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Grand Junction Municipal Code 21.01.040

Chapter 21.01
GENERAL PROVISIONS

Sections:

21.01.010 Title.

21.01.020 Authority.

21.01.030 Application.

21.01.040 Purpose.

21.01.050 Severability.

21.01.060 Consistency with Comprehensive Plan.
21.01.070 Minimum standards.

21.01.080 Private restrictions.

21.01.090 Application of regulations during local emergency.
21.01.100 Violations under prior code.

21.01.110 Nonconformities under prior code.
21.01.120 Applicability.

21.01.130 Decision-making authority.

21.01.010 Title.

These regulations shall be known and cited as the City of Grand Junction zoning and development code
(“code™). The code has been adopted pursuant to Ordinance No. 4419 dated April 5, 2010, and as
amended thereto.

(Ord. 4419, 4-5-10)

21.01.020 Authority.

The City of Grand Junction (“City”) is authorized by its home rule powers pursuant to the Colorado Con-
stitution and the City of Grand Junction Charter. The City Council chooses to exercise broad powers
including the regulation of zoning, planning, and subdivision of land. In addition, the City Council
intends that all other available powers shall support this code including those powers and those provided
by State law, such as but not limited to municipal powers, planning and zoning § 31-23-101 C.R.S., et
seq.; § 30-28-201 C.R.S., et seq.; § 29-20-101 C.R.S., et seq.; the power to designate and administer areas
and activities of State interest, § 24-65.1-101 C.R.S., et seq.; regulation of planned unit development,
§ 24-67-101 C.R.S., et seq. If other authority is available because of changes in statutory and case law,
State and federal, the City Council intends to avail itself of those resources as well.

(Ord. 4419, 4-5-10)

21.01.030 Application.

This code shall apply to all territory, uses and facilities within the City’s limits, and to public and private
lands, all uses thereon, and all structures and buildings over which the City has jurisdiction under the con-
stitution and laws of the State of Colorado of the United States or pursuant to the City’s powers. No per-
son shall begin or change a land use or development in the City without first obtaining a permit or
approval from the Director. Uses not allowed or permitted are prohibited (see Use Table, GIMC
21.04.010).

(Ord. 4546, 7-18-12; Ord. 4419, 4-5-10)

21.01.040 Purpose.

The code is intended to enable the City to uniformly and consistently evaluate, improve and approve, as
appropriate, development, changes to existing uses, future uses and activities and to promote the health,
safety and general welfare of the citizens and residents of the City. Not all situations will fall into easily
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21.01.050

identifiable processes and requirements. This code provides flexibility in dealing with situations in gen-
eral, and especially those which do not fit well with typical processes and standard requirements. The
elements that make up this code are interrelated and cannot be taken in isolation; all provisions and reg-
ulations must be taken within the context and intent of the entire code.

(Ord. 4419, 4-5-10)

21.01.050 Severability.

The provisions of this code shall be severable. If any provision is declared invalid by a court of competent
jurisdiction, the effect of such decision shall be limited to that provision or provisions which are expressly
stated in the decision to be invalid; and such decision shall not affect, impair or nullify this code as a
whole or any other part thereof.

(Ord. 4419, 4-5-10)

21.01.060 Consistency with Comprehensive Plan.

The code is intended to implement the goals and policies of the Grand Junction Comprehensive Plan, as
amended (“Comprehensive Plan”) and to be consistent with the Comprehensive Plan.

(Ord. 4419, 4-5-10)

21.01.070 Minimum standards.

This code sets the minimum requirements necessary for the promotion of public health, safety, and wel-
fare. In many instances, the public is best served when such minimums are exceeded. If any other appli-
cable law, rule, contract, resolution or regulation of the City, County, State or federal government
contains standards covering the same subject matter, the more restrictive requirement or higher standard
shall control.

(Ord. 4419, 4-5-10)

21.01.080 Private restrictions.

This code is not intended to affect any private agreement or condition such as a deed restriction or cove-
nant. If any provision of this code is more restrictive or imposes a higher standard than any such private
restriction, the requirements of this code shall control. Where the provisions of any private restriction are
more restrictive or impose higher standards than the provisions of this code, the City has no duty to
enforce such private restrictions, but may do so if otherwise authorized.

(Ord. 4419, 4-5-10)

21.01.090 Application of regulations during local emergency.

The Director may waive any or all provisions of this code during a local emergency declared by the City’s
Mayor or City Manager. A wildfire, flood or other catastrophic situations are examples of a local emer-

gency.
(Ord. 4419, 4-5-10)

21.01.100 Violations under prior code.

Any person who violates any provision of the prior code shall be subject to the provisions of that code
which shall remain in effect for these purposes.

(Ord. 4419, 4-5-10)
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21.01.110 Nonconformities under prior code.

A lawful nonconformity under the previous code may remain as a nonconformity, so long as use or loca-
tion is continuous. Any expansion or increase that is not permitted by this code is unlawful.

(Ord. 4419, 4-5-10)

21.01.120 Applicability.
(a) 2010 Zoning and Development Code. The 2010 code shall apply:

(1) To each application for which an application is made after April 5, 2010; and each develop-
ment approved after April 5, 2010; and

(2) Ifthe Planning Commission or City Council finds that the development schedule has not been
met, the development has been abandoned, or is not in compliance with the 2000 or former
zoning and development code.

(3) An applicant may elect to use the provisions of the 2010 code any time after the effective date;
however, an election to use the new code shall lock the applicant into the 2010 code.

(b) 2000 Zoning and Development Code. The 2000 code shall apply:

(1) To each application for which an application was made after July 26, 2000, and approved prior
to April 5, 2010; and

(2) Ifthe Planning Commission or City Council finds that the development schedule has not been
met, the development has been abandoned, or is not in compliance with the former code.

(3) An applicant may elect to use the provisions of the 2000 code any time after the effective date;
however, an election to use the new code shall lock the applicant into the 2010 code.

(c) Appeals. A decision by either the Planning Commission or the City Council to apply this code or
the former code is not appealable other than in accordance with Colorado Rule of Civil Procedure
106.

(Ord. 4419, 4-5-10)

21.01.130 Decision-making authority.
(a) City Council. In addition to the powers and duties in City Charter Article VI, the City Council shall:

(1) Appoint members to the Planning Commission, the Zoning Board of Appeals, and the Historic
Preservation Board.

(2) As it deems appropriate, decide, adopt and/or amend a:
(i) Comprehensive plan;
(i1) Area, corridor, neighborhood, circulation, street or annexation plan;
(iii)) Vacation of right-of-way and of lesser interest in land such as an easement;

(iv) Designation of a local historic site, structure and/or district, and revocation of such des-
ignation;

(v) Fee to pay for, at least in part, the impacts of development.
(3) Hear and decide requests for:
(i) Annexation and change to the City’s limits;
(i1) Zoning and/or change to zone or a zoning map, including a planned development zone;

(iii)) Special permit;
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(iv) Planned development outline development plan or change thereto;
(v) Preliminary plan for a planned development without a valid outline development plan;

(vi) Revocable permit for use or occupancy of a City right-of-way or public place (except
that the City Council may delegate such authority to the Director for minor or temporary
uses or occupancies such as landscaping or irrigation facilities);

(vii) Vested right as provided in this code for a site-specific development plan;

(viii) Appeal of Planning Commission and Director decisions as provided in this code;
(ix) Street name change;

(x) Fee in lieu of land dedication waiver;

(xi) Sewer variance;

(xii) Appeal of decisions of Historic Preservation Board.

(b) Planning Commission.

(1)

2)

3)

4)

)

(6)

(7

®)

Composition. The Planning Commission shall consist of seven regular members and two
alternate members. Alternate members shall attend Planning Commission meetings, and shall
serve and vote as may be required during the temporary unavailability of any regular member.
The City Council shall, at the time of appointment, designate a first alternate and a second
alternate; each shall fill in during the temporary absence of a regular member according to the
priority.

Member Qualifications. Regular and alternate members shall be residents of the City of Grand
Junction and shall represent the interests of the City as a whole. No member shall be employed
by the City, hold any other City office, or be a contractor with the City. The members shall be
selected from the fields of engineering, planning, architecture, construction trades, and/or law,
and from citizens at large.

Term. Members shall serve terms of four years. Members are limited to two consecutive
terms.

Vacancies. When there is a vacancy among the regular members of the Commission, the first
alternate shall be appointed to fill it, the second alternate shall become the first alternate, and
a new second alternate shall be appointed. All vacancies shall be filled by appointment by the
City Council. If a member ceases to reside in the City, his/her membership on the Commission
shall immediately terminate and an appointment made to fill the unexpired term.

Removal. Members may be removed after public hearing by the City Council on grounds of
inefficiency, neglect of duty, malfeasance or misfeasance in office. The City Council shall
make public a written statement of reasons for removal prior to any public hearing seeking
removal of a member.

Meetings. Planning Commission meetings shall be regularly scheduled not fewer than one
time per month, provided there are pending items or matters to be brought before the Com-
mission, at a time and place designated annually by resolution of the City Council. Special
meetings may be held as provided by rules of procedure adopted by the Commission and/or
this code or law.

Voting. The presence of four voting members shall constitute a quorum. All recommendations
to the City Council and all final decisions of the Planning Commission shall require an affir-
mative vote of no fewer than four members (a majority of the seven members of the Commis-
sion, which may be comprised of regular, or regular plus alternate, members).

Compensation. Members shall be compensated at a rate established by the City Council by
resolution.
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)

Powers and Duties. Except as otherwise provided by this code, or by ordinance, rule, policy
or regulation of the City Council, the Commission shall be governed by § 31-23-201 C.R.S.,
et seq. and shall have the powers provided therein. The Commission’s actions shall be gov-
erned by the procedures set forth in this code, and/or law, ordinance, rule, regulation or policy
of the City Council. The powers and duties of the Planning Commission include, but are not
limited to:

(i) Provide a recommendation to the City Council on adoption of or amendment to any of
the following:

(A) Comprehensive Plan;
(B) Area, Corridor, neighborhood, Circulation or traffic plan;
(C) Code provision;
(D) Zoning;
(E) Review fee;
(F) Impact fee.
(i1)) Hear and make a recommendation to the City Council upon any request for a:
(A) Vacation of public right-of-way or easement;
(B) Zoning or change to a zone or zoning map, including planned development zoning;
(C) Special permit;
(D) Planned development outline development plan or major amendment thereto;
(E) Vested right as provided in this code for a site-specific development plan;
(F) Sewer variance.
(ii1)) Decide:
(A) An appeal from an administrative decision as provided in this code;
(B) Plat vacation;
(C) Conditional use permit;
(D) Variance as provided by this code;
(E) Other tasks as assigned by the City Council.

(c) Zoning Board of Appeals.

(1

2)

)

“4)

)

Composition. The Zoning Board of Appeals shall consist of three members who shall repre-
sent the interests of the City as a whole. Members shall be appointed by the City Council.

Member Qualifications. Each member shall be a resident of the City, and shall be drawn from
the fields of engineering, law, surveying, development, planning, architecture, construction,
and from citizens at large.

Term. Members shall serve terms of four years and shall be limited to two consecutive terms.

Vacancies. All vacancies shall be filled by appointment by the City Council. If a member
ceases to reside in the City, that seat shall be deemed vacant.

Removal. The City Council may, after a public hearing, remove any member of the Board for
good cause including inefficiency, neglect of duty, malfeasance or misfeasance in office. The
City Council shall make public a written statement of the reasons for the removal prior to the
public hearing.
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(6) Meetings. The Board shall meet at least once a month, provided there is business to be brought
before the Board. Special meetings may be held as provided by rules of procedure adopted by
the Board.

(7) Voting. The presence of two members shall constitute a quorum of the Board. A majority of
a quorum of the Board shall be sufficient to conduct the business of the Board. A lesser num-
ber than a quorum may act to adjourn or continue a meeting.

(8) Compensation. Members shall be compensated at a rate established by the City Council by
resolution.

(9) Powers and Duties. Except as otherwise provided by this code, ordinance, rule, policy, or reg-
ulation of the City Council, the Zoning Board of Appeals shall be governed by § 31-23-307
C.R.S. The Board shall have the power and duty to decide:

(i) Appeals as provided in this code;

(i1)) Requests to vary from the bulk, performance, accessory use, use-specific or sign stan-
dards or regulations of this code;

(iii)) Requests for relief from the nonconforming provisions established in Chapter 21.08
GIMC;

(iv) Other variances as provided in this code, including those not assigned to a review body.

(d) Building Code Board of Appeals. For appeals relating to building codes, see the International Build-

(e)

ing Code (IBC) in effect at the time of the appeal.

Director. For purposes of administration of this code, the Director shall be designated by and shall
serve at the direction of the City Manager. The Director shall serve as staff to the Planning Com-
mission, the Zoning Board of Appeals and the Historic Preservation Board and shall have such other
duties and responsibilities as specifically prescribed in this code.

(1) Powers and Duties. The Director shall render the decision on every request for a:
(i) Planning clearance;
(i) Home occupation permit;
(iii)) Temporary use permit;
(iv) Change of use permit;
(v) Site plan review (major or minor);
(vi) Fence permit;
(vii) Sign permit and sign package;
(viii) Boundary adjustment;
(ix) Floodplain development permit;
(x) Subdivision plat;
(xi) Major subdivision construction plan;
(xii) Major subdivision preliminary plan;
(xiii) Minor exception subdivision;
(xiv) Planned development final plan and minor amendment thereto;
(xv) Minor deviation from any zoning district bulk standard;

(xvi) Development improvement agreement;
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(xviil) Administrative adjustment as authorized by this code;

(xviii) Revocable permit for landscaping and irrigation in the public right-of-way and other
such use of the right-of-way as delegated by the City Council;

(xix) TEDS exception as authorized in GJMC Title 29;

(xx)  Administrative change to the Comprehensive Plan.

(f) Historic Preservation Board.

(1)

2)

)

“4)
)
(6)

(7

®)

)

Composition. The Historic Board shall consist of not fewer than five nor more than seven
members appointed by the City Council. The City Council shall determine the number of
members when it makes an appointment. Members shall be appointed to provide a balanced,
community-wide representation.

Member Qualifications. When there are more than five members, at least four shall be profes-
sionals or have expertise in a preservation-related discipline such as history, architecture, or
planning or archaeology; when there are five members, at least three shall have such qualifi-
cations.

Term. Members shall serve four-year terms. City Council shall stagger the terms from the date
of appointment. A member may continue to serve until his or her successor has been
appointed.

Vacancies. Vacancies shall be filled by appointment by the City Council.
Removal. Members may be removed by the City Council without cause.

Meetings. The Historic Board shall establish a regular meeting schedule. Minutes shall be kept
of all proceedings. The Board shall conduct its business in accordance with the Open Meetings
and Public Records Acts and other laws applicable to public bodies.

Voting. A quorum shall require three members if the Historic Board consists of five members;
four if it consists of more than five members. A quorum shall be required for the Board to con-
duct any business, and an affirmative vote of the majority of those present shall be required to
pass any motion.

Compensation. Members serve without compensation, except that the City Council may
authorize, in advance, payment of such amounts it determines appropriate to offset expenses
incurred in the performance of Board duties.

Powers and Duties. The Historic Board shall, after public notice and solicitation of public
comment:

(i) Recommend eligibility criteria for the designation of historic resources and for review
of proposals to alter designated resources;

(i1)) Review and determine qualifications of properties nominated for designation as either
an historic structure, site or district and recommend to City Council approval or denial
of a designation,;

111) Upon property owner’s request, review and make recommendations to the owner on pro-
pon prop q p
posed alterations to a designated historic structure, site or district;

(iv) Advise and assist owners of historic properties on physical and financial aspects of pres-
ervation, renovation, rehabilitation and reuse, including nomination to the City Register,
the State Register and the National Register of Historic Places;

(v) Develop and assist in public education programs including, but not limited to, walking
tours, brochures, a marker program for historic properties, lectures, exhibits and confer-
ences;
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(vi) Conduct surveys of historic sites, properties and areas for the purpose of defining those
of historic significance and prioritizing the importance of identified historic areas. The
Historic Board may create a list of structures of historical or archeological merit which
have not been designated;

(vii) Advise the City Council on matters related to preserving the historic character and sub-
stance of the City and recommend easements, covenants, licenses and other methods
which would implement the completion of the purposes of this section;

(viii) Actively pursue financial assistance for preservation-related programs;

(ix) Review and decide applications for a Certificate of Appropriateness for alteration to a
site and/or structure in the North Seventh Street Historic Residential District;

(x) Review and decide applications for changes to other historic sites and structures as spe-
cifically prescribed by this code for a duly designated historic site, district or area.

(g) Summary of Authority. The following table summarizes the review and approval authority pro-
vided in this code. If there is a discrepancy between this table and the text where the authority is
specifically prescribed, the text shall control.

Planning City
Procedure Director Commission HPB Council ZBOA
R = Review D = Decision A = Appeal
21.02.070 Administrative development permit, D A
all administrative permits not listed
herein
21.02.070 Subdivision D A
21.02.090 Vacation of plat without public right- R D A
of-way or easement
21.02.090 Vacation of plat with public right-of- R R D
way or easement
21.02.100 Vacation of public right-of-way or R R D
easement
21.02.110 Conditional use permit R D A
21.02.120 Special permit R R D
21.02.130(d)  |Administrative changes to D A
Comprehensive Plan
21.02.130(e)  |Comprehensive Plan amendment, R R D
plan amendments
21.02.140 Code amendment and rezoning R R D
21.02.150 Planned development R R D
21.02.160 Annexation R D
21.02.170 Vested property rights R R D
21.02.180 Revocable permit — Landscaping and D A
irrigation
21.02.180 Revocable permit, other R D
21.02.190 Institutional and civic facility master R R D
plans
21.02.200 Variance R D
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Planning City
Procedure Director Commission HPB Council ZBOA
R = Review D = Decision A = Appeal
21.04.030(p)(1) |Fraternity or sorority D A
21.04.030(p)(2) |Group living facility D* A*

(*except where a conditional use
permit is required, see “Conditional
use permit”)

21.04.030(p)(2) | Group living facility — Sex offenders D
(iv)(C)(b)
21.07.040(d) |Designation of historic structures, R R D
and (h) sites and districts and revocation of
designation
21.07.040(g)(2) | Certificate of Appropriateness, N. R D

Seventh Street Historic District

(Ord. 4998, 4-21-21; Ord. 4815, 9-5-18)
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Chapter 21.02
ADMINISTRATION AND PROCEDURES

Sections:

21.02.010 Repealed.

21.02.020 Repealed.

21.02.030 Repealed.

21.02.040 Repealed.

21.02.050 Repealed.

21.02.060 Repealed.

21.02.070 Administrative development permits.
21.02.080 Permits requiring a public hearing.
21.02.090 Vacation of plat.

21.02.100 Vacation of public right-of-way or easement.
21.02.110 Conditional use permit (CUP).
21.02.120 Special permit.

21.02.130 Comprehensive Plan amendment (CPA).
21.02.140 Code amendment and rezoning.
21.02.150 Planned development (PD).

21.02.160 Annexation.

21.02.170 Vested property rights.

21.02.180 Revocable permit.

21.02.190 Institutional and civic facility master plans.
21.02.200 Variance.

21.02.210 Rehearing and appeal.

21.02.010 City Council.

Repealed by Ord. 4815.
(Ord. 4419, 4-5-10)

21.02.020 Planning Commission.
Repealed by Ord. 4815.
(Ord. 4419, 4-5-10)

21.02.030 Zoning Board of Appeals (ZBOA).
Repealed by Ord. 4815.
(Ord. 4766, 10-4-17; Ord. 4419, 4-5-10)

21.02.040 Building Code Board of Appeals.
Repealed by Ord. 4815.
(Ord. 4419, 4-5-10)

21.02.050 Director of Public Works and Planning.
Repealed by Ord. 4815.
(Ord. 4419, 4-5-10)
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21.02.060 Summary of authority.
Repealed by Ord. 4815.
(Ord. 4744, 4-5-17; amended during 2010 codification; Ord. 4419, 4-5-10)

21.02.070 Administrative development permits.

(a) Common Elements of Administrative Development Permits. The

following procedures apply unless modified by more specific pro- , A
visions elsewhere. The times for the City to act are maximum num- Sl oA
ber of working days. The Director may shorten any time frame \
specified herein. Application Submittal
. o 2
(1) General Meeting/Preapplication Conference. Director
(1) General Meeting. The general meeting allows the appli- REVIEW, DECISION
cant to meet informally with the staff to discuss a proj-  \. J
ect and provide feedback and ideas. Based on the detail
and information provided, the staff will give direction on the merits, procedures and
issues on a proposed project. A development application may not be submitted until after
the general meeting is completed if required by the Director.
(i) Preapplication Conference. A preapplication conference with City staff is highly recom-

mended for most subdivisions, multifamily, commercial and industrial projects. The
general purposes of a preapplication conference are to:

(A) Understand the proposed project and the applicant’s specific objectives;

(B) Identify applicant time goals such as property closing dates, construction starts,
and operation dates;

(C) Identify City approvals needed before any development starts;

(D) Identify documents, plans, drawings, fees and process other materials necessary for
a complete application;

(E) Identify significant issues likely to arise to be dealt with; and

(F) Begin to familiarize the applicant with City requirements, and this code.

(2) Application Requirements.

(1)

(i)

(iii)

(iv)

Materials, Deadlines. Application materials and deadlines are available from the Direc-
tor and are contained in the Submittal Standards for Improvements and Development
manual.

Application Fees. The City Council sets fees to recover some of the costs of processing,
publicizing, and reviewing applications. The City Council may, by resolution, modify
any fee at any Council meeting.

Completeness. The Director shall decide if the application is complete. If the application
is not deemed complete, the Director shall notify the applicant and the submittal shall be
returned.

Neighborhood Meeting. A neighborhood meeting is required for subdivision applica-
tions except as follows. See GIMC 21.02.080(e) for neighborhood meeting require-
ments.

(A) Simple subdivisions.
(B) Minor exemption subdivisions.

(C) Continuous phases and/or filings of an approved preliminary subdivision plan.
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(D) Subdivision applications for which a neighborhood meeting was held for a previ-
ous application affecting the same property (e.g., rezone) so long as information
about the proposed subdivision was presented at a neighborhood meeting. The pre-
vious application must have been considered in a public hearing no more than 180
days prior to the subdivision application submittal.

(E) An application for subdivision that is being filed as a final development plan con-
sistent with GIMC 21.02.150(c¢).

(3) Notice.

(i) Public notice is not required for administrative permits except for subdivision and major
site plan applications. The duty to provide notice, when required, is always the appli-
cant’s.

(i1) Notice is provided as follows:

(A) Within five working days of receipt of a complete application, the Director shall
give notice, at the applicant’s cost, by U.S. mail to each person shown as an owner
within 500 feet and at the address by the County Assessor.

(B) Notice should include a general description of the proposal and the location of the
property.

(C) The Director’s failure to send any notice does not mean the proposal is approved
since it is always the applicant’s ultimate responsibility to see that all City rules,
requirements and procedures are followed. The Director may require the applicant
pay for additional notice, in any form for any type of proposal if such notice will
further the purpose or intent of this code.

Type of Submittal or Request Published Notice Mailed Notice Sign Notice

Administrative Development Application

Development Application Requiring Public 7 days Owners within 500 feet Yes

Hearing

Comprehensive Plan Text Amendment 7 days - -
Code Text Amendment 7 days - -
Historic Preservation 7 days - -
Grand Junction Circulation Plan Amendment 7 days — -
Revocable Permit - - -
Vested Rights Within 10 days of - —

approval
Subdivisions and Major Site Plan - Owners within 500 feet Yes

(4) General Procedures.

(i) The Director shall evaluate each application for compliance with City requirements. The
Director shall provide comments in writing to the applicant.

(i) The Director may forward copies of the applications to various agencies for their input
and review. Such other agencies include:

(A) Other City departments;
(B) Utilities;
(C) Law enforcement;

(D) Fire protection agencies;
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)

(6)

(7
®)
©)

(iii)
(iv)

(E) General purpose government;

(F) State agencies (e.g., Geologic Survey, Transportation, Natural Resources, Wild-
life); and

(G) Federal agencies (e.g., Federal Emergency Management Agency, Bureau of Land
Management, U.S. Army Corps of Engineers).

Agency review and input is advisory only.

An application submitted to the City for review must be diligently pursued and processed
by the applicant. Accordingly, if the applicant, within 90 calendar days of mailing of the
City’s review comments on any submittal (or resubmittal) of an application for approval
of'a development application, does not resubmit revised documents to address comments
from the City, the development application shall lapse and become null and void. The
Director may grant two extensions of the foregoing 90-day requirement, not to exceed a
total extension of 180 days.

Comments — Time to Respond.

(1)

(i)

The Director must approve, approve with conditions, or disapprove all complete appli-
cations for an administrative permit.

After receipt of the applicant’s written response to comments/recommendations the
Director shall, based on the applicable review criteria, approve, approve with conditions
or disapprove the application. The Director may allow the applicant additional resubmit-
tals and responses before the Director decides.

General Approval Criteria. No permit may be approved by the Director unless all of the fol-
lowing criteria are satisfied:

(i)
(ii)
(iii)
(iv)
v)

Compliance with the Comprehensive Plan and any applicable adopted plan.
Compliance with this zoning and development code.

Conditions of any prior approvals.

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

Received all applicable local, State and federal permits.

Amendments. A permit shall be amended through the process it was originally approved.
Repealed by Ord. 4890.
Validity.

(1)

(i)

Administrative permits shall expire after the issue date according to the following table:

Permit Type Expiration
Administrative Permits (except below) One year
Planning Clearance 180 days
Fence Permit 180 days
Home Occupations n/a
Preliminary Subdivision Two years
Final Plat (unrecorded) Two years
Minor and Major Site Plans Two years

The Director may extend the permit for up to 180 more days if the applicant proves he/
she can complete the project in conformance with currently adopted codes and policies,
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(b)

(©)

(d)

(e)

Q)

except the Director may grant one extension of 12 months for a preliminary subdivision
or unrecorded final plat, in accordance with subsection (u)(4) of this section.

Planning Clearance and Building Permit. No person shall establish, construct, modify or expand a
use or a structure until both a planning clearance and a building permit, if required, have been
issued. This section does not apply to a permit for a fence or sign, as both are otherwise regulated
by this code.

Home Occupation Permit.

(1) Purpose. Home occupation permits are needed to ensure that all home occupations are con-
ducted in a safe manner without adverse effects on neighboring properties.

(2) Applicability. No person shall conduct a home occupation until the Director has issued a home
occupation permit. A home occupation shall comply with the use-specific standards of GIMC
21.04.040(g).

Temporary Use Permit.

(1) Purpose. A temporary use permit helps ensure that temporary uses, including special events,
are safe and minimizes adverse impacts on City infrastructure and neighboring properties.

(2) Applicability. No person shall establish a temporary use for a period exceeding 48 hours with-
out a temporary use permit. Special events and activities conducted on public property, such
as school sites and City parks, which have the consent of the owner, shall be exempt from the
provisions of this section. Only one temporary use is permitted at any given time on a parcel
or lot.

(3) Use-Specific Standards. A temporary use shall comply with the use-specific standards of
GIMC 21.04.050.

Change of Use Permit.

(1) Applicability. No person shall change the use of a structure or property unless and until the
Director has issued a change of use permit. Other permits (such as a CUP), review (such as a
major or minor site plan review) or approvals may also be required when use of a land or struc-
ture has changed; this subsection does not limit or supplant other requirements of the code. A
change from any use in the Household Living use category to any other use requires, at a min-
imum, a minor site plan review. For a change of use within the same principal use listing in
the Use Table, GIMC 21.04.010 (for example, a change from one General Retail Sales, Indoor
Operations use to another General Retail Sales, Indoor Operations use, or a change from a
movie theater to a skating rink), a change of use permit is not required unless:

(1) The code requires more off-street parking for the new use than is available on the prop-
erty;

(i1) There is any increase in traffic, actual or projected; or
(iii)) The amount of stormwater runoff or impervious area is increased.
Minor Site Plan.

(1) This review process may be used by the Director in lieu of the major site plan review process
to review lesser-intensity projects if a limited review of zoning, parking, circulation, access
and minor drainage changes will be adequate. Construction plans, based upon the approved
final minor site plan and consisting of detailed specifications and diagrams illustrating the
location, design and composition of all improvements identified in the final minor site plan
and required by this code, shall be submitted to the City for any project that necessitates the
construction, reconstruction or modification of new or existing improvements. These docu-
ments shall include complete plans and specifications of all required improvements identified
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and approved as part of the final site plan phase for minor site plan review. The City shall keep
the plans as a permanent record of the required improvements.

(2) The Director may use this review process if the proposed project is limited to:

(i) A new structure of up to 1,000 gross square feet only for storage, mechanical room, etc.,
if water and sewer services are not provided and if no structures currently exist on the
parcel;

(i1) An addition to a structure of up to 1,000 gross square feet or a new structure of up to
1,000 square feet on a lot with one or more structures;

(ii1)) An existing parking lot or existing work area to be paved with asphalt or concrete;
(iv) A temporary office trailer; or
(v) Similar low-impact uses.

(g) Major Site Plan. The Director reviews site plans to determine compliance with this code, the Com-
prehensive Plan, adopted corridor guidelines and other applicable regulations.

(1) Applicability.

(i) No person shall begin any development, pour any structure foundation or move earth in
preparation for construction without receipt of the Director’s approval of a site plan.
Construction plans, based upon the approved final site plan and consisting of detailed
specifications and diagrams illustrating the location, design and composition of all
improvements identified in the final site plan and required by this code, shall be submit-
ted to the City for any project that necessitates the construction, reconstruction or mod-
ification of new or existing improvements. These documents shall include complete
plans and specifications of all required improvements identified and approved as part of
the final site plan phase. The City shall keep the plans as a permanent record of the
required improvements. All development requires major site plan review except:

(A) A structure with one or two dwellings;

(B) Nonresidential, interior remodeling which will cost 25 percent or less of the fair
market value of the existing structure;

(C) An approved home occupation;
(D) An approved temporary use;

(E) An approved fence and a wall;
(F) An approved sign;

(G) An approved change of use;

(H) Minor site plan development; and

(I) A development which the Director determines does not require a major site plan
review if the development will not adversely affect the neighborhood and meets the
purpose and intent of this code.

(i1)) Major site plan review shall be completed prior to issuance of a planning clearance and
a building permit.

(h) Fence Permit.

(1) Applicability. No person shall erect or maintain a fence or wall unless the Director has issued
a fence permit. A fence or wall that exceeds six feet in height is considered a structure and
requires a planning clearance and building permit instead of a fence permit. Fences must com-
ply with GIMC 21.04.040(i), any design guidelines and other conditions of approval.
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(i) Sign Permit.

(1) Applicability. No person shall erect or display a nonexempt sign (see GIMC 21.06.070) unless
the Director has issued a sign permit. An on-premises temporary sign may be erected without
a permit if done as referred to in GIMC 21.06.070(d). Touching up or repainting existing let-
ters, symbols, etc., is maintenance and does not require a permit.

(j) Floodplain Development Permit.

(1) Applicability. No person shall construct or maintain any use or structure nor make any devel-
opment or topographically alter land for any purpose including agriculture that may adversely
impact the floodplain or floodway or within any area of special flood hazard (GJIMC
21.07.010) unless the Director of Public Works and Planning has issued a floodplain permit.

(2) Additional Approval Criteria. When base flood elevation data has not been provided in accor-
dance with GIMC 21.07.010(c), the Director of Public Works and Planning may use any flood
elevation and floodway data available from a federal, State or other source as criteria to decide
how and if construction, substantial improvements, or other development in the floodplain
may be permitted.

(k) Boundary Adjustments.

(1) Purpose. The process for boundary adjustments allows the Director to approve boundary line
adjustments as allowed by State law.

(2) Additional Approval Criteria. A boundary adjustment pursuant to § 38-44-112 C.R.S., or as
amended from time to time, is permitted if approved by the Director. The applicant must com-
ply with the statute.

(I)  Administrative Adjustment.

(1) The Director may permit deviation from any bulk standard, upon a finding of compliance with
the criteria as set forth in this section. The purpose of this process is to permit inconsequential
deviations from the zoning district bulk standards where deviation(s) are desirable but cannot
be accommodated through a strict application of the bulk standards.

(i) Additions. Requests for an administrative adjustment to accommodate an addition to an
existing structure shall comply with all of the following:

(A) Conforming locations for the addition are impractical, significantly more expen-
sive or have a significant adverse impact on the site plan in terms of overall site
design or relationships between site plan elements including, but not limited to,
structures, patios, driveways and landscaping;

(B) The location of the addition represents a logical extension of the existing floor plan
in terms of function and design;

(C) The location of the addition does not result in the creation of unsafe conditions or
create circulation conflicts;

(D) The exterior design of the addition represents a logical extension of the existing
structure and is consistent with the design of the existing structure;

(E) Site and structural design elements of the addition shall be considered. Such ele-
ments include, but are not limited to:

Height of the addition relative to neighboring structures;

b.  The location, number and size of windows, doors, porches, balconies and out-
door lights;

c.  The location of patios and walkways;
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2)

)

4)

d.  The location, size and types of hedges, walls and fences; and

e.  Thelevel of privacy to occupants of both neighboring properties and the addi-
tion. Such privacy shall be equal to or greater than that provided if the addi-
tion were located within the required setback;

(F) The requested deviation is only 10 percent or less; and

(G) The deviation shall not result in physical encroachment into an easement, right-of-
way or neighboring property.

(i1)) Construction Errors. Requests for an administrative adjustment to accommodate a con-
struction error shall comply with all of the following:

(A) Complies will all building, fire and other adopted codes and policies;
(B) The requested deviation is only 10 percent or less;

(C) The deviation shall not result in physical encroachment into an easement, right-of-
way or neighboring property;

(D) The error shall have been inadvertent; and

(E) The contractor responsible for the error shall not have been the recipient of another
approved administrative adjustment in the past three years.

The Director may permit an accessory structure, including a fence or retaining wall that are
considered structures, in a required setback upon the finding that:

(i) There are unique or unusual conditions pertaining to the specific building or property;
and

(i1)) The granting of an adjustment would not be materially detrimental to the property own-
ers in the vicinity; and

(ii1)) The deviation shall not result in physical encroachment into an easement, right-of-way
or neighboring property.

Decision-Maker.

(i) The Director shall approve, approve with conditions or deny all requests for an admin-
istrative adjustment.

(i1) Appeals from the Director shall be processed as a variance using the procedures pro-
vided in GJIMC 21.02.200, but with the review criteria provided herein.

Application and Review Procedure. Application requirements and processing procedures are
described in subsection (a) of this section. In addition, the applicant shall provide proof that
the requested administrative adjustment does not conflict with any recorded covenants appli-
cable to the property, or demonstrate in writing that the entity responsible for enforcing the
covenants has approved the requested deviation. In the event there is no single entity respon-
sible for enforcing the covenants, and the requested administrative adjustment does not con-
form to the covenants, the applicant shall provide a written statement acknowledging the
inconsistency and that he/she shall indemnify and hold the City harmless for any action, dam-
ages claims or suits brought in the event the administrative adjustment is approved.

(m) Development Improvements Agreement (DIA).

(1)

Development Improvements Agreement Authorized. The Director may defer the requirement
for the completion of required improvements if the applicant enters into a development
improvements agreement (DIA) by which the applicant agrees to complete all required public
improvements in accordance with an agreed schedule. The Director may require the applicant
to complete and dedicate some required public improvements prior to approval of the final plat
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)

“4)

and to enter into a DIA for completion of the remainder of the required improvements. The
City Attorney shall approve any DIA as to form.

Agreement to Run with the Land. The development improvements agreement shall provide
that the requirements contained therein shall run with the land and bind all successors, heirs,
and assignees of the applicant. The DIA for subdivisions shall be recorded with the Mesa
County Clerk and Recorder. All other DIAs may, at the Director’s discretion, be recorded or
deposited with the City Clerk. All existing lien holders shall be required to subordinate their
liens to the guarantees contained in the DIA.

Performance Security.

(i) Whenever the Director permits an applicant to enter into a development improvements
agreement, the applicant shall be required to provide sufficient security to ensure com-
pletion of the required public improvements. The security shall be in the form of a cash
deposit made to the City, a letter of credit or disbursement agreement from an authorized
financial institution, a subdivision bond, or a completed, unrecorded plat. The letter of
credit, disbursement agreement, or subdivision bond shall be in a form approved by the
City Attorney.

(i1)) The guarantee shall be in an amount estimated by the Director as reflecting 120 percent
of the cost of the improvements in the approved construction plan and shall be sufficient
to cover all promises and conditions contained in the DIA.

(ii1)) Inaddition to all other security, when the City participates in the cost of an improvement,
the applicant shall provide a performance bond from the contractor, with the City as a
co-obligee.

(iv) The issuer of any guarantee shall be subject to the approval of the City in accordance
with adopted policies.

Maintenance Guarantee for DIA.

(i) The applicant shall guarantee the improvements against defects in workmanship and
materials for a period of one year from the date of City acceptance of such improve-
ments. The maintenance guarantee shall be secured by a letter of credit, cash escrow,
maintenance bond, or other form acceptable to the Director.

(A) If the security is a letter of credit or cash escrow, then it shall be in an amount
reflecting 20 percent of the cost of the completed improvements.

(B) If the form of security is a maintenance bond, it must be in a form acceptable to the
City Attorney, in the principal amount of 20 percent of the value of the project’s
public improvements, for a period of one year from the date of final acceptance by
the City of all improvements in the project, or as applicable, the phase or filing of
a project for which improvements are constructed and accepted.

(C) If repairs, replacements or modifications to the project’s public improvements are
made by the applicant or are required to be made by the City during the one-year
maintenance period, then the City, at its sole option and discretion, may require an
extension of the security in an amount equal to the actual or estimated repair,
replacement or modification costs plus 20 percent. If the Director has reason to
believe that the security will be extended beyond the one-year initial term, then the
Director shall notify the applicant in writing no later than 30 days before expiration
of the security. Mailing of an extension notice shall cause the applicant to extend
the security (bond, cash or letter of credit) for an additional 12 months. The exten-
sion shall be on the same terms as the security being extended. The security may
be extended for one additional year as may be necessary for the bond to be called
or for the improvements to be repaired, modified or replaced in a manner that sat-
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)

(6)

(7

isfies the City. If the Director has reason to believe that the type or extent of the
repair, replacement or modification does not warrant extension of the maintenance
security, then the security may be released after the initial one-year period. In mak-
ing the decision to extend the security the Director may consider any facts or infor-
mation deemed relevant, which may include, but is not limited to, whether the
failed improvements are above or below grade, whether the failed improvements
may reasonably be found to constitute life, health and/or imminent safety hazard;
whether other phases or filings depend on the improvements and/or the degree of
failure of the improvements.

(i1) If the applicant has not warranted and guaranteed required improvements pursuant to a
DIA, the applicant shall give the City security equal to at least 50 percent of the cost of
the required improvements.

Offers to Dedicate Streets, Roads, and Other Lands.

(i) Acceptance of Dedication. The City Council, or its designees, may accept, accept with
conditions, or reject any offer to dedicate any land or facility. Any offer to dedicate made
pursuant to or as a condition of a review or approval pursuant to this code constitutes the
owner irrevocable warranty that such owner has the right, title and interest to convey to
the City and that no hazardous or other regulated substance is present on, under or in the

property.
(i1)) Acceptance of Maintenance. Approval of a subdivision does not mean the City will

accept any road, street or public site for maintenance. The City shall not be obligated to
maintain any land unless it explicitly agrees to do so in writing.

Temporary Improvements. The Developer shall construct and pay for all costs of temporary
improvements required by the City to protect the public, neighborhood or another person. The
applicant shall maintain said temporary improvements for the period specified.

Completion of Improvements.

(i) Construction of Required Improvements.

(A) Before construction begins, the developer must be familiar with the submittal, con-

(B)

©

struction, plans and inspection requirements of each utility or agency.

After the City and/or other utility providers has inspected and approved all or a por-
tion of the required improvements, the developer may request, in writing, that the
approved portion be accepted for maintenance by the appropriate agency. The City
shall establish the developer’s limits of responsibility for the improvements. The
City may condition its acceptance and may require additional guarantees and assur-
ances for at least one year following acceptance.

Even if the City does not accept all or a portion of the required improvements, or
delays any acceptance, the City may require the Developer to correct such defects
or deficiencies identified by the City, in which case, final acceptance may be
extended for one additional year.

(i1)) Release of Improvements Agreement and Guarantee.

(A) The developer shall submit a written request for a release from the development

(B)

improvements agreement for the improvements that have been accepted for main-
tenance by the appropriate agency. Proof of acceptance for maintenance and proof
that there are no outstanding judgments or liens against the property shall accom-
pany this request.

The City Council, or its authorized representative, shall review the request. If the
requirements of the DIA concerning that portion requested for release have been
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(iii)

complied with, the appropriate document of release shall be recorded with the
Mesa County Clerk and Recorder’s Office.

(C) Release of the DIA does not constitute a certificate of completion and release of
responsibility.

Certificate of Completion and Release of Responsibility. Upon expiration of the limits
of responsibility established in this code, the developer may request a certificate of com-
pletion and release of responsibility from the appropriate agency.

(8) Extension of Development Improvements Agreement and Security.

(1)

(i)

If the applicant is unable to complete all required improvements contained in an exe-
cuted development improvements agreement within the time stated therein, he/she shall
provide written notice of same to the Director at least 30 calendar days prior to the dead-
line of the milestones he will be unable to meet. The applicant shall make a formal writ-
ten request for an extension of the completion date for performance in the DIA and
security and provide a revised development schedule, which shall be reviewed by the
Director. The Director shall approve, approve with conditions or deny the request for an
extension. Based on the Director’s decision the existing DIA may be amended, a new
DIA drawn up and executed, or the Director may exercise any default provisions con-
tained in the approved DIA. Any amendments or new agreements shall be recorded in
the same manner as the original DIA, if required by the Director.

If the DIA is to be extended or a new DIA is to be executed, the applicant shall provide
sufficient security which may be the same as or greater than the original security, up to
120 percent, as was required with the original guarantee. No amendment or replacement
DIA shall be executed, recorded or effective until security acceptable to the Director is
provided.

(n) Sign Package.

(1) Purpose. A sign package allows the review and approval of signs on a developed site or abut-
ting developed sites that function as one with the sharing of vehicular access through, across,
over, entrance onto, and/or exit from the site and/or parking.

(2) Applicability. The sign package provides detailed graphical information of the location,
height, illumination, sign dimensions, and sign design, including but not limited to letter
heights.

(3) Additional Approval Criteria.

(1)

(i)

(iii)

All signs included on the site shall be in conformance with the criteria set forth in GIMC
21.06.070(g), except as allowed to deviate based on the other criteria in this section.

The application of the sign package is not contrary to and better implements the goals
and objectives of the Comprehensive Plan, including but not limited to applicable neigh-
borhood plans, corridor plans, and other adopted plans.

The application of the sign package is not contrary to and better implements the goals
and objectives of moderating the size and number of signs as well as the reduction of
clutter and obtrusive placement of signs.

(4) Decision-Maker. The Director shall approve, conditionally approve or deny all applications
for a sign package permit.

(5) Application and Review Procedures. Application requirements and processing procedures are
described in subsection (a) of this section.
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(6) Validity.

(1)

(i)

The sign package permit must be established within 180 days of the approval by the
Director. A sign package is established upon the installation of the first sign included
within the package. Once established the sign package permit shall run with the land as
long as a use on a site has not changed and the site continues to share vehicular access
through, across, over, entrance onto, and/or exit from the site and/or parking. All the par-
cels functioning as one shall be considered the land to which the sign package permit is
applicable.

A sign package permit limits the characteristics of each sign within the sign package.
Any increase in any sign characteristic must be reviewed and approved as a new sign
package. Any changes to the sign package permit, including modification or termination,
other than termination due to change of use on a site or termination of the shared access
or parking, shall require the written consent of all landowners of each of the sites
included within the approved sign package.

(o) Minor Exemption Subdivisions.

(1) Purpose. The purpose of the minor exemption subdivision is the same as that for a major sub-
division set forth in subsection (q)(1) of this section.

2)

)

Applicability. The minor exemption subdivision process allows for a subdivision of parcels
25 acres or larger into three or fewer lots each of which are two acres or larger in size in resi-
dential zones.

Additional Approval Criteria. The Director shall approve a minor exemption subdivision if the
applicant demonstrates that the application complies with the purpose of a minor exemption
subdivision and with the following criteria:

(1)

(i)

(iii)

(iv)

All lots comply with this code; except that the minimum density/intensity requirements
of a zone district or the Comprehensive Plan do not apply except in the R-R zone and the
sewer regulations pertaining to the extension of sewer as a condition of subdivision need
not be complied with if the applicant can demonstrate the following:

(A) The applicant’s Colorado professional engineer affirms in writing that the lot can
be served by an individual septic disposal system (ISDS) constructed at or prior to
use of the lot for uses allowed by the City code then in existence;

(B) The constructed ISDS system continues to function properly;

(C) Sewer is not constructed within 400 feet of any lot line of any lot or out lot or out
parcel created under the minor exemption subdivision process; and

(D) The landowner executes a utility extension agreement in a form acceptable to the
City. The utility extension agreement shall authorize the sewer to be extended by
the City at a future date (all as provided herein) at the then landowner’s expense
and/or in accordance with financing provided by the City and/or the sewer system.

The applicant is not seeking a variance or is seeking only to vary the requirement of
extending sewer. No other variances shall be considered with a minor exemption subdi-
vision. (Any other variances requested shall require the application be processed as a
simple subdivision under subsection (p) of this section or a major subdivision under sub-
section (q) of this section, whichever is applicable);

The proposed lot is two acres or larger in size on a gross acreage basis and is created from
a parcel at least 25 acres in size;

The property from which the new lot is proposed has been taxed agriculturally for the
five years preceding the minor exemption subdivision application; and
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4)

)

(v) The lot or originating parcel has not previously had a City minor exemption subdivision,
City simple subdivision, a Mesa County minor subdivision, and/or Mesa County simple
land division approval.

Decision-Maker. The Director shall approve, conditionally approve, or deny all applications
for minor exemption subdivisions. If the minor exemption subdivision does not comply with
the sewer regulations at the time of approval, then the approval shall be a conditional approval
requiring the ISDS to be abandoned prior to the end of its useful life if a sewer is constructed
either within 400 feet of the lot line of any lot or out lot or out parcel created under the minor
exemption subdivision process, or if the ISDS fails, or a sewer improvement district is formed
that includes the lot created and any out lot or parcel.

Application and Review Procedures. The following notes are required on all minor exemption
subdivision plats. The notes shall be conspicuous:

(1) “No more than a total of three lots (two lots plus the out parcel) out of the original tract
of land may be created by the Minor Exemption Subdivision process.”

(i1) “Any additional lot splits are required to be processed through applicable City subdivi-
sion processes. The property shown hereon may not be further subdivided without
approval of the City in accordance with then applicable law.”

(ii1)) “In accordance with a Utility Extension Agreement the City may require any ISDS on
the property to be abandoned prior to the end of its useful life if a sewer is constructed
within 400 feet of the lot line of any lot created under the Minor Exemption Subdivision
process or the ISDS fails or a sewer improvement district is formed that includes the lot.”

(p) Simple Subdivisions.

(M

2)

)

Purpose. The simple subdivision process allows the Director to approve lot consolidations,
boundary adjustments not in dispute, a lot split, and to correct a minor error on a plat.

Applicability. If requested in writing by every owner and consented to by every lienor, the
Director may allow the simple subdivision process to be used to:

(i) Consolidate one or more lots;
(i1)) Create only one additional lot;
(ii1)) Change a nondisputed boundary line between abutting lots or parcels; or
(iv) Change a plat to:
(A) Correct an error in the description;
(B) Correct any monument; or

(C) Correct a scrivener or clerical error such as lot numbers, acreage, street names and
identification of adjacent recorded plats.

Additional Approval Criteria. The Director will approve a simple subdivision if the applicant
demonstrates that:

(i) Any changes to existing easements or right-of-way have been completed in accordance
with this code or otherwise allowed by law (additional easements or right-of-way may
be dedicated);

(i1)) The right-of-way shown on the Grand Junction Circulation Plan is not changed; and

(ii1)) If a new lot is being created, no portion of the property may have been the subject of a
previous simple subdivision creating a new lot within the preceding 10 years or a minor
exemption subdivision (see subsection (o) of this section).
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(q) Subdivision.

(r)

(1) Purpose. No person shall record a plat of a subdivision nor prepare or execute any documents
which purport to create or creates a new parcel or airspace unit, nor record or execute a deed
of trust or a mortgage descriptive of the property other than all of a lot or parcel unless such
plat, deed, deed of trust or mortgage has been approved by the City and unless it conforms to
all of the provisions of this code. The purpose of this section is to:

(2) Ensure conformance with the Comprehensive Plan and other adopted plans including all cor-
ridor design guidelines;

(3) Assist orderly, efficient and integrated development;
(4) Promote the health, safety, and welfare of the residents of the City;

(5) Ensure conformance of land subdivision plans with the public improvement plans of the City,
County and State;

(6) Ensure coordination of the public improvement plans and programs of the several area gov-
ernmental entities;

(7) Encourage well-planned and well-built subdivisions by establishing minimal standards for
design and improvement;

(8) Improve land survey monuments and records by establishing minimal standards for survey
and plats;

(9) Safeguard the interests of the public, the homeowner, and the subdivider;

(10) Secure equitable handling of all subdivision plans by providing uniform procedures and stan-
dards;

(11) Ensure that pedestrian and bicycle paths and trails are extended in accordance with applicable
City plans;

(12) Preserve natural vegetation and cover, and to promote the natural beauty of the City;

(13) Prevent and control erosion, sedimentation, and other pollution of surface and subsurface
water;

(14) Prevent flood damage to persons and properties;
(15) Restrict building in areas poorly suited for building or construction;
(16) Prevent loss and injury from landslides, mudflows, and other geologic hazards;

(17) Ensure adequate public facilities and services are available or will be available concurrent
with the projected impacts of the subdivision; and

(18) Ensure the proposal will not impose hardship or substantial inconvenience to nearby landown-
ers or residents.

Preliminary Subdivision Plan.

(1) Applicability. The preliminary subdivision plan provides general graphic information and text
indicating property boundaries, easements, land use, streets, utilities, drainage, open space,
parks and other information required to evaluate a proposed subdivision. A preliminary sub-
division plan shall be required for every subdivision except as otherwise provided for herein.

(2) Approval Criteria. A preliminary subdivision plan shall not be approved unless the applicant
proves compliance with the purpose portion of this section and with all of the following crite-
ria:

(i) The preliminary subdivision plan will be in conformance with the Comprehensive Plan,
Grand Junction Circulation Plan, and other adopted plans;
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3)

4)

)

(6)

(i1)) The subdivision standards in Chapter 21.06 GIMC;

(iii)) The zoning standards in Chapters 21.03 and 21.04 GJMC;

(iv) Other standards and requirements of this code and other City policies and regulations;
(v) Adequate public facilities and services will be available concurrent with the subdivision;

(vi) The project will have little or no adverse or negative impacts upon the natural or social
environment;

(vii) Compatibility with existing and proposed development on adjacent properties;
(viii) Adjacent agricultural property and land uses will not be harmed,;

(ix) Is neither piecemeal development nor premature development of agricultural land or
other unique areas;

(x) There is adequate land to dedicate for provision of public services; and

(xi) This project will not cause an undue burden on the City for maintenance or improvement
of land and/or facilities.

Decision-Maker. The Director is the decision-maker for all applications for preliminary sub-
division plans.

Application and Review Procedures.

(i) See subsection (a) of this section, Common Elements of Administrative Development
Permits.

(i1)) In an effort to expedite final plat approval, the applicant may provide more detailed
information than is required for preliminary subdivision plan review.

Notice.

(i) Public notice is not required for administrative permits except for subdivision and major
site plan applications. The duty to provide notice, when required, is always the appli-
cant’s.

(i1)) Notice is provided as follows:

(A) Within five working days of receipt of a complete application, the Director shall
give notice, at the applicant’s cost, by U.S. mail to each person shown as an owner
within 500 feet and at the address by the County Assessor.

(B) Notice should include a general description of the proposal and the location of the
property.

(C) The Director’s failure to send any notice does not mean the proposal is approved
since it is always the applicant’s ultimate responsibility to see that all City rules,
requirements and procedures are followed. The Director may require the applicant
pay for additional notice, in any form for any type of proposal if such notice will
further the purpose or intent of this code.

Validity. The applicant may propose a development phasing schedule at the time of applica-
tion for a preliminary subdivision plan for consideration by the Director. In the absence of an
approved phasing schedule, a preliminary subdivision plan approval shall be valid for only
two years, during which the applicant shall obtain final plat approval for all or a portion of the
property. If a part of the property in the preliminary subdivision plan is final platted within
two years, the preliminary subdivision plan approval shall be automatically renewed for an
additional one year following the recording of each final plat, unless the Director notifies the
applicant, in writing, to the contrary. The applicant shall plat the entire property included in
the preliminary subdivision plan within six years of the initial plan approval date. After six
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years, approval of unplatted portions of the preliminary subdivision plan shall be considered
void unless an extension is requested and approved by the decision-making body in accor-
dance with subsection (u)(4) of this section.

(s) Final Plat.

(1)

2)

)

4)

Applicability. The final plat provides detailed graphic information and associated text indicat-
ing property boundaries, easements, streets, utilities, drainage, and other information required
for the maintenance of public records of the subdivision of land. A final plat shall be required
for all subdivisions. The final plat shall conform to the approved preliminary subdivision plan.
If a minor revision of a preliminary subdivision plan is required, the review of the revised pre-
liminary subdivision plan may, at the discretion of the Director, proceed concurrently with
final plat review.

Approval Criteria. The final plat shall demonstrate compliance with all of the following:

(i) The same criteria as the preliminary subdivision plan in subsection (r) of this section;
and

(i1)) The preliminary subdivision plan approval and any conditions attached thereto. A part
of the land area within the preliminary subdivision plan may be approved for platting.

Decision-Maker. The Director shall approve, conditionally approve or deny all applications
for a final plat.

Additional Application and Review Procedures.

(i) If the subdivision is a “common interest community” as defined in § 38-33.3-103(8)
C.R.S., then the following shall apply:

(A) The applicant shall include a declaration pursuant to §§ 38-33.3-201, 38-33.3-205
and 38-33.3-209 C.R.S.;

(B) The applicant shall address the exercise of development rights pursuant to Section
38-33.3-210, C.R.S;;

(C) The applicant shall include the association bylaws pursuant to § 38-33.3-306
C.R.S. as applicable; and

(D) An association shall be formed pursuant to § 38-33.3-301 C.R.S. and filed with the
Colorado Secretary of State.

(i1) A title commitment no older than five days shall be provided before the filing of the final
plat for all of the platted property.

(ii1)) Repealed by Ord. 4998.

(iv) Form of Final Action. The form of final approval by the Director shall be the recording
of the plat as provided in subsection (u) of this section. If the Director approves the final
plat, then the applicant’s surveyor or engineer shall then make any changes necessary or
required to comply with final approval conditions. The plat shall then be recorded within
two years of action by the Director or as directed in the approved phasing plan/develop-
ment schedule, subject to extensions granted in accordance with subsection (u)(4) of this
section.

(t) Construction Plans.

(1)

Applicability. Construction plans, based upon the approved final plat and/or site plan and con-
sisting of detailed specifications and diagrams illustrating the location, design and composi-
tion of all improvements identified in the final plat phase and required by this code, shall be
submitted to the City for any project that necessitates the construction, reconstruction or mod-
ification of new or existing improvements. These documents shall include complete plans and
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specifications of all required improvements identified and approved as part of the final plat
phase. The City shall keep the plans as a permanent record of the required improvements.

(2) Approval Criteria. The construction plans shall be prepared in conformance with the approved
final plat and the City’s adopted standards for public improvements including those contained
in this code.

(3) Decision-Maker. The Director shall approve, conditionally approve or deny all subdivision
construction plans.

(4) Application and Review Procedures. Application requirements and processing procedures
shall comply with subsection (a) of this section. In addition, construction plans shall be pre-
pared for all subdivision improvements and public improvements as required by and in accor-
dance with this code, the Submittal Standards for Improvements and Development manual,
the Transportation Engineering Design Standards manual (GJIMC Title 29) and all other appli-
cable adopted City codes and policies. A completed development improvements agreement
(DIA) for the public improvements together with an acceptable financial guarantee must be
submitted with the construction drawings. As-built plans must be submitted to the Director
prior to acceptance of public improvements for City maintenance.

(u) Recording of Subdivisions. The Director shall record all final plats and related documents as fol-
lows:

(1) The original plat, together with any other required documentation such as, but not limited to,
the following, shall be submitted for recording along with all necessary recording fees: a
Mylar copy; improvements agreements; powers of attorney; easement or right-of-way dedica-
tions not shown on the plat; covenants; deeds conveying property to the homeowners’ associ-
ation; etc. The plat shall contain notarized signatures of each owner of the property, necessary
engineer’s and surveyor’s signatures, and corporate seal, if required. All signatures and seals
on the plat shall be in permanent black ink.

(2) The Director shall obtain the applicable signatures of public officials required on the plat.
Upon review and payment of fees by the applicant, the Director shall record the plat at the
office of the County Clerk and Recorder.

(3) Upon recording the plat, applications for planning clearances and building permits may be
submitted in accordance with the provisions of this code.

(4) Ifthe applicant does not complete all steps in preparation for recording a final plat within two
years of approval of the preliminary subdivision plan, the preliminary subdivision plan shall
require another review and processing as per this section and shall then meet all the required
current code regulations at that time. One extension of 12 months may be granted by the Direc-
tor so long as the plan is consistent with the Comprehensive Plan and current zoning require-
ments. Additional extensions may be granted by the Planning Commission so long as the plan
is consistent with the Comprehensive Plan and current zoning requirements.

(v) Guarantees for Public Improvements.

(1) Except as provided herein, before the plat is recorded by the Director, all applicants shall be
required to complete, to the satisfaction of the Director, all street, sanitary, and other public
improvements, as well as lot improvements on the individual lots of the subdivision or addi-
tion as required by this code. The required improvements shall be those specified in the
approved construction plans.

(2) The plat shall not be recorded until the improvements have been completed or as a condition
of final plat approval, the City shall require the applicant to enter into a development improve-
ments agreement and post a guarantee for the completion of all required improvements
according to subsection (m) of this section.

21-28



Grand Junction Municipal Code 21.02.080

(w) TEDS Exceptions. The Director has the authority to make exceptions to the requirements of the

Transportation Engineering Design Standards (TEDS) manual (GIMC Title 29) in compliance with
the procedure established in the manual. Special consideration shall be given to flexibility in inter-
pretation of the standards as applied in a Neighborhood Center, Village Center, Downtown or Mixed
Use Opportunity Corridor designated on the Future Land Use Map of the Comprehensive Plan.

(Ord. 4998, 4-21-21; Ord. 4936, 6-1-20; Ord. 4890, 11-20-19; Ord. 4778, 1-3-18; Ord. 4737, 2-1-17; Ord.
4619, 2-5-14; Ord. 4546, 7-18-12; Ord. 4467, 5-16-11; Ord. 4419, 4-5-10)

21.02.080 Permits requiring a public hearing.

(a)

(b)

(©)

(d)

Common Elements of Permits Requiring a Public Hearing. The following requirements are com-
mon to all applications.

(1) General Meeting. At a general meeting the applicant discusses the project with City staff in
more depth to obtain general feedback and ideas. Based on the amount of detail and informa-
tion the applicant presents, the staff shall attempt to give direction on a proposed project. After
a general meeting a development application may be submitted. A general meeting is not
required for all applications. The Director may waive the general meeting requirement if it is
not likely to help the neighborhood or applicant.

Preapplication Conference. A preapplication conference with City staff is highly recommended for
most subdivisions, multifamily, commercial and industrial projects to:

(1) Understand the project and the applicant’s objectives;

(2) Identify applicant deadlines such as property closing dates, preferred construction and opera-
tion dates;

(3) Identify the needed approvals;

(4) Identify the documents, plans, drawings, fees and other materials needed to complete the
application;

(5) Identify the most significant issues; and
(6) Show the applicant how to meet the code and other requirements.

Application Requirements. The Submittal Standards for Improvements and Development manual
lists what is needed to apply for each type of permit. However, the particulars of a project may
require different types or levels of information. At the preapplication conference, the Director will
tell the applicant what information the applicant must supply to begin the assessment of the project.
At any time during the process, the Director may require additional information to respond to issues
or concerns. The Director will list the requirements/information told to the applicant at the preap-
plication conference and place the list in the file.

(1) Application Deadlines. Important application deadlines are in the Submittal Standards for
Improvements and Development manual or by the Director’s written policies.

(2) Application Fees. The City Council sets fees in amounts sufficient to recover all or a portion
of the taxpayer costs spent processing, giving notice, and reviewing development applica-
tions.

(3) Completeness. The Director shall determine if the application is complete. If it is not com-
plete, the Director shall notify the applicant and the submittal will be returned. The Director
shall retain a copy of the checklist identifying any submittal deficiency.

General Approval Criteria. No permit may be approved unless all of the following criteria are sat-
isfied:

(1) Compliance with the Comprehensive Plan and any applicable adopted plan.
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(2) Compliance with this zoning and development code.

(3) Conditions of any prior approvals.

(4) Public facilities and utilities shall be available concurrent with the development.
(5) Received all applicable local, State and federal permits.

(e) Neighborhood Meeting. A neighborhood meeting should produce a better project through dialogue
between the developer and neighbors leading to consensus. A neighborhood meeting is intended to
provide information about the project so neighbors may gauge significant impacts and propose rea-
sonable changes to the project. Neighborhood meetings are required before an application is sub-
mitted.

(1) The Neighborhood. All properties any part of which is located within a radius of 500 feet of
any portion of the project are considered “the neighborhood.” Each homeowners’ association,
condominium association, other organized neighborhood group (such as a merchants’ associ-
ation), or any member’s lot or parcel of which is within 1,000 feet of the project is part of the
neighborhood, as are any other formal or informal organized groups known to the Director,
which has registered with the Public Works and Planning Department also considered “the
neighborhood.” The Director will keep a list of the contact persons and addresses of such
groups.

(2) Meeting Time and Procedure. The applicant must provide for a physical or virtual meeting and
must conduct the meeting. Meetings must be held on a weekday evening that is not a holiday
beginning between 5:30 p.m. and 8:00 p.m. The meeting date, time and format must be
approved by the Director no less than 14 days in advance of the meeting date. A required
neighborhood meeting must be held not more than 180 days before the application is submit-
ted.

(3) Meeting Content and Conduct. At the meeting the applicant shall present a concept plan,
describe project impacts, describe ways to mitigate impacts, and facilitate a discussion and
answer questions during the meeting. The concept plan shall, at a minimum, delineate access
to the site, internal circulation, the range of density of the entire property or the maximum
intensity (square footage and stories for all buildings). The meeting shall be conducted so that
participants have an opportunity to ask questions and provide comments. City staff should
gather information and explain the rules and requirements. City staff shall provide information
regarding the project’s compliance with the Comprehensive Plan and any applicable adopted
plan or ordinance. Included with the application submittal, the applicant must give the Direc-
tor a written list of names and addresses of those given notice, how notice was provided, and
those participating in the meeting attending, along with a written summary of the meeting
including any public comment received.

(4) Notice. The applicant shall provide written notice of the date, time, place if an in-person meet-
ing is conducted or the web location/host, together with any and all information required to
access the meeting if conducted virtually and subject of the meeting to every owner and group
in the neighborhood, as well as the City Community Development Department. The notice
must be approved by the Director no less than 14 days in advance of the meeting date and shall
be, at a minimum, delivered by U.S. mail. The notice must be made no later than 10 calendar
days prior to the meeting date.

(f) Procedures.

(1) Staff Review. Applications shall be reviewed by City staff and other appropriate agencies for
compliance with City and agency codes and policies. Upon completion of staff review, the
staff shall provide its comments in writing to the applicant.
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€]

2)

)

4)

)

Review by Other Agencies. The staff shall forward copies of the applications to appropriate
agencies for their comments. Examples of review agencies are:

(i) City departments;

(i1)) Telecommunications, gas, electric and other utilities;

(iii) Irrigation, drainage, water and sewage, sewer provider special districts;
(iv) School and fire agencies;

(v) Law enforcement;

(vi) Mesa County staff, Planning Commission, or Board of Commissioners;

(vii) State agencies (e.g., Colorado Geologic Survey, Colorado Department of Transporta-
tion, Colorado Department of Natural Resources, Colorado Division of Wildlife, etc.);
and

(viii) Federal agencies (e.g., Federal Emergency Management Agency, Bureau of Land Man-
agement, U.S. Army Corps of Engineers, etc.).

Agency and Department Comments. The agencies’ review will be advisory in character, and
does not constitute approval or disapproval. All comments shall be forwarded to the applicant
for response.

Applicant’s Response. An application submitted to the City for review must be diligently pur-
sued and processed by the applicant. Accordingly, if the applicant, within 90 calendar days of
mailing of the City’s review, comments on any submittal (or resubmittal) of an application for
approval of a development application, does not resubmit revised documents to address com-
ments from the City, the development application shall lapse and become null and void. The
Director may grant two extensions of the foregoing 90-day requirement, not to exceed a total
extension of 180 days.

Review of Response. The Director shall determine if sufficient information has been provided
to schedule the application for a hearing. If the application is insufficient the applicant shall
be notified. The applicant shall be allowed additional resubmittals and responses before the
application is scheduled for a hearing.

Notice.

(1)

2)

Purpose. Notice of public hearings allow for community input and due process (the opportu-
nity to be heard) for the applicant and neighbors. Accordingly, nothing herein shall prohibit
the Director from providing public notice beyond that legally required, at the applicant’s cost.

Published Notice.

(1) Unless otherwise provided in this section, a notice setting forth the date, time, place and
purpose of such a public hearing, the name of the applicant and identification of the sub-
ject property must be published at least once. The Director shall be responsible for giving
notice.

(i1)) In computing notice time, the day of the hearing shall be excluded.

(ii1)) The applicant shall either provide the information for the notice, or pay the City to pre-
pare the information.

(iv) All published notices shall be published in a local newspaper of general circulation rec-
ognized by the City.
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)

“4)

)

(6)

(7

Mailed Notice of Public Hearing.

(i) The Director must mail notice of a public hearing, as required below, by U.S. mail at the
applicant’s cost to each owner at the address on file with the Mesa County, Colorado,
Assessor.

(i1) At the applicant’s cost, the Director shall also give notice to each person who attended
any required neighborhood meeting.

(iii)) Mailed notice shall state the date, time and place of the hearing, a general description of
the proposal, the location of the project, a statement explaining that any person will be
heard at the public hearing and other such requirements. Newspaper clippings of the
published notice shall not be used for mailed notice. Notice shall be delivered by U.S.
mail.

(iv) All mailed notices must be sent no less than 10 days before a public hearing and must
include each homeowners’ association (HOA) or other group registered with the Public
Works and Planning Department within 1,000 feet.

Property Sign.

(i) When required below, the applicant shall post approved signs giving notice of the appli-
cation. The applicant shall post at least one sign on each street frontage of the property
at least 10 calendar days before the initial public hearing and remain posted until the day
after the final hearing. The applicant shall maintain the sign on the property until the day
after the final public hearing.

(i1) One sign per street frontage is required.

Five Percent Notice. Mailed notice and sign posting is not required for Comprehensive Plan
amendments, rezonings, or zones of annexations for requests relating to more than five per-
cent of the area of the City and/or related to a Citywide or area plan process.

Combined Notice. If a project requires action on several permits at the same hearing, the
Director may provide for a single, combined notice.

Substantial Compliance. Notice is sufficient if there is complete substantial compliance with
the requirements of this section. For example, minor errors in the words of the notice, or in the
number of signs on a property (where multiple signs are required) will not invalidate the
notice. On the other hand, the requirements of the number of days of notice, the general type
of notice for the correct time, date and place of a hearing, and the location of the property must
be completely correct. If a question arises, the decision-making body shall decide if adequate
notice was given.

Type of Submittal or Request Published Notice Mailed Notice Sign Notice

Administrative Development Application - - -

Development Application Requiring Public 7 days Owners within 500 feet Yes
Hearing

Comprehensive Plan Text Amendment 7 days - —
Code Text Amendment 7 days - -
Historic Preservation 7 days — -
Grand Junction Circulation Plan Amendment 7 days - -
Revocable Permit - - -
Vested Rights Within 10 days of - —

approval
Subdivisions - Owners within 500 feet Yes
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(h) Request for a Continuance Prior to Hearing.

G

(k)

(1) An applicant shall have the right to one continuance before the Planning Commission, Zoning
Board of Appeals or City Council. A written request for the continuance shall be submitted by
the applicant or their representative to the Director. A request for a continuance may also be
made by the City staff, the Planning Commission or City Council.

(2) An applicant requesting a continuance shall make reasonable efforts to notify all persons pre-
viously advised of the hearing that a continuance has been requested. Reasonable efforts shall
include, but not be limited to, personal notice, broadcast or print media notice and any other
form of notice determined by the Director to be reasonable. The applicant shall reimburse the
City and provide all materials necessary to provide written notice of the rescheduled public
hearing date to surrounding property owners in the same manner and with the same time
schedule as the original date.

(3) The review body may grant one continuance to a time, place and date certain, without taking
any testimony, except pertaining to the adequacy of the notice.

Withdrawal of Application. Before a hearing on an application is opened, the applicant may request
in writing that the application be withdrawn. Fees will not be refunded. An applicant may ask to
withdraw after the hearing is opened, but the decision-making body will decide whether or not to
approve the request.

Public Hearing Procedures.

(1) Timing. The Director shall schedule an application for hearing only when all issues have been
resolved and a determination of compliance with all codes and regulations is made.

(2) Applicant’s Option. An applicant has the right to request a hearing at any time during the
review process.

(3) Conduct of Hearing.

(i) Any person may offer relevant information in writing or in person. Every speaker repre-
senting one or more other persons shall state his/her name, street address, and if an orga-
nization or group, the name and mailing address of the organization or group.

(i1)) The Director’s written report and recommendations should be available three calendar
days before the public hearing.

(ii1)) The Chair shall exclude testimony and evidence that is irrelevant, immaterial, unduly
repetitious or disruptive. Ordinarily no one presenting testimony or evidence may ask
questions of other persons appearing as witnesses; although the chairperson of the body
may ask questions suggested by a person presenting testimony. At any point, members
of the body conducting the hearing may ask questions of the applicant, staff or public.

(iv) No person shall knowingly make a false statement nor present false, deceptive or slan-
derous testimony, comment or remarks at a public hearing.

(4) Continuance. The decision-making body may grant a continuance of the public hearing.

(5) Additional Rules. The body conducting the hearing may adopt rules of procedure to limit the
number of applications to be considered per meeting, limit the time for each presentation or
speaker or, as provided by this section, temporarily hear and decide quasi-judicial hearings in
accordance with the alternative hearing procedure, which are adopted by this reference and
incorporated as if fully set forth.

Decision-Making. The decision-making body shall make decisions based on policies, standards,
plans, recommendations, the applicable law, the testimony and information presented at the hear-
ing.
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(1) Authority to Condition Development Approvals. The decision-making body may impose con-
ditions to protect the neighborhood, implement this code and other rules and regulations and
ensure compliance with any applicable policy or requirement.

(2) Planning Commission as Recommending Body to City Council. If the Planning Commission
is the recommending body, recommendations shall be forwarded to the City Council.

(I)  Scope of Action. The review body may take any action regarding the application that is consistent
with notice, including approval with conditions or denial. The reviewing body may allow the appli-
cant to amend the application if the amendment reduces the project density, reduces the impact of
the project, or the amount of land involved in the project.

(m) Post-Decision Proceedings.

(1) Rehearing. Any aggrieved person, including the Director, may request a rehearing or file an
appeal of a final action (see GIMC 21.02.210).

(2) Amendments and Revisions to Approval.

(i) The Director may approve corrections and revisions deemed minor to an approved appli-
cation, in writing, subject to appeal to the decision-maker. A minor revision is one nec-
essary in light of technical considerations that does not substantively change the
character of the development approval.

(i1)) The Director must give five days’ notice of such corrections by posting at City Clerk
agenda board.

(n) Validity.

(1) Noncompliance. Upon a finding that any of the following conditions exist, all activities taken
pursuant to such development application shall immediately cease, and no person shall con-
tinue construction or make use of or maintain any activity pursuant to such approval if:

(1) The applicant fails to satisfy any condition of the approval,

(i1)) The applicant fails to timely complete all work and construction set forth in a develop-
ment improvements agreement. If no time limit for satisfaction of conditions is specified
in the original or revised approval of the development application, the time shall be pre-
sumed to be one year from the date of approval; or

(iii)) The applicant fails to fulfill any promise made in writing or at any public hearing.
(2) Extension Procedures.

(i) Considerations. Development approval deadline or a development phasing schedule
may be set for greater than one year, but not more than 10 years, by the decision-making
body. The decision-making body may extend any deadline if the applicant demonstrates
why the original effective period or development phasing schedule was not sufficient
and cannot be met. The decision-making body shall consider when deciding to extend or
change any deadlines if development regulations have materially changed so as to render
the project inconsistent with the regulations prevailing at the time the extension would
expire.

(i1) Requests. A request to extend any deadline shall be submitted in writing to the Director
prior to the expiration of the original approval or deadline.

(Ord. 5002, 6-2-21; Ord. 4967, 12-2-20; Ord. 4923, 6-3-20; Ord. 4419, 4-5-10)
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21.02.090 Vacation of plat.

(a)

(b)

(©)

(d)

Purpose. This section is intended to provide a process for the vacation of plats, maps, and subdivi-
sions that are no longer viable and to ensure the vacation minimizes any adverse impacts on the
applicant, surrounding property owners, and the City.

Applicability. If a plat has not been developed, has been partially developed, or has not been devel-
oped as approved, then the owner or the City may apply for a vacation of the plat.

Approval Criteria. The vacation of the plat shall conform to all of the following:

(1) The Comprehensive Plan, Grand Junction Circulation Plan, and other adopted plans and pol-
icies of the City;

(2) No parcel shall be landlocked as a result of the vacation;

(3) Access to any parcel shall not be restricted to the point that access is unreasonable, economi-
cally prohibitive, and/or reduces or devalues any property affected by the proposed vacation;

(4) There shall be no adverse impacts on the health, safety, and/or welfare of the general commu-
nity, and the quality of public facilities and services provided to any parcel of land shall not
be reduced (e.g., police/fire protection and utility services); and

(5) The provision of adequate public facilities and services to any property as required in Chapter
21.06 GIMC shall not be inhibited by the proposed vacation.

Decision-Maker.
(1) The Director shall make recommendations to the Planning Commission.

(2) The Planning Commission shall approve, conditionally approve or deny all applications for a
plat vacation, except those subject to subsection (d)(3) of this section.

(3) Ifthe plat to be vacated includes rights-of-way or easements, the Director and Planning Com-
mission shall make recommendations and the City Council shall approve, conditionally
approve or deny all applications for a plat vacation.

(Ord. 4419, 4-5-10)

21.02.100 Vacation of public right-of-way or easement.

(a)

(b)

(©)

Purpose. The purpose of this section is to permit the vacation of surplus rights-of-way and/or ease-
ments.

Applicability. Applications for vacation of any street, alley, easement or other public reservation
may be made by the City or by any owner of property on which the street, alley or public reservation
lies or adjoins.

Approval Criteria. The vacation of the right-of-way or easement shall conform to the following:

(1) The Comprehensive Plan, Grand Junction Circulation Plan and other adopted plans and poli-
cies of the City;

(2) No parcel shall be landlocked as a result of the vacation;

(3) Access to any parcel shall not be restricted to the point where access is unreasonable, econom-
ically prohibitive, or reduces or devalues any property affected by the proposed vacation;

(4) There shall be no adverse impacts on the health, safety, and/or welfare of the general commu-
nity, and the quality of public facilities and services provided to any parcel of land shall not
be reduced (e.g., police/fire protection and utility services);

(5) The provision of adequate public facilities and services shall not be inhibited to any property
as required in Chapter 21.06 GIMC; and
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(d)

(e)
()

(6) The proposal shall provide benefits to the City such as reduced maintenance requirements,
improved traffic circulation, etc.

Decision-Maker.
(1) The Director and Planning Commission shall make recommendations to the City Council.

(2) The City Council shall approve, conditionally approve or deny all applications for a vacation
of a right-of-way or easement. Vacation of a right-of-way shall be accomplished by the pass-
ing of an ordinance by the City Council. Vacation of an easement shall be accomplished by
resolution of the City Council.

(3) The Director has the authority to review and approve, conditionally approve or deny a request
for the vacation of an easement created for a temporary purpose, granted to the City by a sep-
arate instrument and not dedicated on a plat or map.

A neighborhood meeting is not required prior to application for the vacation of an easement.

Recording. All vacations must be recorded with the Mesa County Clerk and Recorder.

(Ord. 4936, 6-1-20; Ord. 4419, 4-5-10)

21.02.110 Conditional use permit (CUP).

(a)

(b)

(©)

Purpose. The purpose of a conditional use review is to provide an opportunity to utilize property for
an activity which under usual circumstances could be detrimental to other permitted uses, and which
normally is not permitted within the same district. A conditional use may be permitted under cir-
cumstances particular to the proposed location and subject to conditions that provide protection to
adjacent land uses. A conditional use is not a use by right; it is one that is otherwise prohibited
within a given zone district without approval of a conditional use permit.

Applicability. A conditional use permit shall be required prior to the establishment of any condi-
tional use identified in Chapter 21.04 GIMC or elsewhere in this code.

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

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

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

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

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

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

(i1) Protection of Use and Enjoyment. All elements of the proposed plan shall be designed
and arranged to have a minimal negative impact on the use and enjoyment of adjoining

property;

(ii1)) Compatible Design and Integration. All elements of a plan shall coexist in a harmonious
manner with nearby existing and anticipated development. Elements to consider include:
buildings, outdoor storage areas and equipment, utility structures, building and paving
coverage, landscaping, lighting, glare, dust, signage, views, noise, and odors. The plan
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(d)

(e)

()

€]

(h)

must ensure that noxious emissions and conditions not typical of land uses in the same
zoning district will be effectively confined so as not to be injurious or detrimental to
nearby properties.

Decision-Maker.
(1) The Director shall make recommendations to the Planning Commission.

(2) The Planning Commission shall approve, conditionally approve or deny all applications for a
conditional use permit.

Application and Review Procedures. Application requirements and processing procedures are
described in GJIMC 21.02.080. Site plan review and approval (pursuant to GIMC 21.02.070(f) or
(g)) can occur either before or after the approval of a conditional use permit by the Planning Com-
mission. In either case, the applicant shall submit a site sketch showing sufficient detail to enable
the Planning Commission to make findings on the conditional use permit criteria (subsection (c¢) of
this section) and showing all site design features which are proposed or necessary to mitigate neigh-
borhood impacts and/or enhance neighborhood compatibility. The Planning Commission can
request additional information from the applicant if it deems the site sketch is insufficient to enable
it to make a determination on the criteria. In any subsequent site plan review, the Director shall
ensure and determine that all mitigating/enhancing site features approved or made conditions of
approval by the Planning Commission are depicted on the approved site plan.

Site Expansion or Changes. If the applicant changes or expands a structure or other feature of a site
that is subject to a conditional use permit, the Director shall determine whether the expansion/
change is “major” or “minor.” A major expansion/change shall be reviewed by the Planning Com-
mission in accordance with the criteria for a conditional use permit. A minor expansion/change shall
be reviewed administratively in accordance with the applicable site plan review criteria and condi-
tions of the conditional use permit. A major expansion or change is one which:

(1) Affects, changes, removes or eliminates a site feature or condition which was approved or
imposed for the purpose of mitigating neighborhood impacts or enhancing neighborhood
compatibility as described in subsection (c)(4) of this section;

(2) Increases the intensity of the use, the off-site impacts such as noise, light or odor, or the hours
of operation,;

(3) Results in a substantial change to the features shown on the site sketch which formed the basis
of the Planning Commission’s approval of the conditional use permit.

All other expansion/changes shall be considered minor.

Validity. A conditional use permit approval shall run with the land and remain valid until the prop-
erty changes use or the use is abandoned and nonoperational for a period of 12 consecutive months.

Amendment or Revocation of Conditional Use Permit.

(1) Interested Party. Any interested party may apply to the City for the amendment or revocation
of a conditional use permit. For purposes of this section, “interested party” shall include the
following:

(i) The original applicant or successor in interest, or the current owner or lessee of the prop-
erty for which the conditional use was granted (may also be referred to as the permit
holder);

(i) The City;

(iii) Any owner or lessee of property that lies within 500 feet of the property for which the
conditional use permit was granted.

(2) Fee. Any person or entity, other than the City, seeking to amend or revoke a conditional use
permit shall pay a fee in the amount established for an application for a conditional use permit.
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(3) Preliminary Criteria. An applicant for amendment or revocation of a conditional use permit
must establish the following to the satisfaction of the decision-maker before the requested
change(s) can be considered by the decision-maker:

(i) Grounds for Amendment — Permit Holder. A conditional use permit may be amended at
the request of the holder of the permit (the holder of the permit being the original appli-
cant or successor in interest or the current owner or lessee of the land subject to the con-
ditional use permit) upon a showing that a substantial change in circumstance has
occurred since the approval of the permit which would justify a change in the permit.

(i1)) Grounds for Revocation or Termination — Permit Holder. A conditional use permit may
be revoked or terminated at the request of the holder of the permit upon a showing that,
under this title, the use is an allowed use in the zone in which it is now established.

(ii1)) Grounds for Amendment or Revocation — Other Interested Party. A conditional use per-
mit may be amended or revoked at the request of any other interested party if one or more
of the following is established:

(A) The conditional use permit was obtained by misrepresentation or fraud;

(B) The use, or, if more than one, all the uses, for which the permit was granted has
ceased or has been suspended for six months;

(C) The holder or user of the conditional use permit has failed to comply with any one
or more of the conditions placed on the issuance of the permit;

(D) The holder or user of the conditional use permit has failed to comply with any City
regulation governing the conduct of that use;

(E) The holder or user of the conditional use permit has failed to construct or maintain
the approved site as shown on the approved site plan;

(F) The operation of the use or the character of the site has been found to be a nuisance
or a public nuisance by a court of competent jurisdiction in any civil or criminal
proceeding.

(iv) Due Process. No conditional use permit shall be amended or revoked against the wishes
of the holder of the permit without first giving the holder an opportunity to appear before
the Planning Commission and show cause as to why the permit should not be amended
or revoked. Amendment or revocation of the permit shall not limit the City’s ability to
initiate or complete other legal proceedings against the holder or user of the permit.

(4) Decision-Maker. All applications for amendment of a conditional use permit shall be pro-
cessed in the same manner as a new request for a conditional use permit, as set forth in sub-
section (e) of this section.

(5) Approval Criteria. An application for amendment or revocation of a conditional use permit
shall demonstrate that the development or project will comply with all of the criteria set forth
in subsection (c) of this section.

(Ord. 4691, 2-17-16; Ord. 4463, 4-4-11; amended during 2010 codification; Ord. 4419, 4-5-10)

21.02.120 Special permit.

(a) Purpose. The special permit review provides an opportunity for additional flexibility when consid-
ering a land use that may be less than permanent. The special permit review is accomplished
through a City Council discretionary review process. A special permit may be permitted under cir-
cumstances particular to the proposed location and subject to conditions that provide protection to
adjacent land uses. A special permit is required only when more flexibility is required beyond that
afforded to the Director through the administrative adjustment process (see GIMC 21.02.070(1)).
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(b)

(©)

(d)

(e)

()

Applicability.

(1) A special permit is allowed in those areas designated Neighborhood Center, Village Center,
City Center (which includes Downtown) or Mixed Use Opportunity Corridors on the Future
Land Use Map of the Comprehensive Plan or in the C-1 and I-O zone districts along Horizon
Drive north of G Road including Crossroads Boulevard and Horizon Court. A special permit
shall be required prior to:

(i) Allowing additional height beyond that permitted by a district’s bulk standards; or
(i1) Allowing additional building area beyond that permitted by a district’s bulk standards.

(2) A special permit is allowed in all zone districts for the following uses and shall be required
prior to:

(1) Repealed by Ord. 4890;
(i1) An interim use located in any zone district where:

(A) The development is proposed as an interim use that is allowed in the district, or as
an interim use established with a minimal investment that can be easily redevel-
oped at the density or intensity envisioned by the Comprehensive Plan; and

(B) The applicant demonstrates that the development design and any proposed infra-
structure improvements further the future development of the property at the den-
sity or intensity envisioned by the Comprehensive Plan;

(ii1)) Any other special permit found elsewhere in this code.

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

(1) Comprehensive Plan. The special permit shall further the goals and policies of the Compre-
hensive Plan. The special permit shall serve to determine the location and character of site(s)
in a Neighborhood Center, Village Center, City Center or Mixed Use Opportunity Corridors
on the Future Land Use Map of the Comprehensive Plan;

(2) Site Plan Review Standards. All applicable site plan review criteria in GIMC 21.02.070(g) and
Submittal Standards for Improvements and Development, Transportation Engineering Design
Standards (GJMC Title 29), and Stormwater Management Manual(s) (GIMC Title 28);

(3) District Standards. The underlying zoning district standards established in Chapter 21.03
GIMC, except as expressly modified by the proposed special permit; and

(4) Specific Standards. The use-specific standards established in Chapter 21.04 GIMC.
Decision-Maker.

(1) The Director shall make recommendation(s) to the Planning Commission.

(2) The Planning Commission shall make recommendation(s) to the City Council.

(3) The City Council shall approve, conditionally approve or deny all applications for a special
permit.

Application and Review Procedures. Application requirements and processing procedures are
described in GIMC 21.02.080.

Validity. A special permit approval shall run with the land. City Council shall have authority to limit
the scope and duration of a special permit for an interim use.

(Ord. 4890, 11-20-19; Ord. 4428, 6-14-10; Ord. 4419, 4-5-10)
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21.02.130 Comprehensive Plan amendment (CPA).

(a) Purpose. In order to maintain internal consistency within the Comprehensive Plan, administrative
changes and proposed amendments to the Comprehensive Plan must be consistent with the vision
(intent), goals and policies included in the Plan.

(b) Applicability. All proposed amendments to the text of the Comprehensive Plan shall comply with
the provisions of this section. Any proposed development that is inconsistent with any goals or pol-
icies of the Comprehensive Plan shall first receive approval of a Comprehensive Plan amendment.
The Comprehensive Plan shall include all neighborhood plans, corridor plans, area plans, the Grand
Junction Circulation Plan, and all other elements adopted as a part of the Comprehensive Plan.

(1) Jurisdiction Approvals. Changes to various areas of the Grand Junction Comprehensive Plan
require different land use approvals:

(1)

(i)

(iii)

(iv)

)

Land use changes located within the City limits may be approved by the City and do not
require County approval.

Changes to land use designations inside the Persigo 201 Boundary (outside the City lim-
its) require annexation and City approval and do not require County approval.

Changes to land use designations outside of the Persigo 201 Boundary require County
approval and do not require City approval.

Changes to the Persigo 201 Service Area require approval by the Persigo Board, which
is comprised of the County Commissioners and the City Council.

Each entity will have an opportunity to comment on proposed changes to the Compre-
hensive Plan prior to adoption of the amendment.

(c) Criteria for Plan Amendments.

(1) The City may amend the Comprehensive Plan, neighborhood plans, corridor plans and area
plans if the proposed change is consistent with the vision (intent), goals and policies of the
Comprehensive Plan and:

2)

(1)
(i)

(iii)

(iv)

)

Subsequent events have invalidated the original premises and findings; and/or

The character and/or conditions of the area has changed such that the amendment is con-
sistent with the Plan; and/or

Public and community facilities are adequate to serve the type and scope of land use pro-
posed; and/or

An inadequate supply of suitably designated land is available in the community, as
defined by the presiding body, to accommodate the proposed land use; and/or

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

The City and County shall amend the Grand Junction Circulation Plan if:

(1)

(1)
(iii)

(iv)

)

There was an error such that then-existing facts, projects, or trends that were reasonably
foreseeable were not accounted for; or

Subsequent events have invalidated the original premises and findings;

The character and/or condition of the area have changed enough that the amendment is
acceptable;

The community or area, as defined by the presiding body, will derive benefits from the
proposed amendment;

The change will facilitate safe and efficient access for all modes of transportation; and
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(vi) The change furthers the goals for circulation and interconnectivity.

(d) Decision Maker: Administrative Changes.

(1)

Where the City of Grand Junction has sole jurisdiction, the Director has the authority to:
(i) Make minor additions or clarifications to the policy section;
(i1) Correct errors or grammar;

(ii1)) Make land use designation changes for property that has multiple land use designations
and is consistent with project approvals;

(iv) Approve flexibility in the location of the Village and Neighborhood Center by granting
a one-half-mile leeway; and

(v) Allow the processing of a rezone application or request without a plan amendment when
the proposed zoning is inconsistent with the Comprehensive Plan and the property is
adjacent to the land use designation that would support the requested zone district.

(e) Decision-Maker: Plan Amendments.

(1)

2)

Inside of Persigo 201 Boundary. Concerning property within the Persigo 201 Boundary,
which will be annexed if not already within the City limits, the Director and Planning Com-
mission shall recommend and the City Council’s action is the City’s final action. City Council
shall hold a public hearing prior to any decision regarding a Comprehensive Plan amendment
within the Persigo 201 Boundary.

Failure of Amendment. If an amendment request fails, any pending development application
must be changed to be consistent with the plan.

(f) Application and Review Procedure.

(1
2)

)

Procedure. See GIMC 21.02.080.

Deadlines.

(i) Plan amendments shall be processed when they are received.
Application Requirements.

(i) Minimum Requirements. In making a request for a Plan amendment the applicant shall
address each of the criteria provided in this section.

(i1)) Optional Materials. In addition to the required written descriptions, justifications and
responses, the City Council, Planning Commission or staff may request additional doc-
uments, reports, studies, plans and drawings as deemed necessary to fully evaluate the
request. The applicant may submit additional relevant materials.

(Ord. 4419, 4-5-10)

21.02.140 Code amendment and rezoning.

(a) Approval Criteria. In order to maintain internal consistency between this code and the zoning maps,
map amendments must only occur if:

(1)
2

)

Subsequent events have invalidated the original premises and findings; and/or

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

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

21-41



21.02.150

(4) Aninadequate supply of suitably designated land is available in the community, as defined by
the presiding body, to accommodate the proposed land use; and/or

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

(b) Decision-Maker.
(1) The Director and Planning Commission shall make recommendations to the City Council.

(2) City Council shall make the final decision. Either the Planning Commission or the City Coun-
cil may add additional property to be considered for a zoning change if such additional prop-
erty is identified in the notice, in accordance with GIMC 21.02.080(g).

(c) Application and Review Procedures.
(1) Procedure. See GIMC 21.02.080.

(2) Mixed Use Opportunity Corridors. Residentially zoned property within a Mixed Use Oppor-
tunity Corridor designated on the Future Land Use Map in the Comprehensive Plan that are
currently zoned for residential purposes may be rezoned to the Mixed Use Opportunity Cor-
ridor form district (MXOC) if the property is not also within a Village or Neighborhood Cen-
ter, or to one of the other form districts of GIMC 21.03.090 if the property is also within a
Village or Neighborhood Center, so long as the depth of the lot measured perpendicular to the
corridor is at least 150 feet. When considering a rezone to a form district, the City Council
shall consider the following:

(i) The extent to which the rezoning furthers the goals and policies of the Comprehensive
Plan; and

(i1)) The extent to which the proposed rezoning would enhance the surrounding neighbor-
hood by providing walkable commercial, entertainment and employment opportunities,
as well as alternative housing choices.

(3) Text Amendment. An application for an amendment to the text of this code shall address in
writing the reasons for the proposed amendment.

(Ord. 4646, 11-19-14; Ord. 4419, 4-5-10)

21.02.150 Planned development (PD).

(a) Purpose. The planned development (PD) district is intended to apply to mixed use or unique single
use projects to provide design flexibility not available through strict application and interpretation
of the standards established in Chapter 21.05 GIMC. The PD zone district imposes any and all pro-
visions applicable to the land as stated in the PD zoning ordinance. The purpose of the PD zone is
to provide design flexibility as described in GIMC 21.05.010. Planned development rezoning
should be used when long-term community benefits will be derived, and the vision, goals and pol-
icies of the Comprehensive Plan can be achieved. Long-term community benefits include:

(1) More efficient infrastructure;
(2) Reduced traffic demands;
(3) More usable public and/or private open space;
(4) Recreational amenities; and/or
(5) Needed housing choices.
(b) Outline Development Plan (ODP).

(1) Applicability. An outline development plan is required. The purpose of an ODP is to demon-
strate conformance with the Comprehensive Plan, and coordination of improvements within
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2)

)

4)

and among individually platted parcels, sections or phases of a development prior to the
approval of a final plat. At ODP, zoning for the entire property or for each “pod” designated
for development on the plan is established. This step is recommended for larger, more diverse
projects that are expected to be developed over a long period of time. Through this process,
the general pattern of development is established with a range of densities assigned to individ-
ual “pods” that will be the subject of future, more detailed planning.

Approval Criteria. An ODP application shall demonstrate conformance with all of the follow-
ing:

(i) The Comprehensive Plan, Grand Junction Circulation Plan and other adopted plans and
policies;

(i1)) The rezoning criteria provided in GJIMC 21.02.140;
(iii)) The planned development requirements of Chapter 21.05 GJIMC;

(iv) The applicable corridor guidelines and other overlay districts in GJIMC Titles 23, 24 and
25;

(v) Adequate public services and facilities shall be provided concurrent with the projected
impacts of the development;

(vi) Adequate circulation and access shall be provided to serve all development pods/areas
to be developed;

(vil) Appropriate screening and buffering of adjacent property and uses shall be provided;

(viii) An appropriate range of density for the entire property or for each development pod/area
to be developed;

(ix) An appropriate set of “default” or minimum standards for the entire property or for each
development pod/area to be developed;

(x) An appropriate phasing or development schedule for the entire property or for each
development pod/area to be developed; and

Decision-Maker.
(i) The Director and Planning Commission shall make recommendations to City Council.

(i1)) City Council shall approve, conditionally approve or deny all applications for an ODP
and accompanying planned development rezoning.

Additional Application and Review Procedures.

(i) Simultaneous Review of Other Plans. An applicant may file an ODP with a final devel-
opment plan for all or a portion of the property, as determined by the Director at the pre-
application conference.

(i1) Density/Intensity. Density/intensity may be transferred between development pods/
areas to be developed unless explicitly prohibited by the ODP approval.

(ii1)) Validity. The effective period of the ODP/phasing schedule shall be determined concur-
rent with ODP approval. The ODP/phasing schedule shall not be subject to any other
validity section(s) of the code.

(iv) Required Subsequent Approvals. Following approval of an ODP, a subsequent final
development plan approval shall be required before any development activity occurs.

(c) Final Development Plan (FDP).

(1)

Applicability. The plan and the plat ensure consistency with the approved ODP and specific
development and construction requirements of various adopted codes.
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2)

)

4)

)

Approval Criteria. A final development plan application shall demonstrate conformance with
all of the following:

(i) The approved ODP, if applicable;
(i1)) The approved PD rezoning ordinance, if applicable;

(ii1)) The Submittal Standards for Improvements and Development, Transportation Engineer-
ing Design Standards (GIMC Title 29), and Stormwater Management Manual (GJIMC
Title 28) manuals and all other applicable development and construction codes, ordi-
nances and policies;

(iv) The applicable site plan review criteria in GJIMC 21.02.070(g); and
(v) The applicable final plat criteria in GIMC 21.02.070(s).

Decision-Maker. The Director shall approve, conditionally approve, or deny all applications
for a final development plan.

Additional Application and Review Procedures.

(i) Concurrent Review of Subdivision. Unless specified otherwise at the time of ODP
approval, if the form of ODP approval was a subdivision plan, a final plat may be
approved and recorded prior to final plan approval for individual lots.

(i1)) Review of Covenants. The City Attorney shall review and approve all covenants and
restrictions prior to final development plan approval.

(ii1)) Notice. Notice of a final development plan is not required unless the Planning Commis-
sion elects to take final action. In such instances, notice shall be provided in the same
manner and form as is required with an ODP.

(iv) Form of Final Action. The form of final approval by the Director shall be in the form of
a decision letter.

Recording. Upon final approval, the plat shall be recorded, if applicable, in accordance with
GJMC 21.02.070(u). The final plat shall, at a minimum, contain all of the following informa-
tion that is pertinent to the PD: the bulk standards; a list of approved and/or specifically
excluded uses; and any pertinent conditions or stipulations that were previously made or
imposed.

(d) Guarantees for Public Improvements.

(M

2)

Except as provided herein, before the plan and plat are recorded by the Director, all applicants
shall be required to complete, to the satisfaction of the Director, all street, sanitary, and other
public improvements, as well as lot improvements on the individual lots of the subdivision as
required by this code. The required improvements shall be those specified in the approved
construction plans as per GIMC 21.02.070(t); or

As a condition of final plan and plat approval, the City shall require the applicant to enter into
a development improvements agreement and post a guarantee for the completion of all
required improvements as per GJIMC 21.02.070(m).

(e) Amendments to Approved Plans.

(1

Planned Development Rezoning Ordinance. The use, density, bulk performance and default
standards contained in an approved PD rezoning ordinance may be amended only as follows,
unless specified otherwise in the rezoning ordinance:

(1) Nouse may be established that is not permitted in the PD without amending the rezoning
ordinance through the rezoning process. Uses may be transferred between development
pods/areas to be developed through an amendment to the ODP provided the overall den-
sity for the entire PD is not exceeded;
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2)

)

(i1)) The maximum and minimum density for the entire PD shall not be exceeded without
amending the rezoning ordinance through the rezoning process; and

(iii)) The bulk, performance and default standards may not be amended for the PD or a devel-
opment pod/area to be developed without amending the PD rezoning ordinance through
the rezoning process.

Outline Development Plan. The approved outline development plan may be amended only by
the same process by which it was approved, except for minor amendments. Unless the adopted
PD rezoning ordinance provides otherwise, the approved outline development plan may be
amended as follows:

(i) Minor Amendments. The Director may approve the following amendments for individ-
ual lots within the area covered by an outline development plan provided all standards
in the adopted PD rezoning ordinance are met:

(A) Decreases in density so long as the character of the site is maintained;

(B) Changes in bulk standards of up to 10 percent so long as the character of the site is
maintained;

(C) Changes in the location and type of landscaping and/or screening so long as the
character and intent of the original design are maintained;

(D) Changes in the orientation or location of parking areas and vehicular and pedestrian
circulation areas so long as the effectiveness and character of the overall site circu-
lation, parking and parking lot screening are maintained; and

(E) The reorientation, but not complete relocation, of major structures so long as the
character of the site is maintained.

(F) Simple subdivision.

(i1)) Minor Amendment Review Process. Such amendments shall be reviewed by the Direc-
tor using the following review criteria:

(A) The amendment shall not represent a significant change in any of the agreed upon
deviations from the default standards.

(ii1)) Major Amendments. All other amendments to the outline development plan shall be
reviewed by the Director and Planning Commission using the same process and criteria
used for ODP review and approval. Final decision shall be made by City Council.

Final Development Plan. Amendments to the final development plan may be approved by the
Director using the same process and criteria used for outline development plan review and
approval. Final development plans must be consistent with the approved outline development
plan and rezoning ordinance.

(f) Lapse of Plan.

(1)

2)

If a planned development, or any portion thereof, has not been completed in accordance with
the approved development schedule, a “lapse” shall be deemed to have occurred and the terms
of all approved plans for incomplete portions of the PD shall be null and void.

If lapse occurs, then either (i) or (ii) shall occur:

(1) Within 30 days of the lapse, the property owner may initiate a rezone by filing an appli-
cation for rezone pursuant to GIMC 21.02.140. Should an application not be received
within 30 days of the lapse, the Director shall provide written notice to the property
owner of the intent to rezone the property. Mailed notice shall be sent to the address
included in the development application and to the property owner available in the
County Assessor’s record. The Director shall initiate the rezone without consent of the
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(@

property owner if the property owner fails to submit an application for rezone within 45
days of mailed notice.

(i1)) Within 30 days of lapse, the property owner shall submit an application for an outline
development plan for the property pursuant to subsection (b) of this section.

General Provisions.

(1) Contractual Agreement. Approval of a PD allows the development and use of a parcel of land
under certain, specific conditions. Conditions of approval shall be filed with the Director in
the review process. No use of the parcel, nor construction, modification, or alteration of any
use or structures within a PD project shall be permitted unless such construction, modification
or use complies with the terms and conditions of an approved final development plan. Each
subsequent owner and entity created by the developer, such as property owners’ associations
or an architectural review committee, shall comply with the terms and conditions of approval.
The developer shall set forth the conditions of approval within covenants. Such covenants
shall be recorded with the final approved plan and plat.

(2) Transfer of Ownership. No person shall sell, convey, or transfer ownership of any property or
any portion thereof within a PD zone until such person has informed the buyer of the prop-
erty’s status with respect to the PD process and conditions of approval. The City shall bear no
liability for misrepresentation of terms and conditions of an existing approval.

(3) Planned Development Zone Designation. The Director shall designate each approved PD on
the Official Zoning Map.

(Ord. 4927, 5-20-20; Ord. 4419, 4-5-10)

21.02.160 Annexation.

(a)

(b)

(©)

(d)

(e)

Q)

Purpose. In accordance with State statutes, land may be annexed or de-annexed from the City as
deemed appropriate by the City Council.

Applicability. Any lands to be added to or deleted from the corporate limits of the City shall comply
with this section.

Approval Criteria. The application shall meet all applicable statutory and City administrative
requirements. A complete copy of these requirements is available from the Public Works and Plan-
ning Department.

Decision-Maker.
(1) The Director shall make recommendations to City Council.

(2) City Council shall approve, conditionally approve or disapprove all applications for annex-
ation or contraction of the municipal limits.

Application and Review Procedures. Application requirements and processing procedures shall
comply with those described in applicable State statutes. A summary of these procedures is avail-
able from the Public Works and Planning Department.

Zoning of Annexed Properties. Land annexed to the City shall be zoned in accordance with GIMC
21.02.140 to a district that is consistent with the adopted Comprehensive Plan and the criteria set
forth. Generally, future development should be at a density equal to or greater than the allowed den-
sity of the applicable County zoning district.

(Ord. 4419, 4-5-10)

21.02.170 Vested property rights.

(a)

Purpose. The purpose of this section is to provide the procedures necessary to implement the pro-
visions of § 24-68-101 C.R.S., et seq. and § 29-20-101 C.R.S. et seq.
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(b)

(©)

(d)

(e)

Q)

Definitions. The following definitions are for the purposes of administration of this section only and
do not apply to any other sections of this code.

(1) “Site-specific development plan” (SSDP) means, for all developments requiring a public hear-
ing, the final step, irrespective of its title, which occurs prior to building permit application;
provided, however, that if the landowner wishes said approval to have the effect of creating
vested rights, pursuant to § 24-68-101 C.R.S., et seq., the landowner must so request, in writ-
ing, at the time of application for said approval. Failure to so request renders the approval not
a “site-specific development plan,” and no vested rights shall be deemed to have been created.

(2) “Vested property right” means the right to undertake and complete the development and use
of property under the terms and conditions of a site-specific development plan.

Applicability. An applicant may request, in writing, to have property rights vest with a site-specific
development plan. The site-specific development plan shall be applicable only to:

(1) Property zoned planned development with the approved final development plan constituting
the site-specific development plan; or

(2) Any other application (i.e., outline development plan, site plan, conditional use, subdivision
plat, final development plan or development improvements agreement); provided, that:

(i) The applicant requests in writing that the Planning Commission hold a public hearing
and approve a specific document/application as a site-specific development plan; and/or

(i1) State law requires that a vested property right be granted, in which case the Planning
Commission shall determine, at its discretion, which, if any, document/application shall
constitute a site-specific development plan.

Approval Criteria. The application shall demonstrate compliance with all of the following:
(1) The provisions stated in § 24-68-101 C.R.S. et seq.; and

(2) The final development plan review criteria of GIMC 21.02.150(c)(2).
Decision-Maker.

(1) The Director and Planning Commission shall make recommendations to City Council.

(2) City Council shall approve, conditionally approve or deny all applications for vested property
rights.

Application and Review Procedures. Application requirements and processing procedures are
described in GJIMC 21.02.150(c), with the following modifications:

(1) Waiver Prior to Annexation. Any landowner requesting annexation shall waive in writing any
preexisting vested property rights in the petition for annexation, when such rights are consis-
tent with ordinances or regulations which are general in nature and are applicable to property
subject to land use regulation. An owner may consent in writing to waive any prior vested
property rights.

(2) Concurrent Review. An application for approval of a site-specific development plan shall be
submitted and reviewed concurrently with an application for a final development plan or any
other document that the Planning Commission shall determine, at its discretion, constitutes a
site-specific development plan.

(3) Payment of Costs. In addition to any and all other fees and charges imposed by this code, the
applicant shall pay all costs incurred by the City as a result of the site-specific development
plan review, including publication of notices, public hearing and review costs.

(4) Notice of Approval. It is the applicant’s responsibility to ensure that each final plan, map, plat
or site plan, or other document constituting a site-specific development plan contains the fol-
lowing language: “Approval of this plan may create a vested property right pursuant to § 24-
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68-101 C.R.S., et seq.” Omission of this statement shall invalidate the creation of the vested
property right. In addition, the applicant shall, within 14 calendar days after the approval of
the site-specific development plan, satisfy the notice requirements of § 24-68-103(1) C.R.S.
by publishing at his/her expense a notice, in a newspaper of general circulation within the
City, advising the public of the site-specific development plan approval and creation of vested
property rights pursuant to law, together with a legal description of the property at issue in the
site-specific development plan.

(5) Notice to City. Within 14 calendar days after the approval of a site-specific development plan,
the applicant shall acknowledge by written instrument that he confirms his/her obligation to
satisfy all other requirements under the City codes, rules and regulations including, but not
limited to, all studies that may be required. Such studies may concern traffic, drainage, erosion
control and utilities.

(6) Other Provisions Unaffected. Approval of a site-specific development plan shall not constitute
an exemption from, or waiver of, any other provisions of this code pertaining to the develop-
ment or use of property.

(7) The duration of any vesting shall be no longer than required by State law, unless a different
duration is provided by written agreement between the owner and the City. Failure to comply
with any condition of approval of a SSDP shall result in forfeiture of vested rights and the site-
specific development plan shall be declared void and lapsed and shall be reverted in accor-
dance with GJMC 21.02.150.

(8) Approval, Effective Date, Amendments. A site-specific development plan shall be deemed
approved upon the last action by the City Council relating thereto. No amendment of a site-
specific development plan shall extend or change the effective date of vesting of a property
right unless specifically provided by written agreement. In the event amendments to a site-spe-
cific development plan are proposed and approved, the effective date of such amendments, for
purposes of duration of vested property right, shall be the initial date of the approval of the
site-specific development plan.

(9) Waiver of Vesting. Any waiver, be it in part or in full, of a vested property right shall be
accomplished by written agreement between the owner and the City and shall be recorded in
the Mesa County land records.

(10) Limitations. Nothing in this section is intended to create any vested property right, but only to
implement the provisions of § 24-68-101 C.R.S., et seq. and § 29-20-101 C.R.S., et seq. In the
event of the repeal of said article or a judicial determination that said article is invalid or
unconstitutional, this section shall be deemed to be repealed, and the provisions hereof no lon-
ger effective.

(Ord. 4419, 4-5-10)

21.02.180 Revocable permit.

(a) Purpose. A revocable permit is needed to ensure that any private development on public land is
safely conducted in a manner that does not pose potential burdens on the public.

(b) Applicability. No structure, fence, sign or other permanent object shall be constructed, maintained,
or erected, or a public right-of-way used, without a revocable permit. A revocable permit for irriga-
tion and landscaping in the rights-of-way shall be reviewed and may be approved by the Director.

(c) Approval Criteria. Applications for a revocable permit shall demonstrate compliance with all of the
following:

(1) There will be benefits derived by the community or area by granting the proposed revocable
permit;

(2) There is a community need for the private development use proposed for the City property;
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(d)

(3) The City property is suitable for the proposed uses and no other uses or conflicting uses are
anticipated for the property;

(4) The proposed use shall not negatively impact access, traffic circulation, neighborhood stabil-
ity or character, sensitive areas such as floodplains or natural hazard areas;

(5) The proposed use is in conformance with and in furtherance of the implementation of the
goals, objectives and policies of the Comprehensive Plan, other adopted plans and the policies,
intents and requirements of this code and other City policies; and

(6) The application complies with the submittal requirements as set forth in Section 127 of the
City Charter, this chapter and the Submittal Standards for Improvements and Development
manual.

Decision-Maker.
(1) The Director shall make recommendations to City Council when applicable.

(2) City Council shall approve, conditionally approve, or deny all applications for a revocable
permit, except:

(1) The Director shall approve, conditionally approve, or deny all applications for a revoca-
ble permit for landscaping and/or irrigation in a public right-of-way.

(Ord. 4419, 4-5-10)

21.02.190 Institutional and civic facility master plans.

(a)

(b)

(©)

(d)

Purpose. The purpose of a master plan review process is to provide an opportunity for the early
review of major institutional and civic facilities that provide a needed service to the community, but
might impact the surrounding community. The master plan review allows the City, through a public
process, to assess any impacts early in the review process and direct the applicant on how best to
address the impacts.

Applicability. A master plan shall be required for any institutional and/or civic use, as that term is
defined in Chapter 21.04 GJIMC, when such project: consists of multiple phases of construction and
when constructed will include 100,000 square feet in one or more buildings; will result in signifi-
cant modification of the existing transportation circulation patterns; and/or when the Director
deems the project and/or the City would benefit from such a review.

Approval Criteria. In reviewing a master plan, the decision-making body shall consider the follow-
ing:

(1) Conformance with the Comprehensive Plan and other area, corridor or neighborhood plans;

(2) Conformance with the Grand Junction Circulation Plan and general transportation planning
requirements;

(3) Adequate parking, adequate stormwater and drainage improvements, minimization of water,
?ii;l?r noise pollution, limited nighttime lighting and adequate screening and buffering poten-

(4) Adequacy of public facilities and services; and

(5) Community benefits from the proposal.

Decision-Maker.

(1) The Director and Planning Commission shall make recommendations to City Council.

(2) City Council shall approve, conditionally approve or deny a master plan.
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(e)

Q)

Application and Review Procedures. The application and processing procedures shall be as follows:

(1) The review of a master plan shall precede, or be concurrent with, any other required review
process.

(2) The content of the master plan document shall be sufficient to generally assess the following:
(i) Site access, traffic flow, pedestrian circulation/safety;
(i1) Adequate parking;
(iii)) Location of open space and trails;
(iv) Drainage and stormwater management;
(v) General building location and size; and
(vi) Adequate screening and buffering.
(3) A general meeting shall be required.
(4) A neighborhood meeting is mandatory.

(5) Required notice shall include public notice in the newspaper, mailed notice and sign posting
notice.

Validity. The master plan shall be valid for a minimum of five years unless otherwise established
by the decision-maker. All phases of projects being developed shall be in conformance with the
approved plan. Amendments to the master plan may be proposed at any time through the regular
master plan review process. An amended master plan is required if significant changes are pro-
posed. Generally, significant changes are anything not deemed to be minor amendments as defined
in GJMC 21.02.150(e)(2)(i).

(Ord. 4419, 4-5-10)

21.02.200 Variance.

(a)

(b)

(©)

Purpose. The purpose of this section is to provide a process for consideration of variances from cer-
tain standards of the code.

Applicability.

(1) A variance may be requested for a departure from bulk standards, performance or use-specific
standards of Chapter 21.04 GJMC, all overlay district regulations of Chapter 21.07 GJIMC,
excluding corridor overlay districts, and the sign regulations of Chapter 21.06 GJMC.

(2) Variances shall not be requested for:

(i) The establishment or expansion of a use in a district in which such use is not permitted
by this code;

(i1)) Residential development which would result in an increase in density greater than that
permitted in the applicable zoning district; and

(ii1)) Changes or modifications to any definition contained in this code.

Approval Criteria. A variance may be granted only if the applicant establishes that all of the follow-
ing criteria have been met:

(1) There are exceptional conditions creating an undue hardship, applicable only to the property
involved or the intended use thereof, which do not apply generally to the other land areas or
uses within the same zoning district, and such exceptional conditions or undue hardship was
not created by the action or inaction of the applicant or owner of the property;
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(d)

2)

)

4)

)

(6)

(7

The variance shall not confer on the applicant any special privilege that is denied to other lands
or structures in the same zoning district;

The literal interpretation of the provisions of the regulations would deprive the applicant of
rights commonly enjoyed by other properties in the same zoning district and would cause
unnecessary and undue hardship on the applicant;

The applicant and the owner of the property cannot derive a reasonable use of the property
without the requested variance;

The variance is the minimum necessary to make possible the reasonable use of land or struc-
tures;

The granting of a variance shall not conflict with the purposes and intents expressed or implied
in this code; and

The granting of a variance shall not conflict with the goals, policies and guiding principles of
the City’s Comprehensive Plan.

Decision-Making.

(M

2

A variance from bulk standards, performance or use-specific standards of Chapter 21.04
GIMC, all overlay district regulations of Chapter 21.07 GJIMC, excluding corridor overlay
districts, and the sign regulations of Chapter 21.06 GIMC shall be heard and decided by the
Zoning Board of Appeals.

Variances to all other standards, unless otherwise specified, shall be heard and decided by the
Planning Commission.

(Ord. 4890, 11-20-19; Ord. 4778, 1-3-18; Ord. 4419, 4-5-10)

21.02.210 Rehearing and appeal.

(a) Purpose. The purpose of this section is to provide for a rehearing and appeal process for decisions
and actions by the Director, Zoning Board of Appeals, Planning Commission and City Council.
Each procedure has a separate decision maker (see GIMC 21.01.130(g)).

(b)

Appeal of Director’s Interpretations. Any person, including any officer or agent of the City,
aggrieved or claimed to be aggrieved by an interpretation of this code rendered by the Director may
request an appeal of the interpretation in accordance with this section. An aggrieved party may
appeal the Director’s decision by submitting a written appeal within 10 working days of the date of
the Director’s decision.

(1)

2

)

Approval Criteria. In granting an appeal of a Director’s interpretation, the Zoning Board of
Appeals shall determine whether the interpretation by the Director was in accordance with the
intent and requirements of this code.

Decision-Maker. The Zoning Board of Appeals shall affirm, reverse or remand the decision.
In reversing or remanding the interpretation back to the Director, the Board shall state the
rationale for its decision.

Additional Application and Review Procedures.

(i) Application Materials. The appellant shall provide a written statement citing the specific
provision of this code that the appellant believes the Director has incorrectly interpreted
and the appellant’s interpretation of the provision.

(i1) Notice. Notice of the hearing is not required to anyone other than the appellant.

(ii1)) Director’s Report. The Director shall prepare a report detailing the specific provision of
this code that is in question, interpretation of the provision, and the general basis of the
interpretation.
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(c) Appeal of Final Action on Administrative Development Permits. Any person, including any officer
or agent of the City, aggrieved or claimed to be aggrieved by a final action of the Director on an
administrative development permit, may request an appeal of the action in accordance with GIMC
21.01.130(g) and this subsection (c).

(1) Appeal Criteria. In hearing an appeal of an administrative development permit, the appellate
body shall consider, based on the information in the record before the Director, whether the
Director:

(i) Acted in a manner inconsistent with the provisions of this code or other applicable local,
State of federal law; or

(i1) Made erroneous findings of fact based on the evidence and testimony on the record; or

(ii1) Failed to fully consider mitigating measures or revisions offered by the applicant that
would have brought the proposed project into compliance; or

(iv) Acted arbitrarily, or capriciously.

(2) Decision-Maker. The appellate body for a particular administrative development permit shall
be as specified in GIMC 21.01.130(g). The appellate body shall affirm, reverse or remand the
decision. In reversing or remanding a decision, the appellate body shall state the rationale for
its decision. An affirmative vote of four members of the appellate body shall be required to
reverse the Director’s action.

(3) Application and Review Procedures. Requests for an appeal shall be submitted to the Director
in accordance with the following:

(i) Application Materials. The appellant shall provide a written request that explains the
rationale of the appeal based on the criteria provided in subsection (c)(1) of this section.

(i1)) Notice to Applicant. If the appellant is not the applicant, the Director, within five work-
ing days of receipt of the request for appeal, shall notify the applicant of the request and
the applicant shall have 10 working days to provide a written response.

(iii)) Preparation of the Record. The Director shall compile all material made a part of the
record of the Director’s action. As may be requested by the appellate body, the Director
also may provide a written report.

(iv) Notice. No notice of the appeal is required.

(v) Conduct of Hearing. The appellate body shall hold a hearing on the record to determine
whether the Director acted as set forth in the criteria provided in subsection (¢)(1) of this
section. The appellate body shall consider only that evidence that was before the Direc-
tor at the time of the Director’s final action.

(d) Appeal of Action on Nonadministrative Development Permits. Any person, including any officer
or agent of the City, aggrieved by or claimed to be aggrieved by a final decision of the Planning
Commission may appeal the action in accordance with this subsection (d).

(1) Approval Criteria.

(i) Findings. In granting an appeal to action on a nonadministrative development permit, the
appellate body shall find:

(A) The decision maker may have acted in a manner inconsistent with the provisions
of this code or other applicable local, State or federal law; or

(B) The decision maker may have made erroneous findings of fact based on the evi-
dence and testimony on the record; or
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(C) The decision maker may have failed to fully consider mitigating measures or revi-
sions offered by the applicant that would have brought the proposed project into
compliance; or

(D) The decision-maker may have acted arbitrarily, acted capriciously, and/or abused
its discretion; or

(E) In addition to one or more of the above findings, the appellate body shall find the
appellant was present at the hearing during which the original decision was made
or was otherwise on the official record concerning the development application.

(2) Facts on Record. In considering a request for appeal, the appellate body shall consider only
those facts, evidence, testimony and witnesses that were part of the official record of the deci-
sion-maker’s action. No new evidence or testimony may be considered, except City staff may
be asked to interpret materials contained in the record. If the appellate body finds that pertinent
facts were not considered or made a part of the record, they shall remand the item back to the
decision-maker for a rehearing and direct that such facts be included on the record.

(3) Decision-Maker. The appellate body for a particular development permit shall be as specified
in GJIMC 21.01.130(g). The appellate body shall affirm, reverse or remand the decision. In
reversing or remanding the decision back to the decision-maker, the appellate body shall state
the rationale for its decision. An affirmative vote of four members of the appellate body shall
be required to reverse the decision-maker’s action.

(4) Application and Review Procedures. Requests for an appeal shall be submitted to the Director
in accordance with the following:

(i) Application Materials. The appellant shall provide a written request that explains the
rationale of the appeal based on the criteria provided in subsection (¢) of this section. The
appellant also shall submit evidence of his/her attendance at the original hearing or other
testimony or correspondence from him/her that was in the official record at the time of
the original hearing.

(i1) Application Fees. The appropriate fee, as may be approved by the City Council, shall be
submitted with the request.

(ii1)) Application Deadline. A request for an appeal shall be submitted within 10 calendar days
of the action taken by the decision-maker.

(iv) Notice to Applicant. If the appellant is not the applicant, the Director, within five work-
ing days of receipt of the request for appeal, shall notify the applicant of the request and
the applicant shall have 10 working days to review the request and provide a written
response.

(v) Preparation of the Record. The Director shall compile all material made a part of the offi-
cial record of the decision-maker’s action. As may be requested by the appellate body,
the Director also may provide a summary report of the record.

(vi) Notice. Notice of the appeal hearing shall be provided in the same manner as was
required with the original action.

(vii) Hearing. The Director shall schedule the appeal before the appellate body within 45 cal-
endar days of receipt of the appeal. The appellate body shall hold a hearing and render a
decision within 30 calendar days of the close of that hearing.

(viii) Conduct of Hearing. At the hearing, the appellate body shall review the record of the
decision-maker’s action. No new evidence or testimony may be presented, except that
City staff may be asked to interpret materials contained in the record.

(e) Planning Commission Recommendation to City Council. All recommendations, including recom-
mendations of denial, which the Planning Commission makes to the City Council (i.e., the Planning
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Commission is not the final decision-maker) shall be heard by the City Council without necessity
of appeal. The applicant may withdraw in writing an application that has been heard by the Planning
Commission and recommended for denial. Such hearings shall be de novo before the Council. An
affirmative vote of five members of the City Council shall be required to approve rezones and Com-
prehensive Plan amendments recommended for denial by the Planning Commission. Procedural
requirements provided elsewhere in this code shall be applicable.

(Ord. 4890, 11-20-19; Ord. 4419, 4-5-10)
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Chapter 21.03

ZONING DISTRICTS

Sections:

21.03.010 Purpose.

21.03.020 Zoning Map.

21.03.030 Measurements.

21.03.040 Residential districts.
21.03.050 Residential design standards.
21.03.060 Cluster developments.
21.03.070 Mixed use districts.
21.03.080 Industrial districts.
21.03.090 Form districts.

21.03.010 Purpose.

The City is zoned into areas referred to as zones or districts. The purpose of establishing zones is to:

(a)
(b)

(©)
(d)
(e)
()

€]

(h)
(1)
W)
(k)
M

Implement the Comprehensive Plan;

Encourage the most appropriate use of land throughout the City and to ensure logical and orderly
growth and development of the physical elements of the City;

Prevent scattered, haphazard growth and guide orderly transition of urban areas;
Conserve and enhance economic, social and aesthetic values;
Protect and maintain the integrity and character of established neighborhoods;

Facilitate provision of adequate public facilities and services, such as transportation, water, sewer-
age, schools and parks;

Promote the development of convenient and beneficial clusters of uses, including business and
shopping facilities where satisfactory proof is made that the same are reasonably necessary and
desirable for the public convenience and welfare;

Provide for adequate light and clean air;

Aid in preventing traffic congestion in the streets and public ways of the City;
Prevent unduly noisome and/or injurious substances, conditions and operations;
Secure safety from fire, panic and other dangers; and

Promote the public health, safety and welfare.

(Ord. 4419, 4-5-10)

21.03.020 Zoning Map.

(a)

(b)

Establishment. The boundaries of zones established by this code shall be shown on a map entitled
Zoning Map of the City of Grand Junction. Such maps are, by this reference, made a part of this
code.

Boundaries.

(1) Zone Boundaries. Usually zone boundaries shall be on municipal corporate lines, section
lines, parcel lines, natural boundary lines or on the center lines of highways, streets, alleys,
railroad rights-of-way or these lines extended. In cases where these lines are not used, the zone
district lines shall be as determined by using the scale of the official Zoning District Map.
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2

3)

4)

Zoning Standards. If a parcel of land is divided by a zoning district boundary line at the time
of enactment of this code or by subsequent amendments thereto, the appropriate standards and
uses for each zone shall apply on the portion of the parcel covered by that zone.

Location and Maintenance. The official zoning map shall be located in, and maintained by,
the Public Works and Planning Department. All amendments to the zoning map made in
accordance with the requirements of this code shall be shown on the maps.

District Boundary Disputes. Disputes concerning the exact location of any zone district
boundary line shall be decided in accordance with Chapter 21.02 GIMC.

(c) Districts.

Residential Districts

R-R Residential — Rural

R-E Residential — Estate

R-1 Residential — 1

R-2 Residential — 2

R-4 Residential — 4

R-5 Residential — 5

R-8 Residential — 8

R-12 Residential — 12

R-16 Residential — 16

R-24 Residential — 24

Mixed Use Districts

R-O Residential — Office

B-1 Neighborhood Business
B-2 Downtown Business

C-1 Light Commercial

C-2 General Commercial
CSR Community Services and Recreation
M-U Mixed Use

BP Business Park Mixed Use
Industrial Districts

1-O Industrial/Office Park

I-1 Light Industrial

1-2 General Industrial

Form Districts

MXR- Mixed Use Residential
MXG- Mixed Use General
MXS- Mixed Use Shopfront
MXOC Mixed Use Opportunity Corridor

(d) Districts to Implement the Comprehensive Plan. The following table shows which zoning district(s)
appropriately implement(s) a given future land use designation of the Comprehensive Plan. A dot
indicates that the zone district implements the corresponding future land use designation and is
therefore an appropriate option for zoning or rezoning of land within that designated area on the
future land use map of the Comprehensive Plan; the absence of a dot indicates that the zone district
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is not an appropriate option for zoning or rezoning of land within the corresponding future land use

designation.
Comprehensive Plan Land Use Designation
RESIDENTIAL NONRESIDENTIAL
Low Medium | High

Zoning
District

R-E

R-1

R-2

R-4

R-5

R-8

R-12

R-16

R-24+

R-O

B-1

B-2

C-1

C-2

CSR

BP

I-0

I-2

MXR-3
MXG-3
MXS-3

MXR-5
MXG-5
MXS-5
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Comprehensive Plan Land Use Designation
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*The Mixed Use Opportunity Corridor future land use designation of the Comprehensive Plan “overlays” other
future land use designations, according to and as shown on the Comprehensive Plan Future Land Use Map. There-
fore, in addition to the MXOC form district, other zone districts which implement the underlying future land use
designation may also be appropriate in a given area of the Mixed Use Opportunity Corridor. Also, implementation
of the Mixed Use Opportunity Corridor future land use designation is limited by GIMC 21.02.140(c)(2).

(Ord. 4646, 11-19-14; Ord. 4572, 3-20-13; Ord. 4419, 4-5-10)

21.03.030

Measurements.

(a) Lot Area Measurement.

(1)

2)

€)

“Lot area” means the amount of net land area contained within the property lines of a lot or
parcel, not including street right-of-way. Lots that were legally created prior to adoption of
this code that are smaller than required may be developed if they meet the other provisions of
this code.

Essential unoccupied public utility installations, such as substations, shall be permitted in an
area smaller than the minimum lot area prescribed by this code. While coverage requirements
shall not apply, all landscaping, screening and other requirements shall apply.

If the following conditions are met, minimum lot size may be reduced by the Director on lots
abutting “tracts” (as defined below) to the extent the abutting tract provides for a portion of
the minimum lot size:

(i) The abutting “tract” includes one or more of the following:
(A) A trail for the use of the general public;
(B) Public water or public sewer lines;
(C) A landscape buffer required pursuant to this code;
(D) A drainage facility required by this code; or

(E) Open space (whether required by this code or otherwise established), which is land
within a development designed for and perpetually limited to the common use or
enjoyment of the residents or occupants of the development and/or the public, but
not including areas used for streets, alleys, driveways or off-street parking or load-
ing areas;
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2)
)

(i1)
(iif)
(iv)
)

(vi)

Only that portion of the proposed lot line that is contiguous with the abutting tract may
be used for purposes of determining the reduction in minimum lot size;

The reduction in minimum lot size is less than or equal to the open area provided by the
tract;

The tract shall contain no structure in perpetuity in the portion of the tract that is to pro-
vide for a portion of the minimum lot size;

Maintenance of the tract is provided for in covenants, conditions and restrictions or other
binding agreement as approved by the City;

The tract will not provide any part of or be used in any part to establish a setback pursu-
ant to subsection (d)(5) of this section;

(vii) The tract is part of the subdivision or development that is the subject of the application.
(b) Lot Width.

(1) Lot width is measured between side lot lines along a line that is parallel to the front lot line
located at the minimum front setback distance from the front lot line.

Minimum lot width may be varied by the Director on irregularly shaped lots.

If the following conditions are met, minimum lot width may be varied by the Director on lots
abutting “tracts” (as defined below) to the extent the abutting tract provides for a portion of
the minimum lot width:

(1)

(i1)
(iif)
(iv)
)

(vi)

The abutting “tract” includes one or more of the following:
(A) A trail for the use of the general public;

(B) Public water or public sewer lines;

(C) A landscape buffer required pursuant to this code;
(D) A drainage facility required by this code; or

(E) Open space (whether required by this code or otherwise established) which is land
within a development designed for and perpetually limited to the common use or
enjoyment of the residents or occupants of the development and/or public, but not
including areas used for streets, alleys, driveways or off-street parking or loading
areas;

Only that portion of the proposed lot line that is contiguous with the abutting tract may
be used for purposes of determining the reduction in minimum lot width;

The reduction in minimum lot width is less than or equal to the open area provided by
the tract;

The tract shall contain no structure in perpetuity in the portion of the tract that is to pro-
vide for a portion of the minimum lot width;

Maintenance of the tract is provided for in covenants, conditions and restrictions or other
binding agreement as approved by the City;

The tract will not also provide any part of or be used in any part to establish a setback
pursuant to subsection (d)(5) of this section;

(vii) The tract is part of the subdivision or development that is the subject of the application.

(c) Street Frontage. Street frontage is measured between side lot lines along the front lot line.
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(d) Setbacks.

(1) Measurement. Setbacks are measured as the unobstructed unoccupied open area between the
furthermost projection of a structure and the property line of the lot on which the structure is
located, except as modified by the standards of this section. Setbacks shall be unobstructed
from the ground to the sky except as specified in this section. Structures shall meet the front
yard setback from all abutting streets unless otherwise provided in this code.

|

Rear
Setback

Front
Setback

Side
Setback

Front
Setback

J

(2) Exceptions and Permitted Encroachments. The following features may encroach into required

setbacks:

(1)  Landscaping;

(i)  Bay windows, not to exceed three feet;

(i)  Chimneys, not to exceed two feet;

(iv)  Clothesline posts;

(v)  Driveways, curbs and sidewalks;

(vi)  Flagpoles;

(vil) Heating and cooling units, not to exceed three feet;

(viii)) Mailboxes;

(ix)  Overhanging roof, eave, gutter, cornice, or other architectural feature and awnings, not
to exceed three feet;

(x)  Underground utilities;

(xi) Signs;

(xii) Open steps, stairs or fire escapes (nonenclosed), not to exceed six feet;

(xiii)) Uncovered, unenclosed terraces, patios or porches, not to exceed six feet into the set-
back, but in no case closer than three feet to any property line;

(xiv) Fences or walls, if otherwise allowed by this code;

(xv) Yard and service lighting fixtures and poles;
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3)

4)

)

(xvi) Required parking where not specifically prohibited;

(xvii) Open carports, up to one-half of the required side or rear yard setback for principal
structures, but not closer than three feet to the lot line;

(xviii) In-ground swimming pools;
(xix) Solar arrays or panels; and
(xx) Pergolas with no encroachment into easement(s).

Setback Averaging. Regardless of the minimum front setback required by the zoning district,
a front setback may be reduced to the mean of the setbacks of the immediately adjoining lots
that are on both sides of the subject lot. The following rules apply in calculating the mean set-
back:

(i) Only the setbacks on the lots that abut a side of the subject lot at the street and are on the
same side of the street may be used. Setbacks across the street or along a different street
may not be used; and

(i) When one abutting lot is vacant, or if the subject lot is a corner lot, then the average is
calculated using the setback of the not vacant lot and the zoning district minimum set-
back.

(iii)) Approval of setback averaging shall be in the form of a letter from the Director.
The following special setbacks shall apply where noted:

(1) On corner lots, in areas where an existing parkway strip exceeds 10 feet in width between
a sidewalk and the curb, the front yard setback on a side street may be varied by the
Director under the conditions and restrictions listed below. A side street shall be consid-
ered that street corresponding to the side yard of the majority of the structures on a block.
In unusual or conflicting circumstances, the Director shall designate which street is the
side street.

(A) No variance shall be approved to less than five feet from property line.
(B) A variance may be approved only for a single-family residential use.

(C) Any variance approved shall meet all other provisions of this code, including sight
distance requirements. No variance shall be granted unless the City Engineer finds,
in writing, that the proposal will not create a danger to pedestrians or vehicle cir-
culation.

(D) No vehicular access shall be allowed from a side street to any structure approved
for a variance under the provisions of this section.

(E) A variance shall only be effective if it is issued by the Director, contains the legal
description and any terms and conditions, and is recorded by the applicant prior to
issuance of a building permit.

(i1) More than one contiguous parcel of land in the same ownership may be used for a prin-
cipal use and to satisfy setback requirements for structures if such owner records an
instrument, approved by the City Attorney, which limits the uses and rights to convey
(including for loans) the contiguous parcel.

If the following conditions are met, setbacks may be reduced by the Director on lots abutting
“tracts” (as defined below) to the extent the abutting tract provides for a portion of the setback:

(i) The abutting “tract” includes one or more of the following:
(A) A trail for the use of the general public;

(B) Public water or public sewer lines;
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(C) A landscape buffer required pursuant to this code;
(D) A drainage facility required by this code; or

(E) Open space (whether required by this code or otherwise established) which is land
within a development designed for and perpetually limited to the common use or
enjoyment of the residents or occupants of the development and/or the public, but
not including areas used for streets, alleys, driveways or off-street parking or load-
ing areas;

(i1)) The abutting “tract” runs the full length of the applicable lot line for which a reduction
in setback requirement is sought;

(ii1)) The reduction in setback is less than or equal to the open area provided by the tract;

(iv) The tract shall contain no structure in perpetuity in the portion of the tract that is required
to provide for the necessary area for the setback;

(v) Maintenance of the tract is provided for in covenants, conditions and restrictions or other
binding agreement as approved by the City;

(vi) The tract will not also provide any part of, or be used in any part to establish the mini-
mum lot size pursuant to subsection (a)(3) of this section or the minimum lot width pur-
suant to subsection (b)(3) of this section;

(vii) The tract is part of the subdivision or development that is the subject of the application.

(6) Garage. Minimum front yard setback for garage, carport or other vehicle storage space (prin-
cipal and accessory) shall be 20 feet, measured from the storage entrance to the property line.

(7) Multiple Frontage. Any setback along a street shall be considered a front setback. Accessory
structures may be allowed in a front setback through an administrative adjustment (see GIMC
21.02.070(1).

(e) Lot Coverage. Lot coverage is measured as the percentage of the total lot area covered by buildings.
It is calculated by dividing the square footage of impervious surface by the square footage of the lot.

(f) Height.

(1) “Building height” means the vertical distance between the mean finished grade between the
lowest and highest grades along the foundation and the highest point of the roof or facade (see

graphic).
SHED GABLE MANSARD CAMBREL PaRAPET ATyre

(2) Exceptions. Zoning district height limits do not apply to belfties, cupolas, spires, domes, mon-
uments, airway beacons, radio/communication towers, windmills, flagpoles, chimneys, radio/
television receiving antennas and chimney flues (see subsection (d)(2) of this section). Height
limits do not apply to any bulkhead, elevator, water tank, or to any similar structure or
mechanical appurtenance or similar structure if total area of such structure is less than 20 per-
cent of the total area of the roof.

(3) Any hazard or obstruction to aircraft as regulated by the FAA is prohibited. Buildings, bel-
fries, towers, trees and flagpoles are examples of such hazards depending on location and
height. The construction, maintenance, or establishment of any building, tree, smokestack,
chimney, flagpole, wire, tower or other structure or appurtenances thereto, which may consti-
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tute a hazard or obstruction to safe air navigation, landing, or takeoff of aircraft near an airport,
is prohibited. Regulations adopted by the Federal Aviation Administration (FAA) shall be
minimum standards. No request shall be approved if it violates FAA standards.

(g) Story Height.

(1) An attic story is considered a half-story and counts toward the calculation of maximum num-
ber of stories.

(2) Basements are not considered a story.

(3) Ifaground story is more than five feet above original grade, the space below counts as an addi-
tional story.

(4) Ground floor elevation is measured from natural or improved grade (whichever is more
restrictive) to the finished floor level of the ground floor. Grade is measured continuously
across a lot.

(5) Story height is measured from the top of finished floor to the top of the finished floor above.
(h) Blank Wall Area.

T TS e——ad]

T Blank Wall Area

100 000 00|
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(1) A portion of the exterior facade of the building which does not include a substantial material
change (paint color is not considered a substantial change); windows or doors; or columns,
pilasters or other articulation greater than 12 inches in depth.

(2) Blank wall area applies to both ground and upper story street-facing facades.

(i) Transparency.
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(1) Ground floor transparency (windows and doors) is measured between two and 12 feet above
the adjacent sidewalk.

(2) For form district building type shopfront only (see GIMC 21.03.090(f)), a minimum of 60 per-
cent of the street-fronting, street-level window pane surface area must allow views into the
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ground story use for a depth of at least six feet. Windows must be clear, unpainted, or made
of similarly treated glass; spandrel glass or backpainted glass does not comply with this pro-
vision.

() Density/Intensity.

(1) Definitions. The following definitions shall apply to all maximum and minimum density cal-
culations for zoning and land use classifications, unless otherwise indicated.

(2) Maximum Residential Density. “Maximum residential density” means the number calculated
by dividing the total number of dwelling units or residential lots, by the gross acreage
expressed in square feet or acres of the development property. Gross land area includes the
entire parcel or property at the time a development application is filed. The “gross residential
density” is calculated the same as maximum residential density.

(3) Minimum Residential Density. This calculation shall apply to the term “net minimum residen-
tial density” as used in this code. “Minimum residential density” means the number calculated
by dividing the total number of dwelling units or residential lots by the net developable land
area of the development parcel. “Net developable land area” means all portions of the parcel
at the time a development application is filed, minus the following if they are to be left as open
space:

(i) Floodways and floodplains;

(i1)) As defined by the Clean Water Act: wetlands, surface waters, stream and river channels,
banks and corridors;

(ii1)) Slopes of greater than 30 percent or other areas of unstable soils that are not suitable for
development;

(iv) Clear zones and critical zones;

(v) Open space or recreation areas to be dedicated to a public agency or to a private entity
approved by the Director to perpetually maintain the open space;

(vi) Ridgeline setback areas in excess of any required setbacks;
(vii) Areas of geologic hazards; and

(viii) Other areas that, in the opinion of the body reviewing the development, are similarly
unsuitable for development.

(4) Transitional Densities. Larger lots or other screening and buffering areas that are provided as
a transition for adjoining established neighborhoods may be excluded from the density calcu-
lations for purposes of determining minimum density on those parcels that are not large
enough to accommodate the transition and meet minimum density.

(5) Other Residential Density. Density of group living facilities shall be calculated as four beds
equal one dwelling unit. Group living facilities are meant to fit into a neighborhood with the
same characteristics and requirements.

(6) Application of Density/Intensity Definitions. The maximum and minimum residential density
or nonresidential intensity requirements apply to all development except:

(i) Minimum density requirements shall not apply to a simple subdivision if one or more
lots can reasonably be resubdivided or developed in a manner that complies with the
minimum density and other requirements of this code;

(i1)) There shall be no minimum density requirement applicable to a major subdivision if all
but two of the resulting lots comply with the minimum density requirements and at least
one of the two lots that do not comply can reasonably be resubdivided or developed in a
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(7

manner that complies with the minimum density and other requirements of this code and
no other development is allowed; and

(ii1)) A mix of residential and nonresidential uses.

Mixed Use Density/Intensity. The density of a lot with a mix of residential and nonresidential
uses (“mixed use”).

(i) Mixed Use Lot. The density of a mixed use lot shall be calculated by dividing the total
number of dwellings on the lot by the gross land area of the lot. The gross residential
density of the lot shall be the maximum density permitted in the underlying zoning dis-
trict. There is no minimum density requirement for a mixed use lot, if at least 10 percent
of the gross floor area is used for nonresidential purposes.

(i1)) Mixed Use Subdivision. In a mixed use subdivision, the density shall be calculated for
each lot, unless provided otherwise at the time of subdivision approval.

(Ord. 4778, 1-3-18; Ord. 4601, 9-4-13; Ord. 4419, 4-5-10)

21.03.040 Residential districts.
(a) R-R: Residential — Rural.

(1)

2)

(b) R-E:

(1)

2)

(c) R-1:

(1)

d) R-2:

(1)

2)

(e) R-4:

(1)

2)

Purpose. To provide areas for low intensity agricultural operations and very low density sin-
gle-family uses in a rural setting. This district is appropriate where low density development
is desired or where terrain and/or lack of public facilities and services require low intensity
development or a sense of openness is desired.

Sewer and Roads. Only the City Council may waive the requirements that each structure be
served by the Persigo sewer system. Rural road standards may apply.

Residential — Estate.

Purpose. To provide areas for low density, estate-type single-family residential development
on lots of at least one acre in size.

Sewer and Roads. Only the City Council may waive the requirements that each structure be
sewered by the Persigo sewer system. Rural road standards may apply.

Residential — 1.

Purpose. To provide areas for low density residential uses in less intensely developed areas.
R-1 tracts should abut or be in close proximity to existing large-lot single-family development,
making R-1 an appropriate transition district between rural and higher density areas.

Residential — 2.

Purpose. To provide areas for medium-low density, single-family and two-family residential
uses where adequate public facilities and services exist.

Performance Standards. Development shall conform to the standards established in this code.
The creation of a two-family dwelling via the construction of a second dwelling unit attached
to an existing single-family dwelling shall require that the construction materials and roof
pitch of the addition match the construction materials and roof pitch of the existing dwelling
and be architecturally compatible with the existing dwelling.

Residential — 4.

Purpose. To provide for medium-low density single-family and two-family residential uses
where adequate public facilities and services are available.

Performance Standards. Development shall conform to the standards established in this code.
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(i) The creation of a two-family dwelling via the construction of a second dwelling unit
attached to an existing single-family dwelling shall require that the construction materi-
als and roof pitch of the addition match the construction materials and roof pitch of the
existing dwelling and be architecturally compatible with the existing dwelling. The
attaching of two manufactured homes shall not constitute a two-family dwelling.

(i1) For the purpose of calculating density on parcels smaller than five acres, one-half of the
land area of all adjoining rights-of-way may be included in the gross lot area. The area
of the right-of-way shall not be included to determine compliance with the minimum lot
area requirements.

(f) R-5: Residential — 5.

(1) Purpose. To provide for medium density detached and attached dwellings and multifamily in
areas where large-lot development is discouraged and adequate public facilities and services
are available. R-5 supports the Comprehensive Plan’s principles of concentrating urban
growth and reinforcing community centers. A mix of dwelling types is allowed in this district.

(2) Performance Standards.

(i) The creation of a two-family dwelling via the construction of a second dwelling unit
attached to an existing single-family dwelling shall require that the construction materi-
als and roof pitch of the addition match the construction materials and roof pitch of the
existing dwelling and be architecturally compatible with the existing dwelling. The
attaching of two manufactured homes shall not constitute a two-family dwelling.

(i1)) For the purpose of calculating density on parcels smaller than five acres, one-half of the
land area of all adjoining rights-of-way may be included in the gross lot area. The area
of the right-of-way shall not be included to determine compliance with the minimum lot
area requirements.

(g) R-8:Residential — 8.

(1) Purpose. To provide for medium-high density attached and detached dwellings, two-family
dwelling and multifamily. R-8 is a transitional district between lower density single-family
districts and higher density multifamily or business development. A mix of dwelling types is
allowed in this district.

(2) Performance Standards.

(i) For the purpose of calculating density on parcels smaller than five acres, one-half of the
land area of all adjoining rights-of-way may be included in the gross lot area. The area
of the right-of-way shall not be included to determine compliance with the minimum lot
area requirements.

(i1)) The creation of a two-family dwelling via the construction of a second dwelling unit
attached to an existing single-family dwelling shall require that the construction materi-
als and roof pitch of the addition match the construction materials and roof pitch of the
existing dwelling and be architecturally compatible with the existing dwelling.

(ii1)) Repealed by Ord. 4890.

(iv) The front yard setback shall be a minimum of 20 feet for the garage portion of a principal
structure and 15 feet for the remainder of the principal structure.

(h) R-12: Residential — 12.

(1) Purpose. To provide for high density development allowing several types of residential units
within specified densities. R-12 may serve as a transitional district between single-family and
trade districts. This district is intended to allow a mix of residential unit types and densities to
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(1)

W)

2)

provide a balance of housing opportunities in a neighborhood. This zone may be appropriate
as a part of a mixed use center.

Performance Standards.

(i) For purpose of calculating density on any parcel, one-half of the land area of all adjoin-
ing rights-of-way may be included in the gross lot area.

(i1)) The creation of a two-family dwelling via the construction of a second dwelling unit
attached to an existing single-family dwelling shall require that the construction materi-
als and roof pitch of the addition match the construction materials and roof pitch of the
existing dwelling and be architecturally compatible with the existing dwelling.

(ii1)) Repealed by Ord. 4890.

(iv) The front yard setback shall be a minimum of 20 feet for the garage portion of a principal
structure and 15 feet for the remainder of the principal structure.

R-16: Residential — 16.

(1)

2)

Purpose. To provide for high density residential use. This district allows multifamily develop-
ment within specified densities. R-16 may serve as a transitional district between single-fam-
ily and trade zones. This district is intended to allow high density residential unit types and
densities to provide a balance of housing opportunities in the community. It is appropriate in
the Village and Neighborhood Centers.

Performance Standards.

(i) For purpose of calculating density on any parcel, one-half of the land area of all adjoin-
ing rights-of-way may be included in the gross lot area.

(i1)) The front yard setback shall be a minimum of 20 feet for the garage portion of a principal
structure with 15 feet for the remainder of the principal structure.

R-24: Residential — 24.

(1)

2)

Purpose. To provide for high density residential use. This district allows multifamily develop-
ment within specified densities. R-24 may serve as a transitional district between single-fam-
ily and trade zones. This district is intended to allow high density residential unit types and
densities to provide a balance of housing opportunities in the community. It is appropriate in
the Village and Neighborhood Centers.

Performance Standards.

(i) For purpose of calculating density on any parcel, one-half of the land area of all adjoin-
ing rights-of-way may be included in the gross lot area.

(i1)) The front yard setback shall be a minimum of 20 feet for the garage portion of a principal
structure and 15 feet for the remainder of the principal structure.
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Residential District Summary Table

| RR | RE | R1 | R2 | R4 | R5 | R8 | R12 | R16 | R24
Lot
Area (min. ft. unless
otherwise specified) | 5acres | 1 acre | 30,000 | 15,000 | 7,000 | 4,000 | 3,000 n/a n/a n/a
Width (min. ft.) 150 100 100 100 70 40 40 30 30 30
Frontage (min. ft.) 50 50 50 50 20 20 20 20 20 20
Frontage on cul-de-
sac (min. ft.) 30 30 30 30 n/a n/a n/a n/a n/a n/a
Setback
Principal structure
Front (min. ft.) 20 20 20 20 20 20 20* 20* 20* 20*
Side (min. ft.) 50 15 15 15 7 5 5 5 5 5
Rear (min. ft.) 50 30 30 30 25 15 10 10 10 10
Accessory structure
Front (min. ft.) 25 25 25 25 25 25 25 25 25 25
Side (min. ft.) 50 5 3
Rear (min. ft.) 50 10 10 5 5 5 5 5 5 5
Bulk
Lot coverage (max.) 5% 15% 20% 30% 50% 60% 70% 75% 75% 80%
Height (max. ft.) 35 35 35 35 40 40 40 60 60 72
Density (min. units
per acre) n/a n/a n/a n/a 2 3 5.5 8 12 16
Density (max. units 1 unit /
per acre) 5 acres 1 1 2 4 5.5 8 12 16 n/a
Cluster allowed Yes Yes Yes Yes Yes Yes No No No No
Notes

Note: Minimum lot area, lot width and lot frontage do not apply to two-family dwellings or multifamily.

*20 feet for the garage portion of a principal structure and 15 feet for the remainder of the principal structure.
R-5: Min. lot area civic — 20,000 sf.

R-8: Min. lot area civic — 20,000 sf.

(Ord. 4890, 11-20-19; Ord. 4831, 2-6-19; Ord. 4428, 6-14-10; Ord. 4419, 4-5-10)

21.03.050 Residential design standards.

(a) Two-Family, Attached Single-Family, Multifamily Dwellings. In accordance with the provisions of
this subsection, attached dwellings shall be allowed as indicated in GJIMC 21.04.010.

(1) There is no side setback for attached single-family dwellings or the common wall of two-fam-
ily dwellings. Covenants shall provide for the maintenance of common walls, other common
structures and common spaces and facilities.

(2) The City Attorney may require changes and additions to ensure long-term maintenance of all
structures and property.

(3) Attached single-family and multifamily dwellings that front onto a private drive, shared drive,
parking lot, or other private access way shall be set back a minimum of 15 feet from the edge
of the access way, with front loading garages set back a minimum of 20 feet from any vehic-
ular or pedestrian access way.
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(b) Zero Lot Line Development. In a zero lot line development, dwellings are shifted to one side of the

lot to provide greater usable yard space on each lot.

(1) A zero lot line development is allowed in any residential zone, except in an R-R, R-E, R- 1, or
R-2 zone such development must be clustered.

(2) The outside boundary of the permissible building envelope for each lot must be graphically
depicted on a map, to be recorded with the plat. The corresponding plat shall note the existence
of the building envelope map and reference its recording information.

(3) One side setback may be reduced down to zero. The street side setback and interior side set-
backs abutting a property outside the project shall not change.

(4) All zero lot line development shall comply with the following:

(i) The minimum distance between adjacent structures in the development must be equal to
twice the required side setback of the zone unless changed pursuant to a cluster. The
eaves, including any gutters, on the side of the dwelling with the reduced setback may
encroach up to 18 inches into the abutting lot within the project. The building envelope
map shall note the extent and location of the potential encroachment. Appropriate ease-
ments shall be created for maintenance/repair purposes.

(i1) A maintenance/repair easement shall be created when the eaves or side wall of a pro-
posed house would be within four feet of the abutting property. In addition, any structure
on the abutting lot is restricted to one or more feet from the common boundary so that
after construction of both dwellings there remains at least five feet between the structures
at all points, except when the structure is attached dwelling units.

(ii1) If a side wall of a structure is on the property line, or within three feet of the property
line, windows or other openings that allow for visibility into the side yard of the adjacent
lot are not allowed. Windows that do not allow visibility into the side yard of the adjacent
lot, such as a clerestory window or translucent window, are allowed. When such open-
ings are permitted, all building and fire codes shall apply.

(Ord. 4998, 4-21-21; Ord. 4419, 4-5-10)

21.03.060 Cluster developments.

(a)

(b)

(©)

The purpose of cluster developments is to encourage the preservation of environmentally sensitive
areas, open space and agricultural lands, while encouraging and providing the ability to develop at
a density range supported by the Comprehensive Plan and those densities that are consistent with
the property’s zoning designation.

In any residential zone district where clustering is permitted, the Director may approve lots that are
smaller and arranged differently than otherwise allowed under this code.

Unless provided otherwise by the subdivision approval, cluster subdivisions must meet the follow-
ing standards:

(1) Twenty percent of the gross acreage must be open space.

(2) The minimum lot size is the percentage of open space of total acres of the entire development
multiplied by 1.5. The minimum lot size requirement of the underlying zoning district may
then be reduced by the resulting percentage. Minimum lot size shall also be subject to other
provisions, such as GIMC 21.07.020(f), Hillside Development, which might further restrict

21-69



21.03.060

lot size. The following table provides example lot sizes based on various open space reserva-
tions.

Minimum lot size = (existing min. lot size) — (% open space x 1.5 x existing min. lot size
g pen sp g

€)
4)

In no event shall any lot be less than 3,000 square feet.

Bulk standard requirements for clustered lots are those of the district which has the closest lot
sizes. For example, if an R-2 district is developed with 30 percent open space then the bulk

requirements of the R-4 district apply.

(5) The bulk standards of the R-8 district apply to every lot of less than 4,500 square feet.

Min. Req. Lot 20 Percent 30 Percent 50 Percent 66 Percent
Size Open Space Open Space Open Space Open Space

R-R 5 acres 3.5 acres 2.75 acres 1.25 acres 3,000 sq. ft.

R-E 1 acre 30,492 sq. ft. 23,958 sq. ft. 16,890 sq. ft. 3,000 sq. ft.

R-1 30,000 sq. ft. 21,000 sq. ft. 16,500 sq. ft. 7,500 sq. ft. 3,000 sq. ft.

R-2 15,000 sq. ft. 10,500 sq. ft. 8,250 sq. ft. 3,750 sq. ft. 3,000 sq. ft.

R-4 7,000 sq. ft. 4,900 sq. ft. 3,850 sq. ft. 3,000 sq. ft. 3,000 sq. ft.

R-5 4,000 sq. ft. 3,000 sq. ft. 3,000 sq. ft. 3,000 sq. ft. 3,000 sq. ft.

(6) Where clustering is used in areas that are not otherwise limited by topography or other natural
features, lots shall generally be organized where lots located near adjacent developments are
designed with similarly sized lots or should be planned where open space, buffering and/or
other tools such as building envelopes and setbacks can help minimize impacts on existing
adjacent development.

(d) Atleast 20 percent of a cluster development shall be open space. Unless the Director approves oth-
erwise, public open space shall abut or provide easy access to or protect other public land, especially
federal land. The applicant for cluster development shall:

(1) Offer the open space to dedicate to a local government or other entity approved by the Direc-
tor. Open space in a cluster shall be offered as a dedication to the City or, at the election of the
City, to a nonprofit trust or conservancy approved by the City;

(2) Convey open space to an entity to hold it in perpetuity for the owners of lots and/or the public;
or

(3) Establish a conservation easement for agricultural land to be preserved in the form approved
by the City Attorney.

(e) All open space shall be conveyed to, owned and maintained by an entity approved by the City. The
covenants and restrictions regarding perpetual preservation and maintenance of the open space shall
include provisions addressing:

(1) Maintenance duties of the grantee;

(2) A mechanism so that each lot owner may be assessed by the grantee; and

(3) The power but not any duty of the City to enforce any covenant or restriction.

(f) Open space shall be provided for each phase of a development or all may be provided at the first

phase. If common open space will not be provided proportionally by phase, the developer shall on
the first plat identify all areas of all phases which are intended to be open space and deliver to the
City Clerk a warranty deed to all such areas which will be recorded if the development is not com-
pleted.
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€]

(h)

(1)

W)

Unless the Director approves otherwise, public open space shall abut or provide easy access to or
protect other public land, especially federal land. Open space design and developer constructed
improvements shall:

(1) Be linked to existing and planned public open spaces, constructed areas and trails as the Direc-
tor deems possible;

(2) Maximize access and use by residents of the cluster development; and

(3) Provide trails, paths and walkways to recreation areas, schools, commercial areas and other
public facilities.

The Director may require:

(1) Paved pedestrian paths, located in rights-of-way or easements;

(2) Paved bicycle ways; and

(3) Equestrian trails surfaced with softer materials such as wood chips or gravel.
Buffering.

(1) A perimeter enclosure in accordance with GIMC 21.06.040 may be required to create a visual
barrier between the cluster development and adjoining development.

(2) The perimeter of a cluster development that abuts a right-of-way shall provide a buffer. The
type of buffer shall take in to account the future road classification, right-of-way width, and
type of current and future development on adjacent properties.

(3) The project landscaping and buffer design shall be established as part of any preliminary sub-
division plan approval.

A cluster development project may be developed in phases. The Director may require the applicant
to divide the project into phases in order to meet requirements and standards contained in these reg-
ulations. Each phase must be self-sufficient with adequate facilities and services and contain a mix
of residential uses and densities and open space, while meeting the requirements, standards and con-
ditions applicable to the project as a whole.

(Ord. 4804, 6-6-18; Ord. 4778, 1-3-18; Ord. 4428, 6-14-10; Ord. 4419, 4-5-10)

21.03.070 Mixed use districts.

(a)

R-O: Residential Office.

(1) Purpose. To provide low intensity, nonretail, neighborhood service and office uses that are
compatible with adjacent residential neighborhoods. Development regulations and perfor-
mance standards are intended to make buildings compatible and complementary in scale and
appearance to a residential environment.

(2) Performance Standards. New construction, including additions and rehabilitations, in the R-O
district shall be designed with residential architectural elements and shall be consistent with
existing buildings along the street. “Consistent” means the operational, site design and layout,
and architectural considerations described in the next subsections.

(3) Site Design, Layout and Operational Considerations.

(i) Parking. Business uses in the R-O district shall be designed and operated not to increase
on-street parking in front of dwellings in the neighborhood. On-site parking shall be pro-
vided pursuant to the parking rules. On-site parking spaces shall only be located in the
side and rear yards; and screened from adjacent dwellings by a solid wall, fence or veg-
etation having a height of not less than four feet or more than six feet (vegetation may
exceed six feet in height). Fences must comply with GIMC 21.04.040(i), any design
guidelines and other conditions of approval.
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4)

2

(i)

(iii)

(iv)

)

Service Entrances. Service entrances, loading areas and dumpster areas shall be located
only in the rear or side yard. Each loading area shall be screened from each adjacent res-
idential use or zone.

Use of Front Yard. Front yards shall be reserved for landscaping, sidewalks, driveway
access to parking areas and signage.

Hours of Business. No uses in this district shall open earlier than 7:30 a.m. and shall
close no later than 8:00 p.m.

Outdoor Storage and Display. Outdoor storage and display areas associated with nonres-
idential uses are prohibited.

Architectural Considerations.

(1)

(i)

(iii)

(iv)

™)

(vi)

(vii)

Building Alignment along Streets. Every new building and addition shall be located so
that it aligns with existing neighborhood buildings in both elevation (e.g., horizontal
lines of peaks of roofs, cornices, window sills) and plan (e.g., setbacks from the street
and rear property lines and spacing between structures/setbacks from side property
lines).

Building Orientation/Style. Main entrances shall open onto a street and shall align with
those of adjacent residential buildings. For example, in many R-O areas, raised founda-
tions and steps that define the main entrance are prevailing residential characteristics.
Door styles shall be similar to those found on residential dwellings.

Building Mass/Scale Proportion. Each new building, its mass in relation to open spaces
and its windows, doors, and openings shall be visually compatible. “Visually compati-
ble” means compatible with adjacent and neighboring buildings including mass, shape,
window, doors, openings, roof shape, roof pitch and orientation. For example, a large
building shall be compatible with surrounding smaller dwellings by dividing its mass
into smaller components to create a building elevation that is more like the size and pro-
portion of the nearby dwellings.

Height. New buildings shall have the same number of stories and a height which is com-
patible with those of nearby dwellings. Three stories shall be the maximum subject to
maximum height of 40 feet.

Roof Shape. The roofs of new buildings shall be visually compatible with nearby dwell-
ings. Roof pitch shall be at least 4:12.

Fenestration. Windows and doors shall be visually compatible with surrounding residen-
tial structures. Visually compatible includes the relationship of width to height, and the
spacing of windows and doors. For example, tall evenly spaced rectangular windows are
typical of certain residential styles in R-O district areas.

Materials. The exterior of all new buildings, additions and alterations shall be similar in
size and appearance to nearby dwellings. Sign materials should be visually compatible
with materials used on the building facade.

(viii) Signage. See GIMC 21.06.070(h)(2) for sign standards in the R-O district.
(b) B-1: Neighborhood Business.

(1) Purpose. To provide small areas for office and professional services combined with limited
retail uses, designed in scale with surrounding residential uses; a balance of residential and
nonresidential uses.

Performance Standards.

(1)

Parking. Business uses shall be designed and operated so as not to increase on-street
parking in front of neighborhood dwellings. On-site parking shall be provided.
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(c) B-2:

(d)

(e)

(1)

2

)

4)

C-1:

(1)

2

)

C-2:

(1

2

(i1) Service Entrances. Business service entrances, service yards and loading areas shall be
located only in the rear or side yard.

(ii1)) Outdoor Storage and Display. Outdoor storage is prohibited. Outdoor display of retail
merchandise is permitted subject to GIMC 21.04.040(h).

Downtown Business.

Purpose. To provide concentrated downtown retail, service, office and mixed uses not includ-
ing major/regional shopping centers or large outdoor sales areas. The B-2 district promotes
the vitality of the downtown area as provided by the Comprehensive Plan. Pedestrian circula-
tion is encouraged as are common parking areas.

Street Design. Effective and efficient street design and access shall be considerations in the
determination of project/district intensity.

Performance Standards.

(i) Landscaping. Landscaping is required for surface parking and for the park strip in the
right-of-way.

(i1) Service Entrances. Service entrances, service yards and loading areas shall be located
only in the rear or side yard.

(iii)) Outdoor Storage and Display. Outdoor storage and permanent displays are prohibited.
Portable display of retail merchandise may be permitted subject to this code.

Open Space.

(i) Public Parks and Open Space Fee. The owner of any residential or mixed use project in
a B-2 zone district shall be subject to the required parks impact fee.

(i1)) Open Space Requirement. Multifamily or mixed use developments in a B-2 zone district
shall be required to pay 10 percent of the value of the raw land of the property as deter-
mined in GJIMC 21.06.020(a).

Light Commercial.

Purpose. To provide indoor retail, service and office uses requiring direct or indirect arterial
street access, and business and commercial development along arterials. The C-1 district
should accommodate well-designed development on sites that provide excellent transporta-
tion access, make the most efficient use of existing infrastructure and provide for orderly tran-
sitions and buffers between uses.

Street Design. Effective and efficient street design and access shall be considerations in the
determination of project/district intensity.

Performance Standards.

(i) Service Entrances. Building entrances to service yard and loading areas shall be located
only in the rear and side yard.

(i1)) Outdoor Storage and Display. Outdoor storage is not allowed within the front yard. Out-
door display of retail merchandise is permitted subject to GIMC 21.04.040(h).

General Commercial.

Purpose. To provide for commercial activities such as repair shops, wholesale businesses,
warehousing and retail sales with limited outdoor display of goods and even more limited out-
door operations.

Street Design. Effective and efficient street design and access shall be considerations in the
determination of project/district intensity.
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(3) Performance Standards. Outdoor storage and display areas are not allowed within the front
yard setback. Permanent and portable display of retail merchandise is permitted.

(f) CSR: Community Services and Recreation.

(1) Purpose. To provide public and private recreational facilities, schools, fire stations, libraries,
fairgrounds, and other public/institutional uses and facilities. The district would include open
space areas, to prevent environmental damage to sensitive areas, and to limit development in
areas where police or fire protection, protection against flooding by stormwater, or other ser-
vices or utilities are not readily available. The CSR district would include outdoor recreational
facilities, educational facilities, open space corridors, recreational, nonvehicular transporta-
tion and environmental areas and would be interconnected with other parks, trails and other
recreational facilities. The district may also be used for public property, environmentally sen-
sitive lands, and extractive uses (gravel pits) regardless of the land use designation.

(2) Performance Standards. Development shall conform to the standards established in this code.
Outdoor storage areas shall comply with the standards in GJIMC 21.04.040(h), except those
associated with extractive uses, in which case no screening shall be required for an extractive
use unless required by Chapter 21.04 or 21.06 GIMC in order to buffer from neighborhood
uses or zones.

(g) M-U: Mixed Use.

(1) Purpose. To provide for a mix of light manufacturing and office park employment centers,
retail, service and multifamily residential uses with appropriate screening, buffering and open
space and enhancement of natural features and other amenities such as trails, shared drainage
facilities, and common landscape and streetscape character.

(2) Performance Standards. Development shall conform to the standards established in this code.

(i) Refer to any applicable overlay zone district and/or corridor design standards and guide-
lines.

(i1)) Loading/Service Areas. Loading docks and trash or other service areas shall be located
only in the side or rear yards.

(ii1)) Vibration, Smoke, Odor, Noise, Glare, Wastes, Fire Hazards and Hazardous Materials.
No person shall occupy, maintain or allow any use in an M-U district without continu-
ously meeting the following minimum standards regarding vibration, smoke, odor,
noise, glare, wastes, fire hazards and hazardous materials. Conditional use permits for
uses in this district may establish higher standards and conditions.

(A) Vibration. Except during construction or as authorized by the City, an activity or
operation which causes any perceptible vibration of the earth to an ordinary person
on any other lot or parcel shall not be permitted.

(B) Noise. The owner and occupant shall regulate uses and activities on the property so
that sound never exceeds 65 decibels at any point on the property line.

(C) Glare. Lights, spotlights, high temperature processes or otherwise, whether direct
or reflected, shall not be visible from any lot, parcel or right-of-way.

(D) Solid and Liquid Waste. All solid waste, debris and garbage shall be contained
within a closed and screened dumpster, refuse bin and/or trash compactor. Inciner-
ation of trash or garbage is prohibited. No sewage or liquid wastes shall be dis-
charged or spilled on the property.

(E) Hazardous Materials. Information and materials to be used or located on the site
whether on a full-time or part-time basis that are required by the SARA Title III
Community Right to Know shall be provided at the time of any City review, includ-
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ing the site plan. Information regarding the activity or at the time of any change of
use or expansion, even for existing uses, shall be provided to the Director.

(iv) Outdoor Storage and Display. Outdoor storage shall only be located in the rear half of
the lot. Permanent display areas may be located beside or behind the principal structure.
For lots with double or triple frontage the side and rear yards that are to be used for per-
manent display areas shall be established with site plan approval. Portable display of
retail merchandise may be permitted as provided in Chapter 21.04 GIMC.

(h) BP: Business Park Mixed Use.

(1)

2

)

Purpose. To provide for a mix of light manufacturing and employment centers, limited com-
mercial services, and multifamily residential uses in a business park setting with proper
screening and buffering, all compatible with adjoining uses.

Street Design. Effective and efficient street design and access shall be considerations in the
determination of project/district intensity.

Performance Standards.
(i) Loading Docks. Loading docks shall be located only in the side or rear yards.

(i1) Vibration, Smoke, Odor, Noise, Glare, Wastes, Fire Hazards and Hazardous Materials.
No person shall occupy, maintain or allow any use in a BP district without continuously
meeting the following minimum standards regarding vibration, smoke, odor, noise,
glare, wastes, fire hazards and hazardous materials. Conditional use permits for uses in
this district may establish higher standards and conditions.

(A) Vibration. Except during construction or as authorized by the City, an activity or
operation which causes any perceptible vibration of the earth to an ordinary person
on any other lot or parcel shall not be permitted.

(B) Noise. The owner and occupant shall regulate uses and activities on the property so
that sound never exceeds 65 decibels at any point on the property line.

(C) Glare. Lights, spotlights, high temperature processes or otherwise, whether direct
or reflected, shall not be visible from any lot, parcel or right-of-way.

(D) Solid and Liquid Waste. All solid waste, debris and garbage shall be contained
within a closed and screened dumpster, refuse bin and/or trash compactor. Inciner-
ation of trash or garbage is prohibited. No sewage or liquid wastes shall be dis-
charged or spilled on the property.

(E) Hazardous Materials. Information and materials to be used or located on the site,
whether on a full-time or part-time basis, that are required by the SARA Title 111
Community Right to Know shall be provided at the time of any City review, includ-
ing site plan. Information regarding the activity or at the time of any change of use
or expansion, even for existing uses, shall be provided to the Director.

(iii)) Outdoor Storage and Display. Outdoor storage shall only be located in the rear half of
the lot. Permanent display areas may be located beside or behind the principal structure.
For lots with double or triple frontage the side and rear yards that are to be used for per-
manent display areas shall be established with site plan approval. Portable display of
retail merchandise may be permitted as provided in GIMC 21.04.040(h).

(Ord. 4905, 2-19-20; Ord. 4890, 11-20-19; Ord. 4831, 2-6-19; Ord. 4672, 7-15-15; Ord. 4655, 2-18-15;
Ord. 4623, 2-19-14; Ord. 4419, 4-5-10)
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21.03.080 Industrial districts.
(a) 1-O: Industrial/Office Park.

(1) Purpose. To provide for a mix of light manufacturing uses, office park, limited retail and ser-
vice uses in a business park setting with proper screening and buffering, all compatible with
adjoining uses.

2

3)

Street Design. Effective and efficient street design and access shall be considerations in the
determination of project/district intensity.

Performance Standards.

(1)

(i)

(iii)

Retail Sale Area. Areas devoted to retail sales shall not exceed 10 percent of the gross
floor area of the principal structure, and 5,000 square feet on any lot or parcel.

Vibration, Smoke, Odor, Noise, Glare, Wastes, Fire Hazards and Hazardous Materials.
No person shall occupy, maintain or allow any use in an I-O district without continu-
ously meeting the following minimum standards regarding vibration, smoke, odor,
noise, glare, wastes, fire hazards and hazardous materials. Conditional use permits for
uses in this district may establish higher standards and conditions.

(A) Vibration. Except during construction or as authorized by the City, an activity or
operation which causes any perceptible vibration of the earth to an ordinary person
on any other lot or parcel shall not be permitted.

(B) Noise. The owner and occupant shall regulate uses and activities on the property so
that sound never exceeds 65 decibels at any point on the property line.

(C) Glare. Lights, spotlights, high temperature processes or otherwise, whether direct
or reflected, shall not be visible from any lot, parcel or right-of-way.

(D) Solid and Liquid Waste. All solid waste, debris and garbage shall be contained
within a closed and screened dumpster, refuse bin and/or trash compactor. Inciner-
ation of trash or garbage is prohibited. No sewage or liquid wastes shall be dis-
charged or spilled on the property.

(E) Hazardous Materials. Information and materials to be used or located on the site,
whether on a full-time or part-time basis, that are required by the SARA Title 111
Community Right to Know shall be provided at the time of any City review, includ-
ing site plan. Information regarding the activity or at the time of any change of use
or expansion, even for existing uses, shall be provided to the Director.

Outdoor Storage and Display. Outdoor storage and permanent display areas may be
located beside or behind the principal structure. For lots with double or triple frontage
the side and rear yards that are to be used for permanent display areas shall be established
with site plan approval. Portable display of retail merchandise may be permitted as pro-
vided in GJIMC 21.04.040(h).

(b) I-1: Light Industrial.

(1) Purpose. To provide for areas of light fabrication, manufacturing and industrial uses which are
compatible with existing adjacent land uses, access to transportation and the availability of
public services and facilities. I-1 zones with conflicts between other uses can be minimized
with orderly transitions of zones and buffers between uses.

2

Street Design. Effective and efficient street design and access shall be considerations in the
determination of project/district intensity.

21-76



Grand Junction Municipal Code 21.03.080

(©)

(3) Performance Standards.

(1)

(i)

(iii)

Retail Sale Area. Areas devoted to retail sales shall not exceed 10 percent of the gross
floor area of the principal structure, and 5,000 square feet on any lot or parcel.

Vibration, Smoke, Odor, Noise, Glare, Wastes, Fire Hazards and Hazardous Materials.
No person shall occupy, maintain or allow any use in an I-1 district without continuously
meeting the following minimum standards regarding vibration, smoke, odor, noise,
glare, wastes, fire hazards and hazardous materials. Conditional use permits for uses in
this district may establish higher standards and conditions.

(A)

(B)

©

(D)

(E)

Vibration. Except during construction or as authorized by the City, an activity or
operation which causes any perceptible vibration of the earth to an ordinary person
on any other lot or parcel shall not be permitted.

Noise. The owner and occupant shall regulate uses and activities on the property so
that sound never exceeds 65 decibels at any point on the property line.

Glare. Lights, spotlights, high temperature processes or otherwise, whether direct
or reflected, shall not be visible from any lot, parcel or right-of-way.

Solid and Liquid Waste. All solid waste, debris and garbage shall be contained
within a closed and screened dumpster, refuse bin and/or trash compactor. Inciner-
ation of trash or garbage is prohibited. No sewage or liquid wastes shall be dis-
charged or spilled on the property.

Hazardous Materials. Information and materials to be used or located on the site,
whether on a full-time or part-time basis, that are required by the SARA Title 111
Community Right to Know shall be provided at the time of any City review, includ-
ing site plan. Information regarding the activity or at the time of any change of use
or expansion, even for existing uses, shall be provided to the Director.

Outdoor Storage and Display. Portable display of retail merchandise may be permitted
as provided in GIMC 21.04.040(h).

(A)
(B)

©

(D)

Outdoor storage and displays shall not be allowed in the front yard setback;

Screening shall be maintained in the frontage adjacent to arterial and collector
streets and along that portion of the frontage on local streets which adjoin any zone
except I-1 or I-2;

Unless required to buffer from an adjoining district, screening along all other prop-
erty lines is not required; and

Screening of dumpsters is not required.

I-2: General Industrial.

(1) Purpose. To provide areas of heavy and concentrated fabrication, manufacturing and indus-

2

)

trial uses which are compatible with adjacent uses, easy semi-tractor trailer access to the State
highway system and/or railroads and the availability of public services and facilities. Conflicts
between the I-2 district must be minimized with other uses by orderly transitions and buffers
between uses.

Street Design. Effective and efficient street design and access shall be considerations in the

(1)

determination of project/district intensity.

Performance Standards.

Retail Sale Area. Areas devoted to retail sales shall not exceed 10 percent of the gross
floor area of the principal structure, and 5,000 square feet on any lot or parcel.
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(i1) Vibration, Smoke, Odor, Noise, Glare, Wastes, Fire Hazards and Hazardous Materials.
No person shall occupy, maintain or allow any use in an I-2 district without continuously
meeting the following minimum standards regarding vibration, smoke, odor, noise,
glare, wastes, fire hazards and hazardous materials. Conditional use permits for uses in
this district may establish higher standards and conditions.

(iii)

(A)

(B)

©

(D)

(E)

Vibration. Except during construction or as authorized by the City, an activity or
operation which causes any perceptible vibration of the earth to an ordinary person
on any other lot or parcel shall not be permitted.

Noise. The owner and occupant shall regulate uses and activities on the property so
that sound never exceeds 65 decibels at any point on the property line.

Glare. Lights, spotlights, high temperature processes or otherwise, whether direct
or reflected, shall not be visible from any lot, parcel or right-of-way.

Solid and Liquid Waste. All solid waste, debris and garbage shall be contained
within a closed and screened dumpster, refuse bin and/or trash compactor. Inciner-
ation of trash or garbage is prohibited. No sewage or liquid wastes shall be dis-
charged or spilled on the property.

Hazardous Materials. Information and materials to be used or located on the site,
whether on a full-time or part-time basis, that are required by the SARA Title I1I
Community Right to Know shall be provided at the time of any City review, includ-
ing site plan. Information regarding the activity or at the time of any change of use
or expansion, even for existing uses, shall be provided to the Director.

Outdoor Storage and Display. Portable display of retail merchandise may be permitted
as provided in GIMC 21.04.040(h).

(A)
(B)

©

(D)

Outdoor storage and displays shall not be allowed in the front yard setback;

Screening shall be maintained in the frontage adjacent to arterial and collector
streets and along that portion of the frontage on local streets which adjoin any zone
except I-1 or I-2;

Unless required to buffer from an adjoining district, screening along all other prop-
erty lines is not required; and

Screening of dumpsters is not required.
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Mixed Use and Industrial Bulk Standards Summary Table
R-O B-1 B2 C-1 C-2 CSR M-U BP I-O I-1 I-2

Lot

Area (min. ft. unless
otherwise specified) | 5,000 | 10,000 | None | 20,000 | 20,000 | 1 ac 1 ac 1 ac 1 ac lac | 1ac

Width 50 50 |None| 50 50 100 100 100 100 100 100
Frontage None | None | None | None | None | None | None | None | None | None |None
Setback
Principal structure
Front (min. ft.) 20 20 0 15 15 15 15 15 15 15 15
Side (min. ft.) 5 0 0 0 0 0 0 0 0 0 0

Side — abutting
residential (min.

ft.) 0 10 0 10 10 10 10 10 10 10 10

Rear (min. ft.) 10 15 0 10 10 10 10 10 10 10 10
Accessory structure

Front (min. ft.) 25 25 25 25 25 25 25 25 25 25 25

Side (min. ft.) 3 0 0 0 0 0 0 0 0 0 0

Side — abutting
residential (min.
ft.) 0 5 0 5 5 5 5 5 5 5 0

Rear (min. ft.) 5 15 0 10 10 10 10 10 10 10 10
Other Dimensional Requirements
Lot coverage (max.) | 70% | 100% |100%| 100% | 100% | 100% | 100% | 100% | 100% | 100% |100%

Height (max. ft.) 40 40 80 65 65 65 65 65 65 50 50
Density (min. units

per acre) 4 8 8 12 n/a n/a 8 8 n/a n/a n/a
Density (max. units

per acre) None | None | None | None | None | None | None | None | None | None |None

** Gross floor area |10,000(15,000| None | None | None | None | None | None | None | None |None
Notes

B-1: Max. gross floor area varies by use; retail — 15,000 sf (unless a CUP is approved), office 30,000

B-2: Parking front setback for parking as a principal use — 30 ft., as an accessory use — 6 ft.

C-1: Min. rear setback — 0 if an alley is present

CSR: Maximum building height abutting residential — 40 ft.

** Gross floor area calculated for maximum size may exclude eaves, covered or uncovered porches, upper story
decks and balconies, breezeways, exterior covered stairwells and attached decorative walls which are less than or
equal to three feet in height.

(Ord. 5052, 2-16-22; Ord. 4998, 4-21-21; Ord. 4935, 6-1-20; Ord. 4905, 2-19-20; Ord. 4890, 11-20-19;
Ord. 4831, 2-6-19; Ord. 4672, 7-15-15; Ord. 4665, 6-3-15; Ord. 4623, 2-19-14; Ord. 4419, 4-5-10)

21.03.090 Form districts.

(a) Intent. The form districts are intended to implement the Neighborhood Center, Village Center,
Downtown Mixed Use future land use designations and Mixed Use Opportunity Corridors of the
Comprehensive Plan. The form districts are intended to create pedestrian-friendly urban areas
where higher density mixed uses and mixed building types promote less dependence on the auto-
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(b)

(©)

(d)

(e)

mobile. The form districts are intended to be used in combination to create mixed use centers. The
centers are intended to transition in scale to existing neighborhoods. The Comprehensive Plan
Neighborhood Center designation is implemented with the three-story districts, the Village Center
designation is implemented with the three- and five-story districts, and the Downtown Mixed Use
designation is implemented with the three-, five- and eight-story districts. The Mixed Use Oppor-
tunity Corridor designation is implemented with the MXOC, a three-story form district as limited
by GIMC 21.02.140(c)(2); in addition, because the Mixed Use Opportunity Corridor overlays other
future land use designations as shown on the Comprehensive Plan Future Land Use Map, other zone
districts which implement the underlying future land use designation would also be appropriate
zoning options in a given area of the Mixed Use Opportunity Corridor.

Mixed Use Residential (MXR-3, -5, -8). The mixed use residential (MXR) districts are:

(1) Intended to create residential neighborhoods with a mix of housing options in a pedestrian-
friendly environment.

(2) Divided into three intensities: low (MXR-3), medium (MXR-5), and high (MXR-8).

(3) Intended as a transition from a mixed use center or corridor to the surrounding neighborhoods.
(4) Comprised of the apartment, townhouse and civic building types.

Mixed Use General (MXG-3, -5, -8). The mixed use general (MXG) districts are:

(1) Intended to create a mix of compatible uses in close proximity to one another in a pedestrian-
friendly environment.

(2) Divided into three intensities: low (MXG-3), medium (MXG-5), and high (MXG-8).
(3)Comprised of the general, apartment, townhouse and civic building types.

Mixed Use Shopfront (MXS-3, -5, -8). The mixed use shopfront (MXS) districts are:

(1) Intended to create the commercial core of a mixed use pedestrian-friendly area.

(2) Divided into three intensities: low (MXS-3), medium (MXS-5), and high (MXS-8).

(3) Comprised of the shopfront building type.

Mixed Use Opportunity Corridors (MXOC) district is intended to:

(1) Create mixed use development(s) along the corridor in a pedestrian-friendly environment
while accommodating the more automobile-centric nature of the areas due to the fact that
these corridors are primarily along arterial streets;

(2) Provide a transition from nonresidential to existing neighborhood residential uses, and respect
the limitations set forth in GIMC 21.02.140(c)(2);

(3) Combine access between two or more sites whenever possible to restrict the number of access
points along the arterial street; and

(4) Establish standards for access, parking, delivery and pick-up areas, trash service, signage,
building entry, and architecture that reflect the somewhat more automobile-centric nature
compared to the other form districts.
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(f) District Standards.
(1) Building Type by District.
Building Type
District Shopfront | General | Apartment  Townhouse Civic
Mixed Use Residential (MXR-) . . .
Mixed Use General (MXG-) . . . .
Mixed Use Shopfront (MXS-) .
Mixed Use Opportunity . . . . .
Corridor (MXOC)
(2) Height.
Height Stories | Height Stories Height Feet
Intensity District (min.) (max.) (max.)
Low MXR-3, MXG-3, MXS-3, 1 3 50
MXOC
Medium MXR-5, MXG-5, MXS-5 2 5 65
High MXR-8, MXG-8, MXS-8 2 8 100

(3) Building Entrances. The following building entrance requirements apply to shopfront, general
and apartment building types:

4)

)

(i) An entrance providing both ingress and egress, operable during normal business hours,
is required to meet the street-facing entrance requirements. Additional entrances off
another street, pedestrian area or internal parking area are permitted.

(ii)) The entrance separation requirements provided for the building type must be met for
each building, but are not applicable to adjacent buildings.

(iii) An angled entrance may be provided at either corner of a building along the street to
meet the street entrance requirements, provided any applicable entrance spacing require-
ments can still be met.

(iv) A minimum of 50 percent of a required entrance must be transparent.

(v) A required fire exit door with no transparency may front on a primary, side, or service
street.

(vi) A street-facing entrance is not required in the MXOC.

Parking.

(i) On-site surface parking must be located behind the parking setback line.

(i) Structured parking must contain active uses on the ground story along any primary street
for the first 30 feet of the building measured from the street-facing facade.

(iii) The required street frontage may be interrupted to allow for a maximum 30-foot-wide

vehicular entrance to a parking structure or area.

Service Entrances. Business service entrances, service yards and loading areas shall be located
only in the rear or side yard, behind the parking setback line.
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(6)

(7

®)

©)

(10)

Open Space.

(i) Public Parks and Open Space Fee. The owner of any multifamily or mixed use project
in a form district shall be subject to the required parks impact fee.

(i1)) Open Space Requirement. Multifamily or mixed use developments in a form district
shall be required to pay 10 percent of the value of the raw land of the property as deter-
mined in GJMC 21.06.020(a).

Outdoor Storage and Display. Outdoor storage and permanent displays are prohibited. Porta-
ble display of retail merchandise may be permitted as provided in GIMC 21.04.040(h).

Awning Standards. Awnings and other facade enhancements are encouraged. One or more
awnings extending from the building may be erected. Awnings shall be at least eight feet
above the sidewalk and shall be at least four feet wide, along the building frontage, and shall
not overhang into the right-of-way more than six feet. Awnings shall otherwise meet with the
requirements of the Grand Junction Municipal Code and Colorado Department of Transpor-
tation (CDOT) regulations.

Landscaping and Buffering.

(1) No landscaping/screening buffer is required between adjacent properties zoned Mixed
Use.

(i1)) No street frontage landscaping is required when the setback for a building is 10 feet or
less.

(iii) Street trees are required at a rate of one tree per 80 feet. Street trees may be planted in
the right-of-way with City approval.

(iv) All other landscaping regulations of the Grand Junction Municipal Code shall apply.

Mechanical Equipment. Screening of mechanical equipment either located on the roof or on
the ground is required.

(g) Building Types. See the building types on the following pages.

(M

Shopfront. A building form intended for ground floor retail sales and service uses with upper-
story residential or office uses. Lodging and indoor recreation and entertainment uses would
also be allowed. High transparency (in the form of windows and doors) is required on the
ground floor to encourage interaction between the pedestrian and the ground story space. Pri-
mary entrances are prominent and street facing except that street-facing entrances are optional
in MXOC.
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MXS-3 MXS-5 MXS-8

MXS-3 MXS-5 MXS-8

MXOC MXOC
LOT HEIGHT
Area (min. ft.2) 4,000 5,000 n/a ® Stories (max.) 3 5 8
O Width (min. ft.) 40 50 n/a @® Feet (max.) 50 65 100
Lot coverage (max.) 75% 75% n/a (@ Ground story height (min. ft.) 15 15 15
FRONT SETBACK AREA ® Ground story elevation (min. ft.) 0 0 0
Primary street (min./max.
ft.)* 0/10 0/10  0/10 BUILDING FACADE
® Side street (min./max. ft.) 0/10 0/10  0/10 Ground story transparency
(min.)*** 60%  60%  60%
REQUIRED STREET FACADE** @ Upper story transparency (min.)  20% 20%  20%
® Primary street (min.) 85% 85%  85% @© Blank wall area (max. ft.) 30 30 30
IE) Side street (min.) 40%  40%  40% Street-facing entrance
required*** yes yes yes
PARKING SETBACK @ Street entrance spacing n/a n/a 50
@ Primary street (min. ft.) 30 30 30 ALLOWED USE
® Side street (min. ft.) 10 10 10 ® Ground story Commercial, Institutional
and Civic
SIDE/REAR SETBACKS
® Side, interior (min. ft.) 5 5 5 (S) Upper story Commercial, Institutional
) and Civic, Residential
© Rear (min. ft.) 15 10 0

* No maximum front setback in MXOC

** Excludes drainage facilities, waterways, and pedestrian areas

*** Not required in MXOC
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(2) General. A building form intended for ground floor office and personal services uses (but does
not include sales, repair or entertainment oriented uses) with upper-story residential or office.
Transparency (in the form of windows and doors) is required on the ground floor to encourage
interaction between the pedestrian and the ground story space; however, required transpar-
ency is lower than that for a shopfront building form. Primary entrances are prominent and
street facing except that street-facing entrances are optional in MXOC.21.04.010
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MXG-3 MXG-5 MXG-8

MXG-3 MXG-5 MXG-8

MXOC MXOC
LOT HEIGHT
Area (min. ft.2) 4,000 5,000 n/a ® Stories (max.) 3 5 8
@ Width (min. ft.) 40 50 n/a ® Feet (max.) 50 65 100
Lot coverage (max.) 75% 75% n/a (@ Ground story elevation (min. ft.) 0 0 0
FRONT SETBACK AREA BUILDING FACADE
Primary street (min./max. Ground story transparency
ft.)* 0/10 0/10 0/10 (min.)*** 40% 40% 40%
@ Side street (min./max. ft.) 0/10 0/10 0/10 @ Upper story transparency (min.)  20% 20% 20%
REQUIRED STREET FACADE** @ Blank wall area (max. ft.) 30 30 30
. . Street-facing entrance
0, 0, 0,
@® Primary street (min.) 80% 80% 80% required*** yes yes yes
@ Side street (min.) 40% 40% 40% ALLOWED USE
PARKING SETBACK [F} Ground story Commercial, Institutional
and Civic
@ Primary street (min. ft.) 30 30 30
@ Side street (min. ft.) 10 10 10 @ Upper story Commercial, Institutional
and Civic, Residential
SIDE/REAR SETBACKS
@ Side, interior (min. ft.) 5 5 5
© Rear (min. ft.) 15 10 5

* No maximum front setback in MXOC

** Excludes drainage facilities, waterways, and pedestrian areas

*#% Not required in MXOC
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(3) Apartment. A building form containing three or more dwelling units consolidated into a single
structure. An apartment contains internal common walls. Dwelling units within a building may
be situated either wholly or partially over or under other dwelling units. The building often
shares a common entrance. Primary building entrance is generally through a street-facing lobby.

MXG-3 MXG-5 MXG-8 MXG-3 MXG-5 MXG-8
MXR-3 MXR-5 MXR-8 MXR-3 MXR-5 MXR-8
MXOC MXOC
LOT HEIGHT
Area (min. ft.2) 6,000 6,000 6,000 @ Stories (max.) 3 5 8
O Width (min. ft.) 60 60 60 @ Feet (max.) 50 65 100
Lot coverage (max.) 75% 75% 75% @ Ground story elevation (min. ft.) 0 0 0
FRONT SETBACK AREA BUILDING FACADE
Primary street (min./max. Ground story transparency
ft.)* 0/15  0/15  0/15 (min.)*** 20%  20%  20%
@ Side street (min./max. ft.) 0/15 0/15 0/15 @ Upper story transparency (min.)  20% 20% 20%
REQUIRED STREET FACADE** @ Blank wall area (max. ft.) 30 30 30
. . Street-facing entrance
0 0 0 ©
® Primary street (min.) 75% 75% 75% required*** yes yes yes
@ Side street (min.) 35% 35%  35% ALLOWED USE
PARKING SETBACK ® Ground story Residential
@ Primary street (min. ft.) 30 30 30 @® Upper story Residential
© Side street (min. ft.) 10 10 10
SIDE/REAR SETBACKS
@ Side, interior (min. ft.) 5 5 5
@ Rear (min. ft.) 15 10 5

* No maximum front setback in MXOC
** Excludes drainage facilities, waterways, and pedestrian areas
*#% Not required in MXOC
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(4) Townhouse. A building form with multiple dwelling units located side-by-side on a single
zone lot and consolidated into a single structure that relates to the scale of surrounding houses.
Each unit is separated by a common side wall. Units are not vertically mixed. Each unit has
its own external entrance.
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MXG-3, MXG-3,
MXR-3, MXR-3,
MXOC MXOC
LOT HEIGHT
Area (min. ft.z) 1,200 @ Stories (max.) 3
® Unit width (min. ft.) 16 @ Feet (max.) 50
Lot coverage (max.) 75% @ Ground story elevation (min. ft.) 1.5
FRONT SETBACK AREA BUILDING FACADE
® Primary street (min./max. ft.)* 0/15 O Street-facing entrance required*** yes
@ Side street (min./max. ft.) 0/15 ACCESSORY STRUCTURE SETBACKS
REQUIRED STREET @ Separation from primary structure (min. ft.) 10
FACADE** O Side, interior (min. ft.) 5
® Primary street (min.) 75% @ Side, street (min. ft.) 10
@ Side street (min.) 35% @ Rear (min. ft.) 5
PARKING SETBACK ACCESSORY STRUCTURE HEIGHT
@ Primary street (min. ft.) 30 @ Stories (max.) 2
© Side street (min. ft.) 10 @ Feet (max.) 30
SIDE/REAR SETBACKS ALLOWED USE
@ Side, interior (min. ft.) 5 ® All stories Residential
@ Accessory structure Accessory uses,
accessory
© Rear (min. ft.) 10 dwellings

* No maximum front setback in MXOC

** Excludes drainage facilities, waterways, and pedestrian areas

*** Not required in MXOC
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(5) Civic. A building form containing civic, religious, institutional or public uses. In order to pro-
vide a visual landmark, the civic building form is permitted to be set back further than other
building forms. Civic buildings are commonly placed on prominent sites.

MXG-3
MXR-3 MXG-5 MXG-8
MXOC MXR-5 MXR-8

LOT
Area (min. ft.%) 10,000 10,000 10,000
@ Width (min. ft.) 100 100 100
Lot coverage (max.) 80% 80% 80%
SETBACKS
® Front (min. ft.) 15 15 15
@ Side, interior (min. ft.) 5 5 5
® Side, street (min. ft.) 10 10 10
@ Rear (min. ft.) 15 15 15
HEIGHT
@ Stories (max.) 3 5 8
@ Feet (max.) 50 65 100
ALLOWED USE
All stories Institutional and Civic
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(h) Mixed Use Opportunity Corridors. See GIMC 21.02.140(c)(2). In addition to the standards estab-
lished in subsections (f) and (g) of this section, except as specifically modified therein for the
MXOC zone district, standards for the MXOC shall be as follows:

(M

2

3)

Access. When the site is adjacent to a local or collector street, the primary access shall be on
the lower order street. Additional access points may be allowed based on traffic safety, as
determined by the City’s Development Engineer. Whenever possible, access between two or
more sites shall be combined and access points restricted on arterial streets.

Parking, Delivery/Pick-Up Areas, Trash Service. Parking, delivery and pick-up, and trash ser-
vice areas are not permitted between the building and the primary street (corridor).

Architectural Standards.

(i) Any facade of a new building along the corridor shall have visually interesting architec-
tural features and patterns that are designed to reduce mass and scale and reflect the
desired vision of construction; buildings at a human scale with urban design features
attractive to the motoring public, the surrounding neighborhood, bicyclists and pedestri-
ans.

(i1)) The building facade shall exhibit a minimum of three of the following seven architec-
tural design elements:

(A) Variation in materials, material modules, expressed joints and details, surface relief
and texture to break up building forms and wall surfaces. Such detailing may
include sills, headers, belt courses, reveals, pilasters, window bays or similar fea-
tures for all sides of the building.

(B) Facade articulation/variation such as recessed or projecting bays or pilaster/column
projections at a minimum of every 30 feet for all sides of the building.

(C) Variation in roof lines/roof materials in order to add interest to and reduce the scale
of buildings or expanses of blank wall. This can be accomplished through design
elements such as overhangs, eaves, recesses, projections, raised cornice parapets
over doors or bays and peaked roof forms.

(D) Facade features on the primary street (corridor) that emphasize the primary build-
ing entrance through projecting or recessed forms, detail, color and/or material.

(E) Outdoor patio in combination with or without outdoor seating located between the
building and the primary street (corridor).

(F) Ground story transparency of at least 50 percent in the form of windows and/or
door(s) for facades facing all public street frontages.

(G) Other architectural and landscaping features that achieve the goals of the overall
form district vision or concept, as determined by the Director.

(i) Additions and New Buildings on Nonconforming Sites.

(1)

2)

Applicability. This subsection (i) apples to any development in a form district where a maxi-
mum setback applies, except in MXOC.

Permitted Additions. Where an existing building is being expanded, the setback area and
required building frontage standards apply to the ground level, street-facing facade of the
entire addition as set forth below.
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(3) Permitted New Buildings. Where a new building is being constructed on a site with a noncon-
forming existing building, the setback area and required building frontage standards apply to
the ground level, street-facing facade of the entire new building as set forth below.
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Use Categories Allowed in Form Districts. For the purposes of the form districts, the following use
restrictions specific to the form districts are established. The references are to the use categories
included in the use table in GIMC 21.04.010.

(1) Residential. Allows household living; home occupation; and group living use categories.

(2) Institutional and Civic. Includes colleges and vocational schools; community service; cultural;
day care; hospital/clinic; parks and open space; religious assembly; funeral homes/mortuaries/
crematories; safety services; schools; utility, basic; utility, corridors use categories, but not
detention facilities use category.
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(3) Commercial. Includes entertainment event, major; lodging; office; recreation and entertain-
ment, outdoor; recreation and entertainment, indoor; and retail sales and service (except adult
entertainment) use categories. Does not include self-service storage; vehicle repair; vehicle
service, limited; parking, commercial; or entertainment event, outdoor use categories.

(4) Industrial. Includes only the telecommunications facilities use category, but not manufactur-
ing and production, industrial services, contractors and trade shops, oil and gas support oper-
ations, junk yard, impound lot, heavy equipment storage/pipe storage, warehouse and freight
movement, waste-related use, wholesale sales, agricultural, aviation or surface passenger ter-
minal, mining use categories.

(Ord. 4737, 2-1-17; Ord. 4646, 11-19-14; Ord. 4622, 2-19-14; amended during 2010 codification; Ord.
4419, 4-5-10)
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Chapter 21.04

USES

Sections:

21.04.010 Use table.

21.04.020 Use categories.

21.04.030 Use-specific standards.
21.04.040 Accessory uses and structures.
21.04.050 Temporary uses and structures.

21.04.010 Use table.

(a)

(b)

(©)

(d)

(e)

Use Categories and Principal Uses. The only uses allowed in any zone or district are those listed or
described in the use table below. Uses are permitted subject to the requirements of the rest of the
code. The use categories listed in the first column are described in GIMC 21.04.020. The second
column of the use table contains a listing of principal uses associated with the use category in the
first column. Each listing in the principal use column of the table may include more than one prin-
cipal use. (For example, General Retail Sales, Outdoor Operations, Display or Storage contains sev-
eral different retail uses, each of which may, for example, generate more traffic trips per day than
another. Their inclusion in one listing means only that they are allowed in the same zone districts,
but does not mean that they are treated identically with respect to other code requirements.) The last
column of the use table contains cross-references to use-specific standards or other code provisions
associated with the principal use(s).

Allowed Uses. An “A” indicates the listed use is allowed by right within the respective zoning dis-
trict. If compliance with all City, State and Federal requirements are fully met, the Director may
allow development, construction and/or use. The text for each zone, the balance of this code, appli-
cable State and other City regulations and Federal requirements supplement the use table and con-
trol if inconsistent or ambiguous. No person shall begin any use without a written approval of the
Director.

Conditional Uses. A “C” indicates the use is allowed within the respective zoning district only with
a conditional use permit granted in accordance with the limitations, requirements and criteria of
GJMC 21.02.110 and in accordance with the review procedures of GIMC 21.02.080. A conditional
use is not a use by right; it is one that is prohibited within a given zone district unless a conditional
use permit for the specific use has been granted. Conditional uses are subject to all other applicable
standards of this code.

Prohibited Uses. A blank space indicates the listed use is not allowed within the district, unless oth-
erwise expressly allowed by another provision of this code.

Uses Not Mentioned. No building, use or development permit shall be issued for a use not specifi-
cally mentioned or described in the use table. If a question or interpretation arises regarding where,
how or whether a proposed use fits into the use table, the Director shall decide if a use not specifi-
cally mentioned can reasonably be interpreted to fit into a principal use category or a general use
category where similar uses are described. The Director may ask the Planning Commission at a reg-
ularly scheduled meeting to ratify his decision.
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Use categories.

(a) General.

(1)

2

)

4)

)

(6)

Basis for Classifications. Use categories classify land uses and activities into use categories
based on common functional, product, or physical characteristics. Characteristics include the
type and amount of activity, the type of customers or residents, how goods or services are sold
or delivered and site conditions. The use categories provide a systematic basis for assigning
present and future land uses into appropriate zoning districts.

Principal Use Characteristics. Principal uses are assigned to the category that most closely
describes the nature of the principal use. The characteristics subsection of each use category
describes the common characteristics of the associated principal uses.

Considerations Used in Categorizing Uses. The following considerations shall be used to
determine whether and where a use belongs in the use table and whether the activity is to be
considered a principal or accessory use:

(1) The actual or projected characteristics of the activity in relationship to the stated charac-
teristics of each use category;

(i1)) The relative amount of site area or floor space and equipment devoted to the activity;
(ii1)) Relative amounts of sales from each activity;

(iv) The customer type for each activity;

(v) The relative number of employees in each activity;

(vi) Hours of operation;

(vii) Building and site arrangement;

(viii) Vehicles used with the activity;

(ix) The relative number of vehicle trips generated by the use;

(x) Signs;

(xi) How the use advertises itself; and

(xii) Whether the activity is likely to be found independent of the other activities on the site.

Developments with Multiple Principal Uses. When all principal uses of a development fall
within one use category, the entire development is assigned to that use category. A develop-
ment that contains a coffee shop, bookstore and bakery, for example, would be classified in
the retail sales and service category because all of the development’s principal uses are in that
category. When the principal uses of a development fall within different use categories, each
principal use is classified in the applicable category and each use is subject to all applicable
regulations for that category.

Accessory Uses. Accessory uses are allowed by right in conjunction with a principal use
unless otherwise stated in the regulations. Also, unless otherwise stated, accessory uses are
subject to the same regulations as the principal use. Common accessory uses are listed as
examples in the use category descriptions.

Use of Examples. The examples subsection of each use category lists common examples of
uses included in the respective use category. The names of these sample uses are generic. They
are based on common meanings and not on what a specific use may call itself. For example,
a use that calls itself a wholesale warehouse but that sells mostly to consumers is included in
the retail sales and service category rather than the wholesale sales category. This is because
the actual activity on the site matches the description of the retail sales and service category.
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(b) Group Living.

(1)

2

)

Characteristics. Group living is characterized by the residential occupancy of a structure by a
group of people who do not meet the definition of household living. A group living facility is
a type of group living characterized by the provision of training, treatment, supervision or
other professional support or care and who receive care, training, treatment, supervision or
other support from caregivers or staff on site. Tenancy is arranged on a monthly or longer
basis, and the size of the group may be larger than a typical family. Uses where tenancy may
be arranged for a shorter period are not considered residential; they are considered to be either
a form of lodging (see retail sales and service categories) or a temporary shelter (see commu-
nity service categories). Generally, group living structures have a common eating area for res-
idents, but a common eating area by itself, without other care, treatment, supervision or other
professional or health support services being provided on site, does not indicate a group living
facility (a multifamily residential facility, such as apartments, may, for example, have a com-
mon eating area).

Accessory Uses. Accessory uses commonly associated with group living are recreational
facilities and parking of vehicles for occupants and staff.

Examples. The group living category is further broken down into the following subcategories:

(i) Fraternity or sorority — a place of residence that is operated by a nationally or locally
chartered membership organization and is used, occupied and maintained as living and
dining quarters for its members who are enrolled in an accredited college or university
or other accredited educational institution and which is recognized and subject to con-
trols by such educational institution.

(i1) Unlimited group living facility — a group living facility with 17 or more residents.
(i1ii)) Large group living facility — a group living facility with 10 to 16 residents.
(iv) Small group living facility — a group living facility with five to nine residents.

(v) Boarding and rooming house — a single dwelling unit where a live-in or on-site owner
provides lodging to others in three or more rooms, with or without meals, for compen-
sation in the form of rent, “room and board,” or in kind services.

(vi) Other group living. Other group living includes dwelling units in a multi-unit complex
shared by unrelated persons who have access to and common use of some living and eat-
ing areas and areas and facilities for the preparation and serving of food within the dwell-
ing unit, and may include, by way of example and not limitation, dormitory style living.

(c) Household Living.

(1)

2

)

Characteristics. Household living is characterized by the residential occupancy of a dwelling
unit by a household. Tenancy is arranged on a month-to-month or longer basis. Uses where
tenancy may be arranged for a shorter period are not considered residential. They are consid-
ered to be a form of transient lodging (see the retail sales and service and community service
categories).

Accessory Uses. Accessory uses commonly associated with household living are recreational
activities, raising of pets, gardens, personal storage buildings, hobbies and parking of the
occupants’ vehicles. Home occupations and accessory dwelling units are accessory uses that
are subject to additional regulations. (See GJIMC 21.04.040.)

Examples. Uses include living in houses, duplexes, triplexes, fourplexes and other multidwell-
ing structures, retirement center apartments, manufactured housing and other structures with
self-contained dwelling units.
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(4) Exceptions. Lodging in a dwelling unit or where less than two-thirds of the units are rented on
a monthly or longer basis is considered a hotel or motel use and is classified in the retail sales
and service category.

(d) Colleges.

(1) Characteristics. This category includes colleges and other institutions of higher learning that
offer courses of general or specialized study leading to a degree. Colleges tend to be in cam-
pus-like settings usually on multiple blocks.

(2) Accessory Uses. Accessory uses include offices, housing for students, food service, laborato-
ries, health and sports facilities, theaters, meeting areas, parking, maintenance facilities and
support commercial.

(3) Examples. Examples include universities, liberal arts colleges, community colleges, nursing
and medical schools not accessory to a hospital and seminaries.

(4) Exceptions. Business and trade schools are classified as retail sales and service.
(e) Community Services.

(1) Characteristics. Community services are uses of a public, nonprofit, or charitable nature gen-
erally providing a local service to people of the community. Generally, they provide the ser-
vice on site or have employees at the site on a regular basis. The service is ongoing, not just
for special events. Community centers or facilities that have membership provisions are open
to the general public to join at any time (for instance, any senior citizen could join a senior
center). The use may provide special counseling, education, or training of a public, nonprofit
or charitable nature.

(2) Accessory Uses. Accessory uses may include offices; meeting areas; food preparation areas;
parking, health and therapy areas; and athletic facilities.

(3) Examples. Examples include libraries, museums, senior centers, community centers, publicly
owned swimming pools, youth club facilities, hospices, social service facilities, temporary
shelters, vocational training for persons with physical or mental disabilities, crematoriums,
columbariums and mausoleums.

(4) Exceptions.

(i) Private lodges, clubs and private or commercial athletic or health clubs are classified as
retail sales and service. Commercial museums are classified as retail sales and service.

(i1) Parks are classified as parks and open areas.

(ii1)) Uses where tenancy is arranged on a month-to-month basis, or for a longer period, are
residential and are classified as household or group living.

(f) Day Care.

(1) Characteristics. Day care uses provide care, protection and supervision for children or adults
on a regular basis away from their primary residence for less than 24 hours per day. There are
two types of day care:

(i) Home-Based Day Care. A home-based day care provides care, protection and supervi-
sion for up to 12 individuals, not including children of the day care provider, or as
allowed by State licensing.

(i1)) General Day Care. A general day care provides care, protection and supervision for 12
or more individuals, or as licensed by the State.

(2) Accessory Uses. Accessory uses include offices, recreation areas and parking.
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(h)

(1)

W)

)

4)

Examples. Examples include preschools, nursery schools, latch key programs and adult day
care programs. Childcare centers, as defined in § 26-6-102(1.5), C.R.S., are classified as day
care uses under this code.

Exceptions. Day care does not include public or private schools or facilities operated in con-
nection with an employment use, shopping center or other principal use, where children are
cared for while parents or guardians are occupied on the premises or in the immediate vicinity.

Hospitals.

(1)

2

)
4)

Characteristics. Hospitals include uses providing medical or surgical care to patients and
offering overnight care.

Accessory Uses. Accessory uses include outpatient clinics, offices, laboratories, teaching
facilities, meeting areas, cafeterias, parking, maintenance facilities and housing facilities for
staff or trainees.

Examples. Examples include medical centers and hospitals.
Exceptions.

(1) Uses that provide exclusive care and planned treatment or training for psychiatric, alco-
hol, or drug problems, where patients are residents of the program, are classified as
group living facilities.

(i1)) Medical clinics or centers that provide care where patients are generally not kept over-
night are classified as office.

(ii1)) Emergency medical clinics are classified as retail sales and service.

Parks and Open Areas.

(1)

2)

)

Characteristics. Parks and open areas are uses of land focusing on natural areas, large areas
consisting mostly of vegetative landscaping or outdoor recreation, community gardens, or
public squares. Lands tend to have few structures.

Accessory Uses. Accessory uses may include clubhouses, maintenance facilities, concessions,
caretaker’s quarters and parking.

Examples. Examples include parks, golf courses, cemeteries, public squares, plazas, play-
grounds, ballfields, recreation areas, recreational trails, botanical gardens, nature preserves
and land used for grazing that is not part of a farm or ranch.

Religious Institutions.

(1)
2)

)

Characteristics. Religious institutions primarily provide meeting areas for religious activities.

Accessory Uses. Accessory uses include Sunday school facilities, parking, caretaker dwell-
ings and group living facilities such as convents.

Examples. Examples include churches, temples, synagogues and mosques.

Safety Services.

(1)

2
)

Characteristics. Safety services are uses that provide public safety and emergency response
services. They often need to be located in or near the area where the service is provided.
Employees are regularly present on site.

Accessory Uses. Accessory uses include offices and parking.

Examples. Examples include fire stations, police stations and emergency medical and ambu-
lance stations.
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(k) Schools.

M

(1

2)

)

“4)

Characteristics. This category includes public and private schools at the primary, elementary,
middle, junior high, or high school level that provide elective or State-mandated education.

Accessory Uses. Accessory uses include play areas, cafeterias, recreational and sport facili-
ties, auditoriums and before- or after-school day care.

Examples. Examples include public and private daytime schools, boarding schools and mili-
tary academies.

Exceptions.
(i) Preschools are classified as day care uses.

(i1)) Business and trade schools are classified as retail sales and service.

Utilities, Basic.

(1)

2

3)

“4)

Characteristics. Basic utilities are infrastructure services that need to be located in or near the
area where the service is provided. Basic utility uses generally do not regularly have employ-
ees at the site. Services may be publicly or privately provided.

Accessory Uses. Accessory uses may include parking and control, monitoring, data or trans-
mission equipment.

Examples. Examples include water and sewage pump stations; electrical substations; water
towers and reservoirs; stormwater retention and detention facilities; telephone exchanges;
recycling drop-off stations; and park-and-ride facilities for mass transit.

Exceptions.

(i) Services where people are generally present are classified as community services,
offices, or safety services.

(i1) Utility offices where employees or customers are generally present are classified as
offices.

(iii)) Bus barns are classified as warehouse and freight movement.

(m) Utility Corridors.

(n)

(1)

2)

)

Characteristics. This category includes public or private passageways, including easements,
for the express purpose of transmitting or transporting electricity, gas, oil, water, sewage,
communication signals, or other similar services on a regional level.

Examples. Examples include major utility transmission lines and pipelines, including 115kV
or larger electrical transmission lines.

Exceptions. Utility corridors located within public rights-of-way are not included.

Entertainment Event, Major.

(1)

2

)

Characteristics. Major entertainment event uses are characterized by activities and structures
that draw large numbers of people to specific events or shows. Activities are generally of a
spectator nature.

Accessory Uses. Accessory uses may include restaurants, bars, concessions, parking and
maintenance facilities.

Examples. Examples include stadiums, sports arenas, coliseums, auditoriums, exhibition and
meeting areas and fairgrounds.
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(4) Exceptions.

(i) Exhibition and meeting areas with less than 20,000 square feet of total event area are
classified as retail sales and service.

(i1)) Banquet halls that are part of hotels or restaurants are accessory to those uses, and are
included in the retail sales and service category.

(iii)) Theaters, including drive-in theaters, are classified as retail sales and service.

(iv) Recreation or entertainment uses conducted on a continuous basis are classified as out-
door recreation and entertainment or retail sales and service uses.

(o) Office.

(1) Characteristics. Office uses are characterized by activities conducted in an office setting and
generally focusing on business, government, professional, medical, or financial services.

(2) Accessory Uses. Accessory uses may include cafeterias, health facilities, parking, or other
amenities primarily for the use of employees in the firm or building.

(3) Examples. Examples include professional services such as lawyers, accountants, engineers, or
architects; financial businesses such as lenders, brokerage houses, bank headquarters, or real
estate agents; data processing; sales offices; government offices and public utility offices; TV
and radio studios; medical and dental clinics, medical and dental labs; and blood-collection
facilities.

(4) Exceptions.

()

(i) Offices that are part of and located with a principal use in another category are consid-
ered accessory. Headquarters offices, when in conjunction with or adjacent to a principal
use in another category, are considered part of the other category.

(i1)) Contractors and others who perform services off site are included in the office category
if equipment and materials are not stored on the site and fabrication, services, or similar
work is not carried on at the site.

Parking, Commercial.

(1)

2

)

4)

Characteristics. Commercial parking facilities provide parking that is not accessory to a spe-
cific use. A fee may or may not be charged. A facility that provides both accessory parking
for a specific use and regular fee parking for people not connected to the use is also classified
as a commercial parking facility.

Accessory Uses. In a parking structure only, accessory uses may include gasoline sales, car
washing and vehicle repair activities if these uses provide service only to vehicles parked in
the garage.

Examples. Examples include short- and long-term fee parking facilities and mixed parking
lots (partially accessory to a specific use, partly for rent to others).

Exceptions.

(i) Parking facilities that are accessory to a use, but that charge the public to park for occa-
sional events nearby, are not considered commercial parking facilities.

(i1) Parking facilities that are accessory to a principal use are not considered commercial
parking uses, even if the operator leases the facility to the principal use or charges a fee
to the individuals who park in the facility.

(iii)) Public transit park-and-ride facilities are classified as basic utilities.
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(q) Recreation and Entertainment, Outdoor.

(r)

(1)

2

3)

“4)

Characteristics. Outdoor recreation and entertainment uses are large, generally commercial
uses that provide continuous recreation or entertainment-oriented activities. They primarily
take place outdoors. They may take place in a number of structures that are arranged together
in an outdoor setting.

Accessory Uses. Accessory uses may include concessions, restaurants, parking, caretaker’s
quarters and maintenance facilities.

Examples. Examples include riding academies, roping arenas, equestrian arenas, amusement
parks, theme parks, golf driving ranges, miniature golf facilities and zoos.

Exceptions.
(1) Golf courses are classified as parks and open space.

(i1)) Uses that draw large numbers of people to periodic events, rather than on a continuous
basis, are classified as major entertainment events.

Retail Sales and Service.

(M

2

3)

“4)

Characteristics. Retail sales and service firms are involved in the sale, lease or rent of new or
used products to the general public. They may also provide personal services or entertainment,
or provide product repair or services for consumer and business goods.

Accessory Uses. Accessory uses may include offices, storage of goods, manufacture or
repackaging of goods for on-site sale and parking.

Examples. Examples include uses from the four following groups:

(i) Sales-Oriented. Stores selling, leasing, or renting consumer, home and business goods
including art, art supplies, bicycles, clothing, dry goods, electronic equipment, fabric,
furniture, garden supplies, gifts, groceries, hardware, home improvements, household
products, jewelry, pets, pet food, pharmaceuticals, plants, printed material, stationery
and videos; food sales and sales or leasing of consumer vehicles including passenger
vehicles, motorcycles, light and medium trucks and other recreational vehicles, wineries,
and fruit and vegetable stands.

(i1)) Personal Service-Oriented. Branch banks; emergency medical care; laundromats; pho-
tographic studios; photocopy and blueprint services; hair, tanning and personal care ser-
vices; business, martial arts and other trade schools; dance or music classes;
taxidermists; mortuaries; veterinarians; and animal grooming.

(iii)) Entertainment-Oriented. Restaurants, cafes, delicatessens, bars and taverns; indoor con-
tinuous entertainment activities such as bowling alleys, ice rinks and game arcades; pool
halls; dance halls; indoor firing ranges; theaters, health clubs, gyms, membership clubs
and lodges; hotels, motels, recreational vehicle parks and other temporary lodging with
an average length of stay of less than 30 days.

(iv) Repair-Oriented. Repair of TVs, bicycles, clocks, watches, shoes, guns, appliances and
office equipment; photo or laundry drop-off; tailor; locksmith; and upholsterer.

Exceptions.

(i) Lumberyards and other building material sales that sell primarily to contractors and do
not have a retail orientation are classified as wholesale sales.

(i1)) Repair and service of consumer motor vehicles, motorcycles and light and medium
trucks are classified as vehicle repair. Repair and service of industrial vehicles and
equipment and heavy trucks are classified as industrial service.
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(iii) Sales, rental, or leasing of heavy trucks and equipment or manufactured housing units
are classified as wholesale sales.

(iv) Hotels, restaurants and other services that are part of a truck stop are considered acces-
sory to the truck stop, which is classified as industrial service.

(v) In certain situations, hotels and motels may be classified as a community service use,
such as short-term housing or mass shelter. See Community Services.

(s) Repealed by Ord. 4955.

®

()

)

Vehicle Repair.

(1) Characteristics. Vehicle repair includes servicing passenger vehicles, light and medium trucks
and other consumer motor vehicles such as motorcycles, boats and recreational vehicles. The
customer may wait at the site while the service or repair is being performed, but generally not.

(2) Accessory Uses. Accessory uses may include offices, sales of parts and vehicle storage.

(3) Examples. Examples include vehicle repair, transmission or muffler shop, auto body shop,
alignment shop, auto upholstery shop, auto detailing and tire sales and mounting.

(4) Exceptions. Repair and service of industrial vehicles and equipment and of heavy trucks; tow-
ing and vehicle storage; and vehicle wrecking and salvage are classified as industrial service.

Vehicle Service, Limited.

(1) Characteristics. Limited vehicle service uses provide direct services to motor vehicles where
the driver or passengers generally wait in the car or nearby while the service is performed.

(2) Accessory Uses. Accessory uses may include auto repair and tire sales.

(3) Examples. Examples include full-service, mini-service and self-service gas stations; car
washes; and quick lubrication services.

(4) Exceptions.

(1) Truck stops are classified as industrial service.

(i1) Refueling facilities for vehicles that belong to a specific use (fleet vehicles) are consid-
ered accessory uses if they are located on the site of the principal use.

Industrial Service, Contractors and Trade Shops, Oil and Gas Support Operations.

(1)

2
G3)

Characteristics. Industrial service firms are engaged in the repair or servicing of industrial,
business or consumer machinery, equipment, products or by-products. Firms that service con-
sumer goods do so by mainly providing centralized services for separate retail outlets. Con-
tractors and building maintenance services and similar uses perform services off site. Few
customers, especially the general public, come to the site.

Accessory Uses. Accessory activities may include offices, parking and storage.

Examples. Examples include oil and gas and/or support operations; welding shops; machine
shops; tool repair; electric motor repair; repair of scientific or professional instruments; sales,
repair, storage, salvage or wrecking of heavy machinery, metal and building materials; towing
and vehicle storage; auto and truck salvage and wrecking; heavy truck servicing and repair;
tire retreading or recapping; truck stops; building, heating, plumbing or electrical contractors;
printing, publishing and lithography; exterminators; janitorial and building maintenance ser-
vices; fuel oil distributors; solid fuel yards; research and development laboratories; laundry,
dry-cleaning and carpet cleaning plants; and photofinishing laboratories.
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Exceptions.

(i) Contractors and others who perform services off site are included in the office category,
if major equipment and materials are not stored at the site and fabrication, or similar
work, is not carried on at the site.

(i1) Hotels, restaurants and other services that are part of a truck stop are considered acces-
sory to the truck stop.

(iii)) Operations which include storage of hazardous materials require a CUP.

(w) Manufacturing and Production.

(x)

(1

2)

3)

“4)

Characteristics. Manufacturing and production uses are involved in the manufacturing, pro-
cessing, fabrication, packaging, or assembly of goods. Natural, manmade, raw, secondary, or
partially completed materials may be used. Products may be finished or semifinished and are
generally made for the wholesale market, for transfer to other plants, or to order for firms or
consumers. Goods are generally not displayed or sold on site, but if so, they are a subordinate
part of sales. Relatively few customers come to the manufacturing site.

Accessory Uses. Accessory activities may include offices, cafeterias, parking, employee rec-
reational facilities, warehouses, storage yards, repair facilities, truck fleets and caretaker’s
quarters.

Examples. Examples include processing of food and related products; catering establish-
ments; slaughter houses and meat packing; weaving or production of textiles or apparel; lum-
ber mills, pulp and paper mills and other wood products manufacturing; woodworking,
including cabinet makers; production of chemical, rubber, leather, clay, bone, plastic, stone,
or glass materials or products; movie production facilities; concrete batching and asphalt mix-
ing; production or fabrication of metals or metal products including enameling and galvaniz-
ing; manufacture or assembly of machinery, equipment, instruments, including musical
instruments, vehicles, appliances, precision items and other electrical items; production of art-
work and toys; sign making; and production of prefabricated structures, including mobile
homes.

Exceptions.

(1) Manufacturing of goods to be sold primarily on site and to the general public are classi-
fied as retail sales and service.

(i1) Manufacture and production of goods from composting organic material is classified as
waste-related uses.

Warehouse and Freight Movement.

(1

2

3)

Characteristics. Warehouse and freight movement uses are involved in the storage or move-
ment of goods for themselves or other firms. Goods are generally delivered to other firms or
the final consumer, except for some will-call pickups. There is little on-site sales activity with
the customer present.

Accessory Uses. Accessory uses may include offices, truck fleet parking and maintenance
areas.

Examples. Examples include separate warehouses used by retail stores such as furniture and
appliance stores; household moving and general freight storage; cold storage plants, including
frozen food lockers; storage of weapons and ammunition; major wholesale distribution cen-
ters; truck, or air freight terminals; bus barns; parcel services; major post offices; and grain
terminals.
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Exceptions.

(1) Uses that involve the transfer or storage of solid or liquid wastes are classified as waste-
related uses.

(i1) Mini-warehouses are classified as self-service storage uses.

(y) Waste-Related.

(1)

2

)

4)

Characteristics. Waste-related uses are characterized by uses that receive solid or liquid
wastes from others for disposal on the site or for transfer to another location, uses that collect
sanitary wastes, or uses that manufacture or produce goods or energy from the composting of
organic material. Waste-related uses also include uses that receive hazardous wastes from oth-
ers.

Accessory Uses. Accessory uses may include recycling of materials, offices and repackaging
and transshipment of by-products.

Examples. Examples include sanitary landfills, tire disposal or recycling, waste composting,
recycling processing facilities, incinerators, energy recovery plants, sewage plants, brine dis-
posal/storage and hazardous-waste-collection sites.

Exceptions. Disposal of dirt, concrete, asphalt and similar nondecomposable materials is con-
sidered fill. Recycling drop-off stations (no on-site processing) are basic utility uses.

(z) Wholesale Sales.

(M

2)

)

4)

Characteristics. Wholesale sales uses are involved in the sale, lease, or rental of products pri-
marily intended for industrial, institutional, or commercial businesses. The uses emphasize
on-site sales or order taking and often include display areas. Businesses may or may not be
open to the general public, but sales to the general public are limited. Products may be picked
up on site or delivered to the customer.

Accessory Uses. Accessory uses may include offices, product repair, warehouses, parking,
minor fabrication services and repackaging of goods.

Examples. Examples include sale or rental of machinery, equipment, heavy trucks, building
materials, special trade tools, welding supplies, machine parts, electrical supplies, janitorial
supplies, restaurant equipment and store fixtures; mail order houses; and wholesalers of food,
clothing, auto parts, and building hardware.

Exceptions.

(i) Firms that engage primarily in sales to the general public or on a membership basis are
classified as retail sales and service.

(i1) Firms that are primarily storing goods with little on-site business activity are classified
as warehouse and freight movement.

(aa) Agriculture.

(1)

2

)

4)

Characteristics. Agriculture includes activities that primarily involve raising, producing or
keeping plants or animals.

Accessory Uses. Accessory uses include dwellings for proprietors and employees of the use,
animal training, and wholesale sales of products produced on site.

Examples. Examples include breeding or raising of fowl or other animals; dairy farms; stables;
riding academies; kennels or other animal boarding places; farming, orchards, vineyards,
truck gardening, forestry, tree farming; and wholesale plant nurseries.

Exceptions.

(i) Processing of animal or plant products are classified as manufacturing and production.
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(i1) Livestock auctions are classified as wholesale sales.

(iii)) Plant nurseries that are oriented to retail sales are classified as retail sales and service.

(bb) Aviation and Surface Passenger Terminals.

(1

2

3)

“4)

Characteristics. Aviation and surface passenger terminals include facilities for the landing and
takeoff of aircraft, including loading and unloading areas. Aviation facilities may be improved
or unimproved. Aviation and surface passenger terminals also include passenger terminals for
aircraft, regional bus service and regional rail service.

Accessory Uses. Accessory uses include freight handling areas, concessions, offices, parking
and maintenance and fueling facilities.

Examples. Examples include airports, bus passenger terminals for regional bus service, rail-
road passenger stations for regional rail service and helicopter landing facilities.

Exceptions.

(i) Bus and rail passenger stations for subregional service such as mass transit stops and
park-and-ride facilities are classified as basic utilities.

(i1) Private helicopter landing facilities that are accessory to another use are considered
accessory uses. However, they are subject to all the regulations and approval criteria for
helicopter landing facilities.

(cc) Detention Facilities.

(1)

2)

3)
“4)

Characteristics. Detention facilities include facilities for the judicially required detention or
incarceration of people. Inmates and detainees are under 24-hour supervision by peace offi-
cers, except when on an approved leave.

Accessory Uses. Accessory uses include offices, recreational and health facilities, therapy
facilities, maintenance facilities and hobby and manufacturing activities.

Examples. Examples include prisons, jails, and probation centers.

Exceptions. Programs that provide care and training or treatment for psychiatric, alcohol, or
drug problems, where patients are residents of the program, but where patients are not super-
vised by peace officers are classified as group living. Programs that provide transitional living
experience for former offenders, such as halfway houses, where residents are not supervised
by peace officers, are also classified as group living.

(dd) Mining.

(M

2

3)

Characteristics. Mining includes mining or extraction of mineral or aggregate resources from
the ground for off-site use.

Accessory Uses. Accessory uses include storage, sorting, stockpiling, or transfer off site of the
mined material.

Examples. Examples include quarrying or dredging for sand, gravel or other aggregate mate-
rials; mining; and oil, gas, or geothermal drilling.

(ee) Telecommunications Facilities.

(1)

Characteristics. Telecommunications facilities include all devices, mechanical and/or elec-
tronic equipment or machinery, supporting structures or supporting elements, antenna(s), con-
duit, cable, enclosures, equipment compound(s), and/or assemblages necessary to generate or
transmit nonionizing electromagnetic radiation or light operating to produce a signal or mes-
sage used for communication. Facilities may be self-supporting, guyed, or mounted on poles,
other structures, light posts, power poles, or buildings, or may be installed underground. Facil-
ities shall also include intertie and interconnection translators, access points, access vaults or
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cabinets, connections from over-the-air to cable, fiber optic, or other landline transmission
system.

Accessory Uses. Accessory use may include transmitter facility buildings.

Examples. Examples include broadcast towers, communication towers, point-to-point micro-
wave towers, distributed antenna systems, small cell facilities, fiber-optic cables, and any
other facility defined, referenced or described in GIMC 21.04.030(q).

Exceptions. Exempt facilities are described in GJIMC 21.04.030(q).

(Ord. 4955, 9-2-20; Ord. 4744, 4-5-17; Ord. 4704, 6-1-16; Ord. 4546, 7-18-12; Ord. 4419, 4-5-10)

21.04.030 Use-specific standards.

(a) Animal Regulations.

(1)

2)

)

Purpose and Scope.

(1) This subsection provides rules and regulations for the keeping of agricultural animals,
household pets and other animals. Keeping of animals shall not become a nuisance, haz-
ard and/or create a public health problem.

(i1)) Animal uses such as feedlots, zoos, kennels and veterinary/animal hospitals are specifi-
cally identified in the use table and shall be administered by the provisions of this chap-
ter.

Nonconforming Use. The existing, lawful use of a premises or structure, used for the keeping
of animals, which is not in conformance with the provisions of this code, may be continued,
subject to the following:

(i) No use may be expanded or enlarged, except in conformance with this code;

(i1) If a nonconforming use is discontinued for 12 consecutive months, any future use shall
fully conform to this code; and

(ii1)) Having written proof of the existence of the use shall be the responsibility of the occu-
pant or property owner.

Agricultural Animals (see Definitions).

(i) The CSR, R-R, R-E, R-1 and R-2 districts shall not have more than one large agricultural
animal per one-quarter acre of land and shall be subject to the fencing requirements of
this chapter. In these districts, all types of fowl except roosters (e.g., chickens, turkeys,
ducks, and geese) shall be allowed, subject to the confinement provisions of this subsec-
tion.

(i1) Inall other districts, a maximum of one large agricultural animal (e.g., horse, sheep, cow,
mule or burro) shall be allowed per one-half acre of land.

(iii)) Roosters, of any breed, are prohibited in all districts except on properties of at least five
acres. A rooster shall be defined as any adult male domestic chicken which is three
months of age or older.

(iv) Agricultural animals shall be subject to the following provisions:

(A) All large agricultural animals kept on a parcel shall be fenced so that they are no
closer than 100 feet from any residential structure on another property. For the pur-
poses of this section, the first in time shall be the first in right. Written permission,
if the animal were not first in time, for a lesser distance may be obtained from the
property owner, or if not owner occupied, from the occupant.
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(B) No person shall keep, house, or shelter one or more pigs in any zone district other
than R-R unless such person has obtained a conditional use permit in accordance
with the provisions of GIMC 21.02.110.

(C) Small animals (e.g., chickens and rabbits) which are kept outside the residence
shall be confined by a fence, cage, pen, or coop so as to be no closer than 20 feet
from a principal residential structure on an adjoining property. A maximum of six
adult animals shall be allowed on parcels of one-half acre or less. On parcels
greater than one-half acre, 15 adult animals shall be allowed per acre. Roosters are
allowed only on parcels of five or more acres.

(D) Inthe R-R district, the number of agricultural animals and small animals (including
roosters) allowed under this subsection may be exceeded with a conditional use
permit (see GJIMC 21.02.110). If the conditional use application is approved, the
permit shall state the maximum number of animals allowed by type and in the
aggregate.

(E) Property owners or residents currently maintaining roosters on property less than
five acres in size shall be allowed to keep the existing rooster(s) until September 1,
2020.

(4) Household Pets (See GIMC 21.10.020, Terms defined).

)

(1)

(i)

(iii)

In all districts, a maximum of three adult (four months or older) household pets, e.g.,
dogs and cats, per species, shall be allowed. In no event shall the total number of adult
household pets exceed six.

The requirements of subsection (a)(4)(i) of this section shall not apply to those small ani-
mals kept within a residence as household pets, e.g., fish, small birds (parakeets, par-
rots), rodents (mice, rats), and reptiles (nonpoisonous snakes, lizards).

Dogs or cats kept confined in kennels shall be kept no closer than 20 feet from the nearest
principal residential structure on an adjacent property, unless written permission for a
lesser distance is obtained from the adjacent occupant or property owner. Such permis-
sion may be revoked at any time. Upon revocation, the owner of the animal shall have
30 days to move the animal so that compliance is achieved.

Other Animals.

(1)
(i)

Other animals may be kept only after obtaining approval from the Director.

Racing Pigeons. “Racing pigeon,” by definition, is a pigeon which, through selective
past breeding, has developed the distinctive physical and mental characteristics as to
enable it to return to its home after having been released a considerable distance there-
from, and which is accepted as such by the American Racing Pigeon Union, Inc. or the
International Federation of Racing Pigeons Fanciers. Also commonly known as Racing
Homer, Homing Pigeon or Carrier Pigeon. The structure for the keeping of housing of
pigeons permitted by this regulation is defined as a “loft.” The keeping of pigeons as
defined above shall be permitted on the following conditions which are, in part, recom-
mended by the Avian Assistance Council and the American Racing Pigeon Union, Inc.:

(A) The loft shall be of such sufficient size and design, and constructed of such mate-
rial, that it can be maintained in a clean and sanitary condition and shall contain at
least one square foot of floor space for each mature pigeon kept therein.

(B) The construction and location of the loft shall not conflict with the requirements of
this code or building code. The loft shall be enclosed except for the aviary portion
which cannot exceed 20 percent of the floor area of the loft.
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(C) The loft shall be maintained in a sanitary condition and in compliance with all
applicable health regulations of the City.

(D) All feed for said pigeons shall be stored in such containers as to protect against
intrusion by rodents and other vermin.

(E) A maximum of 50 performing birds shall be allowed on parcels of one-half acre or
less. On parcels greater than one-half acre, a maximum of 100 performing birds
shall be allowed. Performing birds are birds that leave the loft in training and for
racing.

(F) All pigeons shall be confined to the loft, except for limited periods necessary for
exercise, training and competition; and at no time shall pigeons be allowed to perch
or linger on the buildings or property of others. Pigeons shall be fed only in the con-
fines of the loft.

(G) No one shall release pigeons to fly for exercise, training or competition except in
compliance with the following rules:

a.  The owner of the pigeons must be a member in good standing of an organized
pigeon club, such as the Grand Junction Racing Pigeon Club, The American
Racing Pigeon Union, Inc. or other club that has rules that will help preserve
the peace and tranquility of the neighborhood.

b.  Pigeons will not be released for flying which have been fed within the previ-
ous four hours.

c.  Pigeons shall be banded and registered with one of the national pigeon asso-
ciations/registries.

(H) A structure housing racing pigeons shall be no closer than 50 feet to any adjacent
residential or commercial structure on another property.

(b) Adult Entertainment.

(1)

2)

)

4)

The City Council finds that the concentration of certain adult entertainment establishments in
cities tends to result in the blighting and deterioration of the areas of such concentration.
Accordingly, it is necessary that these establishments be regulated in a manner as to prevent
the erosion of the character of affected neighborhoods.

No adult entertainment establishment as defined herein shall be permitted within the City of
Grand Junction except as provided in this code.

The purpose of this subsection is to establish for the zoning and location of adult entertainment
establishments which:

(i) Are not a nuisance; and

(i1)) Do not violate the provisions of the law regarding sexual conduct, obscene material or
obscene conduct.

Nothing in this code authorizes, legalizes or permits the establishment, operation or mainte-
nance of any business, building or activity which violates any other municipal ordinance or
provision of the laws regarding nuisances, sexual conduct, obscene material or obscene con-
duct. “Obscene material” or “obscene conduct” means that material or conduct which, taken
as a whole, appeals to the prurient interest of the average person, applying a contemporary
local standard and depicts or describes sexual conduct which, taken as a whole, lacks serious
literary, artistic, political or scientific value. The term “contemporary local standard” means
that the material or conduct at issue must be measured in terms of the contemporary commu-
nity standards of the City.
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(5) Definitions.

(1)

(i)

(iii)

(iv)

™)

Adult Entertainment Establishments. Any establishment which conducts as a principal
use of the premises or as a significant or substantial adjunct to another use of the prem-
ises, the sale, rental, display or other offering of live entertainment, dancing or material
which is distinguished or characterized by its emphasis on depicting, exhibiting, describ-
ing or relating to specified sexual activities or specified anatomical areas, including but
not limited to:

(A) Adult bookstore: Any establishment which sells or rents adult material including
but not limited to books, magazines, movies, films, slides, or other photographic or
written material and/or devices;

(B) Adult hotel or motel: Any hotel or motel in which the presentation of adult material
is the primary or a principal attraction; and

(C) Adult motion picture theater: Any fully enclosed theater in which the presentation
of adult material is the primary or principal attraction;

(D) Adult cabaret, restaurant or place of business: a cabaret, restaurant or place of busi-
ness which features topless and/or bottomless dancers, waitresses, waiters, or
entertainers, or any other depiction of adult material.

Adult Material. Any material including, but not limited to, books, magazines, newspa-
pers, movie films, slides, or other photographic or written materials, video tapes and/or
devices which are distinguished by their emphasis on depicting, describing or relating to
specified anatomical areas or specified sexual activities:

(A) Specified anatomical areas are any of the following which are less than completely
and opaquely covered:

Human genitals and pubic region;
b.  Buttocks;

c.  The human female breast or breasts to a point immediately below the top of
the areola; and

d. Human male genitals in a discernibly turgid state even if completely and
opaquely covered.

(B) Specified sexual activities or sexual conduct:
Human genitals in a state of sexual stimulation or arousal;

b.  Actual or simulated acts of sexual intercourse, masturbation, sodomy, besti-
ality, cunnilingus, fellatio, anilingus or any sexual acts which are prohibited
by law; and

c.  Touching or fondling of the human female breast, buttock, anus or genital.

Public Building. Any building owned, leased or held by the United States of America,
the State of Colorado, Mesa County, or the City of Grand Junction, any school district
or other agency or political subdivision, which building is used for governmental pur-
poses.

School. Any public or private educational facility including child day care facilities,
nursery schools, preschools, kindergartens, elementary schools, middle schools, junior
high schools, high schools, vocational schools, special education schools, colleges, uni-
versities and trade schools. “School” includes the school grounds, buildings, structures
and facilities.

Church. Any structure or building for public worship.
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(©)

(6)

(7

(vi) Park. Any public property kept, used and maintained for recreational, ornamental or aes-
thetic purposes.

(vii) Playground. Any property, public or private, used for and equipped with facilities for
recreation especially by children. A playground may be incidental to school use but is
not limited to school use or school facilities as defined herein.

Prohibition. No person, corporation, or business of any sort or description, shall cause or per-
mit the location or operation of an adult entertainment establishment as defined herein within
1,000 feet of the property line of another such business or within 1,000 feet of the property
line of any church, school, park, playground, public building or within 1,000 feet of any resi-
dentially zoned property as the same are established under this code. The operation of an adult
entertainment establishment shall include the opening of such business as a new business, the
relocation of such business or the conversion of an existing business location to any of the uses
described herein.

Nonconforming Uses. Uses made nonconforming shall be governed by those provisions of
this code.

Flea Markets.

(1)

2)

This section establishes standards for the operation of flea markets in a manner that protects
adjacent property values and street function.

Performance Standards. All flea markets shall meet the following standards (see Chapter
21.10 GIMC, Definitions, and GIMC 21.04.010, Use table):

(i) No booth, stall, or other display area shall be placed or maintained within any required
setback area;

(i1) Off-street parking shall be provided at 1.5 spaces per booth or stall;

(iii)) Parking area shall only be accessible by driveways meeting standards established in
TEDS (GIJMC Title 29);

(iv) Sanitary facilities as required by the Director shall be provided on site;

(v) All items for sale shall be stored indoors (or within an approved screened storage area)
or removed from the site at the close of each business day. Flea markets shall not be open
for business in excess of 16 hours per day;

(vi) No storage of items other than those available for retail sale may be stored on the prem-
ises unless confined within an approved screened storage area as per GIJMC
21.04.040(h);

(vii) Flea markets shall not derive access from a collector or local street which serves a resi-
dential district located within 1,200 feet of the property on which the flea market is
located; and

(viii) An owner or operator of an existing flea market shall comply with all City regulations
on or before December 31, 2005.

(d) New Car/Auto Recycler, End Recycler (Salvage Yard), Wrecking Yards, Appliance Recycler,
Impound Lots. (For existing uses see GIMC 21.04.040(h)(2)(ii1).) New car/auto recycler, end recy-
cler (salvage yard), wrecking yards, appliance recycler and impound lots shall be allowed to operate
only with an approved conditional use permit and are subject to the following requirements. Sal-

vage, dismantling, recycling or impound lot uses as accessory uses are permitted under the same

status as the principal use and are subject to all requirements of the principal use in addition to the
following requirements:

(1

Recycling/wrecking/salvage yards and impound lots shall provide the screening and buffering
required by GIMC 21.06.040(i) and provide a six-foot-high wall along the street frontage and
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along the first 50 feet of the side perimeter from the street. The wall shall be increased to eight
feet if the yard will contain any stored items in excess of six feet. The required wall shall meet
the required front yard setback with landscaping in the setback area.

(2) The wall shall be of solid, 100 percent opaque construction of wood, masonry, or other mate-
rial approved in writing by the Director (unless the screening and buffering required by GIMC
21.06.040(i) allows for only masonry or wood).

(3) All outdoor yards or storage lots shall comply with the following:
(i) No yard or storage lot shall be placed or maintained within a required yard setback.

(i1) Stored items shall not project above the screening except for integral units as defined in
Chapter 21.10, Definitions; and stacking of no more than two vehicles on top of a wheel
stand. Integral units shall include shelving up to 20 feet in height for the purpose of stor-
ing recyclable materials. Integral units shall not be stored within the first 20 feet of the
property from any street frontage property line.

(iii)) All screening shall be installed in a professional and workmanlike manner, and main-
tained in good condition.

(4) All compaction, cutting and/or other material volume reducing operations shall be conducted
to minimize the noise generated by the operation.

(5) Unusable items shall be disposed of and not be allowed to collect on the premises.

(6) All tires not mounted on operational vehicles shall be neatly stacked or placed in racks. If
stacked, the stacks shall not be over six feet in height; if on racks, the top of any tire on any
rack shall not be over 10 feet in height.

(7) No garbage or other putrescent waste, likely to attract vermin, shall be kept on the premises.
Gasoline, oil, or other hazardous materials which are removed from scrapped vehicles or parts
of vehicles kept on the premises shall be disposed of in accordance with applicable federal,
State and local regulations. All other regulations of the City such as, but not limited to, build-
ing codes, fire codes, weed regulations and health regulations shall apply to the operation of
all such uses.

(e) Campgrounds.
(1) A camping guest shall not use a campsite as a permanent residence or domicile.
(2) Campground Design and Overall Site Layout.
(i) Access and Circulation.

(A) Entries, access drives, and parking areas shall meet City dimensional and fire stan-
dards and grading, drainage and dust control requirements as applicable.

(B) The surface of entries and access drive aisles shall be paved with asphalt or con-
crete with a pavement section to support an 80,000-pound fire truck.

(C) Pedestrian walkways shall be surfaced with a firm and stable, ADA-accessible
material and designed to provide safe pedestrian circulation within the camp-
ground.

(i1) Parking.
(A) Parking or unit pull-in spaces shall be finished with a firm and stable material.

(B) A minimum of one parking space per camping unit shall be provided at or in prox-
imity to each campsite.

(C) A minimum of two additional parking spaces shall be provided at each common
service building or campground office.
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(ii1)) Entries, access drive aisles and walkways shall be lighted every 500 feet consistent with
the overall design of the campground. Low-level, full cut-off pedestrian lighting fixtures
are encouraged.

(iv)

)

Site Design and Planning.

(A)

(B)

©

(D)

(E)

(F)

(G)

At least one campsite with accessible/mobility features shall be provided for each
25 campsites within the campground.

An overflow area for campsites may be established but shall not exceed five camp-
sites/parking areas per 100 in the campground.

Common service buildings including restroom and shower facilities shall be
located no closer than 20 feet nor more than 500 feet from any campsite that may
be used by a dependent camping unit.

Entryways to common service buildings shall be lighted during all operational
hours between dusk and dawn.

Areas of campgrounds that abut residential properties shall be screened by a six-
foot solid fence or year-round vegetation measuring six feet in height. Fences must
comply with GIMC 21.04.040(i) and any design guidelines.

Landscaping. All areas shall be covered with either the natural vegetation and/or
an acceptable form of ground cover so as to facilitate drainage, reduce dust, prevent
erosion and reduce fire hazards.

a.  One tree per 2,500 square feet of the total net area used as campsites (e.g.,
exclude drive aisles, common areas or areas with common buildings) is
required. Trees may be distributed throughout the campground.

b.  All other landscaping shall comply with GIMC 21.06.040.

Each campground with 50 campsites or more shall provide an active recreational
area(s) such as a tot lot or playground, horseshoe pits or lawn game area consisting
of a minimum of 100 square feet per campsite.

Campsite Design.

(A)
(B)

©

(D)

(E)

(F)

(G)

Any campsite shall be set back a minimum of 25 feet from a public right-of-way.

Each campsite shall provide a minimum of 750 square feet of space per intended
camping unit and have a minimum width of 25 feet.

A camping unit either in full set-up mode (all extensions/pull-outs in place), placed
or built on a site shall not occupy more than 75 percent of the area of the campsite.
Campsite size shall be larger than the minimum if larger camping units are
intended and/or allowed.

If a campsite may be used for multiple units, it shall provide at least another 400
square feet per each additional camping unit.

Camping units or attachments thereto (e.g., slideouts, awnings) shall be set back a
minimum of three feet from individual campsite boundary lines or five feet from
campground property boundary lines.

Each site shall be marked and/or numbered for identification in a conspicuous loca-
tion, and be legible from the campground access drives.

No permanent or semi-permanent structures, such as cabins, lean-tos, accessory
structures, sheds or habitable buildings, whether placed on a permanent foundation
or not, shall be erected on a campsite except by the owner/operator of the property.
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(vi) Water Services.

(A)

(B)

©

(D)

The campground water supply system shall be designed, constructed and main-
tained in compliance with all applicable codes. At campsites that provide for full
or partial hook-up, the water system shall be connected to a public water supply
system.

Common water faucets shall be conveniently accessible from any campsite
intended for dependent camping units.

Spillage, overflow, drainage or wastewater from common faucets shall be dis-
charged to approved drains or otherwise designed to prevent impoundment of
water, creation of mud holes or other nuisance conditions.

A water station for filling water storage tanks shall be provided at the rate of one
station for every 100 campsites or part thereof that are designed for independent
camping units. The water station shall be posted with a sign indicating it is potable
water.

(vii) Sanitary Sewer.

(A)

(B)

©

(D)

(E)

At campsites that provide for full or partial hook-up, the sewer service shall be con-
nected to a public sewer system.

It is recommended that one sanitary waste station connected to a public sewer sys-
tem be provided for campgrounds designed for greater than 100 independent camp-
ing units.

When a sanitary waste station is provided, it shall be located on a level site with a
concrete slab sloped to a center drain and be easily accessible from the access drive.

When a sanitary waste station is provided, a means for flushing holding tanks and
the immediate area shall be provided at each sanitary waste station. The flushing
station shall consist of a properly supported water riser pipe, valved outlet and
attached hose.

A flushing sink or other means of disposal connected to the public sewer system
shall be provided for disposal of liquid wastes from dependent camping units
unless a sanitary waste station is provided and is conveniently located to these
campsites.

(viii) Restroom and Shower Facilities.

(A)

(B)

All common restroom and shower facilities shall be connected to public water and
sewer systems. Privies are not allowed within campgrounds within the City limits.

Required toilet, sink and shower facilities shall be provided in the following mini-
mum numbers:

a.  Where a campground is designed and operated for exclusive use by indepen-
dent camping units, at least one toilet and one sink shall be provided for each
50 campsites.

b.  Where a campground accepts or accommodates dependent camping units, at
least one toilet and one sink shall be provided for every 15 campsites not pro-
vided with sewer connections and one shower shall be provided for every 15
campsites or fractional part thereof. Sinks shall be provided at each building
containing toilet facilities at a rate of one sink per toilet for up to six toilets
and one sink for every two toilets thereafter.
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(ix)

Health, Safety and Maintenance.

(A) Emergency and fire safety rules and regulations shall be conspicuously posted by
campground management and shall include the following information in addition
to any other information required by the Fire and/or Police Department and any
other laws and regulations:

Information needed for summoning the Fire and Police Departments.

b.  Campground location information needed to provide to responding emer-
gency services.

c.  Location of common water faucets.

d.  Location of fire suppression hydrant(s).

e.  Location of sanitary waste station(s).

f.  Map of campground, identifying all buildings and campsites by number.

(B) All areas including the storage, collection and disposal of refuse shall be main-
tained to minimize health and accidents, fire, air quality and other nuisance condi-
tions.

(C) Durable, water-tight, easily cleanable refuse containers, sufficient to contain all
refuse from the campground, shall be provided. Provision of recycling containers
for separation of plastic, glass, metal and aluminum containers is recommended.

(D) All trash collection areas shall be contained with a six-foot privacy fence or wall
on at least three sides of the area.

(E) A six-foot fence shall be provided around hazardous areas such as swimming
pools, utility areas or storage of hazardous materials.

(F) A fire ring shall be provided at any campsite that allows the use of combustible
fuel. Location of the fire rings shall be shown on the site plan.

(f) Manufactured Housing Parks.

(1) Purpose. To provide for low cost housing developments that include adequate amenities and
are designed to provide a stable, long-term asset for the community.

(2) Standards. Manufactured housing parks shall have a maximum density of eight manufactured
homes per acre and a minimum density of four units per acre. The following standards shall
also apply:

(1)

(i)

All manufactured home spaces shall abut on a hard-surfaced roadway of not less than 24
feet in width which shall be adequately lighted and drained and which shall have unob-
structed access to a paved public street or highway;

No manufactured home or structure shall be closer than 25 feet to any property line of
the manufactured home park nor closer than 20 feet to another manufactured home or
any building in the park, except where manufactured homes are parked end to end, the
end clearance shall be at least 15 feet;

(ii1)) No additions shall be built onto any manufactured home other than a porch or entryway,

(iv)

)

which shall be not less than 15 feet from the nearest manufactured home and its addi-
tions;

All buildings and manufactured homes within the park shall be served with centralized
water supply and sewage disposal systems approved by the City;

Two off-street parking spaces shall be provided for each manufactured home site and
one space for every 50 square feet of floor area in administration and service buildings;
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(vi)

(vii)

All manufactured homes shall be skirted and anchored in a manner approved by the
Director;

All parking and driveway areas shall be paved;

(viii) Mobile homes, recreational vehicles or travel trailers may not be used as residences

(ix)

(x)

(xi)

(xii)

within a manufactured home park;

Each space shall be numbered in a conspicuous location and a space map posted at the
entrance to the park;

In evaluating the proposed development, the City shall evaluate, in addition to other con-
siderations, the following:

(A) The effect of the proposed manufactured home park on adjacent property values;

(B) The consistence and compliance of the proposed manufactured home park with the
provisions of applicable County and State regulations;

(C) The suitability of the site for the proposed use with special attention to topography,
subsurface conditions and the availability of necessary utility service;

(D) The relation of the population density resulting from the proposed manufactured
home park to the public interest;

(E) The use of sound planning and engineering practices;

(F) The availability of access from existing highways and the nature of the altered traf-
fic pattern resulting from the manufactured home park; and

(G) The availability of schools, police protection, fire protection and other public ser-
vices;

In the event of approval, the City shall specify appropriate conditions and safeguards to
protect the character of existing and future development of adjoining properties as well
as the manufactured home park; and

Existing manufactured home parks shall comply with the above standards to the greatest
extent possible, except that:

(A) Existing mobile homes may continue to be used and replaced in mobile home parks
established prior to 1976;

(B) Existing spaces may be used; provided, that any additions made after the effective
date of the code shall comply with setback requirements herein; and

(C) Paving of existing driveways only shall be required if the park is expanded or the
number of spaces increased.

(g) Mini-Warehouse.

(1) Purpose. This subsection sets standards for the establishment of safe and attractive mini-ware-
house developments. These standards apply to all mini-warehouses, including those that pro-
vide indoor and/or outdoor units.

2)

)

Accessory Uses. Accessory uses may include living quarters for a resident manager or security
and leasing offices.

Uses Prohibited.

(1)

No owner, operator or lessee of any mini-warehouse or portion thereof shall offer for
sale or sell any item of personal property, or conduct any type of commercial activity of
any kind whatsoever, including such uses as sales, service and repair operations, manu-
facturing, or truck/equipment rentals, other than leasing of the units, or permit same to
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4)

)

(6)

(7

(i)

occur upon any area designated for the mini-warehouse use, except that estate or fore-
closure sales held by the mini-warehouse owner or operator shall be allowed.

No outside storage shall be permitted except the storage of licensed vehicles within
approved areas designated for such storage. This storage shall meet the requirements of
GIMC 21.04.040.

Landscaping and Screening. All mini-warehouses shall provide the following in addition to
meeting standards of GIMC 21.06.040:

(1)

(i)

A 30-inch-high by 10-feet-wide landscaped berm is required between storage units and
the abutting public right-of-way. The berm shall include trees that are planted every 30
feet.

For outdoor mini-warehouse units, landscaping islands shall be provided at the end of
each row of storage units. Landscape islands shall be planted with shrubs that reach at
least five feet of height at maturity.

Off-Street Parking and Driveways Standards.

(1)

(i)

Drive aisles within outdoor mini-warehouse facilities shall be a minimum of 26 feet wide
for single-load aisles and 30 feet for double-load aisles.

A minimum of two parking spaces shall be provided adjacent to the primary entry struc-
ture.

Architectural and Site Design Standards. All mini-warehouses shall meet the following stan-
dards:

(1)

(i)

Mini-warehouses that front public rights-of-way shall provide a primary entry structure
at the entrance of the development that meets the following standards:

(A) No parking shall be placed between the building and the street.

(B) Windows or similar architectural features shall cover at least 30 percent of the
street-facing facade.

(C) Building materials such as brick, stone, wood, architectural-grade metal, or similar
exterior shall be used.

(D) Two of the following features shall be utilized in the design of the primary entry
structure:
a. Tower feature.
b.  Facade articulations on the street-facing facade.
c.  Roofline articulations in the street-facing facade.
d.  Decorative lighting on the street-facing facade. This lighting must comply
with all standards found in GIMC 21.06.080.

Any street-facing facade of each storage unit must be covered with building materials
such as brick, stone, wood, architectural-grade metal, or similar exterior.

Signage. All mini-warehouses shall provide the following in addition to meeting standards of
GIMC 21.06.070:

(1)

(i)

Individual mini-warehouses shall be clearly marked with numbers or letters identifying
the individual units and a directory of the unit locations shall be posted at the entrance
or office of the facility.

Signs or other advertising shall not be placed upon, attached to, or painted on any walls
or fences required for landscaping and buffering in the mini-warehouse development.
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(h) Short-Term Rentals.

(M

2)

)

4)

)

(6)

(7

Purpose. The purpose of this regulation is to allow short-term rentals in certain zone districts
in the City with a permit and with regulation to assist in protecting the health, safety, and wel-
fare of property owners, neighbors, and occupants.

Applicability. These regulations apply to all uses meeting the definition of short-term rental.
Private covenants running with land may restrict or prohibit short-term rentals; it is the respon-
sibility of the property owner, not the City or any employee or agent thereof, to ensure com-
pliance with restrictive covenants.

Definitions. Short-term rental is a type of lodging wherein a dwelling unit, either in full or in
part, is rented to a temporary occupant(s) for monetary consideration for fewer than 30 con-
secutive days. A bed and breakfast is, for purposes of this title, a type of short-term rental.
Likewise, a home used similar to a rooming/boarding house but where stays are fewer than 30
consecutive days is also a short-term rental. Short-term rental does not include shelters or
other transient lodging as defined as a community service use.

Permit Required. No person or entity shall sell lodging to a temporary occupant(s) of a dwell-
ing unit for fewer than 30 consecutive days without first having obtained a short-term rental
permit issued by the City and complying with any conditions or restrictions thereof. A short-
term rental permit is valid for the life of the short-term rental use, subject to annual re-regis-
tration in a form prescribed by the City. A separate short-term rental permit is required for
each short-term rental unit. A short-term rental permit may be issued only to the owner of the
property used for short-term rental. A short-term rental permit may be issued by the Director
upon finding that the requirements of this subsection (h) are met. A permit may contain con-
ditions and restrictions.

Occupancy.

(i) The number of occupants at any given time in a short-term rental unit shall not exceed
two persons per bedroom plus two additional renters, including the operator, except
where the Director determines that the size, configuration and/or structural features of
the unit allow greater or lesser occupancy.

(i1)) The permit shall specify the maximum occupancy of the unit.
Designated Local Responsible Party.

(1) The property owner shall designate one or more local person(s) who will be permanently
available and responsible for immediately responding to complaints about or violations
of law or of permit terms. Local as used herein means having a permanent address within
a 20-mile radius from the short-term rental property and a 24-hour contact phone num-
ber.

(i1)) The designated local responsible party may be the owner of the property if he or she
meets the local criteria.

(ii1)) The designated local responsible party must be authorized by the property owner to per-
mit inspection of the premises by the City and/or its agent or employee to ensure com-
pliance with applicable fire and building codes and with the requirements for and/or of
the short-term rental permit.

General Requirements. The owner of a dwelling used or to be used as a short-term rental shall:

(i) Obtain a tax license from the City of Grand Junction and comply with all applicable
local, State, and federal taxes;

(i1)) Demonstrate and certify that the unit contains the following on the premises at all times:

(A) A smoke detector in good working order;
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(B) A carbon monoxide detector in good working order;
(C) Adequate and functional building egress from each sleeping room in the unit;

(D) Posted notice providing in detail the following information in a highly visible loca-
tion and readily accessible form:

Location of building exits and fire extinguishers;
b.  Twenty-four-hour emergency contact information;

c. Parking areas and parking restrictions, including a notice that parking on
lawns is not allowed;

d. Noise restrictions and quiet hours;
e.  Trash disposal instructions including trash pickup location and schedule;
f.  Maximum occupancy restrictions;
g.  City permit number;
(ii1) Certify all units maintain a fire extinguisher in good working order;

(iv) Permit inspection of the premises by the City or its agent or employee during the pen-
dency of the permit application, and thereafter upon reasonable notice;

(v) Provide with its application a sketch or drawing of the unit that depicts all rooms, doors
and windows, including dimensions, and shows on-site areas available for guest parking;

(vi) If the short-term rental unit is accessed by a shared driveway, provide the City with a
copy of a written instrument authorizing use of the driveway for short-term rental pur-
poses;

(vii) Provide the name, address and phone number of the designated local responsible party
to the City, and update such information with the City whenever it changes;

(viii) Register annually with the City, certifying that the permit terms and requirements are
still being met and updating any material changes to the unit or property;

(ix) Where food is prepared and served to guests/lodgers on the premises, demonstrate com-
pliance with Mesa County Health Department regulations.

Revocation, Suspension, and Appeal.

(i) A short-term rental permit may be suspended or revoked for any of the following rea-
sons:

(A) The owner or designated responsible party has failed to comply with a requirement
of this subsection (h).

(B) The owner or designated responsible party has failed to comply with a condition of
or restriction set forth in the short-term rental permit.

(C) The owner has failed to collect or remit lodging taxes or otherwise comply with
local, State and/or federal tax requirements.

(D) Materially false or misleading information has been provided to the City by the
applicant, owner or designated responsible party on an application.

(E) The City has received excessive and substantial complaints by neighbors or
affected persons that were not adequately and timely addressed by the owner or
designated responsible party.
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(i1) Notice of revocation shall be provided to the owner, who shall then be given an oppor-
tunity to respond within 10 days. The Director will issue any decision to revoke or sus-
pend a permit within 10 days of the response date.

(ii1)) Any aggrieved person may appeal the issuance, denial, suspension, or revocation of a
short-term rental permit to the Zoning Board of Appeals within 10 days of the issuance
of the decision.

(i) Business Residence.

(1) Residence Occupancy. A business residence is a primary residence, located within a business
structure, of the owner, operator or employee of the business. This subsection is not intended
to permit general residential uses in business or commercial areas.

(2) Residence as Accessory Use. The same procedures and requirements shall govern a residential
accessory use as the principal use with which it is associated (see GIMC 21.04.010, Use
table). The following conditions apply to all business residences:

(1) The residential unit shall comply with all appropriate building and fire codes and with
all applicable portions of this code;

(i1)) Only one single-family dwelling unit per business or structure is allowed and it shall be
occupied only by the owner, operator, or employee of the principal use and immediate
family;

(iii)) The dwelling unit shall be located within a structure used primarily for business pur-
poses;

(iv) A minimum of one off-street parking space shall be provided for the dwelling unit in
addition to the required parking for the business; and

(v) Other conditions as required through the site plan approval process.
() Medical and Hazardous Waste Transfer Facilities.

(1) Purpose. The purpose of this subsection is to evaluate the expected impact of a proposed med-
ical or hazardous waste transfer facility and to reasonably ensure that such a facility is reason-
ably safe.

(2) Application. A medical or hazardous waste transfer facility receives and temporarily stores
medical or hazardous wastes; it does not include facilities for the treatment, storage or disposal
of wastes. A conditional use permit, granted in accordance with GIMC 21.02.110, shall be
required prior to establishment of a medical or hazardous waste transfer station. The Director
may waive or reduce informational requirements for a specific proposal after making a written
finding that such information is not needed to adequately review the impacts of the proposed
facility or that other available studies adequately provide the requested information.

(3) Exemptions. A facility that provides temporary storage of hazardous or medical wastes gen-
erated on the site for a period not to exceed seven days or the time period allowed by the State
is not subject to the provisions of this subsection.

(4) Medical or Hazardous Waste Transfer Facility Report Requirements. An application for a
conditional use permit for a medical or hazardous waste transfer facility shall include the sub-
mission of a hazardous waste facility siting report by the applicant. This report shall summa-
rize and analyze all pertinent information regarding the proposed siting of the facility, and
shall:

(i) Be prepared by an independent, qualified professional. The author of the hazardous
waste facility siting report shall provide written evidence of expertise required to prepare
the report;
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(i1) Include the following information, as well as any additional information deemed neces-
sary by the Planning Commission or City Council for a thorough review of the proposal:

(A) Applicant Information.

(B)

a.

m.

Applicant and property owners’ names, addresses and interests in the prop-
erty.

Name, address, and telephone number and credentials of the author of sup-
porting technical documentation.

Affidavit authorizing the applicant to represent the property owner.
Legal description and location of the proposed site.

Location map indicating the location of the site in relation to the City thor-
oughfare system.

Zoning map indicating the present zoning of the site (and proposed zoning if
a rezoning has been requested) and the zoning of adjacent parcels.

A land use map indicating existing and proposed site development and land
uses of property located within 2,500 feet of proposed storage and operations
areas.

The site topography, including existing and proposed grades shown in con-
tour intervals of two feet.

The site’s hydrological conditions, including the location of any floodplains,
wetlands and bodies of water, as well as subsurface water characteristics.

The site’s geological conditions, including description of geological features,
unstable areas or other geological anomalies which might affect facility oper-
ation and that, to the extent such features exist, they have been adequately
addressed in the facility design.

The history of uses at the site which may have installed underground storage
tanks, deposited fill on the property for disposal or grading purposes, or con-
taminated soils with medical or hazardous wastes.

The distance from the nearest park, wetland, fresh water stream or water
body, wellhead, water pumpage center, sewage treatment plant, sewage trunk
line, floodway area, flood fringe area, rail freight line, federal or State high-
way, public water supply, groundwater recharge area, or aquifer outcrop area.

Existing streets, driveways, loading areas and public utilities.

Project Description and Impact Analysis.

a.

Description of proposed use of the site, including a detailed explanation of all
operations involving medical or hazardous wastes.

Description and drawing of proposed buildings, structures and storage facili-
ties, including proposed height and bulk of any.

Description and drawing of all proposed streets, driveways, parking areas and
loading areas.

A traffic study which takes into consideration traffic generated by the facility
as well as background traffic and all traffic that will be generated by develop-
ment authorized under existing regulations in the vicinity of the facility.

Description of efforts made by the applicant to meet with surrounding prop-
erty owners to inform them of their proposal and respond to their concerns.
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(6)

f.  Agency findings of compliance with applicable provisions of local, State or
federal law.

g. Applicant’s technical findings related to hydrological, geological and topo-
graphical constraints and proposed mitigation measures.

h.  Applicant’s findings related to the suitability of the site for the purposes pro-
posed, including consistency with the Comprehensive Plan, natural features
and adjacent development patterns.

i.  Applicant’s finding that no environmentally, archaeologically, culturally or
historically significant areas, threatened or endangered species, or lakes exist
on or near the property, which will be negatively impacted by the facility.

j.  Applicant’s findings that there are no wetlands on the property which will
need to be filled in order to facilitate the construction of the facility.

k.  The operator shall provide details on the site’s security system, including an
explanation of how access to and from the site is to be controlled.

1. The operator shall submit a full description of operations including character
and location of material transfer and storage, spill and emergency response
plans and manifesting program.

m. Proposed screening and landscaping of the site showing existing and pro-
posed use of plants, berms and fences.

n.  The need to relocate any existing public facilities and utilities located on the
site.

Medical or Hazardous Waste Transfer Facility Review Requirements. The City shall review
the Hazardous Waste Facility Siting Report and the supporting documentation for complete-
ness and the validity of the assumptions stated and determine whether the proposal:

(1) Is consistent with the Comprehensive Plan;

(i1) Will substantially advance the public health, safety or general welfare;

(ii1)) Will impact the marketability and property values of surrounding property;
(iv) Will impact the site’s environment and natural resources;

(v) Has public benefit that outweighs public or private detriment;

(vi) Is compatible with adjacent development; and

(vii) Is a suitable use for the proposed site.

In granting a conditional use permit for a medical or hazardous waste transfer facility, the City
may establish reasonable conditions including, but not limited to:

(i) Containment safeguards to prevent contamination of surface or groundwaters;

(i1) Buffering, screening and berming to ensure that operations or activities on site are ade-
quately screened from off-site locations;

(ii1)) Noise levels at the property line shall not exceed the guidelines for community noise
published in the American National Standard ANSI 53.23-1980, entitled “Sound Level
Descriptions for Determination of Compatible Land Use,” [§ 25-12-103 C.R.S.];

(iv) Seismic vibrations, if any blasting is to occur during either construction or operations,
are not to exceed the standard established in U.S. Bureau of Mines Bulletin 656;

(v) All on-site roads, driveways, parking and loading areas shall be paved to limit fugitive
dust;
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(vi)

(vii)

Odors shall be controlled to the maximum extent practicable using the best available
technology;

Access to the site shall not use residential streets;

(viii) Fiscal assurances in a specified amount, in a form mutually acceptable to the operator

(ix)
(x)

(xi)

(xii)

and the City, to guarantee the operator’s performance during the operation, closure and
post-closure period, and to provide financial assurance with respect to any third party
claimants for personal injury or property damage by persons residing or owning property
within a specified distance from the facility, which damage can be shown to be a direct
consequence of facility operations;

Limitation of the hours of operation;

A surface water drainage system to provide runoff and erosion control that can accom-
modate a 100-year, 24-hour storm and that any surface drainage which does come in
contact with waste handled outside of sealed DOT approved containers is directed to an
independent collection system;

Periodic monitoring of operations and stormwater runoff from the site. The facility oper-
ator shall reimburse the local government for their costs related to inspection, monitoring
and other administration of facility operations;

Limitation of the types of waste which can be received at the site and standards ensuring
that personnel are properly trained to handle wastes accepted at the site;

(xiii) A franchise fee calculated to pay the City for the costs to review, monitor and enforce

the permit;

(xiv) To the extent that any technical environmental issues are raised, the operator, as part of

(xv)

the review process and prior to approval, shall reimburse the City for the cost of engag-
ing the services of an independent expert to study and provide an opinion concerning the
1ssues;

The operator shall allow the City and its designees to inspect the site during hours of
operation without prior notice, to ensure that the facility is being operated in accordance
with applicable conditions of approval;

(xvi) Reimbursement to the City for the cost of special training, equipment and labor required

for response to medical, fire and other emergencies;

(xvii)A yearly performance report for the facility. This report shall be presented to the Plan-

ning Commission annually and shall include, but not be limited to, the following:
(A) Volume and chemical classification of the substances received;

(B) Volume and chemical classification of the substances shipped from the site;
(C) Accidents;

(D) Location, type and cause of the accident;

(E) Number and type of spills on and off site;

(F) Fires — type and location;

(G) List of corrective measures taken by the operator of the facility to prevent future
occurrences;

(H) Site testing data;
(D) Number and type of violations found by E.P.A. or State inspectors; and

(J) Street and traffic safety improvements.
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(7) The Planning Commission shall set an expiration date on the conditional use permit approval.

(k) Mineral Extraction, Washing, Crushing, Cement Batch Plants and Asphalt Plants.

(1) Purpose. The purpose of this subsection is to establish reasonable and uniform limitations,
safeguards and controls to wisely utilize natural resources and to reclaim mined land.

2

(1)

(i)

Gravel extraction and/or processing activities should occur on parcels of sufficient size
so that extraction and reclamation can be undertaken while still protecting the health,
safety and welfare of the citizens.

Where gravel extraction and/or processing is adjacent to zoning or land uses other than
I-1 or I-2, mining, handling and batch processing activities may be restricted, buffering
may be required and/or disturbance/reclamation may be accelerated to be compatible
with the adjacent zone or use.

Procedure.

(1)

(i)

(iii)

(iv)

Commercial extraction of mineral deposits shall not begin or occur until an excavation
and land reclamation plan have been approved in writing by the Colorado Mined Land
Reclamation Board.

A plan approved as part of a CUP and/or a reclamation/development schedule being fol-
lowed under previous regulations fulfills this requirement.

Asphalt, cement and/or other batch plant operations shall be subject to CUP require-
ments.

A plan for a use under this subsection shall contain, in addition to those relevant require-
ments outlined for a CUP, the following:

(A) Detailed description of the method of extraction and reclamation to be employed,
including any necessary accessory uses such as, but not limited to, crushers, batch
plants and asphalt plants;

(B) An extraction plan showing the areas to be mined, location of stockpile area, loca-
tion of structures, general location of processing equipment, with accompanying
time schedules, fencing if applicable, depth of deposit, tons in the deposit and other
pertinent information;

(C) A detailed reclamation plan showing proposed reclamation with time schedules
including, but not limited to, finish contours, grading, sloping, placement, and
amount and type of revegetation, post-extraction land use plans and any other rel-
evant information;

(D) Topography of the area with contour lines of sufficient detail to portray the direc-
tion and rate of slope of the land covered in the application;

(E) Type, character, and density of proposed vegetation both during excavation and as
a component of rehabilitation;

(F) The operator’s estimated cost at each of the following segments of the reclamation
process, including where applicable, backfilling, grading, reestablishing topsoil,
planting, revegetation management, irrigation, protection of plants and soil prior to
vegetation establishment and administrative cost;

(G) A drainage plan and report prepared by a Colorado registered professional engineer
with consideration of natural drainage, drainage during excavation and drainage
after reclamation such that the proposed reclamation and excavation will have no
adverse effect in excess of natural conditions. Where applicable, the Director may
require a floodplain permit (see GJIMC 21.07.010, Flood damage prevention);
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(H) Traffic analysis, which reviews road capacity and safety conditions/considerations
for and within the neighborhood, as that term may be defined and applied by the
Director. The Director may reduce or enlarge the neighborhood to be analyzed
upon a finding of a hazard or hazardous condition. The traffic analysis shall gener-
ally conform to and address TEDS standards (GIMC Title 29) and shall include but
not be limited to ingress/egress, parking and loading, on-site circulation, number
of trucks per day and the capacity of roads, streets, bridges, intersections, etc.;

(I)  An erosion control plan for runoff and wind-blown sediments shall be provided for
the mining operation and the reclamation;

(J) Additional information that is required because of unique site features or charac-
teristics may be required by the Public Works and Planning Departments; and

(K) Upon approval, the excavation and reclamation plans shall be filed with the City
and recorded with the Mesa County Clerk and Recorder. Any change in excavation
or reclamation plan shall be prohibited unless amended through the conditional use
permit process.

(3) Standards.

(1)

(i)

(iii)

(iv)

)

(vi)
(vii)

Mineral extraction, washing, crushing, cement and asphalt batch planting and other
mined products related uses shall be subject to an approved excavation permit, well per-
mit, air pollution permit, reclamation plan and any and all other permits, certifications
or requirements of the State or federal agencies having jurisdiction as required;

Excavation or deposit of overburden is not permitted within 30 feet of an abutting parcel,
an easement, an irrigation ditch or canal or right-of-way unless by written agreement of
the owner of such property, easement, irrigation ditch, canal or right-of-way;

Excavation within 125 feet of an existing residence is not permitted unless by written
agreement of the owners and occupants of the residence. No rock crushing, asphalt/
cement plant or other similar equipment or operations shall take place any closer than
250 feet of a residence. The Planning Commission may require a greater distance if the
operation is abutting a residential zone district. Excavation, loading, handling, process-
ing and batch operations adjacent to residentially zoned parcels shall not exceed 65 deci-
bels at the property line of any adjacent parcel;

At aminimum, 100 feet greenbelt setback shall be provided from jurisdictional wetlands
or navigable watercourses as the same are defined by the U.S. Army Corps of Engineers
(USACE). The Director upon recommendation and consent of the USACE may vary this
standard;

Existing trees and vegetation shall, to the extent practicable, be preserved and main-
tained in the required setback to protect against and reduce noise, dust and erosion. The
Director may require vegetative screening and/or buffering in accordance with this code
in order to minimize the impact to dissimilar adjacent uses or zoning districts;

The owner or operator shall submit a traffic analysis;

The Director of Public Works may place restrictions on right-of-way use after review of
the traffic analysis. Restrictions may include but are not limited to the owner or operator
being be responsible for the extraordinary upgrade and maintenance of the designated
haul route;

(viii) Streets, bridges and highways designated as haul route shall be maintained by the owner/

operator in a reasonably clean condition. This may include, depending on local condi-
tions, watering, oiling, or sweeping as determined by the Director;
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(ix) Hours of operation shall be restricted to 6:00 a.m. to 6:00 p.m. The Director may autho-
rize different hours; however, the Director may also restrict as part of the CUP the hours
of operation near residential or urbanized areas;

(x) Inno event shall a slope of steeper than 2:1 be left for dry pits. A pit with a slope of 3:1
or steeper shall not exceed a depth of 10 feet. The floor of excavation pits, whether wet
or dry, shall be left in a suitable condition;

(xi) The owner/operator shall not excavate, store overburden or mined material or dike the
property in such a manner as to increase any drainage or flooding on property not owned
by the operator or damage public facilities and/or property;

(xii) Prior to starting operation, where the operation is adjacent to subdivided and/or devel-
oped commercial or residential property, the Director may require buffering and/or
screening. Required fencing, screening and/or buffering shall not be removed until rec-
lamation has been completed;

(xiii) After mining has been completed, the site shall not to be used to stockpile sand and/or
gravel except in I-1 and I-2 with a CUP. In any event the owner/operator is to reclaim
the site as rapidly as possible;

(xiv) Operations shall comply with the noise, vibration and other applicable standards and
requirements of this code. If there are conflicting or competing provisions in this code,
the most stringent shall apply;

(xv) All air emissions shall comply with standards established by the Mesa County Health
Department, State Health Department and Colorado Air Quality Control Commission;

(xvi) All water use and/or discharge shall conform to standards established by law and admin-
istered by the Environmental Protection Agency (EPA), the Colorado Department of
Public Health and Environment (CDHPE), the City of Grand Junction and the Mesa
County Health Department;

(xvii) All slopes shall be stabilized. Land remaining at the natural water level must be reveg-
etated in a manner compatible in type as/with the immediately prevailing area. Reveg-
etation plans are required and shall minimally meet the standards of the Colorado Mine
Land Reclamation Board;

(xviii) All disturbed areas shall be revegetated in accordance with the vegetation plan;

(xix) Following initial revegetation efforts, the revegetated area shall be maintained for a
period of three years or until all vegetation is firmly established in the reclamation area;

(xx) A timetable for reclamation shall be placed on each project. Time lines, including but
not limited to milestones, if any, shall be dependent upon the type and size of reclama-
tion effort;

(xxi1) Proof of a reclamation bond shall be submitted, along with the required reclamation
plan;

(xxi1) A development schedule shall be submitted describing the life span of the project in
years (ranges are acceptable) and, if applicable, the years per phase;

(xxiii) If the development schedule is not met the conditional use permit:
(A) May be revoked;
(B) The Director may grant a two-year extension per request;

(C) The Planning Commission shall have the power, after hearing, to revoke any con-
ditional use permit for any violation;
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(D)

(E)

(F)

(G)

(H)
@

Upon at least 10 days’ written notice to the owner, the Planning Commission may
hold a hearing to determine the nature and extent of the alleged violation, and shall
have the power, upon showing of good cause, to revoke the permit and the plan and
to require reclamation of the land;

If not extended or revoked, a new application and extraction plan will need to be
submitted and reviewed in the manner described in this subsection;

An extension request shall provide information in writing detailing the reasons for
the request. The Director shall consider the stated reasons, as well as the extent
conditions have changed in the area, if any, before granting an extension;

If a written request to extend the development schedule is submitted to the Director
it shall include but not necessarily be limited to the factors and reasons for the
requested extension. New conditions may be imposed as a part of the granting of
an extension. New conditions, if any, may be appealed to the Planning Commission
to be considered at a public hearing;

The Director may forward any extension request to the Planning Commission;

Extension requests will be evaluated by the Director and/or Planning Commission
on the same basis and with the same information as per the conditional use permit
process;

(xxiv) If the use has not operated or if no material has been extracted in accordance with the
development schedule or any extension thereof, the conditional use permit shall expire;

(xxv) Signage for public safety is required; and

(xxvi) Fencing around the perimeter of the property is required.

(I)  Superstore/Big Box Development/Shopping Center.

(1) The following standards and guidelines are applicable to any retail commercial structure in
excess of 50,000 square feet or any retail center in which any one structure exceeds 50,000
square feet (hereinafter “big box™).

2)

Big box shall provide outdoor spaces and amenities to link structures with the community. Bus
stops, drop-off/pick-up points, as well as pedestrian circulation routes, shall be integrated with
traffic patterns on the site. Special design features enhance the building’s function with its
relationship to the community.

(i) Big box shall provide at least two of the following design features:

(A)
(B)
©

(D)
(E)
(F)
(G)
(H)
@

Patio/seating area;
Pedestrian plaza with benches;

Window display area (covering at least 75 percent of the length of one facade or 50
percent of the length of two facades);

Outdoor playground area;
Kiosk area;

Water feature;

Clock tower;

Public art; or

Other features approved by the Planning Commission.

(i1)) Each big box shall provide an off-street bus stop for customers and employees when
located on an established or planned bus route.
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(6)

(ii1)) Each of these features shall be constructed of material that is compatible with the prin-
cipal structure and be linked by pedestrian connections as required by this code.

Pedestrian accessibility from a big box to the neighborhood is key; traffic impacts are reduced
and the big box projects a friendlier, more inviting image. This subsection sets forth standards
for public sidewalks and internal pedestrian circulation systems that can provide user-friendly
pedestrian access as well as pedestrian safety, shelter and convenience within the center
grounds.

(i) Continuous internal pedestrian walkways, no less than eight feet in width, shall be pro-
vided from the public sidewalk or right-of-way to the principal customer entrance of the
principal structure. At a minimum, walkways shall connect pedestrians to transit stops,
street crossings, building and store entries and shall feature adjoining landscaped areas
that include trees, shrubs, benches, flower beds, ground covers or other materials for no
less than 50 percent of its length.

(i1) Sidewalks, no less than eight feet in width, shall be provided along the full length of the
building along any facade featuring a customer entrance and along any facade abutting
public parking.

(ii1)) Sidewalks shall be located an average of six feet from the facade of the building to pro-
vide planting beds for foundation landscaping, except where features such as arcades,
display windows or entryways are part of the facade.

(iv) Walkways within 30 feet of at least half of the customer entrances shall have weather
protection features such as awnings or arcades.

(v) Pedestrian walkways in public parking areas shall be distinguished from driving surfaces
by the use of durable, low maintenance surface materials such as pavers, bricks or pat-
terned concrete. Such walkways enhance pedestrian safety and comfort, as well as the
attractiveness of the walkways.

Parking areas should provide safe, convenient and efficient access. Parking shall be distrib-
uted to shorten the distance to buildings and public sidewalks and to reduce pavement. Where
possible, no more than 75 percent of the off-street parking for the entire property shall be
located between the front facade of the principal structure and the primary abutting street
(“front parking area”). The front parking area shall be determined by drawing a line from the
front corners of the building to the nearest property corners. If any such line, when connected
to the plane of the front facade of the building, creates an angle that is greater than 180
degrees, then the line shall be adjusted to create an angle of 180 degrees when connected to
the plane of the front facade of the building. If any such line, when connected to the plane of
the front facade of the building, creates an angle that is less than 90 degrees, then the line shall
be adjusted to create an angle of 90 degrees when connected to the plane of the front facade
of the building. Parking spaces in the front parking area shall be counted to include all parking
spaces within the boundaries of the front parking area, including:

(1)  All partial parking spaces if the part inside the front parking area boundary lines consti-
tutes more than one-half of said parking space; and

(i1) All parking spaces associated with any pad sites located within the front parking area
boundaries.

Where practicable, buildings shall be located closer to the street so that the scale of the build-
ing appears to be reduced, pedestrian traffic is encouraged and architectural detail is more
apparent.

Outdoor storage, loading and operations areas shall be attractively screened from adjacent par-
cels and streets.
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(7

(8)

)

(1) Outdoor storage, trash collection and/or compaction, loading or other such uses shall be
located in the rear of the lot.

(i1) If because of lot configuration the Director determines that such placement is not feasi-
ble, then the side yard may be used, but in no case shall such area be located within 20
feet of any public street, public sidewalk or on-site pedestrian way.

(iii)) Outdoor storage, HVAC equipment, trash collection, trash compaction and other service
functions shall be incorporated into the overall site design. Views of these areas shall be
screened from visibility from all property lines and separated from sidewalks and on-site
pedestrian ways. Screening structures shall be made of the same materials as the princi-
pal structure.

(iv) Nonenclosed areas for the storage and sale of seasonal merchandise shall be permanently
defined and screened with walls and/or fences. Fences must comply with GIMC
21.04.040(i), any design guidelines and other conditions of approval. Materials, colors
and design of screening walls and/or fences shall conform to those used as in the princi-
pal structure. If such areas are to be covered, then the covering shall conform to the col-
ors on the building. Outdoor display and storage shall not encroach on any portion of a
walkway, drive aisles or required parking spaces.

(v) Portable outdoor display shall be allowed and shall be placed so that a minimum of eight
feet of sidewalk remains open at all times in the display area. Display shall not be placed
in the drive aisles or required parking spaces.

(vi) No delivery, loading, trash removal or compaction, or other such operations shall be per-
mitted between the hours of 10:00 p.m and 7:00 a.m. unless the applicant submits proof
that sound barriers between all areas for such operations effectively reduce noise emis-
sions to a level of 45 decibels, as measured at the lot line of any abutting property.

(vii) One outdoor vendor shall be allowed for each tenant over 50,000 square feet. The area
established for the vendor shall be identified on the site plan.

(viii) Any special event occurring in any outdoor area, including pedestrian ways and parking
lots, shall comply with GIMC 21.02.070, Administrative development permits.

The following standards shall apply to all building facades and exterior walls that are visible
from adjacent public streets and/or parcels. These standards are intended to reduce the massive
scale of large buildings, which, without application of these standards, may be incompatible
with Grand Junction’s desired character.

(i) Facades greater than 150 feet in length, measured horizontally, shall incorporate wall
plane projections or recesses having a depth of at least three percent of the length of the
facade and extending at least 20 percent of the length of the facade. No uninterrupted
length of any facade shall exceed 150 horizontal feet.

(i1)) Ground floor facades that face public streets shall have display windows, entry areas,
awnings, or other such features along no less than 60 percent of their horizontal length.
If the facade of the building facing the street is not the front, it shall provide the same
features and/or landscaping in scale with the facade.

Buildings should have visually interesting architectural features and patterns that are designed
to reduce mass and scale and reflect local character.

The following, in regard to trim, graphics or paint should be integral and not superficially
applied: color and material change, texture change and relief such as offsets, projections and
reveals.
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(10)

(11

(12)

(13)

Variation in roof lines/roof materials, in order to add interest to and reduce the massive scale
of large buildings, is required. Roofs shall have no less than two of the following features:

(i) Parapets concealing flat roofs and rooftop equipment, such as HVAC units, from public
view. Parapets shall not exceed one-third of the height of the supporting wall and shall
not be of a constant height for a distance of greater than 150 feet;

(i1) Overhanging eaves, extending no less than three feet past the supporting walls, for no
less than 30 percent of the building perimeter;

(iii)) Sloping roofs that do not exceed an average slope greater than or equal to one foot of
vertical rise for every three feet of horizontal run and less than or equal to one foot of
vertical rise for every one foot of horizontal run; and

(iv) Three or more roof slope planes.

The following standards are intended to ensure that large structures are consistent with com-
munity values.

(i) Predominant exterior building materials shall be high quality material. These include,
without limitation:

(A) Brick;

(B) Other native stone;

(C) Tinted, textured, concrete masonry units;
(D) Wood; and

(E) Sandstone.

(i1)) Facade colors shall be nonspecular, neutral or earth tone colors. The Director shall pro-
hibit the use of high intensity, metallic, black or fluorescent color.

(ii1)) Building trim and accent areas may feature brighter colors, including primary colors.
(iv) Predominant exterior building materials shall not include the following:

(A) Smooth-faced concrete block;

(B) Smooth-faced tilt-up concrete panels; or

(C) Prefabricated steel panels.

Big boxes, where possible, shall provide multiple entrances. Multiple entrances reduce walk-
ing distances from cars, facilitate pedestrian and bicycle access from public sidewalks and
provide convenience where certain entrances offer access to individual stores or identified
departments of a store. Multiple entrances also mitigate the effect of unbroken walls and
neglected areas that often characterize building facades that face other properties.

Entryway design elements and variations should give orientation and aesthetically pleasing
character to the building. The following standards identify desirable entryway design features.
Each principal building on a site shall have clearly defined, highly visible customer entrances
featuring no less than three of the following:

(i) Canopies or porticos;
(i1)) Overhangs;

(iii)) Recesses/projections;
(iv) Arcades;

(v) Raised corniced parapets over the door;

21-142



Grand Junction Municipal Code 21.04.030

(vi) Peaked roof forms;
(vii) Arches;

(viii) Outdoor patios;
(ix) Display windows;

(x) Architectural details such as tile work and moldings which are integrated into the build-
ing structure and design; and

(xi) Integral planters or wing walls that incorporate landscaped areas and/or places for sit-
ting.

(14) To the greatest extent possible, mechanical appurtenances shall be located within the struc-

ture. External mechanical appurtenances such as heating and air conditioning equipment shall
be screened and finished to match the colors and materials of the building.

(15) All buildings and enclosures shall be designed to be compatible with the primary structure.

Compeatibility shall be measured in terms of design, form, use of materials, and color.

(16) All applications for any superstore/big box development/shopping center development shall

submit, as part of their site plan review, a complete sign package consistent with the latest edi-
tion of the SSID manual.

(m) Manufactured Home.

(1)

2)

)

The following regulations apply to the construction or placement of a single-family home,
manufactured home or modular home (dwelling) on a lot.

No mobile home may be used as a dwelling in the City except in an established mobile home
park.

Every dwelling, with the exception of mobile or manufactured homes placed in mobile home
parks, shall be placed or erected on a foundation which shall comply with the following min-
imum specifications and requirements of the National Conference of States on Building Codes
and Standards, Inc., A225.1 Manufactured Home Installations 1987 (ANSI A225.1-1987) or
as amended. Neither the Director of Public Works, as the Chief Building Official for the City,
nor his designee nor any employee, officer or agent of the City, shall be liable for any direct,
consequential or other damages to any person or property by the preparation, adoption and
enforcement of minimum foundation specifications.

(i) The foundation for a manufactured home shall comply with the alternatives identified in
Table 2-2, Alternative Manufactured Home Foundation Systems (Single or Multisection
Homes), in ANSI A225.1-1987 or as amended for concrete slab or continuous foot foun-
dations and the referenced Figures C-5, C-6, C-9, C-10, C-16 and accompanying section
details. The alternate piers-ground anchor foundation, concrete or concrete block load
bearing perimeter, pile/post or permanent wood foundations shall not be allowed.

(i1)) The requirement for all dwellings to be placed on a permanent foundation shall apply to
all dwellings constructed or placed after the effective date of this code.

(ii1)) Any nonconforming conventional, manufactured or mobile home use may be continued
subject to the provisions of Chapter 21.08 GJIMC.

(iv) The foundation system alternatives identified in ANSI A225.1-1987, approved April 26,
1989, or as amended, for manufactured residential units may be modified to allow the
following:

(A) On permanent wood foundation systems, the footer may be a depth of six inches
and a width of 12 inches as opposed to the 10-inch depth and 18-inch depth illus-
trated in the standard; and
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(B) The anchor system may include any other system approved by the Chief Building
Official for the City.

(4) Where local, State or federal standards conflict with these minimum standards for manufac-
tured home foundations, the most restrictive of any regulation shall apply.

(n) Multifamily Development.

(1) To the extent practicable, as determined by the Director, multifamily dwellings shall be devel-
oped in small clusters in order to create a sense of place.

(2) Development with more than 10 units shall dedicate 10 percent of the gross acreage of the
property or the equivalent of 10 percent of the value of the property in accordance with GIMC
21.06.020(a).

(3) The minimum dimension of any courtyard between dwellings from which either dwelling may
be entered should be a minimum of the average of the heights of the dwelling adjacent to the
yard (a yard is considered between two structures if the angle between the building lines of
the structures is less than 90 degrees).

(4) Storage for things such as tools, bicycles, ski equipment, etc., shall be incorporated into a mul-
tifamily development. Storage should be designed as an integral part of the development and
be integrated with the architectural character of the dwellings. Storage facilities being incor-
porated into garages, carports and screening walls using materials and details similar to those
of the dwellings is encouraged.

(5) The following design elements shall be considered and, as appropriate, the Director may
require that the developer address any or all of the same for any multifamily development:

(1) The residential scale and character of a development should be the foremost design con-
cern;

(i1) In projects of more than five dwellings, the identity of the individual unit should be evi-
dent in the street elevation;

(ii1)) In conversion of an existing structure, an addition should respect the architectural char-
acter, detailing, lines and proportions of the existing structure. Additions should be inte-
grated into the existing structure so that it is difficult to identify and it appears to have
been a part of the original design of the structure;

(iv) Elevations which have different but compatible features for adjacent units should be
considered;

(v) The use of balconies, overhangs, covered patios, and trellis provide relief and contrast to
the building and assist in breaking up large wall surfaces;

(vi) When building elements such as decks, chimneys, etc., are repeated, some alterations to
details of those elements such as varying orientation, etc., should be used within the con-
text of the overall design to provide interest and avoid monotonous repetition;

(vil) Mass of the building should be reduced by varying setbacks and building heights of indi-
vidual units;

(viii) Entries and stairwells should be an integral part of the building design. Consideration
should be given to partially screening stairwells or using unique architectural treatments
so that such features blend in with the overall building elevation;

(ix) Dwellings and other structures, such as carports, garages and storage units, should be
designed in concert with each other by carrying certain details and design elements
throughout the project;
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(6)

(7

(®)

(x) Long rooflines should be varied, providing different heights or varying roof orientations.
Parapet walls should be interrupted by setbacks or varying heights to provide variety to
the roof line;

(xi) The architectural detailing and treatment of windows and doorways should be strongly
considered through the use of bay windows, recessed windows, raised borders, awnings,
shutters or trellis. Use of clerestory windows is encouraged where appropriate;

(xii) The individuality and privacy of dwellings should be emphasized through the use of
identifiable private or semiprivate entries;

(xiii) Catwalks or long corridors lined with entrances to units is strongly discouraged; patio
walls and fences should be an integral part of building design and should match the prin-
cipal structure’s materials;

(xiv) Mechanical equipment should be screened from public view and be located so as to be
perceived as an integral part of the buildings; and

(xv) Exterior perimeter walls of a project facing public streets should be compatible with the
landscape theme and the main building materials.

Energy conservation measures in building design such as the use of solar heating and/or use
of in-line hot water systems, efficient lighting, insulation, etc., are strongly encouraged. Ori-
entation and the use of appropriate landscape planting should optimize solar access in the win-
ter while offering shade in the summer.

The relationship between a multifamily project and adjacent uses should take into account the
type of adjacent uses, building scale, density and building heights. Particular sensitivity
should be used when a multifamily project is proposed adjacent to residential uses of lesser
density.

To minimize the impact of the multifamily development the Director shall have the authority
to mitigate impacts through the imposition of one or more of the following conditions:

(i) Additional landscaping to serve as buffer area;

(i1)) Wider setbacks from property line;

(ii1)) Modifying the orientation of buildings;

(iv) Modifying the orientation of windows and balconies;
(v) Providing screen walls;

(vi) Relocation of access ways;

(vii) Require that active recreation facilities be located to minimize the intrusion of noise into
an adjacent residential area or require a method for mitigating noise from the recreation
area; and

(viii) Require that multifamily buildings be oriented to take advantage of pleasant off-site
views and/or constructed to minimize or screen poor or obtrusive views. Views from ele-
vated use areas such as balconies should be given careful consideration.

(o) Religious Assemblies/Churches in Residential Districts.

(1)

2

This subsection sets minimum standards for new construction and expansion of, or changes
to, existing churches/church uses.

These requirements shall be applied no later than at the time of the site plan review.

(i) Maximum seating capacity shall be based upon the seating capacity in the largest assem-
bly area of the principal structure.
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(i)

(iii)

(iv)

)

(vi)

Calculation of maximum seating capacity shall include the rostrum, choir seats, fixed
seating and overflow seating area. Seating capacity assumes one person per chair or
other type of seat or one person per 18 lineal inches of pew space.

Churches with a maximum seating capacity of up to 300 and churches with a maximum
seating capacity of 301 to 600 which are located on a parcel or lot abutting a principal or
minor arterial or collector street, as identified on the City’s Streets Classification Map,
are allowed uses in all residential zones.

Churches with a maximum seating capacity of 301 to 600 require public notice if not
located on a parcel or lot abutting a principal or minor arterial or collector street, as iden-
tified on the City’s Grand Junction Circulation Plan.

Churches with a maximum seating capacity greater than 600 require a public notice in
all residential zones.

Notwithstanding subsections (0)(2)(iii) through (v) of this section, churches in planned
development districts must comply with the provisions of Chapter 21.05 GJIMC, planned
developments and any and all requirements of general applicability as specified in this
code.

(vii) Notwithstanding subsections (0)(2)(iii) through (vi) of this section, churches in airport

critical zones or clear zones must comply with Chapter 21.07 GJIMC, land use regulation
for land around airports and any and all requirements of general applicability as specified
in this code.

(viii) Churches in all residential districts shall comply with the following development stan-

dards:
(A) Parking shall not be allowed in the required front yard setback;

(B) The front yard setback shall be landscaped in accordance with GIMC 21.06.040(d).
The front yard setback shall be counted towards the percentage of gross land area
to be landscaped in multifamily zones;

(C) A minimum 15-foot side yard setback, or as required in the zone, whichever is
greater, shall be required for the principal structure. A minimum five-foot side yard
setback, or as required in the zone, whichever is greater, shall be required for acces-
sory structure on the rear half of the parcel;

(D) Where parking lots containing fewer than 51 spaces extend into required side and
rear yard setbacks abutting a residential use or zone, a minimum five-foot-wide
landscaped area shall be provided along the property line or other appropriate loca-
tion to minimize glare from lights associated with parking areas onto abutting prop-
erties;

(E) At least one tree for each 40 linear feet or fraction thereof;

(F) At least 40 percent of the landscaped area shall contain shrubs in accordance with
the general landscaping requirements;

(G) Parking lots shall comply with GIMC 21.06.040(c);

(H) Required side and rear yard setbacks adjacent to a property line abutting a residen-
tial use or zone shall be landscaped in accordance with GIMC 21.06.040;

(I)  All trash containers shall be screened by a six-foot-high sight-obscuring fence or
wall. Fences must comply with GJIMC 21.04.040(i), any design guidelines and
other conditions of approval; and

(J)  Churches shall comply with all other applicable requirements of this code and any
and all other regulations that may apply.
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(p) Group Living. It is a violation of this code for more than four unrelated persons to reside together
in a single residential structure without a conditional use permit, unless permitted by the City as a
fraternity/sorority, group living facility, rooming/boarding house or dormitory style living in accor-
dance with the standards and requirements in this section. “Related” means a person’s child, step-
child, a foster child, or other descendant, spouse, aunt, uncle, niece, nephew, parent, grandparent,
great grandparent, stepparent or foster parent. (See GIMC 21.10.020, “Group living,” “family” and
“household.”) A household of more than four unrelated persons that is not a fraternity/sorority,
group living facility or rooming/boarding house as defined herein is not allowed unless a condi-
tional use permit has been approved.

(1) Fraternities and Sororities.

(i) Definition. A fraternity or sorority is a place of residence that is operated by a nationally
or locally chartered membership organization and is used, occupied and maintained as
living and dining quarters for its members who are enrolled in an accredited college or
university or other accredited educational institution and which is recognized and subject
to controls by such educational institution.

(i1) A fraternity or sorority is allowed
only within the core campus of
Colorado Mesa University or
within 500 feet of the boundary
of the core campus, and only in i
those zone districts so designated | ¢ ‘ : e
in the wuse table, GIMC | | KA
21.04.010. The core campus is e [ T
that area situated south of Or- |, u
chard Avenue, west of North | - 7 e
12th Street, north of North Ave- | = =i Galads - | ik

nue and east of North 7th Street, | Uiy D [

and that area north of Orchard o bl

Avenue, west of 12th Street, ’ = LE .

south of Walnut Avenue, and east | i 2 1.

of College Place, and is depicted ‘ 45 8 |

to the right. The limitations, stan- , T ’
dards and requirements of this | K £ mons _

subsection (p)(1) do not apply to L RN N iz +

a fraternity or sorority located en- ‘ ‘ ‘

tirely within the core campus.

Colorado Mesa Universily

TITHST

(iii)) A fraternity or sorority may exceed the maximum residential density of the applicable
zone district so long as the standards described in this subsection (p)(1) are met.

(iv) Standards for Fraternity/Sorority.

(A) Parking. Off-street parking shall be provided according to the parking table in
GIMC 21.06.050(c).

(B) Each residential structure shall provide a minimum of 100 square feet per occu-
pant. Regardless of square footage, the number of residential occupants shall not
exceed 35.

(C) No more than four beds in a single room.

(D) Buffering and Screening. Each property line abutting a right-of-way, open/unde-
veloped tract or another property that is not used as a fraternity or sorority shall
have, at a minimum, a six-foot solid fence and an eight-foot-wide landscaped strip
located inside the fence.
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(v) Process.

(A)

(B)

Neighborhood Meeting. Prior to establishing a fraternity or sorority, the applicant
shall give mailed notice to property owners and homeowners’ associations within
1,000 feet of the proposed fraternity or sorority and shall hold a neighborhood
meeting for those owners/associations. In all other respects the neighborhood
meeting and notice shall comply with GIMC 21.02.080(e).

Decision and Appeal. The Director shall approve, approve with conditions, or deny
an application for a fraternity or sorority based on the standards and requirements
of the code. Within 10 days of the Director’s decision, an individual aggrieved by
the Director’s decision may appeal the Director’s approval or denial of an applica-
tion or a condition imposed by the Director to the Zoning Board of Appeals.
Appeals shall be in writing and perfected in accordance with GIMC 21.02.210(c).

(vi) Annual Registration Required. A fraternity or sorority shall register with the City annu-
ally; that is, once every 12 calendar months. No person shall own, operate or manage a
fraternity or sorority unless the facility is registered with the City. Annual registration
shall include:

(A)

(B)

©

(D)

(E)

(F)

(G)

Proof that the fraternity or sorority is recognized and in good standing with an
accredited school, university or college;

Proof that the fraternity or sorority is affiliated and in good standing with a nation-
ally or locally chartered fraternal membership organization;

Documentation that the fraternity or sorority has complied with the applicable City,
State and other building, fire, health and safety codes as well as all applicable
requirements of the zone district in which the fraternity or sorority is located;

Statement that the only administrative activities conducted on the premises are
those of the fraternal organization sponsored, conducted or related to the fraternity
or SOrority;

Documentation that the fraternity or sorority complies with the applicable parking
requirements, as demonstrated by accurate graphic depiction of parking lot(s), and/
or copies of parking agreements, leases or licenses;

Documentation that the maximum number of residents allowed is not exceeded, as
demonstrated by the total square feet of the living areas, the number of residents,
the number of sleeping rooms and the number of beds; and

The total number of calls for police or emergency services to the premises within
the previous year.

(vii) A fraternity or sorority that does not meet the standards and registration requirements of
this subsection is subject to revocation of land use permit, abatement, prosecution and/
or other enforcement as provided in this code.

(viii) A fraternity or sorority is subject to and shall permit annual inspection by the Building
Department, Fire Department and Code Enforcement Division to ensure compliance
with applicable standards.

(ix) Validity. A land use approval or permit for a fraternity or sorority is valid for a period of
12 months, with renewal by the Director upon a review of the facility’s annual registra-
tion as described in subsection (p)(1)(vi) of this section and a finding that:

(A)

The fraternity or sorority is recognized and in good standing with an accredited
school, university or college;
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(B)

©

(D)

(E)
(F)
(G)

The fraternity or sorority is affiliated and in good standing with a nationally or
locally chartered fraternal membership organization;

The fraternity or sorority is in compliance with applicable City, State and other
building, fire, health and safety codes as well as all applicable requirements of the
zone district in which the fraternity or sorority is located;

The only administrative activities conducted on the premises are those of the fra-
ternal organization sponsored, conducted or related to the fraternity or sorority;

The fraternity or sorority complies with the parking requirements of this code;
The maximum number of residents allowed is not exceeded; and

The facility has not adversely affected the neighborhood. A facility is considered
to have an adverse effect on a neighborhood if one or more of the following are
shown:

a.  Public and private services such as street, sewers, water and/or utility systems
are burdened by the facility, to the extent that usage exceeds that normally
associated with such a use or in the particular neighborhood;

b.  The facility unreasonably interferes with the peace, quiet and dignity of the
neighborhood;

c.  The facility creates, imposes, aggravates or leads to inadequate, impractical,
unsafe or unhealthy conditions; or

d.  The facility is found to be dangerous or unsafe due to an increased number of
police or emergency visits, or to a single criminal act by a resident involving
serious bodily injury or extensive property damage, or to an increased num-
ber of incidences of criminal acts by residents of the facility involving bodily
injury or property damage.

(x) Within 10 days of the Director’s renewal, nonrenewal or condition of renewal, an indi-
vidual aggrieved by the Director’s decision may appeal the Director’s decision to the
Zoning Board of Appeals. Appeals shall be in writing and perfected in accordance with
GIMC 21.02.210(c).

(2) Group Living Facility.

(i) Definitions.

(A)

(B)

©
(D)

A group living facility is a residential housekeeping unit for five or more unrelated
persons receiving public or private supervision, care, support or treatment on site.
A community corrections facility is not a group living facility and thus is not
allowed in a residential zone. A facility providing temporary lodging for less than
30 days for any one person is not a group living facility, but is considered either
lodging (see retail sales and service categories) or a shelter (see community service
categories) and treated as such.

An unlimited group living facility is a group living facility with 17 or more resi-
dents.

A large group living facility is a group living facility with 10 to 16 residents.

A small group living facility is a group living facility with five to nine residents.

(i1) Standards.

(A)

Spacing Requirement. A group living facility in the R-R, R-1, R-2, R-4, R-5 or R-8
zone shall be at least 750 feet from every other group living facility in any such
zone district. There is no spacing requirement where either one of the two group
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(B)

©

(D)

(E)

living facilities being measured against one another is in a zone district not listed
in this subsection. The separation distance shall be measured in the following man-
ner:

Computed by direct measurement from the nearest property line of the land used
for a group living facility to the nearest property line of an existing group living
facility, using the most direct route of public pedestrian access, measured as a per-
son would walk along public right-of-way, with right angles at crossings and with
the observance of traffic regulations and traffic signals (see Figure 1); except that
a group living facility shall not be located adjacent to another even if by such route
the distance is greater than 750 feet.

Figure 1

Existing
Group
Home

Finish

Distance must
be greater than

Start

Proposed
Group
Home

The group living facility must comply with the applicable City, State and other
building, fire, health and safety codes as well as all applicable requirements and
development standards applicable to the zone district in which the group living
facility is to be located except as modified in this subsection.

For a group living facility in a residential zone, the architectural design of the group
living facility must be residential in character, and the performance standards of the
R-O zone district must be met (see GIMC 21.03.070(a)), except that if the zone dis-
trict is R-12, R-16 or R-24, the R-O zone district standards shall not apply.

Density and Minimum Lot Area. Group living facilities are allowed in residential
zones as specified in the zone/use table in GJIMC 21.04.010, and must not exceed
maximum density for the zone district, with density of the facility calculated as
four beds equal one dwelling unit. The site must contain at least 500 square feet per
resident, except where a multifamily structure is being converted to a group living
facility, in which case the minimum adequate lot area shall be in accordance with
the requirements of the zone district.

Accessory Uses. Accessory uses authorized with a group living facility are on-site
recreational facilities, parking of vehicles for visitors, occupants and staff, and staff
housing. The Director may approve other accessory uses that will have substan-
tially similar impacts. Only the administrative activities of the person or organiza-
tion operating the facility shall be conducted at the facility. No office or other space
in the facility or on the site may be leased or used for activities unrelated to the
group living facility.
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(F)

(G)

(H)

Parking. The group living facility must meet the requirements established for group
living in GJIMC 21.06.050(c).

A group living facility located in a commercial or mixed use zone district shall
meet the performance standards of the applicable zone district.

A group living facility in a residential zone may provide services to nonresidents,
but only up to the total number of residents permitted in the facility. For example,
if there are nine residents at a group living facility that is allowed to have 16 resi-
dents, no more than seven nonresidents may use the services the facility provides
at any one given time. This restriction does not apply in nonresidential zones.

(ii1)) Validity. A land use permit/approval for a group living facility is valid for a period of 12
months, subject to renewal by the Director upon review of the facility’s annual registra-
tion as described in subsection (p)(2)(vi) of this section. The permit/approval is specific
to a maximum number of residents and specifically permitted accessory use(s); if the
applicant wants to increase these, a new permit is required.

(iv)

Process.

(A)

(B)

Neighborhood Meeting. Prior to establishing a new group living facility (whether
a new structure or conversion of existing building(s)) the applicant shall give
mailed notice to and hold a neighborhood meeting with property owners within
1,000 feet of the group living facility.

a. At the meeting, the applicant shall describe the proposed land use, including
buildings, site, accessory uses and structures, residents served, and on-site
services.

b.  The neighborhood meeting shall be held at a location convenient to the neigh-
borhood.

c. If a neighborhood meeting is required because of some other aspect of the
development application, then only one neighborhood meeting is necessary,
which shall be conducted in accordance with the more restrictive standards.

Special Review. An application for a group living facility for adult or juvenile
offenders, defined as persons who have committed a crime or are accused of having
committed a crime and are housed at the facility for that reason, shall be reviewed
as follows:

a.  The Mesa County Juvenile Community Corrections Board shall conduct the
review if the facility houses juvenile offenders or the Adult Community Cor-
rections Board if the facility houses adult offenders. If the facility houses a
combination of adult and juvenile offenders, the facility shall be reviewed by
the Juvenile Board if there are a greater number of juveniles residing in the
facility or, if there are a greater number of adults than juveniles residing in the
facility, by the Adult Board.

b.  The review shall include but not necessarily be limited to criteria established
by the Board and adopted by the City. Criteria shall be established and main-
tained by the Board and shall be based upon researched factors that have been
demonstrated to be correlative to risk to the community, community expecta-
tions, prudent land use practices and legal standards. Before any criteria being
used by the Board, the City shall review and adopt such criteria.

c. It is the responsibility of the group living facility that is being reviewed to
provide the Board with complete and accurate information regarding the
types of offenders, the number of offenders, the average length of placements
and responses to the other Board-established criteria.
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d.  The Board shall make a recommendation to the Director to approve, deny or
approve with conditions the land use application for the facility. The Board
shall take into consideration the interests of the community in light of the cri-
teria established by the Board and approved by the City.

Decision and Appeal.

a.  The Director shall approve, approve with conditions, or deny an application
for a group living facility, except as provided in subsection (p)(2)(iv)(C)(b)
of this section, based on the standards and requirements of the code. Within
10 days of the Director’s decision, a person aggrieved by the Director’s deci-
sion may appeal the Director’s approval or denial of an application or a con-
dition imposed by the Director to the Zoning Board of Appeals. Appeals shall
be in writing and perfected in accordance with GJIMC 21.02.210(c).

b.  The Director shall not render a decision on an application, notwithstanding a
recommendation from the Juvenile and/or Adult Corrections Board(s), for a
group living facility that houses one or more sex offenders, as defined by
State law. The Planning Commission shall determine any such application. In
addition to the other criteria provided herein, the Planning Commission shall
consider whether the proposed owner/operator has established by clear and
convincing evidence that the facility will not adversely impact the neighbor-
hood and/or its residents. An appeal from a Planning Commission decision
made under this subsection shall be in accordance with Rule 106 of the Col-
orado Rules of Civil Procedure.

(v) Registration Required. A group living facility shall register with the City annually; that
is, once every 12 calendar months. No person shall own, operate or manage any group
living facility unless the facility is registered with the City. A group living facility for
adult or juvenile offenders shall also submit all registration documentation to the Juve-
nile and/or Adult Corrections Board for review in accordance with subsection
(p)(2)(iv)(B) of this section. A group living facility that fails to register or does not meet
the registration requirements may be denied renewal, abated, prosecuted and/or other-
wise subject to enforcement action under this code. Annual registration shall include:

(A)

(B)

©

(D)

(E)

(F)

Proof that the group living facility has a valid Colorado license, if any is required
by State law, and documentation showing that the facility complies with the
requirements of the State license. In the event there is a conflict between a City and
a State requirement for the facility, the more stringent rule shall apply;

Documentation showing that the group living facility has complied with the appli-
cable City, State and other building, fire, health and safety codes as well as all
applicable requirements of the zone district in which the group living facility is
located;

Documentation showing that the group living facility complies with the parking
requirements of this code;

Documentation showing that the maximum number of residents allowed is not
exceeded;

For a group living facility housing adult or juvenile offenders, all documentation
necessary for review by the Juvenile and/or Adult Corrections Board(s) in accor-
dance with subsection (p)(2)(iv)(B) of this section;

Documentation showing that any and all conditions of the initial land use permit/
approval are met;
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(vi)

(G)

(H)

Description of the administrative or other activities that occur at the facility,
including number of staff and general duties of each staff member;

Description and documentation of any changes to the site or structure(s) made
since the prior registration.

Renewal. The Director may renew the land use approval for a group living facility upon
an annual registration of the facility if the Director finds that the registration require-
ments have been met and that the facility has not adversely affected the neighborhood.
A facility is considered to have an adverse effect on a neighborhood if one or more of
the following are shown:

(A)

(B)

©

(D)

(E)

(F)

(G)

(H)

Public and private services such as street, sewers, water and/or utility systems are
burdened by the group living facility, to the extent that usage exceeds that normally
associated with such a use or in the particular neighborhood;

The group living facility unreasonably interferes with the peace, quiet and dignity
of the neighborhood;

The group living facility creates, imposes, aggravates or leads to inadequate,
impractical, unsafe or unhealthy conditions; or

The group living facility is found to be dangerous or unsafe due to an increased
number of police or emergency visits, or to a single criminal act by a resident
involving serious bodily injury or extensive property damage, or to an increased
number of incidences of criminal acts by residents of the facility involving bodily
injury or property damage.

When considering whether an adverse impact exists, the Director shall consider the
following:

a.  Whether the impact is real or perceived based upon stereotypes of the popu-
lation served by the group living facility;

b. The existence of alarms and/or fences in and of itself shall not constitute a
safety issue which would be an adverse impact; or

c.  Whether complaints and/or police calls regarding the group living facility
have been founded or unfounded.

In determining whether an adverse impact exists, the Director may rely on com-
ments received by the residents of the neighborhood or other interested persons in
making the decision whether to renew, renew with conditions, or non-renew the
permit upon annual registration. The Director shall not be required to research the
comment or otherwise investigate the motive of the commenting parties unless the
Director relies on that information when making the decision.

The Director may modify the land use permit/approval upon renewal (or renew
with conditions) by limiting the number of residents and/or by limiting accessory
uses if the Director finds that the neighborhood is adversely impacted by the num-
ber of residents or intensity or number of accessory uses occurring on the site.

The Director shall issue a decision within 30 days of receiving a complete registra-
tion application from the facility; if a registration application is incomplete, the
Director shall notify the registrant of the deficiencies and the time period to cure.
If the Director does not issue a decision within 30 days of receiving a complete reg-
istration application, the registration shall be deemed renewed for the next year.

Within 10 days of the Director’s decision, an individual aggrieved by the decision
may appeal the renewal, non-renewal or condition of renewal to the Zoning Board
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of Appeals. Appeals shall be in writing and perfected in accordance with GJIMC
21.02.210(c).

(3) Rooming/Boarding House.

(1)

(i)

Definition. A rooming/boarding house is a single dwelling unit where a live-in or on-site
owner provides lodging to others in three or more rooms, with or without meals, for com-
pensation. “Compensation” may include money, services or other things of value. A
boarding and rooming house differs from a rental house in that the owner lives on site
and rents out sleeping rooms and may provide common access to other areas of the
house. A rooming/boarding house differs from a group living facility in that the residents
do not receive care, treatment or assistance with daily living at the facility.

Standards.

(A) The rooming/boarding house must comply with the applicable City, State and other
building, fire, health and safety codes as well as all applicable requirements and
development standards applicable to the zone district in which the boarding and
rooming house is to be located, except as modified in this subsection.

(B) Density. A rooming/boarding house is allowed as shown in the use table in GIMC
21.04.010. In a residential zone the rooming/boarding house must not exceed max-
imum density for the zone, with density calculated as two rented rooms equal one
dwelling unit.

(C) The rooming/boarding house site shall contain at least 500 square feet for each res-
ident or room/suite, whichever is greater.

(D) The rooming/boarding house must meet the parking standards established in
GIMC 21.06.050(c).

(ii1)) Neighborhood Meeting and Notice. Prior to establishing a new rooming/boarding house

(including conversion of an existing building or buildings), the applicant shall give
mailed notice to and hold a meeting inviting owners of property within 1,000 feet of the
proposed facility.

(A) At the meeting, the applicant shall describe the facility and its proposed uses.

(B) The neighborhood meeting shall be held at a location convenient to the neighbor-
hood.

(C) If a neighborhood meeting is required because of a development application then
only one neighborhood meeting, conducted in accordance with the more restrictive
or higher standards, shall be necessary.

(4) Other Group Living. Other types of group living, such as but not limited to dormitory style
living, may be permitted as provided in the zone/use table (GJIMC 21.04.010). Allowed den-
sity shall be as applicable to the zone district, with density calculated at two beds equals one
dwelling unit. Off-street parking shall be provided in accordance with the parking table in
GIMC 21.06.050(c).

(q) Telecommunications Facilities. This subsection (q) establishes standards and requirements for the
locating of telecommunications facilities.

(1) Definitions.

Alternative Structure. A structure that is not primarily constructed for the purpose of holding
antennas but on which one or more antennas may be mounted, such as buildings, water tanks,
pole signs, billboards, church steeples, and electric power transmission towers.
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Amateur Radio Tower. A tower used for noncommercial amateur radio transmissions consis-
tent with the “Complete FCC U.S. Amateur Part 97 Rules and Regulations” for amateur radio
towers.

Ancillary Structure. For the purposes of this section, any form of development associated with
a telecommunications facility, including foundations, concrete slabs on grade, guy anchors,
generators, and transmission cable supports, but excluding equipment cabinets.

Antenna. Any apparatus designed for the transmitting and/or receiving of electromagnetic
waves, including telephonic, radio or television communications. Types of elements include
omni-directional (whip) antennas, sectionalized (panel) antennas, multi or single bay (FM and
TV), yagi, or parabolic (dish) antennas.

Antenna Array. A single or group of antenna elements and associated mounting hardware,
transmission lines, or other appurtenances which share a common attachment device such as
a mounting frame or mounting support structure for the sole purpose of transmitting or receiv-
ing electromagnetic waves.

Antenna Element. Any antenna or antenna array.
ASR. The antenna structure registration number as required by the FAA and FCC.

Base Station. Equipment and nontower supporting structure at a fixed location that enable
wireless telecommunications between user equipment and a communications network. Exam-
ples include transmission equipment mounted on a rooftop, water tank, silo or other above
ground structure other than a tower. The term does not encompass a tower as defined herein
or any equipment associated with a tower. “Base station” includes, but is not limited to:

(i) Equipment associated with wireless telecommunications services such as private, broad-
cast, and public safety services, as well as unlicensed wireless services and fixed wire-
less services such as microwave backhaul;

(i1) Radio transceivers, antennas, coaxial or fiber optic cable, regular and backup power sup-
plies, and comparable equipment, regardless of technological configuration (including
distributed antenna systems and small cell networks);

(ii1)) Any structure other than a tower that, at the time the application is filed under this sec-
tion, supports or houses equipment described in this definition that has been reviewed
and approved under the applicable zoning or siting process, or under another City regu-
latory review process, even if the structure was not built for the sole or primary purpose
of providing such support.

“Base station” does not include any structure that, at the time the application is filed under this
section, does not support or house wireless communication equipment.

Breakpoint Technology. The engineering design of a monopole, or any applicable support
structure, wherein a specified point on the monopole is designed to have stresses concentrated
so that the point is at least five percent more susceptible to failure than any other point along
the monopole so that in the event of a structural failure of the monopole, the failure will occur
at the breakpoint rather than at the base plate, anchor bolts, or any other point on the mono-
pole.

Broadband Facility. Any infrastructure used to deliver broadband services or for the provision
of broadband service.

Broadband Service. Any technology identified by the U.S. Secretary of Agriculture as having
the capacity to transmit data to enable a subscriber to the service to originate and receive high-
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quality Internet access, voice, data, graphics, and video. Broadband service includes, but is not
limited to:

(i) Cable Service. The one-way transmission to subscribers of video programming or other
programming services and subscriber interaction required for the selection or use of such
video programming or other programming service.

(i1)) Telecommunications Service. The offering of telecommunications for a fee directly to
the public, or to such classes of users as to be effectively available directly to the public,
regardless of the facilities used.

(ii1)) Wireless Service. Data and telecommunications services, including commercial mobile
services, commercial mobile data services, unlicensed wireless service and common car-
rier wireless exchange access services, as all of these terms are defined by federal law
and regulations.

Co-Location. The mounting or installation of transmission equipment on an eligible support
structure for the purposes of transmitting and/or receiving radio frequency signals for commu-
nications purposes so that installation of a new support structure will not be required.

Combined Antenna. An antenna or an antenna array designed and utilized to provide services
for more than one wireless provider, or a single wireless provider utilizing more than one fre-
quency band or spectrum, for the same or similar type of services.

Concealed. A tower, ancillary structure, or equipment compound that is not readily identifi-
able as a telecommunications facility and that is designed to be aesthetically compatible with
existing and proposed building(s) and uses on a site or in the neighborhood or area.

There are two types of concealed facilities: (i) antenna attachments, including painted antenna
and feed lines to match the color of a building or structure, faux windows, dormers or other
architectural features that blend with an existing or proposed building or structure and (ii) a
freestanding concealed tower which looks like something else that is common in the geo-
graphic region such as a church steeple, windmill, bell tower, clock tower, light standard, flag-
pole with a flag that is proportional in size to the height and girth of the tower, or tree that
grows naturally or is commonly found in the area.

COW — “Cellular on Wheels.” A temporary PWSF placed on property to provide short term,
high volume telecommunications services to a specific location and which can be easily
removed from the property.

DAS — Distributed Antenna System. A system consisting of: (i) a number of remote commu-
nications nodes deployed throughout the desired coverage area, each including at least one
antenna for transmission and reception; (ii) a high capacity signal transport medium (typically
fiber optic cable) connecting each node to a central communications hub site; and (iii) radio
transceivers located at the hub site (rather than at each individual node as is the case for small
cells) to process or control the communications signals transmitted and received through the
antennas.

DAS Hub. Ancillary equipment usually contained in a shelter or other enclosure which does
not have any wireless transmission or receive equipment contained therein but is utilized in
the deployment and operation of wireless DAS receive/transmit infrastructure that is located
elsewhere.

Development Area. The area occupied by a telecommunications facility including areas inside
or under an antenna-support structure’s framework, equipment cabinets, ancillary structures,
and/or access ways.

Dual Purpose Facility. A new banner pole, light stanchion, support tower for overhead electric
lines, or other similar utility structure onto which one or more antenna(s) are or can be
mounted or attached, and which is built for the primary purpose of providing PWSF.
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Eligible Facilities Request. Any request for modification of an existing tower or base station
involving co-location of new transmission equipment, removal of transmission equipment, or
replacement of transmission equipment that does not substantially change the physical dimen-
sions of such tower or base station.

Eligible Facility. Existing wireless tower or base station that has been approved through a
local government land use review process prescribed for the tower or base station.

Eligible Support Structure. Any tower or base station existing at the time the application is
filed with the City.

Equipment Cabinet. Any structure used exclusively to contain equipment necessary for the
transmission or reception of communication signals.

Equipment Compound. The fenced-in area surrounding, inside or under a ground-based wire-
less communication facility containing ancillary structures and equipment (such as cabinets,
shelters, and pedestals) necessary to operate an antenna that is above the base flood elevation.

Equipment Shelter. A self-contained building housing ancillary electronic equipment typi-
cally including a generator.

Existing. A constructed tower or base station is “existing” for purposes of this section if it has
been reviewed and approved under an applicable City land use review process. “Existing” also
includes a tower that was lawfully constructed but not reviewed because it was not in a zoned
area when it was built.

Feed Lines. Cables or fiber optic lines used as the interconnecting media between the base sta-
tion and the antenna.

Flush-Mounted. Antenna or antenna array attached to the face of a support structure or build-
ing such that no portion of the antenna(s) extend(s) above the height of the support structure
or building. The maximum flush-mounting distance, if prescribed, shall be measured from the
outside edge of the support structure or building to the inside edge of the antenna.

Geographic Search Ring. An area designated by a wireless provider or operator for a new base
station and/or tower produced in accordance with generally accepted principles of wireless
engineering.

Handoff Candidate. A wireless communication facility that receives call transference from
another wireless facility, usually located in an adjacent first “tier”” surrounding the initial wire-
less facility.

Least Visually Obtrusive Profile. The design of a telecommunications facility presenting the
minimum visual profile necessary for proper function.

Nonconcealed. A telecommunications facility that is readily identifiable as such (whether
freestanding or attached).

OTARD. Over the air reception devices which are limited to either a “dish” antenna one meter
(39.37 inches) or less in diameter designed to receive direct broadcast satellite service, includ-
ing direct-to-home satellite service, or to receive or transmit fixed wireless signals via satel-
lite, or an antenna that is one meter or less in diameter and is designed to receive video
programming services via broadband radio service (wireless cable), or to receive or transmit
fixed wireless signals other than via satellite or an antenna that is designed to receive local
television broadcast signals.

Personal Wireless Service Facility (“PWSF”). Any staffed or unstaffed location for the trans-
mission and/or reception of radio frequency signals or other personal wireless communica-
tions, including commercial mobile services, unlicensed wireless services, wireless
broadband services, and common carrier wireless exchange access services as defined in the
Telecommunications Act of 1996, and usually consisting of an antenna or group of antennas,
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transmission cables, feed lines, equipment cabinets or shelters, and may include a tower.
Facilities may include new or existing towers, replacement towers, co-location on existing
towers, base station attached concealed and nonconcealed antenna, dual purpose facilities,
concealed towers, and nonconcealed towers (monopoles, lattice and guyed), so long as those
facilities are used in the provision of personal wireless services as that term is defined in the
Telecommunications Act.

Qualified Co-Location Request. Co-location of PWSF on a tower or base station that creates
a substantial change in the facility but is entitled to processing within 90 days under 47 U.S.C.

§332(c)(7).

Radio Frequency Emissions. Any electromagnetic radiation or other communications signal
emitted from an antenna or antenna-related equipment.

Radio Frequency Propagation Analysis. Computer modeling to show the level of signal satu-
ration in a given geographical area.

Replacement. A modification of an existing tower to increase the height, or to improve its
integrity, by replacing or removing one or several tower(s) located in proximity to a proposed
new tower in order to encourage compliance with this section, or improve aesthetics or func-
tionality of the overall wireless network.

Satellite Earth Station. A single or group of parabolic or dish antennas mounted to a support
device that may be a pole or truss assembly attached to a foundation in the ground, or in some
other configuration, including the associated separate equipment cabinets necessary for the
transmission or reception of wireless communications signals with satellites.

Site. For towers other than towers in the public rights-of-way, the boundaries of the leased or
owned property on which the facilities are or are proposed to be situated.

Small Cell Facility. A wireless service facility that meets both of the following qualifications:

(i) Each antenna is located inside an enclosure of no more than three cubic feet in volume
or, in the case of an antenna that has exposed elements, the antenna and all of its exposed
elements could fit within an enclosure of no more than three cubic feet; and

(i1) Primary equipment enclosures are no larger than 17 cubic feet in volume. The following
associated equipment may be located outside of the primary equipment enclosure and, if
so located, is not included in the calculation of equipment volume: electric meter, con-
cealment, telecommunications demarcation box, ground-based enclosures, backup
power systems, grounding equipment, power transfer switch, and cutoff switch.

Small Cell Network. A collection of interrelated small cell facilities designed to deliver wire-
less service.

Stanchion. A vertical support structure generally utilized to support exterior lighting elements.

Streamlined Processing. Expedited review process for co-locations required by the federal
government (Congress and/or the FCC) for PWSF.

Substantial Change. A modification or co-location constitutes a “substantial change” of an eli-
gible support structure if it meets any of the following criteria:

(i) A PWSF co-location or modification of an existing antenna-supporting structure not in
a public right-of-way increases the overall height of the antenna-supporting structure,
antenna and/or antenna array more than 10 percent or 20 feet, whichever is greater. A
PWSF co-location on an existing antenna-supporting structure within a public right-of-
way increases the overall height of the antenna-supporting structure, antenna and/or
antenna array more than 10 percent or 10 feet, whichever is greater.
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(i1)) A PWSF co-location for towers not in a public right-of-way protrudes from the antenna-
supporting structure more than 20 feet or the width of the structure at the elevation of the
co-location, and for towers within a public right-of-way, protrudes from the antenna-
supporting structure more than six feet.

(iii)) A PWSF co-location on an existing antenna-supporting structure fails to meet current
building code requirements (including windloading).

(iv) A PWSF co-location adds more than four additional equipment cabinets or one addi-
tional equipment shelter.

(v) A PWSF co-location requires excavation outside of existing leased or owned parcel or
existing easements.

(vi) A PWSF co-location defeats any existing concealment elements of the antenna-support-
ing structure.

(vil) A PWSF co-location fails to comply with all conditions associated with the prior
approval of the antenna-supporting structure except for modification of parameters as
permitted in this section.

Support Structure. Anything constructed or erected, the use of which requires permanent loca-
tion on the ground, or attachment to something having a permanent location on the ground.

Telecommunications Facility(ies). At a specific physical location, one or more antenna, tower,
base station, mechanical and/or electronic equipment, conduit, cable, and associated struc-
tures, enclosures, assemblages, devices and supporting elements that generate or transmit non-
ionizing electromagnetic radiation or light operating to produce a signal used for
communication, including but not limited to all types of communication facilities defined fur-
ther herein.

Temporary PWSF. A temporary tower or other structure that provides interim short-term tele-
communications needed to meet an immediate demand for service in the event of an emer-
gency or a public event where a permanent wireless network is unavailable or insufficient to
satisfy the temporary increase in demand or when permanent PWSF equipment is temporarily
unavailable or off line.

Transmission Equipment. Equipment that facilitates transmission of communication service
(whether commercial, private, broadcast, microwave, public, public safety, licensed or unli-
censed, fixed or wireless), such as radio transceivers, antennas, coaxial or fiber-optic cable,
and regular and backup power supply.

Tower. Any support structure built for the primary purpose of supporting any antennas and
associated facilities for commercial, private, broadcast, microwave, public, public safety,
licensed or unlicensed, and/or fixed or wireless services. A tower may be concealed or non-
concealed. Nonconcealed towers include:

(1) Guyed. A style of tower consisting of a single truss assembly composed of sections with
bracing incorporated. The sections are attached to each other, and the assembly is
attached to a foundation and supported by a series of wires that are connected to anchors
placed in the ground or on a building.

(i1) Lattice. A self-supporting tapered style of tower that consists of vertical and horizontal
supports with multiple legs and cross bracing, and metal crossed strips or bars to support
antennas.

(ii1) Monopole. A style of freestanding tower consisting of a single shaft usually composed
of two or more hollow sections that are in turn attached to a foundation. This type of
tower is designed to support itself without the use of guy wires or other stabilization
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2)

devices. These facilities are mounted to a foundation that rests on or in the ground or on
a building’s roof. All feed lines shall be installed within the shaft of the structure.

Tower Base. The foundation, usually concrete, on which the tower and other support equip-
ment are situated. For measurement calculations, the tower base is that point on the foundation
reached by dropping a perpendicular from the geometric center of the tower.

Tower Height. The vertical distance measured from the grade line to the highest point of the
tower, including any antenna, lighting or other equipment affixed thereto.

Tower Site. The land area that contains, or will contain, a proposed tower, equipment com-
pound, support structures and other related buildings and improvements.

Wireless Service Facility. A telecommunications facility for the provision of wireless ser-
vices.

Permit Required — Exemptions — Permit Types — General Requirements — Decision-Making —
Fees.

(i) No telecommunications facility shall be installed, constructed, altered, added to, or per-
mitted unless the Director has first approved a site plan review for the property and the
facilities and a permit has been issued. Telecommunications facilities and infrastructure
shall be constructed and maintained in conformance with all applicable building code
requirements as well as with the terms of the permit issued under this section.

(i1)) No telecommunications facility shall be altered, added to, installed or permitted unless
the applicant has shown compliance with all the requirements of this section. The
requirements of this section apply to all telecommunications facilities, whether con-
cealed or not, whether aboveground or underground, including but not limited to existing
towers, proposed towers, public towers, replacement of towers, ancillary structures and
equipment, co-location on existing towers, base stations, temporary telecommunications
facilities, PWSF facilities, DAS facilities, small cell sites and/or networks, and broadcast
towers, except that the following are exempt and no permit is required:

(A) An amateur radio tower that is used exclusively for noncommercial purposes;

(B) A government-owned telecommunications facility erected for a state of emergency
officially declared by a federal, State or local government and where the City Man-
ager or designee has made a written determination of public necessity for the facil-
ity, and only during the duration of the state of emergency;

(C) A government-owned public safety facility;

(D) Over-the-air reception devices (OTARD), including satellite earth stations, so long
as the device does not require construction of a tower or other structure exceeding
12 feet above the home or building and the device is no more than one meter in
diameter in a residential zone or two meters in any other zone district.

(iii)) General Requirements Applicable to All Telecommunications Facilities.

(A) Signage. Commercial messages shall not be displayed on any tower, support struc-
ture or ancillary structure, unless the tower is concealed and the means of conceal-
ment is or includes an existing sign or unless a sign is serving as a dual purpose
facility or a base station. Required noncommercial signage shall be subject to the
following:

a.  The only signage that is permitted upon a concealed tower, equipment cabi-
net, shelter or fence shall be informational, and for the purpose of identifying
the tower (such as ASR registration number), as well as the party responsible
for the operation and maintenance of the facility, and any additional security
and/or safety signs as applicable.
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(B)

b.  If more than 220 voltage is necessary for the operation of the facility and is
present in a ground grid or in the tower, signs located every 20 feet and
attached to the fence or wall shall display in large, bold, high contrast letters,
minimum height of each letter four inches, the following: “HIGH VOLTAGE
— DANGER.”

c.  Name plate signage shall be provided, in an easily visible location, including
the address and telephone number of the contact to reach in the event of an
emergency or equipment malfunction, including property manager signs as
applicable.

Lighting. Lighting on PWSF towers shall not exceed the Federal Aviation Admin-
istration (FAA) minimum standards. All other lighting shall be subject to the fol-
lowing:

a.  Any lighting required by the FAA must be of the minimum intensity and
number of flashes per minute (i.e., the longest duration between flashes)
allowable by the FAA. Dual lighting standards are required with strobe
during daytime and red flashing lights at night unless prohibited by the FAA.

b.  Lights shall be filtered or oriented so as not to project directly onto surround-
ing property or rights-of-way, consistent with FAA requirements.

(iv) Telecommunications facilities shall be located in accordance with the use table in GIMC
21.04.010. One or more of several types of permits may be required for a given facility
or group of facilities.

(A)

(B)

©

(D)

Administrative Permit. For those types of facilities that are allowed in the given
zone district, and for qualified co-locations, an administrative permit (a permit
issued by the Director) is required. The permit shall be processed and decided in
accordance with GIMC 21.02.070 and this subsection (q).

Conditional Use Permit (CUP). For those types of facilities that require a condi-
tional use permit (see GIMC 21.04.010, Use table), the Director shall review the
application and make a recommendation to the Planning Commission who shall
hold a hearing on the application and who may approve, approve with conditions,
or deny the application in accordance with GIMC 21.02.110 and with this subsec-

tion (q).

Right-of-Way Work/Use Permit. Facilities/structures located in the public right-of-
way shall be placed so as not to interfere with vehicular or pedestrian use of the
rights-of-way or with traffic safety. Any/all work in the public right-of-way
requires a separate permit pursuant to the City’s right-of-way management ordi-
nance. The provider shall comply with all the provisions and terms of the right-of-
way management ordinance and right-of-way work permit. As-built construction
drawings shall be provided to the City for all structures, equipment, cable, pipes
and conduit located within the public right-of-way or within a public or City-
owned utility or multipurpose easement, which must include, for fiber optic cable,
the number of strands of fiber in the conduit.

Consolidated Application/Permit. For the following facility types, the applicant
shall be allowed, at the applicant’s discretion, to file a single, consolidated appli-
cation for multiple facilities and receive a single review/permit/decision instead of
filing separate applications for each facility (however, right-of-way work permit(s)
may also be required):

a.  For small cell networks involving multiple individual small cell facilities
within the City;
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(E)

b.  For an applicant desiring to co-locate on several wireless service facilities
within the City.

Shadow Conduit. For all telecommunications facility development/installation that
involves trenching or excavation in the public right-of-way or in a public or City-
owned utility or multipurpose easement, the applicant shall notify the City 30 days
prior to commencing such excavation and provide the City the opportunity to
install conduit in the same trench/excavation area. The City will pay for the incre-
mental costs of the shadow conduit only.

(v) Siting of Telecommunications Facilities.

(A)

(B)

Compliance with Siting Preferences. For every application for siting of new tele-
communications facilities on or above ground level (except temporary PWSF and
co-locations), the applicant must submit an affidavit by a radio frequency engineer
demonstrating compliance with the siting preferences of subsection (q)(5) of this
section. Where a lower ranking alternative is proposed, the affidavit must address
why each of the higher ranked options are not technically feasible, practical, and/
or justified.

Where the application is for siting of PWSF, whether for a new facility, modifica-
tion of existing facility, replacement facility or co-location, and whether the permit
is administrative or a CUP, the following additional decision-making requirements
apply:

a.  Iftheapplication is denied, the decision maker shall issue the decision in writ-
ing, including the basis for the denial, which must be supported by substantial
evidence contained in a written record. The written basis for the decision
must be issued contemporaneously with the decision.

b.  The application cannot be denied, nor can conditions be applied or required,
based upon considerations of radio frequency (RF) emissions safety, other
than to require the applicant to demonstrate that all applicable FCC rules are
satisfied.

(vi) Streamlined Processing for Co-Location of PWSF.

(A)

(B)
©

If the applicant believes its co-location application is an eligible facilities request
or a qualified co-location request, the applicant must submit:

a. A complete co-location application specifically requesting streamlined pro-
cessing and stating the applicable permitting time frame (e.g., 60 days for eli-
gible facilities request or 90 days for qualified co-location request);

b.  Documentation evidencing that any structure proposed to be replaced or
modified has previously been subject to zoning/development approval by the
City;

c. Documentation evidencing the replacement/modification does not create a
substantial change in the underlying support structure or tower, or a statement
that it does create a substantial change;

d. Documentation that the proposed modifications will be used to provide per-
sonal wireless services.

The Director shall review and decide applications for co-location of PWSF.

The Director will notify the applicant within 30 days of submission (or within some
other mutually agreed upon time frame) if the submission is incomplete, identify-
ing the specific deficiencies in the application which, if cured, would make the
application complete.
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(vii)

(D) Upon notice of deficiency, the timeline for a decision shall be tolled until the appli-
cant resubmits to correct such deficiency. The City shall, within 10 days of resub-
mission, notify the applicant of continuing deficiencies or the application will be
deemed complete. The timeline for a decision shall be likewise tolled during the
additional resubmission deficiency period until the second resubmission. Upon
resubmitting of the revised application the City shall follow the process identified
in this section, above, until all deficiencies identified are deemed cured.

(E) If the Director fails to provide such notification, the application will be deemed
complete.

(F) The Director’s decision shall be in writing and shall be postmarked to the applicant
within 60 days after the initial submission, excluding any tolling period, for an eli-
gible facilities request, or, for a qualified co-location, within 90 days after the ini-
tial submission, excluding any tolling period, or within some other mutually agreed
upon time frame.

(G) If the City does not respond in writing to an eligible facilities request within the
specified time frame, the application shall be deemed approved. If the City does not
respond in writing to a request for a qualified co-location within the specified time
frame, the applicant may pursue its remedies established by federal or State law.

Timing for Review of New PWSF Tower Applications. A new PWSF tower, whether
concealed or nonconcealed, shall be reviewed and a decision rendered within 150 days
of receipt of the application, subject to any applicable tolling for application deficiencies
and resubmissions as described in subsection (q)(2)(v) of this section, so long as the
applicant demonstrates that the facilities will be used, immediately upon completion of
construction, to provide personal wireless services, or within such other mutually agreed
upon time. (“Spec” towers are not entitled to review and decision within 150 days, or to
any of the other protections of the Telecommunications Act.) Construction permits
issued for new PWSF towers shall be valid for a term of 18 months and shall lapse and
be void if construction of the contemplated PWSF structure is not completed within that
time.

(viii) Application and Fees.

(A) Application materials required for telecommunications facilities shall be in accor-
dance with this section and with the specific application requirements in the City’s
Submittal Standards for Improvements and Development (SSID) Manual. The
application form and requirements are specific to the type of telecommunications
facility.

(B) The City Council shall establish fees to cover or offset the processing cost of all
permits under this section which will be included in the development fee schedule.
Every application for a telecommunications facility shall be accompanied by the
full payment of the fee established for the type of facility requested. Payment of
fees is required in order for an application to be considered complete. The fee shall
not be, in whole or in part, deferred or waived.

(C) The City reserves the right to require, in its sole discretion, a supplemental review
by experts for any application for a telecommunications facility where the com-
plexity of the analysis requires technical expertise, and/or for any request to vary a
standard under subsection (q)(14) of this section, and all the costs of such review
shall be borne by the applicant, in addition to scheduled fees.

(D) Based on the results of the supplemental review, City staff responsible for the ini-
tial application review may require changes to or supplementation of the appli-
cant’s submittal(s).
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(E) The supplemental review may address any or all of the following:

a. The accuracy and completeness of the application and any accompanying
documentation.

b.  The applicability of analysis techniques and methodologies.
c.  The validity of conclusions reached.

d.  Whether the proposed telecommunications facility complies with the appli-
cable approval criteria and standards of the Zoning and Development Code
and other applicable law.

(3) Abandonment/Discontinued Use.

4)

)

(1)

(i)

(iii)

(iv)

All telecommunications facility structures, equipment, fencing and devices shall be
removed from the property and the site returned to its natural state and topography and
vegetated consistent with the natural surroundings or current surrounding land uses at
the property owner’s and/or service provider’s expense within 180 days of cessation of
use, or within 90 days of cessation of use if the abandonment is associated with a replace-
ment.

The City may extend the time for removal and site restoration up to 60 additional days
if the owner or service provider so requests and shows good and unique cause for the
extension.

If removal and/or site restoration is not accomplished within the prescribed time, the
City may initiate removal and restoration within 30 days following written notice to the
property owner, and the property owner and service provider shall be jointly and sever-
ally responsible for all costs associated with the removal and restoration.

Conduit and/or fiber optic cable, whether below or above ground, that is or has been
abandoned or the use of which is discontinued for one year shall become the property of
the City of Grand Junction. Easements for the maintenance of such conduit/cable shall
also become the property of the City of Grand Junction, which shall have all the benefit
and interest of the original easement holder with respect to installation, maintenance and
repair of conduit/cable.

No Interference with Public Safety Communications.

(1)

(i)

(iii)

Applicant shall, regardless of the type of facility, comply with “Good Engineering Prac-
tices” as defined by FCC regulations and shall provide a composite analysis of all users
of the site to determine that the proposed facilities will not cause radio frequency inter-
ference with any governmental public safety communications and shall implement
appropriate technical measures to prevent such interference.

When the City notifies a wireless service provider that it believes the provider’s
antenna(s) or array(s) are creating such interference, the provider shall investigate and
mitigate the interference, if any, utilizing the procedures set forth in the joint wireless
industry-public safety “Enhanced Best Practices Guide,” released by the FCC in Appen-
dix D of FCC 04-168 (released August 6, 2004), including the “Good Engineering Prac-
tices,” as may be amended or revised by the FCC from time to time in any successor
regulations.

If the provider fails to comply with this subsection (q)(4), including but not limited to by
initiating an appropriate response within 24 hours of the City’s notification, the provider
and the property owner shall be jointly and severally responsible for reimbursing the
City for all costs associated with ascertaining and resolving the interference.

Siting Preferences for New Telecommunications Facilities. Siting of new PWSF of any type
shall be in accordance with the siting preferences below and with the use table in GJIMC
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21.04.010. Where a lower ranked alternative is proposed, the applicant must demonstrate
through relevant information including, but not limited to, an affidavit by a radio frequency
engineer demonstrating that despite diligent efforts to adhere to the established hierarchy
within the geographic search area, higher ranked options are not technically feasible, practical
or justified given the location of the proposed facilities, by clear and convincing evidence. The
applicant must provide such evidence in its application in order for the application to be con-
sidered complete.

The siting preferences are, in order:

(i) Co-located or combined PWSF.

(i1)) Concealed antenna(s) on a base station.

(ii1)) Nonconcealed antenna(s) on a base station.
(A) On a wireless master plan priority site.
(B) On City-owned property in any nonresidential zoning district.
(C) On other public property in any nonresidential zoning district.

(D) On nonpublic property in the following zoning districts, ranked highest to lowest:

a I-2, I-1 or I-O.
b. C-2.

c. B-PorC-1.

d. CSR.

e.  Other zone districts in accordance with the use table in GIMC 21.04.010.
(iv) Replacement of existing telecommunications facility in any zoning district.
(v) Dual purpose facility.
(vi) Concealed small cell site.
(vii) Nonconcealed small cell site.
(viii) Distributed Antenna System.
(A) Attached.
a.  Concealed on City-owned property, right-of-way or public easement.
b.  Concealed on other public property.
c.  Concealed on nonpublic property.
d. Nonconcealed on City-owned property, right-of-way or public easement.
e.  Nonconcealed on other public property.
f.  Nonconcealed on nonpublic property.
(B) New Freestanding DAS Facility.
a.  Concealed on City-owned property, right-of-way or public easement.
b.  Concealed on other public property.
c.  Concealed on nonpublic property.
d. Nonconcealed on City-owned property, right-of-way or public easement.

e.  Nonconcealed on other public property.
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f.  Nonconcealed on nonpublic property.
(ix) Concealed Freestanding Towers.
(A) On a wireless master plan priority site.
(B) On City-owned property in any nonresidential zoning district.
(C) On other public property in any nonresidential zoning district.

(D) On nonpublic property in the following districts, ranked highest to lowest:

a. [-2orl-1.
b. C-2.
c. C-1.

d.  Other zone districts, in accordance with the use table in GIMC 21.04.010.

(E) Preferred Concealment Type (Wherever Located). Concealment types listed below
are general preferences, in no particular order. The appropriate means of conceal-
ment will depend upon the structures and developed features already existing in the
area. Innovative concealment is encouraged so long as it is visually integrated into
the immediate surroundings.

Tree of a type naturally occurring or normally found in the geographic area.

ISR

Church steeple.

Bell or clock tower.

o o

Belfries, domes or chimneys.
Elevator towers.
Flag poles.

Water towers.

= r om0

Cupolas.
1. Other architectural or art feature.

Examples of concealed facilities:

(x) Nonconcealed Towers.
(A) On a wireless master plan priority site.
(B) On City-owned property in any nonresidential zoning district.

(C) On other public property in any nonresidential zoning district.
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(D)

(E)

On nonpublic property in the following districts, ranked highest to lowest:
a. I-2;

b. I-1;
c. C-2
d. C-1.

Preferred Tower Type (Wherever Located).
a.  Monopole.

b. Lattice.

c. Guyed.

Broadcast towers are not subject to the siting preferences; they may be sited in accordance with the
use table (GIMC 21.04.010). Broadcast towers shall not be located on a wireless master plan prior-
ity site; those are reserved and planned for PWSF and public safety telecommunications facilities.

(6) Temporary PWSF Specifications and Requirements.

(1)

Development Standards. Temporary PWSF shall be permitted by the Director in those
zone districts specified in the use table in GIMC 21.04.010 where all of the following
are met:

(A)

(B)
©
(D)
(E)

It will be in place for no more than 60 days (subject to a one time extension of an
additional 60 days for good cause);

Notification of construction is provided by the applicant to the FAA;
It does not require marking or lighting by the FAA;
It will be less than 200 feet in height;

It does not involve any excavation (or excavation where prior disturbance exceeds
proposed excavation by at least two feet).

(7) Telecommunications Facility Co-Location and Combination.

(1)

Development Standards. The City requires co-location and combining of telecommuni-
cations facilities on existing towers, existing base stations or existing alternative support
structures (dual purpose facilities) as a highest priority where such co-location is possi-
ble. A permit shall be required for co-location of facilities on an existing tower, existing
base station or dual purpose facility. Co-location or combination of telecommunications
facilities requires an administrative permit, and is subject to the following:

(A)

(B)

A co-located or combined antenna or antenna array shall not exceed the maximum
height prescribed in the applicable land use permit or increase the height of an
existing tower by more than 20 feet and shall not affect any tower lighting, except
as provided for herein below. A PWSF co-location that does not create a substantial
change in the tower or support structure shall be approved within 60 days (subject
to tolling) in accordance with subsection (q)(2)(v) of this section.

If the applicant who seeks to co-locate PWSF demonstrates a coverage gap that
cannot be addressed by a co-location that meets subsection (q)(7)(i)(A) of this sec-
tion, the applicant may request a variance of the height limitation in accordance
with subsection (q)(14) of this section. If the co-location is a qualified co-location
under 47 U.S.C. §332(c)(7), the Director shall render a decision within 90 days,
subject to tolling, in accordance with subsection (q)(2)(v) of this section.
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©

(D)

(E)

(F)

New antenna mounts shall be flush-mounted onto existing structures where flush
mounting was a condition of the original approval, unless it is demonstrated
through radio frequency (RF) propagation analysis that flush-mounted antennas
will not meet the network objectives of the desired coverage area, or unless appli-
cant demonstrates that flush-mounting would interfere with existing antenna
mounting or coax arrangements that were previously approved.

The equipment cabinet shall be subject to the setback requirements of the underly-
ing zoning district.

When a co-located or combined antenna is to be located on a nonconforming build-
ing or structure, then the existing permitted nonconforming setback shall prevail.

No signage shall be permitted on an antenna or antenna array that is combined with
or co-located on an alternative support structure; however, the support structure
may itself be an existing sign, so long as the sign was approved through a non-tele-
communications facility development permit or sign permit.

(8) New Base Stations — Concealed and Nonconcealed.

(i) Antennas and equipment may be mounted onto a structure which is not primarily con-
structed for telecommunications purposes in accordance with the use table of GIMC
21.04.010. A permit is required for base station antennas and equipment mounted onto
such an alternative structure. In residential districts, the following structures shall not be
used as base stations or to support PWSF or commercial antenna(s): single-family dwell-
ing, two-family dwelling, multifamily dwelling of fewer than three stories in height,
group living facility, or day care.

(i1)) Development Standards. Antenna(s) and equipment to be located on an alternative struc-
ture shall be subject to the following:

(A)

(B)

©

(D)

(E)

(F)

(G)

If the facility is concealed, the top of antenna(s) shall not be more than 35 feet
above the existing or proposed building or structure, except that antenna(s) located
on the perimeter of the supporting structure shall not be more than 10 feet above
the supporting structure;

If the facility is nonconcealed, the top of the antenna shall not be more than 20 feet
above the existing or proposed building or structure and shall not be located on the
perimeter of the supporting structure;

New antenna mounts shall be flush-mounted onto existing structures, unless it is
demonstrated through radio frequency (RF) propagation analysis that flush-
mounted antennas will not meet the network objectives of the desired coverage
area;

New antenna mounts shall meet the setbacks and height restrictions of the under-
lying zone district;

When attached base station antenna(s) and equipment is/are to be located on a non-
conforming building or structure, the existing permitted nonconforming setback or
height shall prevail;

Concealed base station attached antennas, feed lines and antennas shall be designed
to architecturally match the facade, roof, wall, and/or structure on which they are
affixed so that they blend with the existing structural design, color, and texture; and

No signage shall be allowed on an antenna or antenna array that is located on an
alternative structure; however, the alternative structure itself may have a sign that
was otherwise approved as part of a non-telecommunications facility development
application or sign permit.

21-168



Grand Junction Municipal Code 21.04.030

(9) Antenna Element Replacement or Modification.

(1)

Development Standards. A permit is required for any replacement or modification of
existing antenna(s) and associated equipment, and the replacement or modification must
comply with the following:

(A)

(B)

©

Height. The increase in height of a PWSF that is modified shall not create a “sub-
stantial change” in the PWSF.

Equipment Cabinets and Equipment Shelters. Electronic equipment shall be con-
tained in either (a) equipment cabinets or (b) equipment shelters. Equipment cabi-
nets shall not be visible from pedestrian and right-of-way views. Equipment
cabinets may be provided within the principal building on the lot, behind a screen
on a rooftop, or on the ground within the fenced-in and screened equipment com-
pound.

Sounds. No unusual sound emissions such as alarms, bells, buzzers, or the like are
permitted. Emergency generators are allowed. Sound levels shall not exceed 65
decibels as measured at the property boundaries for the facility.

(10) Tower/Support Structure Replacement.

(1)

(i)

A permit is required for replacement of a tower and support structure. Applicant must
demonstrate by clear and convincing competent evidence that replacement will accom-
plish at least one of the following:

(A)

(B)
©
(D)

(E)

Reduction in the number of telecommunications facility support structures or tow-
ers;

Replacement of a nonconcealed tower with a concealed tower;
Significant reduction of the visual impact of a telecommunications facility;

Replacement of an existing tower with a new tower so as to improve network func-
tionality resulting in compliance with this section; and/or

Replacement of an existing support structure to increase the number of personal
wireless service providers located on such structure.

Development Standards.

(A)

(B)

©

(D)

Setbacks. A new tower approved for replacement shall not be required to meet new
setback standards so long as the new tower and its equipment compound are no
closer to any property lines or dwelling units as the tower and equipment com-
pound being replaced. The intent is to encourage the replacement process, not
penalize the tower owner for the change out of the old facility. (For example, if a
new tower is replacing an old tower, the new tower is permitted to have the same
setbacks as the tower being removed, even if the old tower had nonconforming set-
backs.)

Height. The height of the replacement tower or support structure shall not create a
substantial change of the facility being replaced.

Breakpoint Technology. A replacement monopole tower shall use breakpoint tech-
nology in the design of the replacement facility.

Visibility. Replacement towers or support structures shall be configured and
located in a manner that minimizes adverse effects on the landscape and adjacent
properties, with specific design considerations as to height, scale, color, texture,
and architectural design of the buildings on the same and adjacent zoned lots.
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(E)

All replacement towers shall be constructed and maintained to meet ANSI/EIA/
TIA-G (as amended) Series 111, Exposure C structural standards.

(11) DAS and Concealed Small Cell Facilities.
Attached DAS Development Standards.

(1)

(i)

(A)

(B)

©

(D)

Where feasible, antennas can be placed directly above, below or incorporated with
vertical design elements of a building or structure to maximize concealment. The
top of the antenna(s) shall not exceed more than seven feet above the tallest level
of the structure on which it is attaching.

Attached equipment box and power meter is discouraged; however, if attachment
is justified, equipment box and meter shall be located on the pole at a height that
does not interfere with pedestrian or vehicular traffic or visibility and where appli-
cable shall not interfere with street name signs or traffic lighting standards.

Freestanding equipment box and/or power meter not attached to an existing struc-
ture shall be located no farther than two feet from the base of the structure and shall
not interfere with pedestrian or vehicular traffic. Screening materials may be
required if the equipment box and/or meter are adjacent to a public right-of-way or
along a pedestrian sidewalk or pathway.

All cables shall be installed internally; but where internal mounting is not possible,
surface mounted wires shall be enclosed within conduit or a similar cable cover
which should be painted to match the structure or building on which that DAS is
mounted.

New Freestanding DAS Facility and Concealed Small Cell Facility Development Stan-
dards.

(A)

(B)

©

(D)

Height. The total height of DAS facility/small cell facility including antenna shall
not exceed one foot above the height of existing public utility poles for power or
light in the same geographic area.

Setbacks for DAS/small cell outside of the right-of-way shall meet the same set-
backs of the underlying zoning district for similar structures.

The use of foliage and vegetation around ground equipment may be required by the
City based on conditions of the specific area where the ground equipment is to be
located. In order to avoid the clustering of multiple items of ground equipment in
a single area, a maximum of two ground equipment boxes may be grouped together
in any single location. In addition, such locations must be spaced a minimum of
500 linear feet of right-of-way apart from each other. Individual ground equipment
boxes shall not exceed three feet wide by three feet deep by five feet high in size.
The size and height of new freestanding DAS and concealed small cell facility
poles shall be no greater than the size and height of any other telecommunications
facility poles located in the same or similar type of rights-of-way in the City.

Visibility of New DAS/Small Cell Poles.

a. New DAS/small cell structures shall be configured and located in a manner
that minimizes adverse effects on the landscape and adjacent properties, with
specific design considerations as to height, scale, color, texture, and architec-
tural design of the buildings on the same and adjacent zoned lots. Conceal-
ment design is required to minimize the visual impact of wireless
communications facilities.

b.  All cables, conduits, electronics and wires shall be enclosed within the struc-
ture.
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Small cell facilities shall be no larger in size than what is specified in the defi-
nitions (subsection (q)(1) of this section).

New DAS/small cell structures shall be located in arterial rights-of-way
whenever possible. Placement of new DAS/small cell structures in rights-of-
way other than arterials shall be justified by an engineering analysis from the
applicant to the satisfaction of the city engineer prior to the issuance of any
permit. Whenever new DAS/small cell structures must be placed in a right-
of-way with residential uses on one or both sides of the street, no pole, equip-
ment, antenna or other structure may be placed directly in front of a residen-
tial structure. If a right-of-way has residential structures on only one side of
the street, the new DAS/small cell structure shall be located on the opposite
side of the right-of-way whenever possible. All new DAS/small cell struc-
tures shall be located such that views from residential structures are not sig-
nificantly impaired. Newly installed poles for new DAS/small cell structures
should be located in areas with existing foliage or other aesthetic features in
order to obscure the view of the pole.

New DAS/small cell structures located in rights-of-way shall be constructed
and maintained so as not to interfere with, displace, damage, inhibit or
destroy any other utilities or facilities, including but not limited to sewer, gas
or water mains or service lines, storm drains, pipes, cables or conduits, or any
other facilities lawfully occupying the right-of-way, whether public or pri-
vate. All wireless communications facilities shall be placed and maintained
so as not to create interference with the operations of public safety telecom-
munications service. The City reserves the right to place and maintain, and
permit to be placed or maintained, sewer, gas, water, electric, storm drainage,
communications, and other utilities and facilities, cables or conduit, and to
do, and to permit to be done, any underground and overhead installation or
improvement that may be deemed necessary or proper by the City in public
rights-of-way occupied by the new DAS/small cell structure.

(E) Equipment Cabinets. Equipment shelters or cabinets shall be consistent with the
general character of the neighborhood and historic character if applicable. Equip-
ment shelters or cabinets shall be screened from the public view by using landscap-
ing, or materials and colors consistent with the surrounding backdrop.

a.

Screening enclosures shall be allowed when the design is architecturally
compatible with the building.

Screening materials shall consist of materials and colors consistent with the
surrounding backdrop and/or textured to match the existing structure.

The use of foliage and vegetation around ground equipment may be required
based on conditions of the specific area where the ground equipment is to be
located.

Small cell equipment cabinets shall comply with the size requirements set
forth in the definitions above.

(iii)) DAS Hub Development Standards.

(A) Setbacks for DAS hubs outside of the right-of-way shall meet the setback standards
of the underlying zoning district.

(B)

DAS Hub. Equipment shelters or cabinets shall be consistent with the general char-
acter of the neighborhood and historic character if applicable. Equipment shelters
or cabinets shall be screened from the public view by using landscaping, or mate-
rials and colors consistent with the surrounding backdrop.
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a.  Screening enclosures shall be allowed when the design is architecturally
compatible with the building.

b.  Screening materials shall consist of materials and colors consistent with the
surrounding backdrop and/or textured to match the existing structure.

c.  The use of foliage and vegetation around ground equipment may be required
based on conditions of the specific area where the ground equipment is to be
located.

(12) Concealed and Nonconcealed Telecommunications Towers (Not Including DAS or Broadcast
Tower, Which Are Addressed in Other Subsections).

(1)

(i)

(iii)

A pre-application conference is required for a new telecommunications tower. A permit
and a major site plan review shall be required for a new telecommunications tower. The
permit required may be an administrative permit or a CUP, depending upon the zone dis-
trict (See GJMC 21.04.010, Use table) and/or whether or not the site is a priority site on
the wireless master plan.

No new tower shall be permitted unless the applicant demonstrates that no existing tower
or qualified alternative support structure can accommodate the applicant’s proposed use,
or that co-location on such existing facilities would have the effect of prohibiting per-
sonal wireless services in the geographic search area to be served by the proposed tower.

Development Standards.
(A) Height.

a.  New concealed towers shall be limited to 200 feet in height. Height calcula-
tions shall be made in accordance with FAA standards, and shall include all
appurtenances.

b. New nonconcealed (nonbroadcast) towers shall be limited to 150 feet in
height. An applicant desiring a new nonconcealed tower taller than 150 feet
must request a variance in accordance with subsection (q)(14) of this section.
However, under no circumstance shall any nonconcealed tower exceed 199
feet.

(B) Setbacks and Spacing from Residential Structures. A new tower shall be subject to
the principal structure setbacks of the underlying zone district, and, with respect to
any residential structure on adjacent property:

a.  If the tower has been constructed using breakpoint design technology (see
“Definitions”), the minimum distance from any residential structure shall be
equal to 110 percent of the distance from the top of the structure to the break-
point level of the structure, or the minimum principle structure setbacks,
whichever is greater. Certification by a registered professional engineer
licensed by the State of Colorado of the breakpoint design and the design’s
fall radius must be provided together with the other information required
herein from an applicant. (For example, on a 100-foot-tall monopole with a
breakpoint at 80 feet, the minimum distance from the residential structure
would be 22 feet (110 percent of 20 feet, the distance from the top of the
monopole to the breakpoint) plus the minimum principle structure setback
requirements for that zoning district.)

b.  Ifthe tower is not constructed using breakpoint design technology, the mini-
mum distance from any residential structure shall be equal to the height of the
proposed tower.

21-172



Grand Junction Municipal Code 21.04.030

©

(D)

(E)

(F)

(G)

(H)

Equipment Cabinets and Equipment Shelters. Electronic equipment shall be con-
tained in either (a) equipment cabinets or (b) equipment shelters. Equipment cabi-
nets shall not be visible from pedestrian and right-of-way views. Equipment
cabinets may be provided within the principal building on the lot, behind a screen
on a rooftop, or on the ground within the fenced-in and screened equipment com-
pound.

Fencing. All equipment compounds shall be enclosed with an opaque fence or
masonry wall in residential zoning districts and in any zoning district when the
equipment compound adjoins a public right-of-way. Alternative equivalent screen-
ing may be approved through the site plan approval process described in subsection
(q)(12)(iii)(E) of this section.

Buffers. The equipment compound shall be landscaped with a minimum 10-foot-
wide perimeter buffer containing the following planting standards:

All plants and trees shall be indigenous to this part of Colorado.

b.  Existing trees and shrubs on the site should be preserved and may be used in
lieu of required landscaping as approved by the Planning Department.

c.  Onerow of evergreen trees with a minimum two-inch caliper, 25-foot on cen-
ter.

d. Evergreen shrubs capable of creating a continuous hedge and obtaining a
height of at least five feet shall be planted, minimum three-gallon or 24 inches
tall at the time of planting, five-foot on center.

e. Alternative landscaping plans which provide for the same average canopy
and understory trees but propose alternative locating on the entire subject
property may be considered and approved by the Director, provided the pro-
posed alternative maximizes screening as provided above, and is otherwise
consistent with the requirements of this section.

Equipment Compound. The fenced-in compounds shall not be used for the storage
of any excess equipment or hazardous materials. No outdoor storage yards shall be
allowed in a tower equipment compound. The compound shall not be used as hab-
itable space.

Structural Standards. All new concealed or nonconcealed PWSF towers shall be
constructed and maintained to meet ANSI/EIA/TIA-G (as amended) Series III,
Exposure C structural standards.

Visibility.
a. Concealed.

1.  New concealed towers shall be designed to match adjacent structures
and landscapes with specific design considerations such as architectural
designs, height, scale, color, and texture.

2. New antenna mounts shall be concealed and match the concealed tower.

In residential zoning districts and in mixed use zoning districts that
include residential uses, new concealed towers shall not be permitted on
lots where the primary use or principal structure is single-family or two-
family residential, group living, day care, or a multifamily structure of
fewer than three stories. Examples of land uses/structure types in resi-
dential areas where the site may include a concealed tower are: school,
religious assembly, fire station, stadium tower or stand, or other similar
institutional/civic uses/structures.
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b.  Nonconcealed. New antenna mounts shall be flush-mounted unless the appli-
cant can demonstrate that flush-mounted antennas will not reasonably meet
the network objectives of the desired coverage area or that more co-locations
will be available on the tower if flush-mounting is not required.

c. Concealed and Nonconcealed.

1.

ii.

iil.

1v.

ii.

New concealed and nonconcealed towers shall be configured and
located in a manner that shall minimize adverse effects including visual
impacts on the landscape and adjacent properties.

A balloon test shall be required subsequent to the receipt of the photo
simulations in order to demonstrate the proposed height and conceal-
ment solution of the PWSF. The applicant shall arrange to raise a red or
orange colored balloon no less than three feet in diameter at the maxi-
mum height of the proposed tower, and within 25 horizontal feet of the
center of the proposed tower. The applicant shall meet the following for
the balloon test:

Applicant must inform the Planning Department and abutting property
owners in writing of the date and times, including alternative date and
times, of the test at least 14 days in advance.

A three-foot-by-five-foot sign with lettering no less than three inches
high stating the purpose of the balloon test shall be placed at closest
major intersection of proposed site.

The date, time, and location, including alternative date, time and loca-
tion, of the balloon test shall be advertised in a locally distributed paper
by the applicant at least seven but no more than 14 days in advance of
the test date.

The balloon shall be flown for at least four consecutive hours during
daylight hours on the date chosen. The applicant shall record the
weather, including wind speed, during the balloon test.

Re-advertisement will not be required if inclement weather occurs.
Towers shall be constructed to accommodate antenna arrays as follows:

Up to 120 feet in height shall be engineered and constructed to accom-
modate no fewer than four antenna arrays.

All towers between 121 feet and 150 feet shall be engineered and con-
structed to accommodate no fewer than five antenna arrays.

Grading shall be minimized and limited only to the area necessary for
the new tower and equipment compound.

Sounds. No unusual sound emissions such as alarms, bells, buzzers, or
the like are permitted. Emergency generators are allowed. Sound levels
shall not exceed 65 decibels as measured at the property boundaries.

(13) Broadcast Towers. No new broadcast facilities shall be constructed or installed without a site
plan review and a permit under this section. No new broadcast facilities shall be permitted
unless the applicant provides a valid FCC construction permit and demonstrates that no exist-
ing broadcast tower can accommodate the applicant’s proposed use. A pre-application confer-
ence shall be required for any new broadcast facility.
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(i) Development Standards.

(A)

(B)

©

(D)

(E)

(F)

(G)

(H)

Height. Height for broadcast facilities shall be evaluated on a case-by-case basis;
the determination of height contained in the applicant’s FCC Form 351/352 con-
struction permit or application for construction permit and an FAA determination
of no hazard (FAA Form 7460/2) shall be considered prima facie evidence of the
tower height required for such broadcast facilities.

Setbacks. New broadcast facilities and anchors shall be set back a minimum of 500
feet from any single-family dwelling unit on same zone lot; and a minimum of one
foot for every one foot of tower height from all adjacent lots of record.

Equipment Cabinets. Except for AM broadcast facilities, cabinets shall not be vis-
ible from pedestrian views.

Fencing. All broadcast facility towers, AM antenna(s) towers, and guy anchors
shall each be surrounded with an anti-climbing fence compliant with applicable
FCC regulations.

Buffers.

a.  Except for AM broadcast facilities, it is the intent that all pedestrian views
from public rights-of-way and adjacent residential land uses be screened from
proposed broadcast facilities. AM broadcast facilities shall, where practica-
ble, use artificial screening devices in lieu of natural vegetation for screening
its ground equipment located at the base of AM tower(s).

b.  Alternative landscaping plans which provide for the same average canopy
and understory trees but propose alternative siting on the entire subject prop-
erty on which the proposed facility is projected may be considered and
approved by the Planning Division, provided the proposed alternative maxi-
mizes screening as provided above, and is otherwise consistent with the
requirements of this section.

Signage.
Commercial messages shall not be displayed on any tower.

b.  The only signage that is permitted upon an antenna support structure, equip-
ment cabinets, or fence shall be informational, and for the purpose of identi-
fying the antenna support structure (such as ASR registration number), as
well as the party responsible for the operation and maintenance of the facility;
i.e., the address and telephone number, security or safety signs, and property
manager signs (if applicable).

If more than 220 volts are necessary for the operation of the facility, signs located
every 20 feet and attached to the fence or wall shall display in large, bold, high con-
trast letters (minimum height of each letter four inches) the following: “HIGH
VOLTAGE — DANGER.”

Lighting.
Lighting on towers shall meet and not exceed the FAA minimum standards.

b.  Any lighting required by the FAA must be of the minimum intensity and
number of flashes per minute (i.e., the longest duration between flashes)
allowable by the FAA. Dual lighting standards are required and strobe light
standards are prohibited unless required by the FAA. The lights shall be ori-
ented so as not to project directly onto surrounding property, consistent with
FAA requirements.
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(14)

() Equipment Compound. The fenced-in compounds shall not be used for the storage
of any excess equipment or hazardous materials. No outdoor storage yards shall be
allowed in a tower equipment compound. The compound shall not be used as hab-
itable space.

(J) Grading shall be minimized and limited only to the area necessary for the new
tower and equipment.

(K) Sounds. No unusual sound emissions such as alarms, bells, buzzers, or the like are
permitted. Emergency generators are allowed. Sound levels shall not exceed 65
decibels as measured at the closest property boundaries for the facility.

(L) Parking. One parking space is required for each tower development area. The space
shall be provided within the leased area, or equipment compound or the develop-
ment area as defined on the site plan.

Variance — PWSF Only. The purpose of this subsection is to ensure that land use decisions
with respect to siting of personal wireless service facilities (PWSF) comply with 47 U.S.C.

§332(c)(N)(B).

From time to time, due to unique characteristics specific to a single application, such as ter-
rain, existing infrastructure, or other factors unique to the particular location and proposed
PWSEF thereon, strict application of a specific development standard for siting of PWSF could
have the effect of unreasonably discriminating among providers of functionally equivalent
services within the meaning of 47 U.S.C. §332(c)(7)(B)(i)(I) or of prohibiting personal wire-
less services within the meaning of 47 U.S.C. §332(c)(7)(B)(1)(II). In such a case the appli-
cant, so long as the applicant is a provider of personal wireless services who will be using the
facility for provision of personal wireless services, may seek a variance from such standard
under this section. Considerations of increased financial costs are not unique characteristics
and shall not constitute a valid basis for a variance under this subsection (q)(14). Moreover,
the only development standards from which a variance can be sought/approved under this sub-
section (q)(14) are the following:

* Maximum tower height.
* Flush mounting requirement.

* Maximum height of antenna above base station/supporting structure (for nonconcealed
PWSEF only).

To obtain a variance under this subsection, the provider must demonstrate by clear and con-
vincing evidence that:

(i) Due to characteristics specific and unique to the particular facilities and location, strict
application of the development standard would not permit the applicant to address a
demonstrable coverage gap or would result in unreasonable discrimination among pro-
viders of functionally equivalent services; and

(i1)) There is no reasonable alternative available, other than varying the standard, to address
the demonstrable coverage gap or to avoid unreasonable discrimination among providers
of functionally equivalent services, including but not limited to use of another site, co-
location on another facility, or modification of the proposed facility so as to meet the
applicable standard; and

(iii)) The extent of the variance proposed is the minimum necessary to address the demonstra-
ble coverage gap or to avoid unreasonable discrimination among providers of function-
ally equivalent services, as confirmed by qualified, independent third party review of the
proposal.
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The decision-maker for the variance shall be the decision-maker for the underlying permit
type required in accordance with this section and with the use table of GIMC 21.04.010. For
example, if the facility requires an administrative permit, the Director would decide the vari-
ance request. If the facility requires a conditional use permit, the Planning Commission would
decide the variance request.

(r) Transit Shelters and Benches.

(1)

2)

3)

4)

)

(6)

(7

®)

©)

(10)

(1)

(12)

A permittee shall only locate a transit shelter or bench at designated bus stops on designated
bus routes.

The permittee shall remove each shelter, bench, concrete pad and any supports within 30 days
after the transit stop or route is no longer designated.

The permittee shall only place a transit shelter or bench if it is anchored to a concrete pad or
equivalent that is approved by the City Engineer.

The permittee shall only place or locate shelters and benches within the public right-of-way
unless the City Engineer approves placement on private property. The permittee shall deliver
the owner’s written consent to such placement.

The permittee shall not place or locate or use any shelter or bench until the City has issued its
planning clearance. The planning clearance shall not be valid unless any necessary license or
revocable permit has also been issued and is valid. The planning clearance shall identify the
boundaries of the shelter site.

The permittee shall comply with the Americans with Disabilities Act and the applicable reg-
ulations.

The permittee shall provide regular maintenance and cleaning of all shelters and benches in
accordance with the permittee’s proposed maintenance schedule, as approved by the City
Engineer. At a minimum, the permittee shall clean and maintain each shelter and bench and
shelter and bench site twice each calendar week. The permittee shall continuously maintain
each shelter and bench site to a good and workmanlike state, including but not limited to gen-
eral repair, painting, removal of graffiti, removal of trash and debris and maintenance of lawn
or landscaping around the shelter and bench area. The permittee shall clean and maintain shel-
ters and benches within 24 hours when requested by the City Engineer, Director or other City
official.

The permittee shall diligently and continuously inspect, repair and replace as needed each
shelter and bench so that no safety hazard exists at or on any shelter or shelter site of bench.
In any event, the permittee shall remedy any such problem immediately when notified by a
citizen, transit user or the City.

Before placement or construction, the permittee shall have obtained the City Engineer’s
approval of the permittee’s proposed site plan of each transit shelter and bench site.

The permittee shall not place, locate or construct a shelter or bench within State or CDOT
right-of-way without first having obtained a permit therefor from CDOT and having delivered
a copy thereof to the City Engineer.

Unless the City Engineer approves otherwise in writing, the permittee shall not place any shel-
ter or bench within five feet of any curb and/or gutter or in an area where the speed limit is 35
miles per hour or less. The City Engineer is not authorized to reduce said setback to be less
than three feet from the curb and/or gutter.

Unless the City Engineer approves otherwise in writing, when there is no curb and/or gutter
or the posted speed limit is greater than 35 miles per hour, the permittee shall not place a shel-
ter or bench within 10 feet of the edge of pavement or the travel portion, whichever is closer.
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The City Engineer is not authorized to reduce said setback to less five feet from the edge of
pavement or traveled portion.

(13) The permittee shall not place any shelter or bench in a way which impedes pedestrian, bicycle,
wheelchair or motor vehicle travel. Site distance limitations also apply. No vertical or other
supports for a shelter or bench shall be located closer than one foot from any portion of any
sidewalk or other pedestrian way.

(14) The permittee shall not place a bench or shelter on City property other than right-of-way with-
out first obtaining the approval of the Director.

(15) The permittee shall abide by and enforce the following rules:

(1)

(i)

(iii)
(iv)

)

The amount or size of the sign (i.e., advertising) on each transit shelter shall be limited
to two side panels (two sign faces) on the transit shelter, each of which shall not exceed
48 inches wide and 72 inches high.

The advertising panels shall only be illuminated by “back lighting” using fluorescent
bulbs.

The Director may limit the lumens of any bulbs.

Shelter lighting shall be operated and maintained so it does not shine at, create glare for
or constitute a hazard to pedestrians, bicyclists or motorists.

A third advertising panel may be provided along the rear of the transit shelter but only
for public service messages or other public purposes as exempted in GIMC
21.06.070(c).

(16) The permittee shall not place a bench or shelter with a sign or advertising on or incorporated
into it except on a principal arterial; minor arterial, major collector or designated Dial-A-Ride
stop, provided the adjacent property is not zoned for residential use.

(17) For purposes of this section, these road classifications are as approved by the City in the Grand
Junction Circulation Plan.

(18) The permittee shall not place or use a transit shelter or bench with a sign or incorporated adver-
tising within the Main Street Shopping Park bounded by 2nd Street and 7th Street or within
the North 7th Street Residential Historic District.

(19) Transit Benches.

(1)

(i)

(iii)

(iv)

)

(vi)

Normally, one bench may be allowed by the City Engineer at each designated transit
stop; however, s/he may authorize a second bench if the permittee demonstrates a need
based on ridership data.

The permittee shall ensure that each bench is located on a concrete pad sufficient in size
to accommodate the bench supports and that there are two feet of foot space along the
front of the bench.

The permittee may orient benches towards approaching traffic at an angle not to exceed
30 degrees from parallel to the traveled portion of the right-of-way.

The permittee shall ensure that no transit bench is located further than 20 feet from a
stop.

The permittee shall not replace nor install any bench after the date hereof unless permit-
tee has first obtained the written approval of the City Engineer.

The permittee shall ensure that each bench is constructed and maintained using a “break-
away” anchor design. The City Engineer may specify the specifications of such design
for all benches.
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(s)

®
()

V)

(vii) The permittee shall ensure that the only sign or advertising on any bench is limited to a
single face oriented to and parallel with the traveled portion of the right-of-way. The sin-
gle sign face shall not exceed 12 square feet in size with a maximum height of two feet.
Each bench sign shall not be illuminated nor reflective.

Service Stations. No above ground equipment at any gasoline service station or retail garage for the
service of gasoline, oil, air, water, etc., shall be closer than 10 feet to any public right-of-way.

Mixed Use. Use is only allowed as part of a mixed use development.

Produce Stand. Produce stands are allowed in residential zone districts only for products produced
on the premises provided no hazards are created with parking, ingress, egress and signage and the
operation does not disrupt the peace, quiet and dignity of the neighborhood. Produce stands in non-
residential zone districts may include products produced off-premises and require a temporary use
permit.

Mobile Food Vendor and Mobile Food Vendor Court.

(1) Purpose. The purpose of this regulation is to allow mobile food vendors to operate on private
property in certain zone districts in the City.

(2) Applicability. These regulations apply to all mobile food vendors and mobile food vendor
courts operating on private property, except when a mobile food vendor is operating as a tem-
porary use under the provisions of GIMC 21.04.050.

(3) Mobile food vendors shall not be subject to the provisions of GIMC 21.04.050(m).

(4) Signage. Signage shall conform to the provisions of GIMC 21.06.070. The total allowable
square footage of signage for a mobile food vendor shall be 32 square feet, excluding signage
fixed to an operable motor vehicle.

(5) Landscaping, Screening and Buffering. Mobile food vendors and mobile food vendor courts
are exempt from the landscaping, screening, and buffering provisions of GIMC 21.06.040.

(6) Parking. Off-street parking shall be provided according to the provisions of GIMC 21.06.050.
Alternatively, required parking may be met through the provision of a written parking agree-
ment with the owner of a property within 500 feet of the mobile food vendor, as measured
from the line of the property whereon the mobile food vendor is located to the line of the prop-
erty whereon parking is located. Mobile food vendors operating as temporary uses under the
standards of GIMC 21.04.050 shall be exempt from this requirement.

(7) Sanitary Facilities. Any mobile food vendor or mobile food vendor court shall provide and
maintain a sanitary facility on site, or shall provide and maintain a written agreement with a
property and/or business owner allowing mobile food vendor employees and customers to
share the use of that property’s existing sanitary facilities. The structure containing shared san-
itary facilities must be located within 750 feet from location of the mobile food vendor as iden-
tified on the approved site sketch. No shared sanitary facility may be shared with a residential
land use. Mobile food vendors operating as temporary uses under the standards of GJIMC
21.04.050 shall be exempt from this requirement.

(8) Utilities. Permanent hookups to utilities shall not be provided for mobile food vendors but
may be provided for mobile food vendor courts.

(9) Wastewater Discharge. Wastewater produced by mobile food vendors shall be discharged
only at a facility with an approved industrial pretreatment system or by a licensed waste
hauler.
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(w) Regulated Cannabis Stores.

(1)

2)

3)

Applicability. These regulations apply to all regulated cannabis stores in the City in addition
to the other provisions in the GJMC pertaining to cannabis stores, including, but not limited
to, Chapters 5.13 and 5.14 GIMC.

Zoning.

(1) It is unlawful for a regulated cannabis store to operate in a building which contains a
dwelling unit that is occupied or unoccupied.

(i1)) There shall be no more than two regulated cannabis stores operating within the bound-
aries of the Horizon Drive Business Improvement District, as may be amended.

(iii)) There shall be no regulated cannabis stores located on the ground floor of any buildings
in the downtown Grand Junction area defined as Main Street bounded by the west inter-
section line of First Street and bounded by the east by the centerline of 7th Street.

Buffering.
(1) No regulated cannabis stores shall be located:

(A) Within 1,000 feet of any private or public elementary, middle, junior high, or high
school.

(B) Within 1,000 feet of Colorado Mesa University (Main Campus) and Western Col-
orado Community College.

(C) Within 500 feet of any services for prevention, treatment or recovery from sub-
stance use and mental health concerns, as licensed by the Colorado Department of
Human Services, Office of Behavioral Health (OBH).

(i1) Buffering Distance Computation. The buffering distance shall be computed by direct
measurement from the nearest property line of the land use to the nearest portion of the
building or unit in which the regulated cannabis is to be sold, using a route of direct
pedestrian access, measured as a person would walk safely and properly, without tres-
passing or utilizing alleys, following striping or parking patterns or on-site designated
pedestrian routes, with right angles at crossings and with the observance of traffic regu-
lations and traffic signals.

(Ord. 5070, 5-4-22; Ord. 4955, 9-2-20; Ord. 4926, 5-20-20; Ord. 4908, 3-4-20; Ord. 4858, 6-5-19; Ord.
4813, 8-15-18; Ord. 4744, 4-5-17; Ord. 4704, 6-1-16; Ord. 4554, 9-19-12; Ord. 4462, 4-4-11; Ord. 4419,

4-5-10)

21.04.040 Accessory uses and structures.

(a) Accessory Structure and Accessory Use Regulations.

(1
2)

)

4)

Establish and promote neighborhoods with integrity and character;

Provide residents with the opportunity to use their property to enhance or fulfill personal
objectives so long as the use of the property is not incompatible with this code;

Provide an appropriate level of flexibility for the use of nonresidential property while main-
taining compatibility; and

Assure public services, such as streets, sewers and water facilities, are available in adequate
supply for the primary use of the property.

(b) Accessory Structures and Uses Permitted.

(D

Only those structures and/or uses that are clearly accessory are allowed. Accessory structures/
uses shall be constructed, maintained and conducted so as not to produce noise, vibration, con-
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(©)

(d)

(e)

2

)

4)

cussion, dust, dirt, smoke, odors, noxious gases, fly ash, heat, glare from artificial illumination
or from reflection of natural light.

Accessory uses/structures and buildings shall have an appearance consistent with that of the
neighborhood and shall have an appearance consistent with the character of the principal
structure, building or use on the property.

In all zones, accessory structures shall not be located in the front yard or the exterior side yard
of a corner lot unless approved by administrative adjustment in accordance with GIMC
21.02.070(1).

In residential zone districts with a density of two units per acre or higher (R-2 and above), the
size of accessory structures will be limited to a maximum of 75 percent of the square footage
of the principal structure. For all other residential zone districts, accessory structures will be
allowed up to a maximum of 75 percent of the square footage of the principal structure or 10
percent of the parcel size, whichever is greater. All activities meeting the definition of agri-
culture in GJIMC 21.04.020(aa) will be exempt from these size regulations.

Accessory Structures, Buildings and Uses Appeals. The decision disallowing any accessory use
may be appealed to the Board of Appeals pursuant to GIMC 21.02.210.

Antennas. Telecommunications receiving or transmitting antennas are permitted subject to the fol-
lowing performance standards:

(1) Ground-mounted satellite dishes shall not exceed 10 feet in height from the grade where
mounted;

(2) Ground mounted satellite dishes shall be located within the rear yard or in any side yard which
does not abut a street and shall meet accessory structure setbacks;

(3) All cables and lines serving the satellite dish shall be located underground;

(4) Satellite dishes larger than 32 inches in diameter shall only be ground-mounted and the above
provisions shall apply unless otherwise approved as to location or ground mounting by a con-
ditional use permit as provided in GJIMC 21.02.110;

(5) Roof mounted antennas shall not extend more than 10 feet above the roof line on which
mounted; and

(6) Nothing contained herein shall relieve a person from the necessity of satisfying any and all
governmental licenses or permits required for operation of telecommunications equipment.

Storage of Vehicles. Storage of recreational vehicles or commercial vehicles or trailers is governed

by the following:

(1) Recreational and commercial vehicles and trailers in residential zones shall be stored within
an enclosed building, or in the rear yard, or behind the front setback line in a side yard other
than the street side yard of a corner lot;

(2) No recreational vehicle shall be used for living, sleeping or housekeeping purposes for longer
than two weeks total during any 12-month period when parked in any location not zoned and
approved for such use. Any use of this provision shall be limited to one recreational vehicle
per lot. Persons shall not live, sleep or housekeep in a recreational vehicle parked on a public
street, a public or private parking lot, or any vacant lot; and

(3) Under no circumstances shall recreational or commercial vehicles be parked on a public street

or public or private parking lot for more than 72 consecutive hours.
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(f) Accessory Dwelling Unit. An accessory dwelling unit (ADU) is allowed only in conjunction with
a single-family use and only on a lot of 3,000 square feet or more. The ADU is not included in the
density calculation. The ADU must comply with the following:

(1) No more than one ADU is allowed in conjunction with a single-family use.

(2) The design and location of the ADU shall be clearly subordinate to the principal structure.
(3) The ADU must meet all requirements of the building and fire codes.

(4) One additional off-street parking space shall be provided for the ADU.

(5) The ADU shall share utility meters with the principal structure, except where the utility pro-
vider requires separate meters for an accessory dwelling unit.

(6) The ADU shall not be more than 900 square feet.

(7) The ADU shall be integrated into the site by appropriate site grading, earthwork and landscap-
ing and be harmonious with the character of the neighborhood.

(8) The outside appearance of the principal structure shall not be changed from that of a single-
family residence.

(9) Private entrances to the ADU shall be located on the side or rear of the residence and shall not
be located on the same side as the primary residence’s entrance.

(10) The ADU shall not be located in front of the principal structure.

(11) The design and construction material of the ADU shall be complementary to those of the prin-
cipal structure.

A planning clearance is required to establish an accessory dwelling unit; to obtain a planning clear-
ance, the applicant must demonstrate that the unit will meet all the foregoing standards, limitations
and requirements.

(g) Home Occupations.

(1) A home occupation is allowed as an accessory use in the zones shown in subsection (g)(2) of
this section. A “Y” indicates that the performance standard applies in the applicable zone. No
home occupation may be initiated, established or maintained in the City except in confor-
mance with this code’s home occupation standards and which:

(i) Establish criteria for operation of home occupations in conforming residential units;
(i1) Regulate the conduct of home occupations as an accessory use in a dwelling unit;

(iii)) Ensure that home occupations are reasonably compatible with adjacent and nearby resi-
dential properties and uses;

(iv) Ensure that public and private services such as streets, sewers, water and/or utility sys-
tems are not burdened by the home occupation to the extent that usage exceeds that nor-
mally associated with residential use;

(v) Allow residents of the community to reasonably use their residences for commercial pur-
poses under certain specified standards, conditions and criteria; and
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(vi) Promote and protect the public health, safety and general welfare.

(2) Home Occupation Performance Standards by Zoning District.

HOME OCCUPATION PERFORMANCE

O
% E =gy e e | H 2§05
STANDARDS AL AR A A A B A A AL A=
1..Conformw1thapph.cable StateandCQuntystatqtes, vivivivivivy viviy v v vy
City code and regulations and has obtained permits
2. Full-time resident operator Y'Y Y| Y Y Y Y Y Y Y Y Y|Y
3a. No employees other than those residing in home Y Y|Y Y

<
<
<
<
<
<
<

3b. No more than one nonresident employee

4. Maintain residential appearance

=
=
=
=~
=~
=
=
=~
=~
=
=
=~
=~

5. Not more than six customers or clients/day are
allowed to visit home occupation. Customer hours Y Y| Y Y|Y|Y|Y|Y|Y|Y|Y Y
shall be between 8:00 a.m. and 8:00 p.m.

6. Not more than 25 percent gross floor area of the

residence, including accessory structure for home Y| Y| Y|Y| Y| Y Y Y Y Y|Y
occupation

7. Music, art, craft or similar lessons:
a. Six or fewer clients per day Y Y| Y Y|Y|Y|Y|Y|Y|Y|Y Y
b. Six to 12 clients per day Y| Y| Y|Y Y| Y| Y|Y

8. Adequate public facilities and utilities are adequate
to safely accommodate equipment used for home Y|Y|Y|Y|Y|Y|Y|Y|Y|Y|Y|Y|Y
occupation

9. Storage of goods and materials shall be inside and
shall not include flammable, combustible or
explosive materials other than those customary to
household uses

10. Parking shall be provided and shall not create
hazard or street congestion

11. Mechanized equipment shall be used only in a
completely enclosed building

12. Dust, odors, noise, vibration or electrical
interference or fluctuation that is not perceptible Y'Y/ Y'Y Y|Y|Y|Y|Y|Y|Y|Y|Y
beyond the property line

13. Deliveries and pickups shall be those normally
associated with residential services and shall:
a. Not block traffic circulation Y|IY| Y| Y Y'Y Y| Y| Y Y|Y Y

b. Occur only between 8:00 a.m. and 8:00 p.m.

Monday — Saturday Y'Y Y Y Y Y Y|Y|Y Y|Y Y

(3) Permitted home occupations shall not interfere with the peace, quiet and dignity of the neigh-
borhood. The following examples are of uses that would be acceptable as home occupations:
low volume office (insurance, realty), beauty shop, seamstress, instruction (as limited in item
number 7 of table above), home-based day care, word processing and other computer applica-
tions, and door-to-door sales.

(4) Home Occupations Not Permitted. The following, by way of example, but not limitation,
would not be acceptable as home occupations in residential districts: medical/dental office
(includes massage therapists, chiropractors, acupuncturists, naturopaths, etc.), motor vehicle
repair or similar uses, restoration or conversion, engine repair, medical/cosmetic facilities for
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(6)

(7

animals including animal care or boarding facilities, machine shop/metal working, retail sales,
contractors’ shops, mortuaries, medical procedures, body piercing and/or painting, tattoos,
any type of physical or psychotherapy, escort services, or marijuana businesses.

Exempt Home Occupations. All home occupations listed below shall not be subject to all
applicable home occupation regulations and standards if all persons engaged in such activities
reside on the premises and all applicable conditions are satisfied:

(1) Aurtists, sculptors, composers not selling their artistic product to the public on the prem-
ises;

(i1) Craft work, such as jewelry-making and pottery with no sales permitted on the premises;
(ii1)) Home offices with no client visits to the home permitted;
(iv) Telephone answering and message services; and

(v) Medical marijuana cultivation by a patient or primary caregiver; provided, however,
that:

(A) There shall not be more than one primary caregiver per dwelling unit growing, stor-
ing or providing medical marijuana in any form to his/her patients; and

(B) Such growing, storing or providing of medical marijuana is conducted in accor-
dance with Article XVIII, Section 14 of the Colorado Constitution and § 25-1.5-
106, C.R.S. as amended; and

(C) The primary caregiver shall have not more than six plants per patient with a maxi-
mum of 30 plants for five patients being grown on the premises of the dwelling unit
at any given time; and

(D) Accessory buildings such as detached garage, shed, green house or other structure
used for growing, storing or providing medical marijuana must comply with all
zoning bulk standards and building and fire code provisions applicable thereto.

Unsafe Home Occupations. If the Director finds that any home occupation is dangerous or
unsafe, the Director shall issue an order to the dwelling owner and/or tenant of the property
on which the home occupation is being undertaken directing that the home occupation be
immediately made safe, as determined by the Director, or be terminated. The property owner
and/or tenant shall be responsible for taking the necessary corrective steps or measures, but in
the event of a failure to do so by the owner and/or tenant, after notice and a reasonable period
of time, the Director may take any and all available enforcement actions to render the home
occupation/dwelling/ property safe. Enforcement cost shall be paid by the property owner and
shall be treated as a zoning violation pursuant to Chapter 21.09 GIMC.

Home Occupation Signage. A nameplate not exceeding two square feet containing only the
name of the resident, title of the person conducting a permitted home occupation, name of
building, business name and/or name of agent. The nameplate may be located anywhere on
the property.

(h) Outdoor Storage and Display.

(1)

Residential Outdoor Storage.

(i) Outdoor storage is permitted in all residential districts. Residential outdoor storage is
presumed if the following or like materials are outside of a dwelling for a period of lon-
ger than 48 consecutive hours and occupy a volume of more than 150 cubic feet:

(A) Appliances;

(B) Building materials, except for periods where a valid building period is in effect for
construction on the property; and
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2)

(1)
(iii)
(iv)

™)

(vi)

(C) Inoperable automobile, truck, commercial vehicle and RV.
Junk or rubbish shall not be stored.
All outdoor storage shall be located in the rear half of the lot and shall be screened.

A maximum of two vehicles intended for repair or restoration, also known as “junk vehi-
cles,” may be stored on a property provided all of the following conditions are satisfied:

(A) Vehicle shall be owned by the owner or occupant of the premises upon which the
vehicles are located; and

(B) The vehicle shall be kept in an enclosed garage or under an opaque cover designed
for the vehicle or otherwise screened from off-premises view.

All outdoor storage shall be screened. Acceptable screening consists of any combination
of fences, walls, berms and landscaping that is at least six feet in height and provides a
permanent, opaque, year-round screening around the entire perimeter of the outdoor
storage area. Plant materials are encouraged as screening. Fences must comply with sub-
section (h)(1)(i) of this section, any design guidelines and other conditions of approval.

All outdoor storage shall meet the following additional requirements, as applicable:

(A) All storage shall conform to the performance standards of the zone as described in
GJMC 21.03.040, Residential districts;

(B) Except for integral units, stored items shall not project above the screening;

(C) Dumpsters and refuse containers for new multifamily dwelling, commercial and
industrial uses shall be enclosed in a solid, opaque enclosure constructed of brick,
masonry, stucco or wood at least six feet tall; and

(D) Nonconforming property shall comply with Chapter 21.08 GIMC.

Nonresidential Outdoor Storage. Where outdoor storage is permitted in nonresidential dis-
tricts it shall be subject to the provisions of this code. Nonresidential outdoor storage is mate-
rials stored outside of business or commercial uses for a period of longer than 48 consecutive
hours and occupying a volume of more than 150 cubic feet:

(1)

(i)

(iii)

Junk or rubbish is not permissible outdoor storage unless the use is a permitted junkyard/
salvage yard or landfill.

If the principal use of the property is other than a legal vehicle repair operation, impound
lot, junkyard/salvage yard or fleet vehicle service center, a maximum of two vehicles
intended for repair or restoration may be stored on a property provided all of the follow-
ing conditions are satisfied:

(A) Vehicles shall be owned by the owner or occupant of the premises upon which the
vehicles are located;

(B) The vehicles shall be kept in an enclosed garage, under an opaque cover designed
for the vehicle or otherwise screened from off-premises view; and

(C) There shall be no outdoor storage of vehicle parts.

Existing Salvage/Recycling and Impound Lots. If the principal use of the property is
recycling to include car/auto recycler, end recycler (salvage yard) or wrecking yard stor-
ing inoperable vehicles, vehicle parts, dismantled machinery and associated parts, appli-
ance recycler and impound lot and if the use was an existing legal use as of January 1,
2002, outdoor storage shall meet the following conditions.

(A) Storage and dismantling areas shall require screening along all street frontages and
along the first 50 feet of the side perimeter from the street. Sites may use opaque
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(iv)

)

(vi)

slats in existing chain link fences or vegetation to meet the screening requirement
as long as the screening is at least six feet in height. Any new fencing shall be a
minimum of six feet.

(B) Ifthe recycler abuts a property with zoning which is not C-2, I-1 or I-2, the recycler
shall also screen each perimeter that abuts such zone that is not C-2, I-1 or I-2.
Buildings on property lines shall serve as screening.

(C) No item shall be allowed to project above the screening except: integral units as
defined in Chapter 21.10 GJIMC; and stacking of no more than two vehicles on top
of a wheel stand. Integral units shall include shelving up to 20 feet in height for the
purpose of storing recyclable parts. End recyclers are exempt from this require-
ment.

(D) Each owner, operator, independent contractor and employee of a recycling busi-
ness, and every other person who dismantles, repairs or installs motor vehicle parts
or appliances or other equipment containing any fluid, gas or liquid or other regu-
lated substance shall, in accordance with applicable laws and rules, control, con-
tain, collect, and dispose of all fluids, hazardous wastes, and other regulated fluids
in or generated by the dismantling, shredding, baling or storage of motor vehicles,
appliances, other equipment or parts, including but not limited to oils, antifreezes,
CFCs, transmission fluids, diesel fuel, and gasoline.

(E) Tires shall be stored as required by this code.

(F) A recycler shall have a five-day grace period to remove items placed outside of a
perimeter fence. If the City gives a notice after the fifth working day, the recycler
shall remove such items within five working days.

If the principal use of the property is legal auto repair as of the adoption of this code, the
vehicles intended for repair shall not be stored in any right-of-way or in required parking
spaces. Areas for storage of vehicles intended for repair must be screened along any
street frontage.

Unless otherwise indicated, screening of all outdoor storage shall consist of any combi-
nation of fences, slats in chain link fences, walls, berms and landscaping that is at least
six feet in height and provides a permanent, opaque, year-round screening on all street
frontages and the first 50 feet of side perimeters of the outdoor storage area. Buildings
on property line shall serve as screening. Plant materials are encouraged as screening.

All nonresidential outdoor storage shall meet the following additional requirements, as
applicable:

(A) All storage shall conform to the specific zone performance criteria in GIMC
21.03.070 and the use-specific requirements of that particular use;

(B) Unless otherwise indicated, no outdoor storage shall be located in a required front
yard setback or in any setback adjacent to a residential or business zone;

(C) Except for integral units, stored items shall not project above the screening;

(D) Dumpsters and refuse containers for new uses in all zones except I-1 and I-2 shall
be enclosed in a solid, opaque enclosure constructed of brick, masonry, stucco or
wood at least six feet tall. Nonconforming sites shall comply with Chapter 21.08
GIMC.

(3) Outdoor Display. “Outdoor display” includes portable display taken inside at the close of each
business day or a display of items of merchandise for immediate sale and open to customers
for browsing (such as, but not limited to, operable autos, RVs, trucks, modular homes, hot
tubs) that is permanently located outdoors. Retail displays including shelving or rack areas

21-186



Grand Junction Municipal Code 21.04.040

(1)

4)

higher than six feet, wholesale merchandise displays and other areas not accessible to the gen-
eral public are considered outdoor storage and subject to the provisions of subsections (h)(1)
and (2) of this section. “Outdoor display” does not include merchandise displayed immedi-
ately adjacent to the primary facade near the customer entrance(s) that does not protrude into
parking areas or drive aisles or beyond the eaves, roof overhang or covered entrance area;
rather, these displays are considered permissible extensions of the indoor retail operations. All
outdoor display shall comply with the following requirements, except as otherwise indicated:

(i) All outdoor display shall conform to specific zone performance criteria in GJIMC
21.03.070 and the use-specific requirements of that particular use;

(i1)) No permanent outdoor display area shall be located in a required landscaped area;

(ii1)) Outdoor display areas shall meet all landscaping requirements, but shall not be subject
to the screening requirements for storage lots;

(iv) No portion of a right-of-way shall be used for any type of display without a valid revo-
cable permit;

(v) For vehicle sales, not more than one vehicle display pad, elevated up to six feet in height
as measured at the highest point, shall be permitted per 100 feet of street frontage;

(vi) Display lots shall be paved, except that only the access roads shall be required to be
paved for lots displaying large merchandise, such as manufactured homes or heavy
equipment;

(vii) All outdoor display shall conform to all requirements of TEDS (GIJMC Title 29) and the
applicable sight distance triangle. Regardless of any provision to the contrary, no display
shall be maintained in a location if it obstructs view, thereby constituting a traffic or
pedestrian hazard; and

(viii) Nonconforming sites shall comply with Chapter 21.08 GIMC.

Fleet Vehicles. Unless otherwise indicated, fleet vehicle parking areas shall meet the perma-
nent outdoor display requirements of each district. In districts where permanent outdoor dis-
play is not permitted, a maximum of four fleet vehicles per use shall be permitted in areas
meeting all parking lot requirements of this code.

Fences. A fence permit is required for installation of any fence, except that a fence or wall that
exceeds six feet in height and a retaining wall of four feet or higher are considered a structure requir-
ing a planning clearance and building permit rather than a fence permit, and setbacks for structures
apply (except where otherwise specifically provided). All fences, including those considered struc-
tures, shall meet the standards, limitations and requirements of this section, and shall comply with
GJMC Title 29, Transportation Engineering Design Standards (TEDS).

(1

Fence Height Measurement.

(1) The height of fences shall be determined by measurement from the ground level upon
which the fence is located. Grade shall not be altered for the sole purpose of increasing
fence height. An increase of up to two inches in height shall be allowed when spacing
for drainage under the fence is needed.

(i1) For fences erected on retaining walls, the height of the S o
retaining wall shall be included in the height of the
fence.

(ii1) Pillars or other support structures for a fence shall be
allowed to exceed the maximum fence height by up to
one foot at intervals no closer than eight feet.
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3)

4)

(iv)

The height and location requirements of this subsection may be modified as part of sub-
division, planned development or conditional use approval.

Fence Materials.

(1)
(i)

(iii)

(iv)

Fences and walls shall be constructed of materials approved by the Director.

Acceptable materials include wire, wrought iron, plastic, wood and other materials with
a similar look.

Unacceptable materials that are visible include glass, tires, razor wire and concertina
wire, or unconventional salvaged materials or similar materials. Electric fencing shall be
allowed to contain large animals.

The Director may approve materials for security facilities.

Residential Districts. Fences in all residential zones, including the residential office (R-O) dis-
trict, shall meet the following standards:

(1)

(i)

(iii)

(iv)

Fences in the required front yard setback shall not exceed 30 inches in height. Such
fences may be increased to 48 inches maximum height if the fencing material is at a ratio
of two-thirds open space to one-third closed space per square foot for that part of the
fence extending above the 30-inch height.

Unless the approval of the development required a landscape strip, fences up to six feet
in height are permitted within front yard setbacks along arterial or major collector roads,
except those portions within a designated Neighborhood Center, Village Center, Down-
town or Mixed Use Opportunity Corridor on the Future Land Use Map of the Compre-
hensive Plan, provided they are in accordance with adopted corridor overlay zone
standards, TEDS (GIMC Title 29) and all other engineering standards and meet the fol-
lowing minimum standards:

(A) Fences or walls four feet or less in height consisting of an open design that has at
least two-thirds open space to one-third closed space (e.g., picket and split rail
fences), or a decorative wall, with no required landscape strip;

(B) Fences or walls over four feet in height with a minimum five-foot-wide planting
strip between the fence or wall and right-of-way. The landscaped strip shall contain
at least one tree per 40 feet and have adequate ground cover; or

(C) Perimeter fences and walls in new developments must meet the requirements of
GJIMC 21.06.040(g), Residential Subdivision Perimeter Enclosures.

On that part of the lot other than the required front yard setback area, fences may be
erected to six feet in height. Fences within a required principal structure setback exceed-
ing six feet in height require a special permit (see GIMC 21.02.120).

On corner lots, that part of a backyard fence that extends to and along the side property
line on the street side may be six feet high, but is subject to the provisions of TEDS
(GJMC Title 29) and other engineering standards.

Nonresidential Districts. Fences in all nonresidential districts shall meet the following stan-
dards:

(1)

(i)

Location of these fences must be approved by the City Engineer to ensure that adequate
sight distance is maintained.

On those sites located within a designated Neighborhood Center, Village Center, Down-
town or Mixed Use Opportunity Corridor on the Future Land Use Map of the Compre-
hensive Plan, fences in the required front yard setback area shall not exceed 30 inches in
height. Such fences may be increased to 48 inches maximum height if the fencing mate-
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rial is at a ratio of two-thirds open space to one-third closed space per square foot for that
part of the fence extending above the 30-inch height.

(ii1) In all other nonresidential district locations, fences to a height of six feet shall be located
outside the front yard setback. Fences which are 30-inch solid height or four feet in
height if two-thirds open may be located within the front yard setback. The addition of
not more than three strands of barbed wire shall be allowed and shall not be considered
in the height calculation.

(5) Maintenance. All fences or walls shall be maintained in good repair. Fences in common areas
of subdivisions shall be so maintained by the property owners’ association.

(Ord. 4998, 4-21-21; Ord. 4831, 2-6-19; Ord. 4778, 1-3-18; Ord. 4655, 2-18-15; Ord. 4599, 9-4-13; Ord.
4553, 9-19-12; Ord. 4437, 10-4-10; Ord. 4419, 4-5-10)

21.04.050 Temporary uses and structures.

(a)

(b)

(©)

(d)

(e)

Q)

The temporary use permit is a mechanism by which the City may allow a use to locate within the
City on a temporary basis and by which seasonal or transient uses may also be allowed.

Prior to conducting or establishing a temporary use or temporary structure, approval of a temporary
use permit by the Public Works and Planning Department is required.

Any allowed use or structure in nonresidential zones may be approved for a temporary use permit;
provided, that:

(1) The allowance of a temporary use and/or temporary structure shall not be detrimental to the
public health, safety and general welfare. The use shall be consistent with the purpose and
intent of this code and the specific zoning district in which it will be located and the use shall
be compatible in intensity, characteristics and appearance with existing land uses in the imme-
diate vicinity of the temporary use.

(2) Factors such as location, noise, odor, light, dust control and hours of operation may be specif-
ically considered when determining compatibility.

(3) The location and/or intensity of the temporary use and/or temporary structure is such that
adverse effects on adjacent parcels will be minimized, as determined by the Director.

(4) Erosion, sedimentation, and other pollution of surface and subsurface water is adequately con-
trolled.

(5) Particular attention shall be given to the type and volume of traffic generated and/or the impact
that the temporary use/temporary structure will have on traffic circulation in the neighbor-
hood. The Director shall determine that increased traffic does not unduly impact the neighbor-
hood. A finding that traffic does unduly impact the neighborhood shall be a basis for denial of
a permit.

Adequate off-street parking, as defined by this code, shall be provided:

(1) The use shall not displace the required off-street parking spaces or loading areas of the prin-
cipal use/structure on the site; and

(2) The entrance and exit shall be designed to prevent traffic hazards, nuisances and as required
by TEDS (GJMC Title 29).

The use shall not be allowed on publicly owned property unless the applicant first obtains a revo-
cable or other applicable permit through the City or the property owner, if not the City.

Special events and activities conducted on public property, such as school sites and City parks, shall
be exempt from the provisions of this code, but must comply with any guidelines, regulations and
permitting process required by the authorizing agency (e.g., School District 51 or City Parks and
Recreation Department).
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(h)

(1)

W)
(k)

M
(m)

(n)

(0)

Structures and/or display shall comply with the setback requirements of the zone. Displays must not
interfere with the sight distance triangle of the intersection of the curb line of any two streets or a
driveway and a street. In no case shall sales or display occur within the public right-of-way.

Before a temporary use involving the sale of merchandise may begin, a sales tax license must be
obtained from the City Finance Department. If not obtained, the temporary use permit shall be
revoked if issued or shall not be issued until licensure.

Temporary use sign shall be permitted only for and during the time of the temporary use. The total
sign allowance for a temporary use shall be 32 square feet, not including permanent signage that
may be on a vehicle or booth. All signs for temporary uses shall be attached to a structure, vehicle
or existing signpost. Portable signs, such as sandwich boards, etc., shall not be allowed. Off-prem-
ises signage is not allowed.

Temporary use must comply with criteria in subsection (n) of this section.

A temporary low-traffic storage yard may be permitted in a C-2, I-1 or I-2 zone district for up to
one year from the date of issuance. One extension of one year may be granted by the Director upon
showing of good cause. Any additional extensions may be granted by the Planning Commission.
The Planning Commission must find good cause for granting an extension.

All other temporary uses shall not exceed 120 calendar days.

No temporary uses shall be allowed until a minimum of 30 calendar days have passed since any
previous temporary use on the parcel or lot.

Prior to the issuance of a temporary use permit, the Director may require the applicant to post secu-
rity with the City as required to cover expected costs of enforcement, monitoring, clean-up and site
restoration.

General Review Criteria. The applicant shall demonstrate that:

(1) The use is an authorized temporary use pursuant to subsection (c) of this section;
(2) There is no other temporary use on the parcel or lot;

(3) The use will not be detrimental to the public health, safety and general welfare;

(4) The use is consistent with the purpose and intent of the code and the specific zoning district
in which it will be located;

(5) The use is compatible (intensity, characteristics and appearance) with existing land uses in the
neighborhood. Factors to determine compatibility include: location, noise, odor and light, dust
control and hours of operation;

(6) The use will not cause traffic to exceed the capacity of affected streets;

(7) Adequate off-street parking exists in accordance with GIMC 21.06.050. The use shall not dis-
place the required off-street parking spaces or loading areas of the principal permitted uses on
the site;

(8) Access to public right-of-way complies with City requirements, except that hard surface travel
lanes are not required for a temporary use;

(9) Permanent hookups to utilities are not provided;

(10) Yard and property line setbacks are met for structures and/or display of merchandise. Displays
shall not interfere with the sight visibility triangle of the intersection of the curb line of any
two streets or a driveway and a street. No personal property, including structures, tents, etc.,
shall be located within the public right-of-way; and
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(11) Signage is allowed only while the temporary use is permitted. A temporary use sign shall not
exceed 32 square feet, excluding signage fixed to an operable motor vehicle. There shall be
no portable signs. No off-premises sign shall advertise a temporary use.

(Ord. 4908, 3-4-20; Ord. 4419, 4-5-10)
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Chapter 21.05
PLANNED DEVELOPMENT (PD)

Sections:

21.05.010 Purpose.

21.05.020 Default standards.

21.05.030 Establishment of uses.
21.05.040 Development standards.
21.05.050 Planned development phases.

21.05.010 Purpose.

The planned development (PD) zone applies to mixed use or unique single-use projects where design
flexibility is desired and is not available through application of the standards established in Chapters
21.03,21.06 and 21.07 GIMC. Planned development zoning should be used when long-term community
benefits will be derived and the vision, goals and policies of the Comprehensive Plan can be achieved.
The Director shall determine whether substantial community benefits will be derived. Specific benefits
that the Director may find that would support a PD zoning include, but are not limited to:

(a) More effective infrastructure;

(b) Reduced traffic demands;

(c) A greater quality and quantity of public and/or private open space;

(d) Other recreational amenities;

(e) Needed housing types and/or mix;

(f) Innovative designs;

(g) Protection and/or preservation of natural resources, habitat areas and natural features; and/or
(h) Public art.

(Ord. 4927, 5-20-20; Ord. 4419, 4-5-10)

21.05.020 Default standards.

The use, bulk, development, improvement and other standards for each planned development shall be
derived from the underlying zoning, as defined in Chapter 21.03 GJIMC.

In a planned development context, those standards shall be referred to as default standards or default
zone. The Director shall determine whether the character of the proposed planned development is con-
sistent with the default zone upon which the planned development is based. Project-specific development
standards, including those that may deviate from the default zone, may be approved only as provided in
this chapter and if approved shall be explicitly stated in the zoning/rezoning ordinance approving the pro-
posed planned development project. Each standard of the default zone shall apply unless project-specific
standards are established by the PD zoning ordinance.

(Ord. 4927, 5-20-20; Ord. 4419, 4-5-10)

21.05.030 Establishment of uses.

(a) Uses Allowed. At the time of zoning a parcel to PD, the City Council shall determine the allowed
uses. Only uses consistent in type and density with the Comprehensive Plan may be allowed within
a PD. The type and density of allowed uses should generally be limited to uses allowed in the default
zoning.
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(b)

Adoption and Modification of Authorized Uses. The City Council, at the time of establishing a PD
zone, shall list uses that are authorized by right or by conditional use permit. All uses, whether by
right or conditional use permit, shall be subject to all applicable permit and approval processes
established in this code. The rezoning process shall be used to modify the authorized use list for any
planned development.

(Ord. 4419, 4-5-10)

21.05.040 Development standards.

(a)

(b)

(©)

(d)

(e)

()

Generally. Planned development shall minimally comply with the development standards of the
default zone and all other applicable code provisions, except when the City Council specifically
finds that a standard or standards should not be applied. Planned development shall comply with
GJMC 21.02.150.

Residential Density. Dwelling unit densities in planned development shall comply with the maxi-
mum and minimum densities of the Comprehensive Plan or default zone.

Nonresidential Intensity. A maximum floor area shall be established at the time of planned devel-
opment approval. In determining the maximum floor area, the Planning Commission and City
Council shall consider:

(1) The intensity of adjacent development;

(2) The demand for and/or mix of residential and nonresidential development in the proposed PD
and in the vicinity of the proposed PD;

(3) The availability of transportation facilities, including streets, parking, transit facilities and
bicycle/pedestrian facilities;

(4) The adequacy of utilities and public services.
Mixed Use Intensity.

(1) Inmixeduse developments in areas designated for residential development in the Comprehen-
sive Plan, no more than 10 percent of the land area may be dedicated to nonresidential uses.

(2) The maximum residential densities within mixed use developments designated for nonresi-
dential development in the Comprehensive Plan shall not exceed 24 dwelling units per acre.
In such developments, residential uses shall not constitute more than 75 percent of total floor
area.

Minimum District Size. A minimum of five acres is recommended for a planned development
unless the Planning Commission recommends and the City Council finds that a smaller site is
appropriate for the development or redevelopment as a PD. In approving a planned development
smaller than five acres, the Planning Commission and City Council shall find that the proposed
development:

(1) Is adequately buffered from adjacent residential property;
(2) Mitigates adverse impacts on adjacent properties; and
(3) Is consistent with the goals and policies of the Comprehensive Plan.

Development Standards. Planned development shall meet the development standards of the default
zone or the following, whichever is more restrictive. Exceptions may be allowed only in accordance
with this section.
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(1) Setback Standards. Principal structure setbacks shall not be less than the minimum setbacks
for the default zone unless the applicant can demonstrate that:

(i) Buildings can be safely designed and that the design is compatible with lesser setbacks.
Compatibility shall be evaluated under the International Fire Code and any other appli-
cable life, health or safety codes;

(i1)) Reduced setbacks are offset by increased screening or primary recreation facilities in pri-
vate or common open space;

(ii1)) Reduction of setbacks is required for protection of steep hillsides, wetlands or other
environmentally sensitive natural features.

(2) Open Space. All residential planned developments shall comply with the minimum open
space standards established in the open space requirements of the default zone.

(3) Fencing/Screening. Fencing shall comply with GIMC 21.04.040(i).
(4) Landscaping. Landscaping shall meet or exceed the requirements of GIMC 21.06.040.
(5) Parking. Off-street parking shall be provided in accordance with GIMC 21.06.050.

(6) Street Development Standards. Streets, alleys and easements shall be designed and con-
structed in accordance with TEDS (GJMC Title 29) and applicable portions of GJIMC
21.06.060.

Deviation from Development Default Standards. The Planning Commission may recommend that
the City Council deviate from the default district standards subject to the provision of any of the
community amenities listed below. In order for the Planning Commission to recommend and the
City Council to approve deviation, the listed amenities to be provided shall be in excess of what
would otherwise be required by the code. These amenities include:

(1) Transportation amenities including, but not limited to, trails other than required by the multi-
modal plan, bike or pedestrian amenities or transit oriented improvements, including school
and transit bus shelters;

(2) Open space, agricultural land reservation or land dedication of 20 percent or greater;

(3) Community facilities for provision of public services beyond those required for development
within the PD;

(4) The provision of affordable housing for moderate, low and very low income households pur-
suant to HUD definitions for no less than 20 years; and

(5) Other amenities, in excess of minimum standards required by this code, that the Council spe-
cifically finds provide sufficient community benefit to offset the proposed deviation.

(Ord. 4419, 4-5-10)

21.05.050 Planned development phases.

(a)

(b)

Transfer of Ownership. No developer, owner or agent thereof shall sell, convey or otherwise trans-
fer ownership of any planned development that has not been finally approved until such person has
informed the buyer, in writing, of the property’s exact status with respect to the planned develop-
ment process and conditions of approval, if any. The City shall bear no liability for misrepresenta-
tion or failure to disclose terms and conditions by the owner or agent.

Outline Development Plan (ODP). An outline development plan (ODP) is required. The purpose of
an ODP is to demonstrate conformance with the Comprehensive Plan, compatibility of land use and
coordination of improvements within and among individually platted parcels, sections or phases of
a development prior to the approval of an ODP. Zoning for the entire property or for each develop-
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ment “pod” is established at ODP. With an ODP, the pattern of development is established with
densities assigned to individual “pods,” which shall be the subject of future, more detailed planning.

(c) Signage. No sign shall be allowed on properties in a planned development zone unless the sign has
been approved as part of the final development plan. Variance of the maximum total surface area
of signs shall not be permitted, but the maximum sign allowance for the entire development or use
may be aggregated and the total allowance redistributed. See GIMC 21.06.070 for sign regulations.

(d) Final Development Plan. The final development plan and/or the subdivision plat are necessary to
ensure consistency with the approved outline development plan, specific development requirements
and construction requirements. See GJMC 21.02.150(c).

(Ord. 4419, 4-5-10)
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Chapter 21.06

DEVELOPMENT STANDARDS

Infrastructure standards.

Public and private parks and open spaces.
School land dedication fee.

Landscape, buffering and screening standards.
Off-street parking, loading and bicycle storage.
Subdivision standards.

Sign regulation.

Outdoor lighting.

Site circulation.

Private streets, shared driveways and loop lanes.

Infrastructure standards.

(a) General.

(M

2)

)

4)

Public Improvements. The improvements described in this section must be built by the appli-
cant and constructed in accordance with adopted standards, unless otherwise indicated. No
improvements shall be made until the following required plans, profiles and specifications
have been submitted to, and approved by, the City:

(i) Roads, streets and alleys;

(i1) Street lights and street signs for all street intersections;

(iii)) Sanitary sewer pipes and facilities;

(iv) Fire hydrants and water distribution system and storage;

(v) Storm drainage system;

(vi) Irrigation system;

(vii) Right-of-way landscaping;

(viii) Other improvements and/or facilities as may be required by changing technology and the
approval process;

(ix) Permanent survey reference monuments and monument boxes (se