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G R A N D J U N C TI O N P L A N NI N G C O M MI S SI O N  

J a n u ar y 1 0, 2 0 2 3, 5: 3 0 P M

MI N U T E S

T h e m e eti n g of t h e Pl a n ni n g C o m mi s si o n w a s c all e d t o or d er at 5: 3 3 p. m. b y C o m mi s si o n er 

T e s k e.

T h o s e pr e s e nt w er e Pl a n ni n g C o m mi s si o n er s; A n dr e w T e s k e, K e n S ci s s or s, Ki m b erl y H er e k, 

S a n dr a W e c k erl y, S h a n o n S e cr e st, J B P hilli p s, a n d M el a ni e D u y v ej o n c k. 

Al s o pr e s e nt w er e J a mi e B e ar d ( Cit y Att or n e y), F eli x L a n dr y ( Pl a n ni n g S u p er vi s or), D a v e 

T h or nt o n ( Pri n ci p al Pl a n n er), Ni c ol e G al e h o u s e ( Pri n ci p al Pl a n n er), S c ott P et er s o n ( S e ni or 

Pl a n n er), D a ni A c o st a ( S e ni or Pl a n n er), a n d J a c o b K a pl a n ( Pl a n ni n g T e c h ni ci a n).

T h er e w er e 2 8 m e m b er s of t h e p u bli c i n att e n d a n c e, a n d 2 virt u all y.

C O N S E N T A G E N D A                                                                                                                       _

1. A p pr o v al of Mi n ut e s                                                                                                                     _

Mi n ut e s of Pr e vi o u s M e eti n g( s) fr o m D e c e m b er 1 3, 2 0 2 2.

2. E a gl e E st at e s E xt e n si o n R e q u e st                                                                         S U B- 2 0 1 7- 6 0 5                                                                                            

C o n si d er a R e q u e st b y N or m al Br ot h er s, L L C t o E xt e n d f or O n e- Y e ar u ntil J a n u ar y 1 1, 2 0 2 4 t h e 

C o n diti o n al A d mi ni str ati v e A p pr o v al t o R e c or d t h e Pl at f or E a gl e E st at e s, 1 0 L ot s o n 5. 4 4 a cr e s 

i n a n R- 2 ( R e si d e nti al- 2 d u/ a c) z o n e di stri ct.

R E G U L A R A G E N D A                                                                                                                       _

1.  Gr a n d V all e y E st at e s A n n e x ati o n                                                                           A N X- 2 0 2 2- 4 7 8                                                                                           

C o n si d er a r e q u e st b y Gr a n d J u n cti o n V e nt ur e L L C t o z o n e 1 7. 4 2 a cr e s fr o m C o u nt y R e si d e nti al 

Si n gl e F a mil y – 4 ( R S F- 4) t o R- 1 2 ( R e si d e nti al – 1 2 d u/ a c) l o c at e d at t h e n ort h e a st c or n er of 3 1 

R o a d a n d E ½ R o a d.

St aff Pr e s e nt ati o n

Ni c ol e G al e h o u s e, Pri n ci p al Pl a n n er, i ntr o d u c e d e x hi bit s i nt o t h e r e c or d a n d pr o vi d e d a 

pr e s e nt ati o n r e g ar di n g t h e r e q u e st. A d diti o n all y, s h e g a v e a bri ef hi st or y of t h e p u bli c n oti c e 

a cti viti e s f or t hi s it e m.

A p pli c a nt T y J o h n s o n w a s pr e s e nt a n d a v ail a bl e f or q u e sti o n s/ c o m m e nt s.

C o m mi s si o n er S e cr e st m a d e t h e f oll o wi n g m oti o n “I’ll m a k e a m oti o n t o a p pr o v e t h at t h e pr o p er 

n otifi c ati o n w a s pr o vi d e d.”

C o m mi s si o n er S ci s s or s s e c o n d e d; m oti o n p a s s e d 7- 0. 

Q u e sti o n s f or st aff
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C o m mi s si o n er W e c k erl y a s k e d st aff t o el a b or at e o n t h e p orti o n of t h e pr e s e nt ati o n p ert ai ni n g t o 

r o a d i m pr o v e m e nt s.

C o m mi s si o n er S ci s s or s a s k e d t h e a p pli c a nt w h at t h e a d v a nt a g e s of z o ni n g R- 1 2 ar e.

C o m mi s si o n er T e s k e a s k e d t h e a p pli c a nt w h y t h e y w er e r e q u e sti n g R- 1 2 i n st e a d of t h e 

pr e vi o u sl y r e q u e st e d R- 8 z o ni n g.

P u bli c H e ari n g

T h e p u bli c h e ari n g w a s o p e n e d at 5: 0 0 p. m. o n T u e s d a y, J a n u ar y 3, 2 0 2 3, vi a 

w w w. G J S p e a k s. or g.

C arr oll A a m ol d r e m ar k e d o n t h e d o w n si d e s of t h e sit e f or d e v el o p m e nt. S p e cifi c all y, h e n ot e d t h e 

p ot e nti al fl o o di n g i s s u e s fr o m L e wi s W a s h, t h e i n cr e a s e d tr affi c/ p ar ki n g i s s u e s, a n d s af et y f or 

p e d e stri a n s tr yi n g t o cr o s s o n E ½ R o a d.

St u art F o st er c o m m e nt e d t h at t h e R- 1 2 z o n e d e si g n ati o n w o ul d b e i n c o m p ati bl e wit h t h e e xi sti n g 

s urr o u n di n g l a n d u s e s. H e al s o s p o k e a b o ut t h e c urr e nt s af et y a n d tr affi c i s s u e s o n E ½ R o a d 

t h at m a y b e e x a c er b at e d b y d e v el o p m e nt. H e m e nti o n e d t h e n ei g h b or h o o d s n e ar C ol or a d o M e s a 

U ni v er sit y a n d n ot e d t h e diff er e n c e s i n c h ar a ct er b et w e e n t h o s e n ei g h b or h o o d s a n d t h e o n e i n 

q u e sti o n.

R. C. B u c kl e y i ntr o d u c e d a p etiti o n o p p o si n g t h e d e v el o p m e nt a n d s p o k e a b o ut t h e l a c k of 

n otifi c ati o n. H e n ot e d t h at t h e n e ar e st d e v el o p m e nt t h at m at c h e d t h e si z e of t h e o n e pr o p o s e d 

w a s 3 mil e s a w a y. H e w o n d er e d w h y t h e a cr e a g e of t h e p ar c el w a s i n cr e a si n g o v er ti m e a n d 

c o m p ar e d t h e pr o p o s e d n u m b er of u nit s f or t h e sit e wit h t h at of t h e E a st br o o k s u b di vi si o n. 

R o s e m ar y B o ni n e r e q u e st e d t h at t h e pr o p ert y b e a n n e x e d t o R- 5. S h e st at e d t h at E ½ R o a d i s 

c urr e ntl y t h e 3 r d l ar g e st r o ut e f or e a st- w e st b o u n d tr affi c a n d t h at it i s n ot c urr e ntl y wi d e e n o u g h 

f or t ur n l a n e s, si d e w al k s, a n d p at h s. S h e s ai d t h e e xi sti n g i nfr a str u ct ur e a n d a m e niti e s ar e 

o v er w h el m e d a n d w o n d er e d if p oli c e/fir e w o ul d b e a bl e t o k e e p u p wit h t h e p ot e nti al ri s e i n cri m e. 

S h e p oi nt e d t o “ E a st St at e s G ar d e n Or c h ar d s” a s r e a s o n t o c h a n g e t h e z o ni n g t o R- 5.

R o d H o o v er c o m m e nt e d t h at 3 1 R o a d h a d b e e n pl a n n e d t o b e r el o c at e d o n t h e E a st si d e of 

L e wi s W a s h. H e s ai d t h at h e h a d n ot h e ar d a n yt hi n g a b o ut a r o u n d a b o ut at 3 1 R o a d a n d E ½ 

R o a d a n d e x pr e s s e d t h at h e w o ul d li k e t o b e b ett er i nf or m e d i n t h e f ut ur e. H e br o u g ht u p t h at t h e 

o w n er of t h e pr o p ert y a cr o s s E 1/ 2 R o a d w a s w aiti n g t o s e e w h at t h e pl a n w a s f or t h e pr o p ert y i n 

q u e sti o n, a n d w orri e d t h at a n ot h er l ar g e d e v el o p m e nt mi g ht f oll o w s uit.

Li s a C ot hr u n r e q u e st e d t h at t h e pl a n ni n g c o m mi s si o n er s vi sit L o n g’ s P ar k. S h e m e nti o n e d t h at 

t h er e w a s wil dlif e i n h a biti n g L e wi s W a s h a n d a s k e d t h at t h e d e v el o p er f a ct or t h at i nt o t h eir pl a n s.

M ar c B a k er c o m m e nt e d t h at h e w a s n’t p arti c ul arl y c o n c er n e d a b o ut a n R- 8 z o ni n g b ut w a s 

w orri e d a b o ut t h e i m p a ct a n d R- 1 2 z o ni n g mi g ht h a v e. H e r e m ar k e d o n t h e si z e a n d l o c ati o n of 

t h e p u bli c n oti c e si g n.
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J o e J o n e s br o u g ht u p t h e i m p ort a n c e of t h e q u alit y of lif e i n Gr a n d J u n cti o n a n d t h e i m p a ct t hi s 

s u b di vi si o n w o ul d h a v e. H e al s o s p o k e a b o ut t h e e xi sti n g tr affi c pr o bl e m s i n t h e ar e a.

D a v e D e ar b or n q u e sti o n e d t h e n oti ci n g di st a n c e f or pr o p erti e s a dj a c e nt t o t h e pr o p o s e d 

s u b di vi si o n. H e e c h o e d c o n c er n s of c ar a c ci d e nt s at 3 1 a n d E ½ R o a d d u e t o i n cr e a s e d tr affi c.

L a b e c c a J o n e s s p o k e wit h t h e A u d o b a h n s o ci et y o n t h e e n d a n g er e d wil dlif e i n t h e ar e a. S h e al s o 

e x pr e s s e d c o n c er n s a b o ut t h e pr o xi mit y of t h e n e w d e v el o p m e nt t o L e wi s W a s h a n d t h e d a n g er s 

it c o ul d p o s e t o c hil dr e n a n d p et s.

S c ott R aff ert y li st e d a n u m b er of a c ci d e nt s h e h a s s e e n al o n g 3 1 R o a d a n d at t h e i nt er s e cti o n 

wit h E ½ R o a d. H e e x pr e s s e d t h at h e w o ul d li k e t o s e e d e v el o p m e nt of si n gl e-f a mil y h o m e s 

i n st e a d of a p art m e nt s.

Mil e s C ot hr u n n ot e d t h at 3 1 R o a d i s t h e m ai n t h or o u g hf ar e f or tr affi c m o vi n g fr o m P att er s o n t o E 

½ R o a d. H e c o m m e nt e d o n t h e n oi s e a n d cri m e at L o n g’ s P ar k. H e al s o c o m m e nt e d o n t h e vi e w s 

fr o m hi s pr o p ert y.

T h e p u bli c h e ari n g w a s cl o s e d at 7: 1 0 p. m. o n J a n u ar y 1 0, 2 0 2 3.

Di s c u s si o n

A p pli c a nt T y J o h n s o n n ot e d t h at t h er e ar e p e n di n g i m pr o v e m e nt s t o 3 1 R o a d a n d E ½ R o a d. H e 

al s o n ot e d t h at t h er e w o ul d b e a n i n- d e pt h sit e pl a n r e vi e w pri or t o a n y d e v el o p m e nt. H e 

r eit er at e d t h at t h e R- 1 2 z o n e i s m or e d e sir a bl e t h a n R- 8 gi v e n t h e r el a x e d l ot r e q uir e m e nt s a n d 

t h e sit e’ s pr o xi mit y t o a m e niti e s. H e n ot e d t h at t h er e i s a h o u si n g s h ort a g e i n Gr a n d J u n cti o n, a n d 

t hi s d e v el o p m e nt w o ul d pr o vi d e m a n y n e w u nit s f or r e si d e nt s.

C o m mi s si o n er W e c k erl y i n q uir e d a b o ut t h e “ sli v er” of t h e p ar c el a s s h o w n o n t h e st aff 

pr e s e nt ati o n. S h e r e q u e st e d c o nfir m ati o n t h at t h e 3 1 R o a d i m pr o v e m e nt s w o ul d o c c ur t hr o u g h 

d e v el o p m e nt of t h e a dj a c e nt pr o p erti e s. S h e w o n d er e d w h et h er t h e Cit y or C o u nt y w o ul d b e 

r e s p o n si bl e f or c o m pl eti o n of 3 1 R o a d i m pr o v e m e nt s. S h e r eit er at e d t h at t h e R- 1 2 z o n e d o e s n ot 

all o w f or Si n gl e- F a mil y d et a c h e d h o m e s. S h e li st e d t h e a p pr o v al crit eri a a n d el a b or at e d o n t h e 

w a y s i n w hi c h t h e d e v el o p m e nt m et or di d n ot m e et t h e m.

C o m mi s si o n er D u y v ej o n c k a s k e d a b o ut t h e pr o p o s e d 3 1 R o a d e xt e n si o n. S h e s ai d s h e t h e 

“ effi ci e nt a n d c o n n e cti v e tr a n s p ort ati o n” w o ul d b e w ort h m or e c o n si d er ati o n if t h e i m pr o v e m e nt s 

t o 3 1 R o a d c o nti n u e d all t h e w a y t o P att er s o n. S h e e x pr e s s e d a gr e e m e nt wit h t h e c o m m u nit y t h at 

t h e n e w d e v el o p m e nt w o ul d n ot b e c o m p ati bl e wit h t h e s urr o u n di n g ar e a. S h e n ot e d t h at t h e 

e xi sti n g i nfr a str u ct ur e di d n’t n e c e s s aril y s u p p ort d e v el o p m e nt of t hi s ki n d.

C o m mi s si o n er S ci s s or s a s k e d w h at t h e W e st b o u n d ar y of t h e pr o p ert y i s. H e s p o k e t o t h e 

a b u n d a n c e of p u bli c i n p ut a b o ut t h e R- 1 2 z o ni n g a n d t h eir ar g u m e nt s t h at it w o ul d n ot b e 

c o m p ati bl e wit h t h e e xi sti n g d e v el o p m e nt. H e a s k e d w h at t h e s p e cifi c diff er e n c e i n m a x b uil di n g 
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h ei g ht w a s b et w e e n R- 8 a n d R- 1 2. H e e x pr e s s e d a gr e e m e nt wit h t h e c o m m u nit y t h at t h e n e w 

d e v el o p m e nt w o ul d n ot b e c o m p ati bl e wit h t h e s urr o u n di n g ar e a.

C o m mi s si o n er P hilli p s a s k e d if t h e pl a n w a s t o b uil d 3 1 R o a d o n t o p of L e wi s W a s h. H e 

m e nti o n e d t h at t h er e ar e m a n y n e w dri v er s o n 3 1 R o a d a n d E ½ R o a d d u e t o t h e pr o xi mit y t o 

C e ntr al Hi g h S c h o ol. H e t al k e d a b o ut t h e hi g h cri m e r at e at L o n g’ s P ar k a n d t h e s urr o u n di n g 

ar e a. H e w a s s k e pti c al t h at t hi s d e v el o p m e nt w o ul d pr o vi d e p e o pl e a r e a s o n t o t a k e alt er n ati v e 

f or m s of tr a n s p ort ati o n. H e w o n d er e d if t h e sit e di d n ot m e et t h e “ effi ci e nt a n d c o n n e cti v e 

tr a n s p ort ati o n” st a n d ar d s a s st at e d i n t h e st aff pr e s e nt ati o n. H e br o u g ht u p s af et y c o n c er n s f or 

c hil dr e n cr o s si n g E ½ R o a d t o att e n d t h e pr o p o s e d c h art er s c h o ol t o t h e S o ut h.

C o m mi s si o n er H er e k i n q uir e d a s t o h o w t h e Cit y/ C o u nt y e n s ur e d t h at t h e pr o p o s e d 3 1 R o a d 

i m pr o v e m e nt s c o nti n u e d b e y o n d t h e N ort h er n l ot li n e of t h e pr o p ert y i n q u e sti o n. S h e e c h o e d 

C o m mi s si o n er W e c k erl y’ s c o n c er n s a b o ut a c c o u nt a bilit y b et w e e n t h e Cit y a n d C o u nt y o v er 3 1 

R o a d i m pr o v e m e nt s. S h e s ai d o n e of t h e m ai n r e a s o n s s h e di d n ot s u p p ort t h e a n n e x t o R- 1 2 

w a s it s i n a bilit y t o all o w si n gl e-f a mil y h o m e s.

C o m mi s si o n er S e cr e st r eit er at e d s o m e of t h e c o n c er n s st at e d b y t h e ot h er C o m mi s si o n er s a n d 

e x pr e s s e d a gr e e m e nt wit h t h e c o m m u nit y t h at t h e n e w d e v el o p m e nt w o ul d n ot b e c o m p ati bl e 

wit h t h e s urr o u n di n g ar e a.

D e v el o p m e nt E n gi n e er Ri c k D orri s s p o k e a b o ut t h e c urr e nt pl a n f or i m pr o v e m e nt s t o 3 1 R o a d. H e 

st at e d t h at i m pr o v e m e nt s t o 3 1 R o a d w o ul d li k el y o c c ur vi a t h e Tr affi c I m p a ct st u di e s/f e e s a s a 

r e s ult of d e v el o p m e nt.

C o m mi s si o n er T e s k e m e nti o n e d t h at m a n y of t h e i s s u e s br o u g ht u p b y t h e p u bli c w o ul d b e 

a d dr e s s e d d uri n g sit e pl a n r e vi e w. H e n ot e d t h at t h e 2 0 2 0 O n e Gr a n d J u n cti o n Pl a n w a s dr aft e d 

wit h c o m m u nit y i n p ut a n d o n e of t h e m ai n c o n si d er ati o n s w a s c o m b atti n g t h e h o u si n g s h ort a g e.

A s si st a nt Cit y Att or n e y J a mi e B e ar d r e s p o n d e d t o C o m mi s si o n er q u e sti o n s.

F eli x L a n dr y e x pl ai n e d s o m e of t h e pl a n ni n g c o n si d er ati o n s ar o u n d cri m e a n d tr affi c. 

M oti o n a n d V ot e

C o m mi s si o n er S ci s s or s m a d e t h e f oll o wi n g m oti o n “ Mr. C h air m a n, o n t h e Z o n e of A n n e x ati o n 

r e q u e st f or t h e pr o p ert y l o c at e d at t h e n ort h e a st c or n er of 3 1 R o a d a n d E ½ R o a d, Cit y fil e 

n u m b er A N X- 2 0 2 2- 4 7 8, I m o v e t h at t h e Pl a n ni n g C o m mi s si o n f or w ar d a r e c o m m e n d ati o n of 

a p pr o v al t o Cit y C o u n cil wit h t h e fi n di n g s of f a ct a s li st e d i n t h e st aff r e p ort.”

C o m mi s si o n er S e cr e st s e c o n d e d; m oti o n f ail e d 1- 6. 

2.  R o y’ s R V A n n e x ati o n                                                                                               A N X- 2 0 2 1- 7 7 0                                                                                           

C o n si d er a r e q u e st b y R o y A. L a pl a nt e, III, t o z o n e 1. 4 5 a cr e s fr o m C o u nt y R S F- R ( R e si d e nti al 

Si n gl e F a mil y R ur al - o n e d w elli n g p er fi v e a cr e s) t o Cit y I- 1 ( Li g ht I n d u stri al) l o c at e d at 2 7 9 5 

Ri v er si d e P ar k w a y.
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St aff Pr e s e nt ati o n

D a ni A c o st a, S e ni or Pl a n n er, i ntr o d u c e d e x hi bit s i nt o t h e r e c or d a n d pr o vi d e d a pr e s e nt ati o n 

r e g ar di n g t h e r e q u e st.

R e pr e s e nt ati v e Eri c Sli v o n w a s pr e s e nt a n d a v ail a bl e f or q u e sti o n s.

Q u e sti o n s f or st aff

P u bli c H e ari n g

T h e p u bli c h e ari n g w a s o p e n e d at 5: 0 0 p. m. o n T u e s d a y, J a n u ar y 3, 2 0 2 3, vi a w w w. G J S p e a k s. or g.

T h e p u bli c h e ari n g w a s cl o s e d at 8: 0 6 p. m. o n J a n u ar y 1 0, 2 0 2 3.

Di s c u s si o n

C o m mi s si o n er T e s k e i n q uir e d w h y t h e pr e c e di n g a n n e x ati o n ( Gr a n d V all e y E st at e s) m et t h e 

crit eri a w h er e a s t h e c urr e nt it e m di d n ot.

M oti o n a n d V ot e

C o m mi s si o n er S ci s s or s m a d e t h e f oll o wi n g m oti o n “ Mr. C h air m a n, o n t h e Z o n e of A n n e x ati o n f or 

t h e R o y’ s R V A n n e x ati o n t o I- 1 ( Li g ht I n d u stri al) z o n e di stri ct, fil e n u m b er A N X- 2 0 2 1- 7 7 0, I m o v e 

t h at t h e Pl a n ni n g C o m mi s si o n f or w ar d a r e c o m m e n d ati o n of a p pr o v al t o Cit y C o u n cil wit h t h e 

fi n di n g s of f a ct a s li st e d i n t h e st aff r e p ort.”

C o m mi s si o n er S e cr e st s e c o n d e d; m oti o n p a s s e d 7- 0. 

3.  C a s a s d e L u z U nit 4 B uil di n g H ei g ht A m e n d m e nt                                                P L D- 2 0 2 2- 8 2 4                                                                                           

C o n si d er a r e q u e st b y C a s a s L a n d P art n er s L L C, t o A m e n d Or di n a n c e 4 4 8 2 f or t h e C a s a d e L u z 

Pl a n n e d D e v el o p m e nt t o a dj u st t h e m a xi m u m b uil di n g h ei g ht f or o nl y U nit 4 fr o m 2 4’ t o 3 4’, 

l o c at e d at 3 6 5 W. Ri d g e s B o ul e v ar d.

St aff Pr e s e nt ati o n

D u e t o a p ot e nti al c o nfli ct of i nt er e st, C o m mi s si o n er T e s k e r e c u s e d hi m s elf fr o m d eli b er ati n g o n 

t h e it e m.

S c ott P et er s o n, S e ni or Pl a n n er, i ntr o d u c e d e x hi bit s i nt o t h e r e c or d a n d pr o vi d e d a pr e s e nt ati o n 

r e g ar di n g t h e r e q u e st.

R e pr e s e nt ati v e Mi k e St u b b s w a s pr e s e nt a n d a v ail a bl e f or q u e sti o n s.

Q u e sti o n s f or st aff

C o m mi s si o n er W e c k erl y a s k e d w h er e m a x b uil di n g el e v ati o n i s m e a s ur e d fr o m. S h e al s o a s k e d 

f or c o nfir m ati o n t h at t h e b uil di n g h ei g ht s w o ul d n ot b e f urt h er i n cr e a s e d i n t h e f ut ur e.
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C o m mi s si o n er S ci s s or s r e affir m e d t h at t h e pr o p o s e d b uil di n g h ei g ht a m e n d m e nt w o ul d n ot 

i n cr e a s e t h e o v er all b uil di n g h ei g ht. H e i n q uir e d a s t o t h e t o p o gr a p h y of t h e sit e a n d t h e i m p a ct of 

t hi s a m e n d m e nt o n t h e s ol ar effi ci e n c y of t h e sit e s t o t h e N ort h.

R e pr e s e nt ati v e Mi k e St u b b s el a b or at e d o n t h e r e q u e st a n d r e s p o n d e d t o t h e c o m mi s si o n er’ s 

q u e sti o n s a n d c o m m e nt s. 

P u bli c H e ari n g

T h e p u bli c h e ari n g w a s o p e n e d at 5: 0 0 p. m. o n T u e s d a y, J a n u ar y 3, 2 0 2 3, vi a 

w w w. G J S p e a k s. or g.

Ulri k e M a g d al e n s ki e x pr e s s e d t h e c h all e n g e s t h at t h e c urr e nt C a s a s d e L u z d e v el o p m e nt h a s 

br o u g ht a b o ut a n d h er c o n c er n a b o ut f ut ur e b uil di n g h ei g ht i n cr e a s e s.

C hri sti n e T ut hill m e nti o n e d t h e pr e vi o u s c o v e n a nt s r e stri cti o n s o n b uil di n g h ei g ht s a n d vi e w s h e d s 

t o m ai nt ai n a e st h eti c s. S h e al s o n ot e d t h e st at u s of pr oj e ct s u n d er c o n str u cti o n i n t h e s urr o u n di n g 

ar e a.

R u s s C ar s o n r e q u e st e d b ett er m et h o d s f or i n di c ati n g t o r e si d e nt s w h at t h e pr o p o s e d 

d e v el o p m e nt s will l o o k li k e pri or t o c o n str u cti o n.

K e n dr a S a m art s p o k e a b o ut t h e p a s si v e s ol ar h e ati n g f or t h e pr o p erti e s t o t h e N ort h of t h e 

pr o p o s e d d e v el o p m e nt a n d h o w t h e n e w b uil di n g s c o ul d bl o c k s u nli g ht fr o m r e a c hi n g t h eir 

h o m e s.

R e pr e s e nt ati v e Mi k e St u b b s r e m ar k e d t h at t h e p u bli c c o m m e nt s di d n ot p ert ai n t o t h e 

a m e n d m e nt i n q u e sti o n.

T h e p u bli c h e ari n g w a s cl o s e d at 8: 4 4 p. m. o n J a n u ar y 1 0, 2 0 2 3.

Di s c u s si o n

C o m mi s si o n er W e c k erl y a gr e e d t h at t h e b uil di n g s d o l o o k l ar g er fr o m t h e r o a d gi v e n t h e dr a sti c 

sl o p e of t h e sit e. S h e al s o a gr e e d t h at t h e b uil di n g s di d h a v e a n e g ati v e i m p a ct o n t h e a e st h eti c of 

t h e ar e a, h o w e v er t h e b uil di n g s w er e alr e a d y a p pr o v e d a n d t o d e n y t h e pr o p o s e d a m e n d m e nt 

w o ul d s e e m li k e a p u ni s h m e nt t o t h e d e v el o p er.

C o m mi s si o n er S e cr e st e c h o e d t h e c o m m e nt s of C o m mi s si o n er W e c k erl y.

M oti o n a n d V ot e

C o m mi s si o n er P hilli p s m a d e t h e f oll o wi n g m oti o n “ Mr. C h air m a n, o n t h e r e q u e st t o A m e n d 

Or di n a n c e 4 4 8 2 f or t h e C a s a d e L u z Pl a n n e d D e v el o p m e nt t o a dj u st t h e m a xi m u m b uil di n g h ei g ht 

f or o nl y U nit 4 fr o m 2 4’ t o 3 4’, I m o v e t h at t h e Pl a n ni n g C o m mi s si o n f or w ar d a r e c o m m e n d ati o n of 

a p pr o v al t o Cit y C o u n cil wit h t h e fi n di n g s of f a ct a s li st e d i n t h e st aff r e p ort.”
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C o m mi s si o n er H er e k s e c o n d e d; m oti o n p a s s e d 6- 0.

O T H E R B U SI N E S S                                                                                                                          _

F eli x L a n dr y n ot e d t h at t hi s w o ul d b e S c ott P et er s o n’ s l a st Pl a n ni n g C o m mi s si o n H e ari n g b ef or e 

hi s r etir e m e nt.

A D J O U R N M E N T                                                                                                                              _

C o m mi s si o n er S ci s s or s m o v e d t o a dj o ur n t h e m e eti n g.

T h e v ot e t o a dj o ur n w a s 7- 0.

T h e m e eti n g a dj o ur n e d at 8: 5 2 p. m.
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Gr a n d J u n cti o n Pl a n ni n g C o m mi s si o n  

 
R e g ul ar S e s si o n  

  
It e m # 1. 

  
M e eti n g D at e:  F e br u ar y 1 4, 2 0 2 3  
  
Pr e s e nt e d B y:  Ni c ol e G al e h o u s e, Pri n ci p al Pl a n n er  
  
D e p art m e nt:  C o m m u nit y D e v el o p m e nt  
  
S u b mitt e d B y:  Ni c ol e G al e h o u s e, Pri n ci p al Pl a n n er  
  
  

I nf or m ati o n 
  
S U B J E C T:  
  
C o n si d er a r e q u e st b y Vi st a 5, L L P, Pr o p ert y O w n er, t o r e z o n e 1 7. 3 7 a cr e s fr o m R- 1 
( R e si d e nti al – 1 d u/ a c) t o R- 5 ( R e si d e nti al – 5. 5 d u/ a c) l o c at e d at 2 4 2 8 H R o a d. 
  
R E C O M M E N D A TI O N:  
  
St aff r e c o m m e n d s a p pr o v al of t h e r e q u e st.  
  
E X E C U TI V E S U M M A R Y:  
  
T h e A p pli c a nt, Vi st a 5, L L P, pr o p ert y o w n er, i s r e q u e sti n g a r e z o n e of 1 7. 3 7 a cr e s fr o m 
R- 1 ( R e si d e nti al – 1 d u/ a c) t o R- 5 ( R e si d e nti al – 5. 5 d u/ a c) l o c at e d at 2 4 2 8 H 
R o a d.  T h e r e q u e st e d R- 5 z o n e di stri ct w o ul d b e c o n si st e nt wit h t h e C o m pr e h e n si v e 
Pl a n L a n d U s e M a p d e si g n ati o n of R e si d e nti al L o w, if a p pr o v e d.   
  
B A C K G R O U N D O R D E T AI L E D I N F O R M A TI O N:  
  
B A C K G R O U N D  
T h e s u bj e ct pr o p ert y i s sit u at e d al o n g t h e n ort h si d e of H R o a d a p pr o xi m at el y 1/ 4 of a 
mil e e a st of 2 4 R o a d.  T h e pr o p ert y i s c urr e ntl y v a c a nt.  T h e pr o p ert y w a s a n n e x e d b y 
t h e Cit y i n 2 0 1 9, at w hi c h ti m e t h e sit e w a s z o n e d R- 1 ( R e si d e nti al – 1 d u/ a c).  D uri n g 
t h e a n n e x ati o n pr o c e s s, t h e f or m er pr o p ert y o w n er r e q u e st e d a z o n e di stri ct of R- 4 
( R e si d e nti al – 4 d u/ a c), w hi c h i m pl e m e nt e d t h e 2 0 1 0 C o m pr e h e n si v e Pl a n d e si g n ati o n 
of R e si d e nti al M e di u m L o w ( 2 – 4 d u/ a c).  I n D e c e m b er 2 0 2 0, t h e 2 0 2 0 O n e Gr a n d 
J u n cti o n C o m pr e h e n si v e Pl a n w a s a d o pt e d b y t h e Cit y a n d t h e s u bj e ct pr o p ert y w a s 
pr o vi d e d wit h a f ut ur e l a n d u s e d e si g n ati o n of R e si d e nti al L o w ( 2 – 5. 5 d u/ a c).  T h e 
f ut ur e l a n d u s e m a p, a s a d o pt e d, d o e s n ot s u p p ort t h e R- 1 z o n e di stri ct f or eit h er f ut ur e 
l a n d u s e d e si g n ati o n.  T hi s pr o p ert y i s l o c at e d wit hi n Ti er 2 o n t h e I nt e n sifi c ati o n a n d 
Gr o wt h Ti er s M a p of t h e C o m pr e h e n si v e Pl a n, s u p p orti n g t h e r e q u e st t o i nt e n sif y l a n d 
u s e t hr o u g h r e d e v el o p m e nt i n t hi s ar e a.  T h e “ R e si d e nti al L o w” l a n d u s e d e si g n ati o n 
wit hi n t hi s c at e g or y i s i m pl e m e nt e d t hr o u g h z o n e di stri ct s w hi c h ar e c o m pri s e d of 
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v ar yi n g h o u si n g t y p e s a n d l ot si z e s a n d ar e d e si g n e d t o pr o vi d e a tr a n siti o n b et w e e n 
t h e l e s s- d e v el o p e d e d g e s of t h e Cit y a n d t h e d e n s er ur b a n ar e a s. 
  
T h e p ur p o s e of t h e R- 5 ( R e si d e nti al – 5 d u/ a c) z o n e di stri ct i s t o pr o vi d e f or m e di u m 
d e n sit y d et a c h e d a n d att a c h e d d w elli n g s a n d m ultif a mil y i n ar e a s w h er e l ar g e-l ot 
d e v el o p m e nt i s di s c o ur a g e d a n d a d e q u at e p u bli c f a ciliti e s a n d s er vi c e s ar e 
a v ail a bl e.  T h e R- 5 di stri ct s u p p ort s t h e C o m pr e h e n si v e Pl a n pri n ci pl e s of c o n c e ntr ati n g 
ur b a n gr o wt h a n d r ei nf or ci n g c o m m u nit y c e nt er s. 
  
I n a d diti o n t o t h e R- 5 ( R e si d e nti al – 5 d u/ a c) z o ni n g r e q u e st e d b y t h e a p pli c a nt, t h e 
f oll o wi n g z o n e di stri ct s w o ul d al s o b e c o n si st e nt wit h t h e C o m pr e h e n si v e Pl a n 
d e si g n ati o n of R e si d e nti al L o w: 
  

1.  R- 4 ( R e si d e nti al – 4 d u/ a c) 
2.  C S R ( C o m m u nit y S er vi c e s a n d R e cr e ati o n) 

  
T h e pr o p erti e s a dj a c e nt t o t h e s u bj e ct pr o p ert y t o t h e n ort h, w e st, a n d s o ut h ar e still i n 
t h e C o u nt y wit h a z o ni n g of A F T ( A gri c ult ur al, F or e str y, Tr a n siti o n al), w hi c h pr o vi d e s f or 
a m a xi m u m d e n sit y of 1 l ot p er 5 a cr e s.   T h e pr o p erti e s t o t h e w e st h a v e a Cit y l a n d 
u s e d e si g n ati o n of R e si d e nti al L o w, w hil e t h e pr o p ert y t o t h e n ort h i s n ot wit hi n t h e 
P er si g o b o u n d ar y a n d i s n ot c o nt e m pl at e d f or a n n e x ati o n i nt o t h e Cit y. T h e pr o p erti e s 
t o t h e e a st a n d s o ut h ar e al s o still i n t h e C o u nt y wit h a z o ni n g of R S F- E ( R e si d e nti al 
Si n gl e F a mil y – E st at e) wit h a Cit y l a n d u s e of R ur al R e si d e nti al t o t h e e a st a n d 
R e si d e nti al L o w t o t h e s o ut h.    
  
N O TI FI C A TI O N R E Q UI R E M E N T S 
A N ei g h b or h o o d M e eti n g r e g ar di n g t h e pr o p o s e d r e z o n e r e q u e st w a s h el d vi a Z o o m o n 
W e d n e s d a y, N o v e m b er 9, 2 0 2 2, i n a c c or d a n c e wit h S e cti o n 2 1. 0 2. 0 8 0 ( e) of t h e 
Z o ni n g a n d D e v el o p m e nt C o d e.  T h e a p pli c a nt a n d t h eir r e pr e s e nt ati v e s w er e i n 
att e n d a n c e, al o n g wit h a r e pr e s e nt ati v e fr o m Cit y st aff a n d a p pr o xi m at el y 1 1 
n ei g h b or s.  T h e o w n er’ s r e pr e s e nt ati v e pr o vi d e d a n o v er vi e w of t h e pr o p o s e d 
d e v el o p m e nt a n d r e a s o n f or t h e r e z o n e.  T h er e w a s si g nifi c a nt di s c u s si o n o n t h e 
i m p a ct s of t h e pr oj e ct a n d h o w t h e s e w o ul d b e m a n a g e d.  R e si d e nt s i n t h e ar e a h a d 
c o n c er n s a b o ut t h e tr affi c, pr o p o s e d i n cr e a s e i n d e n sit y, d e v el o p m e nt of i nfr a str u ct ur e, 
i m p a ct s t o A p pl et o n El e m e nt ar y S c h o ol, a n d irri g ati o n ri g ht s.  G e n er al o p p o siti o n w a s 
e x pr e s s e d wit h r e g ar d t o t h e r e q u e st e d r e z o n e. 
  
N oti c e w a s c o m pl et e d c o n si st e nt wit h t h e pr o vi si o n s i n S e cti o n 2 1. 0 2. 0 8 0 ( g) of t h e 
Z o ni n g a n d D e v el o p m e nt C o d e.  T h e s u bj e ct pr o p ert y w a s p o st e d wit h a n e w 
a p pli c ati o n si g n o n N o v e m b er 2 3, 2 0 2 2.  T h e A p pli c a nt c h e c k e d t h e sit e o n J a n u ar y 2 4, 
2 0 2 3 a n d J a n u ar y 3 1, 2 0 2 3 a n d c o nfir m e d wit h st aff t h at t h e si g n w a s still o n t h e 
pr o p ert y.  M ail e d n oti c e of t h e p u bli c h e ari n g s b ef or e Pl a n ni n g C o m mi s si o n a n d Cit y 
C o u n cil i n t h e f or m of n otifi c ati o n c ar d s w a s s e nt t o s urr o u n di n g pr o p ert y o w n er s wit hi n 
5 0 0 f e et of t h e s u bj e ct pr o p ert y o n F e br u ar y 2, 2 0 2 3.  T h e n oti c e of t hi s p u bli c h e ari n g 
w a s p u bli s h e d F e br u ar y 7, 2 0 2 3 i n t h e Gr a n d J u n cti o n D ail y S e nti n el.   
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Ot h er N otifi c ati o n: 
P u bli c c o m m e nt w a s al s o r e c ei v e d i n a n o nli n e h e ari n g b et w e e n F e br u ar y 7, 2 0 2 3 a n d 
F e br u ar y 1 3, 2 0 2 3 t hr o u g h t h e G J S p e a k s pl atf or m. 
  
A N A L Y SI S  
T h e crit eri a f or r e vi e w ar e s et f ort h i n S e cti o n 2 1. 0 2. 1 4 0 ( a) of t h e Z o ni n g a n d 
D e v el o p m e nt C o d e, w hi c h pr o vi d e s t h at t h e Cit y m a y r e z o n e pr o p ert y if t h e pr o p o s e d 
c h a n g e s ar e c o n si st e nt wit h t h e vi si o n, g o al s, a n d p oli ci e s of t h e C o m pr e h e n si v e Pl a n 
a n d m u st m e et o n e or m or e of t h e f oll o wi n g r e z o n e crit eri a a s i d e ntifi e d:    
  
( 1)    S u b s e q u e nt e v e nt s h a v e i n v ali d at e d t h e ori gi n al pr e mi s e s a n d fi n di n g s; a n d/ or 
 
T h e pr o p ert y o w n er s h a v e r e q u e st e d t o r e z o n e t h e pr o p ert y t o R- 5 w hi c h i s c o m p ati bl e 
wit h t h e C o m pr e h e n si v e Pl a n L a n d U s e M a p d e si g n ati o n of R e si d e nti al L o w ( 2 – 5. 5 
d u/ a c).  D uri n g t h e 2 0 2 0 O n e Gr a n d J u n cti o n pr o c e s s, t h e l a n d u s e d e si g n ati o n o n t h e 
pr o p ert y w a s c h a n g e d fr o m R e si d e nti al M e di u m L o w ( 2 – 4 d u/ a c) t o R e si d e nti al L o w ( 2 
– 5. 5 d u/ a c).  T h e c urr e nt z o ni n g of R- 1 ( R e si d e nti al – 1 d u/ a c) i s n ot s u p p ort e d b y t h e 
C o m pr e h e n si v e Pl a n t o i m pl e m e nt eit h er t h e R e si d e nti al M e di u m L o w or t h e 
R e si d e nti al L o w l a n d u s e.  W hil e t h e pr o p ert y o w n er c o ul d still d e v el o p u si n g t h e R- 1 
z o n e di stri ct, t h e r e q u e st e d z o ni n g of R- 5 i m pl e m e nt s t h e R e si d e nti al L o w f ut ur e l a n d 
u s e d e si g n ati o n.   St aff fi n d s t h at t hi s crit eri o n h a s b e e n m et.  
  
( 2)    T h e c h ar a ct er a n d/ or c o n diti o n of t h e ar e a h a s c h a n g e d s u c h t h at t h e a m e n d m e nt 
i s c o n si st e nt wit h t h e Pl a n; a n d/ or  

 
T h e a d o pti o n of t h e C o m pr e h e n si v e Pl a n i n 2 0 2 0, d e si g n at e d t hi s pr o p ert y a s 
R e si d e nti al L o w ( 2 – 5. 5 d u/ a c).  T h e A p pli c a nt i s r e q u e sti n g a n all o w a bl e z o n e di stri ct 
t h at i s c o n si st e nt wit h t h e hi g h er e n d of t h e d e n sit y r a n g e all o w e d b y t h e R e si d e nti al 
L o w c at e g or y.  T h e c h ar a ct er a n d/ or c o n diti o n of t h e ar e a h a s n ot c h a n g e d i n r e c e nt 
y e ar s a s t h e a dj a c e nt r e si d e nti al pr o p erti e s ar e c urr e ntl y l ar g e a cr e a g e a n d h a v e n ot 
y et f ull y d e v el o p e d, h o w e v er, t h e r e q u e st e d z o n e di stri ct i s c o m p ati bl e wit h t h e 
C o m pr e h e n si v e Pl a n d e si g n ati o n.  St aff i s u n a bl e t o i d e ntif y a n y a p p ar e nt c h a n g e of 
c h ar a ct er a n d/ or c o n diti o n a n d t h er ef or e, st aff fi n d s t h at t hi s crit eri o n h a s n ot b e e n 
m et.   
  
( 3)    P u bli c a n d c o m m u nit y f a ciliti e s ar e a d e q u at e t o s er v e t h e t y p e a n d s c o p e of l a n d 
u s e pr o p o s e d; a n d/ or 

 
A d e q u at e p u bli c a n d c o m m u nit y f a ciliti e s a n d s er vi c e s ar e a v ail a bl e t o t h e pr o p ert y a n d 
ar e s uffi ci e nt t o s er v e l a n d u s e s a s s o ci at e d wit h t h e R- 5 z o n e di stri ct.  Ut e W at er i s 
pr e s e ntl y a v ail a bl e t o t h e sit e al o n g H R o a d.  T h e pr o p ert y i s wit hi n t h e P er si g o 
b o u n d ar y, wit h a d e q u at e c a p a cit y f or d e v el o p m e nt a n d i nfr a str u ct ur e t h at i s pr o xi m at e 
a n d c a n b e e xt e n d e d t o t h e pr o p ert y.  T h e pr o p ert y c a n b e s er v e d b y X c el E n er g y 
n at ur al g a s a n d Gr a n d V all e y P o w er el e ctri cit y.   A p pl et o n El e m e nt ar y S c h o ol i s a b o ut 
6/ 1 0 mil e t o t h e w e st a n d C a n y o n Vi e w P ar k i s l o c at e d a p pr o xi m at el y a mil e t o t h e 
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s o ut h w e st.  F urt h er t o t h e s o ut h al o n g P att er s o n R o a d ar e c o m m er ci al r et ail c e nt er s 
t h at i n cl u d e M e s a M all, offi c e s, c o n v e ni e n c e st or e s wit h g a s i sl a n d s, r e st a ur a nt s, 
c o m m er ci al b u si n e s s e s, a n d a gr o c er y st or e.  C o m m u nit y H o s pit al i s al s o n e ar b y o n G 
R o a d.  
  
T h e ar e a i s s er v e d b y Fir e St ati o n # 3, h o w e v er r e s p o n s e ti m e s ar e e sti m at e d t o b e 6 t o 
8 mi n ut e s fr o m ti m e of di s p at c h f or a n e m er g e n c y c all f or s er vi c e, w hi c h i s l o n g er t h a n 
N ati o n al Fir e Pr ot e cti o n A s s o ci ati o n r e s p o n s e ti m e st a n d ar d s.  T h e s u bj e ct pr o p ert y 
c a n b e r e a c h e d i n a p pr o xi m at el y t h e s a m e ti m e fr o m t hr e e diff er e nt st ati o n s, i n cr e a si n g 
t h e s er vi c e p ot e nti al.  T h e Cit y h a s b e e n w or ki n g t o a d dr e s s t h e c urr e nt a n d f ut ur e fir e 
a n d E M S c o v er a g e d e m a n d s of t hi s ar e a a n d i s pl a n ni n g f or a n e w Fir e St ati o n at 2 3 
a n d H R o a d s.  
  
I n g e n er al, st aff h a s f o u n d p u bli c a n d c o m m u nit y f a ciliti e s ar e a d e q u at e t o s er v e t h e 
t y p e a n d s c o p e of t h e r e si d e nti al l a n d u s e pr o p o s e d. A s s u c h, st aff fi n d s t hi s crit eri o n 
h a s b e e n m et.  
  
( 4)    A n i n a d e q u at e s u p pl y of s uit a bl y d e si g n at e d l a n d i s a v ail a bl e i n t h e c o m m u nit y, a s 
d efi n e d b y t h e pr e si di n g b o d y, t o a c c o m m o d at e t h e pr o p o s e d l a n d u s e; a n d/ or  
 
T h er e i s mi ni m al pr o p ert y n ort h of I- 7 0 t h at h a s b e e n i n c or p or at e d i nt o t h e Cit y w e st of 
2 6 R o a d.  W h at d o e s e xi st i n t hi s ar e a i s c o m m er ci al i n t h e 2 4 R o a d C orri d or a n d a mi x 
of R- 4 a n d R- 8 z o n e di stri ct s.  L o o ki n g f urt h er o ut fr o m t hi s t h er e i s a p pr o xi m at el y 1 0 0 
a cr e s of R- 5 z o ni n g b et w e e n 2 4 ½ R o a d a n d 2 5 ½ R o a d al o n g G R o a d.  T h e R- 5 z o n e 
di stri ct i s pr e v al e nt e a st of H ori z o n Dri v e.  T h er ef or e, St aff fi n d s t hi s crit eri o n h a s n ot 
b e e n m et.  

  
( 5)    T h e c o m m u nit y or ar e a, a s d efi n e d b y t h e pr e si di n g b o d y, will d eri v e b e n efit s fr o m 
t h e pr o p o s e d a m e n d m e nt.   
T h e c o m m u nit y a n d ar e a m a y b e n efit fr o m t hi s pr o p o s e d r e q u e st.   T h e r e q u e st e d z o n e 
pr o vi d e s a n o p p ort u nit y f or h o u si n g wit hi n a r a n g e of d e n sit y t h at i s c o n si st e nt wit h t h e 
C o m pr e h e n si v e Pl a n i n t hi s ar e a t o m e et t h e n e e d s of t h e gr o wi n g 
c o m m u nit y.  H o w e v er, Pl a n Pri n ci pl e 3, al o n g wit h t h e Ti er e d Gr o wt h Pl a n, pr o vi d e s 
t h at gr o wt h b e c ar ef ull y g ui d e d, pri oriti zi n g i nfill & r e d e v el o p m e nt.  T h e s u bj e ct pr o p ert y 
i s l o c at e d o n t h e p eri p h er y of t h e ur b a n s er vi c e b o u n d ar y a s w ell a s t h e P er si g o 2 0 1 
s er vi c e ar e a & t h e s er vi c e ar e a f or t h e n e ar e st fir e st ati o n.  S urr o u n di n g pr o p erti e s ar e 
o ut si d e of t h e 2 0 1 b o u n d ar y i n a d diti o n t o b ei n g o ut si d e of Cit y li mit s.  W hil e t h e 
e xi sti n g R- 1 z o n e di stri ct d o e s n ot i m pl e m e nt t h e C o m pr e h e n si v e Pl a n, t h e R- 5 r e q u e st 
m a y n ot b e t h e m o st a p pr o pri at e z o n e di stri ct t o stri k e b al a n c e d e sir e d b y t h e 
C o m pr e h e n si v e Pl a n t o r e a c h a p pr o pri at e b e n efit s.  T h er ef or e, St aff fi n d s t h at t hi s 
crit eri o n h a s n ot b e e n m et.   
  
I n a d diti o n t o t h e a b o v e crit eri a, t h e Cit y m a y r e z o n e pr o p ert y if t h e pr o p o s e d c h a n g e s 
ar e c o n si st e nt wit h t h e vi si o n, g o al s, a n d p oli ci e s of t h e C o m pr e h e n si v e Pl a n. T h e 
f oll o wi n g pr o vi d e s a n a n al y si s of r el e v a nt s e cti o n s of t h e C o m pr e h e n si v e Pl a n t h at 
s u p p ort t hi s r e q u e st.   
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I m pl e m e nti n g t h e C o m pr e h e n si v e Pl a n.   T h e f oll o wi n g n arr ati v e e v al u at e s t h e 
pr o p o s e d r e z o n e t o R- 5 ( R e si d e nti al – 5 d u/ a c) a g ai n st t h e pri n ci pl e s, g o al s, a n d 
p oli ci e s of t h e C o m pr e h e n si v e Pl a n: 

•  L a n d U s e Pl a n: R el ati o n s hi p t o E xi sti n g Z o ni n g    

R e q u e st s t o r e z o n e pr o p erti e s s h o ul d b e c o n si d er e d b a s e d o n t h e I m pl e m e nti n g 
Z o n e Di stri ct s a s si g n e d t o e a c h L a n d U s e D e si g n ati o n.   A s a g ui d e t o f ut ur e z o ni n g 
c h a n g e s, t h e C o m pr e h e n si v e Pl a n st at e s t h at r e q u e st s f or z o ni n g c h a n g e s ar e 
r e q uir e d t o i m pl e m e nt t h e C o m pr e h e n si v e Pl a n. 
  
T h e 2 0 2 0 C o m pr e h e n si v e Pl a n pr o vi d e s t h e s u bj e ct pr o p ert y wit h a l a n d u s e 
d e si g n ati o n of R e si d e nti al L o w.  A s o utli n e d i n t h e b a c k gr o u n d s e cti o n of t hi s st aff 
r e p ort, t h e R- 5 z o n e di stri ct i m pl e m e nt s t h e R e si d e nti al L o w d e si g n ati o n. 

•  Pl a n Pri n ci pl e 1: C oll e cti v e I d e ntit y  

W h er e W e ar e G oi n g  – T h e n arr ati v e a s s o ci at e d wit h t h e f ut ur e of t h e Cit y’ s i d e ntit y 
h a s a str o n g f o c u s o n r et ai ni n g c h ar a ct er a s gr o wt h c o nti n u e s.   A n i m p ort a nt p art of 
t h e c o m m u nit y’ s c ult ur e c o m e s fr o m it s a gri c ult ur al r o ot s.  It’ s i m p ort a nt t o r e s p e ct 
t h e s e a n d e n s ur e m a xi m u m c o m p ati bilit y a n d a p pr o pri at e tr a n siti o n s fr o m l o n g-t er m 
a gri c ult ur al z o n e s t o m or e d e n s e ur b a n s etti n g s.   
  
T h e pr o p o s e d r e z o n e i s o n t h e e d g e of t h e Ur b a n D e v el o p m e nt B o u n d ar y a n d 
i s ol at e d i n t h e P er si g o 2 0 1 s er vi c e ar e a.  T h e pr o p erti e s t o t h e n ort h ar e o ut si d e of 
t h e Cit y’ s Ur b a n D e v el o p m e nt B o u n d ar y w hil e t h e r e m ai ni n g pr o p erti e s o n t h e 
p eri m et er ar e wit hi n t h e b o u n d ar y, b ut o ut si d e of t h e P er si g o 2 0 1 s er vi c e 
ar e a.    W hil e t h e r e q u e st t o i n cr e a s e d e n sit y o n t h e pr o p ert y i s o n e of t w o 
i m pl e m e nti n g z o n e di stri ct s of t h e C o m pr e h e n si v e Pl a n, t h e r e q u e st f or a n R- 5 z o n e 
di stri ct m a y n ot b e t h e m o st a p pr o pri at e z o n e di stri ct t o stri k e t h e b al a n c e b et w e e n 
gr o wt h a n d m ai nt ai ni n g a s e n s e of pl a c e a s c o nt e m pl at e d b y t hi s pri n ci pl e.  

•  Pl a n Pri n ci pl e 3: R e s p o n si bl e a n d M a n a g e d Gr o wt h  

W h er e W e ar e T o d a y ( a n d W h er e W e ar e G oi n g)  – T h e O n e Gr a n d J u n cti o n 
C o m pr e h e n si v e Pl a n r ai s e s c o n c er n s a b o ut a w a ni n g s u p pl y of att ai n a bl e h o u si n g 
c o m bi n e d wit h li mit e d s u p pl y of l a n d t h at h a s e xi sti n g i nfr a str u ct ur e a v ail a bl e.  T o 
m o v e f or w ar d eff e cti v el y a n d m a n a g e gr o wt h, pri orit y h a s b e e n pl a c e d o n i nfill a n d 
r e d e v el o p m e nt pr oj e ct s. 
  
H o w W e Will G et T h er e  – T h e p oli ci e s i n t hi s Pri n ci pl e a d dr e s s t h e m a n n er i n w hi c h 
gr o wt h m u st h a p p e n wit hi n t h e Cit y.  O n e s u c h p oli c y i s t o s u p p ort a c o m p a ct p att er n 
of gr o wt h a n d e n c o ur a g e t h e effi ci e nt u s e of l a n d t hr o u g h t h e Z o ni n g & D e v el o p m e nt 
C o d e ( Z D C).  T h e Z D C i s c urr e ntl y u n d er g oi n g a n u p d at e t o i m pl e m e nt t h e 2 0 2 0 
O n e Gr a n d J u n cti o n C o m pr e h e n si v e Pl a n a n d i d e ntif y w a y s t o pri oriti z e t hi s t y p e of 
d e v el o p m e nt.  A n e x a m pl e of t hi s p arti c ul arl y c o m e s i nt o pl a y wit h t h e pr o p o s e d 

P a c k et P a g e 1 3



r e m o v al of m ultif a mil y c o m p o n e nt of t h e R- 5 z o n e di stri ct w hil e cr e ati n g n e w u s e 
c at e g ori e s f or d u pl e x e s a n d tri pl e x e s.   O n e of t h e c o n c er n s t h at i s t y pi c all y br o u g ht 
u p a b o ut t h e R- 5 z o n e di stri ct i s t h e all o w a n c e of m ultif a mil y, d e s pit e t h e f a ct t h at t h e 
di stri ct i s r ar el y d e v el o p e d a s a n yt hi n g ot h er t h a n si n gl e-f a mil y d et a c h e d 
d w elli n g s.  T h e pr o p o s e d Z D C a m e n d m e nt t a k e s t hi s i nt o a c c o u nt a n d s e e k s t o 
cr e at e r e s ol uti o n.  

•  Pl a n Pri n ci pl e 4: Str o n g N ei g h b or h o o d s a n d H o u si n g C h oi c e s  

W h er e W e ar e T o d a y ( a n d W h er e W e ar e G oi n g)  – H o u si n g wit hi n t h e Cit y of Gr a n d 
J u n cti o n i s i n cri si s.  T h e m aj orit y of t h e e xi sti n g st o c k i s si n gl e-f a mil y h o m e s, wit h 
littl e of ot h er pr o d u ct t y p e s.  T hi s pri n ci pl e o utli n e s h o w i n t h e d e c a d e pr e c e di n g it s 
a d o pti o n, t h e Cit y s a w a n i n cr e a s e of o v er 7 0 % i n t h e c o st of f or- s al e h o u si n g a n d 
m or e t h a n 5 0 % of r e nt er s ar e c o st- b ur d e n e d.  T o a d dr e s s t h e s e i s s u e s, m or e u nit s 
ar e n e e d e d, a n d t h o s e u nit s m u st b e di v er s e.  T h e d e v el o p m e nt s h o ul d b e hi g h 
q u alit y, f o c u si n g o n d e v el o p m e nt n e ar a m e niti e s a n d wit h hi g h l e v el s of w al k a bilit y 
a n d bi k e a bilit y.  N ei g h b or h o o d s s h o ul d b e str e n gt h e n e d n ot o nl y t hr o u g h t h e 
cr e ati o n of t hir d pl a c e s w h er e p e o pl e c a n i nt er a ct, s u c h a s c af e s, p ar k s, tr ail s, a n d 
r e st a ur a nt s, b ut al s o t hr o u g h di v er s e a n d i nt er s p er s e d h o u si n g o pti o n s.  
  
H o w W e Will G et T h er e – Si n c e t h e a d o pti o n of t h e C o m pr e h e n si v e Pl a n a p pr o v al s 
f or m ultif a mil y d e v el o p m e nt s h a v e i n cr e a s e d, wit h h u n dr e d s of a p art m e nt u nit s b ei n g 
a p pr o v e d.  H o w e v er, t h e ‘ mi s si n g mi d dl e’ h o u si n g t y p e – d u pl e x e s, tri pl e x e s, 
t o w n h o m e s, a n d ot h er n o n-tr a diti o n al m ultif a mil y pr o d u ct s, h a v e b e e n p ur s u e d i n 
i n si g nifi c a nt q u a ntiti e s.  T h e R- 5 z o n e di stri ct, b ot h a s it e xi st s a n d wit h pr o p o s e d 
c h a n g e s, all o w s f or t h o s e h o u si n g o pti o n s t o b e b uilt.  T h e 2 0 2 0 O n e Gr a n d J u n cti o n 
C o m pr e h e n si v e Pl a n e n c o ur a g e s a v ari et y of h o u si n g t y p e s, w hi c h c a n a s si st i n 
i n cr e a si n g d e n sit y w hil e m ai nt ai ni n g n ei g h b or h o o d c h ar a ct er.  T h e s u bj e ct pr o p ert y 
i s cl o s e t o a n el e m e nt ar y s c h o ol, ¼ mil e fr o m t h e 2 4 R o a d C orri d or, i n cl u di n g a c c e s s 
t o C a n y o n Vi e w P ar k a n d t h e r et ail c e nt er s n e ar Hi g h w a y 6 & 5 0, w hil e al s o b ei n g 
o nl y ½ mil e fr o m I- 7 0, pr o vi di n g e a s e of a c c e s s t o n e ar b y c o m m u niti e s.  It i s al s o 
l o c at e d l e s s t h a n ¼ mil e fr o m a n a cti v e tr a n s p ort ati o n c orri d or, pr o vi di n g a c c e s s t o 
t h e Cit y’ s m ulti m o d al f a ciliti e s d e s pit e b ei n g i n a m or e r e m ot e ar e a of t h e Cit y. 

•  Pl a n Pri n ci pl e 8: R e s o ur c e & St e w ar d s hi p  

H o w W e Will G et T h er e  – P art of pr o p erl y m a n a gi n g t h e Cit y’ s r e s o ur c e s a n d b ei n g 
g o o d st e w ar d s of t h e e n vir o n m e nt i s t o pr o m ot e s u st ai n a bl e d e v el o p m e nt.  T hi s c a n 
b e d o n e b y m a xi mi zi n g e xi sti n g i nfr a str u ct ur e.  T h e s u bj e ct pr o p ert y i s l o c at e d al o n g 
a n i m pr o v e d ri g ht- of- w a y wit h e xi sti n g w at er li n e s a v ail a bl e t o t h e sit e.  S a nit ar y 
s e w er w o ul d n e e d t o b e br o u g ht t o t h e sit e b ut i s i n cl o s e pr o xi mit y.  

•  I nt e n sifi c ati o n a n d Ti er e d Gr o wt h Pl a n 

Ti er 2: S u b ur b a n I nfill  – Ti er 2 i s i nt e n d e d t o a p pl y t o ar e a s of t h e Cit y t h at ar e 
ur b a ni zi n g or cl o s e t o ar e a s t h at ar e ur b a ni zi n g.   T h e ar e a i m m e di at el y s urr o u n di n g 
t h e s u bj e ct pr o p ert y i s n ot c urr e ntl y ur b a ni zi n g, h o w e v er t h e pr o p ert y i s v er y cl o s e t o 
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t h e 2 4 R o a d C orri d or, w hi c h i s s e ei n g si g nifi c a nt gr o wt h.  D e v el o p m e nt i n t hi s ar e a i s 
a nti ci p at e d t o “ pr o vi d e d e v el o p m e nt o p p ort u niti e s w hil e mi ni mi zi n g t h e i m p a ct o n 
i nfr a str u ct ur e a n d Cit y s er vi c e s”. 

  
T h e n e e d f or h o u si n g i n t h e Cit y of Gr a n d J u n cti o n i s cl e arl y o utli n e d i n t h e 
C o m pr e h e n si v e Pl a n.  T hi s n e e d e n c o m p a s s e s n ot o nl y att ai n a bl e h o u si n g b ut a 
v ari et y of h o u si n g o pti o n s, i n cl u di n g t h o s e t h at c o ul d b e pr o vi d e d t hr o u g h t h e r e q u e st e d 
r e z o n e.  T h e C o m pr e h e n si v e Pl a n d e si g n ati o n of R e si d e nti al L o w f or t h e s u bj e ct 
pr o p ert y i n di c at e s t h at a n y of t h e i m pl e m e nti n g z o n e di stri ct s ( R- 4, R- 5, or C S R) will 
“ pr o vi d e a tr a n siti o n b et w e e n t h e o p e n, l e s s d e n s e e d g e s of Gr a n d J u n cti o n a n d t h e 
d e n s er ur b a n ar e a s t o w ar d t h e Cit y’ s c e nt er.” 
  
R E C O M M E N D A TI O N A N D FI N DI N G S O F F A C T   
Aft er r e vi e wi n g t h e Vi st a Fi v e R e z o n e r e q u e st, f or a r e z o n e fr o m R- 1 ( R e si d e nti al – 1 
d u/ a c) t o R- 5 ( R e si d e nti al 3 – 5. 5 d u/ a c) l o c at e d at 2 4 2 8 H R o a d, t h e f oll o wi n g fi n di n g s 
of f a ct s h a v e b e e n m a d e: 
  
1) T h e r e q u e st h a s m et o n e or m or e of t h e crit eri a i n S e cti o n 2 1. 0 2. 1 4 0 of t h e Z o ni n g 
a n d D e v el o p m e nt C o d e. 
 
 2) T h e r e q u e st i s c o n si st e nt wit h t h e vi si o n (i nt e nt), g o al s, a n d p oli ci e s of t h e 
C o m pr e h e n si v e Pl a n.   
 
 T h er ef or e, St aff r e c o m m e n d s a p pr o v al of t h e r e q u e st.   
  
S U G G E S T E D M O TI O N:  
  
Mr. C h air m a n, o n t h e R e z o n e r e q u e st f or t h e pr o p ert y l o c at e d at 2 4 2 8 H R o a d, Cit y fil e 
n u m b er R Z N- 2 0 2 2- 8 4 5, I m o v e t h at t h e Pl a n ni n g C o m mi s si o n f or w ar d a 
r e c o m m e n d ati o n of a p pr o v al t o Cit y C o u n cil wit h t h e fi n di n g s of f a ct a s li st e d i n t h e st aff 
r e p ort. 
  

Att a c h m e nt s  
  
1.  E x hi bit 2- D e v el o p m e nt A p pli c ati o n  
2.  E x hi bit 3 - Sit e M a p s & Pi ct ur e s of Sit e  
3.  E x hi bit 4 - Dr aft Z o ni n g Or di n a n c e  
4.  E x hi bit 5 - P u bli c C o m m e nt s Pr e A g e n d a P u bli c ati o n  
5.  E x hi bit 6 - P u bli c L ett er  
6.  E x hi bit 7 - P u bli c C o m m e nt P o st A g e n d a P u bli c ati o n  
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Vi ci nit y M a p
Vi st a Fi v e R e z o n e
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Sit e L o c ati o n M a p
Vi st a Fi v e R e z o n e
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L a n d Us e M a p
Vi st a Fi v e R e z o n e
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Ti er e d Gr o wt h Pl a n
Vi st a Fi v e R e z o n e
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Z o ni n g M a p
Vi st a Fi v e R e z o n e
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A vail a bilit y of  S er vi c es
Vi st a Fi v e R e z o n e

Fir e St ati o n 3 S er vi c e Ar e a

A p pr o xi m at el y 8 -9 mi n ut es 
fr o m St ati o ns 3, 5, & 6

St ati o n 7 pl a n n e d
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G o o gl e M a ps str e et vi e w of  pr o p ert y n ort h e ast fr o m t h e i nt ers e cti o n 
of  2 4 ¼ R o a d a n d H R o a d

Sit e P h ot o
Vi st a Fi v e R e z o n e
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CI T Y O F G R A N D J U N C TI O N, C O L O R A D O

O R DI N A N C E N O.

A N O R DI N A N C E R E Z O NI N G F R O M R- 1 ( R E SI D E N TI A L - 1 D U/ A C) T O R- 5 
( R E SI D E N TI A L – 5 D U/ A C) Z O N E DI S T RI C T

L O C A T E D A T 2 4 2 8 H R O A D
T a x P ar c el N o. 2 7 0 1- 2 8 3- 0 4- 0 0 1

R e cit al s:

T h e pr o p ert y o w n er, Vi st a 5, L L P, pr o p o s e s a r e z o n e fr o m R- 1 ( R e si d e nti al – 1 
d u/ a c) t o R- 5 ( R e si d e nti al – 5 d u/ a c) o n a t ot al of 1 7. 3 7- a cr e s l o c at e d at 2 4 2 8 H R o a d.

Aft er p u bli c n oti c e a n d p u bli c h e ari n g a s r e q uir e d b y t h e Gr a n d J u n cti o n Z o ni n g 
a n d D e v el o p m e nt C o d e, t h e Gr a n d J u n cti o n Pl a n ni n g C o m mi s si o n r e c o m m e n d e d 
a p pr o v al of c h a n gi n g t h e z o ni n g fr o m R- 1 ( R e si d e nti al – 1 d u/ a c) t o R- 5 ( R e si d e nti al – 5 
d u/ a c) f or t h e pr o p ert y, fi n di n g t h at it c o nf or m s t o a n d i s c o n si st e nt wit h t h e L a n d U s e 
M a p d e si g n ati o n of R e si d e nti al L o w ( 2 – 5. 5 d u/ a c) of t h e 2 0 2 0 O n e Gr a n d J u n cti o n 
C o m pr e h e n si v e Pl a n a n d t h e C o m pr e h e n si v e Pl a n’ s g o al s a n d p oli ci e s a n d i s g e n er all y 
c o m p ati bl e wit h l a n d u s e s l o c at e d i n t h e s urr o u n di n g ar e a.  

Aft er p u bli c n oti c e a n d p u bli c h e ari n g, t h e Gr a n d J u n cti o n Cit y C o u n cil fi n d s t h at 
r e z o ni n g fr o m R- 1 ( R e si d e nti al – 1 d u/ a c) t o R- 5 ( R e si d e nti al – 5 d u/ a c) f or t h e pr o p ert y 
i s c o n si st e nt wit h t h e vi si o n, i nt e nt, g o al s, a n d p oli ci e s of t h e C o m pr e h e n si v e Pl a n a n d 
h a s m et o n e or m or e crit eri a f or a C o m pr e h e n si v e Pl a n a m e n d m e nt.  T h e Cit y C o u n cil 
al s o fi n d s t h at t h e R- 5 ( R e si d e nti al – 5 d u/ a c) z o n e di stri ct i s c o n si st e nt a n d i s i n 
c o nf or m a n c e wit h t h e C o m pr e h e n si v e Pl a n a n d at l e a st o n e of t h e st at e d crit eri a of 
S e cti o n 2 1. 0 2. 1 4 0 of t h e Gr a n d J u n cti o n Z o ni n g a n d D e v el o p m e nt C o d e.  

B E I T O R D AI N E D B Y T H E CI T Y C O U N CI L O F T H E CI T Y O F G R A N D J U N C TI O N T H A T:

T h e f oll o wi n g pr o p ert y s h all b e z o n e d R- 5 ( R e si d e nti al – 5 d u/ a c) o n t h e z o ni n g m a p:

L O T 1 O F V E N E G A S MI N O R S U B DI VI SI O N N O. 2, C O U N T Y O F M E S A, S T A T E O F 
C O L O R A D O.

I ntr o d u c e d o n fir st r e a di n g t hi s _ _ _ d a y of _ _ _ _ _, 2 0 2 3 a n d or d er e d p u bli s h e d i n p a m p hl et 
f or m.

A d o pt e d o n s e c o n d r e a di n g t hi s _ _ _ d a y of _ _ _ _ _, 2 0 2 3 a n d or d er e d p u bli s h e d i n p a m p hl et 
f or m.

A T T E S T:
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_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _
Cit y Cl er k M a y or
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1

Ni c ol e G al e h o u s e

F r o m: R o b ert F u o c o < bf u o c o 2 4 6 7 @ g m ail. c o m >

S e nt: Fri d a y, D e c e m b er 9, 2 0 2 2 9: 2 4 A M

T o: Ni c ol e G al e h o u s e

C c: D a n K o ml o; s hill ar d @ c o u n ciltr e e. c o m

S u bj e ct: 2 0 2 2 - 8 4 5, 2 4 2 8 H R d

* * - E X T E R N A L S E N D E R. O nl y o p e n li n ks a n d att a c h m e nts fr o m k n o w n s e n d ers. D O N O T pr o vi d e s e nsiti v e i nf or m ati o n. 
C h e c k e m ail f or t hr e at s p er ri s k tr ai ni n g. - * *  

 

G o o d m or ni n g Ni c ol e,  
 
I u n d erst a n d y o u ar e t h e pl a n n er f or t hi s pr oj e ct. J ust t w o y e ar s a g o t hi s pr o p ert y w a s z o n e d R- 1 b e c a u s e Cit y C o u n cil 
r e c o g ni z e d hi g h er d e nsit y w as n ot c o m p ati bl e wit h t h e s urr o u n di n g ar e a. It als o r e c ei v e d s u bst a nti al p us h b a c k fr o m t h e 
aff e ct e d n ei g h b ors. M a n y of t h os e C o u n cil m e m b ers ar e still o n  C o u n cil. I ur g e y o u t o t a k e i nt o a c c o u nt t h e pri or hist or y 
of t his pr o p ert y w h e n m a ki n g a d e cisi o n t o r e c o m m e n d R- 5 d e nsit y t o pl a n ni n g. 
 
B o b F u o c o 
2 4 6 7 H R d 
9 7 0- 2 1 6- 3 4 7 6 
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Cit y of Gr a n d J u n cti o n  

C o m m u nit y D e v el o p m e nt       7 F e b 2 0 2 3  

R E:  Vi st a 5 L L P R e z o n e  

R Z N -2 0 2 2 -8 4 5  

2 4 2 8 H R o a d  

 

T h e C it y r e z o n e d t hi s s u bj e ct p ar c el t o R-1 i n l at e 2 01 9.  W h y di d t h e y d o th at ? 

W h at h a s c h a n g e d i n 3 +  y e ar s?   Will a diff er e nt d e ci si o n bl o w i n t h e wi n d s of a diff er e nt 

d e v el o p er or C o m mi s si o n or C o u n cil  … o r i s t h er e s o m et hi n g m or e f u n d a m e nt al a n d 

i m p ort a nt g oi n g o n h er e t h at s h o ul d i nfl u e n c e a d e ci si o n? 

I s u g g e st t h e pri m ar y i s s u e r e v ol v e s ar o u n d t h e hi st ori c al u s e of t h e n ei g h b o r h o o d .  T hi s 

n ei g h b or h o o d c a n b e r e a s o n a bl y d efi n e d a s fr o m 2 4 t o 2 6 R o a d s N ort h of I -7 0  [ wit h a 

n ot a bl e e x c e pti o n a s t h e N E c or n er of 2 4 R d /I-7 0 a s C o m m er ci al].  T hi s ar e a h a s b e e n st e a dil y 

b uilt o ut o v er t h e p a st 6 0 y e ar s a s l ar g e l ot s , a s a s e mi -r ur al r olli n g hill s ar e a.  T o d at e, 

ro u g hl y 7 5 -8 0 % of it h a s b e e n b uilt  o ut t hi s w a y i n l ot s of 1 0, 5, 2, a n d 1 a cr e p ar c el s. 

T hi s ar e a  h a s l o n g h a d t h at e st a bli s h e d c h ar a ct er a n d t h e Cit y C o u n cil r e c o g ni z e d t hi s a s 

s u c h i n 2 01 9.  I s u b mit t h at n ot hi n g h a s c h a n g e d.  

D o w e n ot w a nt di v er sit y  of l a n d u s e i n t h e Cit y?  Do w e w a nt e v er yt hi n g t o l o o k t h e s a m e?   

Or w ill w e r e a s o n a bl y r e s p e ct hi st ori c al l a n d u s e, e s p e ci all y t h at alr e a d y e st a bli s h e d wit h s o 

m u c h eff ort a n d h e art a n d s o ul?  

T hi s i s n ot a ‘ N o t-In -M y -B a c k Y ar d’ i s s u e.  T hi s i s a b o ut a r e a s o n a bl e r e s p e ct f or t h e p a st  a n d 

f or a r e a s o n a bl e di v er sit y of l a n d u s e  a n d vi si o n f or t h e l o n g-t er m g o o d of g r e at er Gr a n d 

J u n cti o n.  

T h er e i s alr e a d y e st a bli s h e d hi g h er d e n sit y W e st of 2 4 R o a d N ort h of I -7 0 t h at t h e Cit y h as  

r e c o g ni z e d wit h m a n y y e ar s, wit h a gr e at s u p pl y of l a n d t h at h a s  n ot b e e n b uilt o ut a s t h e 

s u bj e ct l ar g er l ot ar e a e a st of 2 4 R o a d.  

Pl e a s e d o n’t i ntr o d u c e a c o nfli cti n g l a n d u s e i nt o t hi s l ar g el y b uilt o ut ar e a  t h at will t h e n 

s pr e a d f urt h er a s a wil dfir e i n a n d a m o n g st t h e e xi sti n g h o u si n g.  

Si n c er el y,  

D a v e Z oll n er  

2 5 6 2 H R o a d  

Gr a n d J u n cti o n C O 81 5 0 5  
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F r o m: N eil M orri s

T o: Ni c ol e G al e h o u s e

S u bj e c t: Pr o p o s e d D e v el o p m e nt at 2 4 2 5 H R d

D a t e: S at ur d a y, F e br u ar y 4, 2 0 2 3 2: 1 8: 4 9 P M

* * - E X T E R N A L S E N D E R. O nl y o p e n li n ks a n d att a c h m e nts fr o m k n o w n s e n d ers. D O N O T
pr o vi d e s e nsiti v e i nf or m ati o n. C h e c k e m ail f or t hr e ats p er ris k tr ai ni n g. - * *

H ell o Ni c ol e,  

M y n a m e is N eil M orris. I li v e at 8 1 8 2 4 1/ 2 R d. T h e r e as o n I a m writi n g is t o e x pr ess m y
c o n c er n e d i nt er est i n t h e pr o p os e d d e v el o p m e nt, a cr oss t h e C o c hr a n Cr e e k, fr o m m y h o us e at
2 4 2 5 H R d. I h a v e b e e n t ol d t h e d e v el o p er is as ki n g t h e Cit y of Gr a n d J u n cti o n t o d esi g n at e it
as a 5 h o us es t o a n a cr e d e v el o p m e nt.  
 
W h e n I p ur c h as e d m y h o m e i n J u n e of 2 0 2 0, I w as ass ur e d t h at t h e f ar m ar e as s urr o u n di n g m y
l a n d w er e d esi g n at e d t o b e d e v el o p e d at 1 h o m e p er a cr e. I s p o k e wit h n ei g h b ors a n d
r es e ar c h e d t h e Cit y a n d M es a C o u nt y pl a ns f or t h e ar e a t o m a k e s ur e. As y o u c a n i m a gi n e,
h e ari n g t h at t h e Cit y is n o w c o nsi d eri n g c h a n gi n g t his ar e a t o all o w f or a p o p ul ati o n d e ns e
s u b di visi o n wit h p ot e nti al c o n d o a n d a p art m e nt c o m pl e x es h as c o m e as a s ur pris e t o m e. M y
u n d erst a n di n g is t h at t his ar e a N ort h of I- 7 0 b et w e e n 2 4 a n d 2 6 R o a ds w as p art of a l o n g t er m
gr o wt h pl a n si n c e t h e 1 9 7 0s a n d t h at a m er e t hr e e y e ars a g o t h e Cit y a p pr o v e d a n R- 1
d esi g n ati o n f or t his ar e a. W h e n I p ur c h as e d m y h o m e, t h e c o n diti o ns st at e d t h at I m a y di vi d e it
i nt o 1 a cr e p ar c els b ut n o s m all er. I a c c e pt e d t h os e t er ms- s o s h o ul d t h e p ur c h as er of t h e
pr o p ert y at 2 4 2 5 H R d.  

I t hi n k t h at 1 h o us e p er 1/ 2 a cr e is a n a c c e pt a bl e c o m pr o mis e t h at w o ul d all o w t h e ar e a t o
r et ai n its c o u ntr y f e el w hil e all o wi n g f or t h e i n e vit a bl e gr o wt h of t h e V all e y. 

B est r e g ar ds,  
N eil M orris  
7 2 0- 7 8 8- 3 1 9 7
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Ni c ol e G al e h o u s e

F r o m: R o b ert F u o c o < bf u o c o 2 4 6 7 @ g m ail. c o m >

S e nt: W e d n e s d a y, F e br u ar y 1, 2 0 2 3 2: 1 4 P M

T o: Ni c ol e G al e h o u s e

S u bj e ct: R e: 2 4 2 8 H R d.

* * - E X T E R N A L S E N D E R. O nl y o p e n li n ks a n d att a c h m e nts fr o m k n o w n s e n d ers. D O N O T pr o vi d e s e nsiti v e i nf or m ati o n. 
C h e c k e m ail f or t hr e at s p er ri s k tr ai ni n g. - * *  

 

T h a n k y o u. It i s s u c h a n i m p ort a nt i s s u e t o u s a n d I di d n ot w a nt it t o sli p t hr o u g h t h e cr a c ks. 
 
O n W e d, F e b 1, 2 0 2 3 at 1: 1 1  P M Ni c ol e G al e h o u s e <ni c ol e g @ gj cit y. or g > wr ot e: 

Mr. F u o c o, 

  

I a p ol o gi z e si n c er el y.  I w a s tr yi n g t o fi n ali z e s o m e i nf or m ati o n a b o ut t h e it e m w hi c h w as o nl y c o nfir m e d y est er d a y 
m or ni n g.  I s h o ul d h a v e a c k n o wl e d g e d y o ur e m ail i n t h e i nt eri m.  Y o u ar e c orr e ct, t h e it e m is s c h e d ul e d f or h e ari n g o n 
F e br u ar y 1 4, 2 0 2 3 wit h Pl a n ni n g C o m mi s si o n.  It will b e o n c o ns e nt t o s et t h e p u bli c h e ari n g wit h Cit y C o u n cil o n M ar c h 
1 & t h e p u bli c h e ari n g will b e h el d wit h Cit y C o u n cil o n M ar c h 1 5. 

  

T h e it e m will b e p ost e d o n o ur Cit y’s w e bsit e f or p u bli c i n p ut, GJ S p e a k s , a w e e k pri or t o t h e h e ari n g.  I will i n cl u d e y o ur 
e m ail as p u bli c i n p ut wit h t h e a g e n d a it e m b ut y o u c a n als o a d d p u bli c c o m m e nt t o t h e it e m t hr o u g h t his sit e. 

  

Ni c ol e 	G al e h o u s e, 	AI C P  

P ri n ci p al Pl a n n e r  

9 7 0. 2 5 6. 4 0 1 4  

ni c ol e g @ gj cit y. o r g  
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Fr o m:  R o b ert F u o c o <bf u o c o 2 4 6 7 @ g m ail. c o m >  
S e nt:  W e d n e s d a y, F e br u ar y 1, 2 0 2 3 1: 0 4 P M 
T o:  D a n K o ml o <d a n. k o ml o 2 6 @ g m ail. c o m >; Ni c ol e G al e h o us e < ni c ol e g @ gj cit y. or g >; St e v e Hill ar d - C o u n cil Tr e e 
< s hill ar d @ c o u n ciltr e e. c o m >; d z oll n er @ g vii. n et  
S u bj e ct:  2 4 2 8 H R d. 

  

* * - E X T E R N A L S E N D E R. O nl y o p e n li n ks a n d att a c h m e nts fr o m k n o w n s e n d ers. D O N O T pr o vi d e s e nsiti v e i nf or m ati o n. 
C h e c k e m ail f or t hr e at s p er ri s k tr ai ni n g. - * *  

  

G o o d m or ni n g Ni c ol e,  

  

I a m dis a p p oi nt e d t h at y o u di d n ot r es p o n d t o m y e m ail l ast w e e k. I j ust l e ar n e d t h at pl a n ni n g c o m missi o n is m e eti n g 
o n t h e 1 4t h t o di s c u s s t h e pr oj e ct at 2 4 2 8 H R d.  

I w a nt t o f or m all y r e c or d m y o p p ositi o n t o t h e pr oj e ct. J ust o v er t w o y e ars a g o Cit y C o u n cil r e c o g ni z e d t h e n e e d t o 
r e s er v e a s m all p orti o n of o ur Cit y f or l ar g er, ni c er h o m e s, m u c h li k e o ur f or ef at h er s di d o n  N ort h 7t h a n d pri or t o t h at 
G u n nis o n A v e n u e. T h at is w h y t h e y a p pr o v e d t h e z o ni n g at o n e u nit p er a cr e. 

I d o n’t u n d er st a n d t h e “ B uil d it a n d t h e y will c o m e ” m e nt alit y. B e c a us e of t h at w e h a v e e x p eri e n c e d i n cr e a s e d tr affi c, 
h o m el ess n es s, cri m e, dr u g s a n d d et eri or ati n g air q u alit y, n ot t o m e nti o n t h e i n cr e as e d d e m a n d o n o ur w at er s u p pl y. 

Pl e as e ur g e pl a n ni n g t o o nl y c o nsi d er t h e l o w est p ossi bl e d e nsit y f or t his pr o p ert y. 
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B o b F u o c o 

2 4 6 7 H R d. 
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1

Ni c ol e G al e h o u s e

F r o m: R o b ert F u o c o < bf u o c o 2 4 6 7 @ g m ail. c o m >

S e nt: Fri d a y, D e c e m b er 9, 2 0 2 2 7: 3 8 P M

T o: D a n K o ml o

C c: Ni c ol e G al e h o u s e

S u bj e ct: R e: R Z N - 2 0 2 2 - 8 4 5

* * - E X T E R N A L S E N D E R. O nl y o p e n li n ks a n d att a c h m e nts fr o m k n o w n s e n d ers. D O N O T pr o vi d e s e nsiti v e i nf or m ati o n. 
C h e c k e m ail f or t hr e at s p er ri s k tr ai ni n g. - * *  

 

T h a n k y o u f or y o ur r e s p o n s e.  
 
O n Fri, D e c 9, 2 0 2 2, 5: 1 4 P M D a n K o ml o < d a n. k o ml o 2 6 @ g m ail. c o m > wr ot e: 
H ell o Ni c ol e,   
 
I n M ar c h 2 0 2 0 t h e f or m er o w n er of t h e pr o p ert y at 2 4 2 8 H R o a d a p pli e d f or a l a n d d e v el op m e nt z o ni n g d e nsit y t o R-
4.  Aft er t h e p u bli c h e ari n gs a n d r e vi e w Cit y C o u n cil r e c o g n i z e d t h e hi g h er d e nsit y w as n ot c o m p ati bl e wit h t h e e xisti n g 
n ei g h b or h o o d a n d z o n e d t h e pr o p ert y R- 1. I ur g e y o u t o c o nsi d er t h e aff e ct e d n ei g h b o r s' c o n c er n s fr o m 2 0 2 0 w h e n 
m a ki n g a d e ci si o n t o r e c o m m e n d a n R- 5 d e nsit y t o pl a n ni n g. 
 
D a ni el K o ml o 
8 5 2 2 4 1/ 2 R D 
9 7 0 2 6 0 2 2 2 7 
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F r o m: Kri sti n R a u

T o: Ni c ol e G al e h o u s e

S u bj e c t: Vi st a 5 L L P R e z o n e R Z N- 2 0 2 2- 8 4 5

D a t e: S u n d a y, F e br u ar y 5, 2 0 2 3 6: 5 8: 2 4 A M

* * - E X T E R N A L S E N D E R. O nl y o p e n li n ks a n d att a c h m e nts fr o m k n o w n s e n d ers. D O N O T
pr o vi d e s e nsiti v e i nf or m ati o n. C h e c k e m ail f or t hr e ats p er ris k tr ai ni n g. - * *

Pl e as e D O N O T R E Z O N E t o R 5!

Cit y C o u n cil b ar el y m or e t h a n 3 y e ars a g o t h o u g htf ull y a p pr o v e d R- 1 ( 1 D w elli n g p er a cr e)
b e c a us e t his ar e a  b et w e e n 2 4 R o a d a n d 2 6 R o a d N ort h of I- 7 0 h as b e e n  m et h o di c all y a n d
p ur p os el y b uilt o ut  t his w a y si n c e a b o ut 1 9 7 0,  

T his w as et c h e d i n pl a n ni n g d e p art m e nts c o d es si n c e 1 9 9 0, a n d t his ar e a is r o u g hl y 7 5 % or
m or e d e v el o p e d alr e a d y  i n m ostl y 1 0, 5, 2, a n d o n e a cr e l ots.  

T o  i ntr o d u c e s u c h a r a di c al c h a n g e i n a s u bst a nti all y d e v el o p e d ar e a is n ot q u alit y gr o wt h a n d
d o es n ot r es p e ct a di v ersit y a n d v ari et y of l a n d  us e, b ut r at h er p uts pr ess ur e t o 5 u nits a n d
gr e at er d e nsit y t hr o u g h o ut Gr a n d J u n cti o n.

Pl e as e d o n ot all o w t his t o s et a n e w p r e c e d e nt f o r o u r b el o v e d N o rt h a r e a!

T h a n k y o u,

Kristi n R a u
2 5 7 3 I R d
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F r o m: B aj or e k, A n dr e w

T o: Ni c ol e G al e h o u s e

S u bj e c t: 2 4 2 8 H R d ( R Z N- 2 0 2 2- 8 4 5)

D a t e: M o n d a y, F e br u ar y 1 3, 2 0 2 3 3: 0 1: 2 1 P M

* * - E X T E R N A L S E N D E R. O nl y o p e n li n ks a n d att a c h m e nts fr o m k n o w n s e n d ers. D O N O T
pr o vi d e s e nsiti v e i nf or m ati o n. C h e c k e m ail f or t hr e ats p er ris k tr ai ni n g. - * *

T o w h o m it m a y c o n c er n:

I a m writi n g t o e x pr ess m y str o n g o p p ositi o n t o t h e pr o p os e d r e z o ni n g of t h e pr o p ert y l o c at e d
at 2 4 2 8 H R d. T his l a n d, w hi c h is pri m aril y z o n e d f or r esi d e nti al, a gri c ult ur al o p er ati o ns, a n d
o p e n s p a c e, is a n ess e nti al p art of o ur c o m m u nit y's c h ar a ct er a n d s h o ul d b e pr ot e ct e d fr o m
f urt h er d e v el o p m e nt. Pl e as e c o nsi d er t h e f oll o wi n g p oi nts f or t his m att er: 

1 . Fi n di n gs r e m ai n v ali d f r o m 2 0 1 9 att e m pt f o r r e z o ni n g:   S u bs e q u e nt e v e nts h a v e n ot
i n v ali d at e d t h e ori gi n al pr e mis es a n d fi n di n gs f or t h e ar e a, w hi c h is pri m aril y z o n e d f or
r esi d e nti al l o w a n d i nt e n d e d t o m ai nt ai n t h e e xisti n g c h ar a ct er a n d st a bilit y of t h e
n ei g h b or h o o d.

2. T h e c h a r a ct e r a n d c o n diti o n of t h e a r e a h as n ot c h a n g e d i n a w a y t h at w o ul d m a k e
t h e p r o p os e d a m e n d m e nt c o nsist e nt wit h t h e c o m p r e h e nsi v e pl a n: T h e ar e a r e m ai ns
pri m aril y z o n e d f or l o w- d e nsit y r esi d e nti al d e v el o p m e nt a n d pr es er vi n g t h e n at ur al
e n vir o n m e nt.  T h e pr o p os e d r e z o ni n g is n ot i n li n e wit h t h e s urr o u n di n g z o ni n g
d esi g n ati o ns, w hi c h pri oriti z e t h e pr es er v ati o n of a gri c ult ur al o p er ati o ns, o p e n s p a c e,
a n d h o m e- b as e d b usi n ess es.   K e e pi n g t h e z o ni n g of 2 4 2 8 H R d as r ur al r esi d e nti al
w o ul d m ai nt ai n t h e c o nsist e nt a n d c o h esi v e c h ar a ct er of t h e s urr o u n di n g ar e a, w hi c h is
pri m aril y z o n e d f or r esi d e nti al us es.

3. P u bli c a n d c o m m u nit y f a ciliti es a r e n ot a d e q u at e t o s e r v e t h e t y p e a n d s c o p e of
l a n d us e p r o p os e d: T h e pr o p os e d m ulti-st or y r esi d e nti al u nits w o ul d r e q uir e si g nifi c a nt
i n v est m e nt i n i nfr astr u ct ur e, i n cl u di n g w ast e w at er tr e at m e nt a n d tr a ns p ort ati o n, w hi c h
ar e c urr e ntl y n ot a v ail a bl e i n t h e ar e a.

4 . T h e r e is n ot a n i n a d e q u at e s u p pl y of s uit a bl y d esi g n at e d l a n d a v ail a bl e i n t h e
c o m m u nit y t o a c c o m m o d at e t h e p r o p os e d l a n d us e. T h e c o m pr e h e nsi v e pl a n
pri oriti z es t h e pr es er v ati o n of r esi d e nti al n ei g h b or h o o ds a n d o p e n s p a c es, a n d t h er e ar e
alt er n ati v e l o c ati o ns a v ail a bl e f or n e w d e v el o p m e nt t h at w o ul d n ot h a v e t h e s a m e
n e g ati v e i m p a ct o n t h e c h ar a ct er a n d st a bilit y of t h e c o m m u nit y.

5. T h e c o m m u nit y w o ul d n ot d e ri v e b e n efits f r o m t h e p r o p os e d a m e n d m e nt, as it
w o ul d disr u pt t h e e xisti n g c h ar a ct er of t h e n ei g h b or h o o d, n e g ati v el y i m p a ct t h e n at ur al
e n vir o n m e nt, a n d r e q uir e si g nifi c a nt i n v est m e nts i n i nfr astr u ct ur e t h at ar e c urr e ntl y n ot
a v ail a bl e.  R esi d e nti al l o w z o ni n g c a n h el p t o pr ot e ct t h e pr o p ert y v al u es of s urr o u n di n g
h o m es b y e ns uri n g t h at n e w d e v el o p m e nt is c o nsist e nt wit h t h e e xisti n g c h ar a ct er of t h e
n ei g h b or h o o d.
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T h e 2 0 2 0 O n e Gr a n d J u n cti o n C o m pr e h e nsi v e Pl a n als o o utli n es t h e i m p ort a n c e of
m ai nt ai ni n g c o nsist e n c y i n l a n d us e a n d z o ni n g d esi g n ati o ns, w hi c h h el ps t o pr ot e ct pr o p ert y
v al u es a n d e ns ur e t h at n e w d e v el o p m e nt is c o m p ati bl e wit h t h e e xisti n g c h ar a ct er of t h e
n ei g h b or h o o d. T h e pr o p os e d r e z o ni n g of 2 4 2 8 H R d w o ul d disr u pt t his c o nsist e n c y a n d c o ul d
h a v e a n e g ati v e i m p a ct o n pr o p ert y v al u es i n t h e s urr o u n di n g ar e a.

I n c o n cl usi o n, I str o n gl y ur g e t h e r ej e cti o n of t h e pr o p os e d r e z o ni n g of 2 4 2 8 H R d. T his
pr o p ert y s h o ul d r e m ai n z o n e d as is, i n li n e wit h t h e Gr a n d J u n cti o n C o m pr e h e nsi v e Pl a n's
g o als of pr es er vi n g t h e e xisti n g c h ar a ct er of r esi d e nti al n ei g h b or h o o ds, pr o m oti n g st a bilit y,
a n d pr ot e cti n g t h e n at ur al e n vir o n m e nt.

T h a n k y o u f or c o nsi d eri n g m y p ers p e cti v e o n t his m att er.

Si n c er el y,
A n dr e w B aj or e k

---------------------

A n dr e w D. B aj or e k, M. M.  | A s s o ci at e Dir e ct or of B a n d s

C ol or a d o M e s a U ni v er sit y  

D e p art m e nt of M u si c | M o s s P erf or mi n g Art s C e nt er 0 0 4

9 7 0. 2 4 8. 1 1 6 3 (t e xt pr ef err e d) |  a b aj or e k @ c ol or a d o m e s a. e d u

S c h e d ul e a M e eti n g wit h Mr. B aj or e k

F oll o w @ C M U B a n d s o n s o ci al m e di a:

F a c e b o o k  | I n st a gr a m | T witt er  | Ti k T o k
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F r o m: S ar a h B aj or e k

T o: Ni c ol e G al e h o u s e

S u bj e c t: 2 4 2 8 H R d ( R Z N- 2 0 2 2- 8 4 5)

D a t e: M o n d a y, F e br u ar y 1 3, 2 0 2 3 2: 0 2: 2 9 P M

A t t a c h m e n t s: O utl o o k-i 1 g qi 5i 3. p n g
O utl o o k- ci di m a g e 0 0. p n g
O utl o o k- ci di m a g e 0 0. p n g
O utl o o k- ci di m a g e 0 0. p n g
O utl o o k- ci di m a g e 0 0. p n g
O utl o o k- T e xt D e s c. p n g

* * - E X T E R N A L S E N D E R. O nl y o p e n li n ks a n d att a c h m e nts fr o m k n o w n s e n d ers. D O N O T
pr o vi d e s e nsiti v e i nf or m ati o n. C h e c k e m ail f or t hr e ats p er ris k tr ai ni n g. - * *

T o w h o m  it m a y c o n c er n,

   I a m writi n g t o e x pr ess m y str o n g o p p ositi o n t o t h e pr o p os e d r e z o ni n g fr o m R 1 t o R 5 of t h e

pr o p ert y l o c at e d at 2 4 2 8 H R d ( R Z N- 2 0 2 2- 8 4 5).   As y o u ar e a w ar e t his pr o p ert y r e z o ni n g

s e v er al y e ars a g o c a us e d m u c h c o n c er n a m o n gst t h e n ei g h b ors.   T h er e w as a w e bsit e f or t h e

n ei g h b ors t o tr y t o g at h er s u p p ort d u e t o t h eir c o n c er ns of c h a n gi n g t h e z o ni n g fr o m r ur al t o

r esi d e nti al.  T h e y f e ar e d t h at t h e pr o p ert y o w n er w o ul d c o nti n u e t o tr y t o i n cr e as e t h e

all o w e d d e nsit y of t h e z o ni n g t o t h e n s ell t h e l a n d a n d m a xi mi z e his pr ofit.   S e v er al of t h e

n ei g h b ors b e c a m e s o c o n c er n e d a n d fr ustr at e d t h at t h e y d e ci d e d t o s ell t h eir h o us e a n d m o v e

a w a y.    W e p ur c h as e d t h e pr o p ert y a cr oss t h e str e et fr o m t his p ar c el.  W e h a v e t h e s a m e

c o n c er ns t h at t h e pri or o w n ers h a d.   

   T h e c urr e nt z o ni n g of 1. 5 u nits p er a cr e is a p pr o pri at e a n d s h o ul d b e m ai nt ai n e d, as

i n cr e asi n g t h e d e nsit y t o 4- 6 u nits p er a c er w o ul d h a v e a si g nifi c a nt n e g ati v e i m p a ct o n t h e

s urr o u n di n g c o m m u nit y.   First a n d f or e m ost, i n cr e asi n g t h e d e nsit y of t h e pr o p ert y w o ul d p ut

a str ai n o n alr e a d y li mit e d r es o ur c es s u c h as w at er, s e w a g e(it d o es n ot e xt e n d t o t his p ar c el),

a n d r o a d i nfr astr u ct ur e.   It is i m p er ati v e t h at w e c o nsi d er t h e l o n g-t er m i m p a ct of t his

d e cisi o n a n d e ns ur e t h at o ur i nfr astr u ct ur e is a bl e t o m e et t h e n e e ds of t h e c o m m u nit y.  

F urt h er m or e, t h e i n cr e as e d d e nsit y w o ul d n e g ati v el y i m p a ct t h e q u alit y of lif e f or r esi d e n c e

li vi n g i n t h e ar e a.   M a n y of t h e o w n ers of s urr o u n di n g h o us es m o v e d t o t h e ar e a t o n ot li v e i n

t o w n a n d t o h a v e a s o m e w h at q ui et er lif e.   Als o, t h er e ar e li v est o c k i n cl u di n g h ors es, c o ws,

g o ats, a n d c hi c k e ns i n s urr o u n di n g pr o p erti es.  T h er e ar e alr e a d y c ars t h at s p e e d d o w n t h e

r o a d at 5 0 m p h a n d t h e a d d e d tr affi c, n ois e, a n d o v er cr o w di n g w o ul d disr u pt t h e p e a c ef ul

at m os p h er e.       A p pl et o n s c h o ol alr e a d y is o n e of t h e s c h o ols wit h t h e m ost st u d e nts i n t h e

distri ct a n d a d di n g t his m a n y h o us es w o ul d p ut si g nifi c a nt str ess o n t his s c h o ol.  

I als o w a nt t o bri n g t o y o ur att e nti o n t h e p ot e nti al i m p a ct o n pr o p ert y v al u es.  St u di es h a v e

s h o w n t h at hi g h- d e nsit y h o usi n g d e v el o p m e nts c a n h a v e a d etri m e nt al eff e ct o n t h e v al u e of

s urr o u n di n g pr o p erti es.   T his c o ul d r es ult i n a d e cli n e i n pr o p ert y v al u es, w hi c h w o ul d h a v e a

si g nifi c a nt i m p a ct o n t h e fi n a n ci al w ell- b ei n g of r esi d e nts i n t h e ar e a.   

W hil e i u n d erst a n d t h at Gr a n d J u n cti o n is gr o wi n g a n d t h e ar e a ar o u n d t h e m all is g oi n g t o b e

b uilt u p, I d o n ot b eli e v e t h e p ar c el t his f ar N ort h s h o ul d b e h a v e 4- 6 h o us es p er a cr e. I a m

als o c o n c er n e d t h at t h e o w n er of t h e pr o p ert y is d esiri n g t his r e z o ni n g t o tr y t o m a xi mi z e his
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pr ofit wit h o ut c o nsi d eri n g his n ei g h b ors a n d c o m m u nit y.   I n c o n cl usi o n, I str o n gl y ur g e t h e

Cit y C o u n cil t o m ai nt ai n t h e c urr e nt z o ni n g of 1. 5 u nits p er a cr e f or t h e pr o p ert y l o c at e d at

2 4 2 8 H R d.   T h a n k y o u f or y o ur ti m e a n d c o nsi d er ati o n. 

   B est,

S ar a h B aj or e k, D O F A A P
N e o n at ol o gi st
St. M ar y' s H o s pit al
I nt er m o u nt ai n H e alt h, P e a k s R e gi o n

2 6 3 5 N 7 t h Str e et, Gr a n d J u n cti o n, C O, 8 1 5 0 1

P:  9 7 0. 2 9 8. 2 2 7 9 | F: 9 7 0. 2 9 8. 2 6 9 4

s ar a h. b aj or e k @i m ail. or g

N O TI C E: T his e- m ail is f or t h e s ol e us e of t h e i nt e n d e d r e ci pi e nt a n d m a y c o nt ai n c o nfi d e nti al
a n d pri vil e g e d i nf or m ati o n. If y o u ar e n ot t h e i nt e n d e d r e ci pi e nt, y o u ar e pr o hi bit e d fr o m
r e vi e wi n g, usi n g, dis cl osi n g or distri b uti n g t his e- m ail or its c o nt e nts. If y o u h a v e r e c ei v e d t his
e- m ail i n err or, pl e as e c o nt a ct t h e s e n d er b y r e pl y e- m ail a n d d estr o y all c o pi es of t his e- m ail
a n d its c o nt e nts.
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F r o m: st e p h e n hill ar d

T o: Ni c ol e G al e h o u s e

C c: st e p h e n hill ar d ; D a v e/ C orri n e Z oll n er ; B o b F u o c o ; D a n K o ml o

S u bj e c t: O p p o siti o n t o Vi st a 5, L L P R e z o ni n g A p pli c ati o n

D a t e: S u n d a y, F e br u ar y 1 2, 2 0 2 3 1 1: 0 4: 5 4 A M

A t t a c h m e n t s: G J N L E T T E R 2 1 2 2 3 c o p y. p df

* * - E X T E R N A L S E N D E R. O nl y o p e n li n ks a n d att a c h m e nts fr o m k n o w n s e n d ers. D O N O T pr o vi d e s e nsiti v e
i nf or m ati o n. C h e c k e m ail f or t hr e ats p er ris k tr ai ni n g. - * *

Ni c ol e, pl e as e fi n d att a c h e d m y o p p ositi o n t o t h e a b o v e r e z o ni n g a p pli c ati o n. Pl e as e distri b ut e t his t o t h e m e m b ers
of t h e Pl a n ni n g C o m missi o n b ef or e t h e F e br u ar y 1 4, 2 0 2 3 m e eti n g.

Si n c er el y,

St e v e Hill ar d
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Stephen Hillard 
887 25 Road 


Grand Junction, CO 81505 


To: Grand Junction Planning Commission



Re:  Opposition to Vista 5, LLP Rezoning Application



Date: February 11, 2023



The last time this parcel was proposed for dense development, the 
approval decision of the Planning Commission ended in rejection by the 
community, the County, and the City Council.  In fact, the City Council 
voted unanimously to limit any development to one unit per acre.  See 
Maverick Subdivision proceedings.



Rather than repeat this process, and all the wasteful use of public and 
community resources it entails, the Planning Commission should stand by 
the prior City Council decision and recommend denial of the current 
application.  



As detailed below, the February 14, 2023 study by the Planning 
Department (the “Study”) is flawed.  In fact, it requires denial of the 
application for the following reasons:



1.  Technical Factors.  The Study relies on the “one of five” factors position 
to justify approval.  Finding one of the five factors to exist only leads to the 
result that the rezoning “may” occur.  Under the 2020 Comprehensive Plan 
(the “Plan”), the decision must still be carefully weighed in light of the 
various factors. 



More important, in this case, none of the five factors can be sustained.



The Study has already found that three of the five factors (items 2,4 and 5) 
were not met. Those factors are real and critically important to correctly 
conducting the people’s business under the Plan.  	 	 	 



Restated in plain English, the Study found:








	 A.   The character of the area has not changed, and therefore the 
rezoning would not be consistent with the Plan.  (page 3, item 2).



	 B.  An adequate supply of suitably designated land is available in 
the community to accommodate the proposed use.  (page 4, item 4).



	 C.  The community will not derive benefits from the proposed 
amendment. (page 4, item 5).



2.  Subsequent Events.  Having established that the proposed rezoning is 
inconsistent with the Plan, unnecessary, and not beneficial, the Study then 
incorrectly suggests that subsequent events have invalidated the original 
premises and findings.  (page 2, item 1).  However, the land use map 
designation only provides for possible consideration of a higher density.   It 
does not establish the substantive requirement that the original premises 
and findings, which are matters of fact, have been invalidated.  To the 
contrary, the record before the Planning Commission now establishes that 
the premises and findings for the existing zoning (no change of character, 
other land available, no benefit to community) have once again been 
validated.

 

In short, the Study utterly fails the “Subsequent Events” test.



3.  Adequate Facilities.  The Study erroneously finds that the public and 
community facilities are adequate to serve the higher density. (page 5, item 
3).  There is no basis for this finding, especially in regards to:



• Schools.  The fact that Appleton Elementary is 6/10 of a mile 
away just glosses over the fact that the school is already severely 
overcrowded. Adding another 80-plus residences nearby will 
compound this situation.  The Analysis fails to even address this 
key problem.  Moreover, the status of the Appleton School is an 
open question, now pending before the District 51 school board.  
See Daily Sentinel, February 12, 2023.



• Parks. The location of Canyon View Park is in fact a problem for 
the rezoning.  The park is a magnet for kids walking or taking their 
bikes to the park, which means that from this proposed 
subdivision they will typically go over a dangerous, no-walk-way, 







highly inadequate bridge on 24 1/2 Road.  As pointed out to the 
City Council previously, this is a disservice to the public and an 
open invitation for municipal liability.



• Fire Department Response.  This is serious, life-or-death 
business.  The Study, however, again glosses over this critical 
facility.  It admits that the response time does not meet the 
required response time under the National Fire Protection 
Association standards. Those standards set a required 
performance limit.  See NFPA  Section 1710 (2020).  That other 
fire stations could also arrive late doesn’t help.  Nor does 
recitation that the City “has been working on it” address this 
problem of absolute non-compliance of a critical facility.  



Accordingly, as to the “Adequate Facilities” test, the proposed rezoning 
flunks. It is unsafe and invites disaster for the public and the City along the 
way.



4. Generalizations.   Lastly, the Study resorts to a generalized review of 
“visions, goals and policies” under the Plan.  (page 5). The points already 
admitted in the Study (no change of character, other land available, no 
benefit to community) already invalidate this approach. Also, glossing 
things over with reference to “ZDC undergoing an update” again puts 
speculation before the horse of sound decision-making.



As established above, none of the elements required to even consider a 
rezoning of this parcel have been established.



The simple truth is that elements within the City have for years sought to 
disrupt this long-established rural neighborhood.  This application is 
merely deja vu all over again and should not be approved.



Sincerely,



Stephen Hillard

shillard@counciltree.com
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St e p h e n Hill ar d 
8 8 7 2 5 R o a d 

Gr a n d J u n cti o n, C O 8 1 5 0 5 

T o: Gr a n d J u n cti o n Pl a n ni n g C o m mi s si o n 


R e:  O p p o siti o n t o Vi st a 5, L L P R e z o ni n g A p pli c ati o n 


D at e: F e br u ar y 1 1, 2 0 2 3 


T h e l a st ti m e t hi s p ar c el w a s pr o p o s e d f or d e n s e d e v el o p m e nt, t h e 
a p pr o v al d e ci si o n of t h e Pl a n ni n g C o m mi s si o n e n d e d i n r ej e cti o n b y t h e 
c o m m u nit y, t h e C o u nt y, a n d t h e Cit y C o u n cil.  I n f a ct, t h e Cit y C o u n cil 
v ot e d u n a ni m o u sl y t o li mit a n y d e v el o p m e nt t o o n e u nit p er a cr e.  S e e  
M a v eri c k S u b di vi si o n pr o c e e di n g s. 


R at h er t h a n r e p e at t hi s pr o c e s s, a n d all t h e w a st ef ul u s e of p u bli c a n d 
c o m m u nit y r e s o ur c e s it e nt ail s, t h e Pl a n ni n g C o m mi s si o n s h o ul d st a n d b y 
t h e pri or Cit y C o u n cil d e ci si o n a n d r e c o m m e n d d e ni al of t h e c urr e nt 
a p pli c ati o n.  


A s d et ail e d b el o w, t h e F e br u ar y 1 4, 2 0 2 3 st u d y b y t h e Pl a n ni n g 
D e p art m e nt (t h e “ St u d y ”) i s fl a w e d.  I n f a ct, it r e q uir e s d e ni al of t h e 
a p pli c ati o n f or t h e f oll o wi n g r e a s o n s: 


1.  T e c h ni c al F a ct or s.   T h e St u d y r eli e s o n t h e “ o n e of fi v e ” f a ct or s p o siti o n 
t o j u stif y a p pr o v al.  Fi n di n g o n e of t h e fi v e f a ct or s t o e xi st o nl y l e a d s t o t h e 
r e s ult t h at t h e r e z o ni n g “ m a y ” o c c ur.  U n d er t h e 2 0 2 0 C o m pr e h e n si v e Pl a n 
(t h e “ Pl a n ”), t h e d e ci si o n m u st still b e c ar ef ull y w ei g h e d i n li g ht of t h e 
v ari o u s f a ct or s. 


M or e i m p ort a nt, i n t hi s c a s e, n o n e of t h e fi v e f a ct or s c a n b e s u st ai n e d. 


T h e St u d y h a s alr e a d y f o u n d t h at t hr e e of t h e fi v e f a ct or s (it e m s 2, 4 a n d 5) 
w er e n ot m et. T h o s e f a ct or s ar e r e al a n d criti c all y i m p ort a nt t o c orr e ctl y 
c o n d u cti n g t h e p e o pl e’ s b u si n e s s u n d er t h e Pl a n.  	 	 	 


R e st at e d i n pl ai n E n gli s h, t h e St u d y f o u n d: 
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	 A.   T h e c h ar a ct er of t h e ar e a h a s n ot  c h a n g e d, a n d t h er ef or e t h e 
r e z o ni n g w o ul d n ot b e c o n si st e nt  wit h t h e Pl a n.  ( p a g e 3, it e m 2).


	 B.  A n a d e q u at e s u p pl y of s uit a bl y d e si g n at e d l a n d  i s a v ail a bl e i n 
t h e c o m m u nit y t o a c c o m m o d at e t h e pr o p o s e d u s e.  ( p a g e 4, it e m 4).


	 C.  T h e c o m m u nit y will n ot d eri v e b e n e fi t s fr o m t h e pr o p o s e d 
a m e n d m e nt. ( p a g e 4, it e m 5).


2.  S u b s e q u e nt E v e nt s.   H a vi n g e st a bli s h e d t h at t h e pr o p o s e d r e z o ni n g i s 
i n c o n si st e nt wit h t h e Pl a n, u n n e c e s s ar y, a n d n ot b e n efi ci al, t h e St u d y t h e n 
i n c orr e ctl y s u g g e st s t h at s u b s e q u e nt e v e nt s h a v e i n v ali d at e d t h e ori gi n al 
pr e mi s e s a n d fi n di n g s.  ( p a g e 2, it e m 1).  H o w e v er, t h e l a n d u s e m a p 
d e si g n ati o n o nl y pr o vi d e s f or p o s si bl e c o n si d er ati o n of a hi g h er d e n sit y.   It 
d o e s n ot e st a bli s h t h e s u b st a nti v e r e q uir e m e nt t h at t h e ori gi n al pr e mi s e s 
a n d fi n di n g s , w hi c h ar e m att er s of f a ct, h a v e b e e n i n v ali d at e d.  T o t h e 
c o ntr ar y, t h e r e c or d b ef or e t h e Pl a n ni n g C o m mi s si o n n o w e st a bli s h e s t h at 
t h e pr e mi s e s a n d fi n di n g s f or t h e e xi sti n g z o ni n g ( n o c h a n g e of c h ar a ct er, 
ot h er l a n d a v ail a bl e, n o b e n e fi t t o c o m m u nit y) h a v e o n c e a g ai n b e e n 
v ali d at e d. 

 

I n s h ort, t h e St u d y utt erl y f ail s t h e “ S u b s e q u e nt E v e nt s ” t e st.


3.  A d e q u at e F a ciliti e s .  T h e St u d y err o n e o u sl y fi n d s t h at t h e p u bli c a n d 
c o m m u nit y f a ciliti e s ar e a d e q u at e t o s er v e t h e hi g h er d e n sit y. ( p a g e 5, it e m 
3).  T h er e i s n o b a si s f or t hi s fi n di n g, e s p e ci all y i n r e g ar d s t o: 


• S c h o ol s.   T h e f a ct t h at A p pl et o n El e m e nt ar y i s 6/ 1 0 of a mil e 
a w a y j u st gl o s s e s o v er t h e f a ct t h at t h e s c h o ol i s alr e a d y s e v er el y 
o v er cr o w d e d. A d di n g a n ot h er 8 0- pl u s r e si d e n c e s n e ar b y will 
c o m p o u n d t hi s sit u ati o n.  T h e A n al y si s f ail s t o e v e n a d dr e s s t hi s 
k e y pr o bl e m.  M or e o v er, t h e st at u s of t h e A p pl et o n S c h o ol i s a n 
o p e n q u e sti o n, n o w p e n di n g b ef or e t h e Di stri ct 5 1 s c h o ol b o ar d.  
S e e D ail y S e nti n el, F e br u ar y 1 2, 2 0 2 3. 


• P ar k s. T h e l o c ati o n of C a n y o n Vi e w P ar k i s i n f a ct a pr o bl e m f or 
t h e r e z o ni n g.  T h e p ar k i s a m a g n et f or ki d s w al ki n g or t a ki n g t h eir 
bi k e s t o t h e p ar k, w hi c h m e a n s t h at fr o m t hi s pr o p o s e d 
s u b di vi si o n t h e y will t y pi c all y g o o v er a d a n g er o u s, n o- w al k- w a y, 
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hi g hl y i n a d e q u at e bri d g e o n 2 4 1/ 2 R o a d.  A s p oi nt e d o ut t o t h e 
Cit y C o u n cil pr e vi o u sl y, t hi s i s a di s s er vi c e t o t h e p u bli c a n d a n 
o p e n i n vit ati o n f or m u ni ci p al li a bilit y. 


• Fir e D e p art m e nt R e s p o n s e.  T hi s i s s eri o u s, lif e- or- d e at h 
b u si n e s s.  T h e St u d y, h o w e v er, a g ai n gl o s s e s o v er t hi s criti c al 
f a cilit y.  It a d mit s t h at t h e r e s p o n s e ti m e d o e s n ot m e et t h e 
r e q uir e d r e s p o n s e ti m e u n d er t h e N ati o n al Fir e Pr ot e cti o n 
A s s o ci ati o n st a n d ar d s. T h o s e st a n d ar d s s et a r e q uir e d 
p erf or m a n c e li mit.  S e e  N F P A  S e cti o n 1 7 1 0 ( 2 0 2 0).  T h at ot h er 
fi r e st ati o n s c o ul d al s o arri v e l at e d o e s n’t h el p.  N or d o e s 
r e cit ati o n t h at t h e Cit y “ h a s b e e n w or ki n g o n it ” a d dr e s s t hi s 
pr o bl e m of a b s ol ut e n o n- c o m pli a n c e of a criti c al f a cilit y.  


A c c or di n gl y, a s t o t h e “ A d e q u at e F a ciliti e s ” t e st, t h e pr o p o s e d r e z o ni n g 
fl u n k s. It i s u n s af e a n d i n vit e s di s a st er f or t h e p u bli c a n d t h e Cit y al o n g t h e 
w a y. 


4. G e n er ali z ati o n s.    L a stl y, t h e St u d y r e s ort s t o a g e n er ali z e d r e vi e w of 
“ vi si o n s, g o al s a n d p oli ci e s ” u n d er t h e Pl a n.  ( p a g e 5). T h e p oi nt s alr e a d y 
a d mitt e d i n t h e St u d y ( n o c h a n g e of c h ar a ct er, ot h er l a n d a v ail a bl e, n o 
b e n e fi t t o c o m m u nit y) alr e a d y i n v ali d at e t hi s a p pr o a c h. Al s o, gl o s si n g 
t hi n g s o v er wit h r ef er e n c e t o “ Z D C u n d er g oi n g a n u p d at e ” a g ai n p ut s 
s p e c ul ati o n b ef or e t h e h or s e of s o u n d d e ci si o n- m a ki n g. 


A s e st a bli s h e d a b o v e, n o n e of t h e el e m e nt s r e q uir e d t o e v e n c o n si d er a 
r e z o ni n g of t hi s p ar c el h a v e b e e n e st a bli s h e d.


T h e si m pl e tr ut h i s t h at el e m e nt s wit hi n t h e Cit y h a v e f or y e ar s s o u g ht t o 
di sr u pt t hi s l o n g- e st a bli s h e d r ur al n ei g h b or h o o d.  T hi s a p pli c ati o n i s 
m er el y d ej a v u  all o v er a g ai n a n d s h o ul d n ot b e a p pr o v e d.


Si n c er el y, 


St e p h e n Hill ar d 

s hill ar d @ c o u n ciltr e e. c o m 
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F r o m: D a n K o ml o

T o: Ni c ol e G al e h o u s e

C c: St e v e Hill ar d - C o u n cil Tr e e ; R o b ert F u o c o ; D a v e/ C orri n e Z oll n er

S u bj e c t: O p p o siti o n t o Vi st a 5, L L P R e z o n e A p pli c ati o n

D a t e: S u n d a y, F e br u ar y 1 2, 2 0 2 3 4: 2 5: 0 9 P M

A t t a c h m e n t s: Vi st a 5 Pl a n ni n g. d o c x

* * - E X T E R N A L S E N D E R. O nl y o p e n li n ks a n d att a c h m e nts fr o m k n o w n s e n d ers. D O N O T
pr o vi d e s e nsiti v e i nf or m ati o n. C h e c k e m ail f or t hr e ats p er ris k tr ai ni n g. - * *

H ell o Ni c ol e, pl e as e fi n d m y att a c h e d l ett er of o p p ositi o n t o R Z N- 2 0 2 2- 8 4 5 r e z o n e
a p pli c ati o n. T h a n k y o u i n a d v a n c e f or  y o ur assist a n c e i n distri b uti n g t his t o t h e
Pl a n ni n g  C o m missi o n b ef or e t h e F e b. 1 4, 2 0 2 3 m e eti n g.

T h a n k- y o u,

D a n K o ml o
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                                                                  Dan Komlo

                                                                 852 24 ½ Rd

                                                      Grand, Junction, CO 81505



To: Grand Junction Planning Commission 

Re: Opposition to Vista 5, LLP Rezoning Application

Date: February 11, 2023



I am writing this letter to urge the Planning Commission to limit the allowable dwelling density for the   RZN 2022 845 rezone request to no more than R-2 rather than the requested R-5. My wife and I live at 852 241/2 Rd. We purchased our property in 1984 and have been involved with the North Grand Junction planning process the entire time.



Once again, as in 2019 most of the local neighbors were not notified about the Nov. 9th neighborhood meeting due to the 500-foot notification process. The meeting notes, as published, reported that only 11 residents joined the call, and it does not appear that any of those residents favored the rezone from R-1 to R-5. I feel that most of the additional neighbors that were not informed of the meeting would echo the sentiment of those that did attend. Because the proposed R-5 would be contrary to the character of the neighborhood.



Just three years ago after much debate the G.J. City Council voted to only allow R-1 for this very same property at 2428 H Rd. citing that the requested R-4 density would not be compatible to the character of the existing neighborhood.



The 2020 Comprehensive Plan states (Page 60) that residential low “…secondary uses are designed in a manner to fit the character of the neighborhood and provide a transition between the open, less developed edges of Grand Junction”. I feel that an increased density shift from R-1 to R-5 will not fit the character or provide a proper transition for the areas surrounding this property.

 

The use of the disfavored “flagpole annexation” in 2019 has resulted in a leap frog, irregular, tentacle-like city limit. The Comp. Plan (Page 56) Tier 2, policy states “the city should promote annexation of those parcels which are surrounded by, or have direct adjacency to, the City limits of Grand Junction”. Promoting R-5 for this property under these circumstances should be re-evaluated.



Lack of safe neighborhood connections, (Page 26) of the Comprehensive Plan indicates the I-70 overpasses at 23 & 26 Rd as being “Non-Existing Crossings” as “… multimodal grade separated crossings”. Both 24½ and 25 road overpasses can also share that designation as they currently do not safely provide pedestrian or bicycle traffic.

Page 29 of the Comp. Plan also states we should “promote housing density to be located near existing or future transit routes and in areas where pedestrian and bicycle facilities can provide a safe and direct connection to neighborhood and employment centers”. CDOT has recently indicated there are no future plans to improve pedestrian access for any of the four overpasses indicated above.



I am not against additional housing in the Appleton area, a subdivision such as Golden Leaf Estates that is currently under planning review located at 26 Rd. and the Frontage rd. north of I-70, if approved will provide 22 dwellings on 9 acres for a density of 2.4 units per acre.  It is my opinion that this type of development would enhance our neighborhood and help transition the growth that will undoubtedly follow. 



Thank you for your consideration on this matter.



Dan Komlo                                                                                                           Dan.komlo26@gmail.com



 
                                                                  D a n K o ml o  

                                                                 8 5 2 2 4 ½ R d  
                                                      G r a n d, J u n cti o n, C O 8 1 5 0 5  

 
T o :  Gr a n d J u n cti o n Pl a n ni n g C o m mi s si o n  
R e: O p p o siti o n t o Vi st a 5, L L P R e z o ni n g  A p pli c ati o n  

D at e: F e br u ar y 1 1, 2 0 2 3  
 

I a m writi n g t hi s l ett er t o ur g e t h e Pl a n ni n g C o m mi s si o n t o li mit t h e all o w a bl e d w elli n g d e n sit y f or t h e   
R Z N 2 0 2 2 8 4 5 r e z o n e r e q u e st t o n o m or e t h a n R -2 r at h er t h a n t h e r e q u e st e d R -5. M y wif e a n d I li v e at 

8 5 2 2 4 1/ 2  R d.  We p ur c h a s e d  o ur pr o p ert y i n 1 9 8 4 a n d  h a v e b e e n i n v ol v e d wit h t h e N ort h Gr a n d J u n cti o n 
pl a n ni n g pr o c e s s t h e e ntir e ti m e.  
 

O n c e a g ai n, a s i n 2 0 1 9  mo st  of t h e l o c al n ei g h b or s w er e n ot n otifi e d a b o ut t h e  N o v. 9t h  n ei g h b or h o o d 
m e eti n g d u e t o t h e 5 0 0 -f o ot n otifi c ati o n pr o c e s s. T h e m e eti n g n ot e s , a s p u bli s h e d, r e p ort e d t h at o nl y 1 1 

r e si d e nt s j oi n e d t h e c all, a n d it d o e s n ot a p p e ar t h at a n y of t h o s e r e si d e nt s f a v or e d t h e r e z o n e fr o m R -1 
t o R-5. I f e el t h at m o st of t h e a d diti o n al n ei g h b or s t h at w er e n ot i nf or m e d of t he m e eti n g w o ul d e c h o t h e 
s e nti m e nt of t h o s e t h at di d att e n d. B e c a u s e t he pr o p o s e d R- 5 w o ul d  b e c o ntr ar y t o t h e c h ar a ct er of t h e 

n ei g h b or h o o d.  
 

J u st t hr e e y e ar s a g o aft er m u c h d e b at e t h e G. J. Cit y C o u n cil v ot e d t o o nl y all o w R -1 f or t hi s v er y s a m e 
pr o p ert y at 2 4 2 8 H R d. citi n g t h at t h e r e q u e st e d R -4 d e n sit y w o ul d n ot b e c o m p ati bl e  t o t h e c h ar a ct er of 
t h e e xi sti n g n ei g h b or h o o d. 

 
T h e  2 0 2 0  C o m pr e h e n si v e P l a n st at e s ( P a g e 6 0)  t h at re si d e nti al lo w  “ …s e c o n d ar y u s e s  ar e  d e si g n e d i n a 

m a n n er t o  fit t h e c h ar a ct er of t h e n ei g h b or h o o d a n d pr o vi d e a tr a n siti o n b et w e e n t h e o p e n, l e s s 
d e v el o p e d e d g e s of Gr a n d J u n cti o n ”. I f e el t h at a n  i n cr e a s e d d e n sit y  s hift fr o m R -1 t o R -5 will n ot fit t h e 

c h ar a ct er or pr o vi d e a pr o p er tr a n siti o n  f or t h e ar e a s s urr o u n di n g t hi s pr o p ert y. 
  
T h e u s e of t h e di sf a v or e d “fl a g p ol e a n n e x ati o n”  i n 2 0 1 9 h a s r e s ult e d i n a l e a p fr o g, irr e g ul ar, t e nt a cl e -li k e 

cit y li mit. T h e C o m p . Pl a n ( P a g e 5 6)  Ti er 2, p oli c y st at e s  “t h e cit y s h o ul d pr o m ot e a n n e x ati o n of t h o s e 
p ar c el s w hi c h ar e s urr o u n d e d b y, or h a v e dir e ct a dj a c e n c y t o, t h e Cit y li mit s of Gr a n d J u n cti o n ”. 

Pr o m oti n g R -5 f or t hi s pr o p ert y u n d er t h e s e cir c u m st a n c e s s h o ul d b e r e -e v al u at e d.  
 
L a c k of s af e n ei g h b or h o o d c o n n e cti o n s , ( P a ge 2 6)  of t h e C o m pr e h e n si v e  Pl a n i n di c at e s t h e I-7 0 

o v er p a s s e s at 2 3 & 2 6 R d  a s b ei n g “ N o n -E xi sti n g Cr o s si n g s ” a s  “ … m ulti m o d al gr a d e s e p ar at e d  
cr o s si n g s ”. B ot h 2 4 ½ a n d 2 5 r o a d o v er p a s s e s c a n al s o s h ar e t h at d e si g n ati o n a s t h e y c urr e ntl y  d o  n ot 

s af el y pr o vi d e p e d e stri a n or bi c y cl e tr affi c. 
P a g e 2 9 of t h e C o m p . Pl a n al s o st at e s w e s h o ul d “pr o m ot e h o u si n g d e n sit y t o b e l o c at e d n e ar e xi sti n g  or 
f ut ur e tr a n sit r o ut e s a n d i n ar e a s w h er e p e d e stri a n a n d bi c y cl e f a ciliti e s c a n pr o vi d e a s af e a n d dir e ct 

c o n n e cti o n  t o n ei g h b or h o o d a n d e m pl o y m e nt c e nt er s ”. C D O T h a s r e c e ntl y i n di c at e d t h er e ar e n o f ut ur e 
pl a n s t o i m pr o v e p e d e stri a n a c c e s s f or a n y of t h e f o ur o v er p a s s e s i n di c at e d a b o v e.  

 
I a m n ot a g ai n st a d diti o n al h o u si n g i n t h e A p pl et o n ar e a, a s u b di vi si o n s u c h a s G ol d e n L e af E st at e s t h at 

i s c urr e ntl y u n d er pl a n ni n g r e vi e w l o c at e d at 2 6 R d. a n d t h e F r o nt a g e r d. n ort h of I-7 0,  if a p pr o v e d will 
pr o vi d e 2 2 d w elli n g s o n 9 a cr e s  f or a d e n sit y of 2. 4 u nit s p er a cr e.  It i s m y o pi ni o n t h at t hi s t y p e of 
d e v el o p m e nt  w o ul d  e n h a n c e o ur  n ei g h b or h o o d a n d h el p tr a n siti o n t h e gr o wt h t h at will u n d o u bt e dl y f oll o w.  

 
T h a n k y o u f or y o ur c o n si d er ati o n  o n t hi s m att er . 

 
D a n K o ml o                                                                                                            D a n. k o ml o 2 6 @ g m ail. c o m  

P a c k et P a g e 4 4



F r o m: R o b ert F u o c o

T o: Ni c ol e G al e h o u s e

S u bj e c t: R e: 2 4 2 8 H R d.

D a t e: Fri d a y, F e br u ar y 1 0, 2 0 2 3 2: 0 4: 4 7 P M

A t t a c h m e n t s: i m a g e 0 0 1. p n g
i m a g e 0 0 3. p n g
i m a g e 0 0 2. p n g

* * - E X T E R N A L S E N D E R. O nl y o p e n li n ks a n d att a c h m e nts fr o m k n o w n s e n d ers. D O N O T
pr o vi d e s e nsiti v e i nf or m ati o n. C h e c k e m ail f or t hr e ats p er ris k tr ai ni n g. - * *

T h a n k y o u f or t h e i nf or m ati o n.
 I a m v er y c uri o us as t o t h e t ot al a cr e a g e i n ti er 1.
If I u n d erst a n d c orr e ctl y all R- 1 w as eli mi n at e d wit h t h e 2 0 2 0 pl a n s o t h e o nl y o pti o ns ar e R- 4
or R- 5 m e a ni n g R- 1 is n o l o n g er a n o pti o n. Is t h at c orr e ct ?

B o b F u o c o

O n Fri, F e b 1 0, 2 0 2 3 at 1: 4 1 P M Ni c ol e G al e h o us e < ni c ol e g @ gj cit y. or g > wr ot e:

Mr. F u o c o,

 

T h e R- 1 a n d R- 2 z o n e distri cts ar e n ot s u p p ort e d b y t h e O n e Gr a n d J u n cti o n C o m pr e h e nsi v e
Pl a n, w hi c h w as a d o pt e d i n D e c e m b er 2 0 2 0.   T h e l a n d d e v el o p m e nt c o d e r e visi o n will
ess e nti all y “r etir e ” t h es e z o n e distri cts t o b e c o nsist e nt wit h t h e C o m pr e h e nsi v e Pl a n.   T h e y
will r e m ai n i n t h e c o d e s o t h e st a n d ar ds c a n b e us e d f or pr o p erti es t h at h a v e t h at z o ni n g, b ut
pr o p erti es will n o l o n g er b e all o w e d t o r e z o n e t o t h os e distri cts.   T h e l o w est d e nsit y z o n e
distri ct will b e R- R ( R esi d e nti al- R ur al), w hi c h h as a m a xi m u m d e nsit y of 1 u nit p er 5 a cr es
a n d i m pl e m e nts t h e F ut ur e L a n d Us e d esi g n ati o n of R ur al R esi d e nti al .  T h e pr o p ert y at 2 4 2 8
H R o a d h as a F ut ur e L a n d Us e d esi g n ati o n of R esi d e nti al L o w , w hi c h c a n b e i m pl e m e nt e d
b y t h e R- 4 ( R esi d e nti al – 2- 4 d u/ a c) or t h e R- 5 ( R esi d e nti al – 3- 5. 5 d u/ a c).

 

F or t h e ti ers i n t h e c o m pr e h e nsi v e pl a n, I’ m i n cl u di n g a s cr e e ns h ot b el o w fr o m t h e
C o m pr e h e nsi v e Pl a n, w hi c h c a n als o b e f o u n d o n t h e Cit y’s w e bsit e.   Ess e nti all y, Ti er 1 is
ur b a n i nfill, w h er e s er vi c es alr e a d y e xist a n d d e v el o p m e nt is eit h er filli n g i n v a c a nt
pr o p erti es i n ur b a n ar e as or i nt e nsif yi n g e xisti n g us es/str u ct ur es.   Ti er 2 is s u b ur b a n i nfill,
w hi c h e xt e n ds a littl e f urt h er o ut b ut e n c o ur a g es ur b a ni zi n g of pr o p erti es w h er e
i nfr astr u ct ur e is a v ail a bl e or pr o xi m at e.  Ti er 3 is pr e d o mi n a ntl y r ur al a n d n ot s er v e d b y
i nfr astr u ct ur e.

 

P a c k et P a g e 4 5

mailto:bfuoco2467@gmail.com
mailto:nicoleg@gjcity.org
mailto:nicoleg@gjcity.org





 

I d o n’t h a v e t h e a cr e a g e n u m b er of v a c a nt l a n d i n Ti ers 1 a n d 2, b ut I c a n as k o ur GI S
d e p art m e nt if t h at’s s o m et hi n g t h e y c a n c al c ul at e.   F or p o p ul ati o n gr o wt h, s e e t h e t a bl e
b el o w fr o m o ur C o m pr e h e nsi v e Pl a n.

 

 

Ni c ol e G al e h o u s e, AI C P

P ri n ci p al Pl a n n e r

9 7 0. 2 5 6. 4 0 1 4
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tel:970.256.4014


ni c ol e g @ gj cit y. o r g

 

 

F r o m:  R o b ert F u o c o <bf u o c o 2 4 6 7 @ g m ail. c o m > 
S e nt:  T u es d a y, F e br u ar y 7, 2 0 2 3 8: 1 0 A M
T o:  Ni c ol e G al e h o us e <ni c ol e g @ gj cit y. or g >
S u bj e ct:  R e: 2 4 2 8 H R d.

 

* * - E X T E R N A L S E N D E R. O nl y o p e n li n ks a n d att a c h m e nts fr o m k n o w n s e n d ers. D O
N O T pr o vi d e s e nsiti v e i nf or m ati o n. C h e c k e m ail f or t hr e ats p er ris k tr ai ni n g. - * *

 

G o o d  m or ni n g  Ni c ol e,

 

I n pr e p ar ati o n f or t h e pl a n ni n g a n d c o u n cil m e eti n gs c o ul d y o u pr o vi d e m e wit h s o m e
i nf or m ati o n.

Is it tr u e R- 1 a n d R- 2 d esi g n ati o ns ar e g oi n g a w a y ? If s o w h at will b e t h e l o w est d e nsit y
cl assifi c ati o n a n d h o w m a n y u nits p er a cr e will it all o w ?

C a n y o u e x pl ai n t h e d efi niti o ns of ti er 1, ti er 2 a n d ti er 3 pr o p erti es.

W h at is t h e c urr e nt i n v e nt or y of u n b uilt a cr e a g e i n ti ers 1 a n d 2 ?

W h at is t h e Cit y’s esti m at e d p o p ul ati o n gr o wt h i n t h e n e xt t e n y e ars ?

 

T h a n ks,
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B o b F u o c o

 

 

 

O n W e d, F e b 1, 2 0 2 3 at 2: 1 3 P M R o b ert F u o c o < bf u o c o 2 4 6 7 @ g m ail. c o m > wr ot e:

T h a n k y o u. It is s u c h a n i m p ort a nt iss u e t o us a n d I di d n ot w a nt it t o sli p t hr o u g h  t h e
cr a c ks.

 

O n W e d, F e b 1, 2 0 2 3 at 1: 1 1 P M Ni c ol e G al e h o us e < ni c ol e g @ gj cit y. or g > wr ot e:

Mr. F u o c o,

 

I a p ol o gi z e si n c er el y.  I w as tr yi n g t o fi n ali z e s o m e i nf or m ati o n a b o ut t h e it e m w hi c h
w as o nl y c o nfir m e d y est er d a y m or ni n g.   I s h o ul d h a v e a c k n o wl e d g e d y o ur e m ail i n t h e
i nt eri m.  Y o u ar e c orr e ct, t h e it e m is s c h e d ul e d f or h e ari n g o n F e br u ar y 1 4, 2 0 2 3 wit h
Pl a n ni n g C o m missi o n.   It will b e o n c o ns e nt t o s et t h e p u bli c h e ari n g wit h Cit y C o u n cil
o n M ar c h 1 & t h e p u bli c h e ari n g will b e h el d wit h Cit y C o u n cil o n M ar c h 1 5.

 

T h e it e m will b e p ost e d o n o ur Cit y’s w e bsit e f or p u bli c i n p ut, GJ S p e a ks , a w e e k pri or
t o t h e h e ari n g.  I will i n cl u d e y o ur e m ail as p u bli c i n p ut wit h t h e a g e n d a it e m b ut y o u
c a n als o a d d p u bli c c o m m e nt t o t h e it e m t hr o u g h t his sit e.

 

Ni c ol e G al e h o u s e, AI C P

P ri n ci p al Pl a n n e r

9 7 0. 2 5 6. 4 0 1 4

ni c ol e g @ gj cit y. o r g
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F r o m:  R o b ert F u o c o <bf u o c o 2 4 6 7 @ g m ail. c o m > 
S e nt:  W e d n es d a y, F e br u ar y 1, 2 0 2 3 1: 0 4 P M
T o:  D a n K o ml o <d a n. k o ml o 2 6 @ g m ail. c o m >; Ni c ol e G al e h o us e < ni c ol e g @ gj cit y. or g >;
St e v e Hill ar d - C o u n cil Tr e e < s hill ar d @ c o u n ciltr e e. c o m >; d z oll n er @ g vii. n et
S u bj e ct:  2 4 2 8 H R d.

 

* * - E X T E R N A L S E N D E R. O nl y o p e n li n ks a n d att a c h m e nts fr o m k n o w n s e n d ers. D O
N O T pr o vi d e s e nsiti v e i nf or m ati o n. C h e c k e m ail f or t hr e ats p er ris k tr ai ni n g. - * *

 

G o o d m or ni n g  Ni c ol e,

 

I a m dis a p p oi nt e d t h at y o u di d n ot r es p o n d t o m y e m ail l ast w e e k. I j ust l e ar n e d t h at
pl a n ni n g c o m missi o n is m e eti n g o n t h e 1 4t h t o dis c uss t h e pr oj e ct at 2 4 2 8 H R d.  

I w a nt t o f or m all y r e c or d m y o p p ositi o n t o t h e pr oj e ct. J ust o v er t w o y e ars a g o Cit y
C o u n cil r e c o g ni z e d t h e n e e d t o r es er v e a s m all p orti o n of o ur Cit y f or l ar g er, ni c er
h o m es, m u c h li k e o ur f or ef at h ers di d o n N ort h 7t h a n d pri or t o t h at G u n nis o n A v e n u e.
T h at is w h y t h e y a p pr o v e d t h e z o ni n g at o n e u nit p er a cr e.

I d o n’t u n d erst a n d t h e “ B uil d it a n d t h e y will c o m e ” m e nt alit y. B e c a us e of t h at w e h a v e
e x p eri e n c e d i n cr e as e d tr affi c, h o m el ess n ess, cri m e, dr u gs a n d d et eri or ati n g air q u alit y,
n ot t o m e nti o n t h e i n cr e as e d d e m a n d o n o ur w at er s u p pl y.

Pl e as e ur g e pl a n ni n g t o o nl y c o nsi d er t h e l o w est p ossi bl e d e nsit y f or t his pr o p ert y.

 

B o b F u o c o

2 4 6 7 H R d.
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F r o m: C y nt hi a K o ml o

T o: Ni c ol e G al e h o u s e

S u bj e c t: R Z N- 2 0 2 2- 8 4 5 R e z o n e A p pli c ati o n C o m m e nt s

D a t e: M o n d a y, F e br u ar y 1 3, 2 0 2 3 3: 0 6: 1 1 P M

A t t a c h m e n t s: R Z N 2 0 2 2 8 4 5 R E Z O N E A P P LI C A TI O N. d o c x

* * - E X T E R N A L S E N D E R. O nl y o p e n li n ks a n d att a c h m e nts fr o m k n o w n s e n d ers. D O N O T
pr o vi d e s e nsiti v e i nf or m ati o n. C h e c k e m ail f or t hr e ats p er ris k tr ai ni n g. - * *

D e ar Gr a n d J u n cti o n Pl a n ni n g D e p art m e nt a n d Cit y C o u n cil,

F or gi v e m e, I f or g ot t o i n cl u d e m y att a c h m e nt i n m y first e m ail.

F or t h e r e c or d I a m o p p os e d t o R Z N- 2 0 2 2- 8 4 5 R e z o n e A p pli c ati o n t h at r e q u ests t h e 1 7. 3 8
a cr e pr o p ert y, 2 4 2 8 H R o a d, t o b e c h a n g e d fr o m R- 1 t o R- 5. T his hi g h d e nsit y of 5. 5 h o m es
p er a cr e wit h t h e p ossi bilit y of t o w n h o m es d o es n ot f oll o w t h e 2 0 2 0 C o m pr e h e nsi v e Pl a n t o
m ai nt ai n t h e c h ar a ct eristi cs a n d i nt e grit y of t h e s urr o u n di n g ar e a. Pl e as e r e a d a d diti o n al
t al ki n g p oi nts i n m y h us b a n d’s att a c h e d l ett er w hi c h h e gi v es m e p er missi o n t o s u b mit his
"t al ki n g p oi nts " as m y a d diti o n al "t al ki n g p oi nts " f or t h e Pl a n ni n g C o m missi o n m e eti n g o n
F e br u ar y 1 4, 2 0 2 3 o p p osi n g t h e R Z N- 2 0 2 2- 8 4 5 R e z o n e A p pli c ati o n.

I d o s u g g est R- 2 z o ni n g as a m or e fitti n g r e z o n e f or t his l ot t h at c a n i nt e gr at e i nt o o ur N ort h
n ei g h b or h o o d I F a q u alit y c o ntr a ct or is us e d s u c h as N at e P ort er.

O n e of m y f e ars is t o h a v e a n ot h er “ Will o w br o o k ” d u pli c at e d.

I will b e att e n di n g t h e F e br u ar y 1 4, 2 0 2 3 m e eti n g r e m ot el y.

T h a n k y o u f or y o ur c o nsi d er ati o n,

C y nt hi a K o ml o
8 5 2 2 4 1/ 2 R d.
Gr a n d J u n cti o n, C O 8 1 5 0 5
( 9 7 0) 2 7 0- 7 0 5 2
c y nt hi a. k o ml o @ g m ail. c o m
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                                                                  Dan Komlo

                                                                 852 24 ½ Rd

                                                      Grand, Junction, CO 81505



To: Grand Junction Planning Commission 

Re: Opposition to Vista 5, LLP Rezoning Application

Date: February 11, 2023



I am writing this letter to urge the Planning Commission to limit the allowable dwelling density for the   RZN 2022 845 rezone request to no more than R-2 rather than the requested R-5. My wife and I live at 852 241/2 Rd. We purchased our property in 1984 and have been involved with the North Grand Junction planning process the entire time.



Once again, as in 2019 most of the local neighbors were not notified about the Nov. 9th neighborhood meeting due to the 500-foot notification process. The meeting notes, as published, reported that only 11 residents joined the call, and it does not appear that any of those residents favored the rezone from R-1 to R-5. I feel that most of the additional neighbors that were not informed of the meeting would echo the sentiment of those that did attend. Because the proposed R-5 would be contrary to the character of the neighborhood.



Just three years ago after much debate the G.J. City Council voted to only allow R-1 for this very same property at 2428 H Rd. citing that the requested R-4 density would not be compatible to the character of the existing neighborhood.



The 2020 Comprehensive Plan states (Page 60) that residential low “…secondary uses are designed in a manner to fit the character of the neighborhood and provide a transition between the open, less developed edges of Grand Junction”. I feel that an increased density shift from R-1 to R-5 will not fit the character or provide a proper transition for the areas surrounding this property.

 

The use of the disfavored “flagpole annexation” in 2019 has resulted in a leap frog, irregular, tentacle-like city limit. The Comp. Plan (Page 56) Tier 2, policy states “the city should promote annexation of those parcels which are surrounded by, or have direct adjacency to, the City limits of Grand Junction”. Promoting R-5 for this property under these circumstances should be re-evaluated.



Lack of safe neighborhood connections, (Page 26) of the Comprehensive Plan indicates the I-70 overpasses at 23 & 26 Rd as being “Non-Existing Crossings” as “… multimodal grade separated crossings”. Both 24½ and 25 road overpasses can also share that designation as they currently do not safely provide pedestrian or bicycle traffic.

Page 29 of the Comp. Plan also states we should “promote housing density to be located near existing or future transit routes and in areas where pedestrian and bicycle facilities can provide a safe and direct connection to neighborhood and employment centers”. CDOT has recently indicated there are no future plans to improve pedestrian access for any of the four overpasses indicated above.



I am not against additional housing in the Appleton area, a subdivision such as Golden Leaf Estates that is currently under planning review located at 26 Rd. and the Frontage rd. north of I-70, if approved will provide 22 dwellings on 9 acres for a density of 2.4 units per acre.  It is my opinion that this type of development would enhance our neighborhood and help transition the growth that will undoubtedly follow. 



Thank you for your consideration on this matter.



Dan Komlo                                                                                                           Dan.komlo26@gmail.com



 
                                                                  D a n K o ml o  

                                                                 8 5 2 2 4 ½ R d  
                                                      G r a n d, J u n cti o n, C O 8 1 5 0 5  

 
T o :  Gr a n d J u n cti o n Pl a n ni n g C o m mi s si o n  
R e: O p p o siti o n t o Vi st a 5, L L P R e z o ni n g  A p pli c ati o n  

D at e: F e br u ar y 1 1, 2 0 2 3  
 

I a m writi n g t hi s l ett er t o ur g e t h e Pl a n ni n g C o m mi s si o n t o li mit t h e all o w a bl e d w elli n g d e n sit y f or t h e   
R Z N 2 0 2 2 8 4 5 r e z o n e r e q u e st t o n o m or e t h a n R -2 r at h er t h a n t h e r e q u e st e d R -5. M y wif e a n d I li v e at 

8 5 2 2 4 1/ 2  R d.  We p ur c h a s e d  o ur pr o p ert y i n 1 9 8 4 a n d  h a v e b e e n i n v ol v e d wit h t h e N ort h Gr a n d J u n cti o n 
pl a n ni n g pr o c e s s t h e e ntir e ti m e.  
 

O n c e a g ai n, a s i n 2 0 1 9  mo st  of t h e l o c al n ei g h b or s w er e n ot n otifi e d a b o ut t h e  N o v. 9t h  n ei g h b or h o o d 
m e eti n g d u e t o t h e 5 0 0 -f o ot n otifi c ati o n pr o c e s s. T h e m e eti n g n ot e s , a s p u bli s h e d, r e p ort e d t h at o nl y 1 1 

r e si d e nt s j oi n e d t h e c all, a n d it d o e s n ot a p p e ar t h at a n y of t h o s e r e si d e nt s f a v or e d t h e r e z o n e fr o m R -1 
t o R-5. I f e el t h at m o st of t h e a d diti o n al n ei g h b or s t h at w er e n ot i nf or m e d of t he m e eti n g w o ul d e c h o t h e 
s e nti m e nt of t h o s e t h at di d att e n d. B e c a u s e t he pr o p o s e d R- 5 w o ul d  b e c o ntr ar y t o t h e c h ar a ct er of t h e 

n ei g h b or h o o d.  
 

J u st t hr e e y e ar s a g o aft er m u c h d e b at e t h e G. J. Cit y C o u n cil v ot e d t o o nl y all o w R -1 f or t hi s v er y s a m e 
pr o p ert y at 2 4 2 8 H R d. citi n g t h at t h e r e q u e st e d R -4 d e n sit y w o ul d n ot b e c o m p ati bl e  t o t h e c h ar a ct er of 
t h e e xi sti n g n ei g h b or h o o d. 

 
T h e  2 0 2 0  C o m pr e h e n si v e P l a n st at e s ( P a g e 6 0)  t h at re si d e nti al lo w  “ …s e c o n d ar y u s e s  ar e  d e si g n e d i n a 

m a n n er t o  fit t h e c h ar a ct er of t h e n ei g h b or h o o d a n d pr o vi d e a tr a n siti o n b et w e e n t h e o p e n, l e s s 
d e v el o p e d e d g e s of Gr a n d J u n cti o n ”. I f e el t h at a n  i n cr e a s e d d e n sit y  s hift fr o m R -1 t o R -5 will n ot fit t h e 

c h ar a ct er or pr o vi d e a pr o p er tr a n siti o n  f or t h e ar e a s s urr o u n di n g t hi s pr o p ert y. 
  
T h e u s e of t h e di sf a v or e d “fl a g p ol e a n n e x ati o n”  i n 2 0 1 9 h a s r e s ult e d i n a l e a p fr o g, irr e g ul ar, t e nt a cl e -li k e 

cit y li mit. T h e C o m p . Pl a n ( P a g e 5 6)  Ti er 2, p oli c y st at e s  “t h e cit y s h o ul d pr o m ot e a n n e x ati o n of t h o s e 
p ar c el s w hi c h ar e s urr o u n d e d b y, or h a v e dir e ct a dj a c e n c y t o, t h e Cit y li mit s of Gr a n d J u n cti o n ”. 

Pr o m oti n g R -5 f or t hi s pr o p ert y u n d er t h e s e cir c u m st a n c e s s h o ul d b e r e -e v al u at e d.  
 
L a c k of s af e n ei g h b or h o o d c o n n e cti o n s , ( P a ge 2 6)  of t h e C o m pr e h e n si v e  Pl a n i n di c at e s t h e I-7 0 

o v er p a s s e s at 2 3 & 2 6 R d  a s b ei n g “ N o n -E xi sti n g Cr o s si n g s ” a s  “ … m ulti m o d al gr a d e s e p ar at e d  
cr o s si n g s ”. B ot h 2 4 ½ a n d 2 5 r o a d o v er p a s s e s c a n al s o s h ar e t h at d e si g n ati o n a s t h e y c urr e ntl y  d o  n ot 

s af el y pr o vi d e p e d e stri a n or bi c y cl e tr affi c. 
P a g e 2 9 of t h e C o m p . Pl a n al s o st at e s w e s h o ul d “pr o m ot e h o u si n g d e n sit y t o b e l o c at e d n e ar e xi sti n g  or 
f ut ur e tr a n sit r o ut e s a n d i n ar e a s w h er e p e d e stri a n a n d bi c y cl e f a ciliti e s c a n pr o vi d e a s af e a n d dir e ct 

c o n n e cti o n  t o n ei g h b or h o o d a n d e m pl o y m e nt c e nt er s ”. C D O T h a s r e c e ntl y i n di c at e d t h er e ar e n o f ut ur e 
pl a n s t o i m pr o v e p e d e stri a n a c c e s s f or a n y of t h e f o ur o v er p a s s e s i n di c at e d a b o v e.  

 
I a m n ot a g ai n st a d diti o n al h o u si n g i n t h e A p pl et o n ar e a, a s u b di vi si o n s u c h a s G ol d e n L e af E st at e s t h at 

i s c urr e ntl y u n d er pl a n ni n g r e vi e w l o c at e d at 2 6 R d. a n d t h e F r o nt a g e r d. n ort h of I-7 0,  if a p pr o v e d will 
pr o vi d e 2 2 d w elli n g s o n 9 a cr e s  f or a d e n sit y of 2. 4 u nit s p er a cr e.  It i s m y o pi ni o n t h at t hi s t y p e of 
d e v el o p m e nt  w o ul d  e n h a n c e o ur  n ei g h b or h o o d a n d h el p tr a n siti o n t h e gr o wt h t h at will u n d o u bt e dl y f oll o w.  

 
T h a n k y o u f or y o ur c o n si d er ati o n  o n t hi s m att er . 

 
D a n K o ml o                                                                                                            D a n. k o ml o 2 6 @ g m ail. c o m  

P a c k et P a g e 5 2



F r o m: M el a ni e H yl a n

T o: Ni c ol e G al e h o u s e

S u bj e c t: Vi st a 5 L L P R e z o n e R Z N- 2 0 2 2- 8 4 5

D a t e: M o n d a y, F e br u ar y 1 3, 2 0 2 3 8: 0 4: 0 9 P M

* * - E X T E R N A L S E N D E R. O nl y o p e n li n ks a n d att a c h m e nts fr o m k n o w n s e n d ers. D O N O T pr o vi d e s e nsiti v e
i nf or m ati o n. C h e c k e m ail f or t hr e ats p er ris k tr ai ni n g. - * *

T o W h o m It M a y C o n c er n:

T his e m ail is i n r e g ar ds t o Vist a L L P R e z o n e R Z N- 2 0 2 2- 8 4 5. It is o ur u n d erst a n di n g t h at i n 2 0 1 9 t h e p ar c el 2 7 0 1
2 8 3 0 4 0 0 1 ( 2 4 2 8 H R d) w as a p pr o v e d f or o n e h o us e p er a cr e, w hi c h s e e ms r e as o n a bl e. As h o m e o w n ers i n t h e ar e a,
w e ar e S T R O N G L Y O P P O S E D t o r e- z o ni n g t his ar e a fr o m R- 1 t o R- 5 as r e q u est e d b y t h e d e v el o p er. T h e ar e a
s urr o u n di n g t his p ar c el is m a d e u p of 1- 1 0 a cr e l ots a n d f or d e c a d es h as b e e n p ur p os el y a n d m et h o di c all y d e v el o p e d
t his w a y. R a n d o ml y all o wi n g hi g h d e nsit y h o usi n g i n t h e mi d dl e of it is n ot q u alit y gr o wt h. It is a r a di c al c h a n g e or
r at h er i ntr usi o n, t h at if all o w e d, will c o nti n u e t o s pr e a d t hr o u g h a n d disr u pt t h e ar e a b et w e e n 2 4 R o a d a n d 2 6 R o a d
N ort h of I- 7 0. A n ar e a t h at w as m e a nt f or a n d s h o ul d r e m ai n l o w d e nsit y. T h er e ar e pl e nt y of ar e as i n t h e v all e y
w h er e R- 5 z o ni n g is a p pr o pri at e, t his is n ot o n e of t h e m. W e ur g e y o u t o k e e p p ar c el 2 7 0 1 2 8 3 0 4 0 0 1 z o n e d R- 1.
T h a n k y o u f or y o ur ti m e.

Si n c er el y,
C h a d a n d M el a ni e H yl a n

S e nt fr o m m y i P h o n e
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F r o m: br a d. m. ki s er

T o: Ni c ol e G al e h o u s e

S u bj e c t: Vi st a 5 L L P R e z o n e R Z N- 2 0 2 2- 8 4 5

D a t e: M o n d a y, F e br u ar y 1 3, 2 0 2 3 9: 5 6: 4 7 A M

* * - E X T E R N A L S E N D E R. O nl y o p e n li n ks a n d att a c h m e nts fr o m k n o w n s e n d ers. D O N O T
pr o vi d e s e nsiti v e i nf or m ati o n. C h e c k e m ail f or t hr e ats p er ris k tr ai ni n g. - * *

S u bj e ct: Vist a 5 L L P R e z o n e R Z N- 2 0 2 2- 8 4 5

Ni c ol e,

  M y n a m e i n Br a d Kis er I li v e at 7 9 4 2 4 ¼ R o a d Gr a n d J u n cti o n a n d I’ m writi n g y o u t his
m or ni n g wit h m y c o n c er ns t h at t h e cit y is c o nsi d eri n g r e z o ni n g t h e 1 7 a cr e p ar c el at 2 4 2 5 H
R o a d fr o m t h e c urr e nt z o ni n g R 1 ( R esi d e nti al 1 d w elli n g u nit/ a c) t o a n R 5 ( R esi d e nti al 5
d w elli n g u nits/ a c) . T h e Cit y v ot e d o n t his s a m e p ar c el of l a n d b ar el y 3- y e ars a g o a n d
u n a ni m o usl y d e ci d e d t o z o n e it as R 1 w hi c h I b eli e v e w as t h e ri g ht d e cisi o n t h e n a n d I b eli e v e
t h at it’s t h e ri g ht d e cisi o n n o w. T his is 5 ti m es as m a n y h o m es as w as ori gi n all y a p pr o v e d b y
t h e Cit y i n 2 0 1 9, a n d h as e v er b e e n all o w e d i n t h e ar e a. Of e q u al c o n c er n is t h at t his r a di c al
d e nsit y i n cr e as e will t h e n s pr e a d r a pi dl y i n t h e ar e a b et w e e n 2 4 R o a d a n d 2 6 R o a d N ort h of I-
7 0 a n d m at eri all y c h a n g e t h e l ar g e l ot l a n d us e t h at h as b e e n i n pl a c e f or 5 0 y e ars. T o
i ntr o d u c e s u c h a r a di c al c h a n g e i n a s u bst a nti all y d e v el o p e d ar e a, I s u g g est, is n ot q u alit y
gr o wt h a n d d o es n ot r es p e ct a di v ersit y a n d v ari et y of l a n d us e, b ut r at h er p uts pr ess ur e t o 5
u nits a n d gr e at er d e nsit y t hr o u g h o ut Gr a n d J u n cti o n. I w o ul d li k e t o e x pr ess m y c o n c er n f or
t h e pr o p os al a n d w o ul d li k e t o as k t h e Cit y C o u n cil t o st a n d b y t h e d e cisi o n t h at t h e y m a k e
b a c k i n 2 0 1 9.

R es p e ctf ull y,

Br a d Kis er
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T his m ess a g e (i n cl u di n g a n y att a c h m e nts) is c o nfi d e nti al a n d i nt e n d e d f or a s p e cifi c
i n di vi d u al a n d p ur p os e. If y o u ar e n ot t h e i nt e n d e d r e ci pi e nt, pl e as e n otif y t h e s e n d er
i m m e di at el y a n d d el et e t his m ess a g e.
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F r o m: S u e M a g e e

T o: Ni c ol e G al e h o u s e

C c: D a v e/ C orri n e Z oll n er ; B o b F u o c o ; St e p h e n & S h ar m ai n e Hill ar d ; D a n K o ml o

S u bj e c t: Vi st a 5 L L P R e z o n e R Z N- 2 0 2 2- 8 4 5

D a t e: W e d n e s d a y, F e br u ar y 8, 2 0 2 3 1 1: 2 1: 0 6 A M

* * - E X T E R N A L S E N D E R. O nl y o p e n li n ks a n d att a c h m e nts fr o m k n o w n s e n d ers. D O N O T
pr o vi d e s e nsiti v e i nf or m ati o n. C h e c k e m ail f or t hr e ats p er ris k tr ai ni n g. - * *

D e ar M s. G al e h o u s e a n d Cit y Pl a n ni n g T e a m,

W e p ur c h a s e d o ur pr o p ert y n ort h of I- 7 0 i n 1 9 9 5  u n d er t h e d e v el o p m e nt pl a n

t h at h a d b e e n i n pl a c e si n c e t h e 1 9 7 0' s a n d et c h e d i n pl a n ni n g d e p art m e nt c o d e s

si n c e 1 9 9 0.   

S e v er al ti m e s si n c e t h e n, t h e Pl a n ni n g C o m mi s si o n h a s c o n si d er e d c h a n gi n g t h e

c o d e fr o m R1 t o R 5. M o st r e c e ntl y R1 w a s a p pr o v e d i n t h e D e v el o p m e nt Pl a n i n

2 01 9.   M u c h  t h o u g ht a n d i n p ut w a s gi v e n t o t h at pl a n w h e n it w a s a p pr o v e d.   

O n c e a g ai n, a pr o p o s al f or hi g h d e n sit y d e v el o p m e nt i n a s e cti o n of t h e c o u nt y

w h er e it i s n ot i n t h e d e v el o p m e nt pl a n i s b ei n g c o n si d er e d.   W e h a v e l e ar n e d

t h at a d e v el o p er i s r e q u e sti n g a c h a n g e i n z o ni n g t o R 5 f or a 1 7 a cr e p ar c el at

2 4 2 5 H R o a d w hi c h a c c or di n g t o t h e 2 01 9 a p pr o v e d pl a n i s z o n e d f or R1 .  

O n e of t h e a s s et s of t h e Gr a n d J u n cti o n ar e a i s t h e di v er sit y of d e v el o p m e nt.  

T h e Ar e a n ort h  of I- 7 0 z o n e d a s R1 t h at i s still r el ati v el y cl o s e t o t o w n i s u ni q u e

t o o ur cit y a n d a n a s s et t o t h e Cit y a n d C o u nt y.  

T h er e i s l a n d s o ut h of I- 7 0 t h at i s z o n e d a p pr o pri at el y f or t h e R 5 d e v el o p m e nt.   

M y c o n c er n s al s o c o n si d er tr affi c o n s m all r o a d s b ut I a m m o st c o n c er n e d a b o ut

t h e Pl a n ni n g D e p art m e nt n ot f oll o wi n g t h e d e v el o p m e nt pl a n t h at w a s m o st

r e c e ntl y a p pr o v e d i n 2 01 9.

T h a n k y o u f or y o ur ti m e a n d c o n si d er ati o n i n t hi s m att er.
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Si n c er el y,

Ar c hi e a n d S u e M a g e e
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F r o m: J ar e d a n d B e c k y

T o: Ni c ol e G al e h o u s e

S u bj e c t: Vi st a 5 L L P R e z o n e

D a t e: T u e s d a y, F e br u ar y 1 4, 2 0 2 3 1 1: 4 0: 0 9 A M

* * - E X T E R N A L S E N D E R. O nl y o p e n li n ks a n d att a c h m e nts fr o m k n o w n s e n d ers. D O N O T
pr o vi d e s e nsiti v e i nf or m ati o n. C h e c k e m ail f or t hr e ats p er ris k tr ai ni n g. - * *

I w as writi n g t o v oi c e c o n c er n o v er 

Vist a 5 L L P R e z o n e

R Z N- 2 0 2 2- 8 4 5

W h e n dis c ussi n g gr o wt h i n t his p arti c ul ar ar e a, I h a v e s eri o us c o n c er ns. S e v er al y e ars a g o w e

h a d a si mil ar m e eti n g a n d Cit y C o u n cil a gr e e d t h at 5 h o m es p er a cr e w as t o o m u c h f or t his

p arti c ul ar ar e a.   Gr o wt h is i m p ort a nt a n d pl a n ni n g f or t h at gr o wt h is als o v er y i m p ort a nt.

Pl e as e u n d erst a n d I a m n ot s u g g esti n g w e d o n ot h a v e a n y b uil di n g i n t his ar e a. W h at I a m

s u g g esti n g  is k e e pi n g t h e i nt e grit y of t his ar e a.  It is r o u g hl y ¾  d e v el o p e d t h us f ar a n d c o nsists

m ostl y of 2- 1 0 a cr e l ots. T h at is p art of t h e c h ar m of Gr a n d J u n cti o n. T h er e ar e ar e as s o cl os e

t o t h e cit y t h at still f e el c o u ntr y.  O n e c o ul d t a k e a dri v e a n d fi n d q ui et, s er e n e str e ets wit h

o p e n s p a c e. 2 4 r o a d is o n e of t h e o nl y r o a ds I k n o w t h at h as a t wist y b e n d i n it.   T h at al o n g

wit h t h e h u g e o a k tr e es t h at gi v e t h e b e n d s h a d e i n t h e s u m m erti m e a n d c o v er it d uri n g t h e

a ut u m n, wit h its y ell o w l e a v es, is o n e of t h e r e as o ns w e b o u g ht t h e h o m e w e di d. C h ar a ct er is

p art of a t o w n. I i m a gi n e t h e c h ar a ct er of t h at r o a d w o ul d b e d estr o y e d if a s e c o n d r o a d i nt o a

n ei g h b or h o o d h o usi n g 5 h o m es p er a cr e w as c arri e d o ut. T h e w a y t his ar e a w as pl a n n e d w as

d o n e s o o n p ur p os e. It a d ds v al u e t o o ur c o m m u nit y wit h its c h ar a ct er, l ar g er l ots, o p e n s p a c e,

wil dlif e et c.   T h e s u g g est e d 5 h o m es t o 1 a cr e is a r a di c al c h a n g e t h at d o es n ot s u p p ort w h at

h as b e e n d e v el o p e d i n t his ar e a. I n f a ct it f e els sl a p p e d t o g et h er a n d st u c k i nt o a n ar e a

wit h o ut m u c h t h o u g ht.  

O b vi o usl y t h er e ar e t h e c o n c er ns o v er tr affi c, bri d g es, s c h o ols et c. H o w e v er, t h e gr e at est

c o n c er n is t his pl a n is n ot q u alit y gr o wt h. It d o es n ot r es p e ct t h e w a y t his p arti c ul ar ar e a of

Gr a n d J u n cti o n h as b e e n p ur p os el y b uilt o ut. O n c e y o u st art, w h er e d o w e st o p ? 3 y e ars a g o,

y o u a p pr o v e d R- 1. Pl e as e d o n ot g o b a c k o n t h at d e cisi o n. L ets c o nti n u e t o gr o w Gr a n d

J u n cti o n i n a p ur p os ef ul w a y. 5 l ots p er a cr e ar e n ot a p pr o pri at e f or t his p arti c ul ar ar e a. L ets

t al k a b o ut a pl a n t h at is.

R es p e ctf ull y,

J ar e d a n d B e c k y C his h ol m 
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F r o m: R o b ert F u o c o

T o: Ni c ol e G al e h o u s e

S u bj e c t: Vi st a 5, 2 4 2 8 H R d

D a t e: M o n d a y, F e br u ar y 1 3, 2 0 2 3 9: 5 2: 2 3 A M

* * - E X T E R N A L S E N D E R. O nl y o p e n li n ks a n d att a c h m e nts fr o m k n o w n s e n d ers. D O N O T
pr o vi d e s e nsiti v e i nf or m ati o n. C h e c k e m ail f or t hr e ats p er ris k tr ai ni n g. - * *

Ni c ol e,

Pl e as e p ass t his e: m ail o nt o t h e Pl a n ni n g C o m missi o n. I pl a n o n usi n g it at t h e Pl a n ni n g
m e eti n g o n t h e 1 6t h. I will als o bri n g c o pi es f or t h e C o m missi o n ers.

C urr e ntl y t h e Cit y of Gr a n d J u n cti o n e n c o m p ass es j ust o v er 4 0 s q u ar e mil es or 2 5, 6 0 0 a cr es.
If y o u d e d u ct 4 0 % f or c o m m er ci al, p ar ks, et c. t h at l e a v es 1 5, 3 6 0 a cr es f or r esi d e nti al. At j ust
t hr e e u nits p er a cr e a n d a n a v er a g e of t hr e e r esi d e nts p er h o m e t h at all o ws f or a p o p ul ati o n of
1 3 8, 2 4 0. T his is wit h o ut a n y a d diti o n al a n n e x ati o n. T h at p o p ul ati o n is o v er 5 0 % a b o v e t h e
9 0, 0 0 0 esti m at e d b y 2 0 4 0. O b vi o usl y  t h e n u m b ers gr o w e x p o n e nti all y wit h t h e hi g h er d e nsit y
t h e Cit y is r e q uiri n g. W h at is t h e m oti v ati o n ?

B o b F u o c o
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