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PLANNING COMMISSION AGENDA 

IN-PERSON/VIRTUAL HYBRID MEETING 
CITY HALL AUDITORIUM, 250 N 5th STREET 

TUESDAY, JUNE 27, 2023 - 5:30 PM 
Attend virtually: bit.ly/GJ-PC-6-27-23 

 

  

 
 
Call to Order - 5:30 PM 
  
Consent Agenda 
 
1. Minutes of Previous Meeting(s) 
  
Regular Agenda 
 
1. Consider a request by Christopher and Patricia Jones, Property Owners, to rezone 1.54 

acres from R-1 (Residential – 1 du/ac) to R-4 (Residential – 4 du/ac) located at 645 Knoll 
Ridge Lane. 

  
Other Business 
  
Adjournment 
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GRAND JUNCTION PLANNING COMMISSION 
May 23, 2023, 5:30 PM

MINUTES

The meeting of the Planning Commission was called to order at 5:32 p.m. by Commissioner 
Scissors.

Those present were Planning Commissioners; Shanon Secrest, Sandra Weckerly, Kim Herek, JB 
Phillips, and Keith Ehlers. 

Also present were Jamie Beard (City Attorney), Nicole Galehouse (Interim Planning Supervisor), 
Kris Ashbeck (Principal Planner), Madeline Robinson (Planning Technician), and Jacob Kaplan 
(Planning Technician).

There were 25 members of the public in attendance, and 11 virtually.

CONSENT AGENDA                                                                                                                       _

1. Approval of Minutes                                                                                                                     _
Minutes of Previous Meeting(s) from May 9, 2023. 

REGULAR AGENDA                                                                                                                       _

1. Mustang Ridge Zone of Annexation                                                                         ANX-2023-81                                                                                           
Consider a request by Brian R. and Stephanie Bray to zone 2.714 acres from County RSF-R 
(Residential Single Family – Rural) to R-4 (Residential 4 units per acre) located at 880 26 ½ 
Road.

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

Tracy States with River City Consultants was present and available for questions.

Kevin Bray spoke on behalf of Brian Bray and provided clarification on the development of the 
parcel.

Questions for staff

Commissioner Ehlers asked about the size of the parcel.

Commissioner Scissors asked if the city required all annexed properties to be connected to 
municipal sewer.

Commissioner Weckerly asked if the property needed to be annexed in order to develop.
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Public Hearing
The public comment period was opened at 5:00 p.m. on Tuesday, May 16, 2023, via 
www.GJSpeaks.org.

There were no public comments.

The public comment period was closed at 5:55 p.m. on May 23, 2023.

Discussion

Motion and Vote
Commissioner Ehlers made the following motion “Mr. Chairman, on the Zone of Annexation 
request for the property located at 880 26 ½ Road, City file number ANX-2023-81, I move that the 
Planning Commission forward a recommendation of approval to City Council with the findings of 
fact as listed in the staff report.”

Commissioner Secrest seconded; motion passed 6-0.

2. The Enclave at Redlands Mesa – Vacation of Right of Way                                VAC-2022-643                                                                                           
Consider a request to vacate a 9,966 square foot area of right-of-way adjacent to the property 
located at 2345 West Ridges Boulevard.

Commissioner Weckerly recused herself from deliberating on this item.

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

Ty Johnson with Kaart Planning was present and available for questions.

Questions for staff

Public Hearing
The public comment period was opened at 5:00 p.m. on Tuesday, May 16, 2023, via 
www.GJSpeaks.org.

David Moore asked if the vacation of ROW restricted access for emergency vehicles or prevented 
the city from improving the road in the future.

The public comment period was closed at 6:07 p.m. on May 23, 2023.

Discussion

Motion and Vote
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Commissioner Secrest made the following motion “Mr. Chairman, on The Enclave at Redlands 
Mesa Vacation of Public Right-of-Way request located adjacent to West Ridges Boulevard and 
the property located at 2345 West Ridges Boulevard, City file number VAC-2022-643, I move that 
the Planning Commission forward a recommendation of approval to City Council with the findings 
of fact and conditions as listed in the staff report.”

Commissioner Herek seconded; motion passed 5-0.

3. The Enclave at Redlands Mesa – ODP and Hillside Exception                            PLD-2022-887                                                                                           
Consider requests by Specialized Communication Services Real Estate LLC (Owner and 
Applicant) for Review and Approval of 1) a Hillside Exception Request; and 2) a Planned 
Development (PD) Outline Development Plan (ODP) for The Enclave at Redlands Mesa 
Development Proposed on a 7.6-Acre Parcel Located at 2345 West Ridges Boulevard.

Commissioner Weckerly recused herself from deliberating on this item.

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

Ty Johnson with Kaart Planning provided a presentation and was available for questions.

Questions for staff

Public Hearing
The public comment period was opened at 5:00 p.m. on Tuesday, May 16, 2023, via 
www.GJSpeaks.org.

David Weckerly questioned the name for the development. He stated his opposition to the project 
and requested that the commission uphold the slope requirements for development.

David Born stated his opposition to the hillside exception. 

Connie Fudge stated her opposition to the hillside exception.

Amy Born stated her opposition to the hillside exception.

Marcia Moore asked about the efforts for preserving the existing landscape.

Deb Huro expressed concerns about the differences in HOA requirements between this 
development and the surrounding properties.

Jacob Kaplan, Planning Technician, read public comments made through GoToWebinar.

The public comment period was closed at 7:25 p.m. on May 23, 2023.
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Discussion

Applicant Ty Johnson responded to public comments and questions.

Ivan Geer, Civil Engineer with River City Consultants, provided context for drainage and 
stormwater management on the site.

Commissioner Ehlers asked what the average square footage of the units would be. He asked 
what the maximum house size was for the surrounding subdivisions. He asked about the 
difference between the two maps provided by David Born. He asked about requirements for 
mitigating impacts of development on the surrounding land uses. He noted that there is language 
in the code that outlines the requirements for preserving natural features during development. He 
commented that engineering for development on hillsides was completely possible. He noted that 
this development seemed appropriate given the surrounding subdivisions but that it was 
unfortunate there was a lack of communication between the applicant and the adjacent 
properties.

David Weckerly provided context on the CC&Rs of the surrounding developments. He also 
commented on the likelihood of golf balls impacting the South side of this development.

Commissioner Scissors asked where the property line is in regard to the ridgeline.

Commissioner Herek asked for clarification on the review criteria for a hillside exception.

Commissioner Secrest asked if staff or the applicant identified any hillside exceptions granted to 
the surrounding subdivisions. He expressed his appreciation for the presentation and renderings 
provided by the applicant. 

Kris Ashbeck responded to Commissioner questions.

Ty Johnson responded to Commissioner questions.

Motion and Vote
Commissioner Secrest made the following motion “Mr. Chairman, on the Planned Development 
(PD) Outline Development Plan (ODP) for the proposed The Enclave at Redlands Mesa 
development for the property located at 2345 West Ridges Boulevard, PLD-2022-887 (ODP) that 
amends the overall plan for the Ridges and includes hillside exceptions, I move that the Planning 
Commission forward a recommendation of approval to City Council with the Findings of Fact 
stated in the staff report.”

Commissioner Ehlers seconded; motion passed 5-0. 

4. Zoning Code Amendment - Short Term Rental Regulations                                ZCA-2023-282                                                                                           
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Consider an ordinance amending the Zoning and Development Code Section 21.04.030 Use 
Specific Standards, specifically subsection (h) Short-Term Rentals, and Section 21.10.020 Terms 
Defined in the Grand Junction Municipal Code.

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

Questions for staff

Commissioner Ehlers asked about amending the regulation for properties with more than 4 units.

Public Hearing
The public comment period was opened at 5:00 p.m. on Tuesday, May 16, 2023, via 
www.GJSpeaks.org.

There were no public comments.

The public comment period was closed at 7:55 p.m. on May 23, 2023.

Discussion

Commissioners Ehlers, Scissors, and Secrest expressed their appreciation for Staff’s effort on 
Short Term Rental regulations.

Commissioner Scissors also expressed his appreciation to the STR operators on their input and 
cooperation toward drafting these regulations.

Motion and Vote
Commissioner Ehlers made the following motion “On the request to amend the Zoning and 
Development Code Section 21.04.030 Use Specific Standards, specifically item (h) Short Term 
Rentals, and Section 21.10.020 Terms Defined of the Grand Junction Municipal Code, file number 
ZCA-2022-756, I move that the Planning Commission forward a recommendation of approval to 
City Council with the findings of fact listed in the staff report along with an amendment to Section 
5 that would allow eligibility to have a minimum of 1 STR for those lots with between 4 and 10 
dwelling units.”

Commissioner Secrest seconded; motion passed 6-0. 

5. Apple Glen West Zone of Annexation                                                                    ANX-2022-287                                                                                           
Consider a request from Brian Bray to zone 8.33 acres from County Residential Single Family – 
Rural (RSF-R) to R-5 (Residential – 5.5 du/ac) located north of Appleton Elementary, west of 
Green Apple Drive, and east of 23 ½ Rd.

Staff Presentation
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Nicole Galehouse, Principal Planner, introduced exhibits and provided a presentation regarding 
the request. 

Ivan Geer with River City Consultants was present and available for questions.

Questions for staff

Public Hearing
The public comment period was opened at 5:00 p.m. on Tuesday, May 16, 2023, via 
www.GJSpeaks.org.

Dick Pennington noted issues with parking and public safety on the site. He expressed his 
opposition to the rezone.

Nancy Miller commented that the proposed density was unreasonable and requested that the 
growth be more moderate.

Dan Miller noted issues with parking and public safety on the site.

Robert MacFarland requested that 23 ½ Rd be paved. He asked how this development would 
benefit the existing landowners in the area.

Jacob Kaplan, Planning Technician, read public comments made through GoToWebinar.

The public comment period was closed at 8:47 p.m. on May 23, 2023.

Discussion

Ivan Geer with River City Consultants responded to public comments.

Kevin Bray spoke on the request to zone R-4 vs. R-5.

Commissioner Ehlers asked what the minimum and maximum density was for R-5 zones. He 
asked if traffic impact, stormwater management, and irrigation studies are conducted during the 
subdivision process.

Commissioner Secrest asked why developers might request higher density for their 
developments.

Commissioner Phillips acknowledged comments made by the public.

Motion and Vote
Commissioner Secrest made the following motion “Mr. Chairman, on the Zone of Annexation 
request for the property located north of Appleton Elementary, west of Green Apple Drive, and 

Packet Page 7

http://www.gjspeaks.org/


east of 23 ½ Rd, City file number ANX-2022-287, I move that the Planning Commission forward a 
recommendation of approval to City Council with the findings of fact as listed in the staff report.”

Commissioner Weckerly seconded; motion passed 6-0. 

OTHER BUSINESS                                                                                                                          _

ADJOURNMENT                                                                                                                              _
Commissioner Secrest moved to adjourn the meeting.
The vote to adjourn was 6-0.

The meeting adjourned at 8:50 p.m.
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #1. 

  
Meeting Date: June 27, 2023 
  
Presented By: David Thornton, Principal Planner 
  
Department: Community Development 
  
Submitted By: David Thornton, Principal Planner 
  
  

Information 
  
SUBJECT: 
  
Consider a request by Christopher and Patricia Jones, Property Owners, to rezone 1.54 
acres from R-1 (Residential – 1 du/ac) to R-4 (Residential – 4 du/ac) located at 645 
Knoll Ridge Lane. 
  
RECOMMENDATION: 
  
Staff recommends denial of the request. 
  
EXECUTIVE SUMMARY: 
  
The Applicants, Christopher and Patricia Jones are requesting a rezone of 1.54 acres 
from R-1 (Residential – 1 du/ac) to R-4 (Residential – 4 du/ac) located at 645 Knoll 
Ridge.  The requested R-4 zone district is consistent with the Comprehensive Plan 
Land Use Map designation of Residential Low.   
  
BACKGROUND OR DETAILED INFORMATION: 
  
The subject property is situated at the end of Knoll Ridge Lane south of F ½ Road near 
26 Road.  The property has an existing single family detached home.  The property was 
annexed by the City in 2000 as part of the G Road South Enclave Annexation, at which 
time the site was zoned R-1 (Residential – 1 du/ac).  During the annexation process, 
the City zoned the enclave with city zone districts most closely matching existing Mesa 
County zoning. 
 
The property is served by Knoll Ridge Lane which is an undeveloped right-of-way that 
is used only by 645 Knoll Ridge as a private driveway.  Any future subdivision 
development on 645 Knoll Ridge will need to provide adequate access for future lots or 
density.  The current 16 feet width of Knoll Ridge Lane right-of-way at its narrowest 
point is not adequate.  The City’s Transportation Engineering Design Standards (TEDS) 
requires a minimum width of 20 feet to provide an access route for the Fire 
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Department.  Although TEDS also allows for a 12 feet wide private drive to serve up to 
2 dwelling units or lots, this does not meet the code requirements for fire 
access.  Therefore, either additional right-of-way will need to be provided, or other 
access be established such as providing adequate access (including fire access) 
through adjacent lot(s) or property.  To provide adequate access utilizing Knoll Ridge 
Lane a minimum of 20 feet throughout the length of the driveway is needed.  Please 
see the attached Knoll Ridge Access Map. 
 
If the property is zoned R-4 a minimum density of 3 du/ac is required, with a maximum 
density of 6 du/ac is allowed.  To meet the minimum density of 3 dwelling units up to 
the maximum density of 6 dwelling units, the developer will need to provide the required 
access. 
 
In 2010 the City adopted the 2010 Comprehensive Plan which designated this property 
as Residential Low with densities allowing city zoning that included Estate, R-1 and R-2 
zone districts.  The 2010 future land use map supported the R-1 zone district. 
 
In December 2020, the 2020 One Grand Junction Comprehensive Plan was adopted by 
the City and the subject property was provided with a land use designation of 
Residential Low (2 – 5.5 du/ac).  The Land Use map, as adopted, does not support the 
R-1 zone district.  It supports the R-4 and R-5 zone districts.  The Comprehensive Plan 
in Chapter 3 Land Use and Growth states “A land use designation does not impact the 
current use of a property.  A designation does not impact the future use of a property 
either.  When a property seeks a new zoning district the City is required to ensure the 
zoning district works to implement the land use designation as shown on the Land Use 
Plan Map.”  The Comprehensive Plan further clarifies by stating, “The Code, including 
the Official Zone District Map, should be reviewed to ensure that it effectively 
implements the vision of the Comprehensive Plan.  Absent action by the property owner 
or the City, existing zoning remains in place.  Requests to rezone properties should be 
considered based on the implementing Zone districts assigned to each Land Use 
Designation.”  The Land Use Plan is intended to be used to guide future zoning 
changes.  “Requests for zoning changes are required to implement the Comprehensive 
Plan. 
 
This property is located within Tier 1 on the Intensification and Growth Tiers Map of the 
Comprehensive Plan, which supports areas where urban services already exist and 
generally meet service levels, usually within existing City limits.  The focus is on 
intensifying residential and commercial areas through infill and redevelopment.   The 
“Residential Low” land use designation within this category is implemented through 
zone districts which are comprised of varying housing types and lot sizes and are 
designed to provide a transition between the less-developed areas and the denser 
urban areas.  This property is located across the canal from existing R-4 zoning. 
 
The purpose of the R-4 (Residential – 4 du/ac) zone district is to provide for medium-
low density, single-family and two-family residential uses where adequate public 
facilities and services are available.  The proposed rezone area has limited access due 
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to the limits of existing off-site right-of-way width which will restrict the future residential 
densities to be in the low end of the R-4 zone densities requirements.   The R-4 district 
supports the Comprehensive Plan principles of concentrating urban growth and 
reinforcing community centers. 
 
In addition to the R-4 (Residential – 4 du/ac) zoning requested by the applicant, the 
following zone districts would also be consistent with the Comprehensive Plan 
designation of Residential Low: 
 
a.    R-5 (Residential – 3 – 5.5 du/ac) 
b.    CSR (Community Services and Recreation) 
 
The properties adjacent to the subject property to the north, west, and east are also 
zoned R-1.  The properties to the south across the canal and part of the Northridge 
Estates neighborhood and properties along the east side of 26 Road are zoned R-
4.  The entire area has a City land use designation of Residential Low. 
 
NOTIFICATION REQUIREMENTS 
 
A Neighborhood Meeting regarding the proposed rezone request was held in-person on 
Wednesday, December 1, 2022, in accordance with Section 21.02.080 (e) of the 
Zoning and Development Code.  The owners were in attendance, along with a 
representative from City staff and approximately 11 neighbors.  The owners provided 
an overview of their desire to create a total of 3 lots which is the reason for the 
rezone.  There was discussion on the impacts of the project and how these would be 
managed.  Residents in the area had concerns about changing the zoning to R-4 with a 
major concern that a rezone would open the gate for other properties in the area to 
seek a rezone to R-4 densities.  The existing lot minimum sizes in the neighborhood are 
closer to one acre in size.  General opposition was expressed regarding the requested 
rezone with a follow-up letter opposing the rezone signed by 19 neighbors. 
 
Notice was completed consistent with the provisions in Section 21.02.080 (g) of the 
Zoning and Development Code.  The subject property was posted with a new 
application sign on February 16, 2023.  Mailed notice of the public hearings before 
Planning Commission and City Council in the form of notification cards was sent to 
surrounding property owners within 500 feet of the subject property on June 16, 
2023.  The notice of this public hearing was published June 18, 2023 in the Grand 
Junction Daily Sentinel.   
 
Other Notification: 
Public comment was also received in an online hearing between June 20, 2023 and 
June 26, 2023 through the GJSpeaks platform. 
 
ANALYSIS 
The criteria for review are set forth in Section 21.02.140 (a) of the Zoning and 
Development Code, which provides that the City may rezone property if the proposed 
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changes are consistent with the vision, goals, and policies of the Comprehensive Plan 
and must meet one or more of the following rezone criteria as identified:   
 
(1)    Subsequent events have invalidated the original premises and findings; and/or 
The property owners have requested to rezone the property to R-4 which is compatible 
with the Comprehensive Plan Land Use Map designation of Residential Low (2 – 5.5 
du/ac).  During the 2020 One Grand Junction planning process, the land use 
designation on the property remained Residential Low, but the range of appropriate 
densities changed. This changed the definition and expected growth scenarios that can 
be considered for this area of the city.  The definition of the Residential Low land use 
category changed the range of residential densities between the 2010 Comprehensive 
Plan and the 2020 Comprehensive Plan from 0.5 to 2 dwelling units per acre to 2 to 5.5 
dwelling units per acre.  The current zoning of R-1 (Residential – 1 du/ac) is no longer 
supported by the Comprehensive Plan to implement the Residential Low.   
 
The 2020 Comprehensive Plan provides for allowing existing zoning to develop at 
densities permitted in that zone district without requiring the property to rezone to 
develop.  For the 645 Knoll Ridge Lane property, they owner cannot further subdivide 
the property using the R-1 zone district due to the size of the lot at 1.54 acres. 
 
The requested zoning of R-4 implements the Residential Low land use designation of 
the 2020 One Grand Junction Comprehensive Plan, however additional density does 
not invalidate the original premises in July 2000 that spoke to the annexation area 
having adequate facilities and the appropriateness of zoning the area to R-1 as part of 
the G Road South Enclave zone of annexation.  Therefore, staff finds that this criterion 
has not been met. 
 
(2)    The character and/or condition of the area has changed such that the amendment 
is consistent with the Plan; and/or 
The adoption of the Comprehensive Plan in 2020, designated this property as 
Residential Low (2 – 5.5 du/ac).  The Applicant is requesting an allowable zone district 
that is consistent with the lower end of the density range allowed by the Residential 
Low category.  The character and/or condition of the area has not changed in recent 
years as the adjacent residential properties are currently large acreage and have not 
further subdivided, although the requested zone district is compatible with the 
Comprehensive Plan designation.  Staff is unable to identify any apparent change of 
character and/or condition and therefore, staff finds that this criterion has not been 
met.   
 
(3)    Public and community facilities are adequate to serve the type and scope of land 
use proposed; and/or 
Adequate public and community facilities and services are available to the property and 
are sufficient to serve land uses associated with the R-4 zone district.  Ute Water is 
presently available to the site with an 8-inch waterline along F ½ Road.  The property is 
within the Persigo boundary, with adequate sewer capacity for development and 
infrastructure that is proximate and can be extended to the property.  The property can 
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be served by Xcel Energy natural gas and electricity.  Tope Elementary School is about 
1.3 miles to the southeast, West Middle School one mile to the south and Grand 
Junction High School approximately 1.75 miles to the southeast.  Sherwood Park is 
approximately 1 ½ miles to the south.  One half mile away is Patterson Road and along 
this corridor are commercial retail centers that include Mesa Mall, St Mary’s Hospital 
and many other medical offices, professional offices, convenience stores with gas 
islands, restaurants, commercial businesses, and a grocery store at 12th Street.   
 
Although most public and community facilities as noted above are adequate to serve 
this property with densities of the R-4 zoning, it has been determined that a “private 
drive” (12 feet wide) within the existing 16 ft of right-of-way of Knoll Ridge Lane cannot 
be considered for fire department access.  The city cannot approve a second dwelling 
unit on this property because fire access requires a 20 ft. access width within public 
right-of-way.  The private driveway can be granted a revocable permit for access with a 
width of 12 feet for private access but that doesn’t change the requirement that the fire 
access in a right-of-way has to be 20 feet in width.  Since this 20 ft. width requirement 
cannot be met now at the time of the rezone and without it fire access cannot be shown 
to be adequate to serve the scope of the land use proposed (ability to meet minimum 
densities of R-4), this rezone criteria is not being met.  Staff finds this criterion has not 
been met. 
 
(4)    An inadequate supply of suitably designated land is available in the community, as 
defined by the presiding body, to accommodate the proposed land use; and/or 
As of December 2022, the amount of R-4 zoned land within the city limits stood at 
1,735 acres with 11% of it being vacant and 49% underutilized or under-
developed.  This means that there are 852 acres that have a residential unit on a parcel 
greater than one half acre in size and due to the size of the parcel can be further 
subdivided and developed into additional housing.   
 
Rezoning this property to R-4 would add to the total under-developed acreage city-wide 
with R-4 zoning.  With the large amount of R-4 zoned land that can be further 
developed, Staff finds this criterion has not been met. 
 
(5)    The community or area, as defined by the presiding body, will derive benefits from 
the proposed amendment.   
The entire Grand Junction community benefits from this proposed request because the 
requested zone provides an opportunity for housing within a range of density that is 
consistent with the Comprehensive Plan in this area to meet the needs of the growing 
community.  Comprehensive Plan Principle 3, along with the Tiered Growth Plan, 
provides that growth be carefully guided, prioritizing infill & redevelopment.  The subject 
property is located in Tier 1, areas where urban services already exist and where the 
focus is on intensifying through infill and redevelopment.  The policy of Tier 1 is that 
development should be directed toward vacant and underutilized parcels located within 
the existing city limits. 
 
The immediate neighborhood area may not benefit from the rezone from R-1 to R-
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4.  The subject property is located within a large area also zoned R-1 developed with 
single family detached homes on 1-to-2-acre parcels that lie north of the Grand Valley 
Canal generally along both sides of 26 Road north to G Road.   While the existing R-1 
zone district does not implement the Comprehensive Plan, the existing large lot 
neighborhood has existed for more than 40 years.  Rezoning only one 1- or 2-acre 
property at a time is not protecting the current character of the area, instead a better 
approach of zoning would be to rezone a larger parcel or parcels to R-4 that would 
provide a more comprehensive approach of allowing the further development of the 
area with urban densities.  Therefore, Staff finds that this criterion has not been met.   
 
In addition to the above criteria, the City may rezone property if the proposed changes 
are consistent with the vision, goals, and policies of the Comprehensive Plan. The 
following provides an analysis of relevant sections of the Comprehensive Plan that 
support this request.   
 
Implementing the Comprehensive Plan.  The following narrative evaluates the proposed 
rezone to R-4 (Residential – 5 du/ac) against the principles, goals, and policies of the 
Comprehensive Plan: 
 
•    Land Use Plan: Relationship to Existing Zoning   
Requests to rezone properties should be considered based on the Implementing Zone 
Districts assigned to each Land Use Designation.  As a guide to future zoning changes, 
the Comprehensive Plan states that requests for zoning changes are required to 
implement the Comprehensive Plan. 
 
The 2020 Comprehensive Plan provides the subject property with a land use 
designation of Residential Low.  As outlined in the background section of this staff 
report, the R-4 zone district implements the Residential Low designation. 
 
•    Plan Principle 1: Collective Identity 
Where We are Going – The narrative associated with the future of the City’s identity 
has a strong focus on retaining character as growth continues.  An important part of the 
community’s culture comes from its agricultural roots.  As some agricultural areas 
developed first into homes with acreage permitting limited agricultural opportunities 
such as the neighborhood area where this rezone request is, it’s important to respect 
these and ensure maximum compatibility and appropriate transitions as new land use 
occurs to create a denser urban setting.   
 
While the request to increase density on the property is one of two implementing zone 
districts of the Comprehensive Plan, the request to zone only one 1.54-acre parcel may 
not be appropriate to strike the balance between growth and maintaining a sense of 
place as contemplated by this principle. 
 
•    Plan Principle 3: Responsible and Managed Growth 
Where We are Today (and Where We are Going) – The One Grand Junction 
Comprehensive Plan raises concerns about a waning supply of attainable housing 
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combined with limited supply of land that has existing infrastructure available.  To move 
forward effectively and manage growth, priority has been placed on infill and 
redevelopment projects. 
 
How We Will Get There – The policies in this Principle address the manner in which 
growth must happen within the City.  One such policy is to support a compact pattern of 
growth and encourage the efficient use of land through the Zoning & Development 
Code (ZDC).  The ZDC is currently undergoing an update to implement the 2020 One 
Grand Junction Comprehensive Plan and identify ways to prioritize this type of 
development.  A second policy is to encourage infill and redevelopment to leverage 
existing infrastructure, all which support the request to rezone this property to R-4. 
 
•    Plan Principle 5: Strong Neighborhoods and Housing Choices 
Where We are Today (and Where We are Going) – Much of the vacant residential land 
that is available in Grand Junction is designated for single-family housing development. 
This housing type has long been the predominant option available in the city, with 
residents continuing to express a preference for single-family homes and builders 
continuing to develop mostly single-family homes. However, other options are 
increasingly being explored to meet the changing needs of the community and to 
diversify the city’s housing stock. Alternative housing types provide options for residents 
such as low maintenance, community open spaces, shared facilities, and affordability, 
and they can be less expensive to serve than conventional single-family housing. 
 
How We Will Get There – Neighbors tend to know each other because they share 
places and institutions regularly and have diverse, interwoven social ties. The presence 
of local gathering places, as well as the sharing of local institutions like schools, fosters 
a comfortable environment and a high level of community trust. Neighborhoods also 
reflect unique and distinguishing design characteristics in their architecture, 
streetscapes, and landscapes. Visitors to Grand Junction can feel the difference 
between neighborhoods and districts and this is an attractive feature to residents and 
tourists alike. Diverse and interspersed housing options have created an environment 
where people of all ages, incomes, and backgrounds interact frequently, contributing to 
local culture, safety, and a feeling of community.  The R-4 zone has a limited ability to 
promote multiple housing types, only single family detached and two-family dwellings 
are permitted.  The R-5 zone district which also implements the Residential Low land 
use category provides additional housing options.  However, the existing neighborhood 
characteristics, particularly the landscapes, promotes the current neighborhood 
environment of the area.  Unless a larger area were to be rezoned, this rezone as 
proposed may lessen the attractiveness the city currently has in this area and run 
negative to the Comprehensive Plan statement that “Visitors to Grand Junction can feel 
the difference between neighborhoods and districts and this is an attractive feature to 
residents and tourists alike.” 
 
•    Plan Principle 8: Resource & Stewardship 
How We Will Get There – Part of properly managing the City’s resources and being 
good stewards of the environment is to promote sustainable development and compact 
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development limiting sprawl.  This can be done by encouraging infill development and 
maximizing existing infrastructure.  The subject property is located in an area with 
existing water lines, sanitary sewer and other utilities available to the site.  It is also just 
a half mile from the edge of the City Center and located within the Tier 1 area of the 
community.   
 
•    Intensification and Tiered Growth Plan 
Tier 1: Urban Infill – Tier 1 is intended to apply to areas of the City where urban 
services already exist, where the focus is on intensifying residential and commercial 
areas through infill and redevelopment.  The policy of Tier 1 is development should be 
directed toward vacant and underutilized parcels located primarily within Grand 
Junction’s existing municipal limits. This will encourage orderly development patterns 
and limit infrastructure extensions while still allowing for both residential and business 
growth. Development in this Tier, in general, does not require City expansion of 
services or extension of infrastructure, though improvements to infrastructure capacity 
may be necessary.  Development in this area is anticipated to “provide development 
opportunities while minimizing the impact on infrastructure and City services”. 
 
RECOMMENDATION AND FINDINGS OF FACT   
After reviewing the Knoll Ridge Rezone request, for a rezone from R-1 (Residential – 1 
du/ac) to R-4 (Residential 2 – 4 du/ac) located at 645 Knoll Ridge Lane, the following 
findings of facts have been made: 
 
1) The request has not met one or more of the criteria in Section 21.02.140 of the 
Zoning and Development Code.  The 20 ft. width requirement for fire access cannot be 
met now at the time of the rezone and without it fire access cannot be shown to be 
adequate to serve the scope of the land use (increase in residential density) proposed 
by the rezone to R-4.  All 5 criteria are not being met and without meeting at least one 
criterion, staff must recommend denial of the rezone request. 
 
2) The request is consistent with the vision (intent), goals, and policies of the 
Comprehensive Plan.   
 
Therefore, Staff recommends denial of the request.   
  
SUGGESTED MOTION: 
  
Mr. Chairman, on the Rezone request for the property located at 2428 H Road, City file 
number RZN-2022-1895, I move that the Planning Commission forward a 
recommendation of approval to City Council with the findings of fact as listed in the staff 
report. 
  

Attachments 
  
1. Request to continue PC Public Hearing to July 25, 2023 
2. Development Application 
3. Site Location, Aerial, Future Land Use & Zoning Maps, etc 
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4. Knoll RIdge Access Map 
5. Neighborhood Meeting Notes 
6. 1977 Knoll Ridge Subdivision plat 
7. GJSpeaks Comments - Knoll Ridge Rezone 
8. Public Comments – 23 Feb 2023 letter 
9. Zoning Ordinance 
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File No: RZN-2022-1895 
 

 

Hi Dave,  

 

I am wri�ng to request our Planning Commission hearing on June 27th 2023 be rescheduled to 
the July 25th 2023.  With the addi�on of our legal team we would like to have more �me to 
share notes and review the informa�on with our surveyor  

 

Thank you,  

Chris and Pat Jones 
645 Knollridge Ln,  
Grand Junc�on, Co 81506 
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Site Vicinity Map – Knoll Ridge Rezone 
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Site Location Map 
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Land Use Map 
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Land Use Map 
Larger View 
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Zoning Map 

Proposed R-4 
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Google Maps Street view of Knoll Ridge Lane access to property, looking south 
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645 Knoll Ridge Lane is located at the center of the picture. 
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Another view of the site zoomed out 
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A Fire Department Access consis�ng of a 
minimum of 20 feet in width is required 
to construct addi�onal residen�al 
dwellings on 645 Knoll Ridge Lane 

Knoll Ridge Access Map 
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        December 1, 2022  5:30pm-6:45pm 

 

Neighborhood Meeting - 645 Knollridge Lane, Grand Junction, CO 81506   

Attendees (14): 

 Chris, Pat and Peyton Jones – 645 Knollridge Ln (Homeowners/Hosts) 

 Anne Chamberlin – 2605 F ½ Rd  

 Max and Derek Smith – 2612 F1/2 Rd 

Mario Accettura and Michael Archer 648 26 Rd 

Patrick Cahill and Molly – 640 26 Rd 

 Derek Hrubes – 651 26 Rd 

 Other: Shane, Tayler and Raven Fitzgerald – 645 Knollridge Ln 

 City Staff: Dave Thornton 

Meeting Overview:  

Introductions: 

Reason for the meeting: required step to subdivide our property.  

Why: Daughter and her husband sold their house in Fruita and plan to build a house on our property to  
           be closer to family.   

Our Objective:  

 In ordered to do this we are required to divide our property. The easiest way to do this is to do a 
mini/split with a minimum of 3 parcels which requires a Rezone from and R1 to an R4. Our primary 
hurdle is the access road. We have discussed this with Max and Anne. They own the two neighboring 
homes along our driveway. We are proposing that our property lines be adjusted to reflect our current 
easement/access.  

Questions and Concerns:  

1) If we do this what is stopping others from doing it? Everyone is going to want to rezone now.  
2) Property lines are inconsistent and not correct. Apprehensive about the need or effects of 

moving property lines.   
3) Water access and irrigation easements 
4) View changing 
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CITY OF GRAND JUNCTION, COLORADO

ORDINANCE NO.

AN ORDINANCE REZONING FROM R-1 (RESIDENTIAL - 1 DU/AC) TO R-4 
(RESIDENTIAL – 4 DU/AC) ZONE DISTRICT

LOCATED AT THE 645 KNOLL RIDGE LANE
Tax Parcel No. 2945-023-20-002

Recitals:

The property owners, Christopher E. Jones, and Patricia A Jones, proposes a 
rezone from R-1 (Residential – 1 du/ac) to R-4 (Residential – 4 du/ac) on a total of 1.54-
acres, located at 645 Knoll Ridge Lane.

After public notice and public hearing as required by the Grand Junction Zoning 
and Development Code, the Grand Junction Planning Commission recommended 
approval of changing the zoning from R-1 (Residential – 1 du/ac) to R-4 (Residential – 4 
du/ac) for the property, finding that it conforms to and is consistent with the Land Use 
Map designation of Residential Low (2 – 5.5 du/ac) of the 2020  One Grand Junction 
Comprehensive Plan and the Comprehensive Plan’s goals and policies and is generally 
compatible with land uses located in the surrounding area.  

After public notice and public hearing, the Grand Junction City Council finds that 
rezoning from R-1 (Residential – 1 du/ac) to R-4 (Residential – 4 du/ac) for the property, 
is consistent with the vision, intent, goals and policies of the Comprehensive Plan and 
has met one or more criteria for a Comprehensive Plan amendment, the City Council 
also finds that the R-4 (Residential – 4 du/ac)  zone district, is consistent and is in 
conformance with the Comprehensive Plan and at least one of the stated criteria of 
Section 21.02.140 of the Grand Junction Zoning and Development Code.  

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

The following property shall be zoned R-4 (Residential – 4 du/ac) on the zoning map:

Lot 2 of Knoll Ridge Subdivision as recorded at Reception No. 1146719 of the Mesa 
County Clerk and Recorder’s Office, County of Mesa, State of Colorado.  Said parcel 
contains 1.54 acres.

INTRODUCED on first reading this _____ day of _________, 2023 and ordered 
published in pamphlet form.

ADOPTED on second reading this  day of _________, 2023 and ordered 
published in pamphlet form.
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____________________________
Anna M. Stout
President of the Council

ATTEST:

____________________________
Amy Phillips
City Clerk
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