
To access the Agenda and Backup Materials electronically, go to www.gjcity.org

  
CITY COUNCIL AGENDA

WEDNESDAY, OCTOBER 21, 2020
250 NORTH 5TH STREET

5:00 PM – DINNER
5:20 PM – PRE-MEETING – CITY HALL AUDITORIUM

 5:30 PM – REGULAR MEETING – CITY HALL AUDITORIUM

To become the most livable community west of the Rockies by 2025

Call to Order, Pledge of Allegiance, Moment of Silence
 

Citizen Comments
 

Individuals may comment regarding items scheduled on the Consent Agenda and items not 
specifically scheduled on the agenda. This time may be used to address City Council about items 
that were discussed at a previous City Council Workshop.

 

Proclamations
 

Proclaiming October 24, 2020 as McInnis Canyons National Conservation Area Day in 
the City of Grand Junction
 

Proclaiming October 21, 2020 as Imagine a Day Without Water Day in the City of 
Grand Junction
 

Presentations
 

Parks, Recreation, and Open Space (PROS) Master Plan Findings Presentation
 

City Manager Report
 

Council Reports
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City Council October 21, 2020

CONSENT AGENDA

 

The Consent Agenda includes items that are considered routine and will be approved by a single 
motion. Items on the Consent Agenda will not be discussed by City Council, unless an item is 
removed for individual consideration.

 

1. Approval of Minutes
 

  a. Summary of the October 5, 2020 Workshop
 

  b. Minutes of the October 7, 2020 Executive Session
 

  c. Minutes of the October 7, 2020 Regular Meeting
 

REGULAR AGENDA

 

If any item is removed from the Consent Agenda by City Council, it will be considered here.
 

2. Public Hearings
 

  a. Quasi-judicial
 

   

i. An Ordinance Amending the Comprehensive Plan Future Land Use 
Designation for a Property of 4.52 Acres Located at 2515 Riverside 
Parkway from Business Park Mixed Use to Commercial and an 
Ordinance Rezoning Said Property from CSR (Community Services 
and Recreation) to C-2 (General Commercial) Staff Presentation

 

   

ii. An Ordinance Amending the Planned Development (PD) Zoning 
Ordinance and Development Plan for the North Seventh Street 
Historic Residential District to Add Allowed Uses on the Property 
Located at 535 North 7th Street Staff Presentation 

 

   

iii. An Ordinance Zoning the Airport North Boundary Annexation, 
Approximately 187.69-Acres to a City Planned Development - PAD 
(Planned Airport Development) and Amending the Outline 
Development Plan (ODP), Located Generally at the Northern Edge of 
the Grand Junction Regional Airport, Parcels 2701-113-00-002 and 
2705-154-00-003 Staff Presentation 
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City Council October 21, 2020

   
iv. An Ordinance Rezoning 8.24 Acres Located at 1405 Wellington 

Avenue from R-O (Residential Office) to BP (Business Park) Staff 
Presentation 

 

  b. Legislative
 

    i. An Ordinance Amending Chapter 2 of the Grand Junction Municipal 
Code Regarding Campaign Violations

 

3. Non-Scheduled Citizens & Visitors
 

This is the opportunity for individuals to speak to City Council about items on tonight's agenda and 
time may be used to address City Council about items that were discussed at a previous City 
Council Workshop.

 

4. Other Business
 

5. Adjournment
 

https://www.youtube.com/watch?v=qnjnMBCDYpU&feature=youtu.be
https://www.youtube.com/watch?v=qnjnMBCDYpU&feature=youtu.be
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Grand Junction City Council

Regular Session
 

Item #
 

Meeting Date: October 21, 2020
 

Presented By: Ken Sherbenou, Parks and Recreation Director
 

Department: Parks and Recreation
 

Submitted By: Ken Sherbenou
 
 

Information
 

SUBJECT:
 

Parks, Recreation, and Open Space (PROS) Master Plan Findings Presentation
 

RECOMMENDATION:
 

To update City Council.
 

EXECUTIVE SUMMARY:
 

The purpose of this presentation is to update City Council on the progress of the Parks, 
Recreation and Open Space (PROS) Master Plan.  Of the four phases of the planning 
process, information gathering, findings presentation, preliminary plan and final plan, 
this is the presentation of findings.  The large majority of this involves summarizing the 
results of the community survey that experienced widespread participation.  The survey 
will be the driving force in establishing priorities for the PROS Master Plan.
 

BACKGROUND OR DETAILED INFORMATION:
 

The City, working with a consulting group, is forging a parks, recreation and open 
space master plan derived from public engagement and input.  The central purpose of 
this effort is to produce a Parks, Recreation and Open Space (PROS) Master Plan. The 
Master Plan will provide clear direction for services, facilities and amenities for the next 
5 to 8 years. This is an action step in the draft Comprehensive Plan.  The PROS 
Master Plan will dovetail and build off of the Comprehensive Plan. 

A more in depth presentation will be given at a public forum held earlier in the day, at 
9am on October 21st at the Bookcliff Activity Center.  The consultant group will also 
meet with the PROS Master Plan Advisory Committee and the Parks and Recreation 



Advisory Board, along with staff.  The findings from the community survey along with a 
level of service analysis will drive the concepts to meet the highest articulated needs for 
both outdoor and indoor recreation facilities.  

Included in the Council Packet is a copy of the presentation slides that summarize the 
results of the survey.  Also included is a memo from August 20th that describes the 
development of the survey content, which was driven by initial public feedback in the 
information gathering phase.
 

FISCAL IMPACT:
 

N/A
 

SUGGESTED MOTION:
 

For City Council discussion.
 

Attachments
 

1. Presentation
2. Memo



PARKS, RECREATION, & OPEN SPACE 

MASTER PLAN
COUNCIL FINDINGS PRESENTATION

OCTOBER 21 & 22, 2020



GRAND JUNCTION VOICES

 July 13-16 Public Input Sessions

 Over 350 People Participated

 July 20-August 3 Public Forum Survey

 339 Respondents

 August 31-September 27 Community 

Needs Survey (2,459 Total Responses)

 997 Invite Responses (6,000 households)

 1,482 Open Link Responses

 September 21-October 3 Community Group 

Meetings

2



COMMUNITY SURVEY
GRAND JUNCTION NEEDS ASSESSMENT

3



IMPACTS OF COVID-19 ON PARKS & RECREATION
Budget/financial implications, and an increased appreciation that parks and recreation are a good investment for the 

community were the most frequently identified choices. The data suggest that increased awareness of parks, recreation, 

and open space may be a positive outcome of the pandemic. Increased homelessness was also identified as a concern. 

especially among Invite survey respondents.

4



6

Trail work was identified most often as an improvement needed at existing facilities. Provision of shade and restoration of 

natural areas/open spaces were also identified as necessary improvements. Common “other” suggestions included addressing 

issues arising from homelessness in parks (more prevalent among the Invite sample) and adding pickleball courts and an ice rink 

(more common in the Open link sample).



7

PRIORITIES 
FOR THE 
FUTURE
Looking to the future, the 

survey probed a long list of 

new and additional

outdoor and indoor facility 

and program needs. A 

community center was 

identified. It was closely 

followed by “trail 

connections and 

expansions for hiking, 

biking, and walking.” River 

conservation/access 

/improvements, and 

natural areas and open 

space are also top 

considerations. 



Key Findings  

8

A COMMUNITY CENTER FOR GRAND JUNCTION
The idea of a community center received very strong support. About 80% of Invite respondents rated it “important” or “very 

important.” Just four percent of respondents feel that “any additional community or recreational facilities are not needed 

by their family or the community.”

The survey asked about a preferred location for a community center and about 60% identified Lincoln Park.



9

FUNDING PARKS AND RECREATION COMMUNITY PRIORITIES



NATIONAL RECREATION AND PARKS ASSOCIATION METRICS

Operating Expenditure per acre of 

Park and Non-Park Sites

2020

NRPA $6,215

GJPR $3,948

Parkland Acres per 1,000 Residents

10

2020

NRPA 5.00-14.90

GJPR 6.44



PARK & RECREATION FACILITIES

 On-street and trail bike/ped 

improvements (increased access)

 Indoor facility 

 Lincoln Park

 Need to know specifics of what will 

be provided to generate support

 Access to water for water-oriented 

activities and for water play

 Aquatics facility enhancements 

 Street trees and right-of-way 

maintenance improvements

 Sports fields for youth and adult 

recreational programs and competitive 

sports

12



RECREATION PROGRAMS

 Youth programming

 Summer camps

 Non-sports activities

 Sports 

 Special events and festivals

 Program awareness and affordability for 

low-income households

 Access to programs throughout system

 Seniors

 Youth

 Families
13



NEXT STEPS

Development of Priority Indoor and Outdoor Concepts

 BRS Architecture 

 DHM Design

14



NEXT STEPS

Draft Plan Presentation

 Mon. Nov. 30,  9am: Bookcliff Activity 

Center, 540 29 ¼ Road 

 Mon. Nov. 30, 5:30pm: City Council 

Meeting, 250 N. 5th Street 

Final Plan Presentation

 Mon. Dec. 14 at 9am: Bookcliff Activity 

Center, 540 29 ¼ Road

 Mon. Dec. 14 at 5:30pm: City Council 

Meeting, 250 N. 5th Street 

15



THANK YOU

16



 
 

Memorandum 
 
TO: Mayor and Members of Council   

FROM: Greg Caton, City Manager 

 Ken Sherbenou, Parks & Recreation Director 

DATE: August 20, 2020 

SUBJECT: Parks, Recreation and Open Space (PROS) Master Plan Statistically Valid 
Survey Draft 

 
The Parks, Recreation and Open Space (PROS) Master Plan continues to progress. A critical 
component of the process is conducting a needs assessment through a statistically valid survey. 
A statistically valid survey is an important source of public input because the results accurately 
represent what the community needs and believes regarding the current and future parks and 
recreation system. A draft of the survey is attached for City Council to view.   
 
Much of the survey content was derived from the forums and focus groups held in July, along 
with the follow up preliminary non-statistically valid survey. A primary objective of this initial 
public engagement was to focus on pertinent content and questions to be asked on the 
statistically valid survey. The survey will be sent to 6,000 randomly selected households and will 
also be available in Spanish.   
 
Highlights of this preliminary survey, which is seen directly reflected in the draft statistically valid 
survey, include:  
 

What programs should be expanded (out of 19 options)?  
#1 Public Ice Skating, #2 Recreation Level Youth Sports, #3 Rec. Level for Adult Sports, 
#4 After School Youth Programming, #5 Summer Camps for Youth  
 
What is the number one impact the Pandemic will have in terms of Parks & Recreation?  
#1 Understanding Parks and Recreation is a good investment over the long term (37% 
of responses).  
#2 Funding will be less available in the future - budget implications (32% of responses)  
#3 Green infrastructure is better recognized as having value to the community (13% of 
responses)  
 
What improvements at existing facilities (out of 17 options)?  
#1 Provision of Shade, #2 Trail Improvements, #3 Splash Parks/Pads, #4 Restore 
Natural Areas  
#5 Aquatic Therapy  
 
What new facilities would you like to see provided (out of 30 options)?  
#1 Community Center (Indoor Recreation Facilities), #2 Indoor Ice Rink, #3 Indoor Warm 
Water Leisure Pool, #4 Trail Connections and Expansions, #5 Natural Areas and Open 
Spaces, #6 Neighborhood Parks in New Developments, #7 Skate Park, #8 Matchett 
Park Development  

 



                                                                                               
 
 

                                         
Two weeks after the statistically valid survey is distributed, an “open link” will be made broadly 
available for anyone to provide feedback. Distribution of the open link will occur through 
community presentations to various groups, and will be made available on the City website, 
social media, and department newsletter (with a distribution of 16,000). The “open link” will not 
be statistically valid but it will provide value in contrasting to the statistically valid survey. 
 
As described in the Council Briefing from the weeks of August 3rd and 10th, there is scope within 
the existing project for an additional online survey to connect again with those that complete the 
statistically valid survey. The additional survey would ask more detailed questions about design, 
funding and site of priorities. Results would also be statistically valid and compatible with the 
original survey.   
 
The results of the statistically valid survey along with other findings will be presented at a 
Council Workshop in October. By the time of the presentation, several priorities will have been 
identified that will require further definition, concept design and cost estimation. The Preliminary 
PROS Master Plan is estimated to be complete in November. The Final Plan is estimated to be 
ready for City Council’s consideration in December 2020.  
 
The draft statistically valid survey is attached. Please provide any comments or concerns to the 
City Manager by the end of the day on Friday August 21. 



  
 

Memorandum 
 

- 3 - 

 

Grand Junction Parks, Recreation and Open Space (PROS) Needs Assessment Survey 

Help shape the future of your community by responding to this survey.  The City of Grand Junction needs your feedback 
to inform the planning and development of future parks and recreation opportunities.  The results will identify priorities 
to be pursued to improve the quality of life in Grand Junction.  This survey content was taken from initial public input in 
this planning process.   
 
Thank you for your participation. 

Information About You and Your Household 
 
It is very important that we know some details about your household to fully understand your needs. Please remember 
that this survey is CONFIDENTIAL and results will only be reported in aggregate. 
 
1. What is the ZIP code of your residence? 
 81501  81505  
 81503  81506 
 81504  81507 
     Other:  _______________________________ 

 
2. Which of these categories best describes your household? 
 Single, no children    Single with children at home  Single, children no longer at home (empty nester) 
 Couple, no children    Couple with children at home      Couple, children no longer at home (empty nester) 

 
3. What is your age? 
 Under 25  35 - 44  55 – 64  75 or over 
 25 - 34  45 – 54  65 - 74 

 
4. Including yourself, how many people in total typically live in your household? ________ 
 
5. Approximately how long have you lived in the City of Grand Junction?  

 ________ Years OR   Check here if less than a year 
 

The Challenges of COVID-19 
 
6.  What is the single-most long-term important impact you believe the COVID-19 pandemic may have on the future of 

parks and recreation facilities and services? 
  Funding will be less available in the future (budget implications) 
  Understanding parks and recreation is a good investment and has value to the community 
  Increase in user conflicts due to increased visitation 
  Increase in houseless/homeless population 
  Other (please specify): _____________________________________ 
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7. How satisfied has your household been with the overall quality of Grand Junction recreation programs/services, 
facilities, and events you have used in the 12 months (March 2019 to March 2020) prior to April 2020 (the start of the 
COVID-19 pandemic)? 

 NOT AT ALL 
SATISFIED 

   VERY 
SATISFIED 

HAVEN’T USED 
IN PAST 

 1 2 3 4 5 12 MONTHS 

City Parks  
      

Recreation Facilities       
Recreation Programs or Services       

Do you have any specific comments on your response to Question 7?  
____________________________________________ 

Current Facilities and Programs 

 
8. Please rate A): how important the following existing facilities and services are to your household, and then rate B): 

how they are meeting the needs of Grand Junction.  Please provide an answer to both A and B columns whether or 
not you have used the facility/program. 

   A) IMPORTANCE TO YOUR HOUSEHOLD B) MEETING THE NEEDS OF GJ RESIDENTS 

  
 NOT AT ALL 
 IMPORTANT  

 VERY 
 IMPORTANT 

DON’T 
KNOW 

NOT 
AT ALL  COMPLETELY 

DON’T 
KNOW 

Fill in two boxes per row 
(one each in column A and column B): 

1 2 3 4 5 x 1 2 3 4 5 x 

Bike/Skate parks (pump track, BMX track, etc.) 
            

Community/neighborhood parks 
            

Fruita Community Center 
            

Ice skating for recreation and hockey 
            

Indoor aquatic facility (pool) 
            

Indoor gyms (basketball, volleyball, pickleball) 
            

Indoor fitness center/room 
            

Open space/natural areas 
            

Outdoor aquatic facility (pool) 
            

Outdoor athletic courts (pickleball, basketball, 
tennis, etc.) 

            

Outdoor athletic fields (football, soccer, 
lacrosse) 

             

Outdoor athletic fields (baseball, softball) 
            

Playgrounds 
            

Recreation programs & activities  
            

River access and utilization 
            

Shade structures 
            

Special events and festivals 
            

Trails and pathways 
            

Therapy pool (warm water etc.) 
             

 
Other (specify):_________________ 

            

 
9. If you indicated any ratings of “1” or “2” (not meeting needs in Grand junction), what can we do to better serve the 

community? 
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 ____________________________________________________________________________________________________ 
10. What top three improvements are needed at existing facilities? (SELECT THREE ONLY) 
  Provision of shade 
 Trail work: expansions, replacements, upgrades 
  Splash parks/pads 
 Restoration of natural areas/open spaces 
 Aquatic therapy pool elements (i.e., lazy river, warm water pool) 
 Weed management 
 Outdoor exercise stations 
 Playground replacements and additions 
 Pump tracks 
  Other (please specify):_______________ 

 
11. What recreational programs or activities would you like to see the Parks and Recreation Department add or expand? 

Please select your top 5 choices. (SELECT FIVE ONLY) 
 Public ice skating 
 Recreation level sports for youth 
 Recreation level sports for adults 
 After-school youth programming  
 Summer camps for youth 
 Community gatherings (i.e., festivals, special events) 
 Programs held after 5 pm 
 Environmental education classes 

  Aquatic or physical therapy 
  Other: ___________________  

 

Future Facilities and Programs 
 
12. What new/additional parks, trails, open space, recreational facilities and amenities would you like to see provided? 

Check your top 5 choices. 
  Community center (indoor recreation and aquatic facilities) 
  Indoor ice arena 
  Indoor warm water leisure pool: lazy river, zero-depth entry 
 Trail connections and expansions 
 Natural areas and open space land(s) 
 Skate and bike park (can be used for biking, skateboarding, rollerblading, scootering) 
 Matchett Park (indoor facilities)  
 Neighborhood parks in new developments 
 Matchett Park (outdoor facilities; for soccer, lacrosse, football, softball, pickleball, basketball) 
 Pickleball courts 
 Splash pads 
 Picnic shelters 
 Indoor multi-use gymnasium(s) 
 Improving trees: Pruning, planting, removal, and maintenance of park and street trees 
 Tennis courts 
  Climbing wall(s) and bouldering features 
  Dog park 



                                                                                               
 
 

                                         

- 6 - 

  Other: ____________________________ 
 

13.  Did you use the Fruita Community Center in the past 12 months (March 2019 to March 2020) prior to the pandemic? 
   Yes (GO TO Q.14) 
         No (GO TO Q.16) 
 
14. (IF YES)  How frequently have you or do you use the Fruita Community Center in the past 12 months (March 2019 to 

March 2020) prior to the pandemic? 
 One to 3 times per year 
 4 to 6 times per year 
 7 to 12 times per year 
 More than 12 times per year 
 

15. Which amenities do you most frequently use in the Fruita Community Center?   
 

 ____________________________________________________________________________________________________ 
 
 ____________________________________________________________________________________________________ 

 

16. Are you using Grand Junction recreation facilities as frequently as you would like? 
 Yes (SKIP TO Q. 19)  No 

 
17. What keeps you from using the local parks and recreation programs/facilities as frequently as you would like? 

(CHECK ALL THAT APPLY) 

 Cost/user fees  Crowding/not enough space (such as: ) 

 Not aware of the programs/facilities offered  Too far away/inaccessible (explain: ) 

 Don’t have the programs I want (such as:  )  Hours of operation don’t work for me 

 Lack of facilities and amenities (such as:  )  Other:   
 
18. Do you have any comments on your response? 

______________________________________________________________________ 

19. In your opinion, how important is it to develop an indoor Community Center in the City of Grand Junction? 
 Very important 
 Somewhat important 
 Neutral/no opinion 
 Very low importance  
 Not at all important – I don’t feel that any additional community or recreation facilities are needed for my family or the 

community  
 

20. In your opinion, why did the April 2, 2019 ballot proposal for a Community Center fail, where 45% said yes and 55% 
said no? (CHECK ALL THAT APPLY) 
 Too costly 
 Not right location 
  Not needed 
  Too many other tax proposals on the same ballot 
  No sunset clause to the 0.39% sales tax increase 
  Would compete with private business 
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 Lack of support from the community 
  Other needs were higher and more pressing 
  More specifics were needed in the plan 
  Other (please specify): ____________________________ 

 
21. Matchett Park was identified as the site in the April 2019 

Community Center proposal that did not pass. Since then, 
through additional preliminary analysis, it has been learned that 
the 34-year-old Lincoln Park Outdoor Pool can be replaced with 
a full-service Community Center of the same size as the 
Community Center proposed at Matchett Park in 2019.  A 
Lincoln Park Community Center could be operated year round 
as opposed to three months, which is the case with the current 
outdoor pool. This new Lincoln Park Community Center with 
Indoor Pools could be built at the same site as the current 
Lincoln Park Outdoor Pool, and include a new, although smaller 
than current, Outdoor Pool next to the Community Center (see illustration).  Building at Lincoln Park would be less 
expensive than at Matchett Park because of the existing site infrastructure such as utilities, access roads, and 
parking (which would be expanded). The substantial investment required with a Community Center might make more 
sense in a more central location. If Lincoln Park is determined to be the best site for the Community Center, Matchett 
Park would still be developed for outdoor facilities similar to Canyon View Park.   
Given this background, what site do you prefer as the primary location for further evaluation of a potential 
Community Center? 
 Matchett Park         Lincoln Park         I need more information         I prefer another site 

 

Funding Sources 
 
22. In concept, what funding mechanisms would you support to fund the priorities fleshed out in the PROS Master Plan? 

(CHECK ALL THAT APPLY) 
 I do not support any additional resources to maintain and improve the Parks and Recreation system  
 Sales tax increase 
 Tax on sugary beverages 
 Property tax increase 
 Grants and fundraising 
 Program fees 
 Sales tax on some grocery items (most municipalities tax groceries with their sales tax; Grand Junction currently does not) 
 Tax on tobacco and vaping 
 Revenue from medical and recreational marijuana 

 
23. If a Community Center emerges as the top priority, which statement best describes your opinion regarding a tax 

increase to fund the construction, maintenance and operation of a Community Center (if funded, it would not open for 
at least 2 years)? 

 I would likely support a sales tax increase, which would be smaller than what was proposed in April 2019 
 I would likely NOT support a sales tax increase even if it was smaller than what was proposed in April 2019 
 I would need more detail regarding what exactly would be proposed and then make up my mind 
 

Communications 
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24. How effective is the City of Grand Junction at reaching you with information on parks and recreation facilities, 
services, and programs? 

 NOT AT ALL EFFECTIVE    VERY EFFECTIVE 
 1 2 3 4 5 
  

 
25. How do you currently receive information on parks and recreation facilities, services, and programs?  

(CHECK ALL THAT APPLY)
1)  Local media (e.g., TV, radio, newspaper) 
2)  City of Grand Junction website 
3)  GJ Parks & Rec. Activity Guide 
4)  At the recreation facility/program location 
5)  Social media (e.g., Facebook, Instagram, Nextdoor) 
6)  Email from the City such as newsletters 

7)  School email/newsletter 
8)  Billboard/street/bus banner 
9)  Word of mouth 
10)  Other (specify:   

  )



 

- 9 - 

 
26. What is the best way for you to receive information on parks and recreation facilities, services, 
and programs?   

Insert number from Question 25    ___________ 
 

About You and Your Household 
Just a few more questions about yourself to assist in classifying your responses . . . 
27. Please indicate your gender: 
 Male  Female  
 I prefer to identify as:   
 Prefer not to answer 

 

28. Are you a registered voter in the City of Grand Junction? 
  Yes    No 
 

29. Do you own a dog? 
  Yes    No 

 

30.  Are you of Hispanic, Latino or Spanish origin? 
  Yes    No 
 

31. What race do you consider yourself to be? (CHECK ALL THAT APPLY) 
 American Indian and Alaska Native 
 Asian  
 Black or African American 
 Native Hawaiian and Other Pacific Islander 
 White  
 Some other race 

 
32. Which of these categories best describes the total gross annual income of your household 

(before taxes)? 
 Under $25,000  $100,000 – 149,999 
 $25,000 – 49,999  $150,000 – 199,999 
 $50,000 – 74,999  $200,000 – 249,999 
 $75,000 – 99,999  $250,000 or more 
    Prefer not to respond 
 

33.  Do you have any additional comments or suggestions that you would like to offer regarding the 
future of parks and recreation in Grand Junction? 
 

                                                                                                                                                                  

   

                                                                                                                                                                  

   



 

 

 
Thank you for taking the time to share your opinions. 

Your input is of tremendous value in helping us plan for the future of parks and recreation 
opportunities in Grand Junction.  

 

 
 



GRAND JUNCTION CITY COUNCIL WORKSHOP SUMMARY 

October 5, 2020 

Meeting Convened:  p.m. in the City Hall Auditorium 44:0  

  

Meeting Adjourned: .m.p 7:05  

  

City Councilmembers present: Councilmembers Kraig Andrews, Chuck McDaniel, Phyllis Norris,  

Phil Pe’a, Anna Stout, Rick Taggart, and Mayor Duke Wortmann.  

 Staff present: City Manager Greg Caton, City Attorney John Shaver, Finance Director Jodi 

Welch, Budget Coordinator Linda Longenecker, Finance Supervisor Tatiana Gilbertson,  Matt 

Martinez, Shane O’Neal,   Public Works Director Trent Prall, Darren Starr, Senior Assistant to the 

City Manager Greg LeBlanc, Fire Chief Ken Watkins, Deputy Fire Chief Chris Angermuller, 

Utilities Director Randi Kim, Water Services Manager Mark Ritterbush, Parks & Recreation 

Director Ken Sherbenou, Community Development Director Tamra Allen, Police Chief Doug 

Shoemaker, Deputy Police Chief Matt Smith, Deputy Police Chief Mike Nordine, Financial 

Analyst Shay Harlow, Management Analyst Johnny McFarland, Visit Grand Junction Director 

Elizabeth Fogarty, Visit Grand Junction Administrative/Financial Analyst Kim Machado, and City 

Clerk Wanda Winkelmann. 

              

Mayor Wortmann called the meeting to order. 

  

Agenda Topic 1. Discussion Topics 

  

a.   Presentation of the City Manager’s 2021 Recommended Budget to City Council: Police 

Department, Parks & Recreation, Public Works & Solid Waste, General Services, Community 

Development, Water Utility, Visit Grand Junction, Fire Department  

 

The City won a Distinguished Budget Presentation Award by the Colorado Government Finance 

Officers Association.  City Manager Caton presented the City of Grand Junction Recommended 

Budget for 2021, which totals $199,988,627, a $39 million, or 24% increase from the 2020 

Adopted Budget of $158.7 million.   The increase is due to capital projects:  Transportation 

expansion projects funded by debt authorized by Voters in 2019; Utility infrastructure; and Fire 

Station 3 (25 ½ Road & Patterson) and Fire Station 8 (Southeast area).  

The General Fund is balanced with an operating surplus.  With the need for $2.5 million for Fire 

Station 3, only $952,438 of fund balance was required for this expenditure. 

The projected ending General Fund balance is $30 million, which is an $11.8 million and 65% 

increase from the 2017 Adopted General Fund Balance of $18.2 million.  The budget represents 
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the allocation of resources to achieve the goals identified in City Council’s adopted Strategic 

Plan. 

A break was called for at 5:50 p.m.  The Workshop resumed at 6:11 p.m. 

Mr. Caton discussed the Strategic Plan, Partnerships and Intergovernmental Relationships, 

Fiscal Responsibility, and 2021 Themes and Highlights.  Presentations were given from these 

major operating departments: 

• Police Department 

• Parks & Recreation 

• Public Works & Solid Waste 

• General Services 

• Community Development 

• Water Utility 

• Visit Grand Junction 

• Fire Department 

 

Agenda Topic 2. City Council Communication 

 

There was none. 

 

Agenda Topic 3. Next Workshop Topics 

 

The October 19 Workshop will be a Budget Overview for Economic Development, Capital, and 

Horizon Drive Business Improvement District. The Workshop will begin at 4:00 p.m. 

 

4. Other Business 

 

There was none.  

 

Adjournment 

  

The Workshop adjourned at 7:05 p.m.   

 



GRAND JUNCTION CITY COUNCIL 
 

SPECIAL SESSION MINUTES 
 

October 7, 2020 
 

The City Council of the City of Grand Junction, Colorado met in Special Session on 
Wednesday, October 7, 2020 at 4:30 p.m. in the 1st Floor Breakroom, City Hall, 250 North 5th 
Street.  Those present were Councilmembers Kraig Andrews, Chuck McDaniel, Phyllis 
Norris, Phil Pe’a, Anna Stout, Rick Taggart, and Mayor Duke Wortmann. 
 
Staff present for the Executive Session were City Manager Greg Caton, City Attorney John 
Shaver, Finance Director Jodi Welch, Grand Junction Economic Partnership Director Robin 
Brown, Public Works Director Trent Prall, and Community Development Director Tamra Allen. 
 
Executive Session #1 
 
Councilmember Norris moved to go into Executive Session: 
 
EXECUTIVE SESSION TO DISCUSS MATTERS THAT MAY BE SUBJECT TO 
NEGOTIATIONS, DEVELOPING STRATEGY FOR NEGOTIATIONS, AND/OR 
INSTRUCTING NEGOTIATORS PURSUANT TO COLORADO REVISED STATUTE 
24-6-402(4)(e)(I) REGARDING AN ECONOMIC DEVELOPMENT INCENTIVE FOR THE 
CONSTRUCTION OF LAS COLONIAS PLAZA ON PROPERTY(IES) LOCATED IN LAS 
COLONIAS BUSINESS PARK, NEAR RIVERFRONT DRIVE, GRAND JUNCTION, 
COLORADO 
 
Councilmember Pe’a seconded the motion.  Motion carried 5-0.   
 
The City Council convened into Executive Session at 4:31 p.m. 
 
Councilmember Andrews arrived at 4:34 p.m.  Councilmember Stout arrived at 4:35 p.m. 
 
Councilmember Stout moved to adjourn.  Councilmember Andrews seconded.  Motion 
carried unanimously.   
 
Executive Session #2A 
 
Councilmember Norris moved to go into Executive Session: 
 
EXECUTIVE SESSION TO DISCUSS MATTERS THAT MAY BE SUBJECT TO 
NEGOTIATIONS, DEVELOPING STRATEGY FOR NEGOTIATIONS, AND/OR 
INSTRUCTING NEGOTIATORS PURSUANT TO SECTIONS 24-6-402(4)(e)(I) AND 
24-6-402(4)(a) OF COLORADO'S OPEN MEETINGS LAW RELATIVE TO:  
 

A) A POSSIBLE PURCHASE(S) OF REAL PROPERTY(IES) FOR AND IN 
ANTICIPATION OF TRANSPORTATION IMPROVEMENT PROJECT(S), THE EXACT 
LOCATION OF WHICH WILL REMAIN CONFIDENTIAL AS DISCLOSURE WOULD 
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COMPROMISE THE PURPOSE FOR WHICH THE EXECUTIVE SESSION IS 
AUTHORIZED AS ALLOWED BY SECTION 24-6-402(4) OF COLORADO'S OPEN 
MEETINGS LAW  

 
Councilmember Andrews seconded the motion.  Motion carried unanimously.   
 
The City Council convened into Executive Session at 5:10 p.m. 
 
Councilmember Pe’a moved to adjourn.  Councilmember Taggart seconded.  Motion carried 
unanimously.   
 
Clerk’s Note:  Executive Session #2A adjourned at 5:25 p.m.  City Council adjourned to the 
Regular City Council meeting at 5:31 p.m. and that meeting adjourned at 6:44 p.m. 
 
Executive Session #2B 
 
Councilmember Norris moved to go into Executive Session: 
 
EXECUTIVE SESSION TO DISCUSS MATTERS THAT MAY BE SUBJECT TO 
NEGOTIATIONS, DEVELOPING STRATEGY FOR NEGOTIATIONS, AND/OR 
INSTRUCTING NEGOTIATORS PURSUANT TO SECTIONS 24-6-402(4)(e)(I) AND 
24-6-402(4)(a) OF COLORADO'S OPEN MEETINGS LAW RELATIVE TO:  
 

B) A POSSIBLE PURCHASES(S) OF REAL PROPERTY(IES) FOR AND IN 
ANTICIPATION OF A POSSIBLE HOUSING PROJECT THE EXACT LOCATION OF 
WHICH WILL REMAIN CONFIDENTIAL AS DISCLOSURE WOULD COMPROMISE 
THE PURPOSE FOR WHICH THE EXECUTIVE SESSION IS AUTHORIZED AS 
ALLOWED BY SECTION 24-6-402(4) OF COLORADO'S OPEN MEETINGS LAW 

 
Councilmember Pe’a seconded the motion.  Motion carried unanimously.   
 
The City Council convened into Executive Session at 6:53 p.m. 
 
Councilmember Andrews moved to adjourn.  Councilmember Pe’a seconded.  Motion carried 
unanimously.   
 
 
The meeting adjourned at 7:12 p.m. 
 
 
 
Wanda Winkelmann 
City Clerk 
 



GRAND JUNCTION CITY COUNCIL 
MINUTES OF THE REGULAR MEETING 

 
October 7, 2020 

 
Call to Order, Pledge of Allegiance, Moment of Silence 
 
The City Council of the City of Grand Junction convened into regular session on the 7th day of 
October 2020 at 5:31 p.m. Those present were Councilmembers Kraig Andrews, Chuck 
McDaniel, Phyllis Norris, Phillip Pe'a, Anna Stout, Rick Taggart, and Council President Duke 
Wortmann.  
 
Also present were City Manager Greg Caton, City Attorney John Shaver, City Clerk Wanda 
Winkelmann, and Deputy City Clerk Selestina Sandoval. Council President Wortmann called 
the meeting to order and student Iralind Hayworth led the Pledge of Allegiance which was 
followed by a moment of silence. 
 
Citizen Comments 
 
Bruce Lohmiller spoke of the Laurel House, concerns with the Veteran's Administration, and 
running for U.S. Senate. 
 
Patrice Whistler, Curtis Comeau, and Raymond Plieness spoke of 1,285 petitions they 
submitted to Council for open space in the Redlands 360/Easter Hill Area.    
 
Travis Brewer spoke about the need for barriers around canals to protect children and pets.  
He is a part of a group that has started collecting funds for a project named Addie’s Fence. 
 
Iralind Hayworth spoke of the importance of canal safety and what she is doing to help this 
cause at Grand Junction High School. 
 
Proclamations 

  
Proclaiming October 4 -10, 2020 as Fire Prevention Week in the City of Grand Junction  
 
Councilmember Pe'a read the proclamation and Fire Chief Ken Watkins was present to accept 
it.  
 
Proclaiming October 2020 as Arts and Humanities Month in the City of Grand Junction  
 
Councilmember Stout read the proclamation and Commission on Arts and Culture Chair 
Donna Fullerton was present to accept it.  
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Certificates of Appointment to the Planning Commission and Zoning Board of Appeals  
 
Councilmember Andrews addressed the Certificates of Appointment to the Planning 
Commission and Zoning Board of Appeals. 
 
City Manager Report  
 
City Manager Caton spoke of a celebration on October 16, 2020 merging Food Truck Fridays 
and the completion of the new Lunch Loop Trailhead.  
 
Council Reports  
 
Councilmember Stout gave an update of the Grand Valley Task Force (working groups are still 
collaborating and will come together in January to update of progress).  
 
Councilmember Andrews attended a check presentation where Spectrum awarded $4,000 and 
84 safe and healthy home kits to Mesa County Partners.  
 
Councilmember McDaniel gave a report on the Persigo Agreement Task Force.  
 
Council President Wortmann spoke of the budget. 
 
CONSENT AGENDA 
 
Councilmember Andrews moved to adopt Consent Agenda items 1-3. Councilmember Pe'a 
seconded the motion. Motion carried by unanimous voice vote. 
 
1. Approval of Minutes 

 
a. Summary of the September 14, 2020 Workshop 
 
b. Minutes of the September 16, 2020 Regular Meeting 
 
c. Minutes of the September 14, 2020 Executive Session 

 
2. Set Public Hearings  

 
a. Legislative  

 
i. Introduction of an Ordinance Amending Chapter 2 of the Grand Junction 
   Municipal Code Regarding Campaign Violations and Set a Public Hearing 
   for October 21, 2020 
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b. Quasi-judicial 
 
i. Introduction of an Ordinance Amending the Comprehensive Plan Future 

Land Use Designation for a Property of 4.55 Acres Located at 2515 
Riverside Parkway from Business Park Mixed Use to Commercial and 
Introduction of an Ordinance Rezoning Said Property from CSR (Community 
Services and Recreation) to C-2 (General Commercial) and Set a Public 
Hearing for October 21, 2020 
 

ii. Introduction of an Ordinance Zoning the Airport North Boundary Annexation,  
Approximately 187.69 Acres to a City Planned Development - PAD (Planned 
Airport Development) and Amending the Outline Development Plan (ODP), 
Located Generally at the Northern Edge of the Grand Junction Regional 
Airport, Parcels 2701-113-00-002 and 2705-154-00-003, and Set a Public 
Hearing for October 21, 2020 

 
iii. Introduction of an Ordinance Amending the Planned Development (PD)  

Zoning Ordinance and Development Plan for the North Seventh Street Historic 
Residential District to Add Allowed Uses on the Property Located at 535 North 
7th Street, and Set a Public Hearing for October 21, 2020 

 
iv. Introduction of an Ordinance to Rezone 8.24 Acres from R-O (Residential  

Office) to BP (Business Park) Located at 1405 Wellington Avenue and Set a 
Public Hearing for October 21, 2020 

 
REGULAR AGENDA 
 
An Ordinance Approving the Assessable Cost of the Improvements Made in 
and for Alley Improvement District No. ST-20 
 
Alley Improvement Districts are formed in partnership with property owners after a majority 
of owners petition the City for the district and corresponding alley improvements. The cost is 
then shared between the property owners and the City.  
 
The alley running East to West from 10th to 11th Street, between Pitkin Avenue and Ute 
Avenue has been improved under this structure. The ordinance approves the assessable 
costs to the property owners and real property.  
 
Public Works Director Trent Prall presented this item.  
 
The public hearing opened 6:08 at p.m.  
 
There were no comments. 
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The public hearing closed at 6:08 p.m.  
 
Councilmember McDaniel moved to adopt Ordinance No. 4957, an Ordinance Approving the 
Assessable Cost of the Improvements Made in and for Alley Improvement District No. ST-
20, in the City of Grand Junction, Colorado, Pursuant to Ordinance No. 178, Adopted and 
Approved the 11th Day of June, 1910, as Amended; Approving the Apportionment of Said 
Cost to Each Lot or Tract of Land or Other Real Estate in Said Districts; Assessing the Share 
of Said Cost Against Each Lot or Tract of Land or Other Real Estate in Said Districts; 
Approving the Apportionment of Said Cost and Prescribing the Manner for the Collection and 
Payment of Said Assessment. Councilmember Pe'a seconded the motion. Motion carried by 
unanimous roll call vote. 
 
A Resolution to Authorize $7 Million Loan Contract with the Colorado Water 
Conservation Board for the Purdy Mesa Flowline Replacement Project 
 
The Purdy Mesa Flowline is a water supply pipeline of approximately 17.5 miles between the 
City’s watershed on the Grand Mesa and the City’s Water Treatment Plant in Orchard Mesa. 
It is the primary structure that conveys raw water from the Juniata Reservoir to the water 
treatment plant. The Purdy Mesa Flow Line was originally constructed in 1955 of 18-inch 
and 20-inch diameter steel pipe. Steel pipe is subject to corrosion and water line breaks, 
particularly in corrosive soils like we have in the vicinity of the Purdy Mesa Flow Line. The 
average useful life of steel water pipelines is 50 years and the Purdy Mesa Flow Line has 
exceeded its useful life. While portions of the flow line were lined with mortar in 1968 to 
extend the service life, the exterior of the pipeline is still subject to corrosion which can lead 
to waterline breaks. 
 
Utilities Director Randi Kim presented this item.  
 
City Attorney Shaver noted the 5th paragraph of the resolution speaks to the section of the 
Colorado Constitution that specifically exempts this kind of debt from requiring voter 
approval.   
 
Discussion ensued regarding the loans that are currently outstanding, pledged revenues, 
and base rate increases covering the debt servicing of the loan.   
 
The floor was opened for public comment at 6:18 p.m. 
 
There were no public comments. 
 
Councilmember Pe’a moved to adopt Resolution No. 62-20, a resolution authorizing the City 
Manager to enter into a contract with the State of Colorado, Colorado Water Conservation 
Board for a loan in the amount of $7,070,000.00 for the construction of the Purdy Mesa 
Flowline Replacement Project; to perform and observe all contractual terms, conditions, and 
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obligations; and pledge the revenues of the Water Enterprise Fund to assure repayment of 
the loan. Councilmember Norris seconded the motion. Motion carried by unanimous roll call 
vote. 
 
A Resolution Supporting Ballot Measure 2A 
 
The City Council has referred a question to the November 3, 2020 election ballot asking the 
City electors to consider lifting the revenue limitation imposed on the City by the 1992 
Taxpayers Bill of Rights (TABOR Amendment) and approving the use of those funds for City 
services and projects. The ballot question is known as Measure 2A and a copy of Measure 
2A is included with the agenda materials.  
 
Currently funds above the TABOR limit are being used to pay for transportation improvement 
projects and if 2A is approved those projects will continue; however, voter support of 2A will 
also allow the TABOR funds, without an increase in taxes or debt, to be retained and spent 
on other City projects and services. Measure 2A does not repeal TABOR. Instead it asks 
that the City not be burdened by an artificial capping of revenue. That cap may create 
substantial financial problems for the City and in turn hinder it from meeting service demands 
after the COVID-19 economic downturn.  
 
City Attorney John Shaver was present to answer questions from Council.  
 
Discussion ensued regarding alternate language, an overview of what this proposal is (a 
referred measure to lift the cap of revenue and spending limitations of the TABOR 
Amendment in response to how the COVID-19 Pandemic has impacted the City of Grand 
Junction), edits to the verbiage included in the resolution, next steps, and the lack of a 
sunset provision.  
 
The floor was opened for public comment at 6:32 p.m.  
 
There were no comments. 
 
Councilmember Andrews moved to adopt Resolution No. 63-20 as amended, a Resolution 
Supporting Ballot Measure 2A. Councilmember Pe'a seconded the motion. Motion carried by 
roll call vote with Councilmember Stout voting no. 
 
Councilmember McDaniel expressed concern about educating the public on this ballot 
measure and proposed some ideas on how to make citizens aware of this item. 
Non-Scheduled Citizens & Visitors 
 
Stephanie Vasconez spoke about Random Acts of Kindness and how to share acts to social 
media and 211. 
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Other Business 
 
Councilmember Stout spoke of community concerns and Council's position against violence or 
threats against community members. 
 
Adjournment 
 
The meeting adjourned at 6:44 p.m. 
 
 
 
 
 
______________________________ 
Wanda Winkelmann, MMC 
City Clerk 



Grand Junction City Council

Regular Session
 

Item #2.a.i.
 

Meeting Date: October 21, 2020
 

Presented By: Lance Gloss, Senior Planner
 

Department: Community Development
 

Submitted By: Lance Gloss, Senior Planner
 
 

Information
 

SUBJECT:
 

An Ordinance Amending the Comprehensive Plan Future Land Use Designation for a 
Property of 4.52 Acres Located at 2515 Riverside Parkway from Business Park Mixed 
Use to Commercial and an Ordinance Rezoning Said Property from CSR (Community 
Services and Recreation) to C-2 (General Commercial) Staff Presentation
 

RECOMMENDATION:
 

Planning Commission heard this item at their September 22, 2020 meeting and voted 
(6-0) to recommend of approval of the request.
 

EXECUTIVE SUMMARY:
 

The Applicant, STGC Holdings, LLC, is requesting both a Comprehensive Plan 
Amendment and a Rezone for a 4.55-acre property located at 2515 Riverside Parkway. 
The first request is to the amend the Comprehensive Plan Future Land Use 
designation for this property from Business Park Mixed Use to Commercial. The 
second request is to Rezone the same property from a CSR (Community Services & 
Recreation) zone district to a C-2 (General Commercial) zone district in anticipation of 
future retail development. The requested C-2 zone district is not consistent with the 
existing Comprehensive Plan Future Land Use Map designation of Business Park 
Mixed Use but does work to implement the proposed designation of Commercial. 
 

BACKGROUND OR DETAILED INFORMATION:
 

BACKGROUND
The 4.55-acre subject property is situated between the Colorado River and Riverside 
Parkway, due west of the Rimrock shopping complex. The property, which is Lot 1 of 

https://www.youtube.com/watch?v=f1NZXoGFUgA&feature=youtu.be
https://www.youtube.com/watch?v=f1NZXoGFUgA&feature=youtu.be
https://www.youtube.com/watch?v=f1NZXoGFUgA&feature=youtu.be


the Ice Skating Subdivision, currently contains one indoor entertainment structure of 
approximately 36,684 square feet that was built in 2006 and has since been used as an 
indoor ice-skating rink. The property was annexed into the city limits in 2001 as part of 
the C&K Annexation. 

The property was developed as an ice-skating rink in 2006 (City file no. SPR-2004-268) 
At the time of development, landscaping was not properly installed in connection with 
that site plan review and construction. The landscaping installation was disrupted for 
two primary reasons: the economic hardships associated with the Great Recession; 
and, improvements carried out by the City for Riverside Parkway. As the Parkway’s 
construction required substantial disturbance of the areas of the site nearest the right-
of-way, as well as the right-of-way itself which was originally approved to be 
landscaped in conjunction with the ice-skating rink by the property owner, the City 
allowed the improvements to be delayed but not foregone. A Certificate of Occupancy 
was issued at that time. 

When landscaping improvements were not constructed by the property owner after the 
completion of the Riverside Parkway project as had been agreed, the City issued a 
Notice of Deficiency (Mesa County Reception No. 2592138, Bk. 5227, Pg. 71). The 
Notice set the condition that “use of the property is restricted until such deficiencies are 
cured, and that planning clearances, occupancy permits and/or other land use permits 
will not be granted by the City of Grand Junction without completion of the 
improvements described previously.” The existence of this outstanding deficiency led to 
a delay in the processing of this request, as a primary criterion for any land-use 
recommendation or decision by the Planning Commission and City Council, per GJMC 
21.02.080(d)(3) on General Approval Criteria, requires that the property meet 
“conditions of any prior approvals.”

The Applicant was therefore given the option of constructing all required landscaping 
per the 2004 Site Plan approval as described in the exhibits, or otherwise to provide 
financial assurances for the construction of the required improvements. The Applicant 
has agreed to, and signed, a promissory note to this effect, taking financial liability for 
plantings and irrigation required by the Zoning and Development Code and 
corresponding to the approved site plan. The promissory note establishes, in the 
opinion of staff, adequate security to ensure the proposal's adherence to approval 
criteria.

Additional context is relevant to the request Comprehensive Plan Future Land Use Map 
amendment. The Future Land Use Map identifies the property as Business Park Mixed 
Use and applies the same designation to three properties to the south of the subject 
property, two of which are in industrial use. Adjacent to the north and west are 
properties under a Conservation Future Land Use, consisting largely of natural areas 
associated with the Colorado River. The proposed Commercial land use designation is 



currently in place for properties adjacent to the subject property to the east across 
Riverside Parkway, including nearly all of the property bounded by Riverside Parkway 
and Highway 6&50 from 1st Street to Redlands Parkway. The proposed C-2 Zone 
District is not a zone district that implements the Business Park Mixed Use Future Land 
Use designation. However, the proposal for the rezone is being concurrently reviewed 
alongside a proposal to amend the Comprehensive Plan Future Land Use Map 
designation for this property to Commercial. In addition to C-2, the following zone 
districts would also work to implement the proposed Commercial designation.

a. R-O (Residential Office)
b. B-1 (Neighborhood Business) 
c. C-1 (Light Commercial)
d. MU (Mixed Use)

Concerning the rezoning request, the purpose of the existing CSR (Community 
Services & Recreation) zone district is to provide public and private recreational 
facilities, schools, fire stations, libraries, fairgrounds, and other public/institutional uses 
and facilities. The district would include open space areas, to prevent environmental 
damage to sensitive areas, and to limit development in areas where police or fire 
protection, protection against flooding by stormwater, or other services or utilities are 
not readily available. The CSR district would include outdoor recreational facilities, 
educational facilities, open space corridors, recreational, nonvehicular transportation 
and environmental areas and would be interconnected with other parks, trails and other 
recreational facilities. (See GJMC 21.03.070(f)(1)). On the other hand, the purpose of 
the C-2 (General Commercial) zone district is to provide for commercial activities such 
as repair shops, wholesale businesses, warehousing and retail sales with limited 
outdoor display of goods and even more limited outdoor operations (See GJMC 
21.03.070(e)(1)). As specified in the Grand Junction Municipal Code, the C-2 zone 
district is appropriate in areas well served by transportation infrastructure and that are 
intended for commercial activity with limited outdoor display and operations.

Finally, it should be noted that the current land-use for the property, which is indoor 
entertainment and specifically a privately-operated ice-skating rink, is an allowed use 
under both current and proposed zoning. Thus, the rezone request has no specific 
relevance to the ability of the ice-skating rink to continue or expand existing 
operations. 

NOTIFICATION REQUIREMENTS
A Neighborhood Meeting regarding a proposed rezone request and Comprehensive 
Plan was required in accordance with Section 21.02.080 (e) of the Zoning and 
Development Code. The Neighborhood Meeting was held at the subject property 
following proper notice on Thursday, July 16, 2020. No members of the public 



attended. 

Notice was completed consistent with the provisions in Section 21.02.080 (g) of the 
Zoning and Development Code. The subject property was posted with an application 
sign on July 24, 2020. Mailed notice of the public hearings before Planning 
Commission and City Council in the form of notification cards was sent to surrounding 
property owners within 500 feet of the subject property on August 28, 2020. The notice 
of this public hearing was published September 1, 2020 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:

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

The 2010 Comprehensive Plan includes a Future Land Use Map which identifies this 
property as Business Park Mixed Use. The Applicant is requesting a Future Land Use 
designation of Commercial to allow for a range of retail and other commercial uses. 

The original premise for the Business Park Mixed Use Future Land Use designation for 
the properties was essentially that portions of the area southwest of Riverside Parkway 
would develop as a transition between the conservation, commercial, and industrial 
uses that converge there. This vision has simply not materialized with a substantial 
development of the type encouraged by the Business Park Mixed Use Future Land 
Use. Instead, the commercial areas to the northeast of the subject property have 
retained a suburban shopping complex form and use; the properties to the southeast 
have remained in an unenhanced industrial status; and the conservation properties to 
the north and west have remained natural areas with a multimodal trail connection. 
However, this lack of development along the envisioned trajectory of Business Park 
Mixed Use does not constitute a subsequent event that might invalidate the original 
premise; rather, the conditions that led to the original premise are still in place.
 
Staff thus finds that this criterion is not met.

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

The character and conditions of the area have been most significantly impacted by the 
recent construction of Riverside Parkway, completed in 2009. That event occurred prior 



to the adoption of the Comprehensive Plan Future Land Use Map and its current 
designation of Business Park Mixed Use for that property such that Riverside Parkway 
was already considered by the Plan in its current form. In the immediate vicinity of the 
subject property, the only major changes to character and condition since the adoption 
of the comprehensive Plan in 2010 were the construction of Lowes on the other side of 
Riverside Parkway, to which there is no direct pedestrian or automobile connection, 
and the ongoing construction of the Base Rock apartment complex, to which there is 
also no direct pedestrian or automobile connection. No other change has occurred to 
make the proposed designation more consistent with the Plan than the current 
designation already is.

Staff therefore finds that this criterion is not met.

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

The subject property is advantaged by its location near to major transportation and 
utility infrastructure. The site is well-served by Riverside Parkway, including by access 
improvements specifically serving the site; in this sense, it is a clear candidate for 
further commercial development. All major utilities are already serving the site with no 
known challenges. The site is also advantaged in that is near to the natural area 
amenities of the Colorado River and the Colorado Riverfront Trail, but is separated 
from the 500-year floodplain of the river by a large grade change that has been 
reinforced to support the trail. It is apparent that, in all major respects, the site is well-
served to by public and community facilities necessary for the range of uses allowed 
under a Commercial Future Land Use designation. 

Based on the provision and concurrency of public utilities and community facilities to 
serve the proposed Future Land Use, 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

Many of the community’s major retail areas—including portions of I-70B, Highway 50 in 
Orchard Mesa, and the Horizon Drive Business District—are within the Commercial 
land use designation creating a significant inventory of property with this designation. 
However, there is an evident lack of property with a Commercial Future Land Use 
directly accessible from Riverside Parkway, particularly west of downtown. There are 
no properties under the Commercial designation along the Parkway from 5th Street to 
Redlands Parkway. However, the overall abundance of property with a Commercial 
Future Land Use within a one-mile radius of the site clearly leads to the conclusion that 
there is not an inadequate supply of similarly designated land within the community.



Therefore, staff finds that this criterion is not met.  

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

The greatest benefit to be derived from the requested changes is the potential to 
support future commercial growth along Riverside Parkway west of downtown, and to 
propel the redevelopment of properties along the Parkway as has not occurred over the 
decade under the existing Future Land Use Map. A re-designation from Business Park 
Mixed Use would allow the requested C-2 zone district but allow for the property to 
rezone to MU (Mixed Use) and/or C-1 (Light Commercial), allowing for the coexistence 
of residential and commercial uses on a single property, which would currently be 
possible only through an R-O (Residential – Office) zone district. 
The community will also derive benefits from the general expansion of commercial 
opportunities along Riverside Parkway. Though there are numerous Commercial 
properties to the east of the subject property in the Rimrock shopping area and along 
the State Highway 6&50 Corridor, none of these can be directly accessed from 
Riverside Parkway due largely to the presence of the railroad tracks along the 
northeast side of the Parkway. Riverside Parkway between Grand Avenue and 
Redlands Parkway is significantly isolated from adjacent areas because of the lack of 
automobile and multimodal connections (along this segment of Riverside Parkway, 
there is only one such connection at 25 Road). The proposed change to the Future 
Land Use Map would contribute to remedying this lack of commercial property along 
the Parkway.

Thus, staff finds that both the community and area would derive benefits from the 
proposed amendment and thus has found this criterion is met. 

The proposed amendments implement the following guiding principle, goals and 
policies:

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

Goal 1: To implement the Comprehensive Plan in a consistent manner.

Policy C: The City will make land use decisions consistent with the goal of supporting 
and encouraging the development of centers. 

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

Policy A: To create large and small “centers” throughout the community that provide 



services and commercial areas.

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

Policy F: Encourage the revitalization of existing commercial and industrial areas.

Rezone
Rezoning of the property to C-2 (General Commercial) is not aligned with the current 
Comprehensive Plan Future Land Use designation of Business Park Mixed Use, but 
the proposed rezone is aligned with the proposed Future Land Use designation of 
Commercial, per the Comprehensive Plan Amendment request described above.

The criteria for review of a rezone application is set forth in Section 21.02.140(a). The 
criteria provide that 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 rezone criteria.   

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

The existing CSR (Community Services & Recreation) zoning was applied to the 
property in 2001 as the zone of annexation (Ordinance 3353) for the C&K Annexation. 
Several properties to the north and west are also zoned CSR, all of them associated 
with the Colorado River and related natural areas. The subject property is the only CSR 
zoned property in that vicinity to have developed a structure or that is used for 
purposes other than conservation. However, the CSR zone is intended to 
accommodate a range of public services not limited to open space and conservation, 
including public and private recreational facilities, various civic and public safety uses, 
and limited resource extraction. No event has taken place since 2001 that could 
reasonably be construed as invalidating the applicability or desirability of the CSR zone 
district for the subject property. The construction of Riverside Parkway has improved 
access to the subject property and certainly enhances the conditions for zoning other 
than CSR for the site. However, while improved access via Riverside Parkway makes 
zoning other than CSR increasingly viable, it does not eliminate the need to retain CSR 
zoning along stretches in the vicinity of the Colorado River for the purposes of 
conservation and public amenities. Alternatively, the possible closure of Glacier Ice 
Arena in the near future may seem to suggest that the site necessitates rezoning, as 
one might interpret the closure as indication that the site cannot effectively support a 
public amenity as allowed in a CSR zone district. However, the possible closure of 
Glacier Ice Arena cannot be seen as invalidating the original premises for the CSR 
zoning, as that original zoning decision predates the existence of the ice-skating 
business.



Staff thus finds that this criterion is not met.
  
(2)    The character and/or condition of the area has changed such that the amendment 
is consistent with the Plan; and/or

The construction of the Riverside Parkway—while not invalidating the relevance or 
need for conservation, recreation, public facilities, or similar uses—has significantly 
altered the character of the area since it was constructed in 2009. The improved 
access and connectivity provided by the Parkway makes the subject property and other 
nearby properties good candidates for commercial zoning. This accords with the 
Comprehensive Plan, which calls for the efficient use of transportation infrastructure 
and the concentration of commercial and industrial uses. The proposed C-2 zoning 
would represent a logical progression of the property toward a more intense 
commercial use that accords with its improved accessibility and its proximity to the 
existing commercial areas east of the Parkway.

Staff therefore finds that this criterion is met.

(3)    Public and community facilities are adequate to serve the type and scope of land 
use proposed; and/or 
 
Adequate public and community facilities and services are available to the property and 
are sufficient to serve land uses associated with the C-2 zone district. The subject 
property is advantaged by its position in the City’s historical and present-day core, 
where services and utilities exist and where new development poses fewer demands 
for upgrades to primary utilities. City Sanitary Sewer, City Storm Sewer, and Ute Water 
lines are located adjacent Riverside Parkway. The property is also served by Grand 
Valley Irrigation District, 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. The subject property is also well served by both multimodal and automobile 
transportation facilities, namely the Colorado Riverfront Trail which crosses the 
property and Riverside Parkway, from which the property takes direct access. In 
general, staff has finds that public and community facilities are adequate to serve the 
type and scope of the commercial land use(s) proposed. 

As such, staff finds 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

C-2 (General Commercial) zoning is one of the most common non-residential zone 
districts in the city and in the City Center, with an abundance of C-2 zoned properties 
east of Riverside Parkway in the Rimrock shopping area. Several of those C-2 



properties east of the subject property are vacant or underutilized. However, there is no 
C-2 zoning that can be directly accessed from Riverside Parkway between Grand 
Avenue and Redlands Parkway, such that this principal arterial is largely without retail 
or other commercial services.

Generally, staff thus finds this criterion is not met.  

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

The community and area will benefit from this proposed rezone request by creating the 
potential for medium- and high-intensity commercial development at a location in the 
City Center already well-served by transportation infrastructure and utilities. Residents 
of the lower Redlands, Downtown, and other nearby neighborhoods such as El Poso 
and Riverside with direct access to the Riverside Parkway will benefit from the direct 
accessibility of a commercial area from the Parkway. The property’s rezoning and 
further development can also be reasonably expected to propel further commercial 
development along Riverside Parkway and may contribute to the more efficient use of 
nearby vacant and underdeveloped properties. The community and area will also 
benefit from the potential for further development of this site including the completion of 
long-delayed landscaping improvements described above. 

Therefore, staff finds that this criterion is met.

The rezone criteria provide the City must also find the request is consistent with the 
vision, goals and policies of the Comprehensive Plan. Staff has found the request to be 
consistent with the following goals and policies of the Comprehensive Plan:

Goal 1 / Policy A:  Land use decisions will be consistent with Future Land Use Map.

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

Policy A:  To create large and small “centers” throughout the community that provide 
services and commercial areas.

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

Goal 12:  Being a regional provider of goods and services the City will sustain, develop 
and enhance a healthy, diverse economy.

Recommendations and Findings of Fact



After reviewing the request for approval to amend the Comprehensive Plan Future 
Land Use Map (File no. CPA-2020-419), from a Business Park Mixed Use Future Land 
Use designation to a Commercial Future Land Use designation, and the request to 
rezone (File no. RZN-2020-418) from CSR (Community Services & Recreation) to C-2 
(General Commercial) a property of 4.55 acres located at 2515 Riverside Parkway, the 
following findings of fact have been made:

On the request for an amendment to the Comprehensive Plan, the following findings of 
fact have been made:

1) The request has met one or more of the criteria in Section 21.02.130(c)(1) of the 
Zoning and Development Code.

2) The request is consistent with the vision, goals and policies of the Comprehensive 
Plan. 

On the request for rezoning, the following findings of fact have been made:

1) The request has met one or more of the criteria in Section 21.02.140 of the Zoning 
and Development Code.

2) The request is consistent with the vision (intent), goals and policies of the 
Comprehensive Plan. 

Therefore, the Planning Commission recommended approval of the request.
 

FISCAL IMPACT:
 

This land use action does not have any direct fiscal impact.  Subsequent actions such 
as future development and related construction may have direct fiscal impact 
depending on the type of use.
 

SUGGESTED MOTION:
 

I move to (adopt/deny) Ordinance No. 4958, an Ordinance approving a Comprehensive 
Plan Amendment request from a Business Park Mixed Use Future Land Use 
designation to a Commercial Future Land Use designation for a 4.55-acre parcel, 
located at 2515 Riverside Parkway, on final passage and order final publication in 
pamphlet form.

I move to (adopt/deny) Ordinance No. 4959, an Ordinance approving a Rezone request 
from a CSR (Community Services & Recreation) zone district to a C-2 (General 
Commercial) zone district for a 4.55-acre parcel, located at 2515 Riverside Parkway, on 
final passage and order final publication in pamphlet form.
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2. Existing Future Land Use Map
3. Existing Zoning
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8. Planning Commission Minutes - 2020 - September 22 - Glacier Ice Arena CPA 

and Rezone
9. Draft Comprehensive Plan Amendment Ordinance
10. Draft Zoning Ordinance
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Glacier Ice Arena 
Rezone 

July 21, 2020 
General Project Report 

 
 
Project Overview 
STGC presently owns 4.52 acres located at 2515 Riverside Parkway.  This parcel is 
currently zoned CSR with a land use designation of Business Park Mixed Use.  We are 
pursuing a rezone to C-2 as well as a Comprehensive Plan Amendment to the land use 
designation of Commercial. 
 
There is an existing +/- 37500 SF ice rink building on site.  The property is abutting the 
Riverside Parkway and commercial development to the east, Riverside Parkway and 
commercial development to the north, Colorado River to the, and vacant land abutting the 
south.  
 
The Future Land Use Plan promotes Business Park Mixed Use on this property.  Business 
Park Mixed Use does not support a zone of C-2, so because of adjacency, we are also 
pursuing a Comprehensive Plan Amendment to Commercial.  
 
A. Project Description 
Location and Site Features  
• The parcels are located at 2515 Riverside Parkway.    
• There is a combined sewer main in Riverside Parkway. 
• Surrounding land use /zoning is vacant land to the west (Colorado River) zoned CSR; 

vacant land to the south zoned I-2 in the county; commercial development (C-2) to 
the east; and commercial development (C-2) to the north. 

• There are currently two curb cuts to the property from Riverside Parkway.  One on 
the north corner and one on the southeast corner. 

• The site is very flat, currently sloping southwest with a grade variation of 4 feet.  
 

Existing Zoning 
• This parcel is currently zoned CSR. 
• As noted there is C-2 across Riverside Parkway to the east; to the south is I-2 (in the 

county); to the north is C-2; and to the west is CSR. 
• The proposed plan rezones the property to C-2 along with a Comprehensive Plan 

Amendment to Commercial. 
 

B. Public Benefit: 
• Redevelopment aiming for better use of the property that can provide an economic 

return to the community; 
 
C. Neighborhood Meeting 
A Neighborhood Meeting was held on Thursday, July 16th on site, but no adjacent 
neighbors attended. 
 
D.  Project Compliance, Compatibility, and Impact 
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1. Adopted Plans and/or Policies  
The Future Land Use Plan; the Land Development Code. 
2. Surrounding Land Use 
Surrounding land use /zoning is vacant land to the west (Colorado River) zoned CSR; 
vacant land to the south zoned I-2 in the county; commercial development (C-2) to the 
east; and commercial development (C-2) to the north. 
3. Site Access and Traffic 
There are currently two curb cuts to the property from Riverside Parkway.  One on the 
north corner and one on the southeast corner. 
4 & 5. Availability of Utilities and Unusual Demands 
There is a combined sewer main in Riverside Parkway. 
Storm Sewer is provided by the City of Grand Junction via Riverside Parkway.   
6. Effects On Public Facilities 
This will have expected, but not unusual impacts on the fire department, police 
department, and the public school system.   
7. Site Soils N/A 
8. Site Geology and Geologic Hazards N/A 
9. Hours of Operation    N/A  
10. Number of Employees    N/A  
11. Signage Plans   N/A 
12. Irrigation   N/A  
 
E.  Development Schedule and Phasing 
• Submit rezone  - July 2020 
      



Legal Description 
 
LOT 1 ICE SKATING SUBDIVISION SEC 10 1S 1W - 4.55AC 
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2019 Aerial Photo















 

Glacier Ice Arena – Comprehensive Plan Amendment and Rezone                                                      
File # CPA-2020-419; RZN-2020-418 | Item can be viewed at 15:30 
Consider a request by STGC Holdings, LLC to amend the Comprehensive Plan Future 
Land Use designation for a property of 4.52 acres located at 2515 Riverside Parkway 
from Business Park Mixed Use to Commercial and to rezone said property from CSR 
(Community Services and Recreation) to C-2 (General Commercial). 
 
Staff Presentation 
Lance Gloss, Senior Planner, introduced exhibits into the record and provided a 
presentation regarding the request. 

 
Questions for Staff 
Commissioner Wade asked a question regarding the DIA versus the promissory note.  
 
 
Applicant’s Presentation 
The Applicant’s representative, Ted Ciavonne, was present was available for questions.  
 
Questions for Applicant 
Commissioner Ehlers asked a question regarding uses in the proposed zone district.  
 
Public Hearing 
The public hearing was opened at 5 p.m. on Tuesday, September 15, 2020 via 
www.GJSpeaks.org. 
 
None. 
 
The public hearing was closed at 6:20 p.m. on September 22, 2020. 
 
Applicant’s Response 
None. 
 
Questions for Applicant or Staff 
None. 
 
Discussion 
None. 
 
Motion and Vote 
Commissioner Susuras made the following motion, “Chairman, on the Glacier Ice Arena 
Comprehensive Plan Amendment from a Business Park Mixed Use Future Land Use 
designation to a Commercial Future Land Use designation for a 4.55-acre parcel located 

https://www.youtube.com/watch?v=VTkUBcu1f90
http://www.gjspeaks.org/


 

at 2515 Riverside Parkway, City file no. CPA-2020-419, I move that the Planning 
Commission forward a recommendation of approval to City Council with the findings of 
fact listed in the staff report. 
 
Commissioner Wade seconded the motion. The motion carried 6-0. 
 
Commissioner Scissors made the following motion, “Chairman, on the Glacier Ice Arena 
Rezone request from a CSR (Community Services & Recreation) zone district to a C-2 
(General Commercial) zone district for a 4.55-acre parcel located at 2515 Riverside 
Parkway, City file number RZN-2020-418, I move that the Planning Commission forward 
a recommendation of approval to City Council with the findings of fact listed in the staff 
report. 
 
Commissioner Susuras seconded the motion. The motion carried 6-0. 

 



CITY OF GRAND JUNCTION, COLORADO

ORDINANCE NO.

AN ORDINANCE AMENDING THE COMPREHENSIVE PLAN FUTURE LAND USE 
MAP OF THE CITY OF GRAND JUNCTION FROM BUSINESS PARK MIXED USE TO 

COMMERCIAL FOR A PROPERTY OF 4.55 ACRES 

LOCATED AT 2515 RIVERSIDE PARKWAY

Recitals:

The applicant, STGC Holdings, LLC owns 4.55 acres of land at 2515 Riverside 
Parkway (referred to herein and more fully described below as the “Property”), and 
proposes an amendment to the Comprehensive Plan Future Land Use Map, changing 
the property’s designation from Business Park Mixed Use to Commercial. 

After public notice and public hearing as required by the Grand Junction Zoning 
and Development Code, the Grand Junction Planning Commission recommended 
approval of amending the Comprehensive Plan Future Land Use designation for the 
Property from Business Park Mixed Use to Commercial, finding that it conforms to and 
is consistent with the Future Land Use Map designation of Commercial 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 
amending the Comprehensive Plan Future Land Use Map, as proposed in City file no. 
CPA-2020-419, from Business Park Mixed Use to Commercial for 4.55 acres of land at 
2515 Riverside Parkway is consistent with the vision, intent, goals and policies of the 
Comprehensive Plan and has met one or more criteria for a Comprehensive Plan 
amendment, as further described in the Staff Report introduced and admitted into the 
record. 

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

The following properties shall be redesignated to Commercial Future Land Use in the 
Comprehensive Plan:

LOT 1 ICE SKATING SUBDIVISION SEC 10 1S 1W

CONTAINING 4.55 Acres, more or less, as described hereon.

Introduced on first reading this ___ day of _____, 2020 and ordered published in pamphlet 
form.



Adopted on second reading this ___ day of _____, 2020 and ordered published in 
pamphlet form.

ATTEST:

_______________________________ ______________________________
City Clerk Mayor



CITY OF GRAND JUNCTION, COLORADO

ORDINANCE NO.

AN ORDINANCE REZONING A PROPERTY OF 4.55 ACRES FROM A CSR 
(COMMUNITY SERVICES & RECREATION) ZONE DISTRICT TO A C-2 (GENERAL 

COMMERCIAL) ZONE DISTRICT

LOCATED AT 2515 RIVERSIDE PARKWAY

Recitals:

The applicant, STGC Holdings, LLC owns 4.55 acres of land at 2515 Riverside 
Parkway (referred to herein and more fully described below as the “Property”), which is 
designated by the Comprehensive Plan Future Land Use Map as having a Commercial 
Future Land Use, proposes that the property be rezoned from CSR (Community Services 
& Recreation) to C-2 (General Commercial). 

After public notice and public hearing as required by the Grand Junction Zoning 
and Development Code, the Grand Junction Planning Commission recommended 
approval rezoning the property from CSR (Community Services & Recreation) to C-2 
(General Commercial), finding that it conforms to and is consistent with the Future Land 
Use Map designation of Commercial under the Comprehensive Plan as well as with the 
Comprehensive Plan’s goals and policies and that the proposed C-2 (General 
Commercial) zoning is generally compatible with land uses located in the surrounding 
area.  

After public notice and public hearing, the Grand Junction City Council finds that 
a C-2 (General Commercial) zone district, as proposed in City file no. RZN-2020-418, is 
consistent and is in conformance with the Comprehensive Plan, Grand Junction 
Circulation Plan and other adopted plans and policies; and, the rezoning criteria of 
Section 21.02.140 of the Grand Junction Zoning and Development Code; and, the 
applicable corridor guidelines and other overlay districts.

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

The following properties shall be rezoned C-2 (General Commercial):

LOT 1 ICE SKATING SUBDIVISION SEC 10 1S 1W

CONTAINING 4.55 Acres, more or less, as described hereon.

Introduced on first reading this ___ day of _____, 2020 and ordered published in pamphlet 
form.



Adopted on second reading this ___ day of _____, 2020 and ordered published in 
pamphlet form.

ATTEST:

_______________________________ ______________________________
City Clerk Mayor
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Information
 

SUBJECT:
 

An Ordinance Amending the Planned Development (PD) Zoning Ordinance and 
Development Plan for the North Seventh Street Historic Residential District to Add 
Allowed Uses on the Property Located at 535 North 7th Street Staff Presentation 
 

RECOMMENDATION:
 

Planning Commission heard this item at its September 22, 2020 meeting and voted (6-
0) to recommend approval.
 

EXECUTIVE SUMMARY:
 

The Applicant, Arlo Dicristina (aka Elysium Studios), requests approval of an 
amendment to the  Planned Development (PD) zoning ordinance and Development 
Plan to establish the R-O (Residential Office) as the underlying zone and add uses 
allowed on the property located at 535 North 7th Street within the North Seventh Street 
Historic Residential District.  The property was formerly the First Church of Christ, 
Scientist but has been purchased by the Applicant for other private use.  

In March 2012, the City approved Ordinance 4508 including the Plan for the PD zoning 
which established the underlying R-8 (Residential 8 dwelling units per acre) zone 
district for purposes of allowed uses within the District, adoption of guidelines and 
standards, and a review process by which new construction or alterations within the 
zone are determined.  This proposal is to amend Ordinance 4508 to add uses other 
than those allowed in the R-8 district, applicable only to the property located at 535 
North 7th Street.  The proposed amendment entails 1)  a revision to establish the R-O 
(Residential Office) district as the underlying zone; and 2) a revision to the text of the 
North Seventh Street Historic Residential District Guidelines and Standards to include 

https://www.youtube.com/watch?v=9PI1jzqCz_w&feature=youtu.be
https://www.youtube.com/watch?v=9PI1jzqCz_w&feature=youtu.be
https://www.youtube.com/watch?v=9PI1jzqCz_w&feature=youtu.be
https://www.youtube.com/watch?v=9PI1jzqCz_w&feature=youtu.be


the proposed new uses for the property located at 535 North 7th Street. No other 
revisions to Ordinance 4508 are proposed.
 

BACKGROUND OR DETAILED INFORMATION:
 

BACKGROUND
The owner and applicant, Arlo Dicristina, recently acquired the property located at 535 
North 7th Street and has been renovating the interior and has repainted the exterior 
trim of the structure which was formerly the First Church of Christ, Scientist.  Per 
Ordinance 4508 adopted in March 2012, the property is currently zoned PD, including a 
plan that established the underlying R-8 (Residential 8 dwelling units per acre) zone 
district for purposes of allowed uses within the District, adoption of guidelines and 
standards, and a review process by which new construction or alterations within the 
zone are determined.  The Applicant’s business, Elysium Studios, has outgrown its 
current location at 861 Grand Avenue; thus, would like to relocate to the building in the 
North Seventh Street Historic Residential District.  The relocation would allow the body 
art business to be expanded to include art classes, arts demonstrations and 
showings.  

The Community Development Director determined that this type of business is not 
consistent with the types of non-residential uses allowed within the underlying R-8 
zoning. While some of the proposed new uses such as the education and gallery 
elements could be allowed as Community Services within the underlying R-8 zoning, 
the primary use of the property as a body art studio more accurately falls under the 
Code definition of Personal Services which are not allowed uses in the R-8 zone 
district.  

Consequently, the Applicant is requesting an amendment to the PD zoning ordinance 
and Plan to establish the R-O zone district as the underlying zone for the property and 
include the following uses that are allowed within the Residential Office (R-O) zone 
district in addition to the uses already allowed on the site per the underlying R-8 zone 
district:  personal services, small appliance repair,  general  office,  boarding  school ,  
museum,  art  gallery,  opera  house,  library; medical and dental  clinic,  counseling  
center  (nonresident),  and  health  club.  This list is not an exhaustive list of uses 
allowed in the R-O zone district.  Some allowed uses in the R-O zone district are not 
consistent with overall uses in the historic district or the specific building and/or site is 
not conducive to other uses allowed in the R-O zone district.  The Applicant is 
proposing adding uses allowed in the R-O zone district that not only accommodate the 
specific proposed uses but also to allow for some future uses that could also be 
appropriate at this site within the Historic District.  If approved, it is proposed that the 
uses would also be subject to the performance and design standards outlined in the R-
O zone district inasmuch as possible given the existing building and site improvements, 
except for architectural standards which are subject to the more stringent North 
Seventh Street Historic Residential District Guidelines and Standards.  In order to make 



this change, the latter must be amended.

NOTIFICATION REQUIREMENTS
As required by Section 21.02.080(e) of the Zoning and Development Code, both virtual 
and live Neighborhood Meetings were held on July 15 and July 16, 2020 respectively 
for the proposed amended Planned Development (PD) zoning ordinance and Plan.  In 
total, twelve people attended the meetings along with the applicant, the applicant’s 
representative and City staff.  At both meetings, the owners gave a presentation 
regarding the proposed use of the site and the proposed plan amendment, adding R-O 
uses to the R-8 uses already allowed for the property at 535 North 7th Street.  
Questions concerned the hours of operation, number of employees, timeline for 
relocating the business and community arts outreach.  Generally, the neighborhood 
was supportive of the proposal and looks forward to seeing the building put to use.  
There were no objections or concerns expressed.

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 in the form of 
notification cards was sent to surrounding property owners within 500 feet of the 
subject property and the subject property was posted with two application signs on 
August 7, 2020. The notice of this public hearing was published September 15, 2020 in 
the Grand Junction Daily Sentinel.  

ANALYSIS  

Amendments to Approved Plans
Pursuant to Section 21.02.150(e) of the Zoning and Development Code, the use, 
density, bulk performance and default standards contained in an approved PD rezoning 
ordinance may be amended only as follows, unless specified otherwise in the rezoning 
ordinance.  In this instance, the Applicant seeks to amend the uses allowed in the 
current Planned Development/Development Plan. 

(i) No use may be established that is not permitted in the PD without amending the 
rezoning ordinance through the rezoning process. Uses may be transferred between 
development pods/areas to be developed through an amendment to the development 
plan provided the overall density for the entire PD is not exceeded;

The Applicant is seeking an amendment to the uses permitted on the Property within 
the PD through the rezoning process, as required.

(ii)    The maximum and minimum density for the entire PD shall not be exceeded 
without amending the rezoning ordinance through the rezoning process; and

No change to the maximum or minimum density for the PD is proposed by the 



Applicant.

(iii) The bulk, performance and default standards may not be amended for the PD or a 
development pod/area to be developed without amending the PD rezoning ordinance 
through the rezoning process.

The only change to what will become the default zone district of R-O for this property 
that the applicant is seeking is that Section 21.03.070(a)(4), Architectural Consideration 
will not apply because all architectural standards will be drawn from the more stringent 
North Seventh Street Historic District Guidelines and Standards for the property within 
the PD.

Development Plan 
Pursuant to Section 21.02.150(e)(2) the approved development plan may be amended 
only by the same process and criteria by which it was approved, except for minor 
amendments. Such amendments shall be reviewed by the Director and Planning 
Commission and the final decision rendered by City Council pursuant to the criteria 
outlined below.

(i) The Comprehensive Plan, Grand Valley Circulation Plan and other adopted 
plans and policies;  

Comprehensive Plan.  The property and the portion of the North Seventh Street 
Historic Residential District north of Grand Avenue has a future land use designation of 
Residential Medium Density (4 to 8 units per acre). The applicable zones that 
implement this land use category include R-4, R-5, R-8, R-12, R-16 and R-O.  The 
current underlying zone district adopted with the PD and development plan is R-8 
which is consistent with the Residential Medium land use designation.  However, the 
approved Plan described in and comprised of the zoning ordinance and the North 
Seventh Street Historic Residential District Guidelines and Standards also recognizes 
long-time non-residential uses within the District including churches, R-5 School, office 
buildings and a daycare center.  The applicant’s request is to revise the zoning 
ordinance and development plan to establish the R-O zone district as the underlying 
zone for the property and allow for some uses that are allowed in the R-O zone district 
which are not unlike the uses already recognized in the District.  As stated above, the 
R-O zone district may also implement the Residential Medium land use category. 
Therefore, staff finds the proposed amendment consistent with the Future Land Use 
Map of the Comprehensive Plan.  

Further, the request to amend the PD zoning ordinance and Plan is consistent with the 
following goals and/or policies of the Comprehensive Plan. 

Goal 4:  Support the continued development of the downtown area of the City Center 



into a vibrant and growing area with jobs, housing and tourist attractions. 

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

Goal 8:  Create attractive public spaces and enhance the visual appeal of the 
community through quality development.

The proposed amendment to the PD will facilitate the preservation and reuse of this 
historic building that is a contributing structure within the National Register of Historic 
Places district.  The former church building is a familiar landmark in the downtown area 
and this amendment will serve to allow for its ongoing improvement, thereby enhancing 
the overall character of downtown.  In addition, the proposed R-O uses for this property 
will be subject to performance standards which are protective of the neighborhood 
character and further consistent with the Comprehensive Plan.

Grand Valley Circulation Plan.  The Grand Valley Circulation Plan identifies North 7th 
Street as a Minor Arterial and the side street, Chipeta Avenue as a local street.  As 
such, there is no existing nor proposed access to the property directly on North 7th 
Street.  Access to the property is gained via the north-south alley on the west side of 
the property.  The amended PD will not change this situation. 

North Seventh Street Historic Residential District Guidelines and Standards.  The 
property at 535 North 7th Street is within the planned development zone district known 
as the North Seventh Street Historic Residential District (“the District”).   The approved 
Plan for the District is known as the North Seventh Street Historic Residential District 
Guidelines and Standards (“the Plan”). The proposed amendment would establish the 
R-O district as the underlying zone for the property and revise the text of Section IV, 
Land Use and Zoning, of the Plan (of the Guidelines and Standards).

IV. LAND USE AND ZONING

The present Guidelines and Standards read as follows:

The zoning for the majority of the North Seventh Street Historic Residential District is 
Planned Development Residential, with a default Residential 8 (R-8) zone.  These 
Guidelines and Standards do not affect allowable uses or zoning.

Included in the North Seventh Street Historic Residential District are three properties 
south of Grand Avenue which are non-residential: two houses on the west side of North 
7th Street and the R-5 High School on the east.  The houses are zoned Downtown 
Business (B-2) and the school is zoned Community Services and Recreation (CSR). 
For more information refer to the City of Grand Junction Zoning and Development 



Code.

The Applicant is requesting that this section be revised to read as below to add uses 
allowed in the R-O zone district, applying only to the property at 535 North 7th Street.

The zoning for the majority of the North Seventh Street Historic Residential District is 
Planned Development Residential, with a default Residential 8 (R-8) zone.  Some 
parcels within the District have not, however, been used historically as residences, 
including the parcel located at 535 North 7th Street, which includes the First Church of 
Christ, Scientist building.  The following uses, in addition to those allowed in the default 
R-8 zone district, are allowed on the parcel at 535 North 7th Street:  personal services, 
small appliance repair, general office, boarding school, museum, art gallery, opera 
house, library; medical, dental clinic, counseling center (nonresident), and health club, 
which uses shall be subject to the R-O performance standards established in Section 
21.03.070(a)(2) and(3) (but not, however, subject to subsection (4); rather these 
Guidelines and Standards shall apply to architectural consideration for the site); 
however those uses allowed by right in the R-8 zone district are not subject to such 
performance standards. Except as expressly stated in this paragraph, these Guidelines 
and Standards do not affect allowable uses or zoning.

Staff finds that the proposed revision to the North Seventh Street Historic Residential 
Guidelines and Standards are consistent with the overall intent and character of the 
regulations and finds this criterion has been met.

Greater Downtown Plan.  Adopted as a part of the Comprehensive Plan, Title 36 of 
the GJMC is the Greater Downtown Plan.   The proposed Plan amendment to allow 
certain R-O uses on the property subject to performance standards designed to protect 
the overall residential character of the District furthers the following goals and policies 
of the Greater Downtown Plan.

36.12.020 Area-wide goals and policies.
(d) Goal 4. Redefine the land use along key corridors to provide a mix that will offer the 
most opportunities for redevelopment and revitalization.

(1) Policy 4a. Define subareas and corridor areas for groupings of land uses that are 
complementary to the rest of the Greater Downtown area.

(2) Policy 4b. Mixed uses, including residential, will be encouraged in appropriate 
subareas and corridors.

36.12.030 Downtown District goals and policies.
(a) Goal 1. Maintain and enhance the economic, cultural and social vitality of the 
Downtown



District.

(1) Policy 1a. Define subareas and corridor areas for groupings of land uses that are 
complementary to the rest of the Greater Downtown area.

(2) Policy 1b. Implement infill and redevelopment policies that support downtown.

The proposed Plan Amendment is otherwise consistent with the Greater Downtown 
Plan as it preserves the existing site and structure and minimizes impacts to the 
residential neighbors.  Staff finds this criterion has been met.

(ii) The rezoning criteria provided in GJMC 21.02.140

As previously stated, a PD zoning ordinance and development plan may be amended 
only by the same process and criteria by which it was approved.  The proposal shall 
meet at least one of the rezoning criteria provided in Section 21.02.140 (a) of the 
Grand Junction Zoning and Development Code as follows.  

(1)    Subsequent events have invalidated the original premises and findings; and/or
The blanket adoption of the R-8 zone as the underlying zone district recognized only 
the uses allowed in that district but did not address the potential need for the re-use of 
the non-residential structures in the District, including this property. The building has 
not been used as a church for some time and its long-term vacancy suggests that it is 
not likely to be used as a church in the foreseeable future.  A goal of the 
Comprehensive Plan is re-use of existing sites and structures, and certainly a goal of 
the District Guidelines and Standards is the preservation and re-use of contributing 
historic structures, of which the building is one.  However, this does not substantiate an 
invalidation of the original premises of the plan.  Therefore, Staff finds 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 former church building has been vacant for some time, but this condition does not 
represent a change to the overall character of the area.  However, if the condition 
persists and the building and site continues to be vacant and left to deteriorate, it will 
erode the overall character of the neighborhood.  Staff concludes that this criterion is 
not met but that the proposed amendment will be a positive step in the property’s 
continuous use and maintenance.   

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



Existing public and community facilities and services are available to the property and 
are adequate to serve the type and scope of the proposed new uses within the District.  
Therefore, staff finds 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
Because PD is a zone category based on specific design and is applied on a case-by-
case basis, staff finds this criterion is not applicable to this request, and, therefore has 
not been met.

(5)    The community or area, as defined by the presiding body, will derive benefits from 
the proposed amendment.  
The proposed amendment to the PD and Plan will allow the ongoing maintenance, 
enhancement and reuse of this historic structure for potential uses other than its 
previous use as a church.  Such potential reuse will reinvigorate the neighborhood by 
putting to use a long-vacant, historic building and property in the historic district and 
may have positive economic impact in the downtown area.  

Staff finds this criterion has been met.

(iii) The planned development requirements of Chapter  21.05 GJMC;

The applicable development standards of Section 21.05.040 are listed below.

(c) Nonresidential Intensity. A maximum floor area shall be established at the time of 
planned development approval. In determining the maximum floor area, the Planning 
Commission and City Council shall consider:

(1) The intensity of adjacent development;

(2) The demand for and/or mix of residential and nonresidential development in the 
proposed PD and in the vicinity of the proposed PD;

(3) The availability of transportation facilities, including streets, parking, transit facilities 
and bicycle/pedestrian facilities;

(4) The adequacy of utilities and public services.

(d) Mixed Use Intensity.

(1) In mixed use developments in areas designated for residential development in the 
Comprehensive Plan, no more than 10 percent of the land area may be dedicated to 
nonresidential uses.



(2) The maximum residential densities within mixed use developments designated for 
nonresidential development in the Comprehensive Plan shall not exceed 24 dwelling 
units per acre. In such developments, residential uses shall not constitute more than 75 
percent of total floor area.

To the extent this criterion is applicable since the  historic district is already a PD, the 
Applicant’s site, which Applicant proposes to dedicate to non-residential use, is less 
than 10% of the land area of the District, and the Applicant does not propose any 
change to the minimum or maximum residential density of the District.  Staff finds this 
criterion has been met.

(e) Minimum District Size. A minimum of five acres is recommended for a planned 
development unless the Planning Commission recommends and the City Council finds 
that a smaller site is appropriate for the development or redevelopment as a PD. In 
approving a
planned development smaller than five acres, the Planning Commission and City 
Council shall find that the proposed development:

(1) Is adequately buffered from adjacent residential property; (2) Mitigates adverse 
impacts on adjacent properties; and (3) Is consistent with the goals and policies of the 
Comprehensive Plan.

To the extent this criterion is applicable since the historic district is already a PD, the, 
the Applicant’s site is adequately buffered by alleys and by wide, tree-lined streets from 
adjacent residential property. There are no adverse impacts on adjacent properties 
and, to the extent there are, they are effectively mitigated by the applicable 
performance standards of the R-O zone district and by the Historic District Guidelines 
and Standards.  In addition, the proposed Plan amendment and new uses are 
consistent with the goals and policies of the Comprehensive Plan as stated above.

Staff finds this criterion has been met.

(f) Development Standards. Planned development shall meet the development 
standards of the default zone or the following, whichever is more restrictive.

The Applicant proposes a Plan amendment which, in establishing the R-O zone as the 
default district for the property, allows some uses allowed in the R-O zone district in 
addition to those already allowed under the R-8 zone for the specific parcel of property, 
which uses are consistent with the Comprehensive Plan. The proposed development 
standards for the R-O uses are those that are consistent with the R-O zone district.  
Thus, staff finds this criterion has been met.



(g) Deviation from Development Default Standards. The Planning Commission may 
recommend that the City Council deviate from the default district standards subject to 
the provision of any of the community amenities listed below. In order for the Planning 
Commission to recommend and the City Council to approve deviation, the listed 
amenities to be provided shall be in excess of what would otherwise be required by the 
code.

The only deviation from the standards of the R-O zone district is that the architectural 
considerations of the R-O zone district would be usurped by the more stringent 
guidelines and standards adopted for the North Seventh Street Historic Residential 
District.  Staff finds this criterion has been met.

(iv) The applicable corridor guidelines and other overlay districts in GJMC Titles  
23,  24 and 25;
The only overlay district that applies to the subject property is Title 24, the Greater 
Downtown Overlay which includes the following policies.

(a)    Maintain and enhance the economic, cultural and social vitality of downtown.

(b)    Promote downtown living by providing a wide range housing opportunities.
(c)    Enhance the transportation system to accommodate automobiles, bikes and 
pedestrians and provide adequate, convenient parking.

(d)    Stabilize and enhance the historic residential neighborhoods.

(e)    Establish and promote a unique identity.

(f)    Preserve and restore significant historic structures.

(g)    Activate the edges of the downtown parks with mixed use and programmed/active 
use of the park as urban open space rather than passive green parks.

This proposal specifically addresses policies (a), (d), (e) and (f).  Due to the adoption of 
the PD which includes the Guidelines and Standards, there are no other guidelines and 
standards in the Downtown Plan Overlay that apply to the Historic District.  Therefore, 
staff finds this criterion has been met.

(v) Adequate public services and facilities shall be provided concurrent with the 
projected impacts of the development;

Refer to rezone criteria discussion above.

(vi) Adequate circulation and access shall be provided to serve all development 



pods/areas to be developed;
Refer to rezone criteria discussion above.

(vii) Appropriate screening and buffering of adjacent property and uses shall be 
provided;
As the building and site are redeveloped, fencing and/or screening will comply with 
Section 21.04.040(i) of the Code and standards within the R-O zone district.  As such, 
staff finds this criterion has been met.

(viii) An appropriate range of density for the entire property or for each 
development pod/area to be developed;

Refer to Planned Development discussion above.

(ix) An appropriate set of “default” or minimum standards for the entire property 
or for each development pod/area to be developed;

Refer to Planned Development discussion above.

(x)    An appropriate phasing or development schedule for the entire property or 
for each development pod/area to be developed; and

Since the properties within the District are already developed, there is no phasing or 
development schedule.  Thus, this criterion does not apply to this proposal.

RECOMMENDATION AND FINDINGS OF FACT
After reviewing the request to amend the Planned Development (PD) zoning ordinance 
and the Development Plan pertaining to the property located at 535 North 7th Street 
(PLD-2020-440), the following findings of fact have been made:

1. The Planned Development is in accordance with all criteria in Sections 21.02.150 
(e)(1) and (e)(2) of the Grand Junction Zoning and Development Code. 

Therefore, the Planning Commission recommended approval of the request.
 

FISCAL IMPACT:
 

This land use action has no direct fiscal impact.
 

SUGGESTED MOTION:
 

I move to (adopt/deny) Ordinance 4960, and ordinance amending the Planned 
Development (PD) zoning ordinance and development plan for the North Seventh 
Street Historic Residential District to Add Allowed Uses on the Property Located at 535 



North 7th Street. 
 

Attachments
 

1. Application Materials
2. Maps and Photographs
3. Planning Commission Minutes - 2020 - September 22 - Draft
4. Public Comment - Planned Development Amendment
5. 7th Street Amended Plan Ordinance
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ELYSIUM STUDIOS 
 

NORTH SEVENTH STREET HISTORIC RESIDENTIAL DISTRICT 
PLAN AMENDMENT (REZONE) 

 
GENERAL PROJECT REPORT 

 
July 24, 2020 

 
A. PROJECT DESCRIPTION 

 
LOCATION:   535 N. 7th Street 
LOT SIZE:   +/- .39 acres 
PROPOSED USE: Fine Art and Body Art Studio 
PROPERTY OWNER: Arlo Dicristina 
PRIOR APPROVALS: N/A (prior use was as a church)  
ZONE DISTRICT: North Seventh Street Historic Residential District Planned 

Development (Default Zone R-8) 
FUTURE LAND USE: Residential Medium 
 
Fig. 1.  The Church building in the Seventh Street Historic District. 
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Fig 2. Elysium Studios’ clientele includes celebrities and people from around the world due to their 
artistry, philanthropic work, and strong reputation. 

 

 

B.  PUBLIC BENEFIT 
 

 Elysium Studios draws clientele, including celebrities, and artists from all over the world 
because of its exceptional artistry and reputation.  Clients typically bring family or friends and stay 
one or more nights in town, taking advantage of local restaurants, hotels, entertainment, services, 
and other visitor amenities.  The positive economic impact of the studio on the local community 
is significant and is expected to increase in the proposed new location.   
 

Elysium Studios has outgrown its present location at 861 Grand Avenue.  The owners 
would like to expand the studio to include art classes, demonstrations and showings, enhancing 
the vibrancy of the neighborhood and connecting with the local art community and the Downtown.   
Elysium Studios would reinvigorate the neighborhood by putting to use a long-vacant, beautiful 
old building and property in the Historic District.  The Owner’s interest in preserving the historic 
character of the property and the residential character of the neighborhood is a personal one, as he 
and his wife Ryan just purchased a home in the District as well. 
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Fig. 3.  Print media, television and conventions have featured the work of Elysium Studios. 

 
C.  NEIGHBORHOOD MEETING 

 
 Two neighborhood meetings were held; one by Zoom on Wednesday, July 15, 2020 at 5:30 
p.m. and one in person on Thursday July 16, 2020 in the church building on the Property (535 N. 
7th Street) at 5:30 p.m.   At each meeting, the Owners gave a presentation on the proposed use of 
the site and the proposed Plan Amendment which would add R-O uses, in addition to the R-8 uses 
already allowed, on the Property, subject to the R-O performance standards of Section 
21.03.070(a)(2) and (3) of the Code.1  All those who spoke during the meeting expressed support 

 
1 In lieu of the R-O performance standards of subsection (4), however, the North Seventh Street Historic 
Residential District Guidelines and Standards would control the architectural consideration and features of the site. 
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for and excitement about the uses proposed and felt they would be an asset to the community. 
More detailed notes from the neighborhood meetings are attached as Appendix 1 to this Report.   
 
 
 
 
 
  

 
 
Fig. 4. The world-renowned artistry and the uniqueness and exceptional quality of the tattoo art 
produced by Elysium Studios draws artists and clientele from all over the world and is in great demand.  
In addition to tattoos, the Elysium Studios artists produce and teach other forms of fine are, including 
painting and photography, and the historic church building is an ideal place for classes, gallery displays, 
and art-related community events.  
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Fig. 5. The Elysium Studios existing site at 861 Grand Avenue shows the Applicant’s commitment to 
preservation of historic and residential character.  The Studio has been compatible and complementary 
to the Downtown area and R-O standards have been observed.  

 
D.  PROJECT COMPLIANCE, COMPATIBILITY, AND IMPACT 

 
1.  Adopted plans and policies.   
 

(a) Comprehensive Plan.   
 

Residential Medium Density (RM) 4 - 8 du/acre A mix of residential development types with 
gross densities of 4 to 8 dwelling units per acre are anticipated in areas with this 
designation. Single family development will be integrated with other dwelling types, 
including duplexes, and low intensity attached residential development. Some low intensity 
multi-family development may be permitted.  Applicable Zones R-4 R-5 R-8 R-12 R-16 R-O. 

 
Elysium Studios proposed land use and PD amendment adding R-O uses on the Property subject 
to performance standards which are protective of the neighborhood character are consistent with 
the Comprehensive Plan, which expressly includes the R-O zone district as an implementing zone 
for the Residential Medium future land use category (p. 32, Comprehensive Plan). 
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Elysium Studios also furthers the following goals and policies of the Comprehensive Plan: 
 

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

 
Elysium Studios re-uses and preserves a beautiful historic building that has been vacant and unused 
for a significant amount of time.  
 

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

 

Elysium Studios re-uses and preserves a beautiful historic building that has been vacant and unused 
for a significant amount of time, and does so in a manner that is complementary to and protective 
of the residential character of the neighborhood and increases the vibrancy of the Downtown area.   
 

Goal 4: Support the continued development of the downtown area of the City Center into a 
vibrant and growing area with jobs, housing and tourist attractions. Policy: A. The City will 
support the vision and implement the goals and actions of the Strategic Downtown Master Plan 
(when adopted). 

 
Goal 8: Create attractive public spaces and enhance the visual appeal of the community through 
quality development. C. Enhance and accentuate the City ‘gateways’ including interstate 
interchanges, and other major arterial streets leading into the City; 

 
Goal 12: Being a regional provider of goods and services the City and County will sustain, develop 
and enhance a healthy, diverse economy. Policies: A. Through the Comprehensive Plan’s policies 
the City and County will improve as a regional center of commerce, culture and tourism. B. The 
City and County will provide appropriate commercial and industrial development opportunities. 

 
(b) North Seventh Street Historic Residential District Guidelines and Standards 

Overlay/Plan.    
 
Elysium Studios is within the planned development zone district known as the North Seventh 
Street Historic Residential District (“the District”).   The approved Plan for the District is known 
as the North Seventh Street Historic Residential District Guidelines and Standards (“the Plan”).  
Dicristina proposed amending the following section of the Plan:  
 

IV. LAND USE AND ZONING  
  

The zoning for the majority of the North Seventh Street Historic Residential District is 
Planned Development Residential, with a default  Residential 8 (R-8) zone.  These 
Guidelines and Standards do not affect allowable uses or zoning. 

 
Included in the North Seventh Street Historic Residential District are three properties 
south of Grand Avenue: two converted houses on the west side of Seventh Street and the 
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R-5 High School on the east.  The houses are zoned Downtown Business (B-2) and the 
school is zoned Community Services and Recreation (CSR). For more information refer 
to the City of Grand Junction Zoning and Development Code. 
   

(Plan, page number 6).  The Applicant proposes and requests the following amendment to the Plan, 
to allow, in addition to those uses allowed in the R-8 zone district, certain R-O uses on the Property, 
as follows: 

The zoning for the majority of the North Seventh Street Historic Residential District is 
Planned Development Residential, with a default Residential 8 (R-8) zone.  Some parcels 
within the District have not, however, been used historically as residences, including the 
parcel located at 535 N. 7th Street, which includes the First Church of Christ, Scientist 
building.  The following uses, in addition to those allowed in the default R-8 zone 
district, are allowed on the parcel at 535 N. 7th Street: personal services, small appliance 
repair, general office, boarding school, museum, art gallery, opera house, library; 
medical, dental clinic, counseling center (nonresident), and health club, which uses shall 
be subject to the R-O performance standards established in Section 21.03.070(a)(2) 
and(3) (but not, however, subject to subsection (4); rather these Guidelines and 
Standards shall apply to architectural consideration for the site); however those uses 
allowed by right in the R-8 zone district are not subject to such performance standards. 
Except as expressly stated in this paragraph, these These Guidelines and Standards do 
not affect allowable uses or zoning.  

 
(c) The Downtown Plan Overlay. 

 
The proposed Plan amendment to allow certain R-O uses on the property subject to performance 
standards designed to protect the overall residential character of the District furthers the following 
goals and policies of the Downtown Plan. 

36.12.020 Area-wide goals and policies. 
(d)    Goal 4. Redefine the land use along key corridors to provide a mix that will offer the most 
opportunities for redevelopment and revitalization. 

(1)    Policy 4a. Define subareas and corridor areas for groupings of land uses that are 
complementary to the rest of the Greater Downtown area. 

(2)    Policy 4b. Mixed uses, including residential, will be encouraged in appropriate 
subareas and corridors. 

36.12.030 Downtown District goals and policies. 
(a)    Goal 1. Maintain and enhance the economic, cultural and social vitality of the Downtown 
District. 
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(1)    Policy 1a. Define subareas and corridor areas for groupings of land uses that are 
complementary to the rest of the Greater Downtown area. 

(2)    Policy 1b. Implement infill and redevelopment policies that support downtown. 

The proposed Plan Amendment is otherwise consistent with the Downtown Plan as it preserves 
the existing site and structure and minimizes impacts to the residential neighbors. 

 
2.  Physical Characteristics of the Site and Impacts of the Proposed Plan Amendment and 
Land Use.  
 

a. Parking.  The site already includes a large parking area consisting of approximately thirty 
spaces, which is more than sufficient for the proposed land use.  Because much of the 
clientele is from out of town, clients typically arrive by hired car (such as Uber) or by 
walking from downtown hotels.  Due to the proximity to Downtown with its restaurants, 
hotels, entertainment, and other amenities for visitors, clientele walking to and from the 
Studio is highly likely.  

 
b. Hours of operation.  The applicant proposes limiting hours of operation to commencing 

client appointments from 7:30 a.m. to 8:30 p.m.; however, clients whose work is not 
finished by 8:30 p.m. would be allowed to stay to finish up work that was commenced 
during the business hours.  The business would be locked up at 8:30 and no more clients 
would enter after 8:30.   

 
c. Impact.  Visits to the studio for body art are by appointment only.  Body art is performed 

indoors and is a very quiet activity. Impacts on the neighborhood are expected to be 
minimal.  
 

d. Land use in the surrounding area.  Land uses in the District and in the surrounding area are 
residential, general office, short-term lodging, day care, church, and personal services.     

 
e. Site access and traffic patterns.  Right turn in from N. 7th Street and alley access from N. 

7th and two side streets (Chipeta and Ouray Avenues) make the parking lot very accessible 
and movement of vehicles in and out safe and efficient. 
 

f. Special or unusual demands on utilities.  None. 
 

g. Effects on public facilities.  None. 
 

h. Number of employees.  The Elysium Studios team consists currently of 11 artists and is 
expected to remain at that size for the near term.  Elysium Studios is a very selective 
employer.  They are a close-knit group of co-workers, friends and fellow artists.  
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Fig. 6. Elysium Studios current artist team and family members.   
 

i. Signage.  Signage will comply with the North Seventh Street Historic Residential District 
Guidelines and Standards and will be reviewed by City staff and the Historic Preservation 
Board during the minor site plan review process.  
 

j. Site soils and geology. N/A. 
 

k. Impact of project on site soils and geology.  N/A. 
 

l. Bulk standards.  N/A, no changes proposed; existing building will remain as and where it 
is; no new buildings or external additions are proposed; external site modification shall be 
subject to the North Seventh Street Historic Residential District Guidelines and Standards 
 

m. Performance standards. R-O performance standards in Section 21.03.070(a)(2) and (3) will 
apply; the architectural considerations, however, will be drawn from the North Seventh 
Street Historic Residential District Guidelines and Standards, rather than from subsection 
(4) of 21.03.070(a).  
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n. Use-specific standards.   N/A. 
 

E. REVIEW CRITERIA 
 

1. 21.02.150 (e)    Amendments to Approved Plans. 

(1)    Planned Development Rezoning Ordinance. The use, density, bulk, performance and 
default standards contained in an approved PD rezoning ordinance may be amended only as 
follows, unless specified otherwise in the rezoning ordinance: 

(i)    No use may be established that is not permitted in the PD without amending the 
rezoning ordinance through the rezoning process. Uses may be transferred between 
development pods/areas to be developed through an amendment to the ODP provided 
the overall density for the entire PD is not exceeded; 

Applicant is seeking an amendment to the uses permitted on the Property within the PD through 
the rezoning process, as required. 

(ii)    The maximum and minimum density for the entire PD shall not be exceeded without 
amending the rezoning ordinance through the rezoning process; and 

No change to the maximum or minimum density for the PD are proposed by the Applicant.  

(iii)    The bulk, performance and default standards may not be amended for the PD or a 
development pod/area to be developed without amending the PD rezoning ordinance through 
the rezoning process. 

Applicant is seeking an amendment to the performance standards (applying the R-O zone district 
performance standards in subsections (2) and (3) of Section 21. 03.070(a), but not subsection (4), 
because all architectural considerations will be drawn from the Historic District Guidelines and 
Standards) for the property within the PD through the rezoning process, as required. 

(2)    Outline Development Plan. The approved outline development plan may be amended only by 
the same process by which it was approved, except for minor amendments. Unless the adopted PD 
rezoning ordinance provides otherwise, the approved outline development plan may be amended 
as follows: 

(iii)    Major Amendments. All other amendments to the outline development plan shall be 
reviewed by the Director and Planning Commission using the same process and criteria used 
for ODP review and approval. Final decision shall be made by City Council. 
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Applicant is seeking an amendment to the Plan only for Applicant’s Property within the PD, and 
is doing so through the rezoning process, as required.  

2. 21.02.150 (b)    Outline Development Plan (ODP). 

(1)    Applicability. An outline development plan is required. The purpose of an ODP is to 
demonstrate conformance with the Comprehensive Plan, and coordination of improvements 
within and among individually platted parcels, sections or phases of a development prior to 
the approval of a final plat. At ODP, zoning for the entire property or for each “pod” 
designated for development on the plan is established. This step is recommended for larger, 
more diverse projects that are expected to be developed over a long period of time. Through 
this process, the general pattern of development is established with a range of densities 
assigned to individual “pods” that will be the subject of future, more detailed planning. 

See Outline Development Plan (ODP) in Appendix 2 to this Report.  

(2)    Approval Criteria. An ODP application shall demonstrate conformance with all of the 
following: 

(i)    The Comprehensive Plan, Grand Junction Circulation Plan and other adopted 
plans and policies; 

See Section D above. 

(ii)    The rezoning criteria provided in GJMC 21.02.140; 

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 

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

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

(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 

https://www.codepublishing.com/CO/GrandJunction/html2/GrandJunction21/GrandJunction2102.html#21.02.140
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(5)    The community or area, as defined by the presiding body, will derive benefits 
from the proposed amendment. 

Subsequent events have invalidated the original premises and findings.  The long-term 
non-use and vacancy of the beautiful old building is a subsequent event that invalidates the original 
premises and findings regarding land uses within the District of Ordinance No. 4403 and 
Ordinance No. 4508.  Ordinance 4403 merely catalogs existing uses and allowed the City Council 
to authorize changes of use in its discretion.  Ordinance No. 4403 “is founded on recording the 
uses of each of the 7th Street Historic Residential District Property as they exist in a point in time 
but the Plan is not intended to preclude new or different uses,” and provides that any change of 
use will be “determined … by reference to the City’s Comprehensive Plan, by reference to the R-
8 zone district standards (although those standards shall not serve as a sole basis for denial or 
approval of an application but instead a frame of reference)” (emphasis added).  The 
inventoried use of the Property in Ordinance No. 4403 was described as “Exempt-Commercial” 
and “Church-Chapel” and “Religious Church.”  

Ordinance No. 4508 removes that discretionary authority from the City Council and 
appears to just default to the uses allowed in the R-8 zone district (which is very limited as to non-
residential uses), but it does so without addressing the need for re-use of the non-residential 
buildings in the District.   

The church building has not been used as a church for some time and its long-term vacancy 
suggests that it is not likely to be used as a church in the foreseeable future.  A goal of the 
Comprehensive Plan is re-use of existing sites and structures, and certainly a goal of the District 
Guidelines and Standards is the preservation and re-use of contributing historic structures, of 
which the building is one.     

The character and/or condition of the area has changed such that the amendment is 
consistent with the [Comprehensive] Plan.  The long-term vacancy of the building, which is 
decidedly non-residential in character but required to be preserved in its essential historic 
character, represents a change in the character and condition of the area necessitating the 
amendment to the Plan.  As stated above the Plan was developed without regard to the need for re-
use of non-residential buildings in the District.  This change in character and condition, which 
makes this building unlikely to be used as a church, day care or other land use allowed in the R-8 
zone district, necessitates a Plan amendment.  The proposed Plan amendment is consistent with 
the Comprehensive Plan because R-O is an implementing zone district for the Residential Medium 
future land use designation, and because the R-O land uses and performance standards are 
protective of the residential character of the neighborhood.  

Public and community facilities are adequate to serve the type and scope of land use 
proposed.  As described above, the scope of the land use proposed is effectively and more than 
adequately served by streets, utilities, transportation, and other necessary and complementary 
amenities and services. 
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The community or area, as defined by the presiding body, will derive benefits from 
the proposed amendment. The benefits from the proposed Plan amendment are described 
above under the heading “Public Benefit.”  

       (iii)    The planned development requirements of Chapter 21.05 GJMC; 

21.05.040 Development standards.   

(c)    Nonresidential Intensity. A maximum floor area shall be established at the time of 
planned development approval. In determining the maximum floor area, the Planning 
Commission and City Council shall consider: 

(1)    The intensity of adjacent development; 

(2)    The demand for and/or mix of residential and nonresidential development in 
the proposed PD and in the vicinity of the proposed PD; 

(3)    The availability of transportation facilities, including streets, parking, transit 
facilities and bicycle/pedestrian facilities; 

(4)    The adequacy of utilities and public services. 

(d)    Mixed Use Intensity. 

(1)    In mixed use developments in areas designated for residential development in 
the Comprehensive Plan, no more than 10 percent of the land area may be 
dedicated to nonresidential uses. 

(2)    The maximum residential densities within mixed use developments designated 
for nonresidential development in the Comprehensive Plan shall not exceed 24 
dwelling units per acre. In such developments, residential uses shall not constitute 
more than 75 percent of total floor area. 

To the extent this criterion is applicable (the District is already a PD and the Applicant’s proposed 
Plan amendment does not invalidate the original findings underlying the PD), the Applicant’s site, 
which Applicant proposes to dedicate to non-residential use, is less than 10% of the land area of 
the District, and the Applicant does not propose any change to the minimum or maximum 
residential density of the District. 

(e)    Minimum District Size. A minimum of five acres is recommended for a planned 
development unless the Planning Commission recommends and the City Council finds that 
a smaller site is appropriate for the development or redevelopment as a PD. In approving a 

https://www.codepublishing.com/CO/GrandJunction/html2/GrandJunction21/GrandJunction2105.html#21.05
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planned development smaller than five acres, the Planning Commission and City Council 
shall find that the proposed development: 

(1)    Is adequately buffered from adjacent residential property; 

(2)    Mitigates adverse impacts on adjacent properties; and 

(3)    Is consistent with the goals and policies of the Comprehensive Plan. 

To the extent this criterion is applicable (the District is already a PD and the Applicant’s proposed 
Plan amendment does not invalidate the original findings underlying the PD), the Applicant’s site 
is adequately buffered by alleys and by wide, tree-lined streets from adjacent residential property.  
There are no adverse impacts on adjacent properties and, to the extent there are, they are effectively 
mitigated by the applicable performance standards of the R-O zone district and by the Historic 
District Guidelines and Standards.  And the proposed Plan amendment and new uses are consistent 
with the goals and policies of the Comprehensive Plan as stated above.  

(f)    Development Standards. Planned development shall meet the development 
standards of the default zone or the following, whichever is more restrictive.  

Applicant proposes a Plan amendment which allows uses in addition to those allowed under the 
default zone for a specific parcel of property, which uses are consistent with the R-O zone district.  
The proposed default standards for those additional uses are those that are consistent with the R-
O zone district.   

(g)    Deviation from Development Default Standards. The Planning Commission may 
recommend that the City Council deviate from the default district standards subject to the 
provision of any of the community amenities listed below. In order for the Planning 
Commission to recommend and the City Council to approve deviation, the listed 
amenities to be provided shall be in excess of what would otherwise be required by the 
code. 

No deviations from the default standards of the R-O zone district are proposed for the additional 
allowed uses on the Property.  

(iv)    The applicable corridor guidelines and other overlay districts in GJMC Titles 23, 24 and 
25; 

See Section D.1. above. 

(v)    Adequate public services and facilities shall be provided concurrent with the projected 
impacts of the development; 

https://www.codepublishing.com/CO/GrandJunction/html2/GrandJunction23/GrandJunction23.html#23
https://www.codepublishing.com/CO/GrandJunction/html2/GrandJunction24/GrandJunction24.html#24
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Adequate public services and facilities are already in place to support the projected impacts of 
the Plan Amendment.  See also Section E.2. above. 

(vi)    Adequate circulation and access shall be provided to serve all development pods/areas 
to be developed; 

Adequate circulation and access are already available to the site and are more than sufficient for 
the uses allowed by the proposed Plan Amendment.  See Section D.2.e. above. 

(vii)    Appropriate screening and buffering of adjacent property and uses shall be provided; 

The Property is effectively buffered, to the extent buffering is necessary, by the alleys and wide 
streets which surround the Property and by large street trees along the parking areas.  The 
Applicant proposes additional buffering and screening by a proposed privacy fence on the back of 
the building where clients and artists may spend time on breaks. See also Section G. below. 

(viii)    An appropriate range of density for the entire property or for each development 
pod/area to be developed;  

This criteria is not applicable since the proposed uses to be added with the Plan Amendment are 
not residential uses and since no amendment or changes to the density for the residential uses in 
the District are proposed by the Applicant.  

(ix)    An appropriate set of “default” or minimum standards for the entire property or for each 
development pod/area to be developed; 

The R-O uses will be subject to the R-O performance and default standards, which are designed 
to be and are sufficiently protective of the residential character of the rest of the neighborhood.  

 (x)    An appropriate phasing or development schedule for the entire property or for each 
development pod/area to be developed 

 
This criterion is not applicable since no phased development is proposed.  See also Section F. 
below.  

 
F.  DEVELOPMENT SCHEDULE OR PHASING 

 
Following the approval of the Plan Amendment, the Applicants will complete a minor site plan 
review and continue their remodeling of the interior of the building.  Signage and exterior site 
changes will be submitted to the Historic Preservation Board for review in accordance with the 
North Seventh Street Historic Residential District Guidelines and Standards.    
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G.  SITE SKETCH

 
 

Fig. 7.  The site is outlined in red; the parking areas are outlined in blue; a proposed private fenced-in 

outdoor area is outlined in green (there is an existing chain link fence in this area, but owners propose to 

install a privacy fence).  The site is abutted on two side by alleys and on two sides by wide tree-lined 

streets, creating buffering for the commercial land use and making site circulation and access to and from 

the existing parking lot excellent, efficient and safe.   
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APPENDIX 1 

535 N. 7th Street 

Planned Development Plan Amendment 

Neighborhood Meeting Notes 

The Applicant, Arlo Dicristina, owns the property at 535 N. 7th Street, which lies within the 
Planned Development Zone District known as the North Seventh Street Historic Residential 
District.  Dicristina proposes to use the property as an art and tattoo studio, with a mix of uses that 
includes “personal services” (tattoo studio) and “community services” (art education, art co-op 
space, art shows and events).   This involves a change of use and plan amendment.  

Two neighborhood meetings were held; one by Zoom on Wednesday, August 15, 2020 from 5:30 
to 6:40 p.m., and a second in-person at 535 N. 7th Street on Thursday, August 15, 2020 from 5:30 
to ____________. 

In attendance at both meetings were Arlo Dicristina and Ryan Mularkey, the property owners, their 
attorney Shelly Dackonish of Dufford Waldeck, and City planner Landon Hawes, and the 
neighbors listed below.   Arlo and Ryan also own a home in the Historic District (433 N. 7th Street) 
and so are also listed below as homeowners.   

ZOOM MEETING: 

Attendees:       Address: 

Rich Buffington    604 N. 7th Street 

Rosa Brey     726 Ouray 

Kyle Gardner     726 Ouray 

Chandler Smith    536 Gunnison 

T.J. Smith     840 ½ Chipeta 

Shari Seagren     635 Chipeta 

Jerry Cox     629 Gunnison (Mary Lou Pierce)  

Arlo Dicristina    433 N. 7th Street 

Ryan Mullarkey    433 N. 7th Street 

Notes:   The Owners gave a presentation on the proposed use of the site and the proposed Plan 
Amendment, adding R-O uses, in addition to the R-8 uses already allowed, on the Property.   All 
those who spoke during the meeting expressed support for and excitement about the uses proposed 
and felt they would be an asset to the community.   Rich Buffington expressed support for the 
proposed use but suggested that some neighbors might object to including some of the higher-
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impact R-O uses in the Plan Amendment at this time.  Shari Seagren uses her property, which is 
behind the church on Chipeta, as a VRBO; she likes the quiet of the neighborhood and asked about 
hours of operation.  Other questions were: 

a. Who owns the business?   It is owned by Arlo and Ryan, and Arlo and Ryan are also artists 
at the studio. 

b. How many employee and where are they from? Elysium Studios currently has an 11 
member artist team and this is not expected to change.  They are from all over the world.  
They are very selective about the artists they work with and they are a very close-knit 
group. 

c. What is the timeline for moving the business in?  The owners will diligently pursue the 
interior remodel and minor site plan review following the rezone decision and move in as 
soon as they can, but are not sure how long that will take.  

d. What outreach has there been with other art community members for the art education 
component?  A couple of CMU professors are interested in music and film collaborations 
in the space.  They’ve reached out to Brandon Stam about coordinating with the DDA and 
about becoming part of the Art District. The artists on their team are interested in giving 
classes.  They have spoken with members of the Historic Preservation Board about using 
the facilities to host block parties and art / history walks.  They’ve spoken with other artists 
about an artist co-op space and there is interest in that.  

IN-PERSON MEETING: 

Attendees:       Address: 

Amy Topper     611 N. 7th Street 

Chris Dennis     640 N. 7th Street 

Ron Parron     621 N. 7th Street 

Mindy Baumgardner    621 N. 7th Street 

Jeff Bergin     428 N. 7th Street 

Arlo Dicristina `   433 N. 7th Street 

Ryan Mullarkey    433 N. 7th Street  

Notes:    The Owners gave a presentation on the proposed use of the site and the proposed Plan 
Amendment, adding R-O uses, in addition to the R-8 uses already allowed, on the Property.  All 
those who spoke during the meeting expressed support and enthusiasm for the re-use of the 
building and for the project.  They are looking forward to seeing the building put to use again. No 
objections or concerns were expressed.  
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APPENDIX 2 

OUTLINE DEVELOPMENT PLAN 

Section I.  Code Requirements for ODP. 

21.02.150  Planned Development 

(b)    Outline Development Plan (ODP). 

(1)    Applicability. An outline development plan is required. The purpose of an ODP is to 
demonstrate conformance with the Comprehensive Plan, and coordination of 
improvements within and among individually platted parcels, sections or phases of a 
development prior to the approval of a final plat. At ODP, zoning for the entire property or 
for each “pod” designated for development on the plan is established. This step is 
recommended for larger, more diverse projects that are expected to be developed over a 
long period of time. Through this process, the general pattern of development is 
established with a range of densities assigned to individual “pods” that will be the subject of 
future, more detailed planning. 

21.05.050 

(b)    Outline Development Plan (ODP). An outline development plan (ODP) is required. The 
purpose of an ODP is to demonstrate conformance with the Comprehensive Plan, compatibility of 
land use and coordination of improvements within and among individually platted parcels, 
sections or phases of a development prior to the approval of an ODP. Zoning for the entire 
property or for each development “pod” is established at ODP. With an ODP, the pattern of 
development is established with densities assigned to individual “pods,” which shall be the 
subject of future, more detailed planning. 

Section II.  Proposed Plan Amendment. 
The adopted Plan for the North Seventh Street Historic Residential District, known and titled as 
the North Seventh Street Historic Residential District Guidelines and Standards, is to be 
amended to allow, in addition to those uses allowed in the R-8 zone district, certain R-O uses on 
the Property located at 535 N. 7th Street, known as the First Church of Christ, Scientist Building,  
as follows: 

The zoning for the majority of the North Seventh Street Historic Residential District is 
Planned Development Residential, with a default Residential 8 (R-8) zone.  Some parcels 
within the District have not, however, been used historically as residences, including the 
parcel located at 535 N. 7th Street, which includes the First Church of Christ, Scientist 
building.  The following uses, in addition to those allowed in the default R-8 zone district, 
are allowed on the parcel at 535 N. 7th Street: personal services, small appliance repair, 
general office, boarding school, museum, art gallery, opera house, library; medical, dental 
clinic, counseling center (nonresident), and health club, which uses shall be subject to the 



Elysium Studios 
General Project Report 
July 24, 2020 
Page | 20 
  

R-O performance standards established in Section 21.03.070(a)(2) and(3) (but not, 
however, subject to subsection (4); rather these Guidelines and Standards shall apply to 
architectural consideration for the site); however those uses allowed by right in the R-8 
zone district are not subject to such performance standards. Except as expressly stated in 
this paragraph, these These Guidelines and Standards do not affect allowable uses or 
zoning.  

All other aspects of the approved Plan (the Historic District Guidelines and Standards) will 
continue to apply to the Property. 
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APPENDIX 3 

LEGAL DESCRIPTION OF PROPERTY 

 

Lots 11, 12, 13, 14 and 15 in Block 61 City of Grand Junction, County of Mesa, State of 
Colorado 

RESURVEY OF SECOND DIVISION SECTION 14 1S 1W UM RECD 4/17/1905 RECPT NO 
54332, COUNTY OF MESA, STATE OF COLORADO 



NORTH SEVENTH STREET HISTORIC RESIDENTIAL DISTRICT LOCATION MAP

 

  



NORTH SEVENTH STREET HISTORIC RESIDENTIAL DISTRICT ZONING MAP 

 



NORTH SEVENTH STREET HISTORIC RESIDENTIAL DISTRICT FUTURE LAND USE MAP 

  



 

535 NORTH 7th STREET AERIAL PHOTOGRAPH 

  



535 NORTH 7th STREET STREET VIEW – BUILDING AND PARKING LOT 

  



535 NORTH 7th STREET STREET VIEW – FAÇADE FACING NORTH 7th STREET 

 

 



 

 

GRAND JUNCTION PLANNING COMMISSION  
September 22, 2020 MINUTES 

6:00 p.m. 

The meeting of the Planning Commission was called to order at 6:00 p.m. by Chairman 
Andrew Teske.  
 
Those present were Planning Commissioners; Chair Andrew Teske, Bill Wade, George 
Gatseos, Keith Ehlers, Ken Scissors and Sam Susuras. 
 
Also present were Jamie Beard (Assistant City Attorney), Tamra Allen (Community 
Development Director), Kristen Ashbeck (Principal Planner), David Thornton (Principal 
Planner), and Lance Gloss (Senior Planner). 

 
There were 3 members of the public in attendance. 
 
1 male, 2 female 20-30ish years old attendees 
2 reps, 4 applicants 
 

 
1. Elysium Studios – Planned Development Amendment                 File # PLD-2020-440 

Consider a Request by Arlo Dicristina to Approve an Amendment to the Planned 
Development (PD) Zoning Ordinance and Development Plan for the North Seventh Street 
Historic Residential District to Add Allowed Uses on the Property Located at 535 North 
7th Street. 
 
Staff Presentation 
Kristen Ashbeck, Principal Planner, introduced exhibits into the record and provided a 
presentation regarding the request. 
 
Questions for Staff 
Commissioner Susuras asked a question regarding objections to the request. 
 
Applicant’s Presentation 
The Applicants, Arlo and Ryan DiCristina, were present and available for questions. The 
Applicant’s representative, Shelley ?, was also present and available for questions.  
 
Questions for Applicant 
Commissioner Ehlers regarding what exactly is body art and how it falls into the personal 
services category.  
 



 

 

Commissioner Gatseos asked a question regarding the business and its success. 
 
Commissioner Wade asked a question regarding the building layout. 
 
Public Hearing 
The public hearing was opened at 5 p.m. on Tuesday, September 15, 2020 via 
www.GJSpeaks.org. 
 
One comment was submitted via GJSpeaks in support of the request from Mr. Abram 
Herman. 
 
The public hearing was closed at 6:43 p.m. on September 22, 2020. 
 
Applicant’s Response 
None. 
 
Questions for Applicant or Staff 
None. 
 
Discussion 
Commissioner Ehlers made a comment in support of the request.  
 
Motion and Vote 
Commissioner Scissors made the following motion, “Chairman, on the Amendment to the 
Planned Development (PD) and Development Plan established in Ordinance 4508 for the 
North Seventh Street Historic Residential District to establish the R-O district as the 
underlying zone and add allowed uses for the property located at 535 North 7th Street, 
file number PLD-2020-440, I move that the Planning Commission forward a 
recommendation of approval to City Council with the findings of fact listed in the staff 
report. 
 
Commissioner Susuras seconded the motion. The motion carried/failed 6-0. 
 
 

http://www.gjspeaks.org/


Grand Junction Speaks Elysium Studios - Planned Development Amendment

Details
Comments (1)
Staff Responses (0)
Messages (0)
Subscribers (1)

Status Author Text Attachments
Planning
Commission
Review

Submitted
On Reject Approve

Published
Abram Herman
abram.herman@gmail.com

I'm fully in support of amending for this use. This kind of
revitalization in the downtown area is exactly what our city
needs. The property is a great location for the proposed
use as a tattoo studio and art space. I currently live about a
block from the present location of Elysium Studios, and
they have been good residents of our neighborhood. They
bring out-of-town tattoo clients to our city, which contributes
to the local economy and puts us on the map in a way that
supports our tourism and hospitality industries, and the
owner (Arlo DiCristina) is a born and raised Grand Junction
local who I believe cares about creating something positive
in our community—and he has the resources to do so.

I've heard that there has been a small amount of pushback
from neighbors who feel that the former church building
should only be used again as a place of worship. With all
due respect, we have an adequate number of places of
worship in our city, and I think that turning the location into
a space for art and local talent while preserving the
beautiful building is an appropriate and wonderful use of the
space.

4/7
George
Gatseos
Andrew
Teske Bill
Wade Ken
Scissors
Christian
Reece Keith
Ehlers Sam
Susuras

09/20/2020
6:41 pm

Unapprove

https://gjspeaks.org/admin/comments/54/reject
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CITY OF GRAND JUNCTION, COLORADO
ORDINANCE  ___________

AN ORDINANCE AMENDING ORDINANCE 4508 
TO ESTABLISH THE PLANNED DEVELOPMENT (PD)
ZONE DISTRICT AND A DEVELOPMENT PLAN FOR 

THE NORTH SEVENTH STREET HISTORIC RESIDENTIAL 
DISTRICT

LOCATED ON NORTH 7 th STREET BETWEEN HILL AND 
WHITE AVENUES

Recitals:

The requested amended Planned Development (PD) zoning and Development 
Plan will establish the R-O zone district as the underlying district and 
allow additional uses for the property located at 535 North 7 th Street.  
The request t o  amend the PD and Development  Plan have been 
submitted in accordance with the Zoning and Development Code (Code).

In public hearings, the Planning Commission and City Council reviewed the 
request for the proposed amendment and determined that the proposed amended 
PD and Development Plan satisfied the criteria of the Code and is consistent with 
the purpose and intent of the Comprehensive Plan. Furthermore, it was 
determined that the proposed Development Plan will achieved “long-term 
community benefits" by the reuse of a long-vacant historic structure which will 
enhance the character of the neighborhood, downtown and the general 
community. 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION THAT THE FOLLOWING AMENDMENTS ARE MADE TO 
THE PLANNED DEVELOPMENT (PD) ZONING ORDINANCE AND 
DEVELOPMENT PLAN:

1) The default/underlying zone district for the property located at 535 North 7th 
Street (tax parcel number 2945-141-36-005) shall be the Residential Office (R-
O) zone district.

2) The uses allowed with the default R-O zone district shall include all allowed 
uses within the Residential 8 units per acre (R-8) zone district as amended 
and the following uses:  personal services, small appliance repair,  general  
office,  boarding  school ,  museum,  art  gallery,  opera  house,  library; medical 
and dental  clinic,  counseling  center  (nonresident),  and  health  club.

3) The maximum residential density allowed on the property shall be in 
accordance with the Comprehensive Plan Future Land Use Map as amended.
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4) The bulk standards, performance standards, site design, layout and 
operational considerations shall be in accordance with the R-O zone district as 
amended. The architectural considerations shall be in accordance with the 
North Seventh Street Historic Residential District Guidelines and Standards.

5)  The North Seventh Street Historic Residential District Guidelines and 
Standards are revised as below (new text underlined, existing text to be 
deleted strikethrough).  

Chapter 26.12
LAND USE AND ZONING

26.12.010 Land use and zoning.
The zoning for the majority of the North Seventh Street Historic Residential District 
is Planned Development Residential, with a default Residential 8 (R-8) zone. Some 
parcels within the District have not, however, been used historically as residences, 
including the parcel located at 535 North 7th Street, which includes the First Church 
of Christ, Scientist building.  The following uses, in addition to those allowed in the 
default R-8 zone district, are allowed on the parcel at 535 North 7th Street:  
personal services, small appliance repair, general office, boarding school, 
museum, art gallery, opera house, library; medical, dental clinic, counseling center 
(nonresident), and health club, which uses shall be subject to the R-O performance 
standards established in Section 21.03.070(a)(2) and(3) (but not, however, subject 
to subsection (4); rather these Guidelines and Standards shall apply to architectural 
consideration for the site); however those uses allowed by right in the R-8 zone 
district are not subject to such performance standards. Except as expressly stated 
in this paragraph, Tthese Guidelines and Standards do not affect allowable uses or 
zoning.

Introduced for first reading on this ___ day of October 2020 and ordered published 
in pamphlet form.

PASSED and ADOPTED this ____ day of October 2020 and ordered published in 
pamphlet form.

ATTEST:
_________________________________
President of City Council

_________________________________
City Clerk



Grand Junction City Council

Regular Session
 

Item #2.a.iii.
 

Meeting Date: October 21, 2020
 

Presented By: David Thornton, Principal Planner
 

Department: Community Development
 

Submitted By: David Thornton, Principal Planner
 
 

Information
 

SUBJECT:
 

An Ordinance Zoning the Airport North Boundary Annexation, Approximately 187.69-
Acres to a City Planned Development - PAD (Planned Airport Development) and 
Amending the Outline Development Plan (ODP), Located Generally at the Northern 
Edge of the Grand Junction Regional Airport, Parcels 2701-113-00-002 and 2705-154-
00-003 Staff Presentation 
 

RECOMMENDATION:
 

Planning Commission heard this item at their September 22, 2020 public hearing and 
voted (6-0) to recommend approval of the request.
 

EXECUTIVE SUMMARY:
 

The Applicant, Grand Junction Regional Airport, is requesting a zone of annexation for 
the Airport North Boundary Annexation from County AFT (Agricultural, Forestry, 
Transitional) zone district to City Planned Airport Development (PAD), a Planned 
Development (PD) zone district per Ordinance No. 4834; and an amendment to the 
Planned Development Outline Development Plan (ODP) to include the annexation area 
and designating it as an Aeronautical Zone (PD Zone/District) area.  The annexation 
area is 187.69 acres and consists of two parcels of land located generally at the 
northern edge of the Grand Junction Regional Airport and includes property deeded to 
the Airport by the Bureau of Land Management (BLM), Parcels 2705-154-00-003 and 
2701-113-00-002.

The Airport sought City annexation of these parcels recently deeded to them from the 
BLM so that the entire airport environs area is within the city limits and under the city's 
land use jurisdiction. Further, the parcels are located within the City’s Urban 

https://www.youtube.com/watch?v=3_hPH5mhdxE&feature=youtu.be
https://www.youtube.com/watch?v=3_hPH5mhdxE&feature=youtu.be
https://www.youtube.com/watch?v=3_hPH5mhdxE&feature=youtu.be
https://www.youtube.com/watch?v=3_hPH5mhdxE&feature=youtu.be


Development Boundary (UDB).
 

BACKGROUND OR DETAILED INFORMATION:
 

BACKGROUND
The Airport North Boundary Annexation consists of two parcels of land totaling 187.69 
acres of land located; the parcel numbers are 2705-154-00-003 and 2701-113-00-002. 
The land was previously owned by the federal Bureau of Land Management (BLM) but 
has now been deeded to the Grand Junction Regional Airport. The Grand Junction 
Regional Airport (Airport) sought annexation of the property into the city so that the 
entire airport environs are within the city limits and within the city's land use 
jurisdiction.  They are requesting to zone them the same zone district as the remaining 
airport land within the City limits. The Airport requests a zone of annexation for the 
Airport North Boundary Annexation from County AFT (Agricultural, Forestry, 
Transitional) zone district to City Planned Airport Development (PAD) a Planned 
Development (PD) zone district per Ordinance No. 4834 including a amendment to the 
ODP to include the annexation area and designating it as an Aeronautical Zone (PD 
Zone/District) area.  

Further, the airport lands are located within the Urban Development Boundary (UDB). 
City Council approved the annexation on September 2, 2020 and awaits Planning 
Commission’s recommendation for zoning.

Proposed PAD zoning – Planned Development – Ordinance No. 4834

PD Zoning Ordinance 4834 approved the Grand Junction Regional Airport Institutional 
and Civic Master Plan and provided a Planned Development Zone district for the Grand 
Junction Regional Airport lands. The PD zone permits the various land uses associated 
with airport development and provides standards and regulations that ensure the 
airport can provide the necessary services and functions that ensure needed air 
services to the community and region.

NOTIFICATION REQUIREMENTS
Notice was completed consistent with the provisions in Section 21.02.080 (g) of the 
Zoning and Development Code.  The subject property was posted with an application 
sign on July 17, 2020.  Mailed notice of the public hearings before Planning 
Commission and City Council in the form of notification cards was sent to surrounding 
property owners within 500 feet of the subject property, as well as neighborhood 
associations within 1,000 feet, on September 11, 2020.  The notice of this public 
hearing was published on September 15, 2020 in the Grand Junction Daily Sentinel.  

ANALYSIS  
Zone the Airport North Boundary Annexation to Planned Airport Development (PAD) a 
Planned Development (PD) zone district per Ordinance No. 4834.  This request is to 



change the official zoning Map to add the annexation area as PAD and incorporate the 
PD zoning as created by Ordinance 4834 for the two parcels that are included in the 
annexation; and amend the ODP to include these two parcels into the Aeronautical PD 
District area.  All land uses and performance standards established for the Aeronautical 
PD Zone/District as established under Ordinance 4834 will apply to the annexation 
areas.

Zone of Annexation
In reviewing a Zone of Annexation, the decision-making body shall consider the 
following:

The criteria for review of a zone of annexation are the same as for a rezone request as 
set forth in Section 21.02.140 (a) of the Zoning and Development Code. The Code 
provides that the City may rezone property if the proposed changes are consistent with 
the vision, goals, and policies of the Comprehensive Plan and meet one or more of the 
criteria identified below:   

(1)    Subsequent events have invalidated the original premises and findings; and/or
The applicant has petitioned for annexation into the City limits with a requested zone 
district of PAD, which is compatible with the existing Comprehensive Plan Future Land 
Use Map designation of Airport. Because the property is currently in the County, the 
annexation of the property is a subsequent event that will invalidate the original 
premise: a county zoning designation, therefore, this criterion has 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 condition of the area has not changed.  Although it is now under Airport ownership 
from the BLM disposing the property to them, this does not constitute a change in 
character or condition of the area.  This ownership transfer from the BLM to the Grand 
Junction Regional Airport was needed by the airport for the buildout of their master 
plan.  Staff finds that this criterion has not been met.

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

The lands proposed for annexation are meant to be incorporated into the existing 
airport site, which is already adequately served by utilities and other services such as 
fire and law enforcement. Therefore, 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 Grand Junction Regional Airport is the only property in the City that is zoned PAD 
on the official zoning map with a Master Plan and zoning to Planned Development (PD) 



approved by City Council per Ordinance 4834.  The amount of land needed is dictated 
by the Airport Master Plan and any expansion of the airport would be constrained by 
the amount of adjacent land in the airport’s ownership.  The airport has been working 
with the BLM for several years to secure ownership of the lands being annexed to 
complete the needs of their master plan development and keep the airport facility 
operable under FAA regulations and within the guidelines of their master plan.  Staff 
finds that there is an inadequate supply of land designated as PAD and therefore finds 
this criterion to have been met.

(5)    The community or area, as defined by the presiding body, will derive benefits from 
the proposed amendment.  
The zone of annexation will act to implement the Comprehensive Plan and provide a 
suitable area for the potential expansion of the airport use consistent with the PAD 
zoning district as regulated by the PD Ordinance 4834 and the Airports Master Plan. 
Therefore, Staff finds this criterion has been met.

Consistency with Comprehensive Plan
The rezone criteria provide that the City must also find the request is consistent with 
the vision, goals and policies of the Comprehensive Plan. Staff has found the request 
to be consistent with the following goals and policies of the Comprehensive Plan:

Goal 1: To implement the Comprehensive Plan in a consistent manner between the 
City, Mesa County, and other service providers.

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

Goal 9:  Develop a well-balanced transportation system that supports…air, and freight 
movement while protecting air, water and natural resources.

Goal 12: Being a regional provider of goods and services the City and County will 
sustain, develop and enhance a healthy, diverse economy.

Outline Development Plan (ODP) Amendment
Ordinance 4834 adopted in 2019, established standards for the Planned Development 
(PD) zone district for the Airport property based on three PD Zone/Districts, 1. 
Aeronautical, 2. Aeronautical/Commercial and 3. Non-aeronautical.  This proposal is to 
modify the boundary of the Aeronautical Zone/District area to include the 187.69 acres 
annexed as the Airport North Boundary Annexation, thereby incorporating them into the 
Planned Airport Development /PD zone district where all land uses and performance 
standards and regulations of the PD zoning ordinance will apply.

Pursuant to Section 21.02.150 (b) (2) of the Grand Junction Zoning and Development 



Code, requests for an Outline Development Plan (ODP) shall demonstrate 
conformance with all of the following: 

a) The Comprehensive Plan, Grand Valley Circulation Plan and other adopted plans 
and policies; 

The Airport is located within the Urban Development Boundary and the property and 
some adjacent areas are designated as “Airport” on the Future Land Use Map. In 
addition, the improvements identified in the Airport Civic and Institutional Master Plan 
are designed to accommodate the level of growth anticipated in the Comprehensive 
Plan. The amended ODP is consistent with the following Goals of the Comprehensive 
Plan. 

Goal 9: Develop a well-balanced transportation system that supports automobile, local 
transit, pedestrian, bicycle, air, and freight movement while protecting air, water and 
natural resources. 

The Grand Junction Regional Airport is a vital component of the transportation system 
and a valuable asset to the City and surrounding region and the improvements 
contemplated in the Master Plan and further implemented through this revised ODP will 
meet the community’s air transportation and air freight needs. The additional area in 
the Aeronautical Zone/District area provides the land area needed to accommodate the 
relocation of the main airport runway, better serving the community. 

Goal 12: Being a regional provider of goods and services the City and County will 
sustain, develop and enhance a healthy, diverse economy. 

The Grand Junction Regional Airport provides airline passenger and air freight service 
to the City and surrounding region. The annual economic benefits of the Airport on the 
local and regional economy were estimated at nearly $400,000,000 in the 2013 
Colorado Airports Economic Impact Study.  Providing the additional lands to the airport 
development only improves its ability to provide economic benefit to the region.

Therefore, this criterion has been met. 

b) The rezoning criteria provided in Section 21.02.140 (a) of the Grand Junction Zoning 
and Development Code. 

See analysis for Zone of Annexation above. Staff finds that four of five of these criteria 
have been met. 

c) The planned development requirements of Section 21.05.040 (f) of the Zoning and 
Development Code; 



     (1) Setback Standards. Principal structure setbacks shall not be less than the 
minimum setbacks for the default zone. 

No changes are proposed. 

     (2) Open Space. All residential planned developments shall comply with the 
minimum open space standards established in the open space requirements of the 
default zone. 

This standard is not applicable to non-residential development. 

     (3) Fencing/Screening. Fencing shall comply with GJMC 21.04.040(i). 

No changes are proposed. 

     (4) Landscaping. Landscaping shall meet or exceed the requirements of GJMC 
21.06.040. 

No changes are proposed. 

     (5) Parking. Off-street parking shall be provided in accordance with GJMC 
21.06.050. 

No changes are proposed. 

     (6) Street Development Standards. Streets, alleys and easements shall be designed 
and constructed in accordance with TEDS (GJMC Title 29) and applicable portions of 
GJMC 21.06.060. 

No changes are proposed.

     d) The applicable corridor guidelines and other overlay districts. 

Section 21.07.030 of the Zoning and Development Code establishes the Airport 
Environs Overlay Zoning District that applies additional standards and requirements to 
properties located in close proximity to the Airport and its facilities. The purpose of the 
Overlay District is to protect public health, safety and welfare by regulating 
development and land use within noise sensitive areas and airport hazard areas, to 
ensure compatibility between the Airport and surrounding land uses, and to protect the 
Airport from incompatible encroachment. 

The Overlay includes four subdistricts: Subdistrict A, Airport Area of Influence; 



Subdistrict B, Noise Zones; Subdistrict C, Critical Zone and Subdistrict D, Clear Zone. 

No changes are proposed

     e) Adequate public services and facilities shall be provided concurrent with the 
projected impacts of the development. 

No changes are proposed

     f) Adequate circulation and access shall be provided to serve all development 
pods/areas to be developed. 

No changes are proposed

     g) Appropriate screening and buffering of adjacent property and uses shall be 
provided; 

No changes are proposed

     h) An appropriate range of density for the entire property or for each development 
pod/area to be developed; 

This standard is not applicable for this application as the proposed amendment is not 
modifying density. 

     i) An appropriate set of “default” or minimum standards for the entire property or for 
each development pod/area to be developed. 

No changes are proposed

     j) An appropriate phasing or development schedule for the entire property or for 
each development pod/area to be developed. 

No changes are proposed

FINDINGS OF FACT AND RECOMMENDATION 
After reviewing the zone of annexation request by Grand Junction Regional Airport and 
amendment to the ODP, File No. ANX-2020-283, for the property located at Parcels 
2705-154-00-003 and 2701-113-00-002, the following findings of fact have been made:

1. The Zone of Annexation to PAD, a Planned Development Zone meets one or more 
of the rezone criteria in accordance with Section 21.02.140(a) of the Zoning and 
Development Code.



2. The Zone of Annexation to PAD is consistent with the Comprehensive Plan and the 
Grand Junction Regional Airport Master Plan.

3. The Outline Development Plan amendment conforms with the requirements of 
Section 21.02.150 (b) (2) of the Grand Junction Zoning and Development Code and 
meets more than one of the rezoning criteria provided in Section 21.02.140 of the 
Grand Junction Zoning and Development Code.

Therefore, the Planning Commission recommended approval of the request.
 

FISCAL IMPACT:
 

This land use action has no fiscal impact to the City of Grand Junction.
 

SUGGESTED MOTION:
 

I move to (adopt/deny) Ordinance No. 4961, an ordinance approving a Zone of 
Annexation request for the Airport North Boundary Annexation to PAD, a Planned 
Development zone district per Ordinance No. 4834 and amending the Grand Junction 
Regional Airport ODP to include the annexation area within the Aeronautical PD 
Zone/District area Located along the N/NE border of airport properties including tax 
parcels 2705-154-00-003 and 2701-113-00-002, on final passage and order final 
publication in pamphlet form.
 

Attachments
 

1. Location Maps and Photos
2. 2019 Airport Master Plan Drawings
3. Proposed ODP Map - PD Zone-Districts
4. 2019 GJ Airport Master Plan Ordinance 4834
5. Airport North Boundary Annexation Schedule
6. Airport North Boundary Annexation PAD Zone and ODP Amendment
7. Planning Commission Minutes - 2020 - September 22 - Airport Zone of 

Annexation
8. ORD-Airport North Annex PAD Zoning Ordinance



Location Maps and Photos 
 
 

  



 



 



2019 Airport Master Plan Drawings 



 
 
Airport Institutional and Civic Master Plan ODP – Airport PD Districts approved March 6, 
2019. 

 
 
 
 
 



Proposed ODP Map – PD Zone/Districts 
 

Amending Exhibit 14 “Proposed PD Districts Map”  
of Ordinance 4834 to include newly annexed area in Aeronautical District area 

 

 
The graphic to the left 
shows the area of 
annexation overlaid on 
the proposed ODP 
Map. 



CITY OF GRAND JUNCTION, COLORADO

ORDINANCE NO. 4834

AN ORDINANCE APPROVING THE GRAND JUNCTION REGIONAL AIRPORT INSTITUTIONAL
AND CIVIC MASTER PLAN AND AMENDING ORDINANCE NO. 3679, PLANNED DEVELOPMENT

FOR THE AIRPORT PROPERTY

Recitals

The proposed Institutional and Civic Master Plan for the Grand Junction Regional Airport
includes two components: the 2009 Airport Master Plan Update and the 2011 Terminal Area Plan and
2017 Amendment. The update addresses forecasting of future aviation activity, which serves as the
basis for the facility improvements necessary to meet the needs. The Terminal Plan includes both
the long term needs for the replacement of the terminal building, as well as the near-term
improvements needed to maintain safe and efficient operation of the existing building until funding is
available for its replacement.

Ordinance No. 3679, adopted in 2004, established standards for the Planned Development
(PD) zone district for the Airport property based on three zones, 1. Aeronautical, 2.
Aeronautical/Commercial and 3. Non-aeronautical. Modifications proposed for the ordinance include
placing the partially constructed Administration Building in the Non-aeronautical/Commercial zone
and modifying the review process to be consistent with the current Zoning and Development Code
which allows for administrative review of future development.

The City Council finds, after a public hearing and review of the proposed that:

1. The requested Institutional and Civic Master Plan meets the requirements of Section 21.02.190
(c) of the Grand Junction Zoning and Development Code.

2. The Outline Development Plan conforms with the requirements of Section 21.02.150 (b) (2) of
the Grand Junction Zoning and Development Code and meets more than one of the rezoning
criteria provided in Section 21.02.140 of the Grand Junction Zoning and Development Code.

The City Council also finds and determines that the ODP achieves substantial long-term
community benefits, as required by the Zoning and Development Code, as follows:

The Airport, along with the aviation-related businesses and facilities, represents a vital and significant
regional economic asset by providing commercial passenger service, general aviation facilities, air
cargo, and a small amount of military activity. In addition, the Airport also provides benefits to the
local businesses and industries, promotes tourism, and encourages additional business development
and expansion throughout Grand Junction and the surrounding region. The 2013 Colorado Airports
Economic Impact Study quantified the total impact of the Grand Junction Regional Airport at 2,871
jobs. with a total payroll of $130,775,972 and a total economic output of $380,039,796.

The Master Plan accommodates aircraft operations and the traveling public with great reliability and
safety and makes the most efficient use of the available land for aviation related activities and
supporting uses by defining improvements necessary to meet future needs.



After public notice and public hearing as required by the Grand Junction Zoning &
Development Code, the Planning Commission reviewed the request for the proposed Institutional and
Civic Master Plan, Planned Development (PD) and Outline Development Plan (ODP) and determined
that it satisfies the applicable criteria of the Zoning and Development Code, is consistent with the
purposes, intent, goals and policies of the Comprehensive Plan, and is generally compatible with land
uses located in the surrounding area, and recommended approval.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GRAND
JUNCTION THAT THE INSTITUTIONAL AND CIVIC MASTER PLAN (as found in City Development
File #FMP-2018-405, titled Appendix A, Airport Master Plan Update and Appendix C, 2017 Terminal
Areas Plan Amendment) AND OUTLINE DEVELOPMENT PLAN (attachments A and B) AS A
PLANNED DEVELOPMENT FOR THE GRAND JUNCTION REGIONAL AIRPORT iS APPROVED
WITH THE FOLLOWING STANDARDS:

A. This Ordinance applies to the following described property:

Uses and Standards are as follows:

Aeronautical Zone
Allowed uses to be determined by the GJRAA to include:

• Aircraft Maintenance, Storage, Tie-Down, and Sales
• Aircraft and Aircraft Parts Manufacturer
• Aircraft Charter and Taxi
• Fixed Base Operator (FBO)
• Commercial Airline Operation
• Federal Aviation Administration (FAA)
• Governmental Aeronautical Activities
• Fire Protection and Medical Operation
• BLM Fire Suppression Center
• Pilot and Emergency Personnel Temporary Quarters while on duty
• Civil Air Patrol
• Flight Club and School
• Pilot Supply Shop
• Food Service for Aeronautical Customers
• Fly-in Lodging
• Air Cargo Operation
• Private Hangars
• Taxiway, Runway and Run-up area
• Passenger Terminal Building
• Aircraft Safety areas
• Navigational and Landing Aids
• Aeronautical related activities approved by FAA

Street Improvements:
• All internal streets located on GJRAA property are owned and maintained by the Authority.



• Street improvements to serve the Aeronautical Zone will be determined by the Authority and
FAA.

• Minimum paved street width shall be 24 feet with a minimum 5) gravel shoulder on each side.
• On-street parking is subject to Authority rules and regulations.
• Street specifications will be determined by the Authority.
• All new development is subject to the City's Transportation Capacity Payment

Drainage/Stormwater Management;
• Final drainage report and stormwater permit through the State of Colorado and 521 Drainage

Authority must be obtained in accordance with City standards and in accordance with the
Airport Master Drainage Report.

Utilities:
• Utility extensions and upgrades to be determined by the Authority and utility providers.
• Fire hydrants and water main extension requirements to be determined by the Grand Junction

Fire Department.

Site Development Bulk Requirements:
• Tenant must establish compatible grading and drainage relationships between building,

parking areas, ramps, taxiways, and adjacent properties consistent with the Authority's Master
Drainage Report and the City's requirements. Tenant shall be responsible for assuring that
any alteration of grading or drainage does not result in damage to any other real or personal
property surrounding or in the vicinity of the subject property.

• Building setback from all lease lines shall be zero (0) feet.
• Building construction and materials must be non-glare and must not interfere with aircraft

operations.
• Enclosed hangars shall have a minimum of 4 inches of concrete for the floor.
• Exterior building colors shall be soft colors similar to those found in nature in soil, rocks and

vegetation of the surrounding area, to be approved by the Authority.
• Aircraft movement areas shall consist of a minimum of 4 inches of asphalt or concrete and

meet the design criteria for the aircraft weight contemplated.
• Compliance with adopted Fire and Building Codes.
• Approved FAA FORM 7460-1 for all improvements.

Parking and On-site Circulation:
• Tenant subject to adequate parking as required by Authority's Requirements and Minimum

Standards for Commercial Aeronautical Services and Activities.
• Required pedestrian circulation to be determined by Authority.

Landscaping, Screening and Buffering:
• Landscaping not required.
• Screening and buffering to be determined by Authority.
• Tenant shall eliminate weeds on a regular basis and comply with all FAA requirements

pursuant to FAR Part 139, as amended from time to time.

Lighting:



• Lighting must be placed or shielded to not cause glare or excessive light spillage onto adjacent
properties, runways, taxiways, taxilanes, ramp areas, roadways and the air traffic control tower.

Signage:
• Tenants must comply with the City's sign regulations and Federal Aviation Regulations for all

signage.
• All lighted signs must be approved in writing by the Authority.
• Final approval of signage will be at the sole discretion of the Authority.

Review Process:
• City review of projects will be limited to grading and drainage plans, site circulation and parking

and adequate fire protection.
• Approved FAA FORM 7460-1 for the improvements shall be provided to the City prior to the

issuance of a Planning Clearance.
• Sign permits are required. Signage must meet standards of the City and Authority, whichever

is more restrictive.

Aeronautical/Commercial Zone
Allowed uses to be determined by the GJRAA to include:

• Pilot Supply Shop
• Car Rental
• Restaurant
• Aeronautical Support Manufacturer
• Courier Service
• Parking Infrastructure
• Gift Shop
• Service Business
• Weather Service
• Transportation Security Administration
• Ground Handling Service
• Aircraft Sales
• Multi-modal Transportation Systems
• Aeronautical Related Activities Approved by the FAA

Requirements:
• Compliance with all requirements of the C"1 zone district
• Review process in accordance with the City's Zoning and Development Code
• All required fees and permits in accordance with the City
• An approved FAA FORM 7460-1 for the improvements prior to issuance of a Planning Clearance
• Compliance with Building and Fire Codes
• Final drainage report and stomnwater permit through the State of Colorado and 521 Drainage

Authority must be obtained in accordance with City standards and in accordance with the
Airport Master Drainage Report.

Non-Aeronautical/Commercial
Allowed Uses Include:

• Lodging



• Restaurant
• Convenience Store
• Car Wash
• Museum
• Theater
• Office Complex
• Multi-modal Transportation Complex
• Authority may consider any other uses allowed in the C-1 zone district

Requirements:
• Compliance with all requirements of the C-1 zone district
• Review process in accordance with the City's Zoning and Development Code
• All required fees and permits in accordance with the City
• An approved FAA FORM 7460-1 for the improvements prior to issuance of a Planning Clearance
• Compliance with Building and Fire Codes
• Final drainage report and stomnwater permit through the State of Colorado and 521 Drainage

Authority must be obtained in accordance with City standards and in accordance with the
Airport Master Drainage Report.

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

PASSED and ADOPTED this 6th day of March, 2019 and ordered published in pamphlet
form.

ATTEST:

Barbara Traytbr ^mith
President of City Council

^Ti.
Wanda Winkelmann
City Clerk



Data Sources: Background data in eluding I he roadway
network and Urban Growth Boundary were obtained from fhe
C'lly of Grand Junction and Mesa County GJ5 websites.
Regulator/ overtays including the Area of Influence, Nofse
Zones, Clear Zones and Criiical Zones were provided by Mead &
Hunl.
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Airport Owner/Operator:
GRAND JUNCTION REGIONAL AiR PORT AUTHORITY

Rex Tippets, Director of Aviation
zSi8 Walker Field Drive, Suite 301

Grand Junction, CO 81506

Airport Planning Consultant:
MEAD St HUNT

DENVER
1743 Waiee Street, Suite 400

Denver, Colorado 80201

Ph 1303.8l5.8B44

Planning Consultant:
TG MALLOY CONSULTiNG, LLC

402 Park Drive
Glenwood Springs, Colorado 81601

PH; 970-9 45-083 2
Email; tgmatloy@sopris.net

Legend
F^^ Aeronautical

^^| Aeronautical/Commerdal
Non -Aero nautical/Commerdal

•"— ^—
<GRAND1UJSTCT10N

REQIDNAL tlRPORT

Not to Scale

May,2018

Datum: World Geodetfc 1984 (WGS84) Auto
Projection: Mercator

Map data obtained from Mesa County
GIS Department.



I HEREBY CERTIFY THAT the foregoing Ordinance,

being Ordinance No. 4834 was introduced by the City Council of the

City of Grand Junction, Colorado at a regular meeting of said body

held on the 20th day of February, 2019 and the same was published in

The Daily Sentinel, a newspaper published and in general circulation

in said City, in pamphlet form, at least ten days before its final

passage.

I FURTHER CERTIFY THAT a Public Hearing was held on the

6th day of March, 2019, at which Ordinance No. 4834 was read,

considered, adopted and ordered published in pamphlet form by the

Grand Junction City Council.

IN WITNESS WHEREOF, I have hereunto set my hand and

affixed the official seal of said City this 6th day of March, 2019.

L^t^^. ^/^y^z^L-
Deputy City Cler^

Published: February 22, 2018
Published: March 8, 2019
Effective: April 7, 2019



AIRPORT NORTH BOUNDARY ANNEXATION SCHEDULE 

July 15, 2020 Referral of Petition (30 Day Notice), Introduction of a Proposed 
Ordinance, Exercising Land Use  

September 22, 2020 Planning Commission considers Zone of Annexation 

October 7, 2020 Introduction of a Proposed Ordinance on Zoning by City Council 

September 2, 2020 Acceptance of Petition and Public Hearing on Annexation by City 
Council 

October 21, 2020 Public Hearing on Zone of Annexation by City Council 

October 4, 2020 Effective date of Annexation 

November 22, 2020 Effective date of Zoning 

ANNEXATION SUMMARY 
File Number: ANX-2020-283 
Location: 2828 Walker Field Drive (GJ Regional Airport) 
Tax ID Numbers: 2701-113-00-002 and 2705-154-00-003 
# of Parcels: 2 
Existing Population: 0 
# of Parcels (owner occupied): 0 
# of Dwelling Units: 0 
Acres land annexed: 187.69 
Developable Acres Remaining: 187.69 
Right-of-way in Annexation: None 

Previous County Zoning: AFT 
Proposed City Zoning: PAD 
Current Land Use: Vacant 
Future Land Use: Airport 

Values: 
Assessed: $1,780 
Actual: $1,780 

Address Ranges: Same as Grand Junction Regional Airport 

Special 
Districts: 

Water: Colorado River Water Conservancy 
Library: Mesa County Library District 
School: District 51 

 



Airport North Boundary Annexation
Zone of Annexation to PAD

Planned Development (PD and revised Outline 
Development Plan (ODP)

Planning Commission – September 22, 2020

David Thornton, Principal Planner

Planning Commission – September 22, 2020



Annexation
The Grand Junction Regional Airport requested annexation of the 187.69-acre 
Airport North Boundary Annexation into the City of Grand Junction.  It was 
approved by City Council on September 2, 2020

Zone of Annexation
The Airport is requesting consideration for: 
1) Zone of Annexation for the 187.69 acres from County AFT 

(Agricultural, Forestry, Transitional) zone district to City Planned 
Airport Development (PAD), a Planned Development (PD) zone 
district per Ordinance No. 4834; and 

2) Amendment to the Outline Development Pan to include the 
annexation area and designating it as an Aeronautical Zone (PD 
District) area.

Background



Background Continued…
SECTION 21.03.020 Zoning Map. 
(C)  Districts

A Planned Airport Development 
Zone currently exists on the Official 
Zoning Map of the City of Grand 
Junction.

Ordinance 4834 adopted March 6, 
2019 amended the most recent 
Planned Development zoning for the 
Airport property.



Background Continued…



The graphic to the 
right shows the area 
of annexation 
overlaid on the 
proposed ODP map.

Proposal:

1. Zone the Airport 
annexation area to 
PAD; and 

2. Amend the ODP to 
include the two 
annexation areas 
within the 
Aeronautical Zone/ 
District area.  



Background Continued…

• All Land Uses and 
standards 
established within 
the Planned 
Development 
Zoning by 
Ordinance 4834 
will apply to the 
newly annexed 
area.



Analysis:
Proposed Zone of PAD - Analysis – Zoning 

Criteria

Section 21.02.140 (a) of the Zoning and 
Development Code

(1)    Subsequent events have invalidated the original 
premises and findings; and/or
(2)    The character and/or condition of the area has changed 
such that the amendment is consistent with the Plan; and/or 
(3)    Public and community facilities are adequate to serve the 
type and scope of land use proposed; and/or 
(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
(5)    The community or area, as defined by the presiding 
body, will derive benefits from the proposed amendment

Consistency with Comprehensive Plan
The request is consistent with the following 
goals and policies of the Comprehensive Plan:

 Goal 1: To implement the Comprehensive Plan in a 
consistent manner between the City, Mesa County, 
and other service providers.

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

Goal 9:  Develop a well-balanced transportation 
system that supports…air, and freight movement 
while protecting air, water and natural resources.

Goal 12: Being a regional provider of goods and 
services the City and County will sustain, develop 
and enhance a healthy, diverse economy.



Analysis:

Proposed ODP Amendment - Analysis – Plan Amendment Criteria

Section 21.02.150 (b)(2) of the Zoning and Development Code
a) The Comprehensive Plan, Grand Valley Circulation Plan and other adopted plans and policies; 
b) The rezoning criteria provided in Section 21.02.140 (a) of the Grand Junction Zoning and Development 

Code. 
c) The planned development requirements of Section 21.05.040 (f) of the Zoning and Development Code;

1) Setback Standards
2) Open Space
3) Fencing and Screening
4) Landscaping
5) Parking
6) Street Development Standards

d) The applicable corridor guidelines and other overlay districts. 
e) Adequate public services and facilities shall be provided concurrent with the projected impacts of the 

development. 



Analysis:

Proposed ODP Amendment - Analysis – Plan Amendment Criteria

Section 21.02.150 (b)(2) of the Zoning and Development Code
Continued

f)     Adequate circulation and access shall be provided to serve all development pods/areas to be    
developed. 

g) Appropriate screening and buffering of adjacent property and uses shall be provided; 
h) An appropriate range of density for the entire property or for each development pod/area to be 

developed; 
i) An appropriate set of “default” or minimum standards for the entire property or for each 

development pod/area to be developed. 
j) An appropriate phasing or development schedule for the entire property or for each development 

pod/area to be developed. 



Findings of Fact:

Findings of Fact

1. The Zone of Annexation to PAD, a Planned Development Zone meets one 
or more of the rezone criteria in accordance with Section 21.02.140(a) of the 
Zoning and Development Code.

2. The Zone of Annexation to PAD is consistent with the Comprehensive Plan 
and the Grand Junction Regional Airport Master Plan.

3. The Outline Development Plan amendment conforms with the requirements 
of Section 21.02.150 (b) (2) of the Grand Junction Zoning and Development 
Code and meets more than one of the rezoning criteria provided in Section 
21.02.140 of the Grand Junction Zoning and Development Code. 



 

Airport North Boundary – Zone of Annexation                              File # ANX-2020-283 
Item can be viewed at 1:04:10 
Consider a request to zone approximately 187.69-acres from Mesa County AFT 
(Agricultural, Forestry, Transitional) to a City Planned Development - PAD (Planned 
Airport Development) and amend the Outline Development Plan (ODP) for the Airport 
North Boundary Annexation, located generally  at the northern edge of the Grand 
Junction Regional Airport and property recently deeded to the Airport from the BLM , 
Parcels 2701-113-00-002 And 2705-154-00-003. 
 
Staff Presentation 
David Thornton, Principal Planner, introduced exhibits into the record and provided a 
presentation regarding the request. 
 
Questions for Staff 
Commissioner Gatseos asked a question regarding the proposed commercial area in the 
proposed PD district. 
 
Applicant’s Presentation 
The Applicant, Dylan Heberlein, Director of Operations at Grand Junction Regional 
Airport, was available and answered Commissioner Gatseos’ question regarding noise 
concerns in the commercial area in the proposed PD District.  
 
Questions for Applicant 
None. 
 
Public Hearing 
The public hearing was opened at 5 p.m. on Tuesday, September 15, 2020 via 
www.GJSpeaks.org. 
 
None. 
 
The public hearing was closed at 7:09 p.m. on September 22, 2020. 
 
Applicant’s Response 
None. 
 
Questions for Applicant or Staff 
None. 
 
Discussion 
None. 
 

https://www.youtube.com/watch?v=VTkUBcu1f90
http://www.gjspeaks.org/


 

Motion and Vote 
Commissioner Wade made the following motion, “Chairman, on the request by Grand 
Junction Regional Airport for a zone of annexation for the 187.69 acre Airport North 
Boundary Annexation from County AFT to City PAD, a PD zone district per Ordinance No. 
4834; and an amendment to the Grand Junction Regional Airport ODP to include the 
annexation area within the Aeronautical PD Zone/District area, City file number ANX-
2020-283, I move that the Planning Commission forward a recommendation of approval 
to City Council with the findings of fact as listed in the staff report. 
 
Commissioner Susuras seconded the motion. The motion carried 6-0. 

 



CITY OF GRAND JUNCTION, COLORADO

ORDINANCE NO.  _______

AN ORDINANCE ZONING THE AIRPORT NORTH BOUNDARY ANNEXATION
AND AMENDING THE PLANNED AIRPORT DEVELOPMENT (PAD) AND THE 

OUTLINE DEVELOPMENT PLAN (ODP) TO INCLUDE THE ANNEXED LAND AND 
DESIGNATING IT AS AN AERONAUTICAL ZONE/DISTRICT  

Recitals

The Grand Junction Regional Airport Authority (GJRAA) recently acquired the land 
known as the Airport North Boundary Annexation from the United States.  The 
annexation consists of 187.69 acres.  

In 2019 the City approved Ordinance 4834 and adopted the GJRAA Institutional and 
Civic Master Plan (Master Plan) for the Grand Junction Regional Airport.  The Master 
Plan is set forth in detail in Appendix A of the Airport Master Plan Update and Appendix 
C of the 2017 Terminal Areas Plan Amendment contained in City development file FMP-
2018-405.  The Master Plan included and referred to the lands within the City limits and 
the lands annexed with Ordinance No. 4953, which are referenced in this ordinance, all 
of which will equally be in conformance with the terms of the Master Plan with adoption 
of this Ordinance.  The Master Plan has three classified zone areas:  Aeronautical, 
Aeronautical/Commercial, and Non-Aeronautical Commercial.  The Airport North 
Boundary Annexation is to be included within the Aeronautical Zone (also referred to 
sometimes as the Aeronautical District).

GJRAA has requested that the Planned Development zoning ordinance for the airport 
(which was most recently amended with Ordinance No. 4834) be amended to include 
the Airport North Boundary Annexation and by doing so the Outline Development Plan 
(ODP) will show the area as an Aeronautical Zone/District, all in accordance with the 
uses and standards established as a part of the Planned Airport Development (PAD).

After public notice and public hearing as required by the Grand Junction Zoning and 
Development Code (Code), the Grand Junction Planning Commission recommended 
approval of amendment of the PAD to include the land of the Airport North Boundary 
Annexation and amendment of the ODP to include the annexed lands within the 
Aeronautical Zone/District.  

The City Council finds, after a public hearing and review of the application to amend the 
Planned Airport Development and the Outline Development Plan to include the annexed 
land and designate it as an Aeronautical Zone, that it conforms with the designation of 
Airport as shown on the Future Land Use Map of the Comprehensive Plan and the 
Comprehensive Plan’s goals and policies, and that the amended ODP conforms with 
the requirements of §21.02.150 and meets one or more of the rezoning criteria provided 
in §21.02.140 of the Code.



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

The following properties known as the Airport North Boundary Annexation, as 
adopted in Ordinance No. 4953, are hereby zoned with amendment to the Planned 
Development known as the Planned Airport Development (PAD), together with an 
amended ODP and designation of the properties as and within the Aeronautical 
Zone/District as shown on the attached Exhibit A incorporated herein:

The South 1/2 of the Northeast 1/4 of Section 23, Township 1 North, Range 1 West of 
the Ute Meridian, Mesa County, Colorado.

Lot 2 of Section 24, Township 1 North, Range 1 West of the Ute Meridian, Mesa 
County, Colorado

Lot 3 of Section 24, Township 1 North, Range 1 West of the Ute Meridian, Lot 6 of 
Section 19, and Lots 6 and 8 of Section 30, Township 1 North, Range 1 East of the Ute 
Meridian, Mesa County, Colorado

Lots 9 and 11 of Section 30, Township 1 North, Range 1 East of the Ute Meridian, Mesa 
County, Colorado

INTRODUCED on first reading this 7th day of October, 2020 and ordered published in 
pamphlet form.

ADOPTED on second reading this  day of October, 2020 and ordered published in 
pamphlet form.
 

ATTEST:

____________________________
C.E. “Duke” Wortmann
President of the Council

____________________________
Wanda Winkelmann
City Clerk





Grand Junction City Council

Regular Session
 

Item #2.a.iv.
 

Meeting Date: October 21, 2020
 

Presented By: Senta Costello, Planner
 

Department: Community Development
 

Submitted By: Senta Costello, Associate Planner
 
 

Information
 

SUBJECT:
 

An Ordinance Rezoning 8.24 Acres Located at 1405 Wellington Avenue from R-O 
(Residential Office) to BP (Business Park) Staff Presentation 
 

RECOMMENDATION:
 

Planning Commission heard this at their September 8, 2020 meeting and voted (7-0) to 
recommend approval of the request. 
 

EXECUTIVE SUMMARY:
 

The Applicant, Hilltop Health Services (“Hilltop”), is requesting a rezone from R-O 
(Residential – Office) to BP (Business Park) for 8.224 acres, to better align with the 
existing use of the property and facilitate anticipated future development on the site 
including, at this time, expanding the number of residents and the types of services 
available on the property called Bacon Campus. 
 

BACKGROUND OR DETAILED INFORMATION:
 

BACKGROUND
The Hilltop Health Services Bacon Campus provides adults with traumatic brain injuries 
the home, community, and support essential to maintaining health and independence. 
Hilltop would like to be able to expand their Life Assistance Program on the western 
side of their campus and is looking to rezone the property to Business Park Mixed Use 
(BP) to better accommodate their facility and operation plans.  

R-O zoning currently (1) limits the hours of operation from 7:30 AM to 8:00 PM for non-
residential uses; (2) limits the size of buildings to no more than 10,000 square feet; and 

https://www.youtube.com/watch?v=qnjnMBCDYpU&feature=youtu.be
https://www.youtube.com/watch?v=qnjnMBCDYpU&feature=youtu.be
https://www.youtube.com/watch?v=qnjnMBCDYpU&feature=youtu.be


(3) requires buildings to align along adjacent streets with main entries opening onto the 
adjacent streets. These requirements in the R-O zoning requirements present several 
obstacles for Hilltop - 

• The existing and proposed expanded services provided to Hilltop’s clients can extend 
beyond the designated hours of operation and may include clients that are not 
residents of the site. 

• The site currently has one building that exceeds the 10,000-sf limit, which at the time 
was allowed in a R-O zone with a Conditional Use Permit.  Hilltop’s current facilities are 
spread out across the campus. State health care regulations have changed over the 
years and now facilities are required to provide constant oversight of their tenants. To 
efficiently accomplish this, facility layouts have living facilities and access corridors that 
connect to a common support staff central station, which ultimately require larger 
building footprints to comply. Hilltop is looking to expand their LAP program to the 
western side of the campus and anticipates the new building will be larger than 10,000 
square feet in size.

• The property is currently developed in a campus style configuration with a majority of 
the buildings not having the entrance facing the street or oriented toward the street.
 
The Bacon Campus is currently zoned (R-O) Residential Office. The Comprehensive 
Plan Future Land Use Map for the campus is Residential Medium on the eastern 
portion of the property encompassing approximately 6.6 acres and Business Park 
Mixed Use on the western portion of approximately 1.6 acres.   

Hilltop is requesting a proposed BP zone district which is compatible with the 
Comprehensive Plan Future Land Use Map as well as the surrounding zone districts 
which range from B-1, PD and R-O zoning. The surrounding area provides a mix of 
existing commercial and residential land uses.

The following zone districts would also be consistent with the Future Land Use 
designation of Business Park Mixed Use/Residential Medium for the subject property:

a. R-4 (Residential 4 du/ac)
b. R-5 (Residential 5.5 du/ac)
c. R-8 (Residential 8 units/acre)
d. R-12 (Residential 12 units/acre)
e. R-16 (Residential 16 units/acre)
f. R-24 (Residential – 24 units/acre
g. B-1 (Neighborhood Business)
h. CSR  (Community Services and Recreation)
i. BP (Business Park Mixed Use)



j. I-O  (Industrial/Office Park)

In reviewing the other zoning district options, the residential zone districts of R-4, R-5, 
R-8, R-12, R-16 and R-24 could accommodate use of the properties for housing.  The 
non-residential zones of CSR, BP, I-O are not as conducive to an entirely residential 
use.  The BP zone district, however, allows the unlimited group living facility as it exists 
today, allows for the expansion of the residential component of the site and provides 
opportunity to further expand services the site can provide to its residents, clients and 
the community.

NOTIFICATION REQUIREMENTS
A Neighborhood Meeting regarding the proposed rezone request was held on February 
19, 2020 in accordance with Section 21.02.080 (e) of the Zoning and Development 
Code. Eleven neighbors attended and asked questions focused on planned 
construction, timing, parking, and traffic impacts on Wellington Avenue. 

Notice was completed consistent with the provisions in Section 21.02.080 (g) of the 
Zoning and Development Code.  The subject property was posted with an application 
sign on August 28, 2020.  Mailed notice of the public hearings before Planning 
Commission and City Council in the form of notification cards was sent to surrounding 
property owners within 500 feet of the subject property, as well as neighborhood 
associations within 1000 feet, on August 28, 2020.  The notice of this public hearing 
was published on September 1, 2020 in the Grand Junction Daily Sentinel.  

ANALYSIS  
The criteria for review are set forth in Section 21.02.140 (a). The criteria provides that 
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 rezone criteria as identified:   

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

Hilltop Health Services has been operating on this property since 1985.  The need for 
services/homes for brain injury residents continues to grow.  Hilltop is looking to 
continue and expand its services for these residents.

The R-O zone district previously had an allowance for buildings over 10,000 sf with a 
Conditional Use Permit which has been removed.  The site received a CUP in 2001 for 
it’s administrative / dining hall building which exceeds 10,000.  

The applicant is anticipating the need for additional structures on the property for its 
LAP program on the property that will need to exceed the 10,000-sf cap in order to 
meet State requirements for staffing and care of the residents.



The growing needs of the applicant and the services needed by its clients, the R-O 
zone district is no longer the best fit as it creates operational challenges for Hilltop and 
how it serves its clients and residents.

Staff has found this criterion has 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 area has changed with the rezone of the property at the southeast corner of N 12th 
Street and Wellington Avenue to B-1 (Neighborhood Business) and the addition of the 
City Market shopping center at the west end of Wellington Avenue on the northeast 
corner, both adding new commercial uses to the neighborhood that are easily 
accessible to area residents and employees via walking, biking or driving.  
The BP zone district allows for both non-residential and residential uses that facilitate a 
buffer between the developing commercial area at the west end of the block with the 
residential uses to the east.  The rezone would allow the Applicant to expand its 
operations without heavily impacting the existing residential uses and being able to 
benefit from the proximity of the neighborhood commercial.

Staff has found 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 public facilities including water, sewer and utilities are available and adequate to 
serve any future development of the west end of site with the expansion of the LAP 
program or other services Hilltop provides its clients. In addition, the area has access to 
shopping, restaurants, banking and other personal services within walking, biking as 
well as driving in close proximity.

Staff has found 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 purpose of the BP zone district is to provide for a mix of light manufacturing and 
employment centers, limited commercial services, and multifamily residential uses in a 
business park setting with proper screening and buffering, all compatible with adjoining 
uses.

The City has over 21,000 acres of property zoned inside the City limits.  Of that 



approximately 7,400 acres (approximately 35%) is zoned for some form of mixed-use 
or non-residential.  There is over 2,000 acres of land designated with the BP-MU 
(Business Park Mixed Use) Future Land Use designation and only 98 acres of land 
designated with the BP (Business Park) zone district (less than 1% of the total 21,000,  
just over 1% of the mixed-use/non-residential zones and just under 5% of the BP-MU 
Future Land Use land).  

The stretch of N 12th Street between Patterson Road and North Avenue and partially 
extending to N 7th Street has a mix of multifamily, general commercial and medical 
office uses and is designated as BP-MU on the Future Land Use Map.  There is a mix 
of R-8, R-16, R-24, B-1, R-O and PD zone district that fall within the same area; 
however, there aren’t any properties zoned BP.  The BP zone district has been 
introduced into the Zoning and Development Code after the adoption of the 
Comprehensive Plan in 2009, well after this area of the City was developed.  As 
redevelopment occurs, opportunities to further evolve the area with business park type 
developments also occur.

With Goals of providing areas that are a mix of employment opportunities, housing 
types and utilizing existing infrastructure, the limited amount of land specifically zoned 
to provide for those purposes is inadequate. 

Staff has found this criterion has been met. 

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

The proposed BP zone district would work to implement Goal 5 of the Comprehensive 
Plan “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.” and Goal 12 “Being a regional 
provider of goods and services the City and County will sustain, develop and enhance 
a healthy, diverse economy.”  

The BP zone supports both Goals by creating an opportunity for Hilltop to expand its 
housing and services provided at the Bacon Campus for persons with special needs.  
The most recent Grand Valley Housing Needs Assessment identified a need for 
housing for persons with special needs; thus, expansion of the Bacon Campus will 
provide a benefit to the community to help meet this need.  

Staff has found this criterion has been met. 

RECOMMENDATION AND FINDINGS OF FACT  
After reviewing the Hilltop Health Services rezone request, RZN-2020-223, for the 
property located at 1405 Wellington Avenue, the following findings of fact have been 



made:

1) The request has met one or more of the criteria in Section 21.02.140 of the Zoning 
and Development Code.

2) The request is consistent with the vision (intent), goals and policies of the 
Comprehensive Plan.

Therefore, the Planning Commission recommended approval of the request.
 

FISCAL IMPACT:
 

This land use action has no direct fiscal impact.
 

SUGGESTED MOTION:
 

I move to (adopt/deny) Ordinance No. 4962, an Ordinance approving a Rezone request 
from a R-O (Residential – Office) to BP (Business Park) for a 8.224 acre parcel, located 
at 1405 Wellington Avenue, on final passage and order final publication in pamphlet 
form.
 

Attachments
 

1. Application Packet
2. Location Maps
3. Hilltop Bacon Center - Planning Commission Minutes - 2020 - September 8
4. Proposed Zoning Ordinance
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Project Description (location, Acreage, Proposed Use): 

The purpose of this application submittal is to obtain approval from the 

City of Grand Junction to rezone an 8.22-acre site located at 1405 

Wellington Avenue from Residential Office (RO) to Business Park / Mixed 

Use (BP).  The property is located on the southwest corner of Wellington 

Avenue and 15th Street.  An air photo of the project site is depicted below: 

 

 
Project Site Location 

 

The property is owned and operated by Hilltop Health Services Corp and 

is known as the Hilltop Bacon Campus.   The site is care facility for 

individuals with traumatic brain injuries facility that provides personalized 

care to allow individuals to achieve maximum self-sufficiency.  Hilltop is 

looking to expand their Life Assistance Program (LAP) on the western side 

of their campus and is looking to rezone the property to Business Park 

Mixed Use (BP) to better accommodate their facility and operation plans. 

 

R-O zoning currently (1) limits the hours of operation from 7:30 AM to 8:00 

PM; (2) limits the size of buildings to no more than 10,000 square feet;  and 

(3) requires buildings to align along adjacent streets with main entries 

opening  onto the adjacent streets.  These requirements in the R-O zoning 

requirements present several obstacles for Hilltop. 

 

 

Project Site 

12th Street 

15th Street 

Wellington Ave 
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The Hilltop Bacon Campus is operated and maintained 24-hours a day, 

seven days a week.   

 

Hilltop’s current facilities are spread out across the campus.  State health 

care regulations have changed over the years and now facilities are 

required to provide constant oversight of their tenants.  To efficiently 

accomplish this, facility layouts have living facilities  and access corridors 

that connect to a common support staff central station, which ultimately 

require larger building footprints to comply.  Hilltop is looking to expand 

their LAP program to the western side of the campus and anticipates the 

new building will be larger than 10,000 square feet in size. 

 

Finally, the vast majority of building on the campus are not orientated to 

the adjacent streets nor have main access on of the adjacent streets.   

 

In examining rezone options with City staff, the Business Park zoning 

designation appears to be the best option for allowing Hilltop to continue 

operations at this campus as well as allowing for expansion to address 

their future needs. 

 

Surrounding Land Uses and Zoning: 

The 5 parcels are currently zoned R-8.  The current City of Grand Junction 

Zoning Map is depicted below: 

 

 
Current City of Grand Junction Zoning 

 
The existing land uses adjacent to the project site include the following: 

Project Site 
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DIRECTION ZONING USE 

North B-1/R-8 City Market / Single Family Residential 

South R-24/PD Multi-family Housing 

East PD Single Family Residential 

West PD Residential Townhomes 

 

 

The future land use for this project area consist of Business Park / Mixed Use 

or Residential Medium 4-8 Units per Acre.  The City of Grand Junction 

Future Land Use Map area is depicted in the graphic below: 

 

 
Future Land Use Designation 

 

 

Neighborhood Meeting 

A neighborhood meeting for this rezone request was conducted on 

February 20, 2020.  The meeting was attended by eleven neighbors and 

all neighbors were in support of the rezone request. 

 

Roads & Access 

Access to the site will be from two new driveways on Wellington Avenue. 

 

Utilities 

There are no changes to existing utilities needed for this project.   
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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 premise and findings; 

and/or  
Applicant’s Response:  The applicant has been operating the current 
Bacon Campus Facility (1405 Wellington Avenue) since 1985.   The 
community need for these types of facilities has grown and Hilltop Health 
Services (HHS) is looking to continue operations and planned expansion 
at this facility.  A Business Park / Mixed Use zoning designation is a 
better fit for their existing and future operations. 
 
 

(2) The character and/or condition of the area has changed such that the 
amendment is consistent with the Plan; and/or  
Applicant’s Response:  HHS has operated this facility since 1985.  The 
current code definition for R-O is not a fit for the type of operation and 
existing facilities on this site.  The rezone request to BP is consistent 
with the Future Land Use plan and also allows HHS the opportunity to 
meet the community needs by expanding their operations. 
 
 

(3) Public and community facilities are adequate to serve the type and 
scope of land use proposed; and/or  
Applicant’s Response:  The rezone request will not modify or change 
any of the current public or community facilities needed to serve the 
facility.  
 

(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  
Applicant’s Response:  As previously stated, HHS has operated this 
facility since 1985.  The current code definition for R-O is not a fit for the 
type of operation and existing facilities on this site.  The rezone request 
to BP is consistent with the Future Land Use plan and also allows HHS 
the opportunity to meet the community needs by expanding their 
operations. 
 

(5) The community or area, as defined by the presiding body, will derive 
benefits from the proposed amendment. 
Applicant’s Response:  There is a strong need in the community for 
these type of special care facilities and rezoning the site allows HHS the 
opportunity to expand their services to meet the need of the community. 

 







 
February 25, 2020 
 
Mr. Landon Hawes, AICP 
City of Grand Junction 
250 North 5th Street 
Grand Junction, CO 81501 
 
 
Re: Hilltop Bacon Campus Rezone  
 Neighborhood Meeting Summary 
  
 
Dear Mr. Hawes: 
 
The purpose of this letter is to summarize the neighborhood meeting comments for the 
Hilltop Bacon Campus rezone application.  The project site is located at 1405 Wellington 
Avenue in Grand Junction, Colorado. 
 

1. The neighborhood meeting was conducted at 5:30 PM on February 20, 2020 at 
the Hilltop Corporate Office building located at 1331 Hermosa Avenue. 

 
2. The meeting was attended by 11 neighbors, three members from Hilltop, and 

two Austin Civil Group staff.  A copy of the sign in sheet is attached. 
 

3. Mark Austin with ACG described the purpose of the meeting which was to rezone 
the current “R-O” property to a “BP” zone. 

 
4. The R-O zone district does not allow buildings larger than 10,000 square feet in 

size, limits the hours of operations from 7:30 AM to 8:00 PM., and requires the 
main entries for the building to open on the public streets.   Hilltop currently 
have facilities larger than 10,000 square feet, operates 24/7, and none of the 
buildings on campus have main access location onto the adjacent streets. 

 
5. The primary reason for the rezone request is Hilltop anticipates constructing a 

new assisted living care facility on the existing campus and the square footage of 
the new building is anticipated to exceed 10,000 square feet in size. 

 
6. Hilltop explained the State of Colorado Licensing requires Hilltop of have their 

residence “under one roof” and no scattered across the campus. 
 

7. Hilltop met with City Planning and discussed options for allowing expansion on 
their facility and the consensus was the BP designation was the best fit for their 
type of operation. 

 
 ∙  ∙  ∙   ∙  
     
  

∙∙


∙∙



Mr. Landan Hawes 
February 25, 2020 
Page 2 of 2 
 
 

8. The neighbors had questions about what was to be constructed on the property 
and Mark Austin presented a conceptual plan for an assisted living facility located 
on the western side of the campus.  This plan was only conceptual and the final 
plan will change from this. 

 
9. The neighbors asked what would happen if the rezone request was not 

approved.  Mark Austin explained the existing site has several non-conforming 
items from a zoning perspective that would be worked out in the site plan review 
process with the City.   

 
10. Hilltop explained they aren’t sure when this new facility would be constructed as 

it depends on their ability to obtain funding. 
 

11. The neighbors were concerned about parking for the new facility and Hilltop 
explained that additional parking will be provided within the project site. 

 
12. The neighbors agreed that Hilltop has done a good job addressing parking issues 

on Wellington Avenue and when it was brought to their attention, they no longer 
parked on the north side of the roadway. 

 
13. The neighbors stated they were in the process of forming a neighborhood 

association and asked if Hilltop was interested in being a part of this program. 
 

14. The neighbors were concerned with the amount of traffic on Wellington, 
especially after the new City Market development.  Neighbors stated it was 
difficult to exit from Wellington onto 12th Street and Wellington is now busy 
alternate street to and from City Market. 
 

15. The meeting concluded about 6:15 PM.  
 
If you have any comments or notes that I may have missed, please contact me at 970-
242-7540.  
 
Sincerely, 
 
 
Austin Civil Group, Inc. 
 
Mark Austin, P.E. 
President 
 
 
Attachment:  

(1) Sign in Sheet 















City of Grand Junction 
Application Review Comments 

Date: May 27, 2020 Comment Round No. 1 Page No. 2 
Project Name: Hilltop Bacon Center Rezone File No: RZN-2020-223 
Project Location: 1450 Wellington Ave 
 Check appropriate box(es)   
       Property Owner(s): Hilltop Health Services – Mike Stahl 
X Email: mikes@htop.org Telephone: 970-242-4400 

               Applicant(s): Hilltop Health Services – Don Kendall 
 Mailing Address: 1331 Hermosa Ave, Grand Junction CO  81506 
X Email: don@htop.org Telephone: 970-244-0808 / 970-210-1348 

               Representative(s): Austin Civil Group Inc- Mark Austin 
 Mailing Address: 123 N 7th St, STE 300,  Grand Junction CO  81501 
X Email: marka@austincivilgroup.com Telephone: 970-242-7540 

        Project Manager: Senta Costello Email: sentac@gjcity.org Telephone: 970-244-1442 
Development Engineer: Rick Dorris Email: rickdo@gjcity.org Telephone:  970-256-4034 

 

City of Grand Junction 
REQUIREMENTS 

(with appropriate Code citations) 
 
PLANNING  
Requirements: 1.  Please provide a copy of the deed evidencing ownership of the lands included in the 
application as required as part of the Ownership Statement. 
Applicant’s Response:  The deeds for the property are attached. 
Document Reference: 
 
Requirements: 2.  I'm looking at the following hearing schedule.  Please let me know if you have any 
concerns with these dates: 
  - Planning Commission:  July 14, 2020 
  - City Council 1st Reading: August 5, 2020 
  - City Council 2nd Reading: August 19, 2020 
Applicant’s Response:  These dates work for us 
Document Reference: 
 
CITY DEVELOPMENT ENGINEER  
Requirements: No comments. 
 
CITY SURVEYOR  
Requirements: The Improvement Survey Plat was done on the parcel in 2016 prior to the BACON 
COMMUNITY CAMPUS SUBDIVISION being recorded at Rec. No. 2798998 (2017).    No concerns 
with this.    New Legal description 'LOT 1, BACON COMMUNITY CAMPUS' with an acreage of 8.22 
Acres appears correct for the parcel being rezoned. 
Applicant’s Response:  No Response Required. 
Document Reference: 
 

mailto:mikes@htop.org
mailto:don@htop.org
mailto:marka@austincivilgroup.com
mailto:sentac@gjcity.org
mailto:rickdo@gjcity.org


 
 
Please provide a response for each comment and, for any changes made to other plans or documents, 
indicate specifically where the change was made. 
 
Date due:   August 26, 2020 
 
I certify that all of the changes noted above have been made to the appropriate documents 
and plans and there are no other changes other than those noted in the response. 
 
 

      6-9-20 
Applicant’s Signature  Date 

 
 



 

 

LOCATION MAP 

SITE 
Wellington 

Office 
Complex 

Ale 
House 

City Market 



 

FUTURE LAND USE MAP 

SITE 
Wellington 

Office 
Complex 

Ale 
House 

City Market 



 

ZONING MAP 

SITE 
Wellington 

Office 
Complex 

Ale 
House 

City Market 



Hilltop Bacon Center – Rezone                                                        File # RZN-2020-223 
Item can be viewed at 10:20 
Consider a request by Hilltop Health Services LLC to rezone 8.24 acres from R-O 
(Residential Office) to BP (Business Park) located at 1405 Wellington Avenue. 
 
Staff Presentation 
Senta Costello, Associate Planner, introduced exhibits into the record and provided a 
presentation regarding the request. 
 
Questions for Staff 
Commissioner Gatseos asked a question regarding the neighborhood meeting and the 
neighbors in attendance.  
 
Applicant’s Presentation 
The Applicant’s representative, Mark Austin, was present gave a short presentation 
regarding the request.  
 
Questions for Applicant 
Commissioner Ehlers asked a question regarding the request.  
 
Commissioner Wade asked a question regarding the request.  
 
Public Hearing 
The public hearing was opened at 5 p.m. on Tuesday, September 1, 2020 via 
www.GJSpeaks.org. 
 
No public comment was submitted or heard.  
 
The public hearing was closed at 6:17 p.m. on September 8, 2020. 
 
Applicant’s Response 
None. 
 
Questions for Applicant or Staff 
None. 
 
Discussion 
None. 
 
Motion and Vote 
Commissioner Susuras made the following motion, “Mr. Chairman, on the rezone for the 
property located at 1405 Wellington Avenue, City file number RZN-2020-223, I move that 

https://grandjunctionco.civicclerk.com/Web/Player.aspx?id=1526&key=-1&mod=-1&mk=-1&nov=0
http://www.gjspeaks.org/


the Planning Commission forward a recommendation of approval to City Council with the 
findings of fact as listed in the staff report.” 
 
Commissioner Scissors seconded the motion. The motion carried 7-0. 



 
CITY OF GRAND JUNCTION, COLORADO 

 
ORDINANCE NO. ____ 

 
AN ORDINANCE REZONING HILLTOP BACON CAMPUS  

FROM R-O (RESIDENTIAL – OFFICE) 
TO BP (BUSINESS PARK) 

 
LOCATED AT 1405 WELLINGTON AVENUE 

 
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 Hilltop Bacon Campus to the BP (Business Park) zone district, 
finding that it conforms to and is consistent with the Future Land Use Map designation 
of Business Park Mixed Use 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 BP (Business Park) 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 BP (Business Park): 
 
Lot 1 Bacon Community Campus Subdivision as recorded at reception number 2798998 in 
the office of the Mesa County Clerk and Recorder. 
 
Introduced on first reading this 7h day of October, 2020 and ordered published in pamphlet 
form. 
 
Adopted on second reading this 21st day of October, 2020 and ordered published in 
pamphlet form. 
 
ATTEST: 
 
 
 
_______________________________ ______________________________ 
City Clerk Mayor 

 



Grand Junction City Council

Regular Session
 

Item #2.b.i.
 

Meeting Date: October 21, 2020
 

Presented By: Wanda Winkelmann, City Clerk
 

Department: City Clerk
 

Submitted By: Wanda Winkelmann
 
 

Information
 

SUBJECT:
 

An Ordinance Amending Chapter 2 of the Grand Junction Municipal Code Regarding 
Campaign Violations
 

RECOMMENDATION:
 

Staff recommends adoption of the ordinance.
 

EXECUTIVE SUMMARY:
 

The purpose of this item is to amend the Grand Junction Municipal Code (GJMC) to 
include a procedure for the filing of alleged campaign violations.
 

BACKGROUND OR DETAILED INFORMATION:
 

In August, the Secretary of State (SOS) adopted new rules regarding the process for 
filing complaints related to campaign finance violations.  Specifically, Rule 17.6 states 
that all complaints must be filed with the municipal clerk instead of the SOS’s office.  

Under the Constitution, the SOS is obligated to hear Fair Campaign Practices Act 
(FCPA) violations when a city has not adopted its own campaign finance ordinance 
(Colorado Constitution. Article XXVIII, Section 9(2)(a)).  The adoption of the new SOS 
rules seems to indicate that the SOS will not be addressing future alleged violations 
under the FCPA at the municipal level and will instead direct complainants to the 
municipal clerk.

In order to have this process in place prior to the April election, staff recommends an 
ordinance to outline the process for the filing of an alleged violation of the FCPA.  



Specifically, the ordinance indicates:
1. The timeframe required to file a complaint.
2. The manner in which to file a complaint.
3. The information required in the complaint (name of alleged violator, the provision 
allegedly violated, and a brief description of the offense).
4. The process used to evaluate the complaint for probable cause.  

A sample of the form that would be filed is included.
 

FISCAL IMPACT:
 

There is no direct fiscal impact by adoption of the ordinance; some costs may be 
incurred to process complaints after the ordinance is adopted.  Those costs include but 
are not limited to cost for a hearing officer and associated additional administrative 
costs.    
 

SUGGESTED MOTION:
 

I move to (adopt/deny) Ordinance No. 4963, an Ordinance amending Chapter 2 of the 
Grand Junction Municipal Code regarding campaign violations.
 

Attachments
 

1. Form Filing a Campaign Violation 
2. ORD-Campaign Violation 101020



For City Clerk’s Use Only:  Date Filed:   Initials: 

For City Clerk’s Use Only

Date Complaint Forwarded to City Manager and City Attorney: Initials: 

Return this completed form to:

City Clerk’s Office, 250 North 5th Street, Grand Junction, CO  81501, or email to cityclerk@gjcity.org 

NOTICE OF ELECTION COMPLAINT 
ALLEGING A VIOLATION OF CAMPAIGN FINANCE LAWS

Complainant Information: Name, address, telephone number(s), and email address of the complainant (who must be a 
registered elector).  If more than one complainant, please provide the name, address, telephone number(s), email address, and 
signature of each complainant on the back of this form or on additional sheets.
Name: Complainant’s 

Signature:
Street
Address: Zip Code:
Phone #: Email:

A complaint alleging a violation of campaign finance laws, in accordance with Section 2.20.040, 
must be filed with the City Clerk no later sixty (60) days after the alleged violation has occurred.

GROUNDS FOR ELECTION COMPLAINT
Name of alleged violator(s): Date(s) of alleged violation:

Provision allegedly violated:

Detailed description of the offense allegedly committed:

Identification of any relevant documents or other evidence.  Please attach copies of documents if available.

Identification of any witnesses or persons with relevant knowledge.  Please provide contact information for each 
witness or person identified, such as phone number, physical address, email address, etc. if available.

**A form must be completed for each Complaint**

mailto:cityclerk@gjcity.org


1 ORDINANCE NO. ___
2
3 AN ORDINANCE AMENDING TITLE 2, CHAPTER 2.20 OF THE GRAND JUNCTION 
4 MUNICIPAL CODE REGARDING CAMPAIGN AND POLITICAL FINANCE 
5 VIOLATIONS
6  
7 RECITALS:
8
9 The City of Grand Junction is a home rule municipality, established by Charter in 1909.  

10 Article XX of the Colorado Constitution confers upon home rule cities power over all 
11 matters pertaining to municipal elections.
12
13 The City of Grand Junction has adopted the “Colorado Municipal Election Code of 1965” 
14 by reference (“Election Code”).
15
16 In August 2020, following SB 19-232, the Secretary of State (SOS) adopted new rules 
17 and processes (8 CCR 1505-6) for filing complaints related to campaign and political 
18 finance.  Specifically, Rule 17.6 states that any filing related to a municipal campaign 
19 finance matter must be filed with the municipal clerk.    
20
21 Under the Colorado Constitution, the SOS is obligated to hear Fair Campaign Practices 
22 Act (FCPA) violations when a city has not adopted its own campaign finance ordinance 
23 (Colorado Constitution. Article XXVIII, Section 9(2)(a)).  The adoption of the new SOS 
24 rules seems to indicate that the SOS will not be addressing future alleged violations 
25 under the FCPA at the municipal level and will instead direct complainants to the 
26 municipal clerk.
27
28 As such, staff is recommending an amendment to the GJMC to identify a procedure for 
29 the filing of an alleged campaign violation.
30
31 NOW THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
32 GRAND JUNCTION: 
33
34 That Chapter 2 of the Grand Junction Municipal Code is hereby amended by the 
35 addition of a new Section 2.20.040 which reads in its entirety as follows:
36
37 Sec. 2.20.040 - Allegation of Campaign Violation.  
38
39 (a) Any candidate or registered elector of the City ("Complainant") who has reason 
40 to believe a campaign violation has been committed by any candidate, candidate 
41 committee, issue committee, small-scale issue committee or political committee 
42 (“Respondent”) may file a written complaint (“Complaint”) with the City Clerk, no later 
43 than sixty (60) days after the alleged violation(s) has occurred.  
44
45 (b)  The Complaint must contain:  
46
47 1.  The name(s) of the alleged violator(s) (Respondent;  
48 2.  The Election Code section(s) or provision(s) allegedly violated;  



49 3.  A clear and succinct statement or description of the offense allegedly committed and 
50 the basis for the allegation;  
51 4.  Identification of any relevant document(s) or other evidence;  
52 5.  Identification of any witness(es) or person(s) with relevant knowledge of the alleged 
53 violation(s); and  
54 6.  The name, address, telephone number and e-mail address of the Complainant.  
55
56 (c)  The City Clerk will forward the Complaint to the City Attorney, who will evaluate 
57 the complaint for probable cause.
58
59 (d) Campaign finance complaints must be filed in writing and can be submitted by 
60 hardcopy or electronically. Electronic signatures are permitted for any complaint 
61 documentation that requires a signature. 
62
63 (e) A Complaint must identify both a Respondent and a Complainant. An anonymous 
64 Complaint(s) or Complaint(s) that fails to identify a Complainant and Respondent may 
65 be rejected by the City Clerk. 
66
67 (f) Multiple Complaints that arise out of or under a common set of facts will be 
68 consolidated when practicable. When consolidation is not practicable and the outcome 
69 of one Complaint will be determinative of another Complaint(s), the Complaint(s) will be 
70 stayed until a final decision issues on the initial Complaint and any appeals are 
71 resolved.
72
73 (g) Violations stemming from late or missing filings that have been waived or are 
74 pending a waiver are not subject to the complaint process.
75
76 (h) A Complaint, charge/declination of charge, motions and orders relating to a 
77 Complaint will be publicly available at the time the City Clerk provides the document to 
78 the Respondent.
79
80 (i) The City may redact any document that it will otherwise make available pursuant to 
81 this rule if such redaction is necessary to protect any personal private information or 
82 personally identifiable information, is not relevant or material to the determination, or as 
83 otherwise required under the Colorado Open Records Act or other applicable law.
84
85 (j) Settlement of complaints and fine structure for violations
86 After a Complaint has been filed with a hearing officer the City Clerk, in consultation 
87 with the City Attorney, may enter into a settlement agreement with the Respondent.
88
89
90
91



92 Sec. 2.20.041 - Evaluation of campaign complaint.  
93
94 (a)  If the City Attorney determines that no probable cause exists, that the complaint 
95 fails to allege an actionable violation, or that the requirements of Section 2.20.040 were 
96 not met by the Complainant, the City Attorney shall so notify the City Clerk, who will, in 
97 turn, notify the complainant in writing.  
98
99 (b)  If the City Attorney determines probable cause exists, the City Attorney may 

100 notify Grand Junction Police, which, in consultation with the City Attorney, may serve a 
101 summons and complaint to the alleged violator.  The City Attorney has and retains 
102 prosecutorial discretion, as provided by law and ethical responsibilities, to file or decline 
103 prosecution.  If the City Attorney determines filing a summons and complaint is 
104 unjustified, he or she shall so notify the City Clerk in writing, who will, in turn, notify the 
105 Complainant and Respondent in writing.
106
107 Sec. 2.20.042 Conflicts of Interest.
108
109 Notwithstanding the above, nothing in this Article shall be read to preclude the City 
110 Attorney from declaring a conflict of interest, and taking appropriate action in 
111 accordance with this Code and general practices of the City, including, but not limited 
112 to, hiring special counsel, if deemed necessary and advisable under the circumstances.
113
114 Sec. 2.20.043 Complaint not required for City action. 
115  
116 Nothing in this Article shall preclude the City from pursuing an action, civil or criminal, 
117 against any person, candidate, candidate committee, issue committee, small-scale 
118 issue committee or political committee for any violation of this Chapter, regardless of 
119 whether a complaint had been filed pursuant to this Article.
120
121 Sec. 2.20.044 Administrative Procedures.  
122
123 The City Manager is authorized to adopt administrative regulations, including but not 
124 limited to appointment of hearing officer and other procedures, consistent with the 
125 provisions of this Article.
126
127 Sec. 2. 20.045 Action by Complainant.  
128
129 (a)  After having received written notification from the City Clerk pursuant to Section 
130 2.20.040 that the City Attorney declined to prosecute, or after one hundred eighty (180) 
131 days of filing the Complaint, whichever is first, the Complainant may bring a civil action 
132 in District Court.  
133



134 (b)  The Complainant has one (1) year from the date of the alleged violation to bring 
135 an action.  
136
137 (c)  The Complainant may seek a court order to compel compliance with this Article, 
138 provided however, that Complainant must first file a Complaint with the City Clerk, 
139 pursuant to Section 2.20.040 and otherwise exhaust all administrative remedies.  
140
141 Sec. 2. 20.046 Penalties. 
142
143 A Respondent that is found to or admits a knowing violation of this Article may be civilly 
144 liable in an amount up to two thousand dollars ($2,000), or, if applicable, three (3) times 
145 the amount of the discrepancy, whichever is greater and/or may be required to perform 
146 certain specific actions regarding the violation(s) as provided herein.  
147
148 In reaching a settlement and fine amount, the following shall apply, together with 
149 mitigating and aggravating factors found: 
150
151 (a) Amount of contributions or donations accepted or expenditures made while out of 
152 compliance, outlined below:
153 (1) Less than $1,000 fine is at least $150;
154 (2) Between $1,001 and up to $5,000 fine is at least $300; or
155 (3) Greater than $5,000 the fine of at least $300 plus at least 10 percent of total amount 
156 of the contributions and expenditures made.
157
158 (b) Failure to file complete and accurate reports
159 (1) Failure to file complete and accurate reports is a $100 fine per report plus 5 percent 
160 of the activity not accurately or completely reported;
161
162 (c) Failure to file, or file an accurate, candidate affidavit
163 (1) If affidavit is submitted within 14 days of registration deadline the fine is at least $50; 
164 or
165 (2) If affidavit is submitted after 14 days post deadline, the fine is at least $100.
166
167 (d) Prohibited contributions, donations, and expenditures
168 (1) For accepting a prohibited contribution including accepting an amount that exceeds 
169 a contribution limit or making prohibited expenditures, the fine is at least $100 and 10 
170 percent of the prohibited activity:
171
172 (c) Prohibited use of unspent campaign funds and exceeding voluntary contribution 
173 limits
174 (1) A fine of at least $250 per violation; and
175 (2) A fine that is up to 25 percent of the amount of the prohibited activity.
176



177 (d) Disclaimer and electioneering communications
178 (1) If noncompliant communication is mitigated prior to the election: a fine of at least 5 
179 percent cost of the noncompliant communication including cost to broadcast; or
180 (2) If noncompliant communication is not mitigated prior to the election: a fine of at least 
181 10 percent of the cost of the communication including cost to broadcast.
182
183 (e) Other violations of campaign and political finance rules and regulations will be 
184 assessed penalties based on the circumstances of the violations.
185
186 (f) In addition to monetary fines specific action(s), by/ of/from the Respondent may be 
187 required. Specific actions may include:
188 (1) Registering as a committee or candidate; 
189 (2) Return or donation of prohibited contribution or disgorgement of the value of the 
190 improper conduct;
191 (3) Filing or amending disclosure reports;
192 (4) Inclusion or correction of disclaimer on the communication; or
193 (5) Other specific performance or terms that may be warranted.
194
195 (g) Mitigating and aggravating factors that may be considered/found to lessen or negate 
196 the imposition of fines, specific actions or other penalty(ies) are:
197 (1) Nature and extent of the violation;
198 (2) Timing of the violation (including proximity to the election);
199 (3) Ability or effort to mitigate the violation;
200 (4) Evidence of an intentional act or a pattern or practice of misconduct;
201 (5) Extent to which the harm cause by the violation or the value of the violation cannot 
202 be reasonably calculated; or
203 (6) Other aggravating or mitigating factors may be taken into consideration in reaching a 
204 just and equitable outcome.
205
206 Sec. 2. 20.047 Attorney Fees 
207 Each party (Complainant, Respondent and City) shall bear its own attorney’s fees and 
208 costs.   
209
210
211 Introduced on first reading this __ day of October 2020. 
212
213
214 PASSED and ADOPTED this __ day of October 2020.
215
216
217
218
219 ___________________
220 C.E. Duke Wortmann



221 Mayor and President of the City Council
222
223 ATTEST:
224
225
226 ________________
227 Wanda Winkelmann
228 City Clerk 
229
230
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