in the cooperative and confirmed that the cooperative will be an 
independent living situation.  Mr. Oberkoetter explained that Rocky Mountain Senior Housing 
had developed the Lodge at Grand Junction located off of Patterson and 8th Court which is an 
assisted living/memory care facility.  He said that as the owner of this site, they had a 
development plan for the property but then decided to reach out to REE about the cooperative 
concept and partnership.  

Concern was expressed regarding access and traffic that will be generated from the project.  The 
attendees wanted to make sure traffic from the new Juniper Ridge school was taken into account. 
The only other concern mentioned was with regards to the Comprehensive Plan Amendment and 
what could be developed on the site if the proposed cooperative does not come to fruition (i.e., 
could apartments be built).  Ms. Costello with the City explained that yes, that would be a 
possibility.   

The meeting adjourned at approximately 6:30 PM. 











(j)    R-24: Residential – 24. 

(1)    Purpose. To provide for high density residential use. This district allows multifamily 
development within specified densities. R-24 may serve as a transitional district between single-
family and trade zones. This district is intended to allow high density residential unit types and 
densities to provide a balance of housing opportunities in the community. It is appropriate in the 
Village and Neighborhood Centers. 

(2)    Performance Standards. 

(i)    For purpose of calculating density on any parcel, one-half of the land area of all adjoining 
rights-of-way may be included in the gross lot area. 

(ii)    The front yard setback shall be a minimum of 20 feet for the garage portion of a principal 
structure and 15 feet for the remainder of the principal structure. 

  

Residential District Summary Table 

  RR R-E R-1 R-2 R-4 R-5 R-8 R-12 R-16 R-24 

Lot 

Area (min. ft. unless 
otherwise specified) 5 acres 

1 
acre 30,000 15,000 7,000 4,000 3,000 n/a n/a n/a 

Width (min. ft.) 150 100 100 100 70 40 40 30 30 30 

Frontage (min. ft.) 50 50 50 50 20 20 20 20 20 20 

Frontage on cul-de-
sac (min. ft.) 30 30 30 30 n/a n/a n/a n/a n/a n/a 

Setback 

Principal structure                     

Front (min. ft.) 20 20 20 20 20 20 20* 20* 20* 20* 

Side (min. ft.) 50 15 15 15 7 5 5 5 5 5 

Rear (min. ft.) 50 30 30 30 25 25 10 10 10 10 

Accessory structure                     

Front (min. ft.) 25 25 25 25 25 25 25 25 25 25 

Side (min. ft.) 50 5 3 3 3 3 3 3 3 3 

Rear (min. ft.) 50 10 10 5 5 5 5 5 5 5 



Residential District Summary Table 

  RR R-E R-1 R-2 R-4 R-5 R-8 R-12 R-16 R-24 

Bulk 

Lot coverage (max.) 5% 15% 20% 30% 50% 60% 70% 75% 75% 80% 

Height (max. ft.) 35 35 35 35 40 40 40 60 60 72 

Density (min. units 
per acre) n/a n/a n/a n/a 2 3 5.5 8 12 16 

Density (max. units 
per acre) 

1 unit / 5 
acres 1 1 2 4 5.5 8 12 16 n/a 

Cluster allowed Yes Yes Yes Yes Yes Yes No No No No 

Notes 

*20 feet for the garage portion of a principal structure and 15 feet for the remainder of the principal 
structure. 

R-5: Min. lot area varies by building type; detached single-family – 4,000 sf, two-family attached – 6,000 sf, 
multifamily – 20,000 sf, civic – 20,000 sf. Min. lot width varies by building type; two-family – 60 ft., all other 
types – 40 ft. 

R-8: Min. lot area varies by building type; detached single-family – 3,000 sf and two-family attached – 6,000 
sf, multifamily – 20,000 sf, civic – 20,000 sf. Min. lot width varies by building type; two-family – 60 ft., all 
other types – 40 ft. 

R-12: Min. lot width varies by building type; two-family – 45 ft., all other types – 30 ft. 
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Property viewed from the east 

 



CITY OF GRAND JUNCTION, COLORADO

ORDINANCE NO.  _______

AN ORDINANCE AMENDING THE COMPREHENSIVE PLAN FUTURE LAND USE 
MAP DESIGNATION TO RESIDENTIAL HIGH MIXED USE AND REZONING TO R-24 

(RESIDENTIAL 24 UNITS PER ACRE) FOR 3.58 ACRES

LOCATED AT 621 26 1/2 ROAD

Recitals:

The applicant, REE Development LLC – Brian Scott, for 3.58 acres of land at 621 26 1/2 
Road, (referred to herein and more fully described below as the “Property”), proposes a 
Comprehensive Plan Amendment from Residential Medium to Residential High Mixed 
Use and rezone from R-5 (Residential 5 du/ac) to R-24 (Residential 24 du/ac).  

After public notice and public hearing as required by the Grand Junction Zoning and 
Development Code, the Planning Commission reviewed the request for the proposed 
Comprehensive Plan Amendment and Rezone, and determined that it satisfies the 
amendment and rezoning criteria provided in GJMC 21.02.130 and 140; applicable 
criteria of the Code and is consistent with the purpose and intent of the Comprehensive 
Plan, Grand Junction Circulation Plan and other adopted plans and policies and 
recommended approval of the amendment to Residential High Mixed Use and the 
rezone request to R-24 (Residential 24 du/ac).   

The City Council, after a public hearing and review of the proposed Comprehensive 
Plan Amendment and Rezone (RZN-2019-544) to Residential High Mixed Use and the 
rezone request to R-24 (Residential 24 du/ac), determined that the request satisfies the 
applicable criteria of the Code and are consistent with the purpose and intent of the 
Comprehensive Plan.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION THAT THE COMPREHENSIVE PLAN FUTURE LAND USE MAP 
AMENDMENT AND REZONE ARE APPROVED:

The following land shall have a Future Land Use designation of Residential High Mixed 
Use and zoned R-24 (Residential 24 du/ac):

THAT PART OF THE NE1/4. SE1/4. SW1/4 OF SECTION 2, TOWNSHIP 1 SOUTH, 
RANGE 1 WEST OF THE UTE MERIDIAN, LYING SOUTH OF THE WASH; EXCEPT 
A PARCEL FOR ROAD AND UTILITY RIGHT OF WAY PURPOSES AS CONVEYED 
TO THE CITY OF GRAND JUNCTION BY INSTRUMENT RECORDED AUGUST 15, 
1984 IN BOOK 1506 AT PAGE 44, COUNTY OF MESA, STATE OF COLORADO.



Introduced for first reading on this 20th day of November, 2019 and ordered published 
in pamphlet form.

PASSED and ADOPTED this  day of , 2019 and ordered 
published in pamphlet form.

ATTEST:
______________________________ 
President of City Council

______________________________
City Clerk
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