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PLANNING COMMISSION AGENDA 

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

TUESDAY, JANUARY 23, 2024 - 5:30 PM 
Attend virtually: bit.ly/GJ-PC-1-23-24 

 

  

 
 
Call to Order - 5:30 PM 
  
Consent Agenda 
 
1. Minutes of Previous Meeting(s) 
  
Regular Agenda 
 
1. Consider a request by DR Land LLC, DR Townhomes LLC, Buena Vida HQ, LLC, and the 

City of Grand Junction to amend the Planned Development Zoning and Outline 
Development Plan (ODP) for the Riverfront at Dos Rios, located on the northeast bank of 
the Colorado River between Highway 50 and Hale Avenue.  

  
2. Consider a request by Owner, Ken Co LLC with Applicant, Aspire Residential to rezone 

7.11 acres from R-4 (Residential - 4 du/ac) to R-24 (Residential – 24 du/ac). 
  
3. Consider a request by Vista 5, LLP to rezone 17.37 acres from R-1 (Residential – 1 du/ac) 

to R-5 (Residential – 5.5 du/ac) located at 2428 H Road. 
  
Other Business 
  
Adjournment 
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GRAND JUNCTION PLANNING COMMISSION 
January 9, 2024, 5:30 PM

MINUTES

The meeting of the Planning Commission was called to order at 5:39 p.m. by Commissioner 
Scissors.

Those present were Planning Commissioners; Shanon Secrest, Sandra Weckerly (online), and 
Keith Ehlers. 

Also present were Jamie Beard (City Attorney), Tamra Allen (Community Development Director), 
Tim Lehrbach (Senior Planner), Madeline Robinson (Planning Technician), and Jacob Kaplan 
(Planning Technician).

There were 5 members of the public in attendance, and 0 virtually.

CONSENT AGENDA                                                                                                                       _

1. Approval of Minutes                                                                                                                     _
Minutes of Previous Meeting(s) from December 12, 2023. 

REGULAR AGENDA                                                                                                                       _

1. Culver-Scherping Rezone                                                                                        RZN-2023-684                                                                                         
Consider a request by Robert Culver, Rosa Culver, and Brian Scherping to rezone approximately 
0.75 acres located at 696 Sperber Lane from R-2 (Residential - 2 du/ac) to R-4 (Residential - 4 
du/ac).

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

Applicant Kim Kerk with Kerk Land Consulting LLC elaborated on Tim’s presentation and was 
available for questions.

Questions for staff

Commissioner Secrest asked why the owner couldn’t build what they wanted without the rezone.

Public Hearing
The public comment period was opened at 5:00 p.m. on Tuesday, January 2, 2024, via 
www.GJSpeaks.org.
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Rob Lipson expressed concerns about drainage on the parcel. He noted that the parcel would 
likely be less than ¾ acre as the owners would need to dedicate a portion for ROW on G Rd. He 
asked if planning designated building envelopes on the property.

Mark Bebee expressed his opposition to the increased density. He asked what the increased 
density would allow that the current density did not.

Beverly Bebee commented that she felt the proposed project does not match the character of the 
neighborhood and that she opposed the rezone.

Kim Kerk responded that the owners also live in the neighborhood and intended to build two 
single family homes. 

Commissioner Secrest asked about required street improvements during development of the 
parcel. He asked if an engineered drainage plan would be required during development. 

Commissioner Ehlers commented on the questions pertaining to uses allowed in R-4 zones and 
drainage concerns. He asked how the ROW dedication would impact density on the parcel and 
how the newly adopted Zoning and Development Code would affect the zone designations. He 
noted that future drainage easements created through the subdivision process could impact 
building envelopes once the site develops.

Tamra Allen clarified that on properties zoned R-4 and above get to apply ½ of the area of the 
adjoining ROW for the purposes of calculating density. 

The public comment period was closed at 6:19 p.m. on January 9, 2024.

Discussion

Commissioner Ehlers agreed with the staff report and appreciated the comments from the public.

Commissioner Secrest commented on the safety of the intersection of G Road and Sperber Ln.

Commissioner Weckerly noted that the applicant could have asked for higher density but chose 
the lowest possible density allowed in the Comprehensive Plan. 

Motion and Vote

Commissioner Ehlers made the following motion “Mr. Chairman, on the request to rezone the 
approximately 0.75 acres located at 696 Sperber Lane from R-2 (Residential – 2 du/ac) to R-4 
(Residential – 4 du/ac), City file number RZN-2023-684, I move that the Planning Commission 
forward a recommendation of approval to the City Council with the findings of fact as listed in the 
staff report.”

Commissioner Secrest seconded; motion passed 4-0.
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OTHER BUSINESS                                                                                                                          _

Commissioner Weckerly confirmed that she wanted to be on the Committee for Interim Housing.

ADJOURNMENT                                                                                                                              _
Commissioner Ehlers moved to adjourn the meeting.
The vote to adjourn was 4-0.

The meeting adjourned at 6:25 p.m.
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #1. 

  
Meeting Date: January 23, 2024 
  
Presented By: Daniella Acosta, Senior Planner 
  
Department: Community Development 
  
Submitted By: Daniella Acosta Stine, Senior Planner 
  
  

Information 
  
SUBJECT: 
  
Consider a request by DR Land LLC, DR Townhomes LLC, Buena Vida HQ, LLC, and 
the City of Grand Junction to amend the Planned Development Zoning and Outline 
Development Plan (ODP) for the Riverfront at Dos Rios, located on the northeast bank 
of the Colorado River between Highway 50 and Hale Avenue.  
  
RECOMMENDATION: 
  
Staff recommends approval of the request.  
  
EXECUTIVE SUMMARY: 
  
The Applicants, DR Land LLC, Buena Vida HQ, LLC, and the City of Grand Junction, 
are requesting approval of an amended Planned Development (PD) zoning ordinance 
and Outline Development Plan (ODP) to establish a phasing schedule for the 
development, introduce new uses, expand existing uses to other pods in which they are 
not currently permitted, and incorporate additional flexibility for some parking standards 
in the Mixed-Use pods. 
 
In April 2019, the City approved Ordinance 4849 for the ODP that established the uses, 
standards, and general configuration of the proposed Riverfront at Dos Rios mixed use 
development on approximately 58.8 acres, located on the northeast bank of the 
Colorado River between Highway 50 and Hale Avenue. To date, the PD has undergone 
three amendments. In 2020, the City approved Ordinance 4928 establishing additional 
industrial and warehousing uses in the Light Industrial/Commercial pods, incorporating 
approximately 8.4 acres of property into the ODP, and adding an access point off 
Riverside Parkway. The PD was further amended in 2021 by Ordinance 4982 to include 
approximately 0.4 acres of Mixed-Use to the development. The third and most recent 
amendment was approved by Ordinance 5061 in 2022, which incorporated 2.0 acres of 
property into the development, clarified parking and architectural standards, and 
changed the default zone for approximately 7.5 acres of Industrial/Commercial property 
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to Mixed Use.  
  
BACKGROUND OR DETAILED INFORMATION: 
  
The City originally acquired the approximately 60-acre area now known as the 
Riverfront at Dos Rios from the Jarvis family in 1990. The property is located on the 
northeast bank of the Colorado River between the Highway 50/railroad bridge and the 
Riverside neighborhood. Since that time, the property has been cleared, the Riverfront 
Trail extended, and a backwater pond for endangered fish was created between the 
trail and the river. The developable acreage was purchased with the intent of future 
redevelopment and the General Improvement District established has constructed a 
majority of the infrastructure within the development. All the properties, those initially 
part of the Planned Development and those that were added in subsequent 
amendments, have never been used or held for park or other governmental purposes 
but instead for possible reuse/redevelopment. 
 
The initial ODP was intended to create a riverfront commercial/mixed use center with 
two points of access to Riverside Parkway and two points of access onto Hale Avenue. 
Development pods are identified for specific types of uses, and per the existing PD 
include approximately 27.49 acres of Mixed Use, 17.0 acres of Parks and Open Space, 
6.89 acres of Light Industrial/Commercial, and 4.2 acres of Mixed Use/Outdoor 
Recreation. 
 
The proposal seeks to introduce the following uses into the PD: 

• Permit “Office with Drive-Through” in LI/C parcels only. 
• Permit “All Indoor Recreation” in LI/C parcels. Currently permitted in MU 

parcels. 
• Permit “Alcohol Retail Sales” in LI/C and MU-OR. Currently permitted in MU 

parcels. 
• Remove “Bar/Night Club” from the authorized use table. 
• Permit “Drinking Establishments” in MU, LI/C and MU-OR. 
• Permit "Drive-Through Uses (Restaurants) in LI/C parcels only. 
• Permit “Drive-Through Retail” in LI/C parcels only. 
• Permit “Greenhouse/Nursery” in LI/C parcels only. 
• Permit “Mobile Food Vendor” in MU and MU-OR parcels. 
• Permit “Mobile Food Vendor Court” in MU and MU-OR parcels. 
• Permit “Auto Mechanical Repair” in the LI/C2 parcel, east of Riverside 

Parkway only. 
• Permit “Car Wash, Gasoline Service Station, Quick Lube” in the LI/C2 parcel, 

east of Riverside Parkway only. 
• Permit “Rental Service, Indoor Display/Storage” in MU and MU-OR parcels. 

 
The proposal also seeks to establish a development phasing schedule per the 
requirements of GJMC 21.02.150(b)(2)(x), as well as incorporate additional flexibility 
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regarding the locations of off-street parking. In addition to these amendments, the 
ordinance has reformatted the authorized use table to better mirror the use table in the 
Zoning and Development Code and to better clarify which uses are not permitted in the 
Dos Rios PD. 
 
In addition to the land use areas and street network, the approved ODP established 
specific performance standards that the development will be required to meet and 
conform with, as authorized by Section 21.02.150 (b) of the Zoning and Development 
Code. The only standards proposed to be amended are related to parking. 
 
Section 21.02.150 of the Zoning and Development Code (Code) sets the purpose of a 
Planned Development (PD) to apply to mixed-use or unique single-use projects to 
provide design flexibility. The Code provides 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. 
 
Floodplain and Drainage: 
Much of the property is located within the regulated 100-year floodplain of the Colorado 
River and a small area directly adjacent to the riverbank is within the floodway. The City 
will retain ownership of the area within the Floodway to be used as open space and 
recreational area. Property within the 100-year floodplain will be developed in 
accordance with the Flood Hazard regulations found in section 21.07.010 of the Zoning 
and Development Code. Stormwater management will be provided as a part of the 
overall development of the project. 
 
Establishment of Uses: 
The original ODP established four general categories of land use types, including Light 
Industrial/Commercial (LI/C), Mixed Use (MU), Mixed Use/Outdoor Recreation (MU/OR) 
and Parks and Recreation (PR). The original PD zoning ordinance established the 
specific land uses allowed in each of the categories. There are no proposed changes to 
the land use designations. 
 
There are changes to the uses allowed, most notably the introduction of several drive-
through uses, greenhouses and nurseries, gas stations and vehicle service uses and 
limiting their inclusion to LI/C parcels or more exclusively, permitting them only in the 
LI/C2 parcel, which is located east of the Riverside Parkway. The amendment proposes 
to allow alcohol retail sales in LI/C and MU/OR parcels (as they are already allowed in 
the MU parcels), as well as the introduction of rental gear retail, food trucks and food 
truck courts in MU and MU-OR, and to expand indoor recreation uses to LI/C parcels. 
 
Default Zone and Deviations: 
The default zone for the original and the amended ODP is BP (Business Park). No 
change is proposed to the default zone district for the PD/ODP. 
 
Architectural Standards: 
Architectural standards were adopted with the original PD/ODP that require all 
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structures within the Riverfront at Dos Rios be designed and constructed in a manner 
that provides an aesthetically pleasing appearance and be harmonious with the overall 
Riverfront at Dos Rios development. There are no proposed changes to the 
architectural standards at this time. 
 
NOTIFICATION REQUIREMENTS 
A Neighborhood Meeting regarding the proposed rezone request was held on June 12, 
2023 in accordance with Section 21.02.080 (e) of the Zoning and Development Code. 
There were approximately seven people in attendance, which included two 
representatives from the City and four from the Applicant team. Only one member of 
the public attended. Some site history was discussed and there were a few questions 
specific to the proposed amendments and potential parking caps. 
 
Notice was completed consistent with the provisions in Section 21.02.080 (g) of the 
Zoning and Development Code.  The subject property was posted with an application 
sign on September 18, 2023.  Mailed notice of the public hearings before Planning 
Commission and City Council in the form of notification cards was sent to surrounding 
property owners within 500 feet of the subject property, as well as neighborhood 
associations within 1000 feet, on January 12, 2024.  The notice of this public hearing 
was published on January 14, 2024, in the Grand Junction Daily Sentinel.  An online 
hearing with opportunity for public comment was held between January 16 and January 22, 2024 
through the GJSpeaks platform.  
 
ANALYSIS   
A note about the implementation of the Zoning & Development Code Update: As this 
application was received prior the effective date of this update, the analysis that follows 
is pursuant to the previous/existing Zoning & Development Code language. 
 
Pursuant to Section 21.02.150 (b) of the Grand Junction Zoning and Development 
Code, requests for an Outline Development Plan (ODP) shall demonstrate 
conformance with all the following: 
 
a) The Comprehensive Plan, Grand Valley Circulation Plan and other adopted plans 
and policies; 
 

The majority of the property has a Comprehensive Plan Land Use designation of 
Mixed Use. There is also a Parks and Open Space designation along the banks of 
the Colorado River, and the parcel to the east of Riverside Parkway has a 
designation of Commercial. The Mixed Use designation provides opportunities for 
higher density/intensity development with a mix of uses along transportation 
corridors and within districts to serve adjacent neighborhoods and the broader 
community, and provides residential uses with a range of higher densities and types 
of housing. The types of uses allowed and proposed for the development are 
consistent with the Comprehensive Plan Land Use Map. Also, the area designated 
as Parks and Open Space will be preserved as open space. 
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The Grand Valley Circulation Plan identifies Riverside Parkway as a Principal 
Arterial. The limited access proposed is consistent with standards for access to an 
arterial. The Riverfront Trail, as identified on the Active Transportation Corridors 
map, will remain along the length of the property. 
 
Further, the amendment to the PD/ODP request is consistent with the following goals 
and/or policies of the Comprehensive Plan by providing a mixed-use development 
conveniently located to services and the preservation of 33% of the site as open 
space. 
 
Goal 3: The Comprehensive Plan will create ordered and balanced growth and 
spread future growth throughout the community. 
 
Policy B: Create opportunities to reduce the number of trips generated for shopping 
and commuting and decrease vehicle miles traveled, thus increasing air quality. 
 
Goal 5: To provide a broader mix of housing types in the community to meet the 
needs of a variety of incomes, family types and life stages. 
 
Policy B: Encourage mixed-use development and identification of locations for 
increased density. 
 
Policy C: Increasing the capacity of housing developers to meet housing demand. 
Goal 9: Develop a well-balanced transportation system that supports automobile, 
local transit, pedestrian, bicycle, air and freight movement while protecting air, water 
and natural resources. 
 
Policy D: A trails master plan will identify trail corridors linking neighborhoods with 
the Colorado River, Downtown, Village Centers and Neighborhood Centers and 
other desired public attractions. 
 
Goal 10: Develop a system of regional, neighborhood and community parks 
protecting open space corridors for recreation, transportation and environmental 
purposes. 
 
Policy B: Preserve areas of scenic and/or natural beauty and, where possible, 
include these areas in a permanent open space system. 
 
As proposed, the amendment is in conformance with the Grand Junction 
Comprehensive Plan and Circulation Plan. 
 

b) The rezoning criteria provided in Section 21.02.140 (a) of the Grand Junction Zoning 
and Development Code as follows. 

 
The proposal does not seek to add any new properties requiring a rezoning to the 
PD zone district. The proposal seeks to introduce new uses in the authorized use 
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table of the ODP. Per GJMC 21.05.030 the rezoning process shall be used to modify 
the authorized use list for any planned development. 
 
(1) Subsequent events have invalidated the original premises and findings; and/or 

The City had previously approved a PD zone district and ODP for the Riverfront at 
Dos Rios property, along with the inclusion of additional properties incorporated in 
recent amendments as accomplished by Ordinances 4849, 4928, 4982, 5016. 
The current amendment does not seek to incorporate nor rezone any additional 
properties nor into the PD. Staff finds that this criterion is not applicable to this 
request, and therefore, has not been met. 

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

While significant public infrastructure and improvements have been installed, the 
majority of the parcels remain vacant, other than the ongoing construction of 13 
townhomes located at 600 Lawrence Ave. The exception is the completion of the 
bicycle playground as a recreational amenity. The neighborhood to the north is 
predominantly residential and has not seen much change over the years. The 
area remains predominantly undeveloped, and the surrounding area remains 
predominantly low density residential. Staff’s assessment is that the character 
and/or condition of the area has not changed and that it is too premature to 
determine that the proposed industrial uses, alcohol retail sales use, landscaping 
services uses, vehicle services, and gas station and drive-through uses, rental 
retail and indoor recreation uses are consistent with the Plan. Therefore, this 
criterion has not been met. 

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

The existing public and community facilities and services are available to the 
properties and are sufficient to serve the proposed mix of uses, including the 
addition of several industrial uses, alcohol retail sales use, landscaping services 
uses, vehicle services, and gas station and drive-through uses. City  Water is 
available to the property and will be extended into the site, as is sanitary sewer. 
The property can also be served by Xcel Energy electric and natural gas. The 
property is near the Downtown area, which provides many commercial 
services.    In addition, the existing street network including the Riverside Parkway 
and Hale Avenue and enhancement of the riverfront trail through the development 
will provide adequate multimodal transportation infrastructure. Parks and open 
space exist in the vicinity and will be expanded and enhanced with the Riverfront 
at Dos Rios Planned Development. In conclusion, the public and community 
facilities are adequate to serve the type and scope of the mixed-use development; 
therefore, staff finds this criterion has been met. 

 
(4) An inadequate supply of suitably designated land is available in the community, 
as defined by the presiding body, to accommodate the proposed land use; and/or 
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The Riverfront at Dos Rios is an infill development project. The City is requesting 
an amendment to the plan to develop the property as a Planned Development 
(PD) to better define the types of uses allowed and to establish specific 
performance standards. Because PD is a zone category based on specific design 
and is applied on a case-by-case basis, staff finds this criterion is not applicable to 
this request. Furthermore, the there are several C-2, I-2, I-O properties near the 
development that could accommodate the proposed industrial, vehicles services, 
gas station, drive-through uses. Therefore, staff finds that this criterion has not 
been met. 

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

The vision of the Riverfront at Dos Rios development revolves around creating a 
vibrant mixed-use community that not only serves as a place for residents to live 
and work and play, but also emerges as a sought-after destination, bringing with it 
the opportunity to further enhance the city’s tourism sector, as well as promote 
short-term and long-term job creation. The amendments to the authorized use 
table provide additional flexibility needed to attract outside investment into the 
community. As such, permitting additional drive-thru uses, indoor recreation uses, 
and food trucks and food truck courts, drinking establishments, rental retail that 
caters to riverfront activities and expanding alcohol retail sales to other parcels 
further aligns with the River District provision in the Comprehensive Plan that 
encourages the development of destination-oriented amenities and front-line 
service industries that support destination-oriented development.   
 
While the amendments to the authorized use table include the introduction of 
drive-throughs and some heavy commercial and light industrial uses into the PD, 
the proposal also limits the uses to the LI/C parcels. There are only two LI/C 
parcels within the development. The LI/C1 parcel is located at 2601 Dos Rios Ct 
and the LI/C2 parcel is located east of the parkway at 2600 Riverside Parkway. 
The proposal limits the introduction of drive-thrus, passenger vehicle repair and 
services, car washes, gas stations to the peripheries of the development 
considering the context of each parcel. The proposed gas station and auto 
mechanical repair uses are proposed only east of the parkway in the LI/C2 parcel. 
Introducing these uses offer a unique opportunity to revitalize a challenging and 
blighted site that is positioned adjacent to the railroad and an oil refinery. The 
difficulties in designing vehicular access for a more intense mixed-use 
development make it impractical. 
 
Furthermore, limiting the site to retail and residential uses would significantly 
impede its potential for meaningful development that is compatible to its 
immediate surroundings, which is heavily industrial. By allowing these heavier 
commercial, lighter industrial uses, the community stands to benefit from the 
transformation of an underutilized parcel into a functional and service-oriented 
space. This not only addresses the challenges posed by the site’s proximity to 
railroad and an oil refinery but also brings economic and infrastructural 
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improvements to the area. As such, introducing these additional uses helps 
advance the Comprehensive Plan Principle 2.a. to promote the development of 
underutilized and blighted properties. 
 
The proposal seeks to exclusively allow drive-thru uses in both of the LI/C parcels 
– LI/C2 located across the parkway and LI/C1 located in the southeastern 
periphery of the development.  Allowing drive-thrus on parcels that directly abut 
the parkway does not necessarily undermine the envisioned community 
character, as it can integrated thoughtfully to complement the surrounding 
environment. The PD requires that all structures adhere to architectural 
standards. Proper landscaping, architectural cohesion, and strategic placement 
can ensure that these facilities blend harmoniously with the rest of the 
development, aligning with the vision of a dense, mixed-use walkable community. 
 
Additionally, by catering to the convenience needs of residents and visitors, drive-
throughs can contribute to the economic vitality of an area without overshadowing 
its distinct identity. It is essential to strike a balance that respects the envisioned 
character and goals while accommodating modern amenities that enhance the 
overall functionality and appeal of the neighborhood near the parkway. Placing 
drive-throughs at the periphery minimizes their impact on the character of the 
internal streetscape, preserving the Dos Rios core for more walkable and 
pedestrian-friendly compact development. By strategically and intentionally 
situating these facilities closer to the parkway and away from the core, 
accessibility for those using vehicles is maintained while minimizing car-centric 
development. Ultimately, this approach reflects a context-sensitive response that 
prioritizes both the convenience of vehicular access and the long-term goal of 
fostering walkable and vibrant center. Therefore, staff believe this criterion has 
been met. 

 
c)    The planned development requirements of Section 21.05 of the Zoning and 
Development Code; 
 

As per Section 21.05.040(f), Development Standards, exceptions may be allowed for 
setbacks in accordance with this section. 

 
(1)    Setback Standards. (i) Principal structure setbacks shall not be less than the 
minimum setbacks for the default zone unless the applicant can demonstrate that 
buildings can be safely designed and that the design is compatible with the lesser 
setbacks, (ii) reduced setbacks are offset by increased screening or primary 
recreation facilities in private or common open space, (iii) reduction of setbacks is 
required for protection of steep hillsides, wetlands or other environmentally sensitive 
natural areas. 

 
For maximum flexibility in the design of this site, the approved ODP included a 
reduction in the setbacks to those consistent with the B-2 (Downtown Business) 
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zone district, which is the type of development that is proposed in Dos Rios. No 
further change to the approved setbacks is proposed with this amendment. 
 

(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. 
 

Approximately 17 acres of open space has been provided, which is 33% of the 
area, exceeding the Code requirement for residential projects to provide 10% of 
the land area in open space. No additional open space is proposed to be 
dedicated. 

 
(3)    Fencing/Screening. Fencing shall comply with GJMC 21.04.040(i). 

 
Fencing and/or screening will comply with Section 21.04.040(i) of the Code and 
standards approved with the original ODP that address materials, height and 
quality of fencing. The standards are not proposed to change with this 
amendment to the ODP. 
 

(4)    Landscaping. Landscaping shall meet or exceed the requirements of GJMC 
21.06.040. 

 
The intent of landscaping within the Riverfront at Dos Rios is to create overall 
visual continuity throughout that is sensitive to, and blends with, the visual 
character of adjacent areas. Landscaping will enhance the aesthetics of the 
overall site, particularly as it is viewed from the perimeter public streets (Hale 
Avenue and Riverside Parkway) and from the Riverfront Trail. Specific standards 
were included in the approval of the ODP, which are not proposed to change. The 
only amendment to the landscaping section is to clarify that unless otherwise 
provided in the ordinance, landscaping requirements default to B-P requirements. 

 
(5)    Parking. Off-street parking shall be provided in accordance with GJMC 
21.06.050. 

Streets within Riverfront at Dos Rios have been constructed, and access 
controlled as to allow and encourage on-street parking on both sides of the street 
that will provide approximately 280 spaces throughout the development. In 
addition, it is anticipated that as each site is developed, parking will be provided 
as applicable per the PD design standards. There will also be a number of uses 
within the development that will be able to share parking due to overlapping hours 
of operation and demand. The only proposed changes are to provide some 
design flexibility regarding the location of parking and add clarifying language to 
where off-street parking shall be restricted. Per the current ordinance, “Off-street 
parking for multifamily or mixed-use development shall not be located in the front 
yard setback. Parking shall be in the rear of side yards or an area which is less 
visible from the public streets rights-of-ways or the Riverfront Trail”. 
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The master plan for the Riverfront at Dios Plan was envisioned to be a walkable 
mixed-use development that was defined by a dense urban form at the 
pedestrian-scale. The intent of the language to restrict parking in the front yard 
was in an effort to orient buildings to the streets and placing parking away from 
the street as a design principle to create a sense of pedestrian enclosure. The 
current language creates some confusion regarding intent and application. While 
the intent is to ensure parking is not placed between the street and the building, 
the language states that parking shall not be in the front yard setback, which 
implies that the parking could be in the front yard, therefore negating the earlier 
provision that parking cannot be visible from public rights-of-way. That first 
provision is further contradicted by the second requirement that states that 
parking shall be in the rear or side yards. 
 
The proposal is therefore to rephrase this section to better illustrate and apply the 
aforementioned design principle to restrict the amount of parking that is located 
between the street and the building by clarifying that parking shall not be located 
in the front yard or along the street frontage. The proposal also seeks to create 
some design flexibility for parcels that have more than one frontage. Per code, 
any property line that abuts a street is considered street frontage. This application 
may pose some challenges to site design to conceal parking with building when a 
parcel has multiple frontages and no rear or side yards. Therefore, the proposal 
also seeks to include exceptions to the restriction of parking placement. These 
exceptions include allowing surface parking between the building and the street in 
the following instances: 

• If the frontage is along Riverside Parkway (where there is less of a need to 
prioritize street activation and pedestrian sense of enclosure compared to 
the development’s internal streets); or 

• Where the frontage directly abuts a traffic circle; or 
• Allowing parking only along one frontage if a site has multiple frontages 

(i.e., more than two). 

 
Additionally, the amendments include a provision to increase the amount of 
parking allowed between the building and the street when the site has three or 
four frontages. This amendment would permit the developer to allocate 150 linear 
feet of the property’s frontage or 50 percent of the property's frontage to surface 
parking in the front yard. Section of the amended PD provides two ways of 
calculating additional linear feet of frontage that may be allocated towards surface 
parking. The first calculation limits the parking to only 150 linear feet per each 
individual frontage property line or limiting the parking to only 50 percent of the 
length of each individual frontage property line. Note that the developer is not 
obligated to provide parking along all frontages but has the option to place parking 
along more than one or all the frontage property lines to not exceed 50 percent of 
the length of each frontage property line, if needed.  The second calculation 
allows the developer to take the cumulative length of all the frontage property 
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lines, and divide that length by half to determine the number of linear feet that can 
be allocated to parking between the street and the building. 
 
Staff recommends not extending these exceptions to sites that have only one-
frontage or two-frontages as these sites can easily be designed to bring the 
building up to the edge of the street and placing parking to the rear of the building. 
Furthermore, the proposal includes additional design flexibility for developers by 
providing a credit to gain more linear feet of street frontage dedicated to frontage 
parking in exchange for a public amenity that helps activate the streetscape in the 
way a building would have. The proposed amendments would permit the 
developer to gain nine linear feet more of parking along the frontage in exchange 
of nine linear feet of a public amenity from an approved list as outlined in the 
amended ordinance to buffer that additional parking and encourage a functional 
priority for pedestrians in the streetscape. 
 

(6)    Street Development Standards. Streets, alleys and easements shall be 
designed and constructed in accordance with TEDS (GJMC Title 29) and applicable 
portions of GJMC 21.06.060. 

 
The design and construction of streets, alleys and easements within the Dos Rios 
development will meet Code requirements. 

 
d)    The applicable corridor guidelines and other overlay districts (Section 
21.02.150(b)(2)(iv). 
 

There are no corridor guidelines or overlay district that are applicable for this 
development. 

 
e)    Adequate public services and facilities shall be provided concurrent with the 
projected impacts of the development (Section 21.02.150(b)(2)(v). 
 

Existing public and community facilities and services are available to the property 
and are sufficient to serve the proposed mixed-use development. City Water is 
available to the property and will be extended into the site, as is sanitary sewer. The 
property can also be served by Xcel Energy electric and natural gas. The property is 
in close proximity to the Downtown area, which provides a number of commercial 
services. 

  
f)    Adequate circulation and access shall be provided to serve all development 
pods/areas to be developed (Section 21.02.150(b)(2)(vi). 

 
The proposed project will have two access points onto Riverside Parkway, one at the 
existing Hale Avenue and one approximately 1,000 feet to the south on Dos Rios 
Drive. In addition, there will be two access points onto Hale Avenue at Lawrence 
Avenue and Rockaway Avenue. The proposed access points provide adequate 
circulation and meet or exceed all code provisions for connectivity. 
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g)    Appropriate screening and buffering of adjacent property and use shall be provided 
(Section 21.02.150(b)(2)(vii). 
 

There are no proposed changes to the screening and buffering standards. 
 
h)    An appropriate range of density for the entire property or for each development 
pod/area to be developed (Section 21.02.150(b)(2)(viii). 
 

The ODP currently proposes residential density of 12 units per acre as a minimum 
and no maximum density. There are no proposed changes to the density. 

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

For maximum flexibility in the design of this site, the front setbacks as previously 
approved are 0 feet-10 feet for principal structures and 10 feet for accessory 
structures; rear yard setbacks of 0 feet for principal structures and 5 feet for 
accessory structures; and side yard setbacks of 0 feet for principal structures and 3 
feet for accessory structures. These setbacks are similar to those allowed in the B-2 
Downtown Business zone district, which is the type of development that is proposed. 
With the exception of the land on the east side of Riverside Parkway, all of the 
proposed development is internal to the property and is not directly adjacent to any 
other private development. Staff has found these standards that exist are appropriate 
for the amended PD/ODP and there are not proposed to be changed with this 
amendment. 

 
j)    An appropriate phasing or development schedule for the entire property or for each 
development pod/area to be developed (Section 21.02.150(b)(2)(x). 

 
The prior PD ordinances relied on GJMC 21.02.080(n), which states that a 
development phasing scheduled may be set for greater than one year but not more 
than ten years and outlines the procedure for City Council’s decision making on 
granting a request to extend a phasing schedule. GJMC 21.02.080(n) does not 
specify what the phasing schedule should be for a development but rather gives 
parameters for designing a phasing schedule. This amendment will define a concrete 
schedule that was previously lacking in prior ordinances. 

 
RECOMMENDATION AND FINDINGS OF FACT   
After reviewing the amendment request to the Planned Development Zoning and 
Outline Development Plan (ODP), City File Number PLD-2023-581, for the Riverfront at 
Dos Rios, Located on the Northeast Bank of the Colorado River Between Highway 50 
and Hale Avenue, the following findings of fact have been made: 

1.  In accordance with Section 21.02.140 of the Grand Junction Zoning and 
Development Code, one or more of the criteria has been met. 
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2. The Planned Development is in accordance with Section 21.02.150 (b)(2) of the 
Grand Junction Zoning and Development Code. 

 
Therefore, Staff recommends approval of the request for the rezone and amendment to 
the Planned Development zone district and Outline Development Plan (ODP) for 
Riverfront at Dos Rios. 
  
SUGGESTED MOTION: 
  
Chairman, on the request for the amendment to the Planned Development zone district 
and Outline Development Plan (ODP) for Riverfront at Dos Rios Located on the 
Northeast Bank of the Colorado River Between Highway 50 and Hale Avenue, City file 
number PLD-2023-581, I move that the Planning Commission forward a 
recommendation of approval to City Council with the findings of fact as listed in the staff 
report. 
  

Attachments 
  
1. Exhibit 1. Development Application Packet 
2. Exhibit 2. Neighbor Meeting Documentation 
3. Exhibit 4. Development Application - DR Townhomes LLC_executed 
4. Exhibit 3. Development Application - DR Land_executed 
5. Exhibit 5. Draft Ordinance 
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Project Description (Location, Acreage, Proposed Use) 
 
The purpose of this application is to obtain comments from the City of 
Grand Junction for the proposed Dos Rios Planned Development 
Amendment. The Dos Rios site is located along the Colorado River, west of 
the Riverside Parkway, and south of Hale Avenue.  The project location 
area is depicted below: 
 

 
Dos Rios Project Location 

 
A majority of parcels in Dos Rios Master Planning Area are currently owned 
by DR Land LLC or will be purchased from the City upon entitlement 
approvals.  May Riegler Properties (MRP) has taken on the role of master 
developer to bring a majority of the Dos Rios vision to life, in conjunction 
with the Master Plan Architect KASA Architects, the City of Grand Junction 
and Buena Vida LLC, who will be developing the MU/OR zoned lot 
located at 535 Hale Avenue.      
 
The original master planning efforts for Dos Rios was first visioned and 
established by the City of Grand Junction through the creation of a 
Planned Development (PD) zone district to guide the mixed-use 
development.  The original Planned Development and ODP, established 
by the City, was first recorded in 2019 through Ordinance 4849, amended 
by the City in 2021 through Ordinance 4982 and again by May Riegler in 
2022 through Ordinance 5061. 
 
MRP and KASA Architects have been working with the City of Grand 
Junction to further refine the overall masterplan of Dos Rios and begin the 
full build out of the site.  The applicant is requesting review and comment 
on the proposed modifications to the previously approved PD 
amendment. The proposed amendment is needed in order to achieve 
entitlement approval for a number of parcels currently, or soon to be, 
submitted to the City for Major Site Plan and Subdivision approvals.  This 
amendment provides further refining of the standards previously 
established in prior amendments to successfully actualize the full vision of 
Dos Rios.      
 
The graphic below depicts the current proposed masterplan for the site: 
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Dos Rios Master Plan 

The project currently has planning approval for 56 townhouses, the first 
phase of which (13 townhomes) is under construction. The first 6 
townhomes will be delivered in the 4th quarter of 2023 and the following 7 
in early 2024.  
 
MRP has commenced marketing efforts to find retail tenants for all of the 
proposed retail within Dos Rios.  
 
The City is moving forward with building a children’s splash park and 
completing the first phase of river restoration and construction of a public 
beach within the PDs17 acres of Parks & Recreation. 
 
A Major Site Plan submission has been submitted for a Starbucks with a 
drive-thru at 2601 Dos Rios Drive (on PD Zoned Lot LI/C-1).  Developer is 
planning to break ground upon City approvals in the first quarter of 2024 
and Starbucks is anticipated to open in the 4th quarter of 2024. The 
planned development on LI/C-1 will require approval of the proposed 
changes in the Use Table in this PD Amendment to allow for Retail with 
Drive-thru’s as a permitted use.   
 
A Major Site Plan submission and Sub-Division application has been 
submitted for two multi-family buildings totaling 258 rental apartments and 
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approximately 26,800 sf of ground floor retail at 2600 Dos Rios Drive and 
750 Calle Del Rio (on PD Zoned Lots MU-7B and MU-7A). The updates to 
the use table as proposed in this PD amendment will provide further 
flexibility for possible retail tenants, enhancing the experience of and 
amenities for future residence and visitors alike.  
 
With the subdivision of MU-7A and MU-7B there is a 3rd future development 
use also proposed. This site is currently in design as a low-rise office 
building that will be built by and for a consortium of local non-profit 
companies. This group of local non-profits will be submitting their own 
Major Site Plan Submission in the first quarter of 2024 and have been 
working through the pre-application process with the City. They will require 
the previously mentioned Subdivision for approval.  
 
Developer has submitted and received comments to a pre-application 
site plan submission for approx. 19,000 sf of Riverfront Retail on PD zoned 
lot MU-4 with an open public plaza, two hotels on PD zoned lot MU-3 and 
a shared parking lot on PD zoned lot MU-6B with room for a future 9,500sf 
retail bldg.  
 
On MU-3, one boutique hotel with approx. 140 rooms, an indoor restaurant 
& bar, indoor event space and outdoor seating and with an outdoor 
pool, and parking lot is planned.  The second hotel on MU-3 is planned to 
be an adventure themed hotel branded as Field & Stream, totaling 120 
rooms. This hotel will have outdoor amenity space (bocce court, fire pits, 
seating, etc.) and a parking lot.  MU-3’s Major Site Plan Submission will be 
split into two, one for each hotel and will include a Subdivision application 
to split the MU-3 lot for the two hotels.  
 
The site plan design for the two hotels will provide a pedestrian only 
“Paseo” public walk-way separating the two hotels from each other. More 
pivotally this pedestrian paseo will create a vital pedestrian path across lot 
MU-3 that will connect the locations of the future pedestrian bridge, art 
walk, shared parking lot on PD lot MU-6B, down to the Riverfront Retail, 
Riverfront Plaza and restored river front beech.   
 
The planned development on MU-4 and MU-6B will require approval of 
some of the changes proposed in this proposed PD Amendment to allow 
for changes to the parking language as established in the prior PD that 
made several of these “island lots” with multiple frontages and no side or 
rears undevelopable due to parking lot frontage restrictions. Developer is 
planning to break ground on these Lots in 2024 upon receipt of approvals. 
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Developer is under contract to purchase 2600 Riverside Parkway from the 
City which is PD zoned Lot LI/C-2. Developer has submitted a pre-
application concept site plan with the City. This planned development 
requires the approvals proposed within the PD Amendment to allow for 
the added uses by right within the amended Use Table, such as retail with 
drive-thru and a gas station with convenience store.  The increase in by 
right uses will aid in attracting commercial users to what is otherwise a very 
difficult lot to develop due to proximity to the railroad yard and petroleum 
oil tanks and due to the multitude of easements and restrictive building 
setbacks around the high voltage transmission lines. 
 
At full build out, over multiple phases, Dos Rios will be a true mixed-use 
community home to over 300 multifamily units, approx. 140 
townhomes/condos, two hotels totaling approx. 260 rooms, and 
approximately 70,000 sq. ft. of retail space, an office building, and more 
commercial/retail development on 2600 Riverside Parkway.  
 
Development Applications for the remaining parcels within the Dos Rios 
master plan will continue to be submitted over time with market demand 
and as the core of Dos Rios highlighted above is brought to realization.  
 
Also at the heart of Dos Rios are the distinct public realm areas and 
improvements; the future art walk, future pedestrian bridge, future traffic 
signal at Deseo and Riverside Parkway, the bike trail, the playground, the 
bike park, the splash park which is planned to open Spring of 2024, and 
the first phase of riverfront restoration the focal point being a beach with 
connectivity to the riverfront retail and gathering places. Approximately 
28% of the entire PD area is set aside as open space, including a 
backwater pond, the Riverfront Trail along with full access to the banks of 
the Colorado River. 17 acres of open space dedicated throughout the 
Dos Rios PD area not only far exceeds the required 10% of land area, it 
complements the mix-of uses within and provides a multitude of public 
benefit for people to live work and play in.  
 
Both Developer and representatives from the City continue to have a 
positive, collaborative, and enthusiastic working relationship. The shared 
vision to bring a cohesive Riverfront at Dos Rios community to life is seen 
through the emphasis on pedestrian and bike connectivity and cohesive 
outdoor gathering spaces for all of Grand Junction, residents and visitors 
alike.  
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Land Uses and Zoning 
The site is currently zoned Planned Development with a Mixed-Use 
designation in the Grand Junction Comprehensive Plan and an 
underlying BP zone district.  
 
Listed below is the City’s previously approved zoning map as Exhibit B in 
Ordinance 5061.  No new changes are being proposed to this zoning map 
as part of this PD Amendment application. Nor are any previously 
established land use designation areas being proposed to change.  

  
Public Benefit 
There are many public benefits of a large-scale community focused 
project such as Dos Rios.  
 
The existing street grid will be utilized for the project, with minimal 
modifications to curb cuts and infrastructure. Additional shared public 
vehicular parking lots will be located throughout the site, and a 
combination of new and existing parallel and diagonal street parking will 
be utilized for public shared parking.  
 
As a guiding principle of the PD, the parking at Dos Rios is being planned 
in a way that promotes sharing among the variety of uses. Through the 
strategic placement of parking and the shared nature of on-street and 
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off-street parking throughout the site an added emphasis to the 
pedestrian experience is naturally cultivated.  
 
The walkable entrance to Dos Rios will be adorned with a new Art Walk 
near the intersection of Deseo and Riverside Parkway which will have a 
new traffic signal installed by the City. The new Art Walk will welcome 
future users of the proposed Pedestrian Bridge from downtown to the 
project and provide an entry “gateway” into Dos Rios.  
 
The pedestrian experience continues crossing a new one-way portion of 
Calle Del Rio, which will lead into the new “Paseo”.   
 
The Paseo is the pedestrian only extension of Deseo, a meandering paved 
path with landscaping and seating on both sides which is intended to 
create a slow, enjoyable, walking experience to draw residents and 
visitors through Dos Rios so they can experience the natural environment.  
The Paseo will lead them down to Dos Rios Drive and culminates at the 
most active and entertaining use within the project, an open air public 
plaza, the Riverside Market.  
 
The Riverside Market will be a new landscaped plaza built along the 
Colorado River.  The Riverside Market will connect directly to the Bike 
Path, Beach, and be accessed by and located along Dos Rios Drive. The 
Riverside Market plaza will have public space improvements such as 
decorative paving, decorative lighting, lush landscaping, shaded seating, 
fire-pits for evening hangouts and s'mores, space for a performance 
stage, farmer’s markets, and outdoor movie nights. The PD use table 
amendment permits for the possibility of outdoor and indoor rentals, 
which will allow for the Riverside Market to provide bike and water related 
rentals.  
  
Adjacent to the Riverside Market area will be a new Market Hall concept, 
consisting of multiple food, beverage, and retail tenants. While the 
planning for this space is dependent upon end-users it is the developers 
intent to create a It will provide gathering space in, around, and on top of 
it, with roof decks, exterior shaded seating, and a grand central stadium 
staircase facing the Colorado River, to allow patrons to enjoy the view.  
 
Developer, Master Plan Architect, and City have all thoughtfully and 
passionately designed the infrastructure, density, mixed-uses and their 
locations to promote river activation and site connectivity from parking 
areas to the core outdoor retail and entertainment areas. Creating an 
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enhanced pedestrian experience of a true mixed-use community that will 
be able to be enjoyed by residents and visitors to Grand Junction of all 
ages.   
 
Neighborhood Meeting 
 
Developer, Master Plan Architect, Civil Engineer, and representatives from 
the City, conducted a Community Meeting s on June 12th 2023 at 5:45pm 
to provide a development update for Dos Rios.  An overview of 
development planning and progress was given along with background 
for the needed Planned Development amendment and subdivisions. 
 
In Attendance: 
 
Kevin Riegler – May Riegler 
Chris Mansuy – May Riegler 
Kevin Sperry – KASA Architecture 
Mark Austin – Austin Civil Group 
Daniella Acosta – City of Grand Junction  
Jen Taylor – Adjacent Property Owner 
Jazz – Adjacent Homeowner 
 
The meeting was called to order at 5:45 pm.  
 
Detailed meeting minutes of this community meeting are provided as a 
part of the Planned Development Amendment application package and 
summarized here:  
 
Kevin Sperry, the lead master plan architect provided an overview of the 
project status, PD amendment process and subdivision process and why it 
is necessary to continue and bring the Dos Rios development process to 
full build out.  
 
Chris Mansuy with May Riegler then presented the proposed PD 
amendment in detail, covering the re-organization of the Allowed Land 
Use Table and the incorporation of broader approved uses typical to retail 
in LI/C-1 and LI/C-2 to enhance retail options within Dos Rios. Mr. Mansuy 
also covered the planned subdivisions and changes in parking language 
which as currently stands makes the development of island lots 
undevelopable. There was one question posed by a resident in regards to 
what the intent of the original parking language was. Both the City (Ms. 
Acosta) and Mr. Mansuy provided an answer that was satisfactory to the 
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resident. Ms. Acosta clarified that the original intent was to encourage 
pedestrian and bike visitors to Dos Rios and that there is not a cap on 
parking but that there is a minimum number of spaces required for public 
use within the Dos Rios PD. Mr. Mansuy also clarified that the Developer’s 
goals are to provide adequate parking within Dos Rios so that visitors do 
not look for parking within the residential neighborhood north of Hale 
Avenue and that there needs to be enough parking to support the 
planned uses of the Dos Rios, some of which are still unknown and that a 
cap wasn’t necessary or quantifiable. 
 
The meeting was adjourned at 6:20pm.  
 
Project Compliance, Compatibility and Impact 
 
The PD Amendment being applied for takes form in a redlined, modified, 
and restated ordinance document, submitted herein. This document 
outlines various proposed changes to the ordinance, including (but not 
limited to) the below modifications which are in conformance with the 
criteria listed within GJMC 21.02.150(b)(2) for approval:  

1. Incorporation of a phased development schedule   
2. Use table reformat to the standard GJMC 21.04.010,and the 

applicable Use By Right within the underlying BP zoning district 
3. Use table expansion of permitted by right uses to include the 

following:  
o Permit Office with Drive-Through in LI/C parcels only. 
o Permit All Indoor Recreation in LI/C 
o Reclassify Bar/Nightclub to Alcohol Sales Retail permitted in 

MU, LI/C and MU-OR (as in the BP and previously approved as 
Bar/Nightclub in Ord. 5061) 

o Drinking Establishments added to use, permitted in MU, LI/C 
and MU-OR as the same within BP underlying zoning. 

o Permit Drive-Through Uses (Restaurants) in LI/C parcels only. 
o Permit Drive-Through Retail in LI/C parcels only. 
o Add Greenhouse/Nursery in LI/C parcels only as permitted 

within BP underlying zoning 
o Add Mobile Food Vendor permitted in MU and MU-OR as 

permitted within BP underlying zoning 
o Add Mobile Food Vendor Court permitted in in MU and MU-

OR as permitted within BP underlying zoning 
o Add Rental Service, Indoor Display/Storage in MU and MU-OR 

parcels as permitted within BP underlying zoning  
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o Permit Use of Auto Mechanical Repair in the LI/C-2 parcel, 
east of Riverside Parkway only. 

o Permit Car Wash, Gasoline Service Station, Quick Lube in the 
LI/C-2 parcel, east of Riverside Parkway only. 

4. Refined parking language to define when and how parking will be 
permitted in “front yards”, rather than the previous “front yard 
setback” as well as further clarification for lots that have only one or 
multiple frontages.  

 
While the original PD zoning ordinance established the specific land uses 
allowed in each of categories, this proposed expansion and refinement of 
the proposed use table and permitted uses within each of the four 
general land use categories helps further define the appropriate set of 
“default” or minimum standards for the entire property for each 
development pod/area to be developed as required by GJMC 
21.02.150(b)(2) criteria for approval XI. 

The proposed PD amendment is in general compliance with and supports 
the guiding principles of the Comprehensive Plan and the Grand Valley 
Circulation Plan. A majority of the property has a Comprehensive Plan 
Land Use designation of Mixed Use. There is also a Parks and Open Space 
designation along the banks of the Colorado River, and the parcel to the 
east of Riverside Parkway has a designation of Commercial. The Mixed-
Use designation provides opportunities for higher density/intensity 
development with a mix of uses along transportation corridors and within 
districts to serve adjacent neighborhoods and the broader community. It 
also provides residential uses with a range of types of housing. The types of 
uses allowed and proposed for the development are consistent with 
Comprehensive Plan Land Use Map and the approved uses for MU and 
BP within the GJCD.  

The amendment to the PD/ODP request is consistent with the following 
goals and/or policies of the Comprehensive Plan by providing a mixed-
use development conveniently located to services. The expansion of the 
use table within the proposed PD amendment allows for a flexibility of 
potential services to be developed for the benefit of the community as a 
whole.  

Goal 3: The Comprehensive Plan will create ordered and balanced 
growth and spread future growth throughout the community.  
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- Policy B: Create opportunities to reduce the number of trips 
generated for shopping and commuting and decrease vehicle 
miles traveled thus increasing air quality.  

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

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

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

Goal 9: Develop a well-balanced transportation system that supports 
automobile, local transit, pedestrian, bicycle, air and freight movement 
while protecting air, water and natural resources.  

- Policy D: A trails master plan will identify trail corridors linking 
neighborhoods with the Colorado River, Downtown, Village 
Centers and Neighborhood Centers and other desired public 
attractions.  

Goal 10: Develop a system of regional, neighborhood and community 
parks protecting open space corridors for recreation, transportation and 
environmental purposes.  

- Policy B: Preserve areas of scenic and/or natural beauty and, 
where possible, include these areas in a permanent open space 
system. 
 

Schedule 
 
With the help of staff a formal phasing and development schedule has 
been incorporated into this PD amendment. Developer commenced 
construction on the first phase of Dos Rios in 3rd quarter 2022. The first 
phase consisting of 13 townhomes, 6 are delivering in the 4th quarter of 
2023 and the remaining 7 townhouses will be be delivered in the 2nd 
quarter of 2024. Planning and delivery of future phases continues as 
Developer submitted two Major Site Plan applications for multi-family 
parcels and retail parcels in the Summer of 2023. May Riegler is gearing up 
to submit additional Major Site Plan applications for the hotels, multi-
tenant retail market hall adjacent to the river and an additional shared 
parking lot as a primary use with room for a future retail pad.  Before the 
end of Q1 2024 Developer intendents to have Development Applications, 
Subdivisions submitted and hopefully Approved for 7 out of the 10 Lots on 
the West side of Riverside Parkway. The entitlement approvals of these 
Lots are integral to bringing the full vision of Dos Rios to life. Major Site Plan 
approval, Developer’s remaining land purchases, and start of 
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construction is contingent upon the needed modifications to the planned 
development as described and presented in this application. 
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15 Parcels

Various (see legal description exhibit for Tax Nos)

Various (see legal description exhibit for
details)
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August 25,2023 
 
Ms. Daniella Acosta 
City of Grand Junction Planning Department 
250 North 5th Street 
Grand Junction, CO 81502 
 
Re: Amendment to the Planned Development (PD) and Outline Development Plan (ODP) 
for the Riverfront at Dos Rios, Ordinance No. 5061, located South of Hale Avenue and 
along Riverside Parkway 
 
Dear Ms. Acosta: 
 
The purpose of this letter is to summarize neighborhood meeting discussions conducted 
virtually on June 12, 2023, for the purpose of the proposed Dos Rios – PD Amendment 
for the subject property located South of Hale Avenue and along Riverside Parkway.   
 
Listed below is a summary of the discussion items: 
 

1. The meeting was attended by seven participants: Chris Mansuy, Kevin Sperry, 
Mark Austin, Brendan Hines, Daniella Acosta, Jen Taylor, and a home owner 
from Rockaway Avenue named Jazz. 
 

2. Kevin Sperry, master plan architect, provided an overview of the project status, 
PD Amendment process, and sub-division process and why it is necessary to 
continue the Dos Rios development process.  Mr. Sperry presented that Dos Rios 
is unique, in that the city designed and built the existing roads and infrastructure 
creating island lots that require sub-division and PD Amendments to suit the 
developer’s development plans on the individual lots and to obtain City 
entitlement approvals. 
 

3. Chris Mansuy, representing the developer, presented about the needs to 
subdivide the lots.   The current PD classifies each lot within Dos Rios as Mixed-
Use (MU), Light Industrial/Commercial (LI/C), Parks & Recreation (PR), and 
Mixed-Use / Outdoor Recreation (MU/OR) as color coded below and was included 
in the presentation:   
 

 

 

 

 

 
 ∙  ∙  ∙   ∙  

 

∙∙


∙∙
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4. These classifications will not change, but the islands of land created by the 
existing roads will be subdivided to suit what will be built there.  The example 
was given that if two buildings are built on MU-3, then it will be subdivided into 
two lots, both of which will still be classified as Mixed-Use (MU).  There are 
multiple lots that are large enough to support multiple buildings which will 
require subdivisions to get entitlement approvals.  The Developer will submit 
subdivisions on an individual lot basis and at different times during the overall 
development process. 

 
5. Mr. Mansuy presented that the proposed PD Amendment would include 

amendments and additions of approved uses and re-organization of the Allowed 
Land Use Table in Section F.  and that it would be expanded to allow for more 
typical commercial/retail uses across the various lots.  Examples of some of the 
specific additional land uses discussed were parking lots to support the density of 
the developer’s pans, alcohol sales, drive-thru’s on the two parcels zoned Light 
Industrial/Commercial (LI/C-1 and LI/C-2), and adding approved uses for gas 
stations and vehicle service and repair as on the lot east of Riverside Parkway 
(LI/C-2).  The developer and Planning section are currently working together to 
amend the approved use table for the PD Amendment.   
 

6. Mr. Mansuy presented about amending the current PD’s parking language in 
Section G.1.B.2 and that as stated, there are conflicts that make the island lots 
undevelopable, since during the pre-application process the City had commented 
that they deem the island lots to have all front yards and no side or rear yards, 
yet the current PD states that off street parking will be in the rear or side yards.  
The developer and Planning Section are currently working together to amend 
that language to allow off street parking on the lots that were created by the 
city, some of which have one frontage only, and some that have multiple fronts.  
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7. There was one person that asked questions during the meeting.  Mr. Jazz asked 
what the original intent of the parking language was and if any thought had 
been given to a cap on the # of parking spaces.  Ms. Acosta clarified that the 
original intent was to encourage pedestrian and bike visitors to Dos Rios and that 
there is not a cap on parking but that there is a minimum number of spaces 
required for public use within the Dos Rios PD.  Mr. Mansuy also clarified that the 
Developer’s goals are to provide adequate parking within Dos Rios so that 
visitors do not look for parking within the residential neighborhood north of Hale 
Avenue and that there needs to be enough parking to support the planned uses 
of the Dos Rios, some of which are still unknown and that a cap wasn’t 
necessary or quantifiable. Mr. Jazz was satisfied with these responses. 
 

8. Ms. Jen Taylor, also a private land owner within Dos Rios, stated that she was 
supportive of the PD Amendment and pointed out the benefits that Dos Rios will 
bring to the current residents within the grand valley.   
 

9. There were no other questions or comments and the meeting concluded at 
approximately 6:20PM. 
 

If you have any comments or notes that I may have missed, please contact me at 970-
242-7450. 
 
Sincerely,  
Austin Civil Group, Inc. 
Mark Austin, P.E. 
President 

 
 
Sincerely, 
 
 
Austin Civil Group, Inc. 
 
Mark Austin, P.E. 
President 
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August 25,2023 
 
Ms. Daniella Acosta 
City of Grand Junction Planning Department 
250 North 5th Street 
Grand Junction, CO 81502 
 
Re: Amendment to the Planned Development (PD) and Outline Development Plan (ODP) 
for the Riverfront at Dos Rios, Ordinance No. 5061, located South of Hale Avenue and 
along Riverside Parkway 
 
Dear Ms. Acosta: 
 
The purpose of this letter is to summarize neighborhood meeting discussions conducted 
virtually on June 12, 2023, for the purpose of the proposed Dos Rios – PD Amendment 
for the subject property located South of Hale Avenue and along Riverside Parkway.   
 
Listed below is a summary of the discussion items: 
 

1. The meeting was attended by seven participants: Chris Mansuy, Kevin Sperry, 
Mark Austin, Brendan Hines, Daniella Acosta, Jen Taylor, and a home owner 
from Rockaway Avenue named Jazz. 
 

2. Kevin Sperry, master plan architect, provided an overview of the project status, 
PD Amendment process, and sub-division process and why it is necessary to 
continue the Dos Rios development process.  Mr. Sperry presented that Dos Rios 
is unique, in that the city designed and built the existing roads and infrastructure 
creating island lots that require sub-division and PD Amendments to suit the 
developer’s development plans on the individual lots and to obtain City 
entitlement approvals. 
 

3. Chris Mansuy, representing the developer, presented about the needs to 
subdivide the lots.   The current PD classifies each lot within Dos Rios as Mixed-
Use (MU), Light Industrial/Commercial (LI/C), Parks & Recreation (PR), and 
Mixed-Use / Outdoor Recreation (MU/OR) as color coded below and was included 
in the presentation:   
 

 

 

 

 

 
 ∙  ∙  ∙   ∙  

 

∙∙


∙∙

Packet Page 43



MS. Dani Acosta 
August 25, 2023 
Page 2 of 3 
 

 
 
 

4. These classifications will not change, but the islands of land created by the 
existing roads will be subdivided to suit what will be built there.  The example 
was given that if two buildings are built on MU-3, then it will be subdivided into 
two lots, both of which will still be classified as Mixed-Use (MU).  There are 
multiple lots that are large enough to support multiple buildings which will 
require subdivisions to get entitlement approvals.  The Developer will submit 
subdivisions on an individual lot basis and at different times during the overall 
development process. 

 
5. Mr. Mansuy presented that the proposed PD Amendment would include 

amendments and additions of approved uses and re-organization of the Allowed 
Land Use Table in Section F.  and that it would be expanded to allow for more 
typical commercial/retail uses across the various lots.  Examples of some of the 
specific additional land uses discussed were parking lots to support the density of 
the developer’s pans, alcohol sales, drive-thru’s on the two parcels zoned Light 
Industrial/Commercial (LI/C-1 and LI/C-2), and adding approved uses for gas 
stations and vehicle service and repair as on the lot east of Riverside Parkway 
(LI/C-2).  The developer and Planning section are currently working together to 
amend the approved use table for the PD Amendment.   
 

6. Mr. Mansuy presented about amending the current PD’s parking language in 
Section G.1.B.2 and that as stated, there are conflicts that make the island lots 
undevelopable, since during the pre-application process the City had commented 
that they deem the island lots to have all front yards and no side or rear yards, 
yet the current PD states that off street parking will be in the rear or side yards.  
The developer and Planning Section are currently working together to amend 
that language to allow off street parking on the lots that were created by the 
city, some of which have one frontage only, and some that have multiple fronts.  
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7. There was one person that asked questions during the meeting.  Mr. Jazz asked 
what the original intent of the parking language was and if any thought had 
been given to a cap on the # of parking spaces.  Ms. Acosta clarified that the 
original intent was to encourage pedestrian and bike visitors to Dos Rios and that 
there is not a cap on parking but that there is a minimum number of spaces 
required for public use within the Dos Rios PD.  Mr. Mansuy also clarified that the 
Developer’s goals are to provide adequate parking within Dos Rios so that 
visitors do not look for parking within the residential neighborhood north of Hale 
Avenue and that there needs to be enough parking to support the planned uses 
of the Dos Rios, some of which are still unknown and that a cap wasn’t 
necessary or quantifiable. Mr. Jazz was satisfied with these responses. 
 

8. Ms. Jen Taylor, also a private land owner within Dos Rios, stated that she was 
supportive of the PD Amendment and pointed out the benefits that Dos Rios will 
bring to the current residents within the grand valley.   
 

9. There were no other questions or comments and the meeting concluded at 
approximately 6:20PM. 
 

If you have any comments or notes that I may have missed, please contact me at 970-
242-7450. 
 
Sincerely,  
Austin Civil Group, Inc. 
Mark Austin, P.E. 
President 

 
 
Sincerely, 
 
 
Austin Civil Group, Inc. 
 
Mark Austin, P.E. 
President 
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Print Form

Petition For: Planned Development - Final

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

Property Information

Site Location: Dos Rios - 13 Parcels totaling 36.36 Acres

Site Tax No(s): 2945-221-25-001

Site Acreage: 3.11

Site Zoning: Various (PD)

Project Description: Planned Development Amendment for Dos Rios PD to amend and restate standards and uses 

Property Owner Information Applicant Information Representative Information

Contact Person: Kevin Riegler

Contact Phone #: 202-369-5820

Name: DR Land LLC

Street Address: 7200 Wisconsin Ave S

City/State/Zip: Bethesda, Md 20814

Business Phone #: 202-369-5820

E-Mail: kevin@mayriegler.com

Fax #:

Contact Person: Kevin Riegler

Contact Phone #: 202-369-5820

Name: Austin Civil Group, Inc

Street Address: 123 N 7th St

City/State/Zip: GJ, CO 81501

Business Phone #: 970-242-7540

E-Mail: marka@austincivilgroup.com

Fax #:

Contact Person: Mark Austin

Contact Phone #: 970-242-7540

Fax #:

E-Mail: kevin@mayriegler.com

City/State/Zip: Bethesda, MD 20814

Street Address: 7200 Wisconsin Ave, S

Name: DR TOWNHOMES LLC

Business Phone #: 202-369-5820

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

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

Signature of Person Completing the Application

Signature of Legal Property Owner

Date 8/31/23

Date 8/31/23

Existing Land Use Designation Various

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

Proposed Land Use Designation Various

Existing Zoning Various

Proposed Zoning Various
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Print Form

Petition For: Planned Development - Final

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

Property Information

Site Location: Dos Rios - 13 Parcels totaling 36.36 Acres

Site Tax No(s): Various (See Legal Description Exhibit)

Site Acreage: 36.36 Acres

Site Zoning: Various (PD)

Project Description: Planned Development Amendment for Dos Rios to amend and restate standards and uses 

Property Owner Information Applicant Information Representative Information

Contact Person: Kevin Riegler

Contact Phone #: 202-369-5820

Name: DR Land LLC

Street Address: 7200 Wisconsin Ave S

City/State/Zip: Bethesda, Md 20814

Business Phone #: 202-369-5820

E-Mail: kevin@mayriegler.com

Fax #:

Contact Person: Kevin Riegler

Contact Phone #: 202-369-5820

Name: Austin Civil Group, Inc

Street Address: 123 N 7th St

City/State/Zip: GJ, CO 81501

Business Phone #: 970-242-7540

E-Mail: marka@austincivilgroup.com

Fax #:

Contact Person: Mark Austin

Contact Phone #: 970-242-7540

Fax #:

E-Mail: kevin@mayriegler.com

City/State/Zip: Bethesda, MD 20814

Street Address: 7200 Wisconsin Ave, S

Name: DR Land LLC

Business Phone #: 202-369-5820

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

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

Signature of Person Completing the Application

Signature of Legal Property Owner

Date 08/31/23

Date 08/31/23

Existing Land Use Designation Various

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

Proposed Land Use Designation Various

Existing Zoning Various

Proposed Zoning Various
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CITY OF GRAND JUNCTION, COLORADO 

ORDINANCE NO. _____

AN ORDINANCE AMENDING ORDINANCE NO. 5061 
TO REZONE TO PLANNED DEVELOPMENT (PD) 

AND AN OUTLINE DEVELOPMENT PLAN (ODP) FOR 
THE RIVERFRONT AT DOS RIOS

LOCATED ON THE NORTHEAST BANK OF THE COLORADO RIVER 
BETWEEN HIGHWAY 50 AND HALE AVENUE

Recitals:

The original Riverfront at Dos Rios Planned Development (PD) zoning and Outline 
Development Plan (ODP) was adopted in Ordinance 4849.  Ord. 4849 was 
amended  by Ordinance 4982.  Ordinance 4982 was amended by Ordinance 
5061.The proposed amendment of the Planned Development (PD) zoning and Outline 
Development Plan (ODP) (Ordinance 4982) Will revise amend, restate and replace 
specific sections of the previously adopted Planned Development (PD) zoning and 
Outline Development Plan of the area known as The Riverfront at Dos Rios 
Development as set forth in Ordinance No. 5061, Ordinance No. 4982, and 
Ordinance No. 4849. The request for the amendment to the PD and ODP have been 
submitted in accordance with the Zoning and Development Code (Code).

In public hearings, the Planning Commission and City Council reviewed the request for 
the proposed amendment and determined that the proposed amended PD and ODP 
satisfied the criteria of the Code and are consistent with the purposes and the intent of 
the Comprehensive Plan. Furthermore, it was determined that the proposed ODP has 
achieved "long-term community benefits" by effective infrastructure design; providing for 
ongoing and enhanced recreational opportunities; protection and/or preservation of 
natural resources, habitat areas and natural features; and innovative design.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION THAT THE AREAS DESCRIBED BELOW AND THOSE IN THE 
PLANNED DEVELOPMENT AND OUTLINE DEVELOPMENT PLAN BOUNDARIES, NONE 
OF WHICH HAVE EVER BEEN USED OR HELD FOR PARK OR OTHER 
GOVERNMENTAL PURPOSES BUT INSTEAD FOR REUSE/REDEVELOPMENT, ARE 
ZONED TO PLANNED DEVELOPMENT (PD), FOLLOWING THESAME DEFAULT 
ZONE AND STANDARDS ESTABLISHED IN ORDINANCE 5 0 6 1 4982 EXCEPT AS 
STATED HEREIN BELOW:

A. This Ordinance applies to all property(ies), including but not limited to those 
specifically described as follows, in the Development Boundary depicted in Exhibit A 
and the ODP depicted in Exhibit B, each as amended:

Lot 1 and Lot 2 at Riverfront at Dos Rios Filing 5 located within Section 22 
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1S 1W recorded 6/9/22 at Reception Number 3034050 Mesa County Records 
Containing 4.44 acres; All of Lots 6A and 6B at Riverfront at Dos Rios Filing 
Four containing 4.44 acres recorded 5/25/2021 at Reception Number 2982694;

Lots 1 through 5, 7 through 11, and Tract A of Riverfront at Dos Rios Filing 3 
containing 99.67 acres recorded 9/16/2020 at Reception Number 2942736;

535 Hale Avenue: Lot 16 Riverfront at Dos Rios Filing One located within 
Section 22 and 23 1S 1W UM recorded 5/16/2019 At Reception number 2880032 
Mesa County Records containing 4.20 acres;

2600 Riverside Parkway: Lot 1 Jarvis Subdivision Filing 1 located within Sections 
15, 22 and 23 Township 1 South, Range 1 West UM recorded 2/21/2017 at 
Reception Number 2790938 Mesa County Records Containing 5.53 Acres; and

2600 Dos Rios Drive: Lot 12 Jarvis Subdivision Filing 3 located within Section 22 
Township 1 South, Range 1 West UM recorded 3/23/2018 at Reception Number 
2834555 Mesa County Records Containing 2.00 Acres; and

B. The Riverfront at Dos Rios Outline Development Plan (Exhibit B) is approved with 
the Findings of Fact and Conclusions listed in the Staff Report, including attachments 
and exhibits.

C. The Phasing Development Schedule shall be per the validity standards of GJMC 
Section 21.02.080(n), as may be amended. within the Riverfront at Dos Rios 
Planned Development shall be established as follows: 

Pod Portion of Site Requirement Expiration Date
1 MU/OR, MU-1, 

MU-2, MU-6A, 
MU-6B

First Planning 
Clearance or 
First Plat 
recorded within 3 
years from date 
of approved PD 
ordinance. 

December 2026

2 LI/C-1, LI/C-2, 
MU-5 

First Planning 
Clearance or 
First Plat 
recorded within 5 
years from date 
of approved PD 
ordinance.

December 2028

3 MU-3, MU-4,MU-
7A, MU-7B, 

First Planning 
Clearance or 
First Plat 7 years 
from date of 
approved PD 
ordinance.

December 2030

1. Once the first Planning Clearance is pulled or the first Plat has been recorded for a 
Pod, or any portion thereof, that Pod phase can develop under the provisions of this 
PD and ODP in perpetuity. Development and Phasing Schedule constitutes a 
deadline for which development of a portion within each Pod must commence by but 
does not limit the scheduling of the entire Pod within the Dos Rios PD to be confined 
to phase by the outlined schedule. A failure for the initial portion of each Pod to 
commence to meet the requirements of the phasing schedule will result in the lapse 

Packet Page 49



3

of approval of the PD and ODP for each affected land use designation within said 
uncomplying Pod area. Upon lapse, the zoning of the property will revert to the 
default standards of the BP Zoning District. 

2. Should the Development and Phasing Schedule need to be extended, the City 
shall consider and hear the request consistent with the provisions of the Code in 
place at that time. A request for extension shall be timely in that the request shall be 
received by the City prior to the lapse or expiration of one of the established phasing 
Thresholds.

D. If the Planned Development approval expires or becomes invalid for any reason, the 
properties shall be fully subject to the default standards of the BP Zoning District as 
provided in GJMC and as may be amended.

E. The default zone shall be BP with the following deviations to the 
dimensional standards.

Primary Uses

Employment, Light Manufacturing, Multifamily, Retail, Commercial Services

Lot

Area (min. acres) No Minimum except .5 in LI/C

Width (min. ft.) 25**

Frontage (min. ft.) n/a

Setback Principal Accessory

Front (min. ft.) 0-10* 10

Side (min. ft.) 0 3

Rear (min. ft.) 0 5

Bulk

Lot Coverage (max.) n/a

Height (max. ft.) 65

except 40 feet in Mixed Use Area 4

Density (min.) 12 units/acre

Density (max.) No Max

Building Size (max. sf) n/a
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* Refer to the Architectural standards in Section 2.B and 2.C.

** Minimum lot area, lot width and lot frontage do not apply to single-family 
attached dwellings, two-family dwellings, or multifamily.

F. The allowed land uses shall be assigned by areas as depicted in Exhibit B and 
summarized in the table below. Uses will be as defined and shall be consistent with 
GJMC Codes and Standards as amended.  

G. This PD Amendment proposes changes to the Use Table from Ordinance 
No. 5061., which was not consistent with the format of the use table in the 
GJMC is being replaced by the newly inserted table which is pasted directly 
from the GJMC for format and description consistency. It incorporates the 
previously listed and approved by right uses along with the following 
additions:  

• Office with Drive-Through in LI/C parcels only.
• All Indoor Recreation permitted in LI/C
• Reclassify Bar/Nightclub to Alcohol Sales Retail permitted in MU, LI/C and MU-OR 
• Drinking Establishments added to use, permitted in MU, LI/C and MU-OR 
• Drive-Through Uses (Restaurants) in LI/C parcels only.
• Drive-Through Retail in LI/C parcels only.
• Greenhouse/Nursery Sales in LI/C parcels only. 
• Mobile Food Vendor permitted in in MU and MU-OR 
• Mobile Food Vendor Court permitted in in MU and MU-OR 
• Rental Service, Indoor Display/Storage in MU and MU-OR parcels. 
• Auto Mechanical Repair in the LI/C-2 parcel, east of Riverside Parkway only.
• Car Wash, Gasoline Service Station, Quick Lube in the LI/C-2 parcel, east of Riverside 

Parkway only.
All Other Vehicle Service, Limited in the LI/C-2 parcel, east of Riverside Parkway only.
A= Allowed; C = Conditional Use; Blank= Not Allowed

As used in the table below, the following shall mean and refer to: MU – Mixed Use; LI/C – 
Light Industrial/Commercial; MU-OR – Mixed Use Outdoor Recreation; PR – Parks and 
Recreation

ALLOWED LAND USE
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Business Residence A A A

Multifamily A

Single Family Attached * A

Home Occupation A A A

Small Group Living Facility A

Large Group Living Facility A

Unlimited Group Living Facility A

Rooming/Boarding House A

Colleges and Universities A A

Vocational, Technical and Trade Schools A A

Community Activity Building A A A A

All Other Community Service A A A A

ALLOWED LAND USE
Museums, Art Galleries, Opera Houses, Libraries

A A

General Day Care A A

Medical and Dental Clinics A A

Counseling Centers (Nonresident) A A

All Other Hospital/Clinic C A

Physical and Mental Rehabilitation (Resident)
C

Parks, Lakes, Reservoirs, Other Open Space
A A A A

Religious Assembly A A A

Boarding Schools A

Elementary Schools A

Secondary Schools A

Utility Service Facilities (Underground) A A A A

All Other Utility, Basic A A A A

Transmission Lines (Above Ground) A A A A

Transmission Lines (Underground) A A A A

Packet Page 52



6

All Other Utility Treatment, Production or Service Facility
C C C C

Entertainment Event, Major

Indoor Facilities A C

Outdoor Facilities C C C C

Hotels and Motels A A A

Short-Term Rentals A A A

Office

General Offices A A

Recreation and Entertainment, Outdoor
ALLOWED LAND USE
Campgrounds and Camps (nonprimitive) A A
Resort Cabins and Lodges A A
Amusement Park, Miniature Golf A

Campgrounds, Primitive A

Swimming Pools, Community A A

All Other Outdoor Recreation A A
Recreation and Entertainment, Indoor

Health Club A A A

Movie Theater, Skating Rink, Arcade A A

All Other Indoor Recreation A

Alcohol Sales, Retail A

Bar/Nightclub A A A

Animal Care/ Boarding/Sales, Indoor A A

Animal Care/ Boarding/Sales, Outdoor A

Food Service, Restaurant (Including Alcohol 
Sales) A A A

Farmers' Market A A A
General Retail Sales, Indoor Operations, 
Display and Storage A A A

Produce Stands A A A
Personal Services A A
All Other Retail Sales and Services A A A
Manufacturing Indoor Operations and
Storage

Assembly A

Food Products A

Manufacturing/Processing A

Manufacturing Indoor Operations and
Outdoor Storage

Assembly A
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ALLOWED LAND USE

Food Products A

Manufacturing/Processing A

Self-Service Storage

Mini-Warehouse A**
Industrial Services, Contractors and 
Trade Shops, Oil and Gas Support 
Operations without Hazardous Materials

Research, Testing and Laboratory Facilities
- Indoors (includes Marijuana Testing
Facilities)

A**

Telecommunications Facilities

Facilities on Wireless Master Plan Priority 
Site in Accordance with Wireless Master
Plan Site-Specific Requirements A A A A

Temporary PWSF (e.g. COW) A A A A

Co-Location A A A A

Tower Replacement A A A A

Dual Purpose Facility A A A A

DAS and Small Cell Facilities A A A A
Base Station with Concealed Attached 
Antennas A A A A

Base Station with Non-Concealed Attached 
Antennas C C C C

Tower, Concealed C C C C

Bus/Commuter Stops A A A A
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USE CATEGORY PRINCIPAL USE MU LI/C
MU-
OR PR

RESIDENTIAL
Business Residence A A A  
Two-Family Dwelling     
Single-Family Attached A    
Multifamily A    
Accessory Dwelling Unit     
Agricultural Labor Housing     
Manufactured Housing Park     

Household Living – 
residential 
occupancy of a 
dwelling unit by a 
“household”

All Other Household Living     
Home Occupation Home Occupation A A A  

Small Group Living Facility A    
Large Group Living Facility A    
Unlimited Group Living Facility A    

Fraternities/Sororities     

Rooming/Boarding House A    

Group Living – 
residential 
occupancy of a 
structure by a group 
of people who do 
not meet the 
definition of 
“Household Living”

Other Group Living (e.g., dormitory style 
living)
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USE CATEGORY PRINCIPAL USE MU LI/C
MU-
OR PR

INSTITUTIONAL AND CIVIC
Colleges and 
Vocational 
Schools – colleges 
and institutions of 
higher learning

Colleges and Universities
A A

Vocational, Technical, and Trade Schools A A
Community 
Service – uses 
providing a local 
service to the 
community

Community Activity Building A A A A

All Other Community Service A A A A
Cultural – 
establishments that 
document the social 
and religious 
structures and 
intellectual and 
artistic 
manifestations that 
characterize a 
society

Museums, Art Galleries, Opera Houses, 
Libraries

A A

Day Care – care, 
protection and 
supervision for 
children or adults 
on a regular basis 
away from their 
primary residence 
for less than 24 
hours per day

Home-Based Day Care (1 – 12)

General Day Care A A
Detention 
Facilities – facilities 
for the detention or 
incarceration of 
people

Jails, Honor Camps, Reformatories

Community Corrections Facility
Law Enforcement Rehabilitation Centers
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USE CATEGORY PRINCIPAL USE MU LI/C
MU-
OR PR

INSTITUTIONAL AND CIVIC
Hospital/Clinic – 
uses providing 
medical treatment 
or surgical care to 
patients

Medical and Dental Clinics A A

Counseling Centers (Nonresident) A A
Hospital/Mental Hospital C A
Physical and Mental Rehabilitation 
(Resident)

C

All Other C A
Parks and Open 
Space – natural 
areas consisting 
mostly of vegetative 
landscaping or 
outdoor recreation, 
community gardens, 
etc.

Cemetery

Golf Course
Golf Driving Ranges
Parks, Lakes, Reservoirs, Other Open Space A A A A

Religious 
Assembly – meeting 
area for religious 
activities

All A A A

Funeral 
Home/Mortuary All

Crematory All
Safety Services – 
public safety and 
emergency response 
services

All

Schools – schools at 
the primary, 
elementary, middle, 
junior high or high 
school level

Boarding Schools A

Elementary Schools A
Secondary Schools A
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USE CATEGORY PRINCIPAL USE MU LI/C
MU-
OR PR

INSTITUTIONAL AND CIVIC
Utility, Basic – 
Infrastructure 
services that need to 
be located in or near 
the area where the 
service is provided

Utility Service Facilities (Underground) A A A A

All Other Utility, Basic A A A A
Utility, Corridors – 
passageways for 
bulk transmitting or 
transporting of 
electricity, gas, oil, 
communication 
signals, or other 
similar services

Transmission Lines (Above Ground)
A A A A

Transmission Lines (Underground) A A A A
Utility Treatment, Production or Service 
Facility

C C C C

All Other
COMMERCIAL
Entertainment 
Event, Major – 
activities and 
structures that draw 
large numbers of 
people to specific 
events or shows

Indoor Facilities A C

Outdoor Facilities C C C C
Lodging – hotels, 
motels, short-term 
rentals and similar 
establishments

Hotels and Motels A A A

Short-Term Rentals A A A
Office – activities 
conducted in an 
office setting and 
generally focusing 
on business, 
government, 
professional, or 
financial services

General Offices A A

Office with Drive-Through A1
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USE CATEGORY PRINCIPAL USE MU LI/C
MU-
OR PR

COMMERCIAL
Parking, 
Commercial – 
parking that is not 
necessary to serve a 
specific use and for 
which fees may be 
charged

All

Recreation and 
Entertainment, 
Outdoor – large, 
generally 
commercial uses 
that provide 
continuous 
recreation or 
entertainment-
oriented activities

Campgrounds A A A

Resort Cabins and Lodges A A
Swimming Pools, Community A A
Shooting Ranges, Outdoor
Amusement Park, Miniature Golf A
Riding Academy, Roping or Equestrian
Zoo
All Other Outdoor Recreation A A

Recreation and 
Entertainment, 
Indoor – large, 
generally 
commercial uses 
that provide indoor 
recreation or 
entertainment-
oriented activities 
including health 
clubs, movie 
theaters, skating 
rinks, arcades

Health Club A A A

Movie Theater, Skating Rink, Arcade A A
Shooting Ranges, Indoor
All Other Indoor Recreation A A
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USE CATEGORY PRINCIPAL USE MU LI/C
MU-
OR PR

COMMERCIAL
Retail Sales and 
Service* – firms 
involved in the sale, 
lease or rental 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.

Bar/Nightclub Alcohol Sales Retail A A A

Alcohol Beverage Production
Animal Care/Boarding/Sales, Indoor A A
Animal Care/Boarding/Sales, Outdoor
Delivery and Dispatch Services (Vehicles 
On-Site)
Drinking Establishment A A A
Drive-Through Uses (Restaurants) A
Drive-Through Retail A
Food Service, Catering A A A
Food Service, Restaurant (Including Alcohol 
Sales)

A A A

Farm Implement/Equipment Sales/Service
Farmers’ Market A A A
Flea Market
Feed Store
Fuel Sales, Automotive/Appliance
Fuel Sales, Heavy Vehicle
General Retail Sales, Indoor Operations, 
Display and Storage

A A A

General Retail Sales, Outdoor Operations, 
Display or Storage
Greenhouse/Nursery Sales A
Manufactured Building Sales and Service
Mobile Food Vendor A A
Mobile Food Vendor Court A A
Produce Stands A A A
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USE CATEGORY PRINCIPAL USE MU LI/C
MU-
OR PR

COMMERCIAL
Retail Sales and 
Service* – firms 
involved in the sale, 
lease or rental 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.

Regulated Cannabis Store

Rental Service, Indoor Display/Storage A A
Rental Service, Outdoor Display/Storage
Repair, Small Appliance
Repair, Large Appliance
Personal Services A A
All Other Retail Sales and Services A A A

Self-Service Storage Mini-Warehouse A
Vehicle Repair – 
repair service to 
passenger vehicles, 
light and medium 
trucks and other 
consumer motor 
vehicles

Auto Mechanical Repair A2

Body Shop
Truck Stop/Travel Plaza
Tire Recapping and Storage
All Other Vehicle Repair

Vehicle Service, 
Limited – direct 
services to motor 
vehicles where the 
driver or passengers 
generally wait in the 
car or nearby while 
the service is 
performed

Car Wash, Gasoline Service Station, Quick 
Lube A2

All Other Vehicle Service, Limited
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USE CATEGORY PRINCIPAL USE MU LI/C
MU-
OR PR

INDUSTRIAL
Manufacturing and 
Production – firms 
involved in the 
manufacturing, 
processing, 
fabrication, 
packaging, or 
assembly of goods

Indoor Operations and Storage

Assembly A
Food Products A
Manufacturing/Processing A
Marijuana Related Business
Indoor Operations with Outdoor Storage
Assembly A
Food Products A
Manufacturing/Processing A
Marijuana Related Business
Outdoor Operations and Storage
Assembly
Food Products
Manufacturing/Processing
Marijuana Related Business
All Other Industrial Service, Including any 
Hazardous Occupancy per the International 
Fire Code or International Building Code

Industrial Services, 
Contractors and 
Trade Shops, Oil 
and Gas Support 
Operations 
without hazardous 
materials

Indoor Operations and Storage

Indoor Operations and Outdoor Storage 
(Including Heavy Vehicles)
Outdoor Storage And Operations
Research, Testing and Laboratory Facilities 
– Indoors (Includes Marijuana Testing 
Facilities)

A2

Junk Yard Junk Yard
Impound Lot Impound Lot
Heavy Equipment 
Storage/Pipe 
Storage

All
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USE CATEGORY PRINCIPAL USE MU LI/C
MU-
OR PR

INDUSTRIAL
Warehouse and 
Freight 
Movement – firms 
involved in the 
storage or 
movement of freight

Indoor Operations, Storage and Loading

Indoor Storage with Outdoor Loading 
Docks
Outdoor Storage or Loading
Gas or Petroleum Storage
Sand or Gravel Storage
All Other

Waste-Related 
Use – uses that 
receive solid or 
liquid wastes from 
others, uses that 
collect sanitary 
wastes or uses that 
manufacture or 
produce goods or 
energy from the 
composting of 
organic material

Non-Hazardous Waste Transfer Station

Medical/Hazardous Waste Transfer Station
Solid Waste Disposal Sites
Recycling Collection Point
All Other Waste-Related

Wholesale Sales – 
firms involved in the 
sale, lease or rental 
of products primarily 
intended for 
industrial, 
institutional or 
commercial 
businesses

Wholesale Business (No Highly Flammable 
Materials/Liquids)

Agricultural Products
All Other Wholesale Uses
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USE CATEGORY PRINCIPAL USE MU LI/C
MU-
OR PR

INDUSTRIAL
Agricultural Animal Confinement

Dairy
Confined Animal Feeding Operation, 
Feedlot
Forestry, Commercial
Marijuana Related Business
Pasture, Commercial
Winery
All Other Agriculture

Aviation or Surface 
Passenger 
Terminal – facilities 
for the landing and 
takeoff of flying 
vehicles or stations 
for ground-based 
vehicles, including 
loading and 
unloading areas

Airports/Heliports

Bus/Commuter Stops A A A A
Bus/Railroad Depot
Helipads
All Other Aviation or Surface Passenger 
Terminal

Mining – mining or 
extraction of mineral 
or aggregate 
resources from the 
ground for off-site 
use

Oil or Gas Drilling

Sand or Gravel Extraction or Processing
All Other Mining

USE CATEGORY PRINCIPAL USE MU LI/C
MU-
OR PR

Telecommunications 
Facilities – devices 
and supporting 
elements necessary 
to produce 
nonionizing 
electromagnetic 
radiation operating to 
produce a signal

Facilities on Wireless Master Plan Priority 
Site When Developed in Accordance with 
Wireless Master Plan Site-Specific 
Requirements

A A A A

Temporary PWSF (e.g., COW) A A A A
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Co-Location A A A A
Tower Replacement A A A A
Dual Purpose Facility A A A A
DAS and Small Cell Facilities A A A A
Base Station with Concealed Attached 
Antennas

A A A A

Base Station with Non-Concealed 
Attached Antennas

C C C C

Tower, Concealed C C C C
Tower, Non-Concealed
Broadcast Tower

* Single Family Attached. A one-family dwelling attached to one or more other one- 
family dwelling by common walls and located entirely on its own lot.
** Only allowed in LI/C East of Riverside Parkway

A1 Only allowed in LI-C-1 and LI-C2.

A2 Only allowed in parcel LI-C2, east of Riverside Parkway.  
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G. H. DESIGN GUIDELINES AND STANDARDS FOR THE DOS RIOS 
PLANNED DEVELOPMENT

1. SITE DEVELOPMENT

A. Access
In order to maximize the on-street parking available for residents, employees and 
customers of all properties within the development, site access to the public streets shall 
be minimized and shared to the greatest extent feasible.

B. Parking 
Streets within Riverfront at Dos Rios have been constructed, and access controlled so 
as to allow and encourage on-street parking on both sides of the street. Combined, 
there will be a minimum of 350 common parking spaces available for residents, 
employees, and customers of all properties within the development to utilize through a 
combination of on-street shared common parking spaces and off-street shared 
parking spaces located on private property. In addition, it is anticipated that a number 
of uses within the development will be able to share parking due to overlapping hours 
of operation and demand as well as to meet the intent of fostering a walkable 
pedestrian centered mixed use neighborhood.  

1. Off-street parking for uses developed with the Riverfront at Dos Rios shall be minimized.

Mixed Use Areas 3 and 4: No Parking Requirement

All Other Areas: Provide 1 off-street parking space per residential unit and 
provide 25 percent of off-street parking as required by GJMC Section 
21.06.050(c) for all other uses. An alternative parking plan may be provided 
under 21.06.050(e)(e).

2. Off-street parking for multifamily or mixed-use development development in Mixed Use 
Areas shall not be located in the front yard setback along the street frontage. Parking shall 
be in the rear or side yards or that area which is less visible from public street rights-of-way 
or the Riverfront Trail except as follows:
a. Parking will be allowed in the front yard and along the street frontage with no 

limitations if the street frontage abuts Riverside Parkway; or where a frontage 
abuts traffic circles or;

b.  For lots that contain more than one front yard, parking will be allowed in the front 
yard(s) and along multiple street frontages if one of the following conditions are 
met.

i. Parking in the front yard shall be limited to only one frontage.
Or:

ii. Parking shall be permitted on multiple frontages: 
A. Limited on each individual street frontage to not more than 
150 feet or 50% (whichever is greater) 
 B. Limited to 50% of the cumulative frontage 

iii. Parking lot islands, end islands, and entrance drive-aisles shall 
not count against the allowed parking length in the front yard and 
along the street frontage as permitted by 2.b.ii, 2.b.iii.     
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iv. To exceed standards in 2.b.ii and 2.b.iii, a public amenity shall be 
provided to earn more linear feet of frontage for parking. For 
every 9 feet of usable public space or usable landscape buffer, 
one additional parking space can be provided along the front 
yard. Parking space shall be buffered. Public amenity should be in 
front of parking space. Public space or usable landscape buffer is 
defined as a place that is open and accessible to the general 
public that enhances the pedestrian experience. Public amenities 
shall be geared towards pedestrian and transit and shall include 
both hardscape features and landscaping. It shall include different 
features, which distinguish it from sidewalk. Hardscape features 
and materials include, but are not limited to the following:

• Benches, Tables, or Chairs
• Transit pullouts
• Planters
• Bike Racks
• Trash Cans
• Pedestrian Lighting
• Newsstands 
• Mailboxes
• Water 
• Calisthenics Parks (Outdoor gym)
• Pocket Park
• Shade structures
• Transit shelters
• Water features
• Arts/sculptures
• Banners, hanging basket.

v. Landowner/developer may select among these, and other 
appropriate (as approved by Director) hardscape features to 
install in the public space. 

3. Develop pedestrian links between the on-street sidewalk and building entrances 
and between parking areas and rear or side entrances or public access points.

  C. Landscaping

On-site landscaping shall be per B-P requirements as outlined in GJMC 21.06.040, as 
may be amended unless otherwise provide herein. The intent of landscaping within the 
Riverfront at Dos Rios is to create overall visual continuity throughout that is sensitive 
to, and blends with, the visual character of adjacent areas. Landscaping will enhance 
the aesthetics of the overall site, particularly as it is viewed from the perimeter public 
streets (Hale Avenue and Riverside Parkway) and from the Riverfront Trail.

1. Street Frontage Landscaping. Within all land use areas, the owner shall 
provide and maintain a minimum 10-foot-wide street frontage landscape area 
adjacent to the public right-of-way except no street frontage landscaping is 
required when the setback for a building is less than 10 feet.

2. Parking Lot Landscaping. Perimeter and interior landscaping of parking lots 
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is required per GJMC Section 21.06.040(c), as may be amended.

3. All other areas on any site not used for building, storage, parking, walks, 
access roads, loading areas and other outdoor hardscape areas, including 
adjacent undeveloped right-of-way shall be suitably graded and drained, and 
planted and maintained with mulch, groundcover, flowers, trees and/or shrubs.

4. Landscaping/Screening Buffer. No landscaping/screening buffer is required 
between adjacent uses with the exception of screening service entrances, 
loading areas and dumpster areas which shall be screened from adjacent 
residential uses.

5. Plant Material and Design. Xeric landscaping principles will be implemented. 
Vegetation must be suitable for the climate and soils of the Grand Valley. The 
Director may allow the use of any plant if sufficient information is provided to 
show suitability. Noxious weeds are not allowed. Size of plants at planting shall 
meet requirements of GJMC Section 21.06.040(b)(c)(5), as may be amended
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   D. Service Entrances, Loading and Dumpster Areas
1. Service entrances, loading areas and dumpster areas shall be oriented to the side or 
rear of principal structures so as to minimize the impact on the public view corridors, 
areas open for public enjoyment and areas of residential use.

2. Operation of loading areas shall not interfere with traffic circulation such as drive 
aisles, pedestrian areas and public streets unless outside of regular business hours.

3. Shared loading areas are encouraged among tenants of a building or with 
neighboring buildings.

 E. Outdoor Storage and Display
4. Where allowed as accessory to a primary land use or structure, outdoor storage shall 
be located on a site where least visible from a public right-of-way or Riverfront Trail.

5. If allowed, outdoor storage areas shall be screened in accordance with GJMC 
Section 21.04.040(h), as may be amended Acceptable screening consists of any 
combination of fences, walls, berms and landscaping that is approximately 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 shall only be made of materials referenced in the Fencing section below.

6. Display area for portable retail merchandise (items that can be taken inside at the 
close of business) is allowed, provided it meets the requirements of GJMC Section 
21.04.040(h)(3), as may be amended.

7. Location of permanent outdoor display areas shall be established with site plan 
approval. 

          F. Fencing
1. All fencing shall be made of either architectural metal panel, wood, vinyl, 

wrought iron or masonry wall materials. No chain link or wire fencing of any kind 
is allowed with the following exceptions: a) All development within the Light 
Industrial/Commercial areas; and b) a wire grid other than chain link may be set 
within a wooden or masonry frame in all areas.

2. Fencing on an individual site for purposes of enclosing a site is strongly 
discouraged however, it may be allowed for specific reasons such as public 
safety, protection of equipment and materials or for liquor license compliance. 
Fencing may be used to enclose an outdoor space (e.g. dining/patio) and shall 
be no taller than 42 inches (3.5 feet). If feasible, provide an opening in these 
enclosures if adjacent to the Riverfront Trail.

3. The maximum height of any fence in the Light Industrial/Commercial areas 
and Mixed-Use areas that abut Riverside Parkway is 8 feet. Maximum height 
of all other fencing in the development is 6 feet unless an outdoor space 
enclosure as above.

4. Fences shall be kept in good repair and condition at all times. 
Maintenance of fencing shall be the responsibility of the property owner on 
the site upon which the fencing is located.
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G. Lighting
1. All new land uses, structures, building additions, parking areas or other 

outdoor areas within the Riverfront at Dos Rios development shall meet the 
following lighting standards.

a. No outdoor lights shall be mounted more than 35 feet above the ground. Lighting 
located near buildings and adjacent to sidewalks shall not exceed 15 feet in height.

b. All outdoor lights shall use full cutoff light fixtures except for pedestrian lighting 
under 3 feet in height (e.g. pathway lighting).

c. Outdoor lighting for mixed use and industrial areas are encouraged to be used 
only during business hours. Light fixtures on timers and/or sensor-activated lights 
are encouraged to minimize overall lighting on a site and within the development.

d. Architectural lighting shall not be used to draw attention to or advertise buildings 
or properties. Architectural lighting may be used to highlight specific architectural, 
artistic or pedestrian features with the intent of providing accent and interest or to 
help identify entryways.

2. A lighting plan shall be submitted for all parking lots that contain 30 spaces or more.

    a. The lighting plan shall detail the location and specifications of all lighting to    
be provided on site. An ISO foot candle diagram shall also be provided to indicate 
the level and extent of proposed lighting.

b. Where nonresidential uses abut residential uses, the Director may     
require a lighting plan for lots that contain fewer than 30 parking spaces.

c. Lighting intensity shall meet the requirements of GJMC Section 21.06.080.

H. Signs
1. Flush wall signs, projecting signs and monument signs shall be the 

only sign types allowed within the Riverfront at Dos Rios except 
roof-mounted signs may be allowed within the Mixed Use/Outdoor 
Recreation areas.

2. Monument signs shall be located no closer than 2 feet from the front property 
line.

3. Total sign area shall not exceed 25 square feet per street frontage in 
the Mixed Use Areas 1, 2 and 3 all Parks and Recreation areas. The 
maximum size for any sign in these areas is 25 square feet. An 
additional sign of up to 25 square feet in size may be placed on the 
Riverfront Trail side of properties within Mixed Use Area 4.

4. Total sign area shall not exceed 100 square feet per street frontage in 
the Mixed Use Outdoor Recreation and Light Industrial/Commercial 
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areas. The maximum size for any sign in these areas is 50 square 
feet.

5. In all land use areas, the sign allowance for one street frontage may 
be transferred to a side of a building that has no street frontage but 
cannot be transferred to another street frontage.

6. In all land use areas, monument signs shall not exceed 8 feet in height.

7. Sign lighting, if desired, must only illuminate the sign face and shall 
not produce glare. Individual letters used in the sign may be 
internally illuminated, but full backlit, cabinet signs are not allowed. 
In the Mixed Use area, signs are encouraged to only be lighted 
during business hours.

8. Off-premise advertising signs, digital signs, digital display signs, and 
electronic signs of any type are not permitted within Riverfront at Dos 
Rios.

9. All proposed signage should be depicted on the site plan and 
approved concurrent with the site plan.

  
               2. ARCHITECTURAL STANDARDS

It is the intent of the following provisions that all structures shall be designed and 
constructed in a manner that provides an aesthetically pleasing appearance and be 
harmonious with the overall Riverfront at Dos Rios development.

A. All buildings shall be designed to include at least four of the following elements 
to create the desired overall character of the development, increase visual interest 
and create continuity of mass and scale. Refer to examples A and B below. 
Structures incorporating shipping containers (also known as steel intermodal 
containers) are also required to incorporate at least four of the following elements.

1. Variation of materials, texture or surface relief on exterior facades to break up large 
building forms and walls.
2. Facade articulation/modulation such as recessed and projecting elements or defined, 
smaller bays.
3. Roofline variation, vertically or horizontally, that adds visual interest such as 
overhang/eaves, multiple planes, raised cornice parapets over doors or bays and 
peaked roof forms.
4. Wall recesses or projections that break up scale and massing.
5. Defined entry: facade feature that emphasizes the primary building entrance through 
projecting or recessed forms, detail, color and/or materials.
6. Window sizes and shapes which break up the fa9ade and provide visual              
variety and a pedestrian character
 7. Extension of building space to outdoor pedestrian space that is integrated   with the 
overall building design.
8. Other architectural details that provide visual interest such as:

• use of accent colors
• awnings or porticoes
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• other variations in materials, details, surface relief and texture.
9. Building(s) on the site utilize renewable energy sources or passive solar.

B. Buildings abutting Hale Avenue in Mixed Use Areas 1 and 2 shall be set back a 
minimum of 10 feet from the right-of-way.

C. Buildings and structures along the Riverfront Trail (Mixed Use/Outdoor Recreation 
and Mixed Use Areas 4 and 5) shall be set back a minimum of 10 feet from the property 
line.

D. Scale and massing of buildings or portions of buildings along Hale Avenue and the 
Riverfront Trail shall be of pedestrian scale. Buildings in these area shall step down 
such that the fa9ade facing Hale Avenue is no taller than 40 feet and no taller than 25 
feet if facing the Riverfront Trail. Minimum depth of the step back shall be 10 feet.

A Varied B Wall
Recesses/Projections Defined 
Entry Window

,. -- .

:uildings Step Down
1n Level

Packet Page 72



26

E. Exterior building materials shall be durable, well maintained and of a high quality.

F. Colors, materials, finishes and building forms for all buildings shall be coordinated 
in a consistent and harmonious manner on all visible elevations, facades and sides 
of the building.

G. All roof-mounted mechanical equipment, roof structures, and the like shall be 
shielded or screened from view from the public rights-of-way and the Riverfront 
Trail. Materials used for shielding or screening shall be harmonious with the 
materials and colors used in roof.

H. For all commercial buildings or buildings that have commercial uses on the first floor, 
glass/transparent material shall be used at a building entrance or on exterior walls, 
where appropriate, to invite public interaction on a pedestrian level and provide 
enhanced natural lighting.

I. Buildings in the Mixed Use areas, shall provide an entrance providing both ingress 
and egress, operable during normal business hours, on the street-facing facade. 
Additional entrances off another street, pedestrian area or internal parking area are 
permitted.

J. Buildings in Mixed Use Area 4 that have frontage on both a public street and 
the Riverfront Trail, shall provide entrances on both facade

Upper floor(s) shall step back at least 10 feet

Maximum Height 25 feet along 
Riverfront Trail MU Area 4
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I HEREBY CERTIFY THAT the foregoing Ordinance, being 

Ordinance No. 5061 was introduced by the City Council of the City of 

Grand Junction, Colorado at a regular meeting of said body held on the 

2nd day of March 2022 and the same was published in The Daily Sentinel, 

a newspaper published and in general circulation in said City, in pamphlet 

form, at least ten days before its final passage.

I FURTHER CERTIFY THAT a Public Hearing was held on the 16th 

day of March 2022, at which Ordinance No. 5061 was read, considered, 

adopted and ordered published in pamphlet form by the Grand Junction 

City Council.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed the 

official seal of said City this 18th day of March 2022.

Published: March 04, 2022
Published: March 18, 2022
Effective: April 17, 2022
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #2. 

  
Meeting Date: January 23, 2024 
  
Presented By: David Thornton, Principal Planner 
  
Department: Community Development 
  
Submitted By: David Thornton, Principal Planner 
  
  

Information 
  
SUBJECT: 
  
Consider a request by Owner, Ken Co LLC with Applicant, Aspire Residential to rezone 
7.11 acres from R-4 (Residential - 4 du/ac) to R-24 (Residential – 24 du/ac). 
  
RECOMMENDATION: 
  
Staff recommends approval of the Rezone request. 
  
EXECUTIVE SUMMARY: 
  
The Owner, Ken Co LLC with Applicant, Aspire Residential, is requesting a rezone of 
R-4 (Residential – 4 du/ac) to R-24 (Residential – 24 du/ac) for property consisting of 
7.11-acres located at 2651 Stacy Drive, in anticipation of future multi-family residential 
development.  The requested R-24 zone district would be consistent with the Land Use 
Map designation of Mixed Use established for the property, if approved. 
  
BACKGROUND OR DETAILED INFORMATION: 
  
The subject property is situated in Orchard Mesa along the south side of Stacy Drive 
and Tracy Ann Road at 2651 Stacy Drive.  The properties were annexed in 2003 as 
part of the Carville Annexation and is currently vacant.  Total acreage of the rezone is 
7.11-acres.  The applicant is seeking a change in zoning that implements the 2020 One 
Grand Junction Comprehensive Plan adopted by the City in December 2020 and in 
preparation for future multi-family residential subdivision development for affordable 
units at 60% AMI average (30%-80%) across all units.  The current City zoning for the 
property is R-4 (Residential 4 du/ac). 
 
The rezone request to R-24 is in keeping with urban residential density as envisioned 
by the Comprehensive Plan adopted by the City in December 2020. The property has 
access to sewer service with a 12-inch sewer line running along Stacy Drive and Tracy 
Ann Road.  The property is located within Tier 1 on the Intensification and Growth Tiers 
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Map of the Comprehensive Plan supporting the request to intensify land use through 
infill in this area.  The Land Use Map identifies the parcel as “Mixed Use” supporting 
multi-family residential development. 
 
Rezone Request: 
The property owner is interested in preparing the property for future development that 
may include selling the property to Aspire Residential (applicant/developer) for future 
urban residential multi-family development, and that would be consistent with the scope 
and type of development envisioned by the Comprehensive Plan with a Mixed Use 
(greater than 8 du/ac) residential density land use.  The R-24 zoning requires a 
minimum of 16 dwelling units per acre, therefore the requested R-24 implements the 
Comprehensive Plan Mixed Use. 
 
The purpose of the R-24 (Residential – 24 du/ac) zone district is to provide high density 
attached dwellings.  As noted above, the R-24 ensures minimum densities of Mixed 
Use on the Land Use Map are met. 
 
In addition to the R-24 (Residential – 24 du/ac) zoning requested by the petitioner, the 
following zone districts would also be consistent with the Comprehensive Plan 
designations of Mixed Use (greater than 8 du/ac). 
 
Mixed Use (greater than 8 du/ac) 
a.    R-16 (Residential – 16 du/ac) 
b.    CSR (Community Services and Recreation) 
c.    R-O (Residential Office) 
d.    B-1 (Neighborhood Business) 
e.    B-2 (Downtown Business) 
f.    MU (Mixed Use) 
g.    BP- (Business Park) 
h.    Mixed Use Residential (MXR-3, 5, 8) 
i.    Mixed Use General (MXG-3, 5 8) 
j.    Mixed Use Shopfront (MXS-3, 5 8) 
k.    MXOC (Mixed Use Opportunity Corridors) 
 
In reviewing the rezone proposal, the east parcel is identified in the Comprehensive 
Plan as Mixed-Use.  It is located across from a Commercial (C-1) zone on the north 
side of Tracy Ann Road.  Planning and considering high-density zoning to provide 
multifamily housing options for more residents supports mixed use development, a goal 
of the Comprehensive Plan. 
 
The surrounding zoning includes to the east land zoned C-1 and R-16, to the North is 
C-1, R-4, R-8 and PD (9 du/ac density), to the west R-4, and to the south R-4 and R-8.   
 
A note about the implementation of the Zoning & Development Code Update: Upon 
effectiveness on January 21, 2024, the R-24 zone district will transition to RH-24 
(Residential Low - 4) and the development rights under the zone district will be as found 
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in the new Zone District and Dimensional Standards.  As this application was received 
prior the effective date of this update, the analysis that follows is pursuant to the 
previous/existing Zoning & Development Code language. 
 
NOTIFICATION REQUIREMENTS 
Neighborhood Meeting:   
A Neighborhood Meeting regarding the proposed Rezone requests were held on 
Wednesday, October 11, 202s in accordance with Section 21.02.080 (e) of the Zoning 
and Development Code.  The Applicant’s Representative and City staff were in 
attendance, there was no one in attendance from the public.   
 
The meeting lasted 15 minutes from 5:30 pm to 5:45 pm. 
 
Notice was completed consistent with the provisions in Section 21.02.080 (g) of the 
Zoning and Development Code.  The subject property was posted with a new 
application sign on January 9, 2024.  Mailed notice of the public hearings before 
Planning Commission and City Council in the form of notification cards was sent to 
surrounding property owners within 500 feet of the subject property on January 12, 
2024.  The notice of this public hearing was published January 14, 2024 in the Grand 
Junction Daily Sentinel.  Public comment was also solicited in an online hearing 
between January 16 and January 22, 2024, through the GJSpeaks platform. 
 
ANALYSIS  
The criteria for review are set forth in Section 21.02.140 (a). The criteria provides that 
the City may rezone property if the proposed changes are consistent with the vision, 
goals and policies of the Comprehensive Plan and must meet one or more of the 
following rezone criteria as identified:   
 

(1)    Subsequent events have invalidated the original premises and findings; and/or 
The current zoning of R-4 occurred at the time of annexation in 2003 (Ordinance No. 
3569) and was supported by the City’s 1996 Growth Plan Future Land Use Map 
which showed the property as Residential Medium Low (2-4 du/ac).  However, 
during the 2020 One Grand Junction Comprehensive Plan process the land use 
designation on the property was changed to Mixed Use (greater than 8 du/ac) on the 
east parcel.  The existing zoning of R-4 does not conform to the land use designation 
established in the 2020 Comprehensive Plan.  The proposed rezone to R-24 
implements the 2020 Comprehensive Plan. 
 
The subject property is located within Tier 1 on the Intensification and Growth Tiers 
Map of the 2020 One Grand Junction Comprehensive Plan supporting urban 
infill.  Tier 1’s focus is on intensifying residential growth further supporting the higher 
density range provided by the R-24 zone districts versus rezoning to a R-16 zoning. 
 
Approval and construction of Tracy’s Village Commercial subdivision in 2022 which 
includes Tracy Ann Road as a commercial street designed for commercial and 
mixed-use development traffic further supports multi-family development that the R-
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24 zone districts permit.  Tracy Ann Road lies adjacent to 2651 Stacy Drive and 
provides the road infrastructure and accessibility needed for the increase in density 
that will result from this rezone request. 
 
However, one of the premises and findings for the zoning in 2003 was that the 
property had adequate public services or would have adequate public services to the 
property with development.  There is nothing to support this criterion that somehow 
the earlier finding in 2003 when the R-4 zone district was applied at annexation that 
adequate services is no longer valid.  Subsequent events have occurred, they just 
don't invalidate all the original premises and findings.   
 
Therefore, staff finds that this criterion is not met. 
 
(2)    The character and/or condition of the area has changed such that the 
amendment is consistent with the Plan; and/or 
The current zoning of R-4 occurred at the time of annexation in 2003, a zone district 
supported by the 1996 Growth Plan and continued to be supported in the 2010 
Grand Junction Comprehensive Plan. 
 
The 2020 One Grand Junction Comprehensive Plan focuses on providing increased 
density and housing options in the community.  This area of Orchard Mesa was 
identified for medium density and high density in a mixed-use area in the 2020 One 
Grand Junction Comprehensive Plan.   
 
Approval and construction of Tracy’s Village Commercial Subdivision in 2022 for 
mixed use development is supported by the 2020 One Grand Junction 
Comprehensive Plan.  The commercial development established Tracy Ann Road as 
a commercial street designed for commercial development.  Built to a wider street 
section, this commercial street section supports multi-family development that the R-
24 zone district provides in addition to the commercial traffic expected in the 
area.  Tracy Ann Road lies adjacent to 2651 Stacy Drive and will accommodate the 
needs for the increase in density and expected traffic for the rezone request.   
  
Additional commercial services have been developed in the immediate area within 
the past 10 years including a Taco Bell across the street. These include a 
convenience store, other restaurants, auto parts stores, a couple of additional 
smaller grocery stores all within a half mile of this property. This has changed the 
character of the area and provides for the infrastructure needed to achieve the goals 
of the 2020 Comprehensive Plan. 
 
Therefore, staff finds that this criterion to be met. 
 
(3)    Public and community facilities are adequate to serve the type and scope of 
land use proposed; and/or 
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Public sanitary sewer service, Ute Water domestic water service, Xcel electric & gas 
service, and public stormwater sewer is available to the property and is adequate to 
serve development of the type and scope anticipated with the R-24 zone 
district.  The property has street access from Stacy Drive.  Therefore, staff finds that 
this criterion to be met. 
 
(4)    An inadequate supply of suitably designated land is available in the community, 
as defined by the presiding body, to accommodate the proposed land use; and/or 
The city is broadly in need of additional medium and high-density residential 
development if it is to meet the needs of a growing population. Citywide, low-density 
residential zoning is common, but very few properties with high-density zoning 
remain undeveloped. As of December 2022, there were 1,818 acres zoned R-24 city 
wide with 53 acres vacant.  Note some of that vacant lant has been developed in the 
past year.  It is thus logical that, in order to continue to provide housing opportunities, 
and to include high-density housing patterns in the range of housing options 
available in the City of Grand Junction, additional land must be zoned to high-density 
residential districts such as R-24.  Therefore, Staff finds this criterion to be met. 
 
(5)    The community or area, as defined by the presiding body, will derive benefits 
from the proposed amendment.   
The Grand Junction community will benefit from this change in zoning to R-24 by 
increasing undeveloped land to potential R-24 densities.  This area of Orchard Mesa 
continues to attract urban residential development at densities needing existing 
sanitary sewer and city services and higher density opportunities are needed within 
the proposed zoning range to increase housing choice.  The adjacent area to the 
southwest is zoned R-8 with a new single-family subdivision recently approved and 
infrastructure under construction.  Also to the south is the existing Dos Rios 
Elementary School (zoned R-4) developed as a school and open space area.  The 
proposed rezoning areas will be available to provide more housing choices to city 
residents of different ages, abilities, and incomes seeking the living environment of 
the Orchard Mesa area and its proximity to jobs in the area and close proximity to 
downtown, just 2 miles to the north.  It is also near grocery stores and other 
important services.  A middle school is less than one mile to the northeast and Grand 
Junction High School is just north of downtown on N. 5th Street.   
 
Therefore, Staff finds this criterion to be met. 

 
In addition to the above criteria, the City may rezone the property if the proposed 
changes are consistent with the vision, goals, and policies of the Comprehensive Plan. 
The following provides an analysis of relevant sections of the Comprehensive Plan that 
support this request.   
 
Implementing the Comprehensive Plan.  The following narrative evaluates the proposed 
rezone to R-24 (Residential – 24 du/ac) against the principles, goals, and policies of the 
Comprehensive Plan: 
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Land Use Plan: Relationship to Existing Zoning Requests to rezone properties 
should be considered based on the Implementing Zone Districts assigned to each 
Land Use Designation.  As a guide to future zoning changes, the Comprehensive 
Plan states that requests for zoning changes are required to implement the 
Comprehensive Plan. 
 
The 2020 Comprehensive Plan provides the subject property with a land use 
designation of Mixed Use.  As outlined in the background section of this staff report, 
the proposed rezone to R-24 (Residential – 24 du/ac) zone district implements the 
Mixed-Use designation. 

 
The proposed rezone to R-24 implements the following Plan principles, goals and 
policies of the Comprehensive Plan: 
 

Plan Principle 3: Responsible and Managed Growth 
Where We are Today (and Where We are Going) – The One Grand Junction 
Comprehensive Plan raises concerns about the underutilization of properties.  The 
focus on growth has been infill and redevelopment that take advantage of existing 
infrastructure.  Future growth will need to minimize leap-frog development and 
prioritize infill. 
 
How We Will Get There – Responsible and managed growth requires that growth 
occur where infrastructure already exists.  The strategies in this Principle encourage 
infill and redevelopment to leverage existing infrastructure.  The proposed rezones 
intend to develop residential land uses with multifamily housing that will provide the 
community with additional housing choice. 
    Goal: Support fiscally responsible growth…that promote a compact pattern of 
growth…and encourage the efficient use of land. 
    Goal: Encourage infill and redevelopment to leverage existing infrastructure. 
 
Plan Principle 5: Strong Neighborhoods and Housing Choices 
Where we are today – Most of the vacant residential land that is available in Grand 
Junction is designated for single family housing development.  However, other 
options are increasingly being explored to meet the changing needs of the 
community and to diversify the city’s housing stock.  Alternative housing types 
provide options for residents such as low maintenance, community open spaces, 
shared facilities, and affordability, and they can be less expensive to serve than 
conventional single-family housing. 
 
How will we get there – Strong neighborhoods and housing choices include a range 
of housing options for residents, people of all ages, abilities, and incomes.  This 
includes ensuring geographic diversity that accommodates a mixture of housing 
types and sizes in all areas of the city at varying densities, sizes and price points.  It 
also ensures that these occur in both new and existing neighborhoods while 
maintaining neighborhood character. 
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    Goal: Promote more opportunities for housing choices that meet the needs of 
people of all ages, abilities, and incomes. 
    Goal: Foster the development of neighborhoods where people of all ages, 
incomes, and backgrounds live together and share a feeling of community. 
 
Intensification and Tiered Growth Plan (Chapter 3).  The property is located within 
Tier 1 (Urban Infill) – Description: Areas where urban services already exist and 
generally meet service levels, usually within existing City limits, where the focus is on 
intensifying residential and commercial areas through infill and redevelopment. 
 
Policy: Development should be directed toward vacant and underutilized parcels 
located primarily within Grand Junction’s existing municipal limits. This will 
encourage orderly development patterns and limit infrastructure extensions while still 
allowing for both residential and business growth. Development in this Tier, in 
general, does not require City expansion of services or extension of infrastructure, 
though improvements to infrastructure capacity may be necessary. 
 
Adopted Plan and Policies.  The Orchard Mesa Neighborhood Plan supports 
attainable housing for residents of all income levels as established in Goal 2 under 
Chapter 4 Housing Trends.  Goal 1 of Chapter 4 also supports this rezone, which 
states as a goal that “A broad mix of housing types is available on Orchard Mesa to 
meet the needs of a variety of incomes, family types, and life stages.”  Rezoning this 
property to R-24 will provide land for additional housing to meet these two goals. 
 
Relationship to Existing Zoning.  Requests to rezone properties should be 
considered based on the Implementing Zone Districts assigned to each Land Use 
Designation; and as a guide to future zoning changes, the Comprehensive Plan 
states that requests for zoning changes are required to implement the 
Comprehensive Plan.  The R-24 zone district implements the Mixed-Use Land Use 
category. 

 
STAFF RECOMMENDATION AND FINDINGS OF FACT   
After reviewing the Ken Co LLC Rezone requests, for a 7.11 acre rezone from R-4 
(Residential - 4 du/ac) to R-24 (Residential – 24 du/ac) located at 2651 Stacy Drive, the 
following findings of facts and condition have been made: 
 

1.    The request has met one or more of the criteria in Section 21.02.140 of the 
Zoning and Development Code. 
2.    The request is consistent with the vision (intent), goals and policies of the 
Comprehensive Plan. 

 
Therefore, Staff recommends approval of the requested Rezone. 
  
SUGGESTED MOTION: 
  
Mr. Chairman, on the Rezone requests for a 7.11 acre rezone from R-4 (Residential - 4 
du/ac) to R-24 (Residential – 24 du/ac) located at 2651 Stacy Drive, a request by the 
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owner Ken Co LLC and applicant Aspire Residential, City file number RZN-2024-12, I 
move that the Planning Commission forward a recommendation of approval to City 
Council with the findings of fact as listed in the staff report. 
  

Attachments 
  
1. Development Application 
2. Maps - Land Use & Zoning etc 
3. Zoning Ordinance - Ken Co LLC Property 
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R-4

R-24	High	Density

2651	STACY	DR 7.11

2945-261-43-003 R-4

John Gargasz John Gargasz

Affordable	Housing	Development

 21 Continental Blvd

203B

21 Continental Blvd

Suite 203B
Merrimack, NH 03054 Merrimack,	NH	03054

com

603-320-5123

john.gargasz@aspireres.co

com

603-320-5123

NA

John Gargasz

603-320-5123

John Gargasz

603-320-5123

Rezone

Multifamily

RESIDENTIAL	VACANT	LOTS

Please	print	and	sign

Please	print	and	sign

 

KENCO LLC

607 25 RD, STE 100

GJ, CO 81505

970-245-0898

katy@cocal.net

Katy Basinger

970-245-0898

john.gargasz@aspireres.co

DocuSign Envelope ID: ECC26252-07DD-46F1-BC92-6E7A6EE73BD6

John Gargasz

Ken Basinger
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General Project Report: 

Aspire Residential Rezone 
 
Submitted for a Rezoning Application  

A. Project Description 

 1. 2651 Stacy Drive, Grand Junction CO 81503 

 2. 7.11 acres   

 3. Affordable housing (multifamily) 

B. Public Benefit - Increased affordable housing for Grand Junction 

C. Neighborhood Meeting required - See attached “Neighborhood Meeting Notes.” 

D. Project Compliance, Compatibility, and Impact 

1. Adopted Plan and Policies – The Orchard Mesa Neighborhood Plan supports 
attainable housing for residents of all income levels as established in Goal 2 
under Chapter 4 Housing Trends.  Chapter 4 also has Goal 1 which states “A 
broad mix of housing types is available on Orchard Mesa to meet the needs of a 
variety of incomes, family types, and life stages.”  Rezoning these two parcels to 
R-12 and R-24 will provide land for additional housing to meet these two goals. 

 2. Land Use in the surrounding area - R8 / R4 / C1 / R16 / PD / CSR 

 3. Site access and traffic patterns - TBD  

4. Availability of Utilities, including proximity to fire hydrants - Water, electrical 
available 

 5. Special or unusual demands on utilities - TBD 

 6. Effects on Public Facilities - TBD 

 7. Site Soils and geology - NA 

 8. Impact of project on site geology and geological hazards, if any - NA 

 9. Hours of Operations - TBD 

 10. Number of Employees - TBD 

 11. Signage Plans - TBD 

12. Review criteria met, see below. 

Approval Criteria. In order to maintain internal consistency between this code and the 
zoning Maps, map amendments must only occur if: 
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(1) Subsequent events have invalidated the original premises and findings; 
and/or 
Applicant's Response: The zoning application is consistent with what is allowable 
under Grand Junction's Comprehensive Plan. 

 
(2) The character and/or condition of the area has changed such that the 
amendment is consistent with the Plan; and/or 
Applicant's Response: No amendments are anticipated at this time 

 
(3) Public and community facilities are adequate to serve the type and scope of 
land use proposed; and/or 
Applicant's Response: All appropriate organizations have been consulted and it 
has been determined that adequate facilities can serve this development. 

 
(4) An inadequate supply of suitably designated land is available in the 
community, as defined by the presiding body, to accommodate the proposed 
land use; and/or 
Applicant's Response: To accommodate the proposed land use, we are seeking 
to rezone to R-24 which is allowable under Grand Junction's Comprehensive 
Plan. 

 
(5) The community or area, as defined by the presiding body, will derive benefits 
from the proposed amendment. 
Applicant's Response: The proposed development plans are to build affordable 
housing units. 

 
E. Development Schedule and Phasing - TBD  
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Site Vicinity Map – Aspire Residential Rezone – (Ken Co LLC)  
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Site Location Map 
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Land Use Map 

Land Use – 
Mixed Use (MU) 
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Land Use Map 
Larger View 

Mixed Use (MU) 
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Zoning Map 

Proposed R-24 
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2651 Stacy Drive Property 

Photo of the site, looking west from Linden Avenue 
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2651 Stacy Drive Property 

Photo of the site, looking south-southeast from Stacy Drive 
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2651 Stacy Drive 

View look east from west edge of property 
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3141 Walnut St, Suite 203B Denver, Colorado 80205 

 

 

 

To:  David Thornton, (AICP) 
Principal Planner 
City of Grand Junction  
250 N. 5th Street 
970-244-1450  

 
From:  Brian Dougherty 

Development Manager 
LDG Development, LLC 
3141 Walnut St., Suite 203B 
Denver, Colorado 80205 
 

Subject: Neighborhood meeting rezoning summary 

Date: 10.20.2023 

 

Neighborhood Meeting: Stacy Drive and adjoining parcel rezoning (7.11 acres East site / and 6.78 

acres West site) located at 2651 Stacy Drive, Grand Junction, CO 81503.  

Date: October 11, 2023 – 5:30 p.m. 

Summary: A virtual public meeting was conducted. The applicant representative commenced the 

virtual meeting precisely at 5:30 p.m. No public participants dialed in to voice any opposition, 

concern, or support. The meeting line was kept open until 5:45 p.m.  

Applicant Representative: 
• Brian Dougherty, LDG Development 
• Mark Austin, Austin Civil Group 

 
Town Representative: 

• David Thorton, City of Grand Junction 
 

Public Participants: 
• None 

 

  

 

Sincerely,  

Brian Dougherty  
Development Manager 
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Site Vicinity Map – Aspire Residential Rezone – (Ken Co LLC)  
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Site Location Map 
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Land Use Map 

Land Use – 
Mixed Use (MU) 
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Land Use Map 
Larger View 

Mixed Use (MU) 
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Zoning Map 

Proposed R-24 
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2651 Stacy Drive Property 

Photo of the site, looking west from Linden Avenue 
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2651 Stacy Drive Property 

Photo of the site, looking south-southeast from Stacy Drive 
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2651 Stacy Drive 

View look east from west edge of property 
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CITY OF GRAND JUNCTION, COLORADO

ORDINANCE NO.

AN ORDINANCE REZONING FROM R-4 (RESIDENTIAL - 4 DU/AC) TO R-24 
(RESIDENTIAL – 24 DU/AC) ZONE DISTRICT

LOCATED AT 2651 STACY DRIVE
Tax Parcel No. 2945-261-43-003

Recitals:

The property owner, Ken Co LLC, proposes a rezone from R-4 (Residential – 4 
du/ac) to R-24 (Residential – 24 du/ac) on a total of 7.11-acres, located at 2651 Stacy 
Drive.

After public notice and public hearing as required by the Grand Junction Zoning 
and Development Code, the Grand Junction Planning Commission recommended 
approval of changing the zoning from R-4 (Residential – 4 du/ac) to R-24 (Residential – 
12 du/ac) for the property, finding that it conforms to and is consistent with the Land Use 
Map designation of Mixed Use  (with densities greater than 8 du/ac) of the 2020 One 
Grand Junction Comprehensive Plan and the Comprehensive Plan’s goals and policies 
and is generally compatible with land uses located in the surrounding area.  

After public notice and public hearing, the Grand Junction City Council finds that 
rezoning from R-4 (Residential – 4 du/ac) to R-24 (Residential – 24 du/ac) for the 
property, is consistent with the vision, intent, goals and policies of the Comprehensive 
Plan and has met one or more criteria for a Comprehensive Plan amendment, the City 
Council also finds that the R-24 (Residential – 24 du/ac)  zone district, is consistent and 
is in conformance with the Comprehensive Plan and at least one of the stated criteria of 
Section 21.02.140 of the Grand Junction Zoning and Development Code.  

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

The following property shall be zoned R-24 (Residential – 24 du/ac) on the zoning map:

LOT 1 IN BLOCK 2 OF TRACYS VILLAGE SUBDIVISION, COUNTY OF MESA, 
STATE OF COLORADO.

INTRODUCED on first reading this _____ day of _________ 2024 and ordered 
published in pamphlet form.

ADOPTED on second reading this  day of _________ 2024 and ordered 
published in pamphlet form.
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____________________________
Anna M. Stout
President of the Council

ATTEST:

____________________________
Amy Phillips
City Clerk
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #3. 

  
Meeting Date: January 23, 2024 
  
Presented By: Niki Galehouse, Planning Supervisor 
  
Department: Community Development 
  
Submitted By: Niki Galehouse, Planning Supervisor 
  
  

Information 
  
SUBJECT: 
  
Consider a request by Vista 5, LLP to rezone 17.37 acres from R-1 (Residential – 1 
du/ac) to R-5 (Residential – 5.5 du/ac) located at 2428 H Road. 
  
RECOMMENDATION: 
  
Staff recommends approval of the request. 
  
EXECUTIVE SUMMARY: 
  
The Applicant, Vista 5, LLP is requesting a rezone of 17.37 acres from R-1 (Residential 
– 1 du/ac) to R-5 (Residential – 5.5 du/ac) located at 2428 H Road.  The requested R-5 
zone district would be consistent with the Comprehensive Plan Land Use Map 
designation of Residential Low, if approved.   
  
BACKGROUND OR DETAILED INFORMATION: 
  
BACKGROUND 
The subject property is situated along the north side of H Road approximately 1/4 of a 
mile east of 24 Road.  The property is currently vacant.  The property was annexed by 
the City in 2019, at which time the site was zoned R-1 (Residential – 1 du/ac).  During 
the annexation process, the former property owner requested a zone district of R-4 
(Residential – 4 du/ac), which implemented the 2010 Comprehensive Plan designation 
of Residential Medium Low (2 – 4 du/ac).  In December 2020, the 2020 One Grand 
Junction Comprehensive Plan was adopted by the City and the subject property was 
provided with a future land use designation of Residential Low (2 – 5.5 du/ac).  The 
future land use map, as adopted, does not support the R-1 zone district for either future 
land use designation.  This property is located within Tier 2 on the Intensification and 
Growth Tiers Map of the Comprehensive Plan, supporting the request to intensify land 
use through redevelopment in this area.  The “Residential Low” land use designation 
within this category is implemented through zone districts which are comprised of 
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varying housing types and lot sizes and are designed to provide a transition between 
the less-developed edges of the City and the denser urban areas. 
 
The purpose of the R-5 (Residential – 5 du/ac) zone district is 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.  The R-5 district supports the Comprehensive Plan principles of concentrating 
urban growth and reinforcing community centers. 
 
In addition to the R-5 (Residential – 5 du/ac) zoning requested by the applicant, the 
following zone districts would also be consistent with the Comprehensive Plan 
designation of Residential Low: 
 
a.    R-4 (Residential – 4 du/ac) 
b.    CSR (Community Services and Recreation) 
 
The properties adjacent to the subject property to the north, west, and south are still in 
the County with a zoning of AFT (Agricultural, Forestry, Transitional), which provides for 
a maximum density of 1 lot per 5 acres.  The properties to the west have a City land 
use designation of Residential Low, while the property to the north is not within the 
Persigo boundary and is not contemplated for annexation into the City. The properties 
to the east and south are also still in the County with a zoning of RSF-E (Residential 
Single Family – Estate) with a City land use of Rural Residential to the east and 
Residential Low to the south.   
  
NOTIFICATION REQUIREMENTS 
A Neighborhood Meeting regarding the proposed rezone request was held via Zoom on 
Thursday, August 17, 2023, in accordance with Section 21.02.080(e) of the Zoning and 
Development Code.  The applicant and their representatives were in attendance, along 
with a representative from City staff and approximately 12 neighbors.  The owner’s 
representative provided an overview of the proposed development and reason for the 
rezone.  There was significant discussion on the impacts of the project and how these 
would be managed.  Residents in the area had questions about the type of 
development proposed, why the R-E, R-1, and R-2 zone districts were discarded, what 
the applicant hoped to achieve with the R-5 zoning, and what the anticipated price 
range was of the development.  Discussion touched on the difference between the 
areas east and west of 24 Road, highlighting that east was not compatible with this 
intensity of development. 
 
Notice was completed consistent with the provisions in Section 21.02.080 (g) of the 
Zoning and Development Code.  The subject property was posted with a new 
application sign on November 29, 2022.  Mailed notice of the public hearings before 
Planning Commission and City Council in the form of notification cards was sent to 
surrounding property owners within 500 feet of the subject property on December 1, 
2023.  The notice of this public hearing was published December 3, 2023 in the Grand 
Junction Daily Sentinel.  An online hearing with opportunity for public comment was held 
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between December 5, 2023 and December 11, 2023 through the GJSpeaks platform. 
 
This item was continued from the December 12, 2023 Planning Commission meeting; 
noticed was provided to meet all requirements associated with the new public hearing 
date.  The property sign remained posted through the interim of the hearings.  Updated 
notification cards were sent to surrounding property owners within 500 feet of the 
subject property on January 12, 2024.  The notice of this public hearing was published 
January 14, 2024 in the Grand Junction Daily Sentinel.  An online hearing with opportunity 
for public comment was held between January 16, 2024 and January 22, 2024 through the 
GJSpeaks platform. 
  
ANALYSIS  
The criteria for review are set forth in Section 21.02.140 (a) of the Zoning and 
Development Code, which provides that the City may rezone property if the proposed 
changes are consistent with the vision, goals, and policies of the Comprehensive Plan 
and must meet one or more of the following rezone criteria as identified:   
  
(1)    Subsequent events have invalidated the original premises and findings; and/or 
 
The property owners have requested to rezone the property to R-5 which is compatible 
with the Comprehensive Plan Land Use Map designation of Residential Low (2 – 5.5 
du/ac).  During the 2020 One Grand Junction Comprehensive Plan update, the land 
use designation on the property was changed from Residential Medium Low (2 – 4 
du/ac) to Residential Low (2 – 5.5 du/ac).  This process included extensive public 
engagement, guided by a steering committee, and the plan change was recommended 
by Planning Commission and adopted by City Council.  The change in the designation 
not only supported minimum density of the property to remain unchanged, but 
demonstrated the community vision for this area to develop at an overall range that 
increased, with the maximum now reaching 5.5 du/ac.  The current zoning of R-1 
(Residential – 1 du/ac) is not supported by the Comprehensive Plan to implement either 
the Residential Medium Low or the Residential Low land use.  While the property owner 
could still develop using the R-1 zone district, the requested zoning of R-5 implements 
the Residential Low future land use designation.  Staff finds that this criterion has been 
met. 
  
(2)    The character and/or condition of the area has changed such that the amendment 
is consistent with the Plan; and/or  

 
The adoption of the Comprehensive Plan in 2020, designated this property as 
Residential Low (2 – 5.5 du/ac).  The Applicant is requesting an allowable zone district 
that is consistent with the higher end of the density range allowed by the Residential 
Low category.  The character and/or condition of the area has not changed in recent 
years as the adjacent residential properties are currently large acreage and have not 
yet fully developed, however, the requested zone district is compatible with the 
Comprehensive Plan designation.  Staff is unable to identify any apparent change of 
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character and/or condition and therefore, staff finds that this criterion has not been 
met.   
  
(3)    Public and community facilities are adequate to serve the type and scope of land 
use proposed; and/or 

 
Adequate public and community facilities and services are available to the property and 
are sufficient to serve land uses associated with the R-5 zone district.  Ute Water is 
presently available to the site along H Road.  The property is within the Persigo 
boundary, with adequate capacity for development and infrastructure that is proximate 
and can be extended to the property.  The property can be served by Xcel Energy 
natural gas and Grand Valley Power electricity.  Appleton Elementary School is about 
6/10 mile to the west and Canyon View Park is located approximately a mile to the 
southwest.  Further to the south along Patterson Road are commercial retail centers 
that include Mesa Mall, offices, convenience stores with gas islands, restaurants, 
commercial businesses, and a grocery store.  Community Hospital is also nearby on G 
Road. 
 
The area is currently served by Fire Station #3, providing estimated response times 6 to 
8 minutes from time of dispatch for an emergency call for service, which is longer than 
National Fire Protection Association response time standards.  However, property has 
been acquired and a new fire station, future #7, has been included in the capital budget 
for 2024. 
 
In general, staff has found public and community facilities are adequate to serve the 
type and scope of the residential land use proposed. As such, staff finds this criterion 
has been met. 
  
(4)    An inadequate supply of suitably designated land is available in the community, as 
defined by the presiding body, to accommodate the proposed land use; and/or 
 
There is minimal property north of I-70 that has been incorporated into the City west of 
26 Road.  What does exist in this area is commercial in the 24 Road Corridor and a mix 
of R-4 and R-8 zone districts.  Looking further out from this there is approximately 100 
acres of R-5 zoning between 24 ½ Road and 25 ½ Road along G Road.  The R-5 zone 
district is prevalent east of Horizon Drive.  Therefore, Staff finds this criterion has not 
been met. 

  
(5)    The community or area, as defined by the presiding body, will derive benefits from 
the proposed amendment.   
The community and area may benefit from this proposed request.   The requested zone 
provides an opportunity for housing within a range of density that is consistent with the 
Comprehensive Plan in this area to meet the needs of the growing 
community.  However, Plan Principle 3, along with the Tiered Growth Plan, provides 
that growth be carefully guided, prioritizing infill & redevelopment.  The subject property 
is located on the periphery of the urban service boundary as well as the Persigo 201 
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service area & the service area for the nearest fire station.  Surrounding properties are 
outside of the 201 boundary in addition to being outside of City limits.  While the 
existing R-1 zone district does not implement the Comprehensive Plan, the R-5 request 
may not be the most appropriate zone district to strike balance desired by the 
Comprehensive Plan to reach appropriate benefits.  Therefore, Staff finds that this 
criterion has not been met.   
  
In addition to the above criteria, the City may rezone property if the proposed changes 
are consistent with the vision, goals, and policies of the Comprehensive Plan. The 
following provides an analysis of relevant sections of the Comprehensive Plan that 
support this request.   
  
Implementing the Comprehensive Plan.   The following narrative evaluates the 
proposed rezone to R-5 (Residential – 5 du/ac) against the principles, goals, and 
policies of the Comprehensive Plan: 

• Land Use Plan: Relationship to Existing Zoning   

Requests to rezone properties should be considered based on the Implementing 
Zone Districts assigned to each Land Use Designation.   As a guide to future zoning 
changes, the Comprehensive Plan states that requests for zoning changes are 
required to implement the Comprehensive Plan. 
  
The 2020 Comprehensive Plan provides the subject property with a land use 
designation of Residential Low.  As outlined in the background section of this staff 
report, the R-5 zone district implements the Residential Low designation. 

• Plan Principle 1: Collective Identity 

Where We are Going – The narrative associated with the future of the City’s identity 
has a strong focus on retaining character as growth continues.   An important part of 
the community’s culture comes from its agricultural roots.  It’s important to respect 
these and ensure maximum compatibility and appropriate transitions from long-term 
agricultural zones to more dense urban settings.   
  
The proposed rezone is on the edge of the Urban Development Boundary and 
isolated in the Persigo 201 service area.  The properties to the north are outside of 
the City’s Urban Development Boundary while the remaining properties on the 
perimeter are within the boundary, but outside of the Persigo 201 service 
area.    While the request to increase density on the property is one of two 
implementing zone districts of the Comprehensive Plan, the request for an R-5 zone 
district may not be the most appropriate zone district to strike the balance between 
growth and maintaining a sense of place as contemplated by this principle. 

• Plan Principle 3: Responsible and Managed Growth 
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Where We are Today (and Where We are Going) – The One Grand Junction 
Comprehensive Plan raises concerns about a waning supply of attainable housing 
combined with limited supply of land that has existing infrastructure available.  To 
move forward effectively and manage growth, priority has been placed on infill and 
redevelopment projects. 
  
How We Will Get There – The policies in this Principle address the manner in which 
growth must happen within the City.  One such policy is to support a compact pattern 
of growth and encourage the efficient use of land through the Zoning & Development 
Code (ZDC).  The ZDC is currently undergoing an update to implement the 2020 
One Grand Junction Comprehensive Plan and identify ways to prioritize this type of 
development.  An example of this particularly comes into play with the revisions to 
the multifamily component of the R-5 zone district, which limits this to no more than 
four units per structure to maximize compatibility.  One of the concerns that is 
typically brought up about the R-5 zone district is the allowance of multifamily, 
despite the fact that the district is rarely developed as anything other than single-
family detached dwellings.  The proposed ZDC amendment takes this into account 
and seeks to create resolution. 

• Plan Principle 4: Strong Neighborhoods and Housing Choices 

Where We are Today (and Where We are Going) – Housing within the City of Grand 
Junction is in crisis.  The majority of the existing stock is single-family homes, with 
little of other product types.  This principle outlines how in the decade preceding its 
adoption, the City saw an increase of over 70% in the cost of for-sale housing and 
more than 50% of renters are cost-burdened.  To address these issues, more units 
are needed, and those units must be diverse.  The development should be high 
quality, focusing on development near amenities and with high levels of walkability 
and bikeability.  Neighborhoods should be strengthened not only through the 
creation of third places where people can interact, such as cafes, parks, trails, and 
restaurants, but also through diverse and interspersed housing options.  
  
How We Will Get There – Since the adoption of the Comprehensive Plan approvals 
for multifamily developments have increased, with hundreds of apartment units being 
approved.  However, the ‘missing middle’ housing type – duplexes, triplexes, 
townhomes, and other non-traditional multifamily products, have been pursued in 
insignificant quantities.  The R-5 zone district, both as it exists and with proposed 
changes, allows for those housing options to be built.  The 2020 One Grand Junction 
Comprehensive Plan encourages a variety of housing types, which can assist in 
increasing density while maintaining neighborhood character.  The subject property 
is close to an elementary school, ¼ mile from the 24 Road Corridor, including access 
to Canyon View Park and the retail centers near Highway 6 & 50, while also being 
only ½ mile from I-70, providing ease of access to nearby communities.  It is also 
located less than ¼ mile from an active transportation corridor, providing access to 
the City’s multimodal facilities despite being in a more remote area of the City. 
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• Plan Principle 8: Resource & Stewardship 

How We Will Get There – Part of properly managing the City’s resources and being 
good stewards of the environment is to promote sustainable development.  This can 
be done by maximizing existing infrastructure.  The subject property is located along 
an improved right-of-way with existing water lines available to the site.  Sanitary 
sewer would need to be brought to the site but is in close proximity. 

• Intensification and Tiered Growth Plan 

Tier 2: Suburban Infill – Tier 2 is intended to apply to areas of the City that are 
urbanizing or close to areas that are urbanizing.   The area immediately surrounding 
the subject property is not currently urbanizing, however the property is very close to 
the 24 Road Corridor, which is seeing significant growth.  Development in this area is 
anticipated to “provide development opportunities while minimizing the impact on 
infrastructure and City services”. 

  
The need for housing in the City of Grand Junction is clearly outlined in the 
Comprehensive Plan.  This need encompasses not only attainable housing but a 
variety of housing options, including those that could be provided through the requested 
rezone.  The Comprehensive Plan designation of Residential Low for the subject 
property indicates that any of the implementing zone districts (R-4, R-5, or CSR) will 
“provide a transition between the open, less dense edges of Grand Junction and the 
denser urban areas toward the City’s center.” 
  
RECOMMENDATION AND FINDINGS OF FACT   
After reviewing the Vista Five Rezone request, for a rezone from R-1 (Residential – 1 
du/ac) to R-5 (Residential 3 – 5.5 du/ac) located at 2428 H Road, the following findings 
of facts have been made: 
  

1) The request has met one or more of the criteria in Section 21.02.140 of the Zoning 
and Development Code. 
 
 2) The request is consistent with the vision (intent), goals, and policies of the 
Comprehensive Plan.   

 
 Therefore, Staff recommends approval of the request.   
  
SUGGESTED MOTION: 
  
Mr. Chairman, on the Rezone request for the property located at 2428 H Road, City file 
number RZN-2023-555, I move that the Planning Commission forward a 
recommendation of approval to City Council with the findings of fact as listed in the staff 
report. 
  

Attachments 
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1. Exhibit 1 - Development Application 
2. Exhibit 2 - Site Maps & Photos 
3. Exhibit 3 - Draft Zoning Ordinance 
4. Neighborhood Petition 
5. Public Comment 12.12.23 
6. Public Comment_Continuance_01.16.24 
7. Public Comment_Continuance_01.22.24 
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2 

 

RIVER CITY CONSULTANTS, INC. ◼ 215 PITKIN AVENUE UNIT 201 ◼ GRAND JUNCTION, COLORADO 81501 ◼ 970.241.4722 

A. Project Description  

1)  Location:  The project is located at 2428 H Road (Parcel No. 2701-283-04-001). 

2)  Acreage:  The subject parcel contains approximately 17.37 acres. 

3) Proposed Use:  This submittal is for the Rezoning of the parcel from R-1 to R-5. The future land 
use is Residential Low (2 – 5.5 DU/AC). The proposed R-5 zoning (3 – 5.5 DU/AC) meets the intent of the 
2020 Comprehensive Plan with regards to density and use. The current R-1 zoning does not implement 
the 2020 Comprehensive Plan.   

It should be pointed out that this is a resubmittal for rezoning.  A submittal was made back in 2022 with 
the same request.  After careful consideration, the applicant withdrew the rezone request prior to the 
City Council Hearing, in anticipation of the results of similar applications in the neighborhood. Since the 
withdrawl of the application, the Apple Glen West annexation and zoning to R-5 has been completed.  
The Apple Glen West property lies less than one mile to the west of the subject parcel, adjacent to the 
north of Appleton Elementary School. 

 

B.  Public Benefit 

The proposed Rezone would allow for a range of 53 to 95 dwelling units on the parcel, meeting a need 
to keep up with growth and demand for housing. 

 

C.  Neighborhood Meeting 

A neighborhood meeting was held virtually via a zoom meeting on Thursday, August 17, 2023. A 
summary of the meeting is included with this submittal. Another neighborhood meeting will be required 
prior to Preliminary/Final Subdivision submittal, should the rezone request be approved. 

 

D. Project Compliance, Compatibility, and Impact 

1) Adopted plans and/or policies: 

The proposed Rezoning, in conjunction with the 2020 Comprehensive Plan, will comply with the adopted 

codes, plans and requirements for the property. The R-5 zoning is an appropriate district for the 

Residential Low category of the Comprehensive Plan.  Since the adoption of the 2020 Comprehensive 

Plan, this neighborhood is continuing to transition with new properties developing at R-4, R-5, and R-8 

zonings.  R-8 zoning is implemented by the next category of Residential Medium and is not applicable to 

this project.  

2) Land use in the surrounding area: 

The uses contained within the surrounding area include large lot/agricultural and low density 
residential. Appleton Elementary School is located ½ mile to the west. 

3) Site access and traffic patterns: 

Not applicable for this submittal. 
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RIVER CITY CONSULTANTS, INC. ◼ 215 PITKIN AVENUE UNIT 201 ◼ GRAND JUNCTION, COLORADO 81501 ◼ 70.241.4722 

4) Availability of utilities, including proximity of fire hydrants:    

The subject parcel is served by the following: 

Ute Water 
City of Grand Junction Sewer 
Grand Valley Irrigation Company 
Xcel Energy 
Grand Valley Power  
City of Grand Junction Fire – Station 3 
Spectrum/Charter 
CenturyLink/Lumen 
 
A Fire Flow Form will be obtained when development is contemplated. 

5) Special or unusual demands on utilities: 

 There will be no unusual demand on utilities as a result of the Rezone. 

6) Effects on public facilities: 

The Rezone will have no adverse effect on public facilities. 

7) Hours of operation: 

Typical of residential development. 

8)  Number of employees: 

Not applicable. 

9) Signage: 

Not applicable.  

10) Site Soils Geology: 

Not applicable. 

11) Impact of project on site geology and geological hazards: 

None are anticipated.  

  

E. Must address the review criteria contained in the Zoning and Development Code for the type 
of application being submitted 

 
Section 21.02.070 (6) of the Zoning and Development Code: 

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

 
(i)  Compliance with the Comprehensive Plan and any applicable adopted plan. 
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RIVER CITY CONSULTANTS, INC. ◼ 215 PITKIN AVENUE UNIT 201 ◼ GRAND JUNCTION, COLORADO 81501 ◼ 70.241.4722 

The Rezone request is in compliance with the newly adopted 2020 Comprehensive Plan. 
  
(ii) Compliance with this zoning and development code. 
The Rezone request is in compliance with the zoning and development code.  
 
(iii)  Conditions of any prior approvals. 
There are no conditions of prior approvals. 
  
(iv)  Public facilities and utilities shall be available concurrent with the development. 
All public facilities and utilities will be available concurrent with the rezoning of this 
property.  
 
(v)    Received all applicable local, State and federal permits. 
All applicable permits will be obtained for this project. 

 

Section 21.02.140 Code amendment and rezoning: 

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

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

The proposed Rezone request to the R-5 zone districts will bring the parcel into compliance with the 
newly adopted 2020 Comprehensive Plan. The current R-1 zoning does not implement the plan. 

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

The amendment would allow the continuation of low density, attainable, quality housing in Grand 
Junction and is consistent with the Comprehensive Plan.   

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

Public and community facilities are existing and adequate and will support low density residential 
development.  

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

This parcel of land is adequately serviced by utilities and roadways. Sewer will have to be extended ¼ 
mile from the east. There is an inadequate supply of low-density development parcels that conform with 
the 2020 Comprehensive Plan in this area. 

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

The area will benefit with the development of low-density residential development and the extension of 
services. 
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RIVER CITY CONSULTANTS, INC. ◼ 215 PITKIN AVENUE UNIT 201 ◼ GRAND JUNCTION, COLORADO 81501 ◼ 70.241.4722 

F.    Development Schedule 

Not applicable for this submittal. 
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LEGAL DESCRIPTION 

 

 

LOT 1 OF VENEGAS MINOR SUBDIVISION NO. 2, COUNTY OF MESA, STATE OF COLORADO. 
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Vista Five Rezone
Vicinity Map

Site: RZN-2023-555
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Site Location Map
Vista Five Rezone

Site: RZN-2023-555
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Land Use Map
Vista Five Rezone

Site: RZN-2023-555
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Vista Five Rezone
Tiered Growth Plan

Site: RZN-2023-555
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Zoning Map – Proposed Zoning: R-5 (Residential – 5 du/ac)
Vista Five Rezone

Site: RZN-2023-555
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Vista Five Rezone
Site Photo

Google Maps street view of  property northeast from the intersection 
of  24 ¼ Road and H Road
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CITY OF GRAND JUNCTION, COLORADO

ORDINANCE NO.

AN ORDINANCE REZONING FROM R-1 (RESIDENTIAL - 1 DU/AC) TO R-5 
(RESIDENTIAL – 5 DU/AC) ZONE DISTRICT

LOCATED AT 2428 H ROAD
Tax Parcel No. 2701-283-04-001

Recitals:

The property owner, Vista 5, LLP, proposes a rezone from R-1 (Residential – 1 
du/ac) to R-5 (Residential – 5 du/ac) on a total of 17.37-acres located at 2428 H Road.

After public notice and public hearing as required by the Grand Junction Zoning 
and Development Code, the Grand Junction Planning Commission recommended 
approval of changing the zoning from R-1 (Residential – 1 du/ac) to R-5 (Residential – 5 
du/ac) for the property, finding that it conforms to and is consistent with the Land Use 
Map designation of Residential Low (2 – 5.5 du/ac) of the 2020 One Grand Junction 
Comprehensive Plan and the Comprehensive Plan’s goals and policies and is generally 
compatible with land uses located in the surrounding area.  

After public notice and public hearing, the Grand Junction City Council finds that 
rezoning from R-1 (Residential – 1 du/ac) to R-5 (Residential – 5 du/ac) for the property 
is consistent with the vision, intent, goals, and policies of the Comprehensive Plan and 
has met one or more criteria for a Comprehensive Plan amendment.  The City Council 
also finds that the R-5 (Residential – 5 du/ac) zone district is consistent and is in 
conformance with the Comprehensive Plan and at least one of the stated criteria of 
Section 21.02.140 of the Grand Junction Zoning and Development Code.  

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

The following property shall be zoned R-5 (Residential – 5 du/ac) on the zoning map:

LOT 1 OF VENEGAS MINOR SUBDIVISION NO. 2, COUNTY OF MESA, STATE OF 
COLORADO.

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

Adopted on second reading this ___ day of _____, 2023 and ordered published in pamphlet 
form.

ATTEST:
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_______________________________ ______________________________
City Clerk Mayor
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December 5, 2023 

City of Grand Junction Planning Department 

Nicole Galehouse 

Dear Nicole, 

We are submitting a petition signed by 204 Appleton area residents from last March in opposition to the 

re-application for the Vista 5 rezone request RZN-2023-555. 

Dave Zollner had the original signed petition that was submitted to the City Council last March, but the 

Vista property owner had canceled the original rezone request. The new application number has been 

written on the original petition based on the new rezone application is identical to the original from 

earlier this year. 

Please contact myself or Dave Zollner with any questions you may have in regards to this petition. 

Sincerely 

Dan Komlo 

970 260 2227 
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PETITION 

To: Grand Junction CITY COUNCIL 

Re: Vista 5 LLC Rezone - 2428 H Road - RZ/y,' - ZDZ3 - :J"S..S-

We the undersigned, respectfully request that the City Council DECLINE_the rezone proposed because: 

1) we are in agreement with GJ Planning Commission member Ken Scissors who stated February 14, 2023 that the 

proposed rezone is "not even remotelY- compatible" with the area; 

2) the area [24 Rd to 26 Rd North of l-70] is alread~ about 75-80% developed as large lots over a 50 yr period; this 

rezone would be sx the density of the smallest existing lots and over 25x the density of existing average lot size; 

3) The existing R-1 zoning of the subject parcel is already within the existing density and character of the area. 

4) other reasons not included here due to space limitations. 
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_

_

PETITION 

To: Grand Junction CITY COUNCIL 

Re: Vista 5 LLC Rezone - 2428 H Road - to be heard March 15, 2023 

We the undersigned, respectfully request that the City Council DECLINE the rezone proposed because: 

1) we are in agreement with GJ Planning Commission member Ken Scissors who stg:te.d February 14, 2023 that the 

proposed rezone is "not even r_eo1ot.ely compatible" with the area; 

2) the area [24 Rd to 26 Rd North of l-70] is aJt]~_a_d.Y- about 75-80% developed P.~Jar_g_e.J.oJs.over a 50 yr period; this 

rezone would be sx the density of the smallest existing lots and over 25x the density of existing average lot size; 

3) The existing R-1 zoning of the subject parcel is .c!.l..r.:_eady_w.i.tb.i.o the existing density and character of the area. 

4) other reasons not included here due to space limitations. 
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Vista 5 LLC Rezone - 2428 H Road - to be heard March 15, 2023 - PETITION continued Page ____ 
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Niki Galehouse 

From: jayf@remax.net <jay@tworiversrealtyinc.com> 
Sent: Saturday, December 2, 2023 9:50 PM 
To: Niki Galehouse 
Subject: Application #: RZN-2023-555 Project Name: Vista 5 LLP Rezone Address: 2428 H Road 

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

Dear distinguished members of the Grand Junction Planning Commission and City Council, 

As an active real estate broker that has sold numerous homes in this area and a 40+ year member of the 
development and building communities here in Grand Junction, I strongly oppose this rezone and 
adamantly believe that the existing 1 acre [R-1] zoning on the subject parcel already reasonably reflects the 
long established land use of this area. 

My Objection to this substantially higher density rezone and the differentiating issues for this parcel is 
twofold: 

1) The area West of 24 Road has already been developed for decades with higher density residential, sewer 
and commercial, but not so East of 24 Road, and is not comparable to the subject area. 
2) The subject area [generally defined as] East of 24 Road, North of I-70, and West of 26 Road is 
substantially developed [maybe 75-80%], averaging greater than 5 acres per unit in a range with the vast 
majority in 1 to 10 acre parcels. The very high density proposed by this rezone is not even remotely in the 
same character of this long established Grand Junction neighborhood. 

Sincerely, 

Jay Fellhauer 
Broker Associate 
RE/MAX Mountain West 
970.250.5100 (Cell) 
970.241.3939 (Office) 
jayf@remax.net 
www.jayf.remax.com 

1 

Packet Page 159

www.jayf.remax.com
mailto:jayf@remax.net


 

  
     

 
 

                 
         

 

 
                                     

                               

 
     
                 

 
                       
                        

   
 

     
 
 
 
 

    

Niki Galehouse 

From: Matthew Swelstad <swelstad13@gmail.com> 
Sent: Sunday, December 3, 2023 5:33 AM 
To: Niki Galehouse 
Subject: ER one 

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

RZN-2023-555 
Project Name: Vista 5 LLP Rezone 
Address: 2428 H Road 

To whom it may concern, 
My wife and I would like to voice our extremely strong opposition to the above noted rezoning. 

We have lived in GJ 18 years. We love our neighbors and neighborhood. Please do not destroy it so a few developers 
can make even more money. Our neighborhood adds so much value to Grand Junction. Stop by for a tour if you want to 
learn more. 

Matt and Kathy Swelstad 

Sent from my iPhone 
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Niki Galehouse 

From: Glenn Bott <glenn@glennbott.com> 
Sent: Monday, December 4, 2023 8:54 AM 
To: Niki Galehouse 
Subject: 2428 H Road - Still Oppose Rezoning 

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

Nicole – 

Good Day! 

Heard the builder resubmitted their rezoning request for the designated parcel. We still 
oppose their requested zoning change. 

Be Focused 

G 

Glenn Bott 

Think Differently, Live Better 

303-918-4626 

www.GlennBott.com 

Keynote Speaker / Warrior / Consultant / Author 

1 
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Niki Galehouse 

From: Missy Smith <missy.msb@gmail.com> 
Sent: Tuesday, December 5, 2023 12:57 PM 
To: Niki Galehouse 
Subject: Vista 5 LLP Rezone 

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

NIcole Galehouse, 
I am writing to oppose the resubmission of this request to allow up to 5.5 units/acre . This area East of 24 Rd. and 

West of 26 Rd. is developed out as a long established neighborhood averaging greater than 5 acres per unit - mostly in a 
range of 1-10 acre parcels. The proposal of 5.5 units per acre is not even remotely in the character of the long 
established neighborhood. The same proposal was denied last April for this reason. This high density proposal does not 
belong in an area that is zoned as is for a very long time. Please vote no to preserve it. 

Sincerely. 
Missy Smith 

1 
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Niki Galehouse

From: Brenda Bott <gobott1@outlook.com>
Sent: Tuesday, December 5, 2023 8:47 PM
To: Niki Galehouse
Subject: 2428 H Road - I Oppose Rezoning

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

 

Hi Nicole: 
 
I’d like it to be documented that I sƟll oppose the requested rezoning for 2428 H Road.  I understand the rezoning 
request has been re-submiƩed.  Please do not allow it. 
 
Sincerely, 
 
Brenda BoƩ 
303-912-2688 
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Niki Galehouse

From: Robert Fuoco <bfuoco2467@gmail.com>
Sent: Wednesday, December 6, 2023 9:17 AM
To: Niki Galehouse
Subject: RZN-2023-555

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

 

Niki,  
 
Please forward these comments to Planning Commission. 
 
Dear Commissioners, 
 
A few weeks ago PC voted to disallow RE, R1 and R2 zoning. Based on some Commissioners comments it was based on 
the current inventory of those zones. There are only a few undeveloped lots left. This will be one of the last chances to 
save a few areas for the people that would like to own a home on a lot larger than 6000 sq ft. This is the size of a typical 
lot in downtown Grand Junction and the size the developer is planning. Please deny the zoning change and leave it at R1. 
 
Thanks, 
 
Bob Fuoco 
2467 H Rd, Grand Junction, CO 81505 
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Niki Galehouse

From: Mark Smith <info@mainstreetbagels.net>
Sent: Wednesday, December 6, 2023 11:55 AM
To: Niki Galehouse
Subject: Vista 5 LLP Rezone

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

 

Niki Galehouse, 

I would like to express to the City Council members my opposition to the rezone, (RZN-2023-555), of this parcel. The 
rezone would drastically deviate from the long established uses of this area. The present zoning of one acre per home is 
already a stretch from the current character of this neighborhood averaging more than 5 acres per home and already 
80% built out. 

Mark Smith 

822 24 1/2 Rd, GJ 81505 

970 433-1496 
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Niki Galehouse

From: Larry D. Tice, MD <ltice92046@aol.com>
Sent: Thursday, December 7, 2023 12:20 PM
To: Niki Galehouse; LARRY TICE
Subject: Planning CommissionMeeting

** - EXTERNAL SENDER. Only open links and aƩachments from known senders. DO NOT provide sensiƟve informaƟon. 
Check email for threats per risk training. - ** 
 
 
 
 
Dear Planning Commission members   RE:applicaƟon #:                               RZN-2023-555 
 
Project Name:                                Vista 5 LLP Rezone 
 
Address:                            2428 H Road 
 
I want to restate my prior opposiƟon (February 2023 PeƟƟon) to this planned rezone change.  The current 1 acre zone is 
most consistent with surrounding real estate, and preserves the rural nature of land between 24 and 26 Roads north of I-
70, where I reside for last 42 years.  City high density encroachment may inevitably happen but  current low density, rural 
and estheƟc and environmentally pleasing status is desirable for all of Mesa County.   Grand JuncƟon City and all 
residents will benefit in long run! 
 
Cordially, 
 
Larry D Tice 
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December 7, 2023 

 

Grand Junction Planning Commission  

250 North 5th St. 

Grand Junction, CO  

 

Dear Planning Commission, 

 

As long-time residents my wife and I strongly oppose the Vista 5 rezone request (RZN-2023-555). We feel 

that the City Council made the right decision in 2019 when the property was annexed, and Council 

denied the original property owner’s request for 4 du/ac and instead approved rezoning it to R-1.  We 

believe that the existing R-1 status reflects the nature and character of the long existing land use in this 

area.  

 

We oppose this rezone request RZN-2023-555 for the following reasons: 

a. The area West of 24 Road has already been developed for decades with higher density 

residential, sewer and commercial, but not so East of 24 road, and R-5 would not be comparable 

to the character of this local community. 

b. The subject area (generally defined as) East of 24 Road, North of I-70, and West of 26 Road is 

substantially developed out (maybe 75-80%), averaging greater than 5 acres per unit in a range 

with the vast majority in 1-to-10-acre parcels. The very high density proposed by this rezone is 

not even remotely in the same character of this long-established neighborhood. 

c. Lack of safe neighborhood connections, page 26 of the Comprehensive Plan lists the I-70 

overpasses at 23 Rd & 26 Rd as being “non-existing crossings” as…multimodal grade separated 

crossings”.  Both 24 ½ and the 25 Rd overpasses can easily share the same designation since 

they are just as narrow (18’ width) and will not safely support pedestrian or bicycle traffic either. 

The Plan also states, page 29 that future growth should “promote housing density to be located 

near existing or future transit routes and in areas where pedestrian and bicycle facilities can 

provide safe and direct connection to neighborhood and employment centers”.  Both CDOT 

(2019) and Dave Thornton (meeting on 3/1/23) indicated that there are no future plans to 

improve or provide pedestrian access for any of the four overpasses listed above. 

d. The established surrounding community will not derive any benefits from this proposed rezone. 

 

Sincerely, 

 

Dan & Cynthia Komlo 

852 24 ½ Road 

Grand Junction, CO  
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Niki Galehouse

From: K. S. Knudson <knudsonv@earthlink.net>
Sent: Friday, December 8, 2023 12:17 PM
To: Niki Galehouse
Subject: Vista 5 LLP Rezone

** - EXTERNAL SENDER. Only open links and aƩachments from known senders. DO NOT provide sensiƟve informaƟon. 
Check email for threats per risk training. - ** 
 
 
 
 
Dear Ms. Galehouse, 
I am wriƟng to express my opposiƟon to rezoning the 2428 H Road property from 1Unit/acre to 5 Units/acre.  I was 
opposed to the "flagpole annexaƟon" several years ago and sƟll believe that denser development of this property does 
not fit in with the character of the surrounding area.  24 Road has long been a demarcaƟon between the larger parcels to 
the east and denser development toward Appleton Elementary. 
Thank you, 
Knute Knudson 
876 Covey Road 
Grand JuncƟon, CO 
81505 
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Niki Galehouse

From: Ron Hughes <ronhughes2526@gmail.com>
Sent: Friday, December 8, 2023 1:17 PM
To: Niki Galehouse
Subject: RZN-2023-555

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

 

Good morning   
 
I would like to voice my opposition RZN-2023-555.  
 
This development is clearly not in keeping with the character of this area. It is also likely to lead to more 
acts of rezoning and poor planning in the future.  
 
 
The area bounded by 24 and 26 Road and north of I-70 has historically been lower density properties and 
has become a significant contribution to the character of Grand Junction. I see this project as the 
beginning of the end for this unique part of the community.  
 
 
Respectfully  
Ron Hughes 
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Niki Galehouse

From: Joe Crocker <tachipepper@gmail.com>
Sent: Friday, December 8, 2023 3:07 PM
To: Niki Galehouse
Subject: Application #: RZN-2023-555

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

 

Niki: 

Application #:                               RZN-2023-555 
Project Name:                                Vista 5 LLP Rezone 
Address:                            2428 H Road  

I would like to express my opposition to the subject application. 

1) the area West of 24 Road has already been developed for decades with higher density and sewer 
and commercial, but not so East of 24 Road, and is not comparable; and 

2) and the subject area [generally defined as] East of 24 Road, North of I-70, and West of 26 Road is 
substantially developed out [may 75-80%], averaging greater than 5 acres per unit in a range mostly 
of 1 to 10 acre parcels.  The very high density proposed by this rezone is not even remotely in the 
character of this long established neighborhood. 

Thank you. 

joe 

Joe Crocker 

806  24 Road 

Grand Junction, CO 81505 
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Niki Galehouse

From: Kate Crocker <kate.colourz@gmail.com>
Sent: Friday, December 8, 2023 4:45 PM
To: Niki Galehouse
Subject: Application #: RZN-2023-555

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

 

Hi Niki: 
 
Application #:  RZN-2023-555 
Project Name:  Vista 5 LLP Rezone 
Address:  2428 H Road 
 
I oppose the subject application. 
 
First, the area East of 24 Road is NOT comparable to the area West of 24 Road which has been developed for decades 
with higher density AND sewer AND commercial. 
 
Second, the subject area [generally defined as] East of 24 Road, North of I-70, and West of 25 Road is already 
substantially developed (approximately 75-80%), averaging greater than 5 acres per unit in a range mostly of 1 to 10 
acre parcels. The very high density proposed by this rezone application is not remotely in keeping with the character of 
this long-established neighborhood. 
 
Sincerely, 
 
Mary Kohler 
806 24 Road 
Grand Junction, CO 81505 
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Niki Galehouse

From: Sarah Marshall <smarshall@arielcpa.org>
Sent: Sunday, December 10, 2023 8:57 AM
To: Niki Galehouse
Subject: RZN-2023-555 Vista 5 LLP Rezone

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

 

I live at 2439 H Rd, which is across the road from the above menƟoned project.  I wish to let you know that I am 
adamantly opposed to the rezoning of this property to what is proposed (R-5 zoning).  This density does not align with 
the exisƟng, long-established neighborhood.  Nor is the infrastructure in place to support this type of re-zoning.   
Respecƞully,  
 
Sarah Marshall 
Mobile: 970-270-7761 
Email:  smarshall@arielcpa.org 
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Niki Galehouse

From: Bruce Young <yrejoice@aol.com>
Sent: Sunday, December 10, 2023 1:40 PM
To: Niki Galehouse
Subject: Vista 5 rezone

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

 

Ms Galehouse: 
We would desire to inform you that we would prefer to maintain the development at it present density. 
We recognize the need to develop. We request that the harmony of the neighborhood we grew up in 
be maintained. 
Respectfully, 
Bruce and Marina Young 
2570 H Rd 
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Niki Galehouse

From: Dennis Haberkorn <dennisjh@acsol.net>
Sent: Sunday, December 10, 2023 5:33 PM
To: Niki Galehouse
Subject: Vista 5 LLP Rezone

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

 

 

Dear Niki, 

I am writing to voice my opposition to the proposed Vista 5 LLP Rezone which would allow up to 
5.5 units per acre on a 17.3 parcel.  We have lived in Sage Run Estates since 1980; it was the first 
residential development in the Appleton Area.  Since then we have attended countless area 
planning meetings, discussions of proposed developments, etc.  The one constant in 40+ years of 
meetings is a consensus that the area retain its rural character.. 

The proposed Vista 5 proposal is not remotely rural in character.  I urge the members of the 
planning commission to reject the proposal and retain the existing I acre zoning on the parcel. 

Sincerely, 

Dennis Haberkorn 

877 25 Road/Grand Junction, CO 81505 
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Niki Galehouse

From: Joane Haberkorn <joaneh@acsol.net>
Sent: Sunday, December 10, 2023 5:35 PM
To: Niki Galehouse
Subject: Vista 5 LLP Rezone

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

 

 

I wish to oppose the Vista 5 LLP Rezone and urge the Planning Commission to retain the existing 
R-1 zoning on the subject parcel, which reasonably reflects the long established land use of the 
area.   

Joan Haberkorn 
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Niki Galehouse

From: Jim Marshall <jmarshall@ravenridge.com>
Sent: Monday, December 11, 2023 8:22 AM
To: Niki Galehouse
Subject: Vista 5 LLP Rezone application RZN-2023-555 @ 2428 H Rd

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

 

Good morning, Niki: 
 
I am wriƟng to let you and the Planning Commission know that I oppose the rezone of the parcel located at 24528 H Rd. 
I live across the street and to rezone the parcel to R-5 would not even remotely be compaƟble with the area, as the 
exisƟng R-1 classificaƟon is already within the current housing density and character of the area. 
 
Thank you. 
 
Best regards, 
 
JIm  

James S. Marshall 
Executive Vice President 

Raven Ridge Resources, Incorporated 

+1 (970) 256-2654 Desk 

+1 (970) 260-4131 mobile 
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Niki Galehouse

From: Kiser, Brad <BKiser@eprod.com>
Sent: Monday, December 11, 2023 2:44 PM
To: Niki Galehouse
Subject: Oppose the rezone "Vista 5 LLP Rezone

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

 

Application #:                               RZN-2023-555 
Project Name:                              Vista 5 LLP Rezone 
Address:                                        2428 H Road  
I oppose the rezone and that the existing 1 acre [R-1] zoning on the subject parcel already reasonably 
reflects the long established land use of the area.  
 
 
Brad M. Kiser 
794 24 ¼ Road 
Grand Junction, CO 
81505 
Office 970-263-3015 
 
 

 
This message (including any attachments) is confidential and intended for a specific individual and purpose. If you are not 
the intended recipient, please notify the sender immediately and delete this message. 
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Niki Galehouse

From: Melanie Hylan <starfish07@hotmail.com>
Sent: Monday, December 11, 2023 9:28 PM
To: Niki Galehouse
Subject: RZN-2023-555

** - EXTERNAL SENDER. Only open links and aƩachments from known senders. DO NOT provide sensiƟve informaƟon. 
Check email for threats per risk training. - ** 
 
 
 
 
To whom it may concern, 
 
In regards to 
ApplicaƟon #: RZN-2023-555 
Project name: Vista 5 LLP Rezone 
Address: 2428 H Rd 
 
I strongly oppose the rezone of this property (to R-5) and think the current R-1 zoning is more reasonable for this 
locaƟon and is more cohesive with the surrounding properƟes. 
 
Thank you, 
Melanie Hylan 
2448 H Rd 
 
Sent from my iPhone 
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Grand Junction Speaks
Published Comments for December 12, 2023 Planning

Commission Meeting
Vista 5 LLP Rezone

Brian how
∙ Dec 11, 2023 ∙ 8:15pm
I just want to say that I'm totally against this new designation for. 2428 8th Road from an R 12 and
our 5 we had a meeting about this just believe it was just this past year and maybe it was 2 years I
can't remember but that's when it was decided to making an AR-10 don't see any purpose in
making it our 5 that's way too dense population way to dance do islands for this agricultural parcel
if anyone would take a drive to go by this on 8th Road or on 24 and a quarter you'll see that it is
surrounded by agricultural properties my home is in Albina Estates I'm about one block south of 8th
road we have 9 houses in here each of them on. 1800 with 1 home being on 2 Acres I think that
this parcel on 17.3 Acres should remain our one just like we are here and I'll be no Estates making
it on putting in our 5 subdivision on 8th road is totally out of character for this area. I think that's all
I have to say
Address:
78824 and 1 quarter Road Grand Junction Colorado 800-5005
Grand Junction Colorado, 81505
Bruce and Josie
∙ Dec 11, 2023 ∙ 8:14pm
this. is. a ridiculous use of land in this area and we strongly opposed. thank you
Address:
800
Grand Junction, 81505
Winona Wyatt Wy ATT
∙ Dec 11, 2023 ∙ 8:14pm
I'm calling about the old sod farm that is there one into reason it too it's at 2428 8th road we have
the property right next to it. putting a $5 per unit on that would be horrible for this area number
one it doesn't go with the area this is a farming area was a houses at least 5 Acres. and also the
road conditions are horrible h Road cannot handle that traffic the road over 24 Road the bridge
there is horrible if not even safe to get across it with a car our with a person we have no access to
the park and less you go over that bridge and it needs to be left to where there's not very many
houses for acre one per acre would be more than it needs. I don't know exactly how to say it but
I'm so against you put in a lot of houses in there are high rises or anything else it is nothing but for
the moneymaking people of this Valle that they can just make more and more money and what
they're doing to the valley they don't care you're making this Valley nothing butt Metropolitan
Urban Plum and it needs to stop you need to take into consideration that that is no place to put a
high density housing thank you
Address:
24168 Road Grand Junction Colorado
Grand Junction Colorado, 81505
Sandra M Holloway
∙ Dec 11, 2023 ∙ 4:07pm
I am writing to again strongly oppose the rezoning idea for this parcel, it just doesn't fit with the
surrounding neighborhood in any way. My main concern is the roads around this area which don't
get upgraded apparently even though at least 90 more vehicles will be using them. The developers
should be required to pay to have all the roads around their development brought up to better
standards.
Address:
813 24 1/4 Road
Grand Junction, 81505
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December 16, 2023 
 
Dear Ms. Galehouse and City Planning Team, 
 
Concerning Application #: RZN-2023-555 
Project Name:  Vista 5 LLP Rezone 
Address:  2428 H Road 
 
We oppose changing the existing development plan for this parcel from R-1 to R-5. 
 
We purchased our property north of I-70 in 1995 under the development plan that 
has been in place since the 1970's and etched in planning department codes since 
1990.   
 
Most recently R1 was approved in the Development Plan in 2019.  Much thought and 
input were given to that plan when it was approved.   
 
Several times since then, the Planning Commission has considered changing the code 
from R1 to R5 but has denied the change.  
 
Once again, a proposal for high density development in a section of the county where 
it is not in the Development Plan is being considered.  The developer is again 
requesting a change in zoning to R5 for a 17-acre parcel at 2428 H Road which 
according to the 2019 approved Development Plan is zoned for R1.   
 
This rezoning request was denied most recently in Spring 2023.  We appreciate that 
earlier the Planning Department denied this request and hope they do so again. 
 
One of the assets of the Grand Junction area is the diversity of development.  The 
Area north of I-70 between 24 and 26 Roads zoned as R1 that is still relatively close 
to town is unique to our city and an asset to the City and County.  
 
There is land south of I-70 that is zoned appropriately for the R5 development.   
 
Our concerns also consider traffic on small roads as well as additional traffic on the 9’ 
wide lanes on the I-70 Bridge on 24 ½ Road which was not designed for high density 
traffic, but we are most concerned about the Planning Department not following the 
Development Plan that was most recently approved in 2019.  
 
The area 24 Road to 26 Road north of I-70 is already about 75-80% developed as large 
lots following the Development Plan over the past 50 years.  It is not appropriate to 
disregard the Development Plan to mix high density subdivisions in an area already 
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80% developed under the existing plan of R-1 for the remaining small percentage of 
undeveloped land in this area. There is land outside of this corridor available for high 
density housing.  
 
Please include our letter in the packet to be distributed to the City Council on  
January 3, 2024.  
 
Thank you for your time and consideration in this matter. 
 
Sincerely, 
Archie and Sue Magee 
2517 Oleaster Court 
Grand Junction, CO 
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Niki Galehouse

From: bfuoco2467@gmail.com
Sent: Saturday, January 6, 2024 1:01 PM
To: Niki Galehouse
Subject: RZN 2023-555

** - EXTERNAL SENDER. Only open links and a achments from known senders. DO NOT provide sensi ve informa on. 
Check email for threats per risk training. - ** 
 
 
 
 
Hello Niki, 
 
As the largest landowner on H Road between 24 and 25 Road l will be the most impacted by a decision to change the 
zoning from R-1 to R-5 at 2428 H Road. My family has lived there for forty years as opposed to a developer who recently 
purchased his property. 
This property is a er II property bordering er III. Any zoning change would change the character of the area forever. A 
development with the density of downtown Grand Junc on would be inconsistent and detrimental to the en re 
surrounding area which is mainly agricultural. 
There is no need to leap frog plenty of developable proper es to change the zoning from R-1. 
Per Grand Junc on’s own comprehensive plan, any subdivisions should be compa ble with the surrounding area. R-4,5 
would not be. 
Please deny the zoning change request. 
 
Bob Fuoco 
 
Please forward my comments to the PC for the January 23rd hearing. 
 
 
Sent from my iPad 
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Niki Galehouse

From: Lynette Richardson <richardsonranch21@yahoo.com>
Sent: Monday, January 15, 2024 8:16 PM
To: Niki Galehouse
Cc: David Mayer
Subject: I am oposesed to the hight density proposal below:

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

 

Please vote No on this rezoning: 
 
Vista 5 LLP Rezone’ of 2428 H Road continues to propose up to 5.5 units/acre, or up to 95 
homes on this 17.3 acre parcel … 
oppose the rezone and that the existing 1 house/acre [R-1] zoning on the subject 
parcel already reasonably reflects the long established land use of the area.   
 
Rezone is dramatically not in character with the long-standing already developed nature of the 
area,  
 
Respectfully yours, 
----  
Lynette Richardson 
21st Century Health Technologies 
970-261-5100  
richardsonranch21@yahoo.com 
Website:  richardson.mynikken.com 
 
"Energy Medicine is the medicine of the future." 
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Niki Galehouse

From: ashley beesley <ashleywcolo@yahoo.com>
Sent: Tuesday, January 16, 2024 11:42 AM
To: Niki Galehouse
Subject: Vista 5 LLP Rezone

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

 

Dear Nicole, 

 

 

I'm writing in opposition to the proposed development at 2428 H Road in North Grand 

Junction, also know as Vista 5 LLP rezone, Application # RZN-2023-555.  

I strongly urge the density be thought out to more reflect the current buildout, which on 

average reflects 1 unit per 5 acres, to keep the  land use similar and cohesive.  RSF-1 would 

be the minimum for this area. 5 untis per acre is not fitting at all, not to mention the many many 

issues it would bring to the already stressed infrastructure North of Patterson Road to Highway 

6 and 50. 

 

I appreciate your time and consideration. 

 

Thanks, 

 

Ashley Goetz  

970-361-8871 

ashleywcolo@yahoo.com  

 

 

 
 
Sent from Yahoo Mail on Android 
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Niki Galehouse

From: Bruce Bolton <fortbolton@gmail.com>
Sent: Tuesday, January 16, 2024 8:36 AM
To: Niki Galehouse
Subject: RZN-2023-555

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

 

Vista 5 llp rezone. We are strongly opposed to rezone. 
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Niki Galehouse

From: judyjudyjdog@aol.com
Sent: Tuesday, January 16, 2024 2:02 PM
To: Niki Galehouse
Subject: Voice of opposition

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

 

I write in opposition to Project "Vista 5 LLP Rezone, Application #:  RZN-2023-555.  After visiting the 
area numerous times and searching for the "perfect" lot for my home relocation, I was particularly 
drawn to the area north of I 70 between 24 and 26 Roads.  I wanted a lot of at least 1 acre in size set 
in amongst similar properties.  The rural setting with urban access is ideal for those of us who like to 
live "in the country".  This area has been maintained for decades with it's R-1 zoning, and it would be 
a huge disappointment to many of the residents in this area to consider re-zoning. 
 
Thank you for your thoughtful consideration to maintain one of the areas unique and attractive 
neighborhoods! 
 
Sincerely, 
 
Judy Devine 
2525 Riata Ranch Ct. 
Grand Junction, CO 81505 
330-417-5911    
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Niki Galehouse

From: Larry Tice <larry.d.tice@gmail.com>
Sent: Tuesday, January 16, 2024 11:31 AM
To: Niki Galehouse
Subject: vista 5 llp rezone

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

 

please let me restate my opposition to proposed rezone change.  The existing  
R-1 most similar to similar land use in this area.   please maintain the rural character of this area 
 
--  
Larry D. Tice, MD 
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Niki Galehouse

From: Mark Madsen <markmadsen49@gmail.com>
Sent: Tuesday, January 16, 2024 9:35 AM
To: Niki Galehouse
Subject: Vista 5 LLP rezone

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

 

Dear planning committee and city council- We would like to voice our opposition to the proposed rezone of the existing 
1 house/acre (R-1) of 2428 H Rd. (application # RZN-2023-555). It is not in character with the long-standing, already 
developed, nature of the area. Thank you- Mark & Karen Madsen (2484 Sage Run Ct.,) 
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Niki Galehouse

From: Sandra Holloway <sandsourdough@gmail.com>
Sent: Tuesday, January 16, 2024 8:51 AM
To: Niki Galehouse
Subject: Vista 5 LLP Rezone at 2428 H Road

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

 

I am strongly opposed to the rezone of this property to over 90 parcels as it is not in character with the 
surrounding area. I also believe the road system is not up to the kind of traffic that an additional 180 +- 
vehicles will cause.  
 
The existing 1 home per acre is plenty and already reasonably reflects the long established land use of 
the area. 
 
--  
Sandra M. Holloway 
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December 16, 2023 
 
Dear Ms. Galehouse and City Planning Team, 
 
Concerning Application #: RZN-2023-555 
Project Name:  Vista 5 LLP Rezone 
Address:  2428 H Road 
 
We oppose changing the existing development plan for this parcel from R-1 to R-5. 
 
We purchased our property north of I-70 in 1995 under the development plan that 
has been in place since the 1970's and etched in planning department codes since 
1990.   
 
Most recently R1 was approved in the Development Plan in 2019.  Much thought and 
input were given to that plan when it was approved.   
 
Several times since then, the Planning Commission has considered changing the code 
from R1 to R5 but has denied the change.  
 
Once again, a proposal for high density development in a section of the county where 
it is not in the Development Plan is being considered.  The developer is again 
requesting a change in zoning to R5 for a 17-acre parcel at 2428 H Road which 
according to the 2019 approved Development Plan is zoned for R1.   
 
This rezoning request was denied most recently in Spring 2023.  We appreciate that 
earlier the Planning Department denied this request and hope they do so again. 
 
One of the assets of the Grand Junction area is the diversity of development.  The 
Area north of I-70 between 24 and 26 Roads zoned as R1 that is still relatively close 
to town is unique to our city and an asset to the City and County.  
 
There is land south of I-70 that is zoned appropriately for the R5 development.   
 
Our concerns also consider traffic on small roads as well as additional traffic on the 9’ 
wide lanes on the I-70 Bridge on 24 ½ Road which was not designed for high density 
traffic, but we are most concerned about the Planning Department not following the 
Development Plan that was most recently approved in 2019.  
 
The area 24 Road to 26 Road north of I-70 is already about 75-80% developed as large 
lots following the Development Plan over the past 50 years.  It is not appropriate to 
disregard the Development Plan to mix high density subdivisions in an area already 
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80% developed under the existing plan of R-1 for the remaining small percentage of 
undeveloped land in this area. There is land outside of this corridor available for high 
density housing.  
 
Please include our letter in the packet to be distributed to the City Council on  
January 3, 2024.  
 
Thank you for your time and consideration in this matter. 
 
Sincerely, 
Archie and Sue Magee 
2517 Oleaster Court 
Grand Junction, CO 
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Niki Galehouse

From: bfuoco2467@gmail.com
Sent: Saturday, January 6, 2024 1:01 PM
To: Niki Galehouse
Subject: RZN 2023-555

** - EXTERNAL SENDER. Only open links and a achments from known senders. DO NOT provide sensi ve informa on. 
Check email for threats per risk training. - ** 
 
 
 
 
Hello Niki, 
 
As the largest landowner on H Road between 24 and 25 Road l will be the most impacted by a decision to change the 
zoning from R-1 to R-5 at 2428 H Road. My family has lived there for forty years as opposed to a developer who recently 
purchased his property. 
This property is a er II property bordering er III. Any zoning change would change the character of the area forever. A 
development with the density of downtown Grand Junc on would be inconsistent and detrimental to the en re 
surrounding area which is mainly agricultural. 
There is no need to leap frog plenty of developable proper es to change the zoning from R-1. 
Per Grand Junc on’s own comprehensive plan, any subdivisions should be compa ble with the surrounding area. R-4,5 
would not be. 
Please deny the zoning change request. 
 
Bob Fuoco 
 
Please forward my comments to the PC for the January 23rd hearing. 
 
 
Sent from my iPad 
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Niki Galehouse

From: Lynette Richardson <richardsonranch21@yahoo.com>
Sent: Monday, January 15, 2024 8:16 PM
To: Niki Galehouse
Cc: David Mayer
Subject: I am oposesed to the hight density proposal below:

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

 

Please vote No on this rezoning: 
 
Vista 5 LLP Rezone’ of 2428 H Road continues to propose up to 5.5 units/acre, or up to 95 
homes on this 17.3 acre parcel … 
oppose the rezone and that the existing 1 house/acre [R-1] zoning on the subject 
parcel already reasonably reflects the long established land use of the area.   
 
Rezone is dramatically not in character with the long-standing already developed nature of the 
area,  
 
Respectfully yours, 
----  
Lynette Richardson 
21st Century Health Technologies 
970-261-5100  
richardsonranch21@yahoo.com 
Website:  richardson.mynikken.com 
 
"Energy Medicine is the medicine of the future." 
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Niki Galehouse

From: ashley beesley <ashleywcolo@yahoo.com>
Sent: Tuesday, January 16, 2024 11:42 AM
To: Niki Galehouse
Subject: Vista 5 LLP Rezone

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

 

Dear Nicole, 

 

 

I'm writing in opposition to the proposed development at 2428 H Road in North Grand 

Junction, also know as Vista 5 LLP rezone, Application # RZN-2023-555.  

I strongly urge the density be thought out to more reflect the current buildout, which on 

average reflects 1 unit per 5 acres, to keep the  land use similar and cohesive.  RSF-1 would 

be the minimum for this area. 5 untis per acre is not fitting at all, not to mention the many many 

issues it would bring to the already stressed infrastructure North of Patterson Road to Highway 

6 and 50. 

 

I appreciate your time and consideration. 

 

Thanks, 

 

Ashley Goetz  

970-361-8871 

ashleywcolo@yahoo.com  

 

 

 
 
Sent from Yahoo Mail on Android 

Packet Page 199



1

Niki Galehouse

From: Bruce Bolton <fortbolton@gmail.com>
Sent: Tuesday, January 16, 2024 8:36 AM
To: Niki Galehouse
Subject: RZN-2023-555

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

 

Vista 5 llp rezone. We are strongly opposed to rezone. 
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Niki Galehouse

From: judyjudyjdog@aol.com
Sent: Tuesday, January 16, 2024 2:02 PM
To: Niki Galehouse
Subject: Voice of opposition

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

 

I write in opposition to Project "Vista 5 LLP Rezone, Application #:  RZN-2023-555.  After visiting the 
area numerous times and searching for the "perfect" lot for my home relocation, I was particularly 
drawn to the area north of I 70 between 24 and 26 Roads.  I wanted a lot of at least 1 acre in size set 
in amongst similar properties.  The rural setting with urban access is ideal for those of us who like to 
live "in the country".  This area has been maintained for decades with it's R-1 zoning, and it would be 
a huge disappointment to many of the residents in this area to consider re-zoning. 
 
Thank you for your thoughtful consideration to maintain one of the areas unique and attractive 
neighborhoods! 
 
Sincerely, 
 
Judy Devine 
2525 Riata Ranch Ct. 
Grand Junction, CO 81505 
330-417-5911    
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Niki Galehouse

From: Larry Tice <larry.d.tice@gmail.com>
Sent: Tuesday, January 16, 2024 11:31 AM
To: Niki Galehouse
Subject: vista 5 llp rezone

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

 

please let me restate my opposition to proposed rezone change.  The existing  
R-1 most similar to similar land use in this area.   please maintain the rural character of this area 
 
--  
Larry D. Tice, MD 
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Niki Galehouse

From: Mark Madsen <markmadsen49@gmail.com>
Sent: Tuesday, January 16, 2024 9:35 AM
To: Niki Galehouse
Subject: Vista 5 LLP rezone

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

 

Dear planning committee and city council- We would like to voice our opposition to the proposed rezone of the existing 
1 house/acre (R-1) of 2428 H Rd. (application # RZN-2023-555). It is not in character with the long-standing, already 
developed, nature of the area. Thank you- Mark & Karen Madsen (2484 Sage Run Ct.,) 
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Niki Galehouse

From: Sandra Holloway <sandsourdough@gmail.com>
Sent: Tuesday, January 16, 2024 8:51 AM
To: Niki Galehouse
Subject: Vista 5 LLP Rezone at 2428 H Road

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

 

I am strongly opposed to the rezone of this property to over 90 parcels as it is not in character with the 
surrounding area. I also believe the road system is not up to the kind of traffic that an additional 180 +- 
vehicles will cause.  
 
The existing 1 home per acre is plenty and already reasonably reflects the long established land use of 
the area. 
 
--  
Sandra M. Holloway 
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Niki Galehouse

From: Matthew Rossman <mrossman1984@gmail.com>
Sent: Wednesday, January 17, 2024 5:16 PM
To: Niki Galehouse
Subject: Vista 5 LLP Rezone

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

 

Hello Ms. Galehouse,  
I'm emailing you on behalf of all the neighbors in the Appleton area in opposition of the rezoning at 2428 H Rd. We have 
petitioned year after year to prevent this rezoning as it does not fit the character of the area, nor does it maintain the 
diversity of the grand valley we love. The city council settled 3-4 years ago on 1 house per acre previous to the applicant 
pulling their application.  Please keep this in mind as you make your decision. 
 
Kind Regards, 
Matt Rossman 
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Niki Galehouse

From: Drew Reekie <drewreekie@icloud.com>
Sent: Friday, January 19, 2024 9:05 AM
To: Niki Galehouse
Cc: Dave Zollner
Subject: Vista 5 LLP  

** - EXTERNAL SENDER. Only open links and aƩachments from known senders. DO NOT provide sensiƟve informaƟon. 
Check email for threats per risk training. - ** 
 
 
 
 
This applicaƟon for rezone is not consistent with the character that is already developed (1 home per 5 acres)! Stay 
consistent with the history of 1 home per 5 acres, which will maintain the estheƟc value of Appleton. 
 
Drew and Mary Reekie 
2411 I Road 
Sent from my iPhone 

Packet Page 206



1

Niki Galehouse

From: craig Moulton <cmoulton2468@yahoo.com>
Sent: Friday, January 19, 2024 9:45 AM
To: Niki Galehouse
Subject: 2428 H Road Rezone

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

 

I'm sending this email  to voice my objection to the re-zoning subject property from R-1 to R-5. This will put a strain on the 
current infrastructure as it is currently not designed to handle the increase in traffic. The area now is designed for larger 
land parcels (1 to 10 acres). Please consider this and vote against this project. 
 
Thank you Craig Moulton  
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Niki Galehouse

From: Randy Hunt <cobblecreekoffice@gmail.com>
Sent: Monday, January 22, 2024 10:08 AM
To: Niki Galehouse
Subject: 2428 Re zoning

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

 

Just like to say My wife and I are against this! Thanks Randy Hunt 2453 H Road 
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