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A D O

Grand Junction

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

TUESDAY, OCTOBER 27, 2020 @ 6:00 PM

Call to Order - 6:00 PM

Consent Agenda

1. Minutes of Previous Meeting(s) from September 22, 2020.
Regular Agenda

1. Consider a request by Doria Herek for an amendment to an existing Conditional Use
Permit (CUP) for Volley’s; an outdoor recreation facility on 0.797 acres in a C-2 (General
Commercial) zone district, located at 1130 N 3rd Street and 330 North Avenue.

2. Consider a request by Maverick Place, LLC to rezone 0.144 acres from C-1 (Light
Commercial) to R-O (Residential Office).

3. Consider a Request by David Forenza to Rezone Two Parcels Totaling 2.97 acres from |-
O (Industrial Office) to BP (Business Park Mixed Use) Located at the Southwest Corner of

Fracture Lane and 25 ¥ Road.

Other Business

Adjournment
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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 Attomey), Tamra Allen (Community
Development Director), Kristen Ashbeck (Principal Planner), David Thomton (Principal
Planner), and Lance Gloss (Senior Planner).

There were 3 members of the public in attendance.

CONSENT AGENDA

Commissioner Wade moved to adopt Consent Agenda ltem #1. Commissioner Susuras
seconded the motion. The motion carred 6-0.

. Minutes of Previous Meetina(s)

The Planning Commission reviewed the meeting minutes from the September 8, 2020
meeting.

REGULAR AGENDA

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.


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

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.

MNone.

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
MNone.

Motion and Vote

Commissioner Susuras made the following motion, “Chairman, on the Glacier lce 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
at 2515 Riverside Parkway, City file no. CPA-2020-419, | 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 carmied 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, | 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 carmed 6-0.


http://www.gjspeaks.org/

2. Elvsium Studios — Planned Development Amendment Eile # PLD-2020-440
ltem can be viewed at 35:46
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 MNorth
7th Street.

Staff Presentation
Knsten 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, Shelly Dackonish, 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.


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

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, | 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 carmed 6-0.
The Planning Commission took a break at 6:46 p.m.

The Planning Commission meeting resumed at 6:51 p.m.

. Airport North Boundary — Zone of Annexation File # ANX-2020-283
ltem 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
Morth Boundary Annexation, located generally at the northemn 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 Thomton, 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
concems in the commercial area in the proposed PD District.

Questions for Applicant
None.


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

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
MNone.

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 Morth
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, | 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 carmed 6-0.

. Other Business

MNone.

. Adiournment
Commissioner Wade moved to adjourn the meeting. Commissioner Scissors seconded
the motion. The meeting adjourned at 7:12 p.m.
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Grand Junction Planning Commission

Regular Session

Item #1.

Meeting Date: October 27, 2020

Presented By: Senta Costello, Planner

Department: Community Development

Submitted By: Senta Costello, Associate Planner

Information
SUBJECT:

Consider a request by Doria Herek for an amendment to an existing Conditional Use
Permit (CUP) for Volley's; an outdoor recreation facility on 0.797 acres in a C-2
(General Commercial) zone district, located at 1130 N 3rd Street and 330 North
Avenue.

RECOMMENDATION:
Staff recommends approval of the request.

EXECUTIVE SUMMARY:

The Applicant, Doria Herek, is requesting an amendment to an existing Conditional
Use Permit (CUP) issued in 2014 for an Outdoor Recreation Facility, currently known
as Volley's, located on Parcel No. 2945-113-19-002 and Parcel No. 2945-113-19-001
addressed as 304 North Avenue, 330 North Avenue, and 1130 N 3rd Street ina C-2
(General Commercial) zone district. The request includes amending the parking
requirements and hours of operation for the Outdoor Recreation Facility. Volley's has
been subject to complaints and subsequent code enforcement action due to parking
encroachment on neighboring properties.

BACKGROUND OR DETAILED INFORMATION:

The property identified by Parcel No. 2945-113-19-002 addressed as both 1130 N 3rd
Street and 330 North Avenue is home to a fireplace retailer; Parcel No. 2945-113-19-
001 addressed as 304 North Avenue houses several businesses including a restaurant
and a barber shop. The north half of the parcel addressed as 1130 N 3rd, is home to
the Outdoor Recreation Facility (“Facility”) currently operated as Volley's, an outdoor



area offening sand volleyball, food service and a small bar. A portion of the property at
304 North Ave provides 27 on-site parking spaces utilized by the Outdoor Recreation
Facility.

In 2013, Paul Herek requested approval for an Outdoor Recreation Facility, including
an outdoor sand volleyball area and bar compnsed of approximately 9,000 square feet
of court/sand (4 courts) space and an existing 960 square foot concrete block building.
The CUP was approved in 2014 (CUP-2013-491) and the approval included the
associated parking on the property located at 304 North Avenue. The Facility proposed
to utilize all the facilities previously occupied for an in-line skating facility that operated
on the site through 1996. See attached the General Project Report for information
regarding the onginal CUP request. The City of Grand Junction Planning Commission
approved the oniginal CUP at a public hearing February 11, 2014 to operate the facility,
as proposed.

The approved CUP allowed for hours of operation from 5:00 pm — 10:30 pm, Monday —
Saturday, closed on Sundays. It was represented at that time that the courts would be
available for league play duning the season, March to November, weather permitting.
The Applicant continues to operate league play during these hours, but in 2013, did not
include the hours of operation outside of times dedicated for league play — thus Volley's
has not been operating within the previously approved hours. The amendment is
requesting amendment permitted hours to reflect their full range of hours of operation,
as follows:

Monday through Friday from 3:00 p.m. to 2:00 a.m.
Saturday and Sunday from 12:00 p.m. to 2:00 a.m.

The Applicant is also requesting amendment related to their parking requirements. The
approved CUP provided there would be 79 spaces available for Volley's patrons
provided via shared parking leases, on-site spaces and on-street spaces. The CUP
was conditioned upon executed leases being submitted that documented the 45
spaces off-site spaces could be utilized on neighboring properties. One lease for the
34 spaces on the old Harbert Lumber property located at 240 North Avenue was
provided, however it expired after one year.

The Applicant is now requesting amendment to the previous parking requirement and
Is requesting the provision of 60 spaces in total instead of the previous 79 spaces.
There is no specific requirement in the Code for the number of spaces required for
Outdoor Recreation Facility as the Code provides spaces will be provided “as required
by the Director.” As such, Staff requested the Applicant conduct an analysis of their
parking usage. The Applicant conducted an analysis of their parking needs dunng the
2019 season. The analysis consisted of a base comparison to other similar uses within
the Zoning and Development Code, finding the closest similarity to be with a health or



fitness center, calculated at 1 space/500 square feet; the Volley's site required parking
would be 30 spaces using this calculation. The two uses are not fully akin in that the
Volley's use is a team-based use, not individual — though many recreation facilities
offer organized league play. Volley's organizes their league play by eight teams of six
players each on the four courts totaling 48 players with overlap of some teams between
matches; however, team members often nde together. For additional information, the
Applicant conducted a parking count duning the busiest summer league week during
the 2019 season. Through their review, they found that the Facility creates a demand
of approximately 60 parking spaces which provides adequate parking during their
business hours as well as peak events for both customers and staff. The Applicant is
proposing to meet their parking needs by providing 27 spaces on-site (304 North
Avenue), leasing 12 spaces from the property owner at 340 North Avenue, E& E
Enterprises 22 LLC, and utilizing 21 on-street spaces that are currently available along
Morth 3rd Avenue and on Glenwood Avenue; for a total of 60 spaces. The Zoning and
Development Code allows for use of on-street parking within 500 feet of the subject
property for customers and within 1000 feet for employees.

The City has received numerous complaints regarding parking that occurs off-site,
primarily coming from the property owner located at 1251 M. 3rd Street. The issue
appears largely the use of convenience versus volume of available and proximate
parking. The property at 1251 N. 3rd Street is convenient and directly across the street
from the entry to Volley’s. To assist in remedying patron’s parking at 1251 N. 3rd, the
Applicant has represented that they actively notify patrons of where available parking is
located as they enter the Facility. The Applicant also has a sign posted at the pnmary
entrance of the subject site to deter patrons from parking on the property at 1251 N.
3rd Street.

Mo other amendments to the previously approved CUP are proposed.

Planning Commission heard the request to amend the CUP at its July 28, 2020
meeting. It was determined that further analysis and information on required and
available parking was necessary. It was also determined that additional work from the
applicant in cooperation with the neighbors to educate and police customers parking on
neighboring properties without permission.

Since the July Planning Commission, Volley's has had two large, 16-team tournaments
in addition to their regular league play schedule. Volley's has provided information to
staff that they have been checking in players at the gate, especially dunng
tournaments, and as part of that process asking where they are parked, giving
directions to where permitted overflow parking is available and letting them know that, if
parked outside of the permitied areas, they need to move their vehicles. They noted
that they did not have to ask anyone to relocate a vehicle since the last Planning
Commission date. Mr. Sitz, of Holiday Cleaners, has also provided information that he



has installed a sign at the entrance to his parking lot that lets drivers know that Volley's
parking is not permitted in the lot (picture attached).

Staff has also done additional research on what an acceptable parking count would
be. Other communities with specific or similar uses to Volley's in their Codes were
looked at and evaluated in addition to the analysis provided by the Applicant.

Listed below are other communities’ requirements and what requirements for the
Volley's site would be using each of those standards:

Subject Site: Total bar size: 960 square feet; Four volleyball courts with a total
recreation/outdoor seating area: +15,500 square feet.

City of Phoenix, Arizona: Requires nine spaces per volleyball court. This would equate
to 36 spaces for subject site for the volleyball/recreational use of the subject site. Per
the City of Grand Junction parking standards for bars/taverns, one space per 100
square feet is required. In conclusion, If these parking requirements are added up, the
Applicant would have a parking requirement of 46 spaces.

City of Long Beach, California: Requires five spaces per volleyball court. This would
equate to 20 spaces for the volleyball/recreational use of the subject site. Per the City
of Grand Junction parking standards for bars/taverns, one space per 100 square feet is
required. In conclusion, If these parking requirements are added up, the Applicant
would have a parking requirement of 30 spaces.

City of Dallas, Texas: While the City of Dallas does not have specific language
regarding volleyball courts, they have a comparable category of “commercial
amusement”. This use requires one space per 200 square feet of floor area, plus one
space per 400 square feet of site area. For the subject site, this would equate to five
spaces for bar area and 38 spaces for volleyball/recreational/outdoor seating area, for
a total of 43 spaces.

City of Fruita, Colorado: Similar to the City of Dallas, the City of Fruita does not have a
specific use category for volleyball courts. Fruita does have a comparable category of
“outdoor commercial recreation use/major event entertainment”. This use requires one
space for 500 square feet of site area, indicating 35 spaces for the
volleyball/recreational/outdoor seating area of the subject site. Per the City of Grand
Junction parking standards for bars/taverns, one space per 100 square feet is required.
In conclusion, If these parking requirements are added up, the Applicant would have a
parking requirement of 45 spaces.

Another similar outdoor recreation use of similar size and operation would likely have
an approximate parking requirement of 45 spaces, utilizing similar calculations as



shown in these other communities; however, when combined with the information
above and the historical parking needs provided by the Applicant specific to the needs
of Volley’s, the 60-space requirement is appropriate to provide adequate parking for
Volley's business.

NOTIFICATION REQUIREMENTS

A Neighborhood Meeting regarding the proposed amended Conditional Use Permit
request was held on December 2, 2019 in accordance with Section 21.02_080 (e) of the
Zoning and Development Code. The meeting was held on site and lasted
approximately 30 minutes. There was one (1) neighbor in attendance, the owner of
Holiday Cleaners located at 1251 N 3rd Street. The discussion during the meeting
centered around the off-site parking generated by the Volley’s customers and the
impacts to surrounding properties.

Motice 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 14, 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 July 17, 2020. The notice of this public hearing was
published on July 21, 2020 in the Grand Junction Daily Sentinel.

ANALYSIS
(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 North Avenue West Commidor Plan was adopted on November 2, 2011 as a
subarea Plan. The North Avenue West Corridor Plan’s vision is “for people and places,
a crossroads of Grand Junction, a comdor to the City Center. A place where higher
education facilities connect with medical facilities, downtown, sports facilities, historic
neighborhoods, existing and future residential neighborhoods, regional retail and
employment opportunities.” It also included strategies to achieve the vision. Strategies
included — create services at the neighborhood level and for the student population;
create a significant “neighborhood” of residential, retail, commercial, entertainment,
educational and public activity areas.

The Plan identified the subject property as part of the Sherwood Park Mixed Use
District. “The Sherwood Park Mixed-Use District comprising that area from 1st Street
to 5th Street has many existing multifamily, office, retail and service businesses
already. The Comprehensive Plan identifies this area as a Neighborhood Center and
encourages infill and redevelopment, providing additional density and intensity. This



plan recommends that the core area of the Neighborhood Center be established along
Jrd Street from North Avenue to Sherwood Park. This location is ideal with its proximity
to North Avenue, a major arterial street providing access to the core area and the park
a couple of blocks to the north. Sherwood Park provides open space opportunities and
public facilities for the Neighborhood Center. Parking for businesses should occur to
the rear or side of businesses, and shared parking facilities are encouraged.”

“Neighborhood Centers will also have a grocery store focus that will be surrounded by
smaller ancillary commercial uses, smaller discount stores, craft stores, restaurants,
and specialty stores. In many cases they are merely modest extensions of centers that
already exist. They consist of three to ten buildings, one to three stories in height. They
will be drive-to destinations, but also have medium-to-high density residential and office
uses mixed in vertically or honzontally adjacent in order to provide a close-by clientele
that will help sustain the retail. They will have store fronts connected and facing along
public streets or around plazas and other gathenng areas.”

Prior to its use as some form of outdoor recreational use, the area was used for
outdoor storage by the property at 330 North Avenue. The rear half of the site was
redeveloped in 1996 and established for a hockey rink and now volleyball courts. The
Volley's use provides an outdoor activity/sports facility opportunity for the local area
students that's within walking distance to campuses as well as being centrally located
within the community as a whole. Parking areas are located intemal to the site, beside
or behind buildings.

Subsequently, a North Avenue Overlay Zone was adopted on February 20, 2013 to
implement the North Avenue Corrnidor Plan. This overlay includes all properties with
Morth Avenue frontage, regardless of their size or configuration. While the subject
properties are included within this overlay, the site of the Conditional Use Permit does
not have frontage on, nor gains direct access (vehicular or pedestnian) to or from, Morth
Avenue. Therefore, the North Avenue Overlay standards, such as public street
dedications, improvements on North Avenue, building setbacks and facade standards,
do not apply to this request.

The proposed land use furthers Goal 6 of the Comprehensive Plan: “Land use
decisions will encourage preservation of existing buildings and their appropriate reuse”.
The continued use of the property, specifically the courts, a feature unique to this
property, for recreational use is appropriate and works to help implement the
Comprehensive Plan. Staff therefore finds that this cnterion has been met.

(2) Compliance with the Zoning and Development Code.

The property where Volley's is located has developed over time beginning in the
1940’s, prior to any Codes being in place for development. The most recent



improvements were constructed in 1996 under a Zoning and Development Code that
has been entirely re-wntten twice since then along with multiple amendments along the
way. Under the current Zoning and Development Code, principally adopted in 2010,
the site is considered a “legal non-conforming site”. As the Applicant proposes no
changes to the site, this status remains intact. Further, the use is allowed by the Code
as a conditional use and compliance with the Code would occur with the issuance of an
amendment to the existing CUP. Staff therefore finds that this cnterion has been met.

(3) Conditions of any prior approvals.

The site has not been maintained in accordance with the approvals issued for the
original CUP. The requirement for active off-site parking leases has not been adhered
to. The Applicant does not believe the 79 spaces as previously represented can either
be provided nor are necessary. As a part of this application, the applicant has provided
documentation of leased spaces that, when combined with available on-site and on-
street parking, will bring the use within the number of spaces that they have determined
through their parking analysis, and staff supports, are adequate to provide parking for
their customers and staff.

The Applicant has presented that the hours listed in the 2013 General Project Report
were intended to be understood as hours for league play, not the hours of operation of
the business as a whole; however, hours of operation were not specifically called out in
the staff report or final approval letter. The business hours have been significantly
different than the hours as presented with the 2013 CUP, and as the hours of operation
can affect the potential impacts a use has on the surrounding neighborhood, the
Applicant is also proposing an amendment that clarifies the hours and days the
business is in operation. Currently, staff has found that conditions of prior approvals
are not being met. However, should these amendments be approved, the prior
conditions will be modified.

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

Mo changes are proposed to the site and/or operations. Utility services to the site are
adequate for the existing outdoor recreational use, Public safety facilities are adequate
in this location, and site access and circulation have also been found to be

adequate. Staff therefore finds that this critenon has been met.

(5) Received all applicable local, State and federal permits.

The Applicant maintains a liquor license issued by the City of Grand Junction and is
currently in compliance with the license. The Applicant does not propose any physical
changes to the site or changes to the operation of the business other than the refined
parking information and stated hours of operation. As such, there are no new or



amended permits required. Staff therefore finds this criterion has been met.

Further criteria must be met by the proposal in order to be granted a CUP Amendment.
Pursuant to GJMC Section 21.02.110 (a), a Conditional Use is meant 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 CUP. The application shall therefore
demonstrate that the proposed development will comply with the following:

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

The properties are zoned C-2 (General Commercial). The performance standards for
the C-2 zone district specify “Outdoor storage and display areas are not allowed within
the front yard setback. Permanent and portable display of retail merchandise is
permitted.” Though most of the operations are outdoors, including the volleyball
activities and the dnnking and dining, no outdoor storage or display is proposed. The
building meets the bulk standards of the C-2 zone and there are no proposed physical
changes to the site. Staff therefore finds this cnterion has been met.

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

Mo use specific standards are established for the Outdoor Recreation Facility
use. Staff therefore finds this critenion is not applicable.

(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 in the heart of the Neighborhood Center identified by the Comprehensive
Plan. Itis located two blocks from Sherwood Park and Grand Junction High School
and a little over one-half mile to Colorado Mesa University. The close proximity of
Morth Avenue provides access to transit options, hospitals and fire protection, along
with complimentary retail and entertainment businesses. Staff therefore finds this
criterion has been met.

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



(1) 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 sand court area is surrounded on the north by a hanging mesh fabric 20 feet
above grade that provides a “net” to catch errant volleyballs. The cinder block building
forms the southern border of the site, along with the back of the principle structure. A
storage building located on 304 Morth Avenue blocks the view of the facility from N. 3rd
Street, except through the parking lot. The Facility is not visible from North Avenue.
The entrance to the facility is through a gate accessible through the parking lot. The
entrance is gated, which allows for control of patrons and fencing requirements for
compliance with liquor laws. The northern border of the site is the existing alley.
Further north and east is the Salvation Army building, which is oriented toward M. 4th
Street. Staff therefore finds this criterion has been met.

(i) 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 site is largely hidden from the public and is adjacent to the back or service
entrances of the adjoining businesses. The majonty of the other businesses in the
area have hours of operation that are either offset from Volley's or have limited overlap
in the late afternoon and/or early evening. There are no other adjoining uses that
operate as late as the Volley's site. The physical buffering by buildings and offset
hours minimizes the potential negative visual and noise impacts created by the

use. Staff therefore finds this critenon has been met.

(i) Compatible Design and Integration. All elements of a plan shall coexistin 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 detnmental to nearby properties.

The site is located in a primarily commercial neighborhood with Sherwood Park and the
surrounding residential neighborhood further north and is largely hidden from public
view and i1s adjacent to the back or service entrances of the adjoining businesses. The
four sand volleyball courts are confined by netting on the north. The cinder block
building forms the southem border of the site, along with the back of the pnnciple
structure. A storage building located on 304 North Avenue blocks the view of the



facility from N. 3rd Street, except through the parking lot. The entrance to the facility is
through a gate accessible through this parking lot, limiting access, allowing for control
of patrons and alcoholic beverages. The northem border is the existing alley.
Landscaping has been added to the three planting beds located on the west side of the
304 North Avenue property. The City did receive complaints about noise prior to the
2019 season, however, the Applicant addressed the noise related issues at that time.
Mo further complaints were received dunng the 2019 or 2020 season. The physical
buffering by buildings and offset hours minimizes the potential negative visual and
noise impacts created by the use. Staff therefore finds that this cnterion has been met.

RECOMMENDATION AND FINDINGS OF FACT

After reviewing the Conditional Use Permit Amendment request, CUP-2020-147, for the
property located at 1130 N 3rd Street, 304 North Avenue and 330 North Avenue, the
following findings of fact and condition have been made:

1. The request conforms with Sections 21.02.070(6) and 21.02.110(c) of the Zoning
and Development Code.

Condition 1: A minimum of 60 parking spaces must be provided, subject to Section
21.06.050 parking standards of the Code.

Therefore, Staff recommends approval of the request with the findings of fact and
conditions as provide in the staff report.

SUGGESTED MOTION:

Mr. Chairman, on the Conditional Use Permit Amendment for the propenrty located at
1130 N 3rd Street, 304 North Avenue and 330 North Avenue, City file number CUP-
2020-147, | 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 Packet
2. Exhibit 2 - Maps & Locations
3. Exhibit 3 - Original approval documents



CITY O

Grand Junction
(“Fﬁ_\_-— COLORADGO

COMMUNITY

DEVELOPMENT DEVEIUme“t Applicatiﬂn

We, the undersigned, being the owner's of the property adjacent to or situated in the City of Grand Junclion, Mesa Counly, State of Colorada,
as described herein do petition this;

Petition For: |{Conditional Use Permit

Please fill in blanks below only for Zone of Annexation, Rezones, and Comprehensive Plan Amendments:

Existing Land Use Designation |N/A Existing Zoning |N/A

Proposed Land Use Designation [MN/A Proposed Zoning |N/A&

Property Information

Site Location: |330 MNorth Ave / 1130 N 3rd 5t Site Acreage: (0.793667

Site Tax No(s): |2945-113-19-002 Site Zoning: [C-2

Project Description: | CUP amendment for Volley's

ner Info ion Applicant Information Representative Information
Name: | N ancheste r 'Gn:."}r rv_-.JJl[.a Name: | Doy Here K S
Street Address: |7 (.C7 /. s, (-} Street Address: |L0Y Wow )i Dr. Street Address:

CityistatelZip: |&S (¢ “2\40 City/State/zip: |, T ¢ 1504 City/State/Zip:

[d E
Business Phone #: |70) ) v 0- el Business Phone # uﬁ%,‘ Lhob b Business Phone #:

E-Mall: ) ivnps vngre @ col.fom E-Mail: | )y LHO 565@Gma;-CO%|  E-Mail

Fax #: Fax #: Fax#:
Contact Person: || ;i\l o chapfile i Contact Person: [ Dorig Herel Contact Person:
Contact Phone #:| 7{5)2 -6/ Contact Phone #: u"ﬁ - 570 7 Contact Phone #:

NOTE: Legal property owner is owner of record on date of submittal.

We hereby acknowledge that we have familiarized ourselves with the rules and regulations with respect to the preparation of this submittal, that tha
faregaing information is true and complete to the best of our knowledge, and that we assume the responsibility to monitor the status of the application
and the review comments, We recognize that we or our representative(s) must be present at all required hearings. In the event that the petitionar is not

represented, the item may be dropped from the agenda and an additional fee may be charged to cover rescheduling expenses before it can again be
placed on the aganda,

Signature of Person Completing the Application M f t{@ /’I’..iﬁ Date | 2~ 5-AC A D
= 7

Signature of Legal Property Owner A#« " - I;\i = — Date | S-§ - 2¢ 2¢




From: Doria Herek <dlh0595 @gmail.com>

Sent: Wednesday, December 18, 2019 1:16 PM
To: Senta Costello

Subject: Volleys neighborhood meeting

Follow Up Flag: Follow up

Flag Status: Completed

Categories: Projects

** _ EXTERNAL SENDER. Only open links and attachments from known senders. DO NOT provide sensitive information. Check
email for threats per risk training. - **

A neighborhood meeting was held on December 2, 2019 at 5:30 p.m. at Volleys 1130 N. 3rd 5t., Grand Junction, CO 81501. The
purpose of the meeting is to amend volleys conditional use permit hours of operation. In attendance were Mike Sitz from
Holiday Cleaners 1251 N 3rd 5t., Grand Junction, CO; Linda Manchester 304 North Ave, Fabricare Corner, Grand Junction, CO:
Senta Costello City Planning Department, Grand Junction, CO: David Herek Volleys owner, and Doria Herek Volleys owner. The
meeting started with Mr. Sitz asking about Volleys patron parking. He has concerns about the Volleys customers parking in his
business parking lot. We discussed getting parking agreements with other neighboring businesses and posting signs at Volleys
telling customers not to park at Holiday Cleaners. Mr. Sitz noted that the 2019 season was much better (re: parking issues) than
in past years. There were no other concerns from those in attendance and the meeting adjourned at 6:00 p.m.

Thank you,

Doria L Herek

file://Gl...e/Current?s20Planning Development ¥ 20Projects Senta Volley's/ Initial %2 0 Submittal Volleys%2 (neighborhood ¥e2 (meeting him[3/12/2020 10:19:23 AM]



OWNERSHIP STATEMENT - LIMITED LIABILITY COMPANY

(@ VW e <',‘l “f o *Tc-m.«.. I T {.\ ¢ ("LLC") is the owner of the following property:
/

(b) 'h%g Ve Y Hve ;/‘;;3,': N Baal gx}‘

A copy of the deed(s) evidencing the owner's interest in the property is attached. Any documents conveying any
interest in the property to someocne else by the owner are also attached.

I am the (c) L'-"ﬂ'“@, Mo e siae I for the Limited Liability Company. | have the legal authority to bind the

LLC regarding financial obligations and this property. | have attached the most recent recorded Statement of
Authority of the LLC.

& My legal authority to bind the LLC both financially and concerning this property is unlimited.
(" My legal authority to bind the LLC financially and/or concerning this property is limited as follows:

B( LLC is the sole owner of the property.
(" LLC owns the property with other(s). The other owners of the property are:

On behalf of LLC, | have reviewed the application for the (d) ¢ 40 i3V s a( WOY. oA X
L]
| have the following knowledge or evidence of a possible boundary conflict affecting the property:

(e)

| understand the continuing duty of the LLC to inform the City planner of any changes regarding my authority to bind

the LLC and/or regarding ownership, easement, right-of-way, encroachment, lienholder and any other interest in the
land.

| swear under penalty of perjury that the information in this Ownership Statement is true, complete and correct.

Signature of corporation representative: _—~___ -/ %‘//f ,-.:_._-f-: /’:'L T

: o -
Printed name of person signing: L a4 Y\ o L"v we G q-{ v
-

State of )

County of ) 88,

Subscribed and sworn to before me on this day of , 20
by

Witness my hand and seal.

My Notary Commission expires on

) _M” oy

il Notary Public Slghature

Natary 1D: 20174030444
My Commizalon Explres Saptombor 20, 2021




Instructions

An ownership statement must be provided for each and every owner of the property.

(a)
(b)

(c)
(d)

(e)
(f)

(9)

Insert complete name of owner LLC as it appears on deed by which it took title.

Insert legally sufficient description of land for which application has been made to the City for
development. Include the Reception number or Book and Page for recorded information. Assessor's
records and tax parcel numbers are not legally sufficient description. Attach additional sheet(s) as
necessary, and reference attachment({s) here. If the legal description or boundaries do not match those
on the plat, provide an explanation.

Insert title/capacity within the LLC of person who is signing.

Insert the type of development application request that has been made. Include all pending applications
affecting the property.
Insert name of all other owners, if applicable.

Insert the type of development application request(s) that hasfhave been made. Include all pending
development applications affecting the property.

Explain the conflict and/or possible conflict and describe the information and/or evidence available
concerning the conflict and/or possible conflict. Attach copies of written evidence.,



GENERAL PROJECT REFPORT
VOLLEYS, LLC CONDITIONAL USE PERMIT AMENDMENT

A. PROJECT DESCRIPTION

LOCATION: 330 and 304 North Avenue, Grand Junction, Colorado, 81501
LOT SIZE:
PROPOSED USE: Outdoor recreation, sand volleyball courts, with 940 s f bar
PROPERTY OWNEE.: Manchester Famuly Rentals, LL.C
PROPERTY LESSEE: Volleys, LLC
PRIOF. APPROVALS: CUP-2013-491, 1ssued February 12, 2014
ZONE DISTRICT: C-2, General Commercial.
No change 1n zoning proposed or requested.
FUTUEE LAND USE: Neighborhood Center

B. PUELIC BENEFIT

Volleys provides a venue for recreational team outdoor sports in the North Avenue
Overlay area, near Colorado Mesa University, and makes use of property in an area of older,
underutilized properties and buildings, bringing vibrancy to the area. Volleys’ pnimary hours of
activity are in the evemings when the surrounding commercial properties are closed, enhancing
the vibrancy and neighborhood center character of the area.

C. NEIGHEORHOOD MEETING

A neighborhood meeting was held on Monday, December 2, 2019 at 5:30 pm at Volleys
(1130 N. 3, located on the back of lots 304/330 North Avenue).

D. PROJECT COMPLIANCE, COMPATIBILITY, AND IMPACT

1. Adopted plans and policies.

(2) Comprehensive Plan. Volleys 1s consistent with the Comprehensive Plan because
outdoor recreation and a bar are allowed with a CUP 1n zone districts which
implement the Neighborhood Center future land use designation. Volleys furthers
Goal 6 of the Comprehensive Plan (“Land use decisions will encourage preservation
of existing buildings and their appropriate reuse™) by re-using a former ice-nnk area.

(b) North Avenue Overlay. The requirements of the North Avenue Overlay Zone do
not apply because the site does not have frontage on, nor take direct access from,
North Avenue.

(c) Dedicated alley right-of-way. The owner dedicated alley rght of way in connection
with the CUP approval in 2014 and executed an alley Power of Attorney for future
alley improvements as a condition of the 2014 CUP.



2. Circumstances that justify the request.

(a) Conditional use permit. A conditional use permit (CUP) 1s requured for the use
because the use includes a bar, which requires a CUP in the C-2 zone district, and because the
use 1s classified as Recreation and Entertainment, Outdoor, Other, which requires a CUP in the
C-2 zone district, pursuant to the following:

21.04.020(q) Recreation and Entertainment, Outdoor.
(1) Characteristics. Outdoor recreation and entertainment uses are large, generally
commercial uses that provide continuous recreation or entertainment-oriented activities. They
primarily take place outdoors. They may take place in a number of structures that are
arranged together in an outdoor setting.
(2) Accessory Uses. Accessory uses may include concessions, restaurants, parking,
caretaker’s quarters and maintenance facilities.
(3) Examples. Examples include riding academies, roping arenas, equestrian arenas,
amusement parks, theme parks, golf driving ranges, miniature golf facilities and zoos.
(4) Exceptions.
() Golf courses are classified as parks and open space.
(i) Uses that draw large numbers of people to periodic events, rather than on a
continuous basis, are classified as major entertainment events.

The Site Plan and CUP were reviewed and approved in 2014. No changes to the approved Site
Plan are proposed, other than the contingent demolition of part of the existing metal building on
the Site, which 1s discussed below. The amendment to the CUP requested by the applicant 1s
limited to the following:

(1) Parking. The number of required parking spaces was not specified in the
CUP or staff report accompanying the CUP; rather, the staff report merely referenced the
number of parking spaces that would be available to the applicant based on on-site
parking, street parking, and shared parking with neighbors by agreement. Applicant
proposes that 60 spaces are sufficient to support the use, based on the parking analysis
and Alternative Parking Plan attached as Exhubit 1. Therefore the applicant proposes an
amendment to the Conditional Use Permut specifying that 60 spaces are required for the
use, to be provided as follows:

On-site parking: 27 spaces
Street parking: 21 spaces (N. 3 & Glenwood)
Shared parking by agreement: 12 spaces

TOTAL: 60 spaces

Applicant has secured a commitment from the following for shared parking:

E and E Enterprises 22 LLC 12 spaces
340 North Avenue

Shared parking agreements will be subnutted.



(1)  Hours of operation. Hours of operation during the 2019 season were
3:00 pm to midmght Monday through Friday and 12:00 pm to nudmght Saturday and
Sunday. Applicant received notice from the City that the hours of operation are not in
compliance with the CUP; however hours of operation were not made a condition of
approval under CUP-2013-491, so the applicant disputes that they are a condition of the
CUP or could be made the basis for a revocation of the CUP or other code enforcement
action. However, the applicant 1s willing for the amended CUP to specify the hours of
operation, as follows:

Monday through Friday from 3:00 p.m. to 2:00 am.
Saturday and Sunday from 12:00 p.m.to 2:00 am.

3. Land use in the surrounding area. Volleys 1s surrounded by commercial uses and
commercially zoned properties.

4. Site access and traffic patterns. There 1s no change in the site access or traffic patterns that
were considered i approving the existing condifional use pernut.

5. Special or unusual demands on utilities. There are no special or unusual demands on ufilities.
6. Effects on public facilities. There are no negative impacts on public facilities or services.

7. Hours of operation. During the outdoor volleyball season, which 1s approximately May
through October, with occasional games mn November as weather pernuts. Hours of operation
will be from 3:00 p.m. to 2 am Monday through Friday and from 12:00 p.m. to 2:00 am
Saturday and Sunday. Although hours of operation were not made a condition of the CUP-2013-
491 approval, the general project report provided for the CUP-2013-491 application mentioned
the hours of 5:30 — 10:30 p.m. daily.

8. Number of employees. There are 3 full fime and 2 part time employees at Volleys.

9. Sipgnage plans Signage was established m accordance with that which was approved under
CUP-2013-491; no change to signage 1s proposed.

10. Site soils and geology. There are no unusual soil or geologic conditions. No change to the
site 15 proposed at this fime.

11. Impact of project on site soils and geology. The land use does not impact site soils or
geology. No change to the site 1s proposed at this time.

E. REVIEW CRITERIA

1. 21.02.110(h). Substantial change in circumstances has occurred since the approval of
the permit which would justify a change in the permit.



Circumstances have changed as follows:

2

a. The Zomng and Development Code does not prescribe specific off-site parking for the

use. No parking requirement was established with the CUP-2014-491 approval.
Therefore the applicant requests that the parking requirement be established by the
Darector in accordance with Section §21.06.050(a)(1) of the Grand Junction Municipal
Code and that the CUP be amended to establish a parking requirement of 60 spaces, to be
provided as specified above.

. Volleys received a notice from the City of Grand Junction that the parking agreements

were not 1n a form acceptable to the City Attorney. Volleys will provide a parking
agreement to be reviewed as to form by the City Attomey.

. Volleys recerved a notice of violation from the City of Grand Junction regarding the

hours of operation. Hours of operation were not made a condition of the approval of the
CUP, and applicant therefore disputes that its conditional use permut can be revoked or
termunated based on hours of operation. However, resolution of this dispute between the
applicant and the City justifies a change in the permut to clanfy Volleys’ hours of
operation, 1f hours of operation are determuned to be a necessary condition of approval.
Applicant’s hours of operation are consistent with Volleys’ liquor license, as follows:
Monday through Friday 3:00 pm to 2:00 am; Saturday and Sunday 12:00 p.m. to 2:00
am. during the outdoor volleyball season, which 1s approximately from May through
October. If hours of operation are a required condition of approval for the CUP,
applicant requests those hours be specified.

21.02.110(c). Underlying zoning district standards.

21.03.070(e) C-2: General Commercial.

(1) Purpose. 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.

(2) Street Design. Effective and efficient street design and access shall be
considerations in the determination of project/district infensity.

(3) Performance Standards. Outdoor storage and display areas are not allowed within
the front yard setback. Permanent and portable display of retail merchandise is
permitted.

Bulk standards:

Lot area: 20,000 s.f
Lot width: 50ft
Frontage: n/a

Front setback: 15 ft
Side setback: 0
Rear setback: 10 ft
Height: 40 ft

This criterion has been met. The site 1s currently zoned C-2 (General Commercial). Though
most of the operations are outdoors, including the volleyball activities and the dnnking and
dining, no outdoor storage or display 1s proposed. The building meets the bulk standards of the



C-2 zone.
Use-specific standards.

This criterion 1s met. There are no use-specific standards that apply to either outdoor recreation
or a bar. Section21.04.040 addresses accessory uses and includes standards for fencing.
Section 21.04.040(1)(1)(1v) permuts fences to vary from the standards 1f approved on a site as
part of a conditional use permit. The proposed mesh enclosure 1s technically defined as a
fence and exceeds the maximum height of six (6) feet for a commercial property. This
enclosure 1s necessary to provide safety for the general public and privacy for the facility
and was approved with CUP-2013-491. No changes in fencing or accessory uses are

proposed.

Other uses complementary to, and supportive of, the proposed project shall be available
including, but not limited to: schools, parks, hospitals, businesses and commercial facilities
and transportation facilities.

The site 1s in the heart of the Neighborhood Center identified by the Comprehensive Plan. It
1s located two blocks from Sherwood Park and Grand Junction High School and a little over
one-half mile to Colorado Mesa University. The close proximity of North Avenue provides
access to transit options, hospitals and fire protection, along with complimentary retail and
entertainment businesses. This criterion 1s met.

Compatibility with and protection of neighboring properties through measures such as:

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 vegetations shall be arranged to protect and enhance the property and
fo enhance the privacy of on-site and neighboring occupants.

The mesh fabric net that was approved with CUP-2013-491 remains in place and
screens of the facility (and volleyballs) adequately from neighboring properties. The
cinder block building screens the at the southern border of the site as well as the back
of another building on the site that is not used by Volleys. A storage building
located on 304 North Avenue blocks the view of the facility from N. 3" Street, except
through the parking lot. The entrance to the facility 1s through a gate accessible
through this parking lot; this limited entrance allows for control of patrons and
alcoholic beverages. No change 1n the screening and other privacy measures 1s
proposed, so this criterion 1s still met.

Protection of use and enjoyment. All elements of the proposed plan shall be designed
and arranged fo have a minimal negative impact on the use and enjoyment of

adjoining property

This criterion 1s met. The site 15 largely hidden from the public and 1s adjacent to the
back or service entrances of the adjoining businesses, as described above. Most of



Volleys’ activity takes place on weekday evenmings and weekends when the majority of
adjacent busimnesses were closed, with some youth and traiming camps held duning the day
in the summer (when schools are out). Neighboring businesses have agreed to share
parking during off-peak hours. Applicant has reviewed the parking needs of the use at
the busiest times (Friday mght league play), and found that 60 spaces are sufficient for
peak activity. The 60 needed parking spaces will be provided through a mix of exclusive
on-site (22 spaces), available street parking (29 spaces on N. 3™ and on the south side of
Glenwood Ave at the intersection of N. 3 — see Exhibit 2), and shared parking (38
spaces). The applicant has a commitment from The Salvation Army for the use of its
parking lot located at 1155 N. 4%, which can accommodate 38 vehicles, during Volleys’
peak times, which are after-hours for the businesses located there (a food bank and a
warehouse). This makes a total of 89 spaces available during Volleys’ peak times, and
51 spaces available during non-peak hours when all courts are not typically being used.

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 site 15 largely hidden from the public and 1s adjacent to the back or service enfrances
of the adjomning businesses. In addition, the busiest times for Volleys are during off-peak
hours when the surrounding businesses are closed. There are four (4) sand volleyball
courts, confined and screened by the "net" discussed above, and other buildings on site
provide additional screeming. This cnterion was met with CUP-2013-491, and no
changes to the site are proposed, so tlus criterion continues to be met.

Conditions of prior approvals.
The CUP-2013-491 had the following conditions of approval:

Landowner shall dedicate public right of way for that portion of the existing alley adjacent to
the site. This condition has been met.

Execution of a power of attorney for future alley improvements shall be recorded prior to July
11, 2014. This condition has been met.

Parking agreement, lease or easement shall be provided as described in Staff Report in a form
acceptable to the City Attorney prior to establishment of the use on the site. The applicant
requests an amendment to the CUP specifying the number of parking spaces requured for
applicant’s use. (The parking requirement was not clearly established with the prior approval;
rather, the number of spaces designated in the Staff Report was the number that the applicant has
on site plus the number that the applicant was able to negotiate use of with neighboring property
owners at the time ) Applicant received notice from the City that parking agreements were not in



a form acceptable to the City Attorney. Applicant has submutted a parking agreement to the City
Attorney’s office for review as to form.

While the shared parking agreement 1s termunable by the property owner, notice 15 required to the
City of Grand Junction 90 days prior to termunation. This will give the applicant time to acquure
other shared parking and the City will be timely informed. In addition, while the parking
agreement 1s for a term of only five years, the applicant plans to demolish two of three sides of
the U-shaped metal building on applicant’s site and convert that space into parking for Volleys.
This 15 likely to occur within the next 24 months, and would give Volleys enough parking,
counting all the on-site and available street parking, to meet a 60-space requurement, in which
event the shared parking would no longer be needed.

F. DEVELOPMENT SCHEDULE OR PHASING
This criterion 1s not applicable. There 1s no further development of the site planned or proposed.
G. SITE SKETCH

The site configuration approved under CUP-2013-491 on February 12, 2014 has not undergone
any changes and none are proposed with this application.

All applicable site plan review criteria in Section 21.02.070(g) of the Grand Junction
Zoning and Development Code and conformance with the SSID, TEDS and SWMM
Manuals.

This criterion continues to be met; no changes are proposed to the site. The site 1s classified
as nonconforming because it does not meet current landscaping requirements. However, no
increase in gross building square footage 1s proposed, so no site upgrades are required
according to Section 21.08.040 of the Zoning and Development Code. The site was approved
in 2014 and no changes to the site plan are needed or proposed with this request to amend the
CUP regarding parking and hours of operation.

The site abuts the east/west alley between N 3 and N. 4% Street. Applicant dedicated right
of way for the abutting portion of the alley and executed a Power of Attorney for future
alley improvements with the approval of the CUP 1n 2014.

The proposal was evaluated by a City Development Engineer and found to meet the
requirements of the SSID, TEDS and the S\WWMM manuals.

Contingent partial demolition of metal building. The applicant plans to demolish two of
three sides of the U-shaped metal bulding on applicant’s site and convert that space mto parking
for Volleys. This 1s likely to occur within the next 24 months, and would give Volleys enough
parking, counting all the on-site and available street parking, to meet a 60-space requirement, in
which event the shared parking would no longer be needed. Applicant requests that the
Amended Conditional Use Permut allow for (but not require) such demolition in the future.




EXHIEIT1
PARKING ANALYSIS AND ALTERNATIVE PARKING PLAN

21.06.050 Off-street parking, loading and bicycle storage.
(a) Off-Street Parking Standards.

(1) Uses Not Identified. The Director shall determine the parking requirement for a use which is
not listed in subsection (c) of this section. The applicant shall provide adequate information so that
the Director can make such decision by including:

() Type of uses; Outdoor recreation — 4 sand volleyball courts — and bar
(i) Number of employees; 3 FT,2PT

(iii) Building design capacity, 960 Square Feet

(iv) Square feet of sales area, service area, efc.;

= 4 volleyball courts totaling approximately 10,000 s f.,

= 8 picnic tables and 7 small patio tables over approximately 3500 s f. of area for
outdoor seating for the kitchen and bar services (dining/bar is accessory to the
volleyball use)

(v) On-site parking spaces 22 onsite parking spaces
(vi) Proposed off-site parking spaces;

17 on-street parking spaces (Exhibit 2)

21 shared parking spaces with neighbors

Volleys currently has the following shared parking agreement
commitments:

38 spaces at 1155 N. 4™
15 spaces at 340 North Avenue

(vii) Hours of operation. 3:00 p.m. to 2:00 a.m. Monday through Friday; 12:00 p.m. to
2:00 a.m. Saturday and Sunday

(2) Muitiple Uses. If there are accessory or multiple uses within one or more structures, these
standards shall apply to each use and structure, resulting in a total parking requirement for the
complex or property except as provided in subsection (e) of this section (Alternative Parking Plan).



(3) General.
(i) Each parking space must be accessible independently of others. YES
(i) All square feet is gross floor area unless otherwise indicated. YES
(i) Spaces for seats or persons is designed capacity. YES
(iv) A minimum of three spaces required for all uses requiring bicycle spaces.

(vl ADA requirements are listed in GJMC 21.06.090(b).

(c) Off-Street Required Parking. The table below shows the number of parking spaces required for the
uses indicated. The number of spaces required may be modified through the alternative parking plan
described.

Dnving Range 1 per 20 feet of dnving area

Recreation and Entertainment, Outdoor Miniature Golf 2 per hole

All Other Outdoor Recreafion | As determined by Director

A parking standard for the use by Volleys 1s not provided in the parking table or
elsewhere in the Code. Therefore pursuant to GIMC §21.06.050(a)(1) and (c), the Director shall
determine the required parking based on the criteria described therem.

The parking requirement for the use that most closely resembles this use 1s that fora
health or fitness center, which requures parking at a ratio of 1 per 500 s.f, That ratio results in a
parking requurement of 30 spaces. The parking requirement for the accessory use of bar/kitchen
services 15 10 parking spaces (making a total of 40 spaces, 1f based on the most similar uses).

Volleys differs from a health or fitness center, however, in that Volleys outdoor
recreation 1s based on use by teams rather than individuals. At Volley’s busiest time, which 1s
Friday might, there are 8 teams of 6 players each on the four sand volleyball courts (48 players).
There 1s some overlap as team members arrive and other team members depart; however team
members often nide together.

The bar/food 1s an accessory use to the volleyball activities and 1s used primarily by
players and volleyball patrons. Volleys 1s not advertised as a bar or restaurant and typically 1s
used by the volleyball players and league participants, so there 1s little, 1f any, general public use
of the bar/food service. There are generally very few, 1f any, spectators.

The apphicant did a parking count during its busiest summer league week 1 2019 and the
highest number of parking spaces used at any given time, including those for employees, was 60.
Based on that analysis, applicant requests the Director to approve and establish a parking
requirement of 60 spaces for Volleys, and to approve an alternative parking plan for Volleys in
accordance with Exhibit 1.



21.06.050 (e) Alternative Parking Plan. Unless an alternative parking plan is approved at the time of
site plan approval, the parking ratios above shall apply.

(1) Applicant-Submitted Parking Data. The required parking ratios may be modified where
applicant-submitted parking data illustrates that required parking ratios do not accurately apply to a
specific development. The data submitted for an alternative parking plan shall include, at a
minimum, the size and type of the proposed development, the mix of uses, the anficipated rate of
parking turnover and the anticipated peak parking and traffic loads of all uses.

The apphicant did a parking count during its busiest summer league week 1 2019 and the
highest number of parking spaces used at any given time, ncluding those for employees,
was 60.

(2) Credit for On-Street Parking. Credit may be provided by the Director for any on-street parking
spaces abutting the subject property. Such spaces must not be located within a clear sight triangle.
No fractional spaces shall be credited.

Applicant request credit for on-street parking including 29 spaces located on N. 3¢ and
on Glenwood Avenue at the intersection with N. 3", as shown in Exhibit 2.

(3) Off-Site Parking. Required off-street parking spaces may be permitted on a separate lot from
the ot on which the principal use is located if the off-site parking complies with all of the following
standards:

(i) Ineligible Activities. Off-site parking may not be used to satisfy the required parking ratios
for residential uses (except for guest parking), as well as convenience stores or other
convenience-oriented uses. Required parking spaces reserved for persons with disabilities
may not be located off site.

(i) Location.

(A) Offsite parking spaces shall be located within 500 feet (1,000 for employee
spaces) from the primary entrance of the use served along the shortest available
pedestrian route (measured from the nearest point of the parking area to the nearest
point of the building or structure served by such parking lot). Off-site parking may not be
separated from the use that it serves by a street right-of-way with a width of more than
80 feet unless a designated pedestrian crosswalk or walkway is provided.

(B) The offsite parking shall be located wholly within a district that allows commercial
parking as principal use, except in the B-2 district.

Applicant has use of a parking lot located at 1155 N_ 4 (The Salvation Army property)
during its peak hours, from 5:30 p.m. through 2:00 am. The parking lot can accommodate



approximately 38 parked vehicles at any given time. Applicant also has use of shared parking on
the lot next door at 340 North Avenue which can accommodate 15 parked velucles at any given
tume.

(i) Agreement.

(A) In the event that an off-site parking area is not under the same ownership as the
principal use served, a written agreement between the record owners shall be required.

(B) An off-site parking agreement may be rescinded only if all required off-street
parking spaces are provided in accordance with required ratios above.

(4) Shared Parking. Shared parking facilities may be permitted if the shared parking complies with
all of the following standards:

(i) Ineligible Activities. Required parking spaces reserved for persons with disabilities may
be located off-site with permission of the Director.

(i) Location. Shared parking spaces shall be located within 500 feet of the primary enfrance
of all uses served along the shortest available pedestrian route (measured from the nearest
point of the parking area to the nearest point of the building, structure or use served by such
parking lot) unless shuttle bus service is provided to the parking area.

(i) Shared Parking Study. Applicants wishing to use shared parking as a means of reducing
the total number of required spaces shall submit a shared parking analysis using the latest
edition of Urban Land Institute’s Shared Parking. The study shall be provided in a form
established by the Direcfor and made available to the public. It shall address, at minimum, the
size and type of the proposed development, the composition of tenants, the anticipated rate of
parking turover and the anticipated peak parking and traffic loads for all uses that will be

sharing parking spaces.
(iv) Agreement.

(A) A shared parking plan shall be enforced through written agreement among all
owners of record. An attested copy of the agreement between the owners of record shall
be submitted to the Director on forms made available by the Director.

(B) A shared parking agreement may be rescinded only if all required off-street parking spaces are
provided in accordance with an approved alternative parking plan. See subsection (e) of this section.

An agreement for off-site shared parking will be executed by and between applicant and
the owner of the property located at 1155 N. 4% (the Salvation Army). An agreement for off-site
shared parking will also be executed by the applicant and the tenant of the property next door at
340 North Avenue.



The applicant plans to demolish two of three sides of the U-shaped metal building on
applicant’s site and convert that space into parking for Volleys. Thus 1s likely to occur within the
next 24 months, and would give Volleys enough parking, counting all the on-site and available
street parking, to meet a 60-space requirement, in which event the shared parking would no
longer be needed.



Shared Parking Agreement

This Shared Parking Agreement (Agreement) is entered into this } __day of

. _:J A e . 0040 _ (Bffective Date), by and between the following:
E and E Enterprises 22 LLC, a Colorado limited liability company, whose principal
business address is 640 Silver Oak Dr., Grand Junction, Colorado 81505, and Jevne R.

Edwards, whose address is 14633 W, Saint Moritz Lane, Surprise, Arizona, 85379,
(collectively, Property Owner 1), and

Manchester Family Rentals, LLC, a Colorado limited liability company, whose address

15

2698 Lanai Court, Grand Junction Colorado 81506 (Property Owner 2); and

Volleys, LLC, a Colorado limited liability company, whose address is 1130 N. 3™ Street,
Grand Junction, Colorado 81501 (Tenant 2),

collectively referred to as the Parties.

RECITALS:

A.

Property Owner 1 is the owner of the real property situated in the City of Grand
Junction, County of Mesa, Colorado described in the attached Exhibit A, as
evidenced by that certain Special Warranty Deed recorded under Reception No.
2676903 (in Mesa County official records), and addressed as 340 North Avenue,
Grand Junction, Colorado 81501, Assessor’s Parcel No.2945-113-19-007 (Property

).

Property 1 includes a parking lot consisting of space for approximately 15 parked
vehicles. The businesses conducted on Property 1 are primarily conducted during
regular daytime business hours (with a closing time of 5:00 pm).

Property Owner 2 is the owner of that real property situated in the City of Grand
Junction, County of Mesa, Colorado described in the attached Exhibit B, as evidenced
by that certain Warranty Deed recorded under Reception No. 2751064 (Mesa
County), and addressed as 304 North Avenue, and known by Mesa County Assessor’s
Parcel No. 2945-113-19-001, and that real property described in Exhibit C, as
evidenced by that certain Warranty Deed recorded under Reception No. 2751063
(Mesa County), and addressed as 330 North Avenue, and known by Mesa County
Assessor’s Parcel No. 2945-113-19-002 (together, Property 2).

Property 2 is directly next door to Property 1 and shares a boundary with Property 1.

Tenant 2 is leasing Property 2 from Property Owner 2 for use as a seasonal outdoor
team volleyball recreation facility (“Volleys”). The season runs from approximately
April 1 through October 31, with possible use in November as weather permits.
Volleys' facilities consist of four outdoor sand volleyball courts and a bar. The
volleyball courts are used primarily for league play but during the summer may be



used for volleyball camp activities for students. The bar is available to the volleyball
patrons of Volleys but not open to the general public.

F. Volleys’ overall hours of operation are from noon to 2:00 am daily, with the busiest
times from 5:00 to 10:30 pm. During those times the on-site and street parking
available to Volleys may be insufficient for Volleys’ patrons, and therefore the City
of Grand Junction requires that Volleys acquire rights for additional parking.

G. The Parties agree that Volleys brings activity and vibrancy to the commercial
neighborhood during the off-hours, which benefits all the Parties, and that there is
mutual benefit to each Party to this Agreement of the rights and obligations granted
and imposed hereby.

THEREFORE, in consideration of the covenants and mutual promises contained herein
and other good and valuable consideration, the receipt of which is hereby acknowledged, the
Parties agree as follows:

1. License, Property Owner 1 hereby grants a non-exciusive license to Property
Owner 2 and to and for the use and benefit of Tenant 2 and its employees, agents and business
invitees (hereinafler referred to collectively as “Volleys”) to use the parking lot on Property 1
between the hours of 5:00 pm and 2:00 am (the “Parking Facilities”). This license shall run with
the land and be binding upon the heirs and assigns of the Property Owners and their tenants until
cancelled or terminated pursuant to the terms hereof.

2. Consent. Property Owner 1 represents that its tenants do not object to this grant
of license for shared parking.

3. Term. The term of this license is five years. The license is renewable thereafter
upon agreement of the parties for any additional term, which can be less than one year. In any
renewal period, the license can be terminated by Property Owner | upon 30 days’ notice to
Property Owner 2, Tenant 2 and the City of Grand Junction Community Development
Department.

4. Use of Facilities. Property Owner 2 and Tenant 2 and the business invitees
thereof are hereby granted a license to use the Parking Facilities seven days a week between the
hours of 5:00 p.m. and 2:00 a.m. Property Owner 1 may also grant Tenant 2 license to use the
Parking Facilities on other days and at other times in its sole discretion (Extra Use). Tenant 2
will seek permission from Property Owner at least ten days in advance of such Extra Use.
Permission for Extra Use shall not affect the other terms of this Agreement / License.

5. Maintenance. Tenant 2 agrees to share maintenance costs and responsibilities
with Property Owner | based upon a reasonable percentage of use, including relative number of
vehicles and amount of time. Property Owner 1 shall document maintenance expenses to the
satisfaction of Tenant 2 and provide advance notice of not less than 10 days of maintenance
activities for which it expects participation, partial cost reimbursement or cost sharing.
Maintenance activities can include, but are not necessarily limited to, lot sweeping, line painting



and asphalt repair. Tenant 2 agrees to be responsible for any damage to the Parking Facilities
above normal wear and tear caused by patrons of Tenant 2 of the Parking Facilities.

6. Termination. The license may be terminated by Property Owner 1 if a change of
use on the premises leased by Tenant 2 (Volleys) substantially increases the burdens on the
Parking Facilities or unreasonably interferes with the business of Property Owner 1's tenants,
provided that 90 days written notice is given of such termination to Property Owner 2, Tenant 2,
and the City of Grand Junction Community Development Department.

7. Utilities and Taxes. Each Property Owners and Tenant shall not be responsible
for payment of any taxes or utilities related to the property of the other.

8. Signage. Volleys will be responsible for parking signage, if any is needed on the
Property, to designate parking areas available or restricted to Volleys.

9, Enforcement, Property Owner 1 and Tenant 2 reserve the right to tow, at
owner’s expense, vehicles improperly parked or abandoned, subject to approval by both Parties.
Any Party may conduct surveillance of the Parking Facilities for safety purposes if it is deemed
necessary in the discretion of any Party, subject to the consent of Property Owner 1.

10.  Cooperation. The Parties agree to cooperate to the best of their abilities to
mutually use the Parking Facilities without disrupting the lawful business and land use activities
of the other parties. The Parties agree to meet on occasion in good faith to work out any
problems that may arise due to the shared use.

11.  Insurance. At their own expense, the Parties agree to maintain liability insurance
for their respective properties and business activities as is standard for their own business usage.

12.  Waiver of Liability. No party hereto will be held responsible for any damage to
vehicles of the patrons using the Parking Facilities including without limitation as a result of
break-ins, vandalism, stolen items, broken or damaged property, or conditions upon Property 1.
Each party will assist in any investigation into such circumstances that relate to their own
customer’s property, if any such problem may occur.

13. Removal of Signage. Upon termination of this Agreement, Tenant 2 agrees to
remove any signage on Property 1 or designating parking for its patrons on Property 1.

14,  Recording, The Parties agree that this Agreement may be recorded in the real
estate records of the Mesa County Clerk and Recorder.

By signing below the Parties execute this Agreement as of the Effective Date.

PROPERTY OWNERS:

@kﬁ* ~— 2




STATE OF Acizone )
} s8.

county OF [Nrlcopen )

Subscribed and sworn to before me this S _day of Ja . . 2'.‘.@9_, by
Jevne R. Edwards. i

Witness my hand and official seal.

My commission expires: i E 20-733 /4
o
e e
Notary Public
E AND E ENTEWKLLG

Lee Emmerton, Member
STATE OF COLORADO 3

) 88.
COUNTY OF MESA b

Subscribed and sworn to before me this "n'f'ﬂda:.f of Danva 5 ZUZL’Q. by Lee
Emmerton as member of E and E Enterprises 22, LLC.

Witness my hand and official seal.

My commission expires: O -2S-2010

e et A AR R A T /// /'ﬂ-t,.-”*'f ’
i L
| JAcos MADSEN Llabee, A{ =

| MOTARY PUBLIC I oLl
i STATE OF COLORADO Notary Public
MOTARY 1D #20164002055

MANCHESTER FAMILY RENTALS, LLC, a Colorado limited liability company

Larry Manchester, Member

STATE OF COLORADO )
) 88,
COUNTY OF MESA )

Syubscribed and sworn to before me this day of ,20 , by Larry
Manchester as member of Manchester Family Rentals, LLC.

Witness my hand and official seal,

My commission expires: _




Notary Public
TENANTS:

Volleys, LLC:

David Allen Herek, as member of Volleys, LLC
STATE OF COLORADO )

) ss.
COUNTY OF MESA )

Subscribed and sworn to before me this day of ,20__, by David Allen
Herek as Member of Volleys, LLC.

Witness my hand and official seal.

My commission expires:

Motary Public



EXHIBIT "A"
To Shared Parking Agreement

Legal Description of Property on Which Shared Parking is Situated

LOT 3 IN BLOCK 5 OF SHAFROTH-ROGERS SUBDIVISION, ACCORDING TO THE
OFFICIAL PLAT THEREOF RECORDED IN PLAT OBOK NO. 6 AT PAGE 2 AT
RECEPTION NO. 338683, OFFICIAL RECORDS OF MESA COUNTY, COLORADO;
EXCEPT THE NORTH 70 FEET OF THE EAST 65 FEET THEREOF AS CONVEYED
IN DEED RECORDED DECEMBLR 30, 1971 IN BOOK 970 AT PAGE 65; AND
EXCEPT THE SOUTH 10 FEET THEREOF AS CONVEYED TO THE CITY OF
GRAND JUNCTION, A MUNICIPAL CORPRATOIN, IN DEED RECORDED JUNE 9,
1978 IN BOOK 1152 AT PAGE 868, COUNTY OF MESA, STATE OF COLORADO



EXHIBIT “B"
To Shared Parking Agreement

DEPICTION OF PARKING SPACES TO BE SHARED
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The map above reflects public parking in the area and current leased spaces. It reflects a total of 72 public
spaces within this 1,000-foot radius. While 500 feet is the radius we look at for public parking, it can be argued
that the abnormally busy tournaments can accommodate plenty of parking available within a very short walk
without parking on private (non-leased) property.



CITY OF GRAND JUNCTION MEETING DATE: February 11, 2014
PLANNING COMMISSION PRESENTER: Brian Rusche, Senior Planner

AGENDA TOPIC: Volleys - CUP-2013-491

ACTION REQUESTED: Consider a request for a Conditional Use Permit (CUP)

Location: Portions of 304 and 330 North Avenue
Applicants: Paul Herek
Existing Land Use: Vacant outdoor rink and storage building
Proposed Land Use: Outdoor volleyball facility with bar

North Commercial / Salvation Army
Surrounding Land | South Commercial
Use: East Commercial

West Commercial

C-2 (General Commercial)

Existing Zoning: Morth Avenue Overlay zone

C-2 (General Commercial)

Proposed Zoning: North Avenue Overlay zone

North C-2 (General Commercial)
South C-1 (Light Commercial)
Surrounding Morth Avenue Overlay zone
Zoning: East C-2 (General Commercial)
) Morth Avenue Overlay zone
West C-2 (General Commercial)
Morth Avenue Overlay zone
Future Land Use Designation: Meighborhood Center
Zoning within intensity/density range? | X | Yes MNo

PROJECT DESCRIPTION: Consider a request for a Conditional Use Permit to operate
a bar in conjunction with an outdoor volleyball facility in a C-2 (General Commercial)
zone district.

STAFF RECOMMENDATION: Approval of the Conditional Use Permit.



ANALYSIS:

Background
The property at 304 North Avenue was previously the location of the Fabricare dry

cleaner, located in a building built in 1946. That building has subsequently been
converted into retail space that i1s home to a restaurant and barber shop. The property
as 330 North Avenue is home to Malibu Pool and Spa, located in a building built in
1940. Both 304 and 330 North Avenue (“subject property”) are owned by Linda
Manchester.

The rear portion of the property at 330 North Avenue is the location of an outdoor hard
surfaced track oniginally constructed in 1996 for an in-line skating facility that was in use
until approximately 2006. When this facility was closed, the area was used for storage
until 2011 when the track was refurbished and used as an outdoor hockey/skating rink
by Ice Skating Inc. for two seasons (Movember — March) dunng the closure of the
Glacier Ice Arena.

The applicant is seeking approval for an outdoor volleyball facility and bar, utilizing the
same track/nnk area, 960 square foot concrete block building, and associated parking
on 304 North Avenue, all built for the in-line skating facility in 1996 (“the site™).
According to the applicant, there will be four (4) volleyball courts available for league
play on weekday evenings and open play and/or toumaments on Saturday during the
season, which will be March to November, weather permitting. See attached General
Project Report for details.

A Conditional Use Permit (CUP) i1s required from the City of Grand Junction for the
establishment of a “Bar” if more than 25% of the gross receipts of the business are from



alcoholic beverages within the C-2 (General Commercial) zone district. A CUP runs
with the land once the use is established and remains valid until the property changes
use or the use is abandoned and nonoperational for a period of 12 consecutive months.

The applicant was approved on January 15, 2014 for a liquor license (tavern), which will
not be issued unless the CUP is approved.

An outdoor volleyball facility is not specifically identified as a use within the “Recreation
and Entertainment, Outdoor” use category of Section 21.04.010, so a Conditional Use
Permit is required for the use under the category of “All Other Outdoor Recreation.”

The applicant also proposes a 20’ mesh enclosure around the volleyball courts. The
proposed mesh enclosure is technically defined as a fence and exceeds the maximum
height of six (6) feet for a commercial property, but Section 21.04.040(1)(1)(iv) states
that fences may vary from the standards if approved on a site as part of a conditional
use permit.

Site Plan

The applicant is leasing the site from Linda Manchester. The site includes the former
rink, a cinder block building previously used for storage and/or concessions, a parking
lot accessible from N. 3 Street and additional parking along the side of the building(s)
on 304 North Avenue. See Site Plan below. No portion of the other buildings will be
used in conjunction with this use.

o
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The nnk will be converted into four (4) sand
volleyball courts. The existing poles around the
rink, installed during the second season of the
ice rink, will be used to hang a mesh fabric 20
feet above grade in order to provide a “net” for
volleyballs as well as to provide privacy for the
facility .

While the project report indicates that it will be = ——
black mesh, the applicant is considering a M o
translucent earth-tone fabric instead. - P n||.p—.... r

ﬂ The cinder block building will be converted into a
commercial kitchen and bar with a service counter and

restrooms. A new pergola and other shade structures are
proposed adjacent to the bar. Patio seating will be available along the outside of the
volleyball courts. The entrance to the facility will be through a gate accessible through

the N. 3" Street parking lot; this limited entrance will allow for control of patrons and
alcoholic beverages, though two other gates will remain for emergency exit(s).

Parking
There iIs no specific parking standard required by the Zoning Code for this type of

outdoor recreational use, because it is geared primarily for teams/leagues and the bar is
for the benefit of the participants and/or spectators as opposed to the general public.
Section 21.06.050(c) provides that All Other Outdoor Recreation parking is determined
by the Director.

The four volleyball courts could accommodate up to 48 players (6 per team x & teams)
at one time. There may be some overlap as one league finishes and another begins.
The bar is used by the patrons of the facility and is only 960 square feet, which would
require 10 parking spaces. The entire facility, if it were indoors, would be classified as a
health or fitness center, with parking at a ratio of 1 per 500 square feet, which would
equate to 30 spaces.

The parking lot included in the lease (which is also part of the site) has 15 spaces.
There are 7 off-street spaces on the east side of N. 3" Street adjacent to the buildings
at 304 North Avenue for exclusive use of this facility, according to the leas (also
included in the site). There are 10 on-street spaces on the west side of N. 3™ Street.
The former Harbert Lumber site, located across N. 3™ Street from the site, has agreed
to share its parking lot with the applicant, making 34 additional parking spaces available
for the volleyball patrons. The Laundromat located at 1251 N. 5% Street has also agreed



to share one row of parking, a total of 13 spaces, adjacent to the east/west alley. The
City Attorney has requested that the applicant provide wntten leases, easements or
shared parking agreements in an acceptable form and requests that the provision of
such be a condition of the CUP. With the shared parking arrangements, on-site
parking, and on-street parking, there will be 79 spaces available for the proposed use,
based on cumrent configurations of the parking lots.
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The utilization of existing parking lots within the neighborhood by businesses with
different peak hours is consistent with the concept of a neighborhood center, a goal
outlined by the Comprehensive Plan and subsequent North Avenue cormidor plans.

A bike rack is provided inside the facility and the applicant indicates that some of the
players will be drawn from nearby schools, such as Colorado Mesa University. In
addition, a bus stop is available on North Avenue west of N. 3™ Street.



Neighborhood Meeting
A Neighborhood Meeting was held on September 19, 2013. No adjacent property

owners or citizens attended the meeting, only the applicant and building owner. The
Grand Junction Police Department did express concemns about the operation of the
facility, to which the applicant has provided a response and no further comment was
received from the Police Department. The applicant was approved on January 15, 2014
for a liquor license (tavern). A summary of the neighborhood “needs and desires”
survey conducted for the liquor license process is attached to this report. The Salvation
Army initially expressed concemn about the visibility of the facility to its alcohol
rehabilitation clients. The applicant has met with the Salvation Army about their
concerns and they have indicated that the screening, along with the operational aspects
of the facility, have satisfied their concerns (see email attached to this report).

Sign Package
The Zoning and Development Code requires that a sign package be prepared as part of

the site development plan and approved as part of a conditional use permit (GJMC
Section 21.06.070(g)(5)). The applicant has provided a plan that is attached to this staff
report. He proposes using the existing signage along N. 3™ Street, with only the
business name changing. The total square footage is within the parameters of the sign
code (GJMC Section 21.06.070).

Consistency with the Comprehensive Plan:
The site is currently zoned C-2 (General Commercial). Although the C-2 zone does not

implement the Comprehensive Plan Future Land Use designation of Neighborhood
Center, the proposed use is consistent with the Comprehensive Plan because a bar and
"All Other Outdoor Recreation” are allowed (with a CUP) in other zones which
implement the Neighborhood Center designation.

The North Avenue West Commidor Plan was adopted on November 2, 2011 as a follow
up to the Comprehensive Plan. The Comdor Plan identified the subject property as part
of the Sherwood Park Mixed Use District; it further recommended the two block area of
N. 3™ Street between North Avenue and Sherwood Park as the neighborhood core area
for the Neighborhood Center established with the Comprehensive Plan.

Subsequently, a North Avenue Overlay Zone was adopted on February 20, 2013 to
implement the North Avenue Comidor Plan. This overlay includes all properties with
Morth Avenue frontage, regardless of their size or configuration. While the subject
properties are included within this overlay, the site of the Conditional Use Permit does
not have frontage on, nor gain direct access (vehicular or pedestnian) to or from, MNorth
Avenue. Therefore, the North Avenue Overlay standards, such as public street
dedications, improvements on North Avenue, building setbacks and facade standards,
do not apply to this request.

The proposed land use furthers Goal 6 of the Comprehensive Plan: “Land use
decisions will encourage preservation of existing buildings and their appropriate reuse”.



The reuse of the outdoor rink, a feature unique to this property, for another recreational
venture is appropriate and further supports the Comprehensive Plan.

Section 21.02.110 of the Grand Junction Municipal Code:

To obtain a Conditional Use Permit, the Applicant must demonstrate compliance with
the following criteria:

(1) All applicable site plan review criteria in Section 21.02.070 (g) of the Grand
Junction Zoning and Development Code and conformance with the 551D, TEDS
and SWMM Manuals.

The site is classified as nonconforming because it does not meet current
landscaping requirements. However, since no increase in gross building square
footage i1s proposed, no site upgrades are required according to Section
21.08.040 of the Zoning and Development Code.

The site abuts the east/west alley between N. 3@ and N. 4™ Street. Though an
alley has been in use there for decades, it does not appear to have been formally
dedicated for public use. The property owner has agreed to dedicate right-of-
way for the abutting portion of the alley and to execute a Power of Attorney
(POA) for future alley improvements as a condition of approval of the CUP.

The proposal was evaluated by a City Development Engineer and found to meet
the requirements of the SSID, TEDS and the SWMM manuals.

This criterion has been met.

(2) District Standards. The underlying zoning districts standards established in
Chapter 21.03 Grand Junction Zoning and Development Code;

The site i1s curmrently zoned C-2 (General Commercial). Though most of the
operations will be outdoors, including the volleyball activities and the drinking and
dining, no outdoor storage or display is proposed. The building meets the bulk
standards of the C-2 zone.

This criterion has been met.

(3) Specific Standards. The use-specific standards established in Chapter
21.04 Grand Junction Zoning and Development Code

An outdoor volleyball facility is not specifically identified as a use within the
Recreation and Entertainment, Outdoor use category of Section 21.04.010,
therefore a Conditional Use Permit is required for a use identified as All Other
Outdoor Recreation.



An establishment that serves both food and alcoholic beverages shall be
categorized as a bar if the sale of said beverages comprises more than 25
percent of the gross receipts (Section 21.10.020 — Terms defined). A Conditional
Use Permit is required for a bar, per Section 21.04.010.

There are no use-specific standards for either outdoor recreation or a bar.

Section 21.04 040 addresses accessory uses and includes standards for fencing.
Specifically, Section 21.04.040(1)(1)(iv) permits fences to vary from the standards
if approved on a site as part of a conditional use permit. The proposed mesh
enclosure is technically defined as a fence and exceeds the maximum height of
six (6) feet for a commercial property. This enclosure is necessary to provide
safety for the general public and privacy for the facility and is incorporated into
the conditional use permit request.

This criterion has been met.

4. 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 in the heart of the Neighborhood Center identified by the
Comprehensive Plan. It is located two blocks from Sherwood Park and Grand
Junction High School and a little over one-half mile to Colorado Mesa University.
The close proximity of North Avenue provides access to transit options, hospitals
and fire protection, along with complimentary retail and entertainment
businesses.

This criterion has been met.

8. 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 existing poles around the rink will be used to hang a mesh fabric 20
feet above grade in order to provide a “net” for volleyballs as well as
screening of the facility. While the project report indicates that it will be
black mesh, the applicant is considenng a translucent earth-tone fabric
instead. Either of these options will provide adequate screening of the
facility, though the earth-tone is preferred for compatibility.



The cinder block building forms the southern border of the site, along with
the back of the Malibu Pool & Spa building. A storage building located on
304 North Avenue blocks the view of the facility from N. 3™ Street, except
through the parking lot. The entrance to the facility will be through a gate
accessible through this parking lot; this limited entrance will allow for
control of patrons and alcoholic beverages. The northern border of the
site Is the existing alley. Further north and east is the Salvation Army
building, which is oriented toward N. 4™ Street. The Salvation Army
initially expressed concern about the visibility of the facility by their clients
who are involved in alcohol rehabilitation programs. The applicant has
met with the Salvation Army about their concems and they have indicated
that the screening, along with the operational aspects of the facility, have
satisfied their concerns.

This criterion has been met.

(i)  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 site is largely hidden from the public and is adjacent to the back or
service entrances of the adjoining businesses, as visible via aerial photo.

o
=
=




The previous use as an outdoor ice nink operated on roughly the same
schedule proposed by the applicant, with play on weekday evenings and
weekends when the majonty of adjacent businesses were closed. In
addition, the previous business operated for two winter seasons with no
known complaints. The applicant has approached the neighboring
businesses who have agreed to share parking duning off-peak hours.
While the applicant anticipates starting with evening league sessions, he
would like to reserve the opportunity to host youth and/or training camps
during the summer months (during traditional school hours). The
provision of parking, as discussed earlier, iIs a mix of exclusive (22
spaces), available (10 on-street), and shared parking (47 spaces). Use
during daytime hours when school is not in session would not, in my
opinion, significantly impact the parking arrangement as the adjacent
businesses will serve primarily as overflow parking.

This criterion has been met.

(i) 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 site is largely hidden from the public and is adjacent to the back or
service entrances of the adjoining businesses. The rink will be converted
into four (4) sand volleyball courts and will be confined by the “net”
discussed earlier. The cinder block building forms the southern border of
the site, along with the back of the Malibu Pool & Spa building. A storage
building located on 304 North Avenue blocks the view of the facility from
N. 3™ Street, except through the parking lot. The entrance to the facility
will be through a gate accessible through this parking lot; this limited
entrance will allow for control of patrons and alcoholic beverages. The
northern border is the existing alley.

This criterion has been met.
FINDINGS OF FACT/CONCLUSIONS AND CONDITIONS:

After reviewing the Volleys application, CUP-2013-491 for a Conditional Use Permit, |
make the following findings of fact, conclusions and conditions:

1. The requested Conditional Use Permit is consistent with the Comprehensive
Plan, specifically Goal 6.



2. The review critena in Section 21.02.110 of the Grand Junction Municipal Code
have all been met.

3. The Sign Plan meets the sign requirements as specified in Section 21.02.110(d)
of the Grand Junction Municipal Code.

4. The following conditions of approval are applicable to this CUP:

a. Landowner shall dedicate public right of way for that portion of the existing
alley adjacent to the site;

b. Execution of a power of attorney for future alley improvements shall be
recorded prior to July 11, 2014.

c. Parking agreement, lease or easement shall be provided as described in
this Staff Report in a form acceptable to the City Attomey prior to
establishment of the use on the site.

STAFF RECOMMENDATION:

| recommend that the Planning Commission approve the requested Conditional Use
Permit, CUP-2013-491 with the findings, conclusions and conditions of approval listed
above.

RECOMMENDED PLANNING COMMISSION MOTION:

Madam Chairman, on the request for a Conditional Use Permit for Volleys, file number
CUP-2013-491, | move that the Planning Commission approve the Conditional Use
Permit with the facts, conclusions and conditions listed in the staff report.

Attachments:

Site Location Map

Aerial Photo Map
Comprehensive Plan Map
Existing City Zoning Map
General Project Report
Site Plan

Floor Plan

Sign Plan

Screening

Meighborhood Meeting summary
Letters of Support

Liquor License survey
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Volleys
General Project Report

Cvenview ot the Progect:

The property being leased my David, Dania, and Paul Herek at 330 North Ave. Grand Junction, CO 81501 has been used as a seasonal outdoor lce Skating Rink in the past The 960 sqft. buslding on
location was used as a iestroom and basieally & locker room, and concession sland in the past.

We propose 1o turn the existing locabion of the lce Skatng Rink into 4, outdoor sand Volleyball courts. We also propose 1o turn 1he existing building into a commercial kitchen with the ability 1o serve
alcohol.

The way the Volleyball will be organized is as follows:

There will be 4 courts avallable and league play will rofate on the hour, every hour, from 5:30pm-9-30pm, Monday-Friday. We plan to b2 open on Saturdays for open play and occasional 1 day
tournaments. As of now we plan o be closed on Sundays.

-Leaguee Play will consisl of Go-Ed leagues, all Mals leagues, and all Female leagues. As well as dilferent compelitive levels.

-Aecreational, will be the most popular. This will be for anyone Iooking to just have a fun evening with friends, some good food, and some mild competiton. During recreational play there will not
be referees, it will be based off the honor System, teams will play a best of 3 matches, rally sconng o 25, best 2 oul of 3 wins. All hese rules and maore will be explained 1o leam caplains in the
meeting prior to the slar of each league

-Competitive play, will be for some more advanced players looking fo have some fun but more concerned about winning. Rules will be more strict during competitive play and we will have
expenenced 1eferees on hamd.

-Must be 16 or older to parbcipate (1D Required).

-Each team will be required to higve & teamn caplain, who will e required 1o atlend the mles and regulations meeting that will lake place before the stam of each league. Team caplaing will also be
reqquired to fill out a waiver before each keague and have the signatures of each player on their feam sign it before they can begin playing

-Leggues will be B week sessions.

-With 4 courts, there can be up to 48 people 1ofating in and out of Volleys between the howrs of about 5:00-10:30. Matches generally take an hour

-Leagues will start mid-March and could mun into early Movember, weather peimitting

Commercial Kitchen wf ability to serve alcohol will be as follows
-Food and alcohal will b= ready 1o onder each night.
-10y will be required to order alcohod and everyone on the premises must be able to show ID at anytime they are asked
-t will be a limited Dar.
-There will be a éx4 food serving window and all food can be ordered outside of the building. Place your order and we will announce when it is ready over the PA system
-We will be senving BBO and BEQ side dishes (menu atlached). There will b2 absolulely 2ero Tied foods of any kind Deing made at Volleys
-AN BBG will be cooked on & smoker on the premises but outskde of the busiding. (All detalls reganding 10od prep, heating, cooling and storage will be explained in defal later on).

Avallabllity of Complemeantary Uses

We plan to make Violleys as Community Friendly as we possioly can, we have several plans fo do so.

-Since the main league play Tor Valleys will take place in the evenings we would like 10 have youth programs in the aftlemnoons, mainly in the surmmer months when Kids are not in school. We believe
thiz will be a great way to keep kids active and out of frouble. \We will have discounted rates for youth programs and of course alcohol will not be served during these mes. ‘With schoods and parks
within & few mikes of Volleys we wanl the main focus o be on the spor at Volleyws. We have actually already made some connections o some surmounding sites (Delta, Montrose, Glenwood Springs)
that have troubde inding & tacility fo play volsyDall in the summer monihs. Most avallable leagues now are only ran In the winter maonths when school gymnasiums are avalable to use.

-We also plan o help local businesses and chaiilies as much as possible. Volleys will be & gieat place to host Tundialsers of any kind. As well as company Team Buildng' events. With leaving
weekends open from league play, this frees up Saturdays and Sundays 1o companies i privately use the Tacility for such events as well as us 1o host fundralsers for local causes.



Compatiblity with Adjolnlng Propertles. Compatiblilty with and protection of nelghboring properties through measures such as:

Praotection ef Privacy:
Wolleys will be taking measures to respect our neighboring properties privacy, s well as cur own. There will be a 20 food, black mesh fence hung around the outside of the property. This will serve
multiple pUrposes.

Wl help keep volleyoalls Inside the 1aciity.

-This will hielp keep nolse and Ighting contained.

Wl serve a5 & prvacy fence as well.
Anather benefit that we have with the location of Volleys 15 that we do not have residental nelghbors on any sige of the property. All of our nelghbars are |ocal businesses, that, for the mest part, are
closed during our cpen hours.
-Morh: Best Tops Counter Tops. They close at 4:30pm
-East: Salvaban Army, closed at 6:00pm

Cuality Meats, chosed at 5:30pm
-South: Malipu Pool & Spa, closed at 4:00pm

Fellas Barber Shop, closed at 6:00pm
Palla Asado Mexican Restaurant 8:00pm

-West- Harbert Lumber Ca. (this establishment 15 closed)
There are also a number of undccupled estanlishments In & close area around Valleys, leading me to Delleve that nolse, Nghting and anything else will not be an Issue especially with the Measures we
will be taking to protect everyones privacy.

Protection of Uze and Enjoy ment:
With the information | have listed above, | da not see there being an issue with Volleys having a negative impact on any of aur neighboring businesses. If anything | see there being a positive impact
an neighboring businesses. | have spoken to a few business owners in the area and they are excated for us to be coming in. There will be more expasure to our neighbors and aur high traffic times
will not affect their higher traffic fimes. We actually hope to use our nesghbor, Quality Meats & Co., to supply the meat we serve at Volleys. Also, the Laundry Mat/Diry Cleaner Cwner has agreed i
share her parking lot with our overflow parking (which | will address later in this proposal) she is also excited fo have another place to grab some food in the area. Allin all | do not see Yolleys having
& negaftive impact on the area what so ever, and there are several upssdes 1o having Valley i this location.

Compatible Deelgn and Integration:
As | mentioned earlier, we will be taking aclion to protect our neighbors privacy in every way. The aclions we plan lo fake are as follows:
-We will not be adding any structures or busldings to the property. We will simply be remaodeling the exishng structure an the property
-We will not be adding any paving to the area as there is currently a parking lot and infrastruciure from the properties previous use as a Hockay Arena
-We will be adding some landscaping 1o the area where there are cunrently some planting beds. We will also be masntaining the area by pulling weeds, keeping the oulside area free of Ittering and
keeping our parking lof safe and clean
-The two buildings on either side of our parking lot also look pretly run down. These are owned by the same property owner as Volleys. We plan to dress these areas up by painting ihem and helping
the area not look as if it hasn't been used in years
e will have ouldoor Bghts on while [sague play & gaing on at night. The black mesh tarp | mentioned earlier will extend above the lights and help keep the lighting central 1o Volleys so there will be
very limited, if any, light pollution
-The black mesh tarp will also help to keep noise pollution inside the area of Yolleys.
-We plan lo use the dumpsters provided and shared with neighboring businesses on sile. So there should nol be any addifional odors due to Vollays.
Slgnage:
We will b replacing the old "lee Skating' sign with our own “Volleys' sign nol he west end of the property. We will also De placing & 'A frame' sign on the comer of 3rd and Noith as provided 1o the
previous establishment. The 'A Frame' sign will be taken down al night.
As far as some additional signage, we would like to help local businesses adveilise on site at Vaolleys and hang banner around the oulside fence, inside the property. Similar 1o a basecall field Tence.
| do not see us placing any additional signage at his time
Parklng:
Parking has been one of our main conceins from the beginning with this project, mainly because we don't have another business in town 1o compare it io. We have taken some steps 1o ensure that
parking will not be a problem.
Dunng a regular business day, with leagues full, we predict ©o have about 48 pecple playing and roteting each hour. Generally this will be a place that peaple travel together 100 since mostly nends)
family will be participating together. So we are estimating there to be aboul 30-40 cars rotaling each hour, fiom about 5:00pm-10:00p. During this time almost all of the businesses arcund ws will all
be closed. We have worked out an agreement with the Laundry Mat’ Dry Cleaners t0 the Morth West of Valleys (se2 attached agreement and Site Flan). 52 with the parking agreement tram the
Laundry Mat/ Dry Cleaneis, we can account for at least 63 parking stalls. Which we predict to be almost double what we are expecting.
-12 oft street parking stalls running along the East side of 3rd Street
-Appro. 10 on street parking along the west side of 3rd Stieet. (Next 10 Heroerts Lumber, which is now closed)
-15 S1alls In out parkmng lot
-2 avallable parking stalls with the Laundry MauvDry Cleansrs shared parking.
| believe that this will accommodate all the parking that we need and mare. We will 2150 be within walking/Diking/bearding distance from the college which we expect 1o be & majonty of our cusiomers
given our lacation 1o the school. We also plan to provide & bike rack and a kong board rack for customers 1o use, 1o promote them not diiving fiom such a short distance to the coliege.
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Neighborhood Meeting

Proposed Conditional Use Permit for Bar
Located at 304 and 330 North Avenue

Existing Zoning is C-2 w/ North Avenue Overlay

Future land Use Designation is Neighborhood Center Mixed Use

Please Sign In
Name Address Contact info
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From: Dawn Kemena <Dawn.Kemena@usw.salvationanny, org>

To: <brianr{@ gjeity.org>

Thate: 1/9/2014 9:56 AM

Subject: Volleys-330 and 304 North Avenue
Brian.

Major Dan Wilsom and I spoke wirth Paul about his intentions with the new
Volleys facility: we have come to a mutual agreement and a better
understanding of the future business. We support this this busingss at

this time and they seem very open and willing to help promote our mission
with recovery and community support.

Respectfilly,

Dawn Kemena

Adminiztrative Assistant

1235 W, 4th Street

Grand hmction, CO. 81501
(970)242-T513 Ext. 314 office
(719)291-9860 Cell

E-MAIL FROM THE SALVATION ARMY



%3 January 2014

2698 Lanai Court
Grand Junction, CO 81506

Grand Junction Planning Commission
250 North 5™ St
Grand Junction, CO 21501

Dear Commission Members;

[ am the owner of two city parcels, 304 North Avenue and 330 Morth Avenue, [am
writing to support the application of Volley, LLC. I have owned this property for over 30 years,
In the past this property has successfully supported similar athletic activities. | believe that the
proposed activity by Yolley, LLC will be an asset to the city by providing quality recreational
sctivities for the community. In the past when there has been this type of sctivity in the ares,
there has been a decrease in vandalism and an inerease in positive energy shared throughout the
neighborhood on the west North Avenue corridor.

I encourage you 1o approve Velley, LLC s special use application for the property. If
you have any further questions, plesse feel free to contact me. My business phone number 15 Y70
260-9521.

Sineerely,

;'@,WM,J?LL-

Linda Manchester

RECEIVED

| JMJ?E'EEIH‘

CITY PLANNING DIVISION

LETTER OF SUPPORT FROM PROPERTY OWNER



CITY ©

Grand Junction
c<__

B COLORADOD

CITY CLERK
MEMO: Local Licensing Autharity :
IH\.M
FROM: Debbie Kemp, Deputy City Clerk % " ™~__
DATE: January 7, 2014
SUBJECT: Application for a new tavem liguor license by Volleys, LLC dba

Vaollays

Volleys, LLC filed an application with the Local Licensing Authority on November 27,
2013 for a new tavem liquor license parmitting sales of malt, vinous, and spirituous
liquors by the drink for consumption on the premises at 304/330 North Avanue under
the trade name of Yolleys. The application and supplementary documents were
reviewsad, found to be in order, and accepted. The hearing date was set for January 15,
2014. The Notice of Hearing was given by posting a sign on the property on or before
January 5, 2014 and by publishing a display ad in the Daily Sentinel on January 3,
2014,

In order to address the reasonable reguirements of the neighborhood and the desires of
the adultinhabitants of the neighborhood, the applicant conducted a survey. The
neighborhood was defined as the area bounded on the Morth by Texas Avenue,
Gunnison Avenue on the South, 7" Street on the East, and Balsam Street on the West,
and includes both sides of the streets as the outer boundaries. The resulis of that
surnvey are as follows:

Check the yes/no column if you support/oppose this type of icense being issued
because the existing outlets do/do not adequately serve the reasonable requirements of
the designated area.

Business Hesulis; FAVOHR: 42
OPPOSE: 0
Residential Results: FAVOR: 57
OPPOSE: 0

There were eight responses disgualified for: three respondents did not list an addrass,
three respondents were out of the survey boundary area, and two respondents didn't
answer yas or no.

There were three "exhibit to survey petition” included that indicated one person was not
21 years of age, one person refused to sign, 41 with no answers, six with no solicitor
signs, and five wera marked as other,

Mo letters of opposition or counterpetifions have been filed to date.

150 NORTH §TH STREET, GHRAKD JUNCTION, CO 8400 1 7ol 144 1500 [97m | 13080 warwgEichy.nng

NEEDS AND DESIRES SURVEY



Grand Junction

A D O

C .
RECORD OF DECISION / FINDINGS OF FACT

DATE: February 12, 2014
FILE: CUP-2013-491
LOCATION: Portions of 304 and 330 North Avenue
PETITIONER: Paul Herek
PROPERTY OWNER: Linda Manchester
PROJECT ISs: APPROVED w/ Conditions

On February 11, 2014, the Grand Junction Planning Commission approved the requested
Conditional Use Permit (CUP) to operate a bar in conjunction with an outdoor volleyball facility
in a C-2 (General Commercial) zone district. The project is located on portions of 304 and 330
Morth Avenue, as illustrated in the staff report.

The Planning Commission found that the request was consistent with the goals and policies of
the Comprehensive Plan, specifically Goal 6; that review criteria of Section 21.02.110 of the
Grand Junction Municipal Code (GJMC) have all been met; and finding that submitted Sign
Plan meets with the sign requirements as specified in GJMC Section 21.02.110(d).

The Conditional Use Permit approval is subject to the following conditions:

+ Landowner shall dedicate public nght of way for that portion of the existing alley adjacent to
the site;

= Execution of a power of attorney for future alley improvements shall be recorded prior to
July 11, 2014.

« Parking agreement, lease or easement shall be provided as described in Staff Report in a
form acceptable to the City Attorney prior to establishment of the use on the site.

A recording fee of $11, plus $5 for each page in addition to the first, will be required for each of
the above documents, payable to the Mesa County Clerk & Recorder.

Once established the conditional use approval runs with the land unless the property changes
use or the use is abandoned for a penod of 12 consecutive months, pursuant to GJMC Section
21.02.110(g). The applicant must develop or establish such use within one (1) year from the
date of approval pursuant to GJMC Section 21.02.080(n)(1)(ii). Failure to satisfy any condition
of approval shall constitute sufficient basis to revoke this approval, as descnbed in GJMC
Section 21.02.110(h)(in) and (iv). Please note that any expansion and/or modification of the
use will necessitate a new review and conditional use approval.

Before issuing a planning clearance, a Transportation Capacity Payment (TCP), is due for
$1930, payable to the City of Grand Junction. The Planning Clearance (PCN-2014-113) for
the interior remodel and site improvements, once issued, is valid for 180 days, pursuant to
Section 31.02.070(a)(8)(i).

Sincerely,

@W W
Brian Rusche, Senior Planner

brusche@ajcity._or
(970) 256-4058


mailto:brusche@gjcity.org
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Grand Junction
("_'_c‘_‘_ COLORADOD

Grand Junction Planning Commission

Regular Session

Item #2.

Meeting Date: October 27, 2020

Presented By: Senta Costello, Planner

Department: Community Development

Submitted By: Senta Costello, Associate Planner

Information
SUBJECT:

Consider a request by Maverick Place, LLC to rezone 0.144 acres from C-1 (Light
Commercial) to R-O (Residential Office).

RECOMMENDATION:

Staff recommends approval of the request.

EXECUTIVE SUMMARY':

The Applicant, Maverick Place, LLC represented by Dave Kimbrough, i1s requesting a
Rezone for a 0.144-acre property located at 1032 Belford Avenue. The request to
Rezone the property from a C-1 (Light Commercial) zone district to a R-O (Residential
Office) zone district is in anticipation of future multi-family development. The requested
R-O zone district works to implement the Future Land Use designation of
Meighborhood Center.

BACKGROUND OR DETAILED INFORMATION:

The subject property is located mid-block between North 10th Street and North 11th
Street on the north side of Belford Avenue and consists of 0.144 acres (6,273 square
feet). There is currently a single-family house located on the property that was built in
1939.

The property was originally zoned for residential use (single and multi-family) along
with a majonty of the surrounding neighborhood in 1928 when zoning was onginally
established in the City of Grand Junction. Zoning designations have changed but
remained a residential zone until 2000. At that time, a new Zoning and Development



Code was adopted along with a Citywide rezone and zoning of this property was
changed to C-1 along with all properties on the north side of Belford Avenue between
North 7th Street and North 12th Street.

The current C-1 (Light Commercial) zone district is intended to provide indoor retail,
service and office uses requiring direct or indirect artenal street access, and business
and commercial development along arterials. The C-1 district should accommodate
well-designed development on sites that provide excellent transportation access, make
the most efficient use of existing infrastructure and provide for orderly transitions and
buffers between uses. The C-1 zone district has a minimum lot size of 0.459 acres
(20,000 square feet) and allows for buildings up to 65 feet in height. Additional
standards include an allowed residential density range of between 12 and 24 dwelling
units per acre (du/ac) and no maximum lot coverage. Allowed uses include, in addition
to multi-family residential, office, retail, restaurants and other similar uses.

The proposed zone district of R-O (Residential Office) is intended to provide low
intensity, nonretail, neighborhood service and office uses that are compatible with
adjacent residential neighborhoods. Development regulations and performance
standards are intended to make buildings compatible and complementary in scale and
appearance to a residential environment. The R-O zone district's minimum lot size is
5,000 square feet and allows for buildings up to 40 feet in height. Additional standards
include a maximum building size of 10,000 square feet, a residential density range of 4
du/ac to unlimited, a maximum lot coverage of 70% by structures and specific
architectural standards. Allowed uses include, in addition to single family and multi-
family residential, office, personal service uses, and other similar low intensity uses.

Other zone distncts that implement the Neighborhood Center designation include:

R-8 (Residential 8 duw/ac)

R-12 (Residential 12 du/ac)
R-16 (Residential 16 du/ac)

B-1 (Neighborhood Business)
MXR-3 (Mixed Use Residential)
MXG-3 (Mixed Use General)
MXS-3 (Mixed Use Shopfront)

NOTIFICATION REQUIREMENTS

A Neighborhood Meeting regarding the proposed rezone request was held on July 23,
2020 in accordance with Section 21.02.080 (e) of the Zoning and Development Code.
One (1) neighbor attended the meeting and expressed concems regarding the height
and parking. They would prefer a lower density if developed residentially.

Motice 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 October 16, 2020. The notice of this public hearng
was published on October 20, 2020 in the Grand Junction Daily Sentinel.

ANALYSIS

The critena 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 cnternia.

(1) Subsequent events have invalidated the original premises and findings; and/or
There have been events that have changed the original premise that lead to the
designation of C-1. The Morth Avenue Cornidor Plan and Greater Downtown Plan have
both been adopted since the C-1 zone district was adopted for the property. The North
Avenue Plan specifically identified a need for multifamily housing to support the
growing population of Colorado Mesa University. Located within walking distance of
shopping, restaurants, bus service, and employment opportunities and campus, the
site Is a desirable location for multifamily development. The Greater Downtown Plan
specifically established this area as part of the Transitional Overlay area which included
a goal to “Promote downtown living by providing a wide range of housing
opportunities”.

Staff thus finds that this criterion is met.

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

The character of the area has changed over time from a traditionally single-family area
to a mix of single family, multi-family, commercial and Colorado Mesa University
campus and population expansion. An R-O zone district will provide further opportunity
for multi-family development, maintaining potential for non-residential development
while minimizing the potential intensity impact the current C-1 zone district could bring.

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 R-O 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 City Water
lines are located adjacent the property either in the Belford Avenue right-of-way, the
alley to the north and/or within North Avenue located half a block to the north. The
property is also served by 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. In general, staff finds that public and community facilities are
adequate to serve the type and scope of the 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
There are three (3) zone districts which allow for residential development without a
density cap. Maximizing the density potential of a property in this area of the City also
maximizes the use of existing infrastructure, minimizing sprawl into outer areas of the
City. The B-2 is only allowed within the central core of the City, so isn’'t an option
outside of that area of the City. The other two are the R-24 and R-O. These zone
districts account for approximately 1.5% of the land within the City limits. The Future
Land Use Map categorizes this property as Neighborhood Center which is not
implemented by the R-24 zone. The R-O zone district consists of less than 1% of the
lands within the City. An R-O zone district for this property creates an opportunity to
increase the potential development in the downtown area.

Generally, staff thus finds this criterion is 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 by the development of property at a higher density
than allowed by the current C-1 zone distnict by maximizing the use of existing
infrastructure, providing additional diversity of housing type and additional
buffer/transition of use between the higher intensity non-residential uses to the north
and the residential to the south.

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

The Comprehensive Plan specifically identifies values and vision that include:

* Increasing density and intensity in core areas, especially in the City Center;

* Creating a broader mix of housing opportunities;

» “Transitioning”, a concept where the intensity of land uses are decreased from higher
intensity;

* Channeling growth inward

Maximizing residential development of this property at a density higher than allowed by
the current C-1 zone district will make efficient use existing infrastructure, provide
additional diversity of housing type and additional buffer/transition of use between the
higher intensity non-residential uses to the north and the residential to the south.

RECOMMENDATION AND FINDINGS OF FACT

After reviewing the Maverick Place, LLC — Dave Kimbrough rezone request, RZN-
2020-434, for the property located at 1032 Belford Avenue, the following findings of fact
have been made:

1. The request conforms with 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, Staff recommends approval of the request.

SUGGESTED MOTION:

Mr. Chairman, on the rezone request for the property located at 1032 Belford Avenue,
City file number RZN-2020-434, | move that the Planning Commission forward a
recommendation of approval to City Council with the findings of fact as listed in the staff
report.

Attachments

Exhibit 1 - Application Packet
Exhibit 2 - Maps

Exhibit 3 - Public Comment
Proposed Zoning Ordinance
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EXHIBIT 1

CITY QF

Grand Junction
C“i:_":_

COLORADOD
COMMUNTTY

DEVELOPMENT Development Application

We, the undersignad, being the owner's of the property adjacent to or situated in the City of Grand Junction, Masa County, State of Colorado,
as described herein do petition this:

Petition For: E\‘? ZOMEC.

Please fill in blanks below only for Zone of Annexation, Rezones, and Comprehensive Flan Amendments:
Existing Land Use Designation: _ 5 | { 1{1 le. Q&mx 1u ﬂ\&adinatxisung Zoning: ¢ -1
Proposed Land Use Designation: |{] Ul-l-t“?&mm ‘?-5%\ dence. proposed zoning: _12-C

Property Information

ste Location: {022 Belod ve. G.5. (0 BSol  siencreage: - 4

ste TaxNo(s): 2945~ |HI-0OS - G4 site Zoning: __ .~ |

Project Description: | 22 2 0. focm C—\ 1o -0 wikn, P, Ondicipodion
of 0. % D Sucaftol o (4) advecingd it

Property Owner Information Applicant Infcrmation Representative Information
Name: Manecioy. Pace il Name: MNowecior Pace LLC  Name: Cionenne, Cebertsaiss

Street Address: 2310 _E Yo @.a) Street Address: Z 210 E'/z. Qci Street Address: £- &2 MM 7y
Citystaterzip: 3 CO BISOT  citystaterzip: B 00> BISHT  ciystaterzip: OG-0« G BISo |
Business Phone #:Qg 3*2 50(6 Business Phone # (o 83 - :25{3(0 Business Phone #: QL—I 1~ 01_!""1. S

E-Mail: Sove @dhe ki e covant€an < Mail: dave 6 boe ¢ mbm%h‘lm_m"“‘é?uaih l&d £ CLONONNe-Con

Fax# Fax# —

Contact Person: e, K;fﬁbm;h Contact Person’\ J0ouf _ A(Y ]"ﬂiwh Contact Pemm:f.féd Ciononng
Contact Phone #: (_0%2) H'QSMO Contact Phone # faﬁ% "Qh& Contact Phone # S!L% |~ 074 S

26l- 8266

NOTE: Legal property owner is owner of record on date of submittal.

We hereby acknowledge that we have familiarized ourselves with the rules and regulations with respect to he preparation of this submittal, that the
foregoing information is true and complete to the best of our knowledge, and that we assume the raspansibiity to monitor the status of the appicnﬂun
and the review comments. We recognize that we or our representative(s) must be present at all required hearings. In the event that the pelitioner is not
represented, the item may be dropped from the agenda and an additional fee may be charged to cover rescheduling expenses before it can again be
placed on the agenda.

Signature of Person Completing the Application: w_ arc&-\{ Date: _ ] = z,‘f - Z-D

Signature of Legal Property Owner: _..-—-—'- Date: 24720

Fax #: —
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1032 Belford Avenue
Rezone
July 24, 2020
General Project Report

Project Overview

Maverick Place LLC presently owns the 0.144 acre parcel located at 1032 Belford
Avenue. This parcel 1s currently zoned C-1 (in the Greater Downtown Transitional
Overlay). We are pursuing a rezone to R-O (Residential Office).

There 15 an existing single famly home on site that 1s intended to be removed after Site
Plan approval with intentions of constructing four attached units potentially platted as
townhomes (the Rezone must be secured first). The property 1s abutting single fanuly
residential to the east, commercial development to the north, single fanuly residential to
the west and south.

The Future Land Use Plan promotes Neighborhood Center on this property.

A. Project Description

Location and Site Features

e The parcel 1s located at 1032 Belford Avenue.

e There 1s a water main in Belford Ave and a sewer main in Belford Ave and in the
back alley.

e Surrounding land use /zoning 1s single family residential to the west zoned
Commercial (also in Greater Downtown Transitional Overlay); multi-fanuly and
single fanmily residence to the south zoned R-24 (also in Greater Downtown
Residential Overlay); simngle family and duplex-family residence (C-1) to the east
(also in Greater Downtown Transitional Overlay); and commercial/retail development
(C-1) to the north (also in North Avenue Overlay Zone).

e There 1s currently one access to the property from Belford Avenue.

e The site 1s very flat, currently sloping south with a grade vanation of +/-2 feet.

Existing Zoning

Thus parcel 1s currently zoned C-1.

As noted there 15 C-1 to the east; to the south 1s R-24; to the north 1s C-1; and to the
west 15 C-1.

e The proposed plan rezones the property to R-O.

B. Public Benefit:

¢ Redevelopment that utilizes existing infrastructure;

¢ Redevelopment aiming for better use of the properties that provide an economic
refurn to the commumnity;

e The efficient development of property adjacent to existing City services;

C. Neighborhood Meeting
A Neighborhood Meeting was held on Thursday, July 23rd at CMU. Sign-in sheet and
Neighborhood Meeting notes are mcluded with this subnuttal

7/24/2020 page 1



D. Project Compliance, Compatibility, and Impact

1. Adopted Plans and/or Policies

The Future Land Use Plan; the Land Development Code.

2. Surrounding Land Use

Surrounding land use /zoning 1s single family residential to the west zoned Commercial
(also n Greater Downtown Transitional Overlay); multi-fanuly and single fanuly
residence to the south zoned R-24 (also in Greater Downtown Residential Overlay);
single fanmily and duplex-fanuly residence (C-1) to the east (also in Greater Downtown
Transitional Overlay); and commercial/retail development (C-1) to the north (also in
North Avenue Overlay Zone)

3. Site Access and Traffic

There 1s currently one access to the property from Belford Avenue. The plan 1s to have
two accesses, one from Belford Avenue and one from the back alley.

4 & 5. Availability of Utilities and Unusual Demands

There 1s a water main in Belford Ave and a sewer main in Belford Ave and in the back
alley.

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. Irmigation No wmgation. Will be domestic.

E. Development Schedule and Phasing
e Submuit rezone - July 2020
e Submit Major Site Plan review Fall 2020

7/24/2020 page 2



LEGAL DESCRIPTION

LOT 25 AND 26 IN BLOCK 2, CITY OF GRAND JUNCTION, AS SHOWN ON THE PLAT OF RESURVEY OF
SECOND DIVISION CITY OF GRAND JUNCTION AT RECEPTION NUMBER 54332.
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OWNERSHIP STATEMENT - CORPORATION OR LIMITED LIABILITY COMPANY

(@ _ M{,w&r \ Q/v'\ ? 10\&@, Lue __ ("Entity") is the owner of the following property:

®{052 Bellord Ave. 6.0 Co  (29495- 141- 05-014) |

A copy of the deed(s) evidencing the owner's interest in the property is attached. Any documents conveying any
interest in the property to someone else by the owner are also attached.

lamthe (c) mwﬂﬁ—f _ for the Entity. | have the legal authority to bind the Entity regarding
obligations and this property. | have attached the most recent recorded Statement of Authority of the Entity.

%My legal authority to bind the Entity both financially and concerning this property is unlimited.
(" My legal authority to bind the Entity financially and/or concerning this property is limited as follows:

¢(XThe Entity is the sole owner of the property.
(" The Entity owns the property with other(s). The other owners of the property are:

—— " S

On behalf of Entity, | have reviewed the application for the (d) Q‘\E,'Z_C) e,
| have the following knowledge or evidence of a possible boundary conflict affecting the property:

@ Cxon e o

| understand the continuing duty of the Entity to inform the City planner of any changes regarding my authority to bind

the Entity and/or regarding ownership, easement, right-of-way, encroachment, lienholder and any other interest in the
land.

| swear under penalty of perjury that the information in this Ownership Statement is true, complete and correct.

Signature of Entity representative: ,ﬁj %—

Printed name of person signing:  ~ LG > (5 / KT rmisrows H

state of (" povqclo )

County of MEE}CL ) ss.

Subscribed and sworn to before me on this | 7.& dayof JU | '\f “““ .20 20
w__avid §. mMlorough

Witness my hand and seal.

My Notary Commission expires on f-’-i— A |

BARBARA O'CONNOR F%ta&ba-{ (J\m C_l_.k_)—-i.-i..u_

NOTARY PUBLIC - - ry Public Slgnﬁ‘ﬁm
STATE OF COLORADO
NOTARY ID #20054015534
My Commission Expires April 28, 2021




RECEPTIOM 2931728
TITI2020 3:21:37 PM. 1 of 1
Recording:  $13.00,

Tina Peters, Mesa County, CO.
CLERKAND RECORDER

WARRANTY DEED

Kimbrough Real Estate, LL.C, a Colorado limited liability company, for the consideration of
Ten Dollars and other good and valuable consideration, in hand paid, hereby sells, assigns, transfers
and conveys to Maverick Place, LLC, a Colorado limited liability company, whose address is 2310
E-1/2 Road, Grand Junction, Colorado 81507, all right, title and interest of Grantor in and to the
following-described real property in the County of Mesa and State of Colorado, to wit:

Lots 25 and 26 in Block 2,
City of Grand Junction according to the resurvey of Second Division;

Together with any and all water, water rights, ditch and ditch rights-of-way appurtenant
thereto or used in connection therewith;

Also together with all right, title and interest of Grantor in, to and under any leases covering
the property;

Also known as 1032 Belford Avenue, Grand Junction, Colorado 81501;
Mesa County Assessor’s parcel number; 2945-141-05-014.

With all its appurtenances, and warrants the title to the same, subject to current year’s real property
taxes and leases, rights-of-way, easements, reservations, and restrictions of record.

Dated June 22, 2020, Kimbrough Real Estate, LLC

2

/ﬁavid G. Kimbro

. Manager

-ough, Manager

STATE OF COLORADO )

)
COUNTY OF MESA )

The foregoing instrument was acknowledged before me on July 7, 2020, by
David G. Kimbrough and Nancy L. Kimbrough, as Managers of Kimbrough Estate, LLC.

TRAVIS H. PERR H
NOTARY PLUBLIC
STATE OF COLORADD

MOTARY D #2005404 2274 3
My Commissian ixpires Octoter 31, 2021 §

T
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Tina Peters, Mesa County, CO.
CLERK AND RECORDER

STATEMENT OF AUTHORITY
(Section 38-30-172, CR.S.)

This Statement of Authority relates to an entity named Maverick Place, LLC.

This type of entity is a limited liability company.

The entity is formed under the laws of Colorado.

The mailing address for the entity is 2310 E-1/2 Road, Grand Junction, Colorado 81507.
The name and position of the person authorized to execute instruments conveying,
encumbering or otherwise affecting title to real property on behalf of the entity arc David G.
Kimbrough and Nancy L. Kimbrough, Managers.

The authority of the foregoing person to bind the entity is not limited.

This Statement of Authority is executed on behalf of the entity pursuant to the provisions of
Sections 38-30-172, C.R.5.

This Statement of Authority amends and supersedes in all respects any prior Statement of

Authorily executed on behalf of the entity.

Exccuted July 7, 2020.
Maverick Place, LLC

}J vid G. Kim 'uquager

STATE OF COLORADO )

)
COUNTY OF MESA )

David G. Kimbrough and Nancy L. Kimbrough, as Mauagi.:rs of Maverj

uly 7, 2020, by

The foregoing instrument was acknowledged before me on
, L.

TRAVIS H, PERRY | Notary Public
NOTARY PUBLIC .} Bg
STATE OF COLORADO | My commissign expires: October 3142021
NOTARY 1D 20054042274 |
My Goimmission Expiees Octol or 31, 2021 8
oy - Y =
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222 North 7th Streat Grand Junction, CO 81501

PH 270-241-0745 F¥ 970-241-07 45 WL CIOvVOnne. com

Neighborhood Meeting Notice Letter

Mailing Date: July 10, 2020
RE: A Neighborhood Meeting for 1032 Belford Avenue.

Dear Property Owner:

This letter is to notify you that on Thursday (July 23th), starting at 5:30 pm, a neighborhood meeting will
be held to update you on a proposed Rezone at 1032 Belford Avenue, Grand Junction, Colorado. This

meeting will be held at Colorado Mesa University, in the University Center Ballroom, 1455 N 12! Street
Grand Junction, Colorado 81501.

The neighborhood meeting is an opportunity for adjacent property owners to leam more about the project,
ask questions, and submit written statements to the developer and the City of Grand Junction staff.

The applicant will be submitting a Rezone application for this project to the City of Grand Junction. The
proposal is to rezone the property from a C-1 (Light Commercial) to an R-O (Residential Office). As a
neighbor of this property you will be notified of pending development applications and public hearings (if
any) by mail.

The list of property owners being notified for this neighborhood meeting was supplied by the City of Grand
Junction and derived from current records of the Mesa County Assessors. As those records are not always

current, please feel free to notify your neighbors of this meeting date so all may have the opportunity to
participate.

If you decide to attend this meeting in person, you are required to wear a mask during the entirety of the
meeting to be consistent with Mesa County Public Health Phase 2 order for COVID-19.

If you are unable or uncomfortable attending the meeting in person, there will be an online presentation of
the project available at GJ Speaks (https:/fwww.gjspeaks.org). It will be available to view on Thursday, July
16, 2020. The GJSpeaks.org site allows you to submit comments viewable by all, as well as to submit
questions you may have directly to either the project representative or City Staff. Should you want to speak
directly to a project representative, we invite you to contact us directly using the contact information provided
below.

If you are not available to attend this meeting, you can provide written comment to the City of Grand

Junction Community Development, Senta Costello (sentac@gicity.org) or to Ted Ciavonne
(ted@ciavonne.com)

We look forward to seeing you at this meeting.

Ted Ciavonne, PLA
Ciavonne, Roberts and Associates, Inc



1032 BELFORD NEIGHBORHOOD MEETING
Thursday July 23 2020 @ 5:30pm
NOTES

A Neighborhood Meeting was held on July 237, 2020 regarding a proposed Rezone at 1032
Belford.

In Attendance:
Representatives: Ted Ciavonne & Mallory Reams (Ciavonne, Roberts & Associates Inc.)
Lance Gloss (sitting in for Senta Costello) (City of Grand Junction)

Due to COVID-19, there was also a virtual presentation on GJ Speaks. The presentation had 4
views and no comments. Only 1 neighbor attended the “in person” meeting and had the
following comments and concerns:

- How many units per acre for an R-0? — No Limit.

- So it is going to be like the 4-plex on Colorado? — Yes. Will be different architecture and floor
plan, but close to the same idea.

- 2 bedrooms? — We think so.

- 3 stories? — We think 2 stories, but not sure. Will ask developer.

- What's the height limit? — 72’

- Why isolate that one lot to R-0? — Only rezoning to get the extra unit.

- Concerned it will look out of place and stick out like a sore thumb, but is that the goal of the
neighborhood? To eventually change all lots to R-O and redevelop to this type of look? — C-1
and R-O are very similar zones. Other lots won’t necessarily have to rezone, but they are in the
transitional overlay so the city does anticipate this area moving towards a more density rather
than single family homes.

- Does the owner think he can’t make more money if he builds a tri-plex vs a 4-plex? It seems
like a rezone is a lot of work just for one more unit.

- So it will be townhomes and not apartments? — Yes

- Does R-0 change the parking requirements? Parking is already an issue in this area and
brining in high density is a concern — No, parking is calculate by the use. These will have a
garage.

- Can you put an office in there? — Technically yes, but that would be a change of use and would
increase the parking requirement which is unrealistic on this site.

- My only two issues are the height of the buildings and the parking. The apartments on 8" and
White look so out of place. 5o please be careful with the height of these as well as the
architecture/look of the units. | would be more comfortable with a 2-story tri-plex. However,
in 10 years this whole block might get re-developed, so maybe it will match eventually. It's only
a matter of time before this area is re-developed. — Noted.



SIGN-IN SHEET

1032 BELFORD NEIGHBORHOOD MEETING

Thursday July 23rd, 2020 @ 5:30pm
FOR: Rezone

PHONE # OR
NAME ADDRESS EMAIL
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1043 NORTH AVE LLC
PO BOX 1473
GRAND JUNCTION CO 81502-1473

AHKEAH ROSALIE
1021 TELLER AVE
GRAND JUNCTION CO 81501-3244

BELLIO GRAND JUNCTION HOLDINGS

LLLP
PO BOX 21
SILT CO 81652-0021

CAREI DARIN J
1111 S7TH ST
GRAND JUNCTION CO 81501-7744

COLE EDWARD G
15648 HARVEST MILE RD
BRIGHTON CO 80803-3889

DAVIS DEERA PATTON
1101 BELFORD AVE
GRAND JUNCTION CO 81501-3138

FJELD PER

FJELD SHAUMA,

3580 PARFET ST

WHEAT RIDGE CO 80033-5426

GJ HOUSEBUYERS LLC
PO BOX 1473
GRAND JUNCTION CO 81502-1473

HANSEN DOUGLAS RAY
13022 ME 26TH ST
VANCOUVER WA 98684-4304

JOYCE VINCENT W
953 TELLER AVE
GRAND JUNCTION CO 81501-3242

ABACUS LTD
2121 BUFFALO DR
GRAND JUNCTION CO 81507-2544

ALPHA OMEGA INSTITUTE
1011 N 10TH ST
GRAND JUNCTION CO 81501-3166

BOLGER TOM
6418 CAMINITO BLYTHEFIELD
LA JOLLA CA 92037-5804

CIAVONNE ROBERTS & ASSOCIATES

TED CIAVONNE
222N TTH ST
GRAND JUNCTION CO 81501-3403

COLE KEVIN
PO 3358
GRAND JUNCTION CO 81502-3358

EMB INVESTMENTS LLC
PO BOX 3139
GRAND JUNCTION CO 81502-3139

FURNITURE ROW COLO LLC
5651 BROADWAY
DENVER CO 80216-1021

GOOD MARY JO
1123 BELFORD AVE
GRAND JUNCTION CO 81501-3136

HARTMAN OLIVIA
826 N 10TH ST
GRAND JUNCTION CO 81501-3214

LANS RICHARD L
LANS TRUDY |
10885 RAYGOR RD

COLORADO SPRINGS CO 80908-4434

ADAMS JOELD
1012 BELFORD AVE
GRAND JUNCTION CO 81501-3135

ASHMAN MARK

ASHMAN AMY

1112 BELFORD AVE

GRAND JUNCTION CO 81501-3137

BUZZELL CYNTHIA J
AYCOCK CORMNELIA ANN

PO BOX 890110

SAN ANTONIO TX 78269-0110

CITY OF GRAND JUNCTION
SENTA COSTELLO

250 N 5TH ST

GRAND JUNCTION CO 81501-2628

COLE KEVIN L
684 ROUNDUR DR
GRAND JUNCTION CO 81507-8773

FAST LION LLLP
805 KESTREL CT
BASALT CO 81621-9294

GERALDS ROBIN 5
842 TELLER AVE
GRAND JUNCTION CO 81501-3243

GREER LORAE
567 NORMANDY DR
GRAND JUNCTION CO 81501-8918

JOHNSON ROBERT L

JOHNSON JACQUELINE V

1611 CREST VIEW DR

GRAND JUNCTION CO 81506-5235

LUCAS ROBERT G LIVING TRUST
2000 N 8TH ST
GRAND JUNCTION CO 81501-2900



M & M PROPERTIES
2355 TELLER CT APT 9
GRAND JUMCTION CO 81501-5151

NORTH AVENUE DUBOIS LLC
PO BOX 783
MEW CASTLE CO B81647-0783

ON TRACK INVESTMENTS LLC
901 E OTTLEY AVE
FRUITA CO 81521-2421

FRIDDY DAVID L

PRIDDY CYNTHIA G

31382 ABANITA WAY

LAGUMNA NIGEL CA 92677-2725

STANCYM ENTERPRISES LLLP
231 RED SAND RD
GRAMND JUNCTION CO 81507-1156

THOMSON JAMES M
831 BELFORD AVE
GRAND JUNCTION CO 81501-3132

TRUONG BICH KIM
6736 CARLISLE GROVE AVE
LAS VEGAS NV 89139-6450

VOYTILLA STEVE C
VOYTILLA MARNIE
825 BELFORD AVE
GRAND JUNCTION CO 81501-3132

WILKENSOM DAMIEL A
836 TELLER AVE
GRAND JUNCTION CO B1501-3243

MAVERICK PLACE LLC

DAVE KIMBROUGH

23M0E1/2RD

GRAND JUNCTION CO 81507-4405

MORTH AVENUE OWNERS
ASSOCIATION

POPPY WOODY

1708 NORTH AVE

GRAND JUNCTION CO 81501-6423

OSKEY PROPERTIES LLC
3325 5TAR CT
GRAND JUNCTION CO 81506-1944

RAMSIER CHRISTOPHER C
717 CENTALURI DR
GRAND JUNCTION CO 81506-1818

STATE OF COLORADO

FOR MESA STATE COLLEGE

1100 NORTH AVE

GRAND JUNCTION CO 81501-3122

TONY B TRUST

CHESHIRE TRUST

1160 ROOD AVE

GRAND JUNCTION CO 81501-3440

UNNVERSITY CHALET LLC
5 PURFLE PLUM
LITTLETON CO 80127-2628

WARD FAMILY TRUST
2609 GARDI 5T
DUARTE CA 91010-1331

WOOD CHRISTINE
1150 SUNFLOWER AVE
FRUITA CO 81521-9602

MESA STATE COLLEGE
PO BOX 2647
GRAND JUNCTION CO 81501-2647

OLIVER LINDA KAY
945 BELFORD AVE
GRAND JUNCTION CO 81501-3132

POIRIER PALUL
3251 ERD LOT 74
CLIFTON CO 81520-7976

SISAC ROYCE
2152 BUFFALO DR
GRAND JUNCTION CO 81507-2544

THOMPSON MARILYN A
443 MONTERO ST
GRAND JUNCTION CO 81507-4518

TORMARE FELIX

SARAH TORNARE

5000 COUNTY ROAD 100
CARBONDALE CO 81623-8862

UNIVERSITY POINT LLC
2Z30E12RD
GRAND JUNCTION CO 81507-4405

WESTWOOD RENTAL LLC
3548 GRD
PALISADE CO B81526-9788



EXHIBIT 2

SITE LOCATION

3 T

BELFORD/AVE

]

.

U:mu

Lﬁﬁf‘m' ,*ﬂﬂi‘m

5
Y Yy B




FUTURE LAND USE MAP

CARIII
A S
T

S

P

¥

.. -
AR, B 5 5 5 6 0




ZONING MAP

. //

& ¥ 3 ..-.-' 3" ,-" './ F # s <
r'/f““*”'f:/’///f"/// "_:. ';////,/,,////,.-,r;/;//;,x

o
’ ’
Fd
'




Exhibit 3
Senta Costello

From: Lance Gloss

Sent: Friday, July 24, 2020 12:24 PM
To: Linda Lynch

Ce: Senta Costello

Subject: RE: 1032 Belford

Hello Ms. Lynch,

| will be happy to send this on to Senta Costello, the planner who will be reviewing this project. She will add the email
you have written here to the public record; if you would like to elaborate, she can take an updated comment, too. That
information will be part of the application packet that goes to Planning Commission and City Council if and when this
reaches the public hearing stage.

Thank you for your engagement.

Best,
Lance

From: Linda Lynch

Sent: Friday, July 24, 2020 12:17 PM
To: Lance Gloss <lanceg@gjcity.org>
Subject: 1032 Belford

** _ EXTERNAL SENDER. Only open links and attachments from known senders. DO NOT provide sensitive information.
Check email for threats per risk training. - **

Hi Lance,

Linda Lynch here. | was the only attendee at the presentation last night. Thinking through this request all night I've
decided | want to contest the rezoning. Once it's rezoned the developer can do whatever, even though he showed us
"plans". I'm just not comfortable with that kind of change in the historic downtown square. |think the developer can
make money with a triplex, make it look compatible with the existing neighborhood and not put more burdens on the
existing parking situation on Belford.

Should | make a formal statement with the city, or can you send my email to whomever so they know how I feel.
Thank you, Linda Lynch


sentac_1
Text Box
Exhibit 3


CITY OF GRAND JUNCTION, COLORADO
ORDINANCE NO.

AN ORDINANCE REZONING PROPERTY
FROM C-1 (LIGHT COMMERCIAL)
TO R-O (RESIDENTIAL — OFFICE)

LOCATED AT 1032 BELFORD 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 1032 Belford Avenue to the R-O (Residential Office) zone district,
finding that it conforms to and is consistent with the Future Land Use Map designation
of Neighborhood Center 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 heanng, the Grand Junction City Council finds that
the R-O (Residential Office) zone district is in conformance with at least one of the
stated criteria of Section 21.02.140 of the Grand Junction Zoning and Development
Code.

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GRAND JUNCTION THAT:
The following properties shall be zoned R-O (Residential Office):

LOT 25 AND 26 IN BLOCK 2, CITY OF GRAND JUNCTION, AS SHOWN ON THE PLAT
OF RESURVEY OF SECOND DIVISION CITY OF GRAND JUNCTION AT RECEPTION
NUMBER 54332

Introduced on first reading this 18" day of November, 2020 and ordered published in
pamphlet form.

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

ATTEST:

City Clerk Mayor



CITY O

Grand Junction
("_'_c‘_‘_ COLORADOD

Grand Junction Planning Commission

Regular Session

Item #3.

Meeting Date: October 27, 2020

Presented By: Jace Hochwalt, Senior Planner

Department: Community Development

Submitted By: Jace Hochwalt, Senior Planner

Information
SUBJECT:

Consider a Request by David Forenza to Rezone Two Parcels Totaling 2.97 acres from
I-O (Industnial Office) to BP (Business Park Mixed Use) Located at the Southwest
Corner of Fracture Lane and 25 %2 Road.

RECOMMENDATION:

Staff recommends approval of the request.

EXECUTIVE SUMMARY:

The Applicant, David Forenza, is requesting a rezone of two parcels totaling
approximately 2 .97 acres located at the southwest cormner of Fracture Lane and 25 2
Road from 1-O (Industrial Office) to BP (Business Park Mixed Use). The requested BP
zone district conforms with the existing Comprehensive Plan Future Land Use Map
designation of Commercial/Industrial.

BACKGROUND OR DETAILED INFORMATION:

The 2.97-acre property compnses two parcels located at the eastern boundary of the
Foresight Park Development originally subdivided in the 1970's and early 1980°'s. Much
of the construction within this park took place in the 1980's and 1990°s. The subject
property was replatted in 2001 as the RMO Office Development, but has remained
vacant. While the property does not have a designated address at this time, it is
situated at the southwest comer of Fracture Lane and 25 %2 Road, approximately 500
feet northwest of the Patterson Road and 25 Yz Road intersection.

Directly adjacent to the north is a medical office, adjacent to the south is the US Postal



Service Distnbution Center, to the east is a two-story multi-family development, and to
the west is vacant land and a manufacturing center. The subject property is currently
zoned |-O (Industrial Office), as is much of the larger Foresight Park development.
Adjacent zoning to the north, south, and west is I-O, while adjacent zoning to the east
Is R-24 (Residential 24 units/acre).

The Applicant is seeking a rezone of the subject property from I-O to BP (Business
Park Mixed Use). While the I-O and BP zoning designations are very similar, there is
one key difference, being that BP allows for multi-family residential uses with a density
between 8 units and 24 units/acre. While there have been no applications for a Major
Site Plan Review for a multi-family development on the subject property to date, the
Applicant has expressed interest in developing the property for multi-family use in the
future, which is the pnmary reason for the rezone request.

The Comprehensive Plan Future Land Use Map identifies the property as
Commercial/Industnal. Zone districts that implement the Commercial/Industrial future
land use category includes the C-2 (General Commercial), MU (Mixed Use), BP
(Business Park Mixed Use), 1-O (Industnal Office), and I-1 (Light Industrial) zone
districts. As such, the proposal is supported by the Future Land Use Map.

NOTIFICATION REQUIREMENTS

A Neighborhood Meeting was held on July 6, 2020 consistent with the requirements of
Section 21.02.080 (e) of the Zoning and Development Code. The meeting took place
in-person, with a virtual option via Skype for those who did not feel comfortable
attending in-person. There were seven attendees of the meeting, including the
Applicant team and City planning staff. Concems at the meeting generally revolved
around the potential of increased traffic and potential parking issues if a multi-family
use is developed.

Motice 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 September 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 1000 feet, on October 16, 2020. The notice of this public hearng
was published on October 20, 2020 in the Grand Junction Daily Sentinel.

ANALYSIS

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



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

The Comprehensive Plan includes a Future Land Use Map which identifies the subject
parcels as having a Commercial/lIndustrial designation. Both the proposed zoning of
BP, as well as the existing zoning designation of I-O are supported by the Future Land
Use Map designation of Commercial/lndustrial. The Applicant’'s General Project Report
states that the site has been vacant for decades, and that in light of the COVID-19
pandemic, the demand for commercial properties has greatly diminished, while
residential demand is still high. While this may be true in the short-term, the long-term
outlook for commercial properties is still unknown. As such, staff has been unable to
identify any subsequent event that has invalidated the original premises of the existing
I-O zoning.

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

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

As previously indicated, the subject property is situated on the eastern edge of the
Foresight Business Park, which was onginally subdivided in the 1970's and early
1980’s. Much of the construction within this park took place in the 1980's and 1990’s,
with the newest development in the park being the medical office building adjacent to
the north of the subject property (constructed in 2001). There are still a few properties
within the park that remain vacant, including the subject parcels. Notably, outside of the
Foresight Business Park, but adjacent to the east of the subject site is a multi-family
apartment complex that was constructed in 1998. While there has been fairly limited
new development within a half mile radius of the subject site over the last decade,
there is a commercial development under construction approximately 750 feet to the
southeast of the site, known as Rivertown Center. This is a proposed mixed-use
development inclusive of retail, office, and medical office space situated along
Patterson Road. This development is in the early stages of construction. Plans have
been approved for a 21,150 square foot medical office, and plans are under review for
a 3,800 square foot retail building.

While there Is development occurring close to the subject site, Staff believes it is
premature to conclude that the character or condition of the area has changed.
Therefore staff finds that this cnterion has not been met.

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

The subject property is within an urbanized area of the City of Grand Junction.
Adequate public and community facilities and services are available and sufficient to



serve uses associated with BP zone district. The type and scope of land-use allowed
within the BP zone district is similar in character and extent to the existing land-use of
nearby properties, which contain a mix of office, light industrial and multi-family uses.
The subject site is currently served by Ute Water, Persigo Wastewater Treatment, and
Xcel Energy (electricity and natural gas). Commercial and employment opportunities
such as retail, offices, and restaurants are found nearby along Patterson Road.
Additionally, multi-modal access to the site is sufficient, with 25 %2 Road having
dedicated bike lanes, and multiple Grand Valley Transit (GVT) bus stops in close
proximity, the closest being about 100 feet southwest of the subject property. The
application packet was sent out to applicable utility companies for this proposal, and
there were no comments or objections expressed during the review process.

Based on the provision of adequate public utilities and community facilities to serve the
rezone request, staff finds that this critenon 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

As previously indicated, the primary difference between the |1-O zone district and BP
zone district is the allowance for multi-family residential (which requires a density range
between 8 units and 24 units per acre). BP zoning is very limited, only accounting for
0.3% of all property within the Grand Junction city limits, a majonty of which is already
built out. BP Is a unique zoning district, that allows for a range of light to moderate
industrial uses, commercial uses, and multi-family residential uses. While the BP zone
district is very limited within the City, other zone districts can accommodate most of the
land uses allowed within the BP zone district, specifically the M-U (Mixed Use) zone
district. While the M-U zone district is also somewhat limited (accounting for 1.2% of all
property within the Grand Junction City limits), there is over 150 acres of vacant M-U
zoned land approximately 1.5 miles northwest of the subject site.

Additionally, if the Applicant's pnmary intention is the construction of multi-family, there
are several zoning districts that can accommodate this use in other locations within
Grand Junction. The R-O, B-2, C-1, M-U, and R-24 zone districts all allow for multi-
family residential with a maximum density of 24 units/acre and greater (24 units/acre is
the maximum density in the BP zone district). This suggests that there is not an
inadequate supply of land available that can accommodate the proposed land use.

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

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

The Future Land Use designation of Commercial/lndustrial contemplates mix of



commercial, office, and light industrial uses, with residential uses being limited to the
business park mixed use development. The community and area will benefit from this
proposed rezone request by allowing a vanety of uses, inclusive of multi-family
residential, at a location north of the City Center already well-served by transportation
infrastructure and utilities. As such, staff finds this cnteria has been 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: To implement the Comprehensive Plan in a consistent manner between the
City, Mesa County, and other service providers.

Policy A: City and County land use decisions will be consistent with the Future Land
Use Map.

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

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

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

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

Policy B: Encourage mixed-use development and identification of locations for
increased density.

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

RECOMMENDATION AND FINDINGS OF FACT

After reviewing the Fracture Lane Rezone, RZN-2020-521, rezoning 2.97 acres from |-
O (Industnal-Office) to an BP (Business Park Mixed Use) for the property located at the
southwest comer of Fracture Lane and 25 %2 Road, the following findings of fact have
been made:

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



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

Therefore, Staff recommends approval of the request.

SUGGESTED MOTION:

Chairman, on the Fracture Lane Rezone request from an |-O (Industrial Office) zone
district to a BP (Business Park Mixed Use) zone district for a 2.97-acre property located
at the southwest comer of Fracture Lane and 25 %2 Road, City file number RZN-2020-
521, | move that the Planning Commission forward a recommendation of approval to
City Council with the findings of fact as listed in the staff report.

Attachments

Application Packet

Meighborhood Meeting Documentation
Maps & Exhibits

Proposed Zoning Ordinance

i



CITY OF

s -

COLORADOD

Grand Junction
C

COMMUNITY
DEVELOPMENT

We, the undersigned, being the owner'

as described herain do petition this;

Development Application

Petition Far:

Fezole

s of the property adjacent to or situated in the City of Grand Junction, Mesa County, State of Colorada,

Existing Land

Please fill in blanks below only for Zone of Annexation, Rezones, and Comprehensive Plan Amendments:

Use Designatian

@ﬁmWAMm

L~ Existing Zoning

e

Proposed Land Use Designation mmw ngm Proposed Zoning "E:q?
Property Information
Site Location; %UE‘EQ s 25 I ":Z, o Site Acreage: |_’7$ Z
Site Tax Nofs): | Z4d$-0%% _£5-cx= | Site Zoning: | o
Project Description: 'Be,ﬁp e
Property Owner Information Applicant Information Representative Information
Name: @@ Rt g'ﬂéélzwfuﬂ?ﬂamﬁ: Sames As mm Name: M ==

-

Street Address: | P rot 2862 Street Address: Street Address: [F 5 2,,| 22,
City/State/Zip: |ERA lag (5, 0 SIWT City/StatelZip: i City/State/Zip: |=AC L, cobied |

Business Phone #:

To:20- 755

E-Mail:

Prealza € CaMaiiy

Fax #:

Contact Person:

Contact Phone #:

MNOTE: Lagal property owner is owner of record on date of submittal.

Pals Torelza
No Zro25%

Business Phone #:

Business Phone #: B?m _

A~ E-Mail:

Fax #:

Contact Person:

E-Mail: (B, paz—¢1 € oA
Fax #:
Contact Person; {%Pﬂ‘b‘f‘ {-A-H/?

Contact Phone #;

Contact Phane # |11 .257(, <[22

We hereby acknowledge that we have familiarized ourselves with the rules and regulations with respect to the preparation of this submilial, that the

and the review comments, We recognize that
represented, the item may be dropped from the agenda and an

placed on the agenda.

foregoing infarmation is true and complete fo the best of our kno
d
J

Y/

Signature of Person Completing the Application

Signature of Legal Property Owner

We Or our raprasan

2

, and that we assuma the respansibility to manitor the status of the application
st be present at all raquired hearings. In the evant that the petitioner is nat
affee may be charged o cover rescheduling expenses before it can again be

Dote | Jo-19.20

o

ra

Date

[o-19.20

/Y
/i




CITY O

Grand Junction

COLORADO
COMMUNITY

DEVELOPMENT Development Application

We, the undersigned, being the awners of the property adjacent to or situated in the City of Grand Junction, Mesa County, State of Calorada,
as described herein do patition this:

Petition For:| Bezols | |

Please fill in blanks below only for Zone of Annexation, Rezones, and Comprehensive Plan Amendments:

Existing Land Use Designation W‘-f/ I'TJ"P‘UE-WM‘*L# Existing Zoning .t"-C?

Proposed Land Use Designation dvmﬂ%% o Praposed Zoning "}?—5]‘?
Property Information
Site Location; %ﬂﬁ' L-M i ZS' IFLFA:?_ Site Acreage: il. ‘I{;"‘ q
Site Tax No(s): | 74 \I 5-035- £5-602 Site Zoning: | T—¢o |
Project Description: |1EE;’Z¢J,_L5'

P ner In ' Appli rmation Repre ive Informati

MName; ﬁ e E " f]mwli Lf MName: e A WM Mame: bﬁwim

Street Address: [P oy Z8€2 Street Address: Street Address:[F, g, s (%2,
City/State/Zip: wk&i’l’h}, € Slf®z City/State/Zip: City/State/Zip: |EFAco1e, o LG
Business Phone # | 470 2907322 Business Phone #: e ] Business Phone #: q'IC} Z5K led
E-Mail: (e erlza @ GMAIL @44 E-Mail: E-Mail: [ o € ’EAL&@&D M)
Fax # v Fax# Fax #: —_—

Contact Persan: [{ 2y Fozakeal Contact Person: Contact Person: WW

Contact Phone #: ﬁw;‘%@.ﬁz’ﬁ% Contact Phone #: Contact Phone #: C'Jir'}gr\ '%%4‘{217

MNOTE: Lagal property owner is owner of record on date of submittal.

We hereby acknowledge that we have familiarized ourselves with the rules and regulalions with respect to the preparation of this submiltal, that the
faregoing information s tree and complete to the best of cur knowledge, and that we assume the responsibility to monitor the status of the application
and the review comments, We recognize that we or our representative(s) must resent at all required hearings. In the event that the petitioner is nat

represented, the ftem may be dropped from the agenda and an addiional fg# may be charged to cover rescheduling expenses before it can again be
placed on the agenda.

Signature of Person Completing the AMInn fM_/ Date ID' =87
.P'II o]
B

signature of Legal Property Owner i Date |10 - (920

1/(/»_;#‘




General Project Report
Rezone Application

Fracture Lane and 25-1/2 Road
Grand Junction, Colorado

August 16, 2020

2 rclll_.iftecfs_,t INc

==

ArchitectureePlanningeinterior Design

PO Box 133 - Eagle, CO 81632 - 970.376.4227 -
bobbyl@ralarch.com




Property

Lot 1, Block 2, BMO Office Development, SEC 3 15 1W
Parcel 2945-033-85-001
1.77acres

Lot 2, Block 2, BMO Office Development, SEC 3 15 1W
Parcel 2945-033-85-002
1.19acres

Address

TBD Fracture Lane and 25-1/2 Road

Property Description

Both properties are vacant lots located within the RMO Office Development Park immediately to the North of the US Post Office on
the corner of Patterson Road and 25-1/2 Road. The properties are surrounded on the other three sides by streets:

25-1/2 Road to the East

Fracture Land to the North

Eisenhauer Sireet to the West

The lots are generally flat with little to no existing vegetation. A vicinity map and ALTA survey of the properties are included as
follows:
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Surrounding Area

The surrounding area is very diverse ranging from residential to government to medical to manufacturing. There is a significant
residential component in this entire general area including immediately across the street to the east from the subject property.

All surrounding uses and planning zones are demonstrated on the following maps, including future land use.
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Future Land Use Map
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Commercial Industrial (1)

Heavy Commercial, offices and light industrial uses
with outdoor storage, with some outdoor operations
(e.p., office/warehouse uses, auto sales, auto repair
shops, lumber yards, light manufacturing, oil and
gas businesses). Yard operations may be permitted
where adequate screening and buffering can be
prowided to ensure compatibility with existing and

. planned development in the vicinity of the proposed
. use, Residential uses are limited to the business park

mixed-use development.
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Zoning Comparison

Current zoning - I-O Industrial/Office Park
Proposed zoning - BP Business Park Mixed use

A side by side comparison of these two zoning districts is as follows:

-0 BP
Lot Area lac lac
Width 100" 1007
Frontage n/a n/a
Principal Structure Setbacks
Front 15 15
Side 0 0
Side abutting residential 10 10
Rear 10 10
Accessory Structure Setbacks
Front 25' 25
Side 0 0
Side abutting residential LY LY
Rear 10 10
Lot coverage n/a n/a
Height 65’ 65’
Density (min per ac) nfa 8
Density (max per ac) nfa 24
Building size (max) n/a n/a

The main difference in the zoning designation is that BP opens up the opportunity for a residential component to be constructed on
the property.



Zone Change Criteria

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

These properties have been vacant for decades. With current changes in business practices, especially in light of the
COVID pandemic, the need for commercial properties has greatly diminished. Residential property needs have been
in increasingly greater demand.

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

This property is located immediately adjacent to existing residential properties and the surrounding greater
neighborhood is primarily residential. While several areas of the 1-O zoned property remain vacant, the adjacent
residential zoned areas have been completely built out. The Comprehensive Land Use plan identifies a residential
component in the designated future land use (Commercial Industrial Cl) for this property.

(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

The proposed zone change opens up the opportunity for residential construction on the property at a density
between 8-24 units per acre. The current housing demand within the community demonstrates that there is a
shortage of residential product, especially given a current influx of new residents to the community and socio-
economic shifts occurring with the COVID pandemic.

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



Description of Property

Froperty: Lot 1, Block 2, RMO Office Development
Site Location: Fracture Ln and 25-1/2 Rd
Site Tax No:  2945-033-85-001

Froperty: Lot 2, Block 2, RMO Office Development
Site Location: Fracture Ln and 25-1/2 Rd
Site Tax No:  2945-033-85-002



STATEMENT OF AUTHORITY
(§38-30-172, C.R.5.)

1. This Statement of Authority relates to an entity’ named
Fracture Lane Development LLC

2, The type of entity is a:

O corporation [ registered limited liability parmership

[ nonprofit corporation [ registered limited liability limited partnership

[ limited liability company O limited partnership association

O general parmership [0 government or governmental subdivision or agency
g limited partnership [ trust

The entity is formed under the laws of the State of Colorado
The mailing address for the entity is PO Box 7790 Avon, CO 81620

3. The B name [ position of each person authorized to execute instruments conveying, encumbering or
otherwise affecting title to real property on behalf of the entity is Robert Stewardson, Manager

6. The authority of the foregoing person(s) to bind the entity: [ is’not limited [J is limited as follows:

7. Other matters concerning the manner in which the entity deals with interests in real property:
n'a

8. This Statement of Authority is executed on behalf of the entity pursuant to the provisions of §38-30-172,
CR.5?

9. The Statement of Authority amends and supercedes in all respects any and all prior dated Statements of
Authority executed on behalf of the entity.

Executed this fcf+h day of D'Qi'ﬁi)&f r;?m_

State of Colorado b
)ss
County of Mesa }

The foregoing instrument was acknowledged before me this a* day of MJQ@
by

Witness my hand and official se

My commission expires: “JE:II;ED_' :l‘ \¢
CHRISTINA R BECKER l'LL'_'LJ o WiLsy

NOTARY PUBLIC No
STATE OF COLORADO
NOTARY ID 20074012148
RES 110N

! This fiorm should not be used unless the entity is capable of holding title to real property.
* The absence of any limitation shall be prima facie evidence that no such limitation exists.
* The statement of authority must be recorded to obtain the benefits of the statute.

Form 13759 032005  sondo




OWNERSHIP STATEMENT - CORPORATION OR LIMITED LIABILITY COMPANY

@ Feacruee Lale Dolaotmalr (1e . (Entiy) s the owner of the following property

O Lore | v 2, Brock 2 %m0 OFfice Bolastmoli= 1o 25k Torr

A copy of the deed(s) evidencing the owner's interest in the property is attached. Any documents conveying any
interest in the property to someone else by the owner are also attached.

tam the (0)__Marlpcaee for the Entity. 1 have the legal authority to bind the Entity regarding
abligations and this property. | have attached the most recent recorded Staternent of Authority of the Entity.

legal authority to bind the Entity both financially and conceming this property is unlimited.,
)My legal authority to bind the Entity financially and/or conceming this property is limited as follows:

l

‘pfq'ne Entity is the sole owner of the property.
() The Entity owns the property with other(s). The other owners of the property are:

On behalf of Entity, | have reviewed the ép;ﬂinaﬂun for the (d) Mﬁf‘}ihlﬁf
I have the following knowledge or evidence of a possible boundary conflict affecting the property:

@_ NS

| understand the continuing duty of the Entity to inform the City planner of any changes regarding my authority to bind
the Entity and/or regarding ownership, easement, right-of-way, encroachment, lienholder and any other Interest in the

land,
| swear under penalty of perjury that the information in this Ownership Statement is true, complete and correct.

Signature of Entity representative: %}ﬂ\;f

Printed name of person signing: \ LT STV ALD Ton)

sweot_(\p|srades )

County of (Y]_m ) ss.

Subscribed and sworn to before me on this I ] day of (}Q_kdbﬂ-f- 20 20
by Rabe st Stewasdsen

Witness my hand and seal,
My Motary Commission expires on { L’

CHRISTINA R BECKER
NOTARY PUBLIC
STATE OF COLORADO
NOTARY D 20074012146
MY COMMISSION EXPIRES 11/22/2021




State Documentary Fee
Date: Oclober 16, 2020
Land Thle $43.50
Special Warranty Deed
{Pursuant to C.R.S, 38-30-113(1){k)}

Granior(s), R.M.0. LAND CO., LLC, A COLORADO LIMITED LIABILITY COMPANY , whose street address is 627 25 1/2
RD, Grand Junction, CO B1505, City or Town of Grand Junction, County of Mesa and State of Colorado | for the consideration of
($435,000.00) ***Four Hundred Thirty Five Thousand and 00/100*** dollars, in hand paid, hereby sell(s) and convey(s} to
FRACTURE LAME DEVELOPMENT LLC, A COLORADD LIMITED LIABILITY COMPAMNY , whose sireet address is PO BOX 2882,
Edwards, CO 81632, City or Town of Edwards, County of Eagle and State of Colorado, the following real properly in the County of
Mesa and State of Colorado, o wit;

LOTS 1 AND 2 IN ELOCK 2 OF RMO OFFICE DEVELOPMENT, COUNTY OF MESA, STATE OF COLORADO.

also known by street and number as: TBD 25 1/2 ADAD, GRAND JUNCTION, CO 81505

with all its appurtenances and warrani(s) the title to the same against all persons claiming under me(us), subject to Statutory
Excaptions.

Signed this day of October 16, 2020.

R.M.O. LAND CO,, LLC, A RADO LIMITED

State of Colorado }
Jss.
County of MESA )

The foregoing instrument was acknowledged before me on this day of Oclober 16th, 2020 by ROBERT FRAZHO AS MANAGING
MEMEER OF R.M.O. LAND CO,, LLC, A COLORADO LIMITED LIABILITY COMPANY

Witness my hand and official seal

My Commission expires:

KIMBERLY ANN FERRANS
NOTARY PUBLIC
STATE OF COLORADO

NOTARY 1D 20204004268
My Commission Explres January 10, 2024

When recorded return to:  FRACTURE LANE DEVELOPMENT LLC, A COLORADO LIMITED LIABILITY COMPANY
PO BOX 2882, Edwards, CO 81632

Form 1090  closing/deeds/statutory/swd_statutory. himi E5042714 I” ”M"I ”
{100061044) l”' II "I"l NI



Mo Rexl Property Tremsfes

Doswment Received By Recorder

2ecorder's Note:

P Ror L L e .PﬁGEﬂéﬁ

1940263 02/7%/00 Q344PH
QUIT CLAIM DEED Homzka Toow CokhRee Mese Couwre Co
Reofee $5.00
DacunenTart Fre $0.10

COLORADO WEST IMPROVEMENTS, INC., whose address is 360 Grand Avenue,
Grand Junction, CO 81501, for the consideration of One Thousand Dollars, in hand paid, hereby
sells and quit claims to R.M.O. LAND CO., LLC, whose legal address is 550 Patterson Road,
Grand Junction, CO 81506, the following real property in the County of Mesa, and State of
Colorado, to wit:

Lots4,5,6 and 7 in

Block 10 of

FORESIGHT PARK FOR INDUSTRY FILING NO. THREE
with all its appurtenances, and subject to 1999 general taxes, payable in 2000, and all unpaid prior
taxes; and existing liens and encumbrances of record, easements, rights-of-way, restrictions,
covenants, conditions and reservations of record or in use.

Signed this 11™ day of February, 2000,

COLORADO WE}:IL/D#P{{D\FEMENTS INC.

By: n——“"‘T {:« L""Z/”j

President

STATE OF COLORADO )
)ss.
COUNTY OF MESA )

The foregoing instrument was acknowledged before me this 11™ day of February 2000, by
James R. Fleming as President and Robert L. Bray as Secretary of Colorado West Improvements,
Inc., a Colorado Corporation.

My commission expires /=if/ S gﬂﬂagf ) 1_;;.':- "
Witness my hand and official seal. g

Notary Public Ot emaneen! » i

K AN Rocmon QU TCLAIM-DEED



RAL PO Box 1805
ARCHITECTS, INC. EDpwaRDs, CO B1632
PHOMNE: 970.376.4227

EMAIL: BEOEBYLERALARCH.COM

Site Meeting Summary
Meeting both on site and via advertised Zoom meeting

Meeting Date: July 6, 2020

Attendance: Dave Forenza, Developer
Robbie Stewardson, Developer
Bobby Ladd, Architect
Jace Hochwalt, GJ Planning
Rex Nelson
Sean Hazell
Sven Wedekin
All attendance was in person with no Zoom meeting participation.

Discussion points:

General discussion
The neighbors were generally supportive of development on the property with some
practical concerns. Their main concerns centered around traffic mitigation and on
street parking. The Developer has no plans to utilize any of the surrounding streets for
parking which appears to be an unapproved use of the right-of-way in the first place.
All of the project parking will be accommodated on site and the Developer will work
with City of Grand Junction planning to locate site accesses to best work with the
existing traffic flow.

Traffic along Fracture Ln and Eisenhauer St.
The neighbors shared that there were various traffic peaks throughout the day timed
with work shift hours for the neighboring businesses and school traffic moving through
the neighborhood from Western Colorado Community College. Additionally, they stated
that there was steady traffic throughout the day generated by the post office.

On street parking
The neighbors stated that on street parking for Eisenhauer St. was an issue as the

roads aren’t wide enough to accommodate it.

Overnight truck parking from adjacent properties on Eisenhauer St.
The neighbors stated that most of the on street parking was from tractor-trailers
associated with the Post Office and that most of those were parkad there overnight.
They stated that the street becomes almost non-traversable by two way traffic when the
trucks are parked along the street like that. The discussion shifted towards whether or
not the trucks were allowed to park there at all, let alone overnight and that the on-
street parking could instead be an enforcement issue with the City of Grand Junction.



PO Box 1805

RAL ARCHITECTS, INC. EpwaRDs, CO B1632
PHONE: 970.376.4227

EMAIL: BOBBYLERALARCH.COM

Foresite Park Owners and Tenants Association
The neighbors stated that there was an active HOA for the Foresite Park development,
but in the title work forwarded to the developer there was no documentation that the
HOA was still in existence and applied to the subject properties.

su bmitt7;y:

RALArthitects, Inc.”
Bobby Ladd, RA




PO Box 1805

RAL ARCHITECTS, INC. EDWARDS, CO 81632
PHOME: 970,376.4227

EMaAIL: BEOEBEBYLERA SO

Mailing Date: June 26, 2020

RE: Proposed Rezoning
Lot 1 and Lot 2, Block 2
RMO Office Development
Fracture Ln and 25 1/2 Rd

Dear Property Owner:

We are hosting a required neighborhood meeting to discuss a proposed rezoning on the above
referenced parcels. The current zoning is I-O (Industrial/Office Park) and we are proposing a
rezone to BP (Business Park Mixed Use). This proposed rezoning specifically opens the
opportunity to construct multifamily dwelling units on the property in a density ranging from
8-24 units per acre.

The meeting will be held on the subject property located at the intersection of Fracture Ln and
25 1/2 Rd on July 6, 2020 at 5:30 pm. In recognition of current COVID concerns, the meeting
will also be accessible online via Zoom meeting.

Join Zoom Meeting

https://zoom.us/j/2363713238 ?pwd=NOkyWkFiUkVEcStrZVEvT3hSazdGQTO9
Meeting ID: 236 371 3238

Password: 1gs2Qm

Dial by your location

Meeting ID: 236 371 3238

Password: 775231

Find your local number: https://zoom.us/u/abRnuHmSc

The list of property owners being notified for this
neighborhood meeting was supplied by the City of Grand
Junction and derived from current records of Mesa
County Assessors. As those records are not always
current, please feel free to notify your neighbors of this
meeting date so all may have the opportunity to

participate.

=
&
=
-
=
=
e

Sincerely,
RAL Architects, Inc.

Bobby Ladd, RA
President
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Vicinity Map (Expanded View




Zoning Map
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CITY OF GRAND JUNCTION, COLORADO
ORDINANCE NO.

AN ORDINANCE REZONING TWO PARCELS TOTALING 2.97 ACRES FROM I-O
(INDUSTRIAL OFFICE) TO BP (BUSINESS PARK MIXED USE)

LOCATED AT THE SOTUHWEST CORNER OF FRACTURE LANE AND 25 - ROAD
Recitals:

The Applicant, David Forenza of Fracture Lane Development, LLC owns two parcels totaling
approximately 2.97 acres of land at the southwest cormer of the Fracture Lane and 25 %2 Road
intersection (referred to herein and more fully described below as the “Property”). The Property
Is designated by the Comprehensive Plan Future Land Use Map as having a Commercial/
Industrial Future Land Use. The Applicant proposes that the property be rezoned from I-O
(Industnal Office) to BP (Business Park Mixed Use).

After public notice and public hearnng as required by the Grand Junction Zoning and
Development Code, the Grand Junction Planning Commission recommended approval of
zoning the Property to the BP (Business Park Mixed Use) zone district, finding that it conforms
to and is consistent with the Future Land Use Map designation of Commercial/lndustrial 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 heanng, the Grand Junction City Council finds that the BP
(Business Park Mixed Use) 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 property shall be zoned BP (Business Park Mixed Use):

LOTS 1 AND 2, BLOCK 2, RMO OFFICE DEVELOPMENT

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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