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

PLANNING COMMISSION AGENDA
TUESDAY, MARCH 8, 2022 - 5:30 PM

CITY HALL AUDITORIUM - 250 N 5th STREET
VIRTUAL MEETING

Call to Order - 5:30 PM
 

Consent Agenda

1. Minutes of Previous Meeting(s)
 

Regular Agenda

1. Consider a request by BK Holdings II LLLP to zone 1.83 acres from County Planned Unit 
Development (PUD) to R-8 (Residential – 8 du/ac) located at 3110 through 3117 Keyser 
Court. | Staff Presentation | Phone-in comment code: 3088

 

Other Business
 

Adjournment
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GRAND JUNCTION PLANNING COMMISSION 
February 22, 2022, 5:30 PM

MINUTES

The meeting of the Planning Commission was called to order at 5:32 p.m. by Chair Andrew 
Teske.  

Those present were Planning Commissioners; Chair Andrew Teske, Keith Ehlers, George 
Gatseos, Shanon Secrest, Sandra Weckerly, and Melanie Duyvejonck.

Also present were Tamra Allen (Community Development Director), Felix Landry (Planning 
Supervisor), Kristen Ashbeck (Principal Planner), Jace Hochwalt (Associate Planner) and Kalli 
Savvas (Planning Technician).

There were 4 members of the public in attendance and 1 virtually.

CONSENT AGENDA____________________________________________________________

1. Approval of Minutes____________________________             __________________________
Minutes of Previous Meeting(s) from February 8, 2022.

Commissioner Gatseos moved to accept consent agenda. Secrest seconded. Passed 6-0.

REGULAR AGENDA____________________________________________________________

1. 23 ¼ West Gravel Pit                                                                                                CUP-2021-444                                                                                              
Consider a request for a Conditional Use Permit (CUP) to establish a gravel extraction operation 
on three parcels with a total of approximately 38.1 acres located at 595 and 601 23-1/4 Road and 
2345 River Road in the I-2 (General Industrial), I-1 (Light Industrial) and CSR (Community 
Services and Recreation) Zone Districts.

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

Applicant Presentation
The representative was present and available for questions. 

Questions for Applicant or Staff
Commissioner Gatseos asked about the reclamation bond and if this item is going to city council.
Commissioner Teske asked if there would be an additional site plan review for this project.

Public Hearing
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The public hearing was opened at 5:00 p.m. on Tuesday, February 15, 2022, via 
www.GJSpeaks.org.

The public hearing was closed at 5:55 p.m. on February 22, 2022.

Discussion
Keith Ehlers asked about the landscape plan and reclamation plan timelines.
Applicant responded and stated the state requirements for closing the mining operations. 

Motion and Vote
Commissioner Ehlers made the following motion Chairman, on the 23 ¼ West Pit to establish a 
Conditional Use Permit for a mining excavation operation, file number CUP-2021-444, I move that 
the Planning Commission approve the CUP with the findings of fact listed in the staff report.

Commissioner Secrest seconded the motion. The motion carried 6-0. Teske, Ehlers, Gatseos, 
Weckerly, Secrest, and Duyvejonck.

2. Dos Rios Planned Development Amendment                                                        PLD-2021-837
Consider a Request by DR Land LLC, Buena Vida HQ, LLC and the City of Grand Junction to 
Amend the Planned Development Zoning and Outline Development Plan (ODP) for the Riverfront 
at Dos Rios, on 58.8 acres located on the Northeast Bank of the Colorado River Between 
Highway 50 and Hale Avenue.

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

Applicant Presentation
Kevin Sperry was present virtually and provided a presentation regarding the request and 
available for questions.

Questions for Applicant or Staff
Commissioner Gatseos commented on the change in the new proposal from last meeting of the 
centralized parking lot. 
Commissioner Gatseos asked for clarification on where the common parking spaces would be 
located if not in a centralized area.
Commissioner Weckerly asked about the 443 residential units proposed if the 350 shared are 
included in the total number of parking spaces.
Commissioner Gatseos asked if there was shared parking in the north residential area.
Commissioner Ehlers made a statement about public transit and other modes of transportation, 
so parking does not take main precedent in the parking situation. 
Commissioner Ehlers made a statement that this project needs commitment from the city for 
enforcement of parking in public spaces. 
Commissioner Ehlers made a comment that this project will have a huge impact on the city in 
many ways, finically. 
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Public Hearing
The public hearing was opened at 5 p.m. on Tuesday, February 15, 2022, via 
www.GJSpeaks.org.

The public hearing was closed at 6:45 p.m. on February 22, 2022.

Discussion
Commissioner Weckerly commented that she is concerned in the parking requirements because 
the proposal is 50/50 commercial and retail use, stating that the change from commercial to 
mixed use is because they want to double housing from original proposal, it looks almost more 
residential. In comparison to downtown where there are not as much residential and shorter-term 
stays. 
Commissioner Ehlers asked if park of the concern is the residential. 
Commissioner Weckerly made a comment. 
Commissioner Ehlers made a comment. 
Commissioner Teske made a comment. 

Motion and Vote
Commissioner Ehlers made the following motion Chairman, on the request for the rezone and 
amendment to the Planned Development zone district and Outline Development Plan (ODP) for 
Riverfront at Dos Rios Located on the Northeast Bank of the Colorado River Between Highway 50 
and Hale Avenue, City file number PLD-2021-837, I move that the Planning Commission forward 
a recommendation of approval to City Council with the findings of fact as listed in the staff report.

Commissioner Duyvejonck seconded the motion. The motion carried 6-0. Teske, Ehlers, Secrest, 
Gatseos, Weckerly, and Duyvejonck.

3. Other Business__________________________________________________________
None.

4. Adjournment____________________________________________________________
Commissioner Teske moved to adjourn the meeting. Commissioner Ehlers seconded the motion. 
The vote to adjourn was 6-0. Secrest, Ehlers, Gatseos, Teske, Weckerly, and Duyvejonck.

The meeting adjourned at 7:04 p.m.
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Grand Junction Planning Commission

Regular Session
 

Item #1.
 

Meeting Date: March 8, 2022
 

Presented By: David Thornton, Principal Planner
 

Department: Community Development
 

Submitted By: David Thornton, Principal Planner
 

 

Information
 

SUBJECT:
 

Consider a request by BK Holdings II LLLP to zone 1.83 acres from County Planned 
Unit Development (PUD) to R-8 (Residential – 8 du/ac) located at 3110 through 3117 
Keyser Court. | Staff Presentation | Phone-in comment code: 3088
 

RECOMMENDATION:
 

Staff recommends approval of the request.
 

EXECUTIVE SUMMARY:
 

The Applicant, BK Holdings II LLLP is requesting a zone of annexation to R-8 
(Residential 5.5 to 8 du/ac) for the Keyser Court Annexation.  The approximately 1.83-
acres consists of 8 parcels of land located at 3110 through 3117 Keyser Court and 
includes portions of unbuilt right-of way in Crystal Drive and Keyser Court. The subject 
property is located within the River Bend Subdivision and undeveloped.  The adjacent 
property, also part of the River Bend Subdivision, to the south is already zoned R-8.

The property is Annexable Development per the Persigo Agreement.  The zone district 
of R-8 is consistent with the Residential Medium (5.5 to 12 du/ac) Land Use category of 
the Comprehensive Plan and the adjacent R-8 zoning.  The request for annexation will 
be considered separately by City Council, but concurrently with the zoning amendment 
request.
 

BACKGROUND OR DETAILED INFORMATION:
 

Annexation:

The Applicant, BK Holdings II LLLP is requesting annexation of approximately 1.83 
acres consisting of 8 parcels of land located at 3110 through 3117 Keyser Court and 
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includes portions of unbuilt right-of way in Crystal Drive and Keyser Court. The subject 
property is located within the River Bend Subdivision and is undeveloped.  

The property is Annexable Development per the Persigo Agreement.  The Applicant is 
requesting annexation into the city limits.  Annexation is being sought in anticipation of 
developing this property along with the rest of the undeveloped portions of the River 
Bend Subdivision already annexed into the City limits.  The request for zoning will be 
considered separately by City Council, but concurrently with the annexation request 
and will be heard in a future Council action.

The schedule for the annexation and zoning is as follows:
•    Referral of Petition (30 Day Notice), Introduction of a Proposed Ordinance, 
Exercising Land Use – March 2, 2022.
•    Planning Commission considers Zone of Annexation – March 8, 2022.
•    Introduction of a Proposed Ordinance on Zoning by City Council – March 16, 2022.
•    Acceptance of Petition and Public Hearing on Annexation and Zoning by City 
Council – April 6, 2022.
•    Effective date of Annexation and Zoning – May 8, 2022.

Zone of Annexation Request:

The Applicants are requesting a zone district of R-8 (Residential – 8 du/ac.  The 
property is currently zoned in the County as Planned Unit Development (PUD).  The 
proposed zone district of R-8 is consistent with the Residential Medium (5.5 to 12 
du/ac) Land Use category of the Comprehensive Plan and the adjacent city R-8 zoning 
to the south as well as adjacent Mesa County zoning of PUD within the unincorporated 
area to the north and east within the developed portions of the River Bend Subdivision.

Surrounding development in the PUD County zoning to the east and north consists of 
single family residential on small urban (6500 sq. ft.) lots averaging a density close to 
5.5 dwelling units per acre and attached single family townhome development to the 
west at densities around 8 dwelling units per acre.  Zoning will be considered in a future 
action by City Council and requires review and recommendation by the Planning 
Commission.

The annexation area has sewer service and all other urban amenities to the 
property.   It is located within Tier 2 on the Intensification and Growth Tiers Map of the 
Comprehensive Plan.  The goal to “encourage infill and redevelopment to leverage 
existing infrastructure” supports the Applicant’s request of a zone of annexation of R-8.

The R-8 zoning establishes densities between 5.5 and 8 dwelling units per acre which 
will allow the property to develop at densities like the developed portions of River Bend 
Subdivision developed under the County PUD zone district.  The R-8 requested zoning 
implements the Comprehensive Plan’s Residential Medium Land Use category.

The purpose of the R-8 (Residential – 8 du/ac) zone district is to provide for medium-
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high density attached and detached dwellings, two-family dwelling and multifamily. R-8 
is a transitional district between lower density single-family districts and higher density 
multifamily or business development. A mix of dwelling types is allowed in this 
district.  This property is located within a sub-urban infill area of the community. The 
greater surrounding Pear Park area both within the city limits and unincorporated Mesa 
County are largely developed with a mix of attached and single-family detached 
homes.  

In addition to the R-8 zoning requested by the petitioner, the following zone districts 
would also be consistent with the proposed Comprehensive Plan designation of 
Residential Medium (5.5 to 12 du/ac).

a.    R-12 (Residential – 8-12 du/ac)
b.    CSR (Community Services and Recreation)
c.    Mixed Use Residential (MXR-3)
d.    Mixed Use General (MXG)
e.    Mixed Use Shopfront (MXS)

NOTIFICATION REQUIREMENTS

Neighborhood Meeting:  
A Neighborhood Meeting regarding the proposed Annexation and Zoning was held in-
person on September 29, 2021, in accordance with Section 21.02.080 (e) of the Zoning 
and Development Code.  The Applicant’s representative and City staff were in 
attendance.  

An official development application was submitted to the City of Grand Junction for 
review on November 24, 2021.  

Notice was completed consistent with the provisions in Section 21.02.080 (g) of the 
City’s Zoning and Development Code.  The subject property was posted with an 
application sign on January 18, 2022. Mailed notice of the public hearings before 
Planning Commission and City Council in the form of notification cards was sent to 
surrounding property owners within 500 feet of the subject property on February 25, 
2022.  The notice of the Planning Commission public hearing was published March 1, 
2022 in the Grand Junction Daily Sentinel.  

Other Notification:
Public comment will also be offered through the GJSpeaks platform.

ANALYSIS  

Zone of Annexation Analysis

The criteria for review are set forth in Section 21.02.140 (a) and includes that the City 
may rezone property if the proposed changes are consistent with the vision, goals and 
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policies of the Comprehensive Plan and must meet one or more of the following rezone 
criteria as identified:  

(1)    Subsequent events have invalidated the original premises and findings; and/or
The property owners have petitioned for annexation into the City limits and requested 
zoning of R-8 which is compatible with the Comprehensive Plan Land Use Map 
designation of Residential Medium (5.5 to 12 du/ac).  Since the Applicant’s properties 
are currently in the County, the annexation of the property is a subsequent event that 
will invalidate one of these original premises, a county zoning designation.  

However, staff has found this to not be enough justification and finds this criterion has 
not been met.

(2)    The character and/or condition of the area has changed such that the amendment 
is consistent with the Plan; and/or
The character or condition of the areas has changed since 1982 when the County 
zoned this annexation area PUD and approved and recorded the subdivision 
plat.   Since 1982 the following subdivisions within a quarter mile of this site have been 
approved and constructed.  Grove Creek Subdivision in 1998, River Walk Subdivision 
in 2019, River Trail Subdivision in 2020 all located to the north and east have been 
built; and to the northwest, Mountain Shadows Subdivision was platted and constructed 
in 1997 and 1998.

Staff finds that this criterion has been met.  

(3)    Public and community facilities are adequate to serve the type and scope of land 
use proposed; and/or
Existing public and community facilities and services are available to the annexation 
and are sufficient to serve land uses associated with the proposed R-8 zone district 
when developed.  The platted lots have future access to the Crystal Drive and Keyser 
Court rights-of-way that will need to be constructed prior to housing development, 
sanitary sewer located within the right-of-way is already available to the platted 
lots.  The applicant has stated they will be constructing the road improvements within 
the established right-of-way to serve the 8 platted lots.  Domestic water service is 
available through a Clifton Water District water line to the site in Crystal Drive and the 
area can be served by Xcel Energy for electricity and natural gas.  

To the northwest just over one mile is Pear Park Elementary School.  School District 51 
buses kids from this area to middle school and high school.  Limited goods and 
services are available in close proximity approximately one mile west at 30 Road and D 
Road.  Major shopping is available 4 ½ -miles away in the Clifton commercial district. 
Fire Station No. 8 is soon to be under construction a half mile to the north on 31 
Road.  Response times to this area are longer than other areas due to the distance 
from existing fire stations.  For the immediate future, the area will be served by Fire 
Station 4 at 2884 B ½ Road.  However, because of the recently passed First 
Responder Tax, Fire Station 8 at 441 31 Road will serve this area beginning in 2023.    
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Staff has found the public and community facilities are adequate to serve the type and 
scope of the residential land use proposed at the R-8 densities, therefore staff have 
found this criterion has been met.

(4)    An inadequate supply of suitably designated land is available in the community, as 
defined by the presiding body, to accommodate the proposed land use; and/or
The subject property and surrounding area are designated on the Comprehensive Plan 
Land Use Map as Residential medium (5.5 to 12 du/ac).  The proposed zoning 
designation of R-8 meets the intent of achieving the minimum and desired density for 
the property with this request, to develop at the low end of the Residential Medium land 
use category.  For properties already annexed into the City limits in the Pear Park 
Neighborhood they are zoned mostly R-8 south of D Road with mostly R-5 and R-8 
north of D Road.  For unincorporated areas of Pear Park, Mesa County has zoned the 
majority of the area PUD with varying densities within the 4 to 8 dwelling units per 
acre.  Much of the surrounding area south of D Road including unincorporated Mesa 
County is developed or developing.  The Land Use Map defines the immediate half mile 
area around the subject property north of D Road as Residential Low and Residential 
Medium and the area south of D Road as Residential Medium.

Staff finds that there is an adequate supply of R-8 zoning as defined above and 
therefore finds this criterion has not been met.

(5)    The community or area, as defined by the presiding body, will derive benefits from 
the proposed amendment.  
Annexation and zoning of the properties will create additional land within the City limits 
for city growth and it helps fill in the patchwork of unincorporated and/or urban area that 
is adjacent to the City limits.  The annexation is also consistent with the City and 
County 1998 Persigo Agreement. The requested zone district provides housing within a 
range of density that has been defined as urban densities in the 2020 One Grand 
Junction Comprehensive Plan and is consistent with the needs of the community.  This 
principle is supported and encouraged by the Comprehensive Plan and furthers the 
plan’s goal of promoting a diverse supply of housing types that meet the needs of all 
ages, abilities, and incomes identified in Plan Principle 5: Strong Neighborhoods and 
Housing Choice, Chapter 2 of the Comprehensive Plan.

Therefore, Staff finds that this criterion has been met.

Section 21.02.160 (f) of the Grand Junction Zoning and Development Code provides 
that the zoning of an annexation area shall be consistent with the adopted 
Comprehensive Plan and the criteria set forth.  Though the R-12 zone district as well 
the CSR and Mixed Use zone Districts could be considered in a Residential Medium 
Land Use area, the R-8 zone district is consistent with the recommendations of the 
Plan’s Land Use Map, compatible with the surrounding neighborhood and provides for 
housing on a smaller residential lot, thereby providing more housing to the community.
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Consistency with Comprehensive Plan

Further, the zoning request is consistent with the following chapters, goals and 
principles of the Comprehensive Plan:

Chapter 2
Plan Principle 3: Responsible and Managed Growth
    Goal: Support fiscally responsible growth and annexation policies that promote a 
compact pattern of growth…and encourage the efficient use of land.
    Goal: Encourage infill and redevelopment to leverage existing infrastructure.

Plan Principle 5: Strong Neighborhoods and Housing Choices
    Goal: Promote more opportunities for housing choices that meets the needs of 
people of all ages, abilities, and incomes.

Chapter 3
Intensification and Tiered Growth Plan.  Subject property is located within Tier 2 – In 
Tier 2, the City should promote the annexation of those parcels which are surrounded 
by, and or have direct adjacency to, the City limits of Grand Junction.  Annexation and 
development of these parcels will provide development opportunities while minimizing 
the impact on infrastructure and City services.

Relationship to Existing Zoning.  Requests to rezone properties should be considered 
based on the Implementing Zone Districts assigned to each Land Use Designation.
•    Guide future zoning changes. Requests for zoning changes are required to 
implement the Comprehensive Plan.

RECOMMENDATION AND FINDINGS OF FACT  
After reviewing the Keyser Court Zone of Annexation, ANX-2021-877 request for the 
properties located at 3110 through 3117 Keyser Court from County Planned Unit 
Development (PUD) to a City R-8 (Residential – 8 du/ac), the following findings of facts 
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 Zone of Annexation request for the property located at 3110 
through 3117 Keyser Court, City file number ANX-2021-877, I move that the Planning 
Commission forward a recommendation of approval to City Council with the findings of 
fact as listed in the staff report.
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Attachments
 

1. Development Application
2. Annexation Schedule - Table - Keyser Court Annexation
3. Keyser Court Annexation Plat 2022-01-27
4. Site Maps and Photo
5. ORD-Zoning - Keyser Court Annex
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215 Pitkin Avenue, Unit 201
Grand Junction, CO 81501

Phone: 970.241.4722
Fax: 970.241.8841

RIVER CITY
C    O    N    S    U    L   T    A    N    T    S

www.rccwest.com
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From: DAVID GROSS
To: Scott Peterson
Subject: River bend replat meeting notes.
Date: Friday, October 1, 2021 3:48:48 PM

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

River bend replat meeting notes.

Meeting started at 5:32pm at 2518 monument road with Scott Mavor (neighbor), Eric Johnson
(neighbor), Scott Peterson (City of Grand Junction), Jarrod Whelan (River city engineering),
and David Gross (developer) in attendance.

David Gross went through the general development, finishing the recorded 8 lots on Keyser
court, and the re-plat of the remaining acreage.

Scott Mavor raised questions on time frame, current bad drainage at the end of Dry fork, and
general engineering.

Eric Johnson asked about traffic during construction concerns, time frame, and river trail
access.

Jarrod Whelan talked about general layout, drainage, river access and construction traffic.

Eric Johnson and Scott Mavor offered some details on where the irrigation currently runs in
the development. 

Both neighbors seemed open to the development and the answers they received.

Meeting wrapped up at approximately 6:05 pm

1. Keith was guy I talked to about irrigation 970-523-4597

Thanks!
Dave Gross
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144 Realty
970-201-1853
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Site Location Map

Site

D Road

City Limits

River Bend 
Subdivision

31 R
oad

River Walk 
Subdivision
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KEYSER COURT ANNEXATION SCHEDULE 
March 2, 2022 Referral of Petition (30 Day Notice), Introduction of a Proposed 

Ordinance, Exercising Land Use  
March 8, 2022 Planning Commission considers Zone of Annexation 

March 16, 2022 Introduction of a Proposed Ordinance on Zoning by City Council 

April 6, 2022 Acceptance of Petition and Public Hearing on Annexation and Zoning 
by City Council 

May 8, 2022 Effective date of Annexation and Zoning 

ANNEXATION SUMMARY 
File Number: ANX-2021-877 
Location: 3110 through 3117 Keyser Court 

Tax ID Numbers: 
2943-222-05-020; 2943-222-05-019; 2943-222-05-018; 2943-222-05-
017; 2943-222-05-013; 2943-222-05-014; 2943-222-05-015; 2943-
222-05-016 

# of Parcels: 8 
Existing Population: 0 
# of Parcels (owner occupied): 0 
# of Dwelling Units: 0 
Acres land annexed: 1.83 
Developable Acres Remaining: 1.22 
Right-of-way in Annexation: 0.61 (future Crystal Drive and future Keyser Court) 

Previous County Zoning: PUD 
Proposed City Zoning: R-8 
Current Land Use: Vacant 
Comprehensive Plan Land Use: Residential Medium 

Values: 
Assessed: $34,800 
Actual: $120,000 

Address Ranges: 3110, 3111, 3112, 3113, 3114, 3115, 3116, 3117 
Keyser Court 

Special 
Districts: 

Water: Clifton Water 
Sewer: City 
Fire:  Clifton Fire District 
Irrigation/Drainage: Grand Valley Irrigation Company (GVIC) 
School: District 51 

Pest: Grand River Mosquito District & Upper Grand Valley 
Pest 

 Other: Colorado River Water Conservancy 
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2943-222-05-011
BK Holdings II, LLLP

3114 Stillwater Avenue
(Rec. No. 2967047)

11

2943-222-05-010
BK Holdings II, LLLP

3116 Stillwater Avenue
(Rec. No. 2967047)

10

2943-222-05-009
BK Holdings II, LLLP

3118 Stillwater Avenue
(Rec. No. 2967047)

9 8

2943-222-05-007
Brittney J. Roedell

3811
2 Dry Fork Way

(Rec. No. 2794251)

7

2943-222-05-006
Jacob A. Cadelina
383 Dry Fork Way

(Rec. No. 2889165)

6

2943-222-05-005
Donald A. James

3831
2  Dry Fork Way

(Rec. No. 2419771)

5

2943-222-05-004
Donald K. McKay
385 Dry Fork Way

(Rec. No. 1589754)
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CURVE ARC RADIUS DELTA CHORD BRG./LENGTH
C1 84.78' 650.68' 07°27'55" N14°56'57"W - 84.72'
C2 135.39' 700.68' 11°04'14" N05°51'52"W - 135.18'
C3 113.31' 265.00' 24°29'57" N11°55'15"E - 112.45'
C4 76.75' 215.00' 20°27'09" S13°59'35"W - 76.34'
C5 44.22' 40.00' 63°20'43" S00°18'09"W - 42.01'

N89°53'36"W                                                                                                  1,307.44'
SW Corner NW1

4 NW1
4

Sec. 22, T1S, R1E, U.M.

S55°15'50"E                                                                                                   691.24'

P.O.C. ANNEXATION
SE Corner NW1

4 NW1
4

Sec. 22, T1S, R1E, U.M.

Westerly Right-of-Way
Crystal Drive

South Line NW1
4 - NW1

4 Sec. 22, T1S, R1E, U.M.
(Basis of Bearing - S89°54'30"W)
Mesa Co. Local Coord. System

BLOCK               22943-222-05-021
Keith M. Maxfield
3113 Castle Court

(Rec. No. 1804915) 2943-222-05-022
Juan C. Valdez

3115 Castle Court
(Rec. No. 2619767)

2943-222-05-023
Patrick T. Michael
3117 Castle Court

(Rec. No. 1832059)
2943-222-05-024
Jason W. Carlson
3119 Castle Court

(Rec. No. 3000064)

2943-222-10-000

2943-222-09-000

RIVER BEND ANNEXATION NO. 3
(ORDINANCE NO. 4077)

(SE Cor. - Lot 16 River Bend - Blk. 2)
(NE Cor. River Bend Annex. No. 2)

2943-222-00-102
Division of Wildlife & Wildlife Commission

(Rec. No. 2038721)

2943-222-28-098
3125 D Road, LLC

Lot 98 - River Walk Sub. F2
(Rec. No. 298893)

RIVER W
ALK

 SUBDIVISIO
N - F

2

(R
ec

. N
o. 

29
88

89
3)

48 47

46

45

44

4342

TRACT C

SILVER  CREEK  LANE

12

11

10

HERON'S NEST ANNEXATION NO. 1
(ORDINANCE NO. 4044)

9

8

RIVER W
ALK

 SUBDIVISIO
N - F

1

(R
ec

. N
o. 

29
04

00
7)

BL
O

C
K 

   
   

   
   

  1

R
IV

ER
 B

EN
D

(P
la

t B
oo

k 
13

, P
ag

es
 8

5-
86

)

15.00'
N00°08'48"E

01//27/2022

CVW 01/27/2022

DATE:APPROVED BY:

DRAWN BY:

CHECKED BY:

DESIGNED BY:

DATE:

DATE:

DATE: 160'060' 30'
NOTICE:
ACCORDING TO COLORADO LAW ANY LEGAL ACTION BASED UPON ANY DEFECT
FOUND IN THIS SURVEY MUST COMMENCE WITHIN THREE (3) YEARS AFTER THE
DISCOVERY OF SUCH DEFECT.  IN NO EVENT MAY ANY ACTION BASED UPON ANY
DEFECT FOUND IN THIS SURVEY BE COMMENCED MORE THAN TEN (10) YEARS
FROM THE DATE OF THE CERTIFICATION SHOWN HEREON.

NCW

RBP 01/27/2022

SCALE: 1" = 60'
LINEAL UNITS = U.S. SURVEY FOOT

OF

1

KEYSER COURT ANNEXATION

SURVEY ABBREVIATIONS

P.O.C. POINT OF COMMENCEMENT
P.O.B. POINT OF BEGINNING
R.O.W. RIGHT OF WAY
SEC. SECTION
TWP. TOWNSHIP
RGE. RANGE
U.M. UTE MERIDIAN
NO. NUMBER
REC. RECEPTION

Located in the NW 1/4 NW 1/4 SECTION 22, TOWNSHIP 1 SOUTH, RANGE 1 EAST,
UTE MERIDIAN, COUNTY OF MESA, STATE OF COLORADO

THIS IS NOT A BOUNDARY SURVEY

RENEE BETH PARENT DATE
STATE OF COLORADO - PL.S. NO. 38266
FOR THE CITY OF GRAND JUNCTION
333 WEST AVENUE - BLDG. C
GRAND JUNCTION, CO. 81501

NOTE:
THE DESCRIPTION(S) CONTAINED HEREIN HAVE BEEN DERIVED FROM
SUBDIVISION PLAT, DEED DESCRIPTIONS & DEPOSIT SURVEYS AS THEY APPEAR IN
THE OFFICE OF THE MESA COUNTY CLERK & RECORDER.  THIS PLAT OF
ANNEXATION DOES NOT CONSTITUTE A LEGAL BOUNDARY SURVEY, AND IS NOT
INTENDED TO BE USED AS A MEANS OF ESTABLISHING OR VERIFYING PROPERTY
BOUNDARY LINES.

ORDINANCE NO.
XXXX

KEYSER COURT ANNEXATION

EFFECTIVE DATE
FEBRUARY XX, 2022

AREAS OF ANNEXATION
ANNEXATION PERIMETER 1,534.85 FT.
CONTIGUOUS PERIMETER 477.05 FT.
AREA IN SQUARE FEET 79,783 FT2

AREA IN ACRES 1.83
AREA WITHIN R.O.W. 26,768 FT2

0.61 ACRES

LEGEND
ANNEXATION
BOUNDARY

SITE LOCATION MAP

LEGAL DESCRIPTION

SCALE: 1" = 800'

A parcel of land being Lots 13, 14, 15, 16, 17, 18, 19 & 20, Block 2, River Bend, a plat filed for record under Reception Number 1305204 in Mesa
County, Colorado and Right-of-Ways being Keyser Court (platted as Crystal Court of said River Bend) and a portion of Crystal Drive of said River
Bend, located in the Northwest Quarter of the Northwest Quarter (NW1/4 NW1/4) of Section 22, Township 1 South, Range 1 East, Ute Meridian,
Mesa County, Colorado, more particularly described as follows:
Commencing at the Southeast Corner of said NW1/4 NW1

4 and assuming the South Line of said NW1
4 NW1

4 Section 22 bears S89°54'30"W with all
other bearings herein being relative thereto; thence N55°15'50”W, a distance of 691.24 feet to the Southeast Corner of said Lot 16 and being the
Northeast Corner of RIVER BEND ANNEXATION NO. 2, ORDINANCE 4076 and the Point of Beginning;
thence along the Northerly line of said RIVER BEND ANNEXATION NO. 2 the following four (4) courses:
1) N89°51'12"W along the South line of said Lots 14, 15 & 16, a distance of 267.00 feet;
2) S70°09'19"W along the South line of said Lot 13, a distance of 75.27 feet to a point on the Easterly Right-of-Way boundary of said Crystal
Drive;
3) Northwesterly along the arc of a 650.68 foot radius curve concave Northeasterly, a distance of 84.78 feet thru a central angle of 07°27'55"
whose chord bears N14°56'57"W, a distance of 84.72 feet and being the Westerly boundary of said Lot 13;
4) S76°09'23"W, a distance of 50.00 feet to a point on the Westerly Right-of-Way boundary of said Crystal Drive;
thence along said Westerly Right-of-Way boundary of Crystal Drive for the following two (2) courses:
1) Northwesterly along the arc of a 700.68 foot radius curve concave Easterly, a distance of 135.39 feet to a point of compound curvature thru a
central angle of 11°04'14" whose chord bears N05°51'52"W, a distance of 135.18 feet;
2) Northeasterly along the arc of a 265.00 foot radius curve concave Easterly, a distance of 113.31 feet thru a central angle of 24°29'57" whose
chord bears N11°55'15”E, a distance of 112.45 feet;
thence S65°49'45”E, a distance of 50.00 feet to a point on the Easterly Right-of-Way boundary of Crystal Drive, thence Southwesterly along the
arc of a 215.00 foot radius curve concave Easterly along said Easterly Right-of-Way boundary of Crystal Drive, a distance of 76.75 feet to the
Northwest corner of said Lot 20 thru a central angle of 20°27'09" whose chord bears S13°59'35"W, a distance of 76.34 feet; thence S89°51'12"E
along the North line of said Lots 18, 19 & 20, a distance of 248.74 feet to a point on the West line said Lot 17;
thence along the boundary of said Lot 17 for the following three (3) courses:
1) N00°08'48"E, a distance of 15.00 feet;  2) S89°51'12"E, a distance of 95.00 feet;
3) S18°02'37"W, a distance of 95.72 feet to a point on the Cul-de-Sac Right-of-Way boundary of Keyser Court;  thence Southwesterly along the
arc of a 40.00 foot radius curve concave Westerly along said Right-of-Way boundary of Keyser Court, a distance of 44.22 feet thru a central angle
of 63°20'43" whose chord bears S00°18'09"W, a distance of 42.01 feet to the Northeast Corner of said Lot 16; thence along the boundary of said
Lot 16 for the following two (2) courses:  1) S58°02'45"E, a distance of 68.15 feet;  2) S00°08'48"W, a distance of 40.00 feet to the Point of
Beginning.

Said Parcel of land CONTAINING 79,783 Square Feet or 1.83 Acres, more or less, as described.

60'060' 30'

SCALE: 1" = 100'
LINEAL UNITS = U.S. SURVEY FOOT

SQ. FT. SQUARE FEET
Δ= CENTRAL ANGLE
RAD. RADIUS
ARC ARC LENGTH
CHD. CHORD LENGTH
CHB. CHORD BEARING
BLK. BLOCK
P.B. PLAT BOOK
BK. BOOK
PG. PAGE
HOR. DIST. HORIZONTAL DISTANCE

333 WEST AVENUE - BLDG. C
GRAND JUNCTION, CO. 81501

ANNEXATION
AREA

EXISTING
CITY LIMITS

RBP 01/27/2022

ANNEXATION
SITE

Located in the NW 1/4 NW 1/4 SECTION 22, TOWNSHIP 1 SOUTH, RANGE 1 EAST,
UTE MERIDIAN, COUNTY OF MESA, STATE OF COLORADO

Packet Page 27



D RD D RD

CR
YS

TA
L

D
R

W
IN

D
 R

IV
ER

 D
R

PLATTE RIVER DR

TEAL CT

SUNNYSIDE

CIR

H
ID

D
EN

 R
IV

ER
 D

R

SWEETWATER AVE

D
RY

 F
O

R
K

 W
AY

31
 R

D

CASTLE CT

KEYSER CT

YAMPA WAY

SUNNYSIDECT

KEYSER COURT ANNEXATION

G:\GIS\ADMINISTRATION\ANNEXATION\ANNEXATION.aprx

Date Created: 2/23/2022´ 0 200 400 Feet Annexation City Limits
Packet Page 28



D RD D RD

CR
YS

TA
L

D
R

W
IN

D
 R

IV
ER

 D
R

PLATTE RIVER DR

TEAL CT

SUNNYSIDE

CIR

H
ID

D
EN

 R
IV

ER
 D

R

SWEETWATER AVE

D
RY

 F
O

R
K

 W
AY

31
 R

D

CASTLE CT

KEYSER CT

YAMPA WAY

SUNNYSIDECT

KEYSER COURT ANNEXATION

G:\GIS\ADMINISTRATION\ANNEXATION\ANNEXATION.aprx

Date Created: 2/23/2022´ 0 200 400 Feet Annexation City Limits
Packet Page 29



Residential
Medium

Residential
Medium Residential

Low
Residential

Low

Residential
Medium

Residential
Medium

P
ar

k
s 

an
d

O
p

en
 S

p
ac

e
P

ar
k

s 
an

d
O

p
en

 S
p

ac
e

D RD

CR
YS

TA
L 

DR

W
IN

D
 R

IV
ER

 D
R

TEAL CT

SU
N

N
YS

ID
E 

C
IR

H
ID

D
EN

 R
IV

ER
 D

R

SWEETWATER AVE

D
RY

 F
O

R
K

 W
AY

31
 R

D
CASTLE CT

KEYSER CT

YAMPA WAY

KEYSER COURT ANNEXATION - LAND USE

G:\GIS\ADMINISTRATION\ANNEXATION\ANNEXATION.aprx

Date Created: 2/23/2022´ Annexation Boundary0 200 400 Feet

Packet Page 30



D RD

CR
YS

TA
L

D
R

W
IN

D
R

IV
ER

D
R

TEAL CT

SU
N

N
YS

ID
E 

C
IR

H
ID

D
EN

 R
IV

ER
 D

R

SWEETWATER AVE

D
RY

 F
O

R
K

 W
AY

31
 R

D
CASTLE CT

KEYSER CT

YAMPA WAY

R-5

R-8

R-8

AFT

RMF-5RMF-5PUD

PUD

RSF-R

RSF-R

RSF-R

KEYSER COURT ANNEXATION - ZONING

G:\GIS\ADMINISTRATION\ANNEXATION\ANNEXATION.aprx

Date Created: 2/23/2022´ 0 200 400 Feet
Annexation City Zoning County Zoning

Packet Page 31



 

Google Street View from the southern terminus of Crystal Drive looking south into the annexation area. 
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CITY OF GRAND JUNCTION, COLORADO

ORDINANCE NO.  _______

AN ORDINANCE ZONING KEYSER COURT ANNEXATION
LOCATED ON A PROPERTY AT 3110 THROUGH 3117 KEYSER COURT

TO R-8 (RESIDENTIAL – 8 DU/AC) ZONE DISTRICT

Recitals:

The property owner has petitioned to annex their 1.83 acres into the City limits.  The 
annexation is referred to as the “Keyser Court Annexation.”

After public notice and public hearing as required by the Grand Junction Zoning & 
Development Code, the Grand Junction Planning Commission recommended zoning the 
Keyser Court Annexation consisting of 1.83 acres from County Planned Unit Development 
(PUD) to R-8 (Residential – 8 du/ac) finding that both the R-8 zone district conforms with the 
designation of Residential Medium as shown on the Land Use Map of the Comprehensive Plan 
and conforms with its designated zone with the Comprehensive Plan’s goals and policies and 
is generally compatible with land uses located in the surrounding area.  

After public notice and public hearing, the Grand Junction City Council finds that the R-8 
(Residential – 8 du/ac) zone districts, is in conformance with at least one of the stated criteria 
of Section 21.02.140 of the Grand Junction Zoning & Development Code for the parcel as 
designated.

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

ZONING FOR THE KEYSER COURT ANNEXATION

The following parcel in the City of Grand Junction, County of Mesa, State of Colorado is 
hereby zoned as follows:

Perimeter Boundary Legal Description
Keyser Court Annexation

A parcel of land being Lots 13, 14, 15, 16, 17, 18, 19 & 20, Block 2, River Bend, a plat filed for 
record under Reception Number 1305204 in Mesa County, Colorado and Right-of-Ways being 
Keyser Court (platted as Crystal Court of said River Bend) and a portion of Crystal Drive of 
said River Bend, located in the Northwest Quarter of the Northwest Quarter (NW1/4 NW1/4) of 
Section 22, Township 1 South, Range 1 East, Ute Meridian, Mesa County, Colorado, more 
particularly described as follows:
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Commencing at the Southeast Corner of said NW1/4 NW1/4 and assuming the South Line of 
said NW1/4 NW1/4 Section 22 bears S89°54'30"W with all other bearings herein being relative 
thereto; thence N55°15'50”W, a distance of 691.24 feet to the Southeast Corner of said Lot 16 
and being the Northeast Corner of RIVER BEND ANNEXATION NO. 2, ORDINANCE 4076 
and the Point of Beginning;
thence along the Northerly line of said RIVER BEND ANNEXATION NO. 2 the following four 
(4) courses:
1) N89°51'12"W along the South line of said Lots 14, 15 & 16, a distance of 267.00 feet;  
2) S70°09'19"W along the South line of said Lot 13, a distance of 75.27 feet to a point on the 
Easterly Right-of-Way boundary of said Crystal Drive;
3) Northwesterly along the arc of a 650.68 foot radius curve concave Northeasterly, a distance 
of 84.78 feet thru a central angle of 07°27'55" whose chord bears N14°56'57"W, a distance of 
84.72 feet and being the Westerly boundary of said Lot 13;
4) S76°09'23"W, a distance of 50.00 feet to a point on the Westerly Right-of-Way boundary of 
said Crystal Drive;
thence along said Westerly Right-of-Way boundary of Crystal Drive for the following two (2) 
courses:
1) Northwesterly along the arc of a 700.68 foot radius curve concave Easterly, a distance of 
135.39 feet to a point of compound curvature thru a central angle of 11°04'14" whose chord 
bears N05°51'52"W, a distance of 135.18 feet; 
2) Northeasterly along the arc of a 265.00 foot radius curve concave Easterly, a distance of 
113.31 feet thru a central angle of 24°29'57" whose chord bears N11°55'15”E, a distance of 
112.45 feet;  
thence S65°49'45”E, a distance of 50.00 feet to a point on the Easterly Right-of-Way boundary 
of Crystal Drive, thence Southwesterly along the arc of a 215.00 foot radius curve concave 
Easterly along said Easterly Right-of-Way boundary of Crystal Drive, a distance of 76.75 feet 
to the Northwest corner of said Lot 20 thru a central angle of 20°27'09" whose chord bears 
S13°59'35"W, a distance of 76.34 feet; thence S89°51'12"E along the North line of said Lots 
18, 19 & 20, a distance of 248.74 feet to a point on the West line said Lot 17; 
thence along the boundary of said Lot 17 for the following three (3) courses:
1) N00°08'48"E, a distance of 15.00 feet;  2) S89°51'12"E, a distance of 95.00 feet;
3) S18°02'37"W, a distance of 95.72 feet to a point on the Cul-de-Sac Right-of-Way boundary 
of Keyser Court;  thence Southwesterly along the arc of a 40.00 foot radius curve concave 
Westerly along said Right-of-Way boundary of Keyser Court, a distance of 44.22 feet thru a 
central angle of 63°20'43" whose chord bears S00°18'09"W, a distance of 42.01 feet to the 
Northeast Corner of said Lot 16; thence along the boundary of said Lot 16 for the following two 
(2) courses:  1) S58°02'45"E, a distance of 68.15 feet;  2) S00°08'48"W, a distance of 40.00 
feet to the Point of Beginning.

Said Parcel of land CONTAINING 79,783 Square Feet or 1.83 Acres, more or less, as 
described.

INTRODUCED on first reading this _____ day of _________, 2022 and ordered published in 
pamphlet form.
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ADOPTED on second reading this  day of _________, 2022 and ordered published in 
pamphlet form.
 

____________________________
C.B. McDaniel
President of the Council

ATTEST:

____________________________
Wanda Winkelmann
City Clerk

Packet Page 35


