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

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

TUESDAY, JUNE 23, 2020 @ 6:00 PM

Options for attending and submitting public comment for items on this agenda are listed here:

1. Provide  comment  in  advance  at www.GJSpeaks.org  by  6  p.m.  on  June  22. Meeting 
information will be available online by the end of business on June 16, 2020.

2. Leave a phone message at 970-244-1590 by 12 p.m. on June 23. This message will be 
public testimony and will be played for the Planning Commission to consider in review of 
each application. 

3. Attend  the meeting  virtually  by  going  to  https://www.gotomeet.me/Itsupport3/planning-
commission-june-23 

4. Attend  the meeting  at City Hall,  250 N  5th Street. As  recommended  by Mesa County 
Public Health, those attending in person will be asked to wear a face mask. Other social 
distancing measures will be in place.

Call to Order - 6:00 PM
 

Consent Agenda

1. Minutes of Previous Meeting(s) from June 9, 2020.
 

Regular Agenda

1. Consider a request by MNL Investments LLC for a Conditional Use Permit for the property 
located at 2790 H Road to allow for a hazardous occupancy within an I-O (Industrial 
Office) zone district.

 

Other Business
 

Adjournment
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GRAND JUNCTION PLANNING COMMISSION  
June 9, 2020 MINUTES 

6:00 p.m. 

The meeting of the Planning Commission was called to order at 6:03 p.m. by Chairman 
Andrew Teske.  
 
Those present were Planning Commissioners; Chair Andrew Teske, Vice Chair Christian 
Reece, Bill Wade, George Gatseos, Keith Ehlers, Ken Scissors and Sam Susuras. 
 
Also present were Jamie Beard (Assistant City Attorney), Tamra Allen (Community 
Development Director), Landon Hawes (Senior Planner), and Jace Hochwalt (Associate 
Planner). 

 
There were approximately 6 members of the public in attendance.  
 
CONSENT AGENDA______________________________________________________ 
Commissioner Wade moved to adopt Consent Agenda Item #1. Commissioner Reece 
seconded the motion. The motion carried unanimously 7-0. 

 
1. Minutes of Previous Meeting(s)_______________                                             _______                                           

The Planning Commission reviewed the meeting minutes from the May 26, 2020 meeting. 
 

REGULAR AGENDA______________________________________________________ 
 

2. Caleb Street Rezone _________________________                       File # RZN-2020-117 
Agenda item can be viewed at 05:00 
Consider a Request by Property Owners of the Arcadia North Subdivision to Rezone the 
Arcadia North Subdivision (10 Parcels) from R-4 (Residential, 4 Units/Acre) to R-5 
(Residential, 5.5 Units/Acre) Located at 700 - 709 Caleb Street. 
 
Staff Presentation 
Jace Hochwalt, Associate Planner, introduced exhibits into the record and provided a 
presentation regarding the request.  
 
Questions for Staff 
Commissioner Gatseos asked staff a question regarding the applicants who have signed 
the application submittal.  
 
Commissioner Reece asked a question regarding the purpose behind this request. 
 

https://www.youtube.com/watch?v=0W-Mcaz3__E


 

Applicant’s Presentation 
Kim Kerk, representing the Applicant, gave a presentation regarding the request.  
 
Questions for Applicant 
Commissioner Gatseos asked a question regarding the criteria for rezone. 
 
Commissioner Wade made a comment regarding the criteria for rezone. 

 
Public Hearing 
The public hearing was opened at 5 p.m. on Tuesday, June 2, 2020 via 
www.GJSpeaks.org. Option for public comment via voicemail was also available starting 
Tuesday, June 2, 2020 as described on the meeting notice as well as the agenda.  
 
Ms. Laura Rhodes (707 Caleb Street) and Jana Franklin (703 Caleb Street) made 
comments in support of the request. 
 
The public hearing was closed at 6:35 p.m. on June 9, 2020. 
 
Discussion 
Commissioners Ehlers, Gatseos, and Susuras made comments in support of the request.  
 
Motion and Vote 
Commissioner Susuras made the following motion, “Chairman, on the Rezone request 
RZN-2020-117, I move that the Planning Commission forward a recommendation of 
approval for the rezone of the Arcadia North Subdivision from an R-4 (Residential, 4 
units/acre) zone district to an R-5 (Residential, 5.5 units/acre) zone district, with the 
findings of fact listed in the staff report.” 
 
Commissioner Wade seconded the motion. The motion carried 7-0. 

 
3. Zoning Code Amendment – Mini-Warehouse Design Standards File # ZCA-2020-175 

Agenda item can be viewed at 36:28 
Consider a request by the City of Grand Junction to amend Title 21 of the Grand Junction 
Municipal Code regarding use specific standards for Mini-Warehouses. 
 
Staff Presentation 
Landon Hawes, Senior Planner, introduced exhibits into the record and provided a brief 
summary of the pre-recorded presentation available at www.GJSpeaks.org.  
 
 
 

 

http://www.gjspeaks.org/
https://www.youtube.com/watch?v=0W-Mcaz3__E
https://gjspeaks.org/agendas/planning-commission-meeting-april-14-2020-6-00-pm


 

Questions for Staff 
There was discussion regarding the square footage maximum for the proposed mini-
warehouse standards. 
 
Motion and Vote 
Commissioner Ehlers made the following motion, “Mr. Chairman, on the amendment to 
Title 21, City file number ZCA-2020-175, I move that the Planning Commission continue 
this item to the July 28th meeting.” 
 
Commissioner Reece seconded the motion. The motion carried 7-0. 

 
4. Other Business__________________________________________________________ 

None. 
 

5. Adjournment____________________________________________________________ 
Commissioner Wade moved to adjourn the meeting. Commissioner Reece seconded the 
motion. The meeting adjourned at 7:13 p.m. 
 



Grand Junction Planning Commission

Regular Session
 

Item #1.
 

Meeting Date: June 23, 2020
 

Presented By: Senta Costello, Planner
 

Department: Community Development
 

Submitted By: Senta Costello, Associate Planner
 
 

Information
 

SUBJECT:
 

Consider a request by MNL Investments LLC for a Conditional Use Permit for the 
property located at 2790 H Road to allow for a hazardous occupancy within an I-O 
(Industrial Office) zone district.
 

RECOMMENDATION:
 

Staff recommends approval of the request. 
 

EXECUTIVE SUMMARY:
 

The Applicant, MNL Investments LLC, is requesting approval of a Conditional Use 
Permit (CUP) for the property located at 2790 H Road in an I-O (Industrial – Office) 
zone district to allow for storage and use of hazardous materials related to 
manufacturing of precision machined parts primarily for the aerospace industry.
 

BACKGROUND OR DETAILED INFORMATION:
 

The Applicant, MNL Investments LLC, is requesting approval of a CUP to allow for 
storage and use of hazardous materials and classification of the approved addition to 
Hazardous (H) occupancy classifications.  Jabil Lewis Engineering is the only business 
on-site and is a precision machining facility with operations in manufacturing and 
concept producibility and engineering support, specializing in aerospace products, 
turbine engine components, rapid prototyping, and industrial pumps.  

The property is a 9.95 acres site located just west of the Grand Junction Regional 
Airport.  The building was built in 1995 by 3D Systems as a manufacturing facility and 
expanded in 2000 for additional storage. The site was subdivided from an original 20-



acre property in 1996.  

MNL Investments LLC submitted a request to expand the existing 71,728 square foot 
office/manufacturing facility with a 68,281 square foot addition.  This request was 
approved April 16, 2020.

All Building and Fire Code regulations regarding location and quantity of materials 
stored, and modification of existing buildings/construction of the addition to meet 
occupancy classification requirements will be required prior to the issuance of a 
certificate of occupancy. These detailed reviews will occur at the time of the Mesa 
County Building Department and Grand Junction Fire Department plan review, 
following the determination of this CUP. 

The immediate area surrounding the subject site comprises light industrial uses and the 
airport, and all adjacent zoning is I-O (Industrial-Office) and PAD (Planned Airport 
Development). Uses adjacent to the north and west include shipping & receiving, office 
and contractor facilities including FedEx, CBI and Schwan’s, as well as several lots 
vacant lots. 

NOTIFICATION REQUIREMENTS
A Neighborhood Meeting regarding the proposed CUP request was not held due to the 
COVID 19 emergency Resolution 15-20 in place that temporarily suspended the 
requirement for applications submitted between March 23 and May 6, 2020. This 
application was submitted on May 4, 2020.    

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 May 14, 2020.  Mailed notice of the public hearings before Planning 
Commission 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 June 12, 2020.  The notice of this public hearing was published on June 
16, 2020 in the Grand Junction Daily Sentinel.  To date, no inquiries about the project 
nor comments have been received.

ANALYSIS  
The review of a Conditional Use Permit (CUP) is subject to both the General Approval 
Criteria for all permits requiring a public hearing (Section 21.02.080(d)) as well as the 
specific review criteria for CUP. 

(d)    General Approval Criteria. No permit may be approved unless all of the following 
criteria are satisfied:

(1) Compliance with the Comprehensive Plan and any applicable adopted plan.



The site is currently zoned I-O (Industrial-Office), with the Comprehensive Plan Future 
Land Use Map identifying the site as Business Park Mixed Use. The proposal furthers 
Goal 6 of the Comprehensive Plan which states: “Land use decisions will encourage 
preservation and appropriate reuse.” The Applicant plans to continue the use of the 
existing building on site for manufacturing as well as expanding it with a 68,281 square 
foot addition. The proposed land use also furthers Goal 12 of the Comprehensive Plan, 
which states: “Being a regional provider of goods and services the City and County will 
sustain, develop and enhance a healthy, diverse economy.”  As a manufacturing 
industry this proposal will help diversify the local economy by maintaining and 
expanding an existing business that could otherwise relocate to another community.

Staff finds this criterion to have been met.

(2)    Compliance with this zoning and development code.

The existing building and proposed building expansion currently meet the required bulk 
standards of the I-O zone district. The proposed use of manufacturing and production 
with the storage and use of hazardous materials is allowable in an I-O zone with an 
approved CUP. Therefore, pending approval of a CUP staff finds this request is in 
compliance with the Zoning and Development Code.

(3)    Conditions of any prior approvals.

There are no conditions of prior approvals regarding this site/property, therefore staff 
finds this criterion to be met. 

(4)    Public facilities and utilities shall be available concurrent with the development. 

Public facilities and utilities including water, sewer, electric and gas are available to 
serve this development. Utility agencies were included in the review process and had 
either no objections or no comments for the proposed use. Staff therefore finds this 
criterion has been met.
 
(5)    Received all applicable local, State and federal permits.

The Applicant is currently working with the Mesa County Building Department and City 
of Grand Junction Fire Department staff to ensure compliance with requirements of the 
IBC and Fire Code. Staff recommends these permits be required conditions of approval 
in order to demonstrate compliance with this criterion.  

Pursuant to Section 21.02.110 (a) of the Grand Junction Zoning and Development 
Code, a Conditional Use review is to provide an opportunity to utilize property for an 



activity which under usual circumstances could be detrimental to other permitted uses, 
and which normally is not permitted within the same district. A Conditional Use may be 
permitted under circumstances particular to the proposed location and subject to 
conditions that provide protection to adjacent land uses. A Conditional Use is not a use 
by right; it is one that is otherwise prohibited within a given zone district without 
approval of a Conditional Use Permit. The application shall demonstrate that the 
proposed development will comply with the following: 

(1)    District Standards. The underlying zoning districts standards established in 
Chapter 21.03 GJMC, except density when the application is pursuant to GJMC 
21.08.020(c);

The site is zoned I-O (Industrial Office).  The purpose of the I-O zone is “To provide a 
mix is light manufacturing uses, office park, limited retail and service uses in a business 
park setting with proper screening and buffering, all compatible uses”.  Performance 
standards of the I-O zone district include the following:

(i)    Retail Sale Area. Areas devoted to retail sales shall not exceed 10 percent of the 
gross floor area of the principal structure, and 5,000 square feet on any lot or parcel.
The Applicant has indicated that there are not retail sales associated with this 
proposal.  Therefore, this criterion has been met.
(ii)    Vibration, Smoke, Odor, Noise, Glare, Wastes, Fire Hazards and Hazardous 
Materials. No person shall occupy, maintain or allow any use in an I-O district without 
continuously meeting the following minimum standards regarding vibration, smoke, 
odor, noise, glare, wastes, fire hazards and hazardous materials. Conditional use 
permits for uses in this district may establish higher standards and conditions. 
(A)    Vibration. Except during construction or as authorized by the City, an activity or 
operation which causes any perceptible vibration of the earth to an ordinary person on 
any other lot or parcel shall not be permitted.
Uses with this proposal include indoor and outdoor storage and manufacturing. The 
Applicant has acknowledged this criterion and represented there will be no perceptible 
vibration associated with this proposal. Therefore, staff has found this criterion has 
been met.
(B)    Noise. The owner and occupant shall regulate uses and activities on the property 
so that sound never exceeds 65 decibels at any point on the property line. 
Uses with this proposal include indoor and outdoor storage and manufacturing. 
Associated sound will be limited to inside the facility. The Applicant has acknowledged 
this criterion and represented there will be no noise that exceeds 65 decibels 
associated with this proposal.   Therefore, staff has found this criterion has been met.
(C)    Glare. Lights, spotlights, high temperature processes or otherwise, whether direct 
or reflected, shall not be visible from any lot, parcel or right-of-way. 
A Lighting Plan was reviewed and approved with the submitted site plan that shows 
lighting for the property that will not create any glare, direct or indirect on other 



properties or the right-of-way or introduce glare, reflection, or lights that would exceed 
existing conditions on the property. Any future lighting proposed will be reevaluated 
with a new site plan review to meet applicable codes. Therefore, staff has found this 
criterion has been met.
(D)    Solid and Liquid Waste. All solid waste, debris and garbage shall be contained 
within a closed and screened dumpster, refuse bin and/or trash compactor. Incineration 
of trash or garbage is prohibited. No sewage or liquid wastes shall be discharged or 
spilled on the property. 
The Applicant has acknowledged this requirement and verified all solid and liquid waste 
generated on site will be located in a closed/screened dumpster located in a recessed 
area of the building. Therefore, staff has found this criterion has been met.
(E)    Hazardous Materials. Information and materials to be used or located on the site, 
whether on a full-time or part-time basis, that are required by the SARA Title III 
Community Right to Know shall be provided at the time of any City review, including 
site plan. Information regarding the activity or at the time of any change of use or 
expansion, even for existing uses, shall be provided to the Director. 
The EPA’s Emergency Planning and Community Right to Know Act (EPCRA) was 
passed in 1986 in response to concerns regarding the environmental and safety 
hazards posed by the storage and handling of toxic chemicals. The EPCRA should 
increase the public’s knowledge and access to information on chemical and individual 
facilities, their uses, and releases into the environment. Communities can use this 
information to improve chemical safety and protect public health and the environment.  
Under Occupational Safety and Health Administration (OSHA) regulations, employers 
must maintain a material safety data sheet (MSDS) for any hazardous chemicals stored 
or used in the workplace. Facilities that have MSDSs for chemicals held above certain 
threshold quantities to submit either copies of their MSDSs or a list of these chemicals 
to the local fire department (amongst other entities). If the facility owner or operator 
chooses to submit a list of chemicals, the list must include the chemical or common 
name of each substance and must identify the applicable hazard categories. 
The regulation allows facilities to file trade secrets in their reports while only the specific 
chemical identity may be claimed as a trade secret, though a generic class for the 
chemical must be provided pursuant to federal regulations.
Prior to Certificate of Occupancy approval, the Grand Junction Fire Department 
requires a fire and building code compliance design analysis. The analysis shall 
identify/list all hazardous materials, including but not limited to, flammable liquids, 
combustible liquids, combustible dust and fibers, corrosives, compressed gases, 
material quantities, storage, container types, dispensing, use and handling locations 
and operations. The analysis shall detail how the facility complies with IFC/IBC 
requirements. Staff recommends a condition that the Applicant shall be responsible for 
meeting all conditions as required by the Grand Junction Fire Department and Mesa 
County Building Department as applicable from the International Fire Code and 
International Building Code for the storage and use of hazardous materials. With the 
recommended condition, staff has finds this criterion will be met. 



(iii)    Outdoor Storage and Display. Outdoor storage and permanent display areas may 
be located beside or behind the principal structure. For lots with double or triple 
frontage the side and rear yards that are to be used for permanent display areas shall 
be established with site plan approval. Portable display of retail merchandise may be 
permitted as provided in GJMC 21.04.040(h). 
No outdoor display or storage is proposed in the front yard. Minimal outdoor storage is 
proposed along the north side of the building adjacent to the new addition.  The 
building will provide screening of all storage so it’s not visible from the street. 
Therefore, staff has found this criterion has been met.
(2)    Specific Standards. The use-specific standards established in Chapter 21.04 
GJMC;

The use falls under the industrial manufacturing and production portion of the code. 
There are no use-specific standards for this use, therefore, staff has found this criterion 
has been met.

(3)    Availability of Complementary Uses. Other uses complementary to, and 
supportive of, the proposed project shall be available including, but not limited to: 
schools, parks, hospitals, business and commercial facilities, and transportation 
facilities;

The site is surrounded by several complementary light industrial businesses and uses. 
Parks and schools, which are generally not perceived as complementary to industrial 
uses, are over a mile away. The site is proximate to Horizon Drive and I-70, both of 
which are classified as Primary Arterials within the Grand Junction Circulation Plan. 
Staff believes there are complementary uses proximate to this project and good 
transportation facilities are in place. Staff therefore finds this criterion has been met.

(4)    Compatibility with Adjoining Properties. Compatibility with and protection of 
neighboring properties through measures such as:

(i)    Protection of Privacy. The proposed plan shall provide reasonable visual and 
auditory privacy for all dwelling units located within and adjacent to the site. Fences, 
walls, barriers and/or vegetation shall be arranged to protect and enhance the property 
and to enhance the privacy of on-site and neighboring occupants;

The property is surrounded by I-O (Industrial Office) and PAD (Planned Airport 
Development) zoning and other light industrial uses. There are no residential uses near 
the subject property.  A majority of the operations on the property occur interior to the 
building with minimal transport of materials to the storage building behind the principal 
structure.  The applicant does not propose any outdoor storage at this time. Staff 
believes this criterion has been met.



(ii)    Protection of Use and Enjoyment. All elements of the proposed plan shall be 
designed and arranged to have a minimal negative impact on the use and enjoyment of 
adjoining property;

The subject property is zoned I-O (Industrial Office) as are all the properties adjacent to 
the north, west and south.  The airport is located to the east.  Uses with this proposal 
include indoor storage and manufacturing. The surrounding area allows for similar 
industrial uses and as such, staff believes that negative impacts and the enjoyment of 
adjoining properties will not be compromised. Staff has found this criterion has been 
met.

(iii)    Compatible Design and Integration. All elements of a plan shall coexist in a 
harmonious manner with nearby existing and anticipated development. Elements to 
consider include: buildings, outdoor storage areas and equipment, utility structures, 
building and paving coverage, landscaping, lighting, glare, dust, signage, views, noise, 
and odors. The plan must ensure that noxious emissions and conditions not typical of 
land uses in the same zoning district will be effectively confined so as not to be 
injurious or detrimental to nearby properties.

The submitted site plan indicates the building addition is designed to be compatible 
with the architecture of the existing building which is brick and multi-color stucco. The 
site plans also show that additional landscaping will be planted to address required 
landscaping improvements on the site and within the designated parking lot.  With the 
proposed addition and landscaping improvements, the site will continue to be a 
compatible site in the surrounding neighborhood.  Staff has found this criterion has 
been met.

RECOMMENDATION AND FINDINGS OF FACT  
After reviewing the MNL Investments LLC Conditional Use Permit request, CUP-2020-
225, for the property located at 2790 H Road, the following findings of fact have been 
made:

1. The request conforms with Section 21.02.080(d) of the Zoning and Development 
Code.

2. The request conforms with Section 21.02.110 of the Zoning and Development Code

Therefore, Staff recommends conditional approval of the request with the following 
conditions.

Condition #1: The Applicant shall be responsible for meeting all conditions as required 
by the Grand Junction Fire Department and Mesa County Building Department as 
applicable from the International Fire Code and International Building Code for the 



storage and use of hazardous materials prior to a Certificate of Occupancy being 
granted.

 

SUGGESTED MOTION:
 

Chairman, on the Conditional Use Permit for the property located at 2790 H Road, City 
file number CUP-2020-225, I move that the Planning Commission approve the request 
with the findings of fact and condition as listed in the staff report.
 

Attachments
 

1. Exhibit 1 - Application
2. Exhibit 2 - Maps
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General Project Report 
For 

Jabil Lewis Engineering Building Expansion 
Conditional Use Permit 

2790 H Road 

Project	Description	(location,	proposed	use)	
The purpose of this application is to obtain approval from the City of Grand Junction for a 
building expansion to be located at 2790 H Road in Grand Junction, Colorado.   The general 
location of the project is depicted below: 
 

 
 
The ±9.95-acre site currently has a 66,000 square foot office/manufacturing facility that lies in 
the southern ±4.0-acres.  The middle portion of the site (±2.7-acres) is proposed for 
development.  The northern ±3.2-acres will not be developed. 
 
The applicant is proposing to construct of a ±69,500 SF manufacturing/machining facility to the 
north of the existing building along with a 20’x20’ storage building in the northwest corner of 
the site.  The parking lot to the east of the building will both be expanded to the north, just past 
the Phase 2 addition and an access road will be installed along the north side of the building to 
reach the storage building and outdoor storage tanks.   
 
 
 

Project 
Location 
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Surrounding Land Uses and Zoning 
 
The property is currently zoned I-O and is adjacent to I-O properties to the north, south and west 
with a PAD property to the east.  See zoning map below: 
 
 

 

The proposed additions as well as the existing structure meet all I-O setback requirements 
required in the Zoning District Standards, Chapter 21.03 of the Grand Junction Municipal 
Code.   

The site is currently used as an office and manufacturing facility and its future land use 
designation is a business park – mixed use.  The facility has a hazardous occupancy 
designation due to the materials that will be present on site.  All industrial hazardous 
occupancy uses per the International Fire Code or International Building Code require a 
conditional use permit per Chapter 21.04 of the Grand Junction Municipal Code.   
 
Surrounding land uses include manufacturing facilities to the west, an office to the north, an 
airport to the east and office/manufacturing to the south. 

Site	Access	and	Circulation	
There are two site accesses to the property both from H-road to the south.  The primary access is 
located on the southeast side of the site.  From this access there is a two-way parking lot with 

Subject Property 
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two rows of parking.  The second access, which is primarily used for deliveries, is located to the 
southwest of the property.   
 
Both accesses will remain the same.  The east lot will be designed with a turn-around located just 
north of the existing lot to allow for site circulation.  The west side will have a hammerhead fire 
department turn around located on the north side of the building.   
 

Utilities	
The existing building has all utilities in place including a fire sprinkler system and FDC 
connection.  Water and Fire lines will both be routed through the existing building which was 
designed in Phase 1 with the lines stubbed to the north end of the building.  An existing fire line 
on the exterior of the building will be extended north, then west to a new fire hydrant located 
near the northwest corner of the site. The sewer and storm sewer lines were extended just north 
of the Phase 1 parking lot on the ease side of the building in Phase 1.  These lines will be 
extended to the north to tie in sewer and storm sewer for Phase 2.  Gas and electric will both be 
extended from existing lines that services Phase 1 on the west side of the building.     
 

Hazardous	Materials	Overview		
 
The following hazardous materials will be present on the site. 
 
Classification = H-4 health hazard 
The west side of the building contains a wet processing line that uses corrosives as seen in the 
attached floor plan.  The process is an open process and quantities exceed the 200 gallons 
allowed by table 307.1(2), 2018 IFC.  
 
Hazardous Materials: Sulfuric Acid, corrosive liquid, 100 gallon tank in open process 
   Deoxidizer 6/16, corrosive liquid, 100 gallon tank in open process 
   Oakite 160, corrosive solid, 50lb 
   MCRT5900, corrosive liquid, 100 gallon tank in open process 
 
The storage shed on the exterior of the building will store used printer filters.  These filters will 
be passivated to remove the water reactive and flammable hazards.  The passivated filters present 
a health hazard only. Quantity may be under MAQ but shed is being designed as an H-4 
occupancy. 
 
Classification = H-3 deflagration hazard  
Storage and printing areas are classified as H-3 due to quantities of flammable solid over the 
MAQ of 250 lbs for table 307.1(1), IBC 2018. 
 
Classification = H-2 deflagration hazard 
The east side of the building houses a 3-d printing operation that uses aluminum powder.  Nearly 
1,000 lbs  of aluminum powder will be stored in individual containers approximately 40-50 
pounds each.  Containers will be stored 2-high under inert blankets.  Storage exceeds MAQ.  The 
printing process will employ a closed process, however, filling and cleaning the machines creates 
a fire hazard.  This area is classified as an H-2 occupancy. 
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Hazardous Materials: Aluminum powder, storage up to 1000 lbs, closed process up to 250 lbs, 
open process up to 50 lbs 
 
The prep area is classified as H-2 due to presence of combustible metal dust per Table 307.1(1), 
IBC 2018.  
 
Hazardous Materials Management Plan: 
 
The project fire protection engineer, Deborah Shaner, will be submitting a full hazardous 
materials management plan as part of the building permit submittal. 

Development	Schedule	&	Phasing	
This project is anticipated to start construction in late May of 2020 and go through December 
2020.   
 
Project Approval Criteria 

The application shall demonstrate that the proposed development will comply with the 
following:  

(1) District Standards. The underlying zoning districts standards established in Chapter 
21.03 GJMC, except density when the application is pursuant to GJMC 21.08.020(c); 

Response: The proposed additions as well as the existing structure meet all 
district standards established in Chapter 21.03 of the Grand Junction Municipal 
Code including setbacks.   
 
No perceptible vibration is anticipated on any surrounding lot due to the operations at 
this facility.  Noise shall not exceed 65 decibels at any point on the property line.  
Light, spotlights, and high temperature processes from this site shall not be visible 
from any surrounding lot, parcel or right of way.  All solid and liquid waste from this 
site shall be contained in a closed bin.  Exterior dumpsters shall be screened from 
view by their placement within a recessed area adjacent to the building.  The building 
will house hazardous materials as identified above.  Hazardous materials storage is 
being reviewed for compliance as part of the building permit process. 
 
Outdoor storage of N2 and Argon, integral units for this property, will occur behind 
the new addition, adjacent to the argon boosters and HIP Chillers.  Outdoor storage 
will be screened by the building addition as it will be located on the rear side of the 
building.   
 

(2) Specific Standards. The use-specific standards established in Chapter 21.04 GJMC; 

Response: The facility’s use is Industrial – Manufacturing and Production with a 
hazardous occupancy designation due to the materials that will be present on site.  All 
industrial hazardous occupancy uses per the International Fire Code or International 
Building Code require a conditional use permit per Chapter 21.04 of the Grand 
Junction Municipal Code.   
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(3) Availability of Complementary Uses. Other uses complementary to, and supportive 
of, the proposed project shall be available including, but not limited to: schools, 
parks, hospitals, business and commercial facilities, and transportation facilities; 

Response: The subject property is in an area that provides complimentary services to 
both the manufacturing facility as well as to the employees of the facility.  
Surrounding industrial facilities as well as the airport provide complimentary uses for 
this development.  A FedEx shipping Center is located less than half a mile to the 
north.  Access to a hospital just 3.5 miles away.  There is a nearby country club as 
well as several local parks within 2 miles of the site.  All levels of K-12 public school 
can be found within 5 miles of this property.  Grand Valley Transit has a route that 
passes this property with stops located at the airport and the Social Security 
Administration office.   
 

(4)    Compatibility with Adjoining Properties. Compatibility with and protection of 
neighboring properties through measures such as: 

(i)    Protection of Privacy. The proposed plan shall provide reasonable visual and 
auditory privacy for all dwelling units located within and adjacent to the site. Fences, 
walls, barriers and/or vegetation shall be arranged to protect and enhance the property 
and to enhance the privacy of on-site and neighboring occupants; 

(ii)    Protection of Use and Enjoyment. All elements of the proposed plan shall be 
designed and arranged to have a minimal negative impact on the use and enjoyment of 
adjoining property; 

(iii)    Compatible Design and Integration. All elements of a plan shall coexist in a 
harmonious manner with nearby existing and anticipated development. Elements to 
consider include: buildings, outdoor storage areas and equipment, utility structures, 
building and paving coverage, landscaping, lighting, glare, dust, signage, views, noise, 
and odors. The plan must ensure that noxious emissions and conditions not typical of 
land uses in the same zoning district will be effectively confined so as not to be 
injurious or detrimental to nearby properties. 

Response: Jabil Lewis Engineering is a manufacturing/machining facility specializing 
in aerospace products, turbine engine components, rapid prototyping and industrial 
pumps.  It is compatible with the surrounding Industrial/Office Park facilities 
including another aerospace manufacturing facility to the south, a weapons 
manufacturer to the west, and the Colorado Bureau of Investigation office to the north.  
The airport is located to the east with a detention pond located adjacent to the east 
property line and Falcon Way just beyond the detention pond.   
 
All elements of the proposed plan have been designed and arranged to have minimal 
negative impacts on the use and enjoyment of adjacent properties.   All manufacturing 
processes will take place within the building, protecting the privacy of neighboring 
properties.  Outdoor storage will occur behind the building. Additional landscaping 
will be added to the north extending to the northern limits of the new addition.  
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Noxious emissions and conditions will be confined so as not to be injurious or 
detrimental to nearby properties.   
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ACCEPTANCE BLOCK

THE CITY OF GRAND JUNCTION REVIEW CONSTITUTES GENERAL COMPLIANCE WITH THE CITY'S
DEVELOPMENT STANDARDS, SUBJECT TO THESE PLANS BEING SEALED, SIGNED, AND DATED BY
THE PROFESSIONAL OF RECORD.  REVIEW BY THE CITY DOES NOT CONSTITUTE APPROVAL OF
THE PLAN DESIGN.   THE CITY NEITHER ACCEPTS NOR ASSUMES ANY LIABILITY FOR ERRORS OR
OMISSIONS.  ERRORS IN THE DESIGN OR CALCULATIONS REMAIN THE RESPONSIBILITY OF THE
PROFESSIONAL OF RECORD.

CONSTRUCTION MUST COMMENCE WITHIN ONE YEAR FROM THE DATE OF PLAN SIGNATURE.
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