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PLANNING COMMISSION AGENDA
TUESDAY, MAY 28, 2024 - CANCELLED

Call to Order - 5:30 PM
 

Consent Agenda

1. Minutes of Previous Meeting(s)
 

Regular Agenda

1. Consider a request by the City of Grand Junction, Property Owner, to rezone a total of 
14.38 acres from I-2 (Industrial General) and P-1 (Public Parks and Open Space) to MU-2 
(Mixed-Use Light Commercial) with 11.96 acres of the total acreage located at the SW 
corner of the Winters Ave and Riverside Pkwy Intersection including 1441 Winters Ave, and 
2.42 acres of the total acreage at the NW corner of the Winters Ave and Riverside Pkwy 
intersection. -- THIS ITEM TO BE RESCHEDULED TO THE JUNE 11TH PLANNING 
COMMISSION HEARING

 

2. Consider a request by Five Star Homes and Development Inc. to vacate all easements as 
identified on the Birks Blue Estates subdivision plat as granted to the public by Reception 
Number 1263633 with the exception of all easements located within Lot 30. -- THIS ITEM 
TO BE RESCHEDULED TO A FUTURE HEARING DATE

 

3. Consider a request by Five Star Homes and Development Inc. to vacate all rights-of-way as 
identified on the Birks Blue Estates subdivision plat as granted to the public by Reception 
Number 1263633 with the exception of the 50-foot right-of-way dedicated and platted as B 
1/2 Road. -- THIS ITEM TO BE RESCHEDULED TO A FUTURE HEARING DATE

 

Other Business
 

Adjournment
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GRAND JUNCTION PLANNING COMMISSION 
May 14, 2024, 5:30 PM

MINUTES

The meeting of the Planning Commission was called to order at 5:33 p.m. by Chairman Teske.

Those present were Planning Commissioners; Ken Scissors, Shanon Secrest, Keith Ehlers, Ian 
Moore, and Orin Zyvan. 

Also present were Jamie Beard (City Attorney), Niki Galehouse (Planning Supervisor), Madeline 
Robinson (Planning Technician), and Jacob Kaplan (Planning Technician).

There were 1 members of the public in attendance, and 0 virtually.

CONSENT AGENDA                                                                                                                       _

1. Approval of Minutes                                                                                                                     _
Minutes of Previous Meeting(s) from April 9, 2024. 

Commissioner Scissors moved to approve the consent agenda.
Commissioner Zyvan seconded; motion passed 5-0.

REGULAR AGENDA                                                                                                                       _

1. Volleys CUP Termination                                                                                        CUP-2024-128                                                                                         
Consider a request by Paul Herek, applicant and business owner, to terminate an existing 
Conditional Use Permit (CUP-2013-491 and amended with CUP-2020-147) on a property of 
approximately 1.596 acres in a CG (Commercial General) zone district located at 304 North 
Avenue and 1130 N. 3rd Street.

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

Paul Herek with Volleys was present and available for questions.

Questions for staff and applicant

Public Hearing
The public comment period was opened at 5:00 p.m. on Tuesday, May 7, 2024, via 
www.GJSpeaks.org.

Mike Sitz expressed concerns about increased parking needs with the addition of the new 
volleyball courts, and requested that the CUP be extended.
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Commissioner Ehlers and Mr. Sitz had a dialogue about the history of parking issues on site.

Jessica Johnsen noted that there are no minimum parking requirements for nonresidential uses in 
the redevelopment and infill areas.

Paul Herek indicated that Volleys is closed on the weekends.

The public comment period was closed at 5:46 p.m. on May 14, 2024.

Discussion

Commissioner Zyvan asked for more information on the request to terminate the CUP.

Commissioner Ehlers clarified the

Chairman Teske agreed with Commissioner Ehler’s comments.

Motion and Vote
Commissioner Ehlers made the following motion “Mr. Chairman, on the Termination of the 
Conditional Use Permit for the property located at 304 North Avenue and 1130 N. 3rd Street, City 
File number CUP-2024-128, I move that the Planning Commission approve the termination of the 
CUP with the findings of fact listed in the staff report.”

Commissioner Zyvan seconded; motion passed 5-0.

OTHER BUSINESS                                                                                                                          _
Niki Galehouse let the Commission know that Commissioner Duyvejonck had submitted her 
resignation and Commissioner Zyvan would be filling her spot.

ADJOURNMENT                                                                                                                              _
Commissioner Ehlers moved to adjourn the meeting.
The vote to adjourn was 5-0.

The meeting adjourned at 5:56 p.m.
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #1. 

  
Meeting Date: May 28, 2024 
  
Presented By: Thomas Lloyd, Senior Planner 
  
Department: Community Development 
  
Submitted By: Thomas Lloyd, Senior Planner 
  
  

Information 
  
SUBJECT: 
  
Consider a request by the City of Grand Junction, Property Owner, to rezone a total of 
14.38 acres from I-2 (Industrial General) and P-1 (Public Parks and Open Space) to 
MU-2 (Mixed-Use Light Commercial) with 11.96 acres of the total acreage located at 
the SW corner of the Winters Ave and Riverside Pkwy Intersection including 1441 
Winters Ave, and 2.42 acres of the total acreage at the NW corner of the Winters Ave 
and Riverside Pkwy intersection. -- THIS ITEM TO BE RESCHEDULED TO THE JUNE 
11TH PLANNING COMMISSION HEARING  
  
RECOMMENDATION: 
  
Staff recommends approval of the request. 
  
EXECUTIVE SUMMARY: 
  
The City of Grand Junction, property owner, is requesting a rezone of a total of 14.38 
acres from I-2 (Industrial General) and P-1 (Public Parks and Open Space)  to MU-2 
(Mixed-Use Light Commercial) with 11.96 acres of the total acreage located at the SW 
corner of the Winters Ave and Riverside Pkwy Intersection including 1441 Winters Ave, 
and 2.42 acres of the total acreage at the NW corner of the Winters Ave and Riverside 
Pkwy intersection. The requested MU-2 zone district is consistent with the One Grand 
Junction Comprehensive Plan Land Use Map designation of Mixed-Use. 
  
BACKGROUND OR DETAILED INFORMATION: 
  
BACKGROUND 
The subject properties are situated at the intersection of Winters Avenue and Riverside 
Parkway. All the parcels are currently vacant, but at one time the parcel south of 
Winters Avenue housed the Doug Jones Sawmill. The City purchased the Sawmill 
property located at 1441 Winters Avenue in December 2019. The City was deeded the 
rest of the property to be rezoned from the Colorado Department of Public Health and 
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the Environment (CDPHE) in 1997. The current zone district of the property is I-2 
(Industrial General). In December 2020, a year after the City purchased the property, 
the One Grand Junction Comprehensive Plan was adopted by the City and the subject 
property was given a land use designation of Mixed Use (8+ du/ac). The City of Grand 
Junction, property owner, is requesting a rezone of the properties to MU-2 (Mixed-Use 
Light Commercial).  The Land Use Plan map, as adopted, supports the MU-2 zone 
district. The “Mixed Use” land use designation is implemented through zone districts 
which are comprised of uses that include higher residential densities while also allowing 
commercial, retail, employment, and service-oriented uses. 
 
It’s important to note that a portion of the property to be rezoned to MU-2 (Mixed-Use 
Light Commercial) will be subject to restrictive covenants that were put in place by 
CDPHE. In the property’s deed that conveyed it to the City, restrictive covenants state 
that the property (i) must be used for public purposes, (ii) not to use groundwater from 
the site for any purpose, (iii) not to perform construction of any kind on the property 
without written approval of construction plans by the Grantor and the U.S. Department 
of Energy, (iv) that any habitable structures constructed on the property shall employ a 
radon ventilation system or other mitigation measures, and (v) that its use of the 
property shall not adversely impact ground water or interfere with ground water 
remediation. These covenants will need to be considered when determining future use 
of the property. 
 
The request for a rezone anticipates future mixed-use development on the property. 
The One Grand Junction Comprehensive Plan encourages urban infill redevelopment 
on underutilized properties through policies that encourage increased activation of the 
riverfront and downtown area. 
 
The purpose of the MU-2 zone district is to accommodate commercial, employment, 
multifamily, and other uses along transportation corridors to promote development that 
is comfortably accessible via all modes of transportation. Commercial uses in the MU-2 
district may be somewhat larger in scale and more flexible than the MU-1 (Mixed-Use 
Neighborhood) district but smaller in scale than MU-3 (Mixed-Use Downtown). Ground 
stories along streets are intended for commercial uses while upper stories are most 
appropriate for residential and/or office uses. The MU-2 district supports the 
Comprehensive Plan principles pertaining to Mixed-Use areas.  
 
In addition to the MU-2 (Mixed-Use Light Commercial) zoning requested by the 
applicant, the following zone districts would also be consistent with the Comprehensive 
Plan designation of Mixed-Use: 

a. R-16 (Residential High 16) 
b. R-24 (Residential High 24) 
c. MU-1 (Mixed-Use Neighborhood) 
d. MU-2 (Mixed-Use Light Commercial) 
e. MU-3 (Mixed-Use Downtown)  
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The properties adjacent to the subject property to the north are zoned P-1 (Public, 
Parks, and Open Space) and I-2 (Industrial General). The property adjacent to the West 
and South are I-2 (Industrial General) and CG (Commercial General). To the South and 
the East, Las Colonias Park is zoned PD (Planned Development).  
 
NOTIFICATION REQUIREMENTS 
A Neighborhood Meeting regarding the proposed rezone request was held at Las 
Colonias Park on April 4, 2024, in accordance with Section 21.02.030(c) of the Zoning 
and Development Code. Of note, a concept plan was not presented at the meeting due 
to there being no concept for the site. The submittal of a concept plan at the time of 
rezoning is strongly discouraged since the decision is based on all permitted uses for 
the site in the proposed zoning district and not a site-specific development plan. The 
City staff was present as the Applicant, along with three members of the public. 
Additional information was presented regarding the timeline of the rezone request, 
opportunities for public comment, and public notification for the rezone request. 
Attendees at the meeting were concerned about the compatibility of residential uses 
adjacent to industrial zoned areas that allow and have existing higher intensity uses. 
There were also concerns about additional traffic and how it may affect the existing 
industrial operations in the area as well as safety on Riverside Parkway. 
 
Notice was consistent with the provisions in Section 21.02.030(g) of the Zoning and 
Development Code. The subject property was posted with a public hearing notice sign 
on May 15, 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 May 18, 2024.  The notice of this 
public hearing was published May 19, 2024 in the Grand Junction Daily Sentinel.  An 
online hearing with opportunity for public comment was held between May 21, 2024 
and May 28, 2024 through the GJSpeaks platform. 
 
ANALYSIS  
The criteria for review are set forth in Section 21.02.050(I)(3)(ii) of the Zoning and 
Development Code, which provides that an applicant for rezoning has the burden of 
producing evidence that proves each of the following criteria: 
 
(A) Consistency. The proposed zoning is generally consistent with applicable 
provisions of the Comprehensive Plan. 
 

The proposed rezone to MU-2 implements the following Plan 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 requested zoning of MU-2 is 
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compatible with and an implementing zone district for the Comprehensive Plan Land 
Use Map designation of Mixed Use.  
 
Plan Principle 3: Responsible and Managed Growth 
Where We Are Today (and Where We Are Going) – The Comprehensive Plan raises 
concerns about a waning supply of attainable housing combined with a limited 
supply of land that has existing infrastructure available. Priority has been placed on 
areas such as this property identified for infill and redevelopment to move forward 
effectively and manage growth. 
 
How We Will Get There – The policies in this principle address how growth should 
happen within the city. One such policy is to support a compact growth pattern and 
encourage the efficient use of land through the Zoning & Development Code. 
Another is to encourage infill and redevelopment to leverage existing infrastructure, 
with special emphasis being on underutilized properties. The last applicable policy is 
to support the development of neighborhood-centered commercial uses and mixed-
use development. Rezoning these properties to MU-2 accomplishes all of these. 
 
Plan Principle 4: Downtown and University Districts 
Where We Are Today (and Where We Are Going) – The Comprehensive Plan 
identifies Investment in the Riverfront as an important step in the activation and 
redevelopment of the Downtown area. With its proximity to Las Colonias Park and 
the Colorado River, this property has the potential to be an important piece in the 
development in the River District, giving more residents and businesses the 
opportunity to locate near the new infrastructure and amenities constructed in that 
area.  
 
How We Will Get There – This principle encourages a mix of uses in the three 
subdistricts that comprise the Downtown District. Specifically, this policy encourages 
mixed-use development in the River District due to the abundance of open space 
amenities and pedestrian-bicycle infrastructure along the riverfront. The policy further 
encourages the River District to develop into more of an urban neighborhood context 
with a mix of uses such as residential, home businesses, grocery, retail, and 
institutional to enhance the enjoyment and quality of life of residents and visitors 
alike in this area. In addition, this principle encourages the redevelopment of 
underutilized properties. The Comprehensive Plan encourages the need for infill 
development, placemaking, and connectivity as key elements of keeping a 
Downtown area vibrant. Rezoning the subject properties to MU-2 supports 
implementation of these policies.  
 
Plan Principle 5: Strong Neighborhoods and Housing Choices 
Where We Are Today (and Where We Are Going) – The Comprehensive Plan 
identifies the need for strong neighborhoods and a variety of housing choices. 
Alternative housing types provide options for residents, such as affordability, low 
maintenance, community open spaces, and shared facilities. Another benefit of 
multifamily development is that it can be less expensive for the City to provide 
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services than conventional single-family housing. The community has also 
expressed a preference for these housing areas to be located with easy access to 
commercial services and outdoor recreational amenities. The City’s goal is to have a 
more diverse range of housing types to expand the City’s reputation for livability and 
affordability. 
 
How We Will Get There – To accomplish this, the Comprehensive Plan encourages 
promoting more opportunities for housing choices that meet the needs of people of 
all ages, abilities, and incomes. Rezoning a property to Mixed-Use helps accomplish 
this by giving developers more flexibility for different housing types on a given site.  
 
Plan Principle 8: Resource Stewardship 
Where We Are Today (and Where We Are Going) – The Comprehensive Plan 
identifies the need to protect Grand Junction's rich natural resources. This includes 
water conservation, protecting landscape and habitat, natural areas and agriculture, 
and minimizing new developments impact on the environment.  
 
How We Will Get There – The Comprehensive Plan identifies the need to promote 
the use of sustainable development practices by maximizing existing infrastructure. 
Rezoning the subject property to MU-2 would allow for more urban development in 
an area that has the appropriate infrastructure along the riverfront to support it rather 
than developing in existing greenfields. 
 
Riverfront Area Specific Policies 
The subject properties are identified as being in the Riverfront Mixed Use Area 
referenced in Chapter 4 of the Comprehensive Plan. This rezone is consistent with 
the Riverfront Area mixed use area specific polices. The area specific policies 
encourage a mix and relationship of uses with vertical mixed-use or freestanding 
multi-family buildings and that development adjacent to the Colorado River should 
work to activate and enhance the riverfront. Rezoning this property to MU-2 would 
allow development to develop the property in line with these policies. 
 
Lower Downtown Subarea and Functional Improvements 
This property is identified within the Riverside Parkway Mixed Use Character Area in 
the Lower Downtown Subarea. The Comprehensive Plan indicates that this area 
should be developed with a mix of uses oriented towards both Riverside Parkway 
and the park areas along the Riverfront. Uses such as hotels, entertainment, 
multifamily, commercial, and offices are all identified as acceptable development in 
this area. Further, 1441 Winters Ave and the property to the north are identified as 
Opportunity Sites on the potential functional improvements map in this subarea. 
Functional improvements are key improvements that will help ensure the area 
evolves in a way consistent with the community’s vision. Opportunity sites are sites 
that are underutilized but would have a significant positive effect on activities and 
energy in the Lower Downtown Subarea if they were redeveloped. A rezone to MU-2 
would be an important step in further implementing this portion of the 
Comprehensive Plan and further activating the Lower Downtown Subarea. 
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Staff finds that this criterion has been met. 
 

(B) Development Patterns. The proposed zoning will result in logical and orderly 
development pattern(s).      

 
The Land Use Plan map identifies the subject properties as Mixed Use. The 
requested MU-2 zone is an implementing zone district of the Mixed Use land use 
designation. The Mixed Use land use designation is implemented through zone 
districts which are comprised of uses that include higher residential densities while 
also allowing commercial, retail, employment, and service-oriented uses. The Land 
Use Plan map identifies Mixed Use as an appropriate use along the Riverside 
Parkway corridor to further encourage more urban redevelopment of these 
properties adjacent to such amenities as Las Colonias Park and the Riverfront Trail. 
The Comprehensive Plan encourages urban redevelopment in areas that have 
amenities nearby and existing infrastructure.  
 
The subject property is located within Tier 1 on the Intensification and Growth Tiers 
Map of the Comprehensive Plan which classifies it as an urban infill area. In Tier 1 
areas, development should be directed toward vacant and underutilized parcels such 
as this one. This encourages orderly development patterns and limits infrastructure 
extensions while still allowing for both residential and business growth. The 
proposed MU-2 zoning district on the subject property will increase the availability of 
higher density residential units while also providing the opportunity for commercial 
uses for servicing that additional density.  
 
The Comprehensive Plan identifies the need to promote the use of sustainable 
development practices by maximizing existing infrastructure. Rezoning the subject 
property to MU-2 would allow for more urban development in an area that has the 
appropriate infrastructure along the Riverfront to support it rather than developing 
existing greenfields. The subject property has sewer service and all other urban 
amenities to the property. Further, the City has completed substantial capital 
investment in the Riverfront area with the construction of Riverside Parkway, Las 
Colonias Park, Las Colonias Business Park, Dos Rios, and the Riverfront Trail. The 
City’s investment has greatly improved multi-modal transportation alongside 
Riverside Parkway and north towards the Downtown employment area. The 
amenities of Las Colonias Park and the Riverfront trail provide a gathering space for 
future community members in the Lower Downtown subarea and have enhanced the 
livability of this area. The culmination of the City’s investment makes this area a 
logical place for community members to live, work, and play. 
 
Surrounding properties have a mix of land use designations and zone districts. 
Properties directly to the west are zoned I-2 (Industrial General). The area directly to 
the north is zoned a mixture of I-2 and I-1 (Industrial Light). This area of the City has 
seen substantial growth recently with the investment the City has completed in 
Riverside Parkway and Las Colonias Park. With this investment, this area has 
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become attractive for infill development and particulary for higher density residential 
and commercial uses. The area to the west along Riverside Parkway extending to S 
9th St is zoned CG (Commercial General) and has an approved site plan for the 
Kimball Residences. There is also an existing mixed-use development nearby with 
the Struthers Residences. The area to the south is zoned PD at Las Colonias Park 
with both commercial and recreational uses. To the southwest from Las Colonias is 
property zoned MU-2 which consists of a campground as well as the Eddy 
Apartment building. Further west along Riverside Parkway includes the Dos Rios PD 
with a variety of commercial and residential uses planned for the site. Rezoning the 
subject property to MU-2 will be an extension of existing and planned mixed-use 
development already present in this area. Mixed-use development on this site will 
have a significant effect on the further activation of the public and private spaces in 
the lower downtown area and will build on the City's previous investment and work.  
 
Staff finds that this criterion has been met. 
 

(C) Benefits. The community or area, as decided by the reviewing body, derives an 
overall benefit(s) from the proposed zoning.        

                                                      
The community and area will benefit from this proposed request. The proposed zone 
provides an opportunity for housing with a range of density consistent with the 
Comprehensive Plan, along with commercial and institutional uses that can be 
supported by the additional housing. The further activation of this area will build on 
the City’s previous efforts in the River District with the Dos Rios and Las Colonias 
projects. As stated earlier, the Comprehensive plan has identified this property as an 
opportunity site. Opportunity sites are sites that are underutilized but would have a 
significant positive effect on activities and energy in the Lower Downtown Subarea if 
they were redeveloped. A rezone to MU-2 would be a benefit to the community 
because it would be a step in further implementing this portion of the Comprehensive 
Plan and further activating the Lower Downtown Subarea. 

 
Staff finds that this criterion has been met. 

 
FINDINGS OF FACT AND STAFF RECOMMENDATION 
After reviewing the Sawmill rezone request, for a rezone from I-2 (Industrial General) 
and P-1 (Public Parks and Open Space) to MU-2 (Mixed-Use Light Commercial) with 
11.96 acres of the total acreage located at the SW corner of the Winters Ave and 
Riverside Pkwy Intersection including 1441 Winters Ave, and 2.42 acres of the total 
acreage at the NW corner of the Winters Ave and Riverside Pkwy intersection, the 
following findings of fact have been made: 
 

1. The request has met the burden of proof identified in Section 21.02.050(I)(3)(ii) of 
the Zoning and Development Code. 

 
Therefore, Staff recommends approval of the request.   
  
SUGGESTED MOTION: 
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Mr. Chairman, on the Rezone request for the aforementioned property, City file number 
RZN-2024-236, 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 
2. Exhibit 2 - Site Maps 
3. Exhibit 3 - Proposed Rezone Ordinance 
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Sawmill Property 

Neighborhood Meeting Notes 

April 4, 2024 

 

A meeting was held at Las Colonias Park, at the Mariposa picnic shelter at 5:30 pm within view 
of the Sawmill property. There were three members of the public that attended. In attendance 
was a surrounding property owner Mr. Greg Guth. Representing Valor Tactical Innovation were 
CFO Wanda Carlson and Environment Health and Safety Manager Jeff Purdy. In attendance 
from the city was Thomas Lloyd from the Community Development Department. 

City staff conducted the meeting and presented the proposed rezone of the city owned 
property at 1441 Winters Avenue along with the property across Winters Ave. The city’s 
proposal is to rezone the property from Industrial General (I-2) to Mixed-Use Light Commercial 
(MU-2). 

Public Comments/Questions 

The attendees of the meeting had general concerns about the potential for residential dwelling 
units adjacent to an industrial area and asked why the city was interested in this rezoning. The 
attendees did not think that residential would be compatible with the existing industrial uses in 
the area. Staff explained that this property was identified as being an opportunity site to further 
enhance the River District in the 2020 Comprehensive plan due to the existing infrastructure 
and amenities nearby. Staff explained that the property was identified as Mixed Use on the 
Future Land Use Map. Attendees had concerns about traffic issues that might affect their 
operations as well as the potential for complaints from future residents in the area about their 
industrial operations. There were also concerns about the potential for car accidents on 
Riverside Parkway. Staff indicated that traffic analyses would be conducted and addressed 
during the major site plan process.  

Attendees asked who would be partnering with the city to develop the property. Additionally, 
they asked whether a developer would receive incentives to develop the property. One 
attendee indicated his concerns with the city potentially providing incentives for private 
development. Staff indicated that it is unknown who would develop the property and that this is 
strictly a rezone of the property and that a partnership is not being sought out at this time. Staff 
explained that if the rezone is approved, the city would then likely seek bids for a partnership. 

The representatives from Valor Tactical Innovation had concerns about new residential units in 
proximity to their facility. The company holds permits from various Federal and State regulatory 
agencies that are governed based on inhabited building distances. Valor Tactical Innovation’s 
concern is that too many inhabited dwelling units could make the regulatory burden too 
scrutinous to continue their operation on Winters Ave. Staff explained the public comment 
process and that there would be opportunities to voice these concerns at upcoming Planning 
Commission and Town Council meetings. 
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EXHIBIT 1 - REZONE PARCEL A
Part of the Northwest 1/4 of Section 24, T1S, R1W,

Ute Meridian, City of Grand Junction,
Mesa County, Colorado

Legal Description

A portion of a parcel of land described in Reception Number 1796705, Lot 5 and a portion of Lot 6 in Colorado West Development Park Filing 2 same as
recorded in Reception Number 1139503 and vacated Right-of-Way as described in Ordinance 2157 and the same as recorded in Reception Number 1349053
located in the Southwest Quarter of the Northwest Quarter (SW1/4 NW1/4) and the Southeast Quarter of the Northwest Quarter (SE1/4 NW1/4) of Section 24,
Township 1 South, Range 1 West, Ute Meridian, City of Grand Junction, Mesa County, Colorado being more particularly described as follows:

Commencing at the West Quarter Comer of said Section 24, whence the Center Quarter Comer bears N89°57'33"E using the Mesa County Local Coordinate
System (MCLCS) with all other bearings herein being relative thereto; thence from said Point of Commencement, N54°00'18"E, a distance of 1,635.40 feet to
the Northeast Corner of said Lot 5, Colorado West Development Park - Filing No. 2 being the Point of Beginning; thence NOO°22'00"W, a distance of 6.76 feet
along the West line of the Southeast Quarter of the Northwest Quarter (SE1/4 NW1/4) of said Section 24; thence N89°48'41"E, a distance of 122.54 feet; thence
Southeasterly along the arc of a 774.00 foot radius curve concave Southerly, a distance of 117.77 feet thru a central angle of 08°43'06" whose chord bears
S85°49'47"E, a distance of 117.66 feet; thence Southeasterly along the arc of a 66.50 foot radius curve concave Southwesterly, a distance of 106.26 feet thru a
central angle of 91°33'05" whose chord bears S35°41'41"E, a distance of 95.31 feet; thence S10°04'51"W, a distance of 237.97 feet; thence Southwesterly
along the arc of a 576,50 foot radius curve concave Northwesterly, a distance of 798.56 feet thru a central angle of 79°213'54" whose chord bears S49°45'48"W,

a distance of 736.23 feet; thence S89°26'45"W, a distance of 350.47 feet; thence NOO°20'37"W, a distance of 227.59 feet to the Southwest comer of Lot 4 in
said Colorado West Development Park - Filing No. 2; thence N89°39'23"E, a distance of 253.00 feet along the South line of said Lot 4 to the Southeast comer of
said Lot 4; thence NOO°20'37"W, a distance of 562.79 feet along the East line of said Lot 4 to the Northwest comer of said Lot 5 in Colorado West Development
Park - Filing No. 2 ; thence N89°58'39"E, a distance of 410.43 feet along the North line of said Lot 5 to the Point of Beginning,

Except that portion of Right-of-Way as dedicated and described in Reception Number 2297517,

Said Rezone containing 521,049 Square Feet or 11.96 Acres, more or less as described.

Authored by:

Renee B, Parent, CO LS #38266

City Surveyor, City of Grand Junction

Renee B. Parent, CO PLS #38266
244 N. 7th St. Grand Junction, CO. 81501
(970) 256-4003

Engineering &c Transportation. Departm.en.t Sheet 1 of 4

The descriptions shown hereon has been derived from subdivision
plats, deposit surveys & deed descriptions as recorded in the office
of the Mesa County Clerk & Recorder & monuments as shown.

This sketch does not constitute a legal boundary survey, & is not
intended for use of establishing or verifying property boundary lines.

Drawn By: NCW^
Date: 03/14/24

Reviewed By:

Approved By:

RBP

RBPj

ABBREVIATIONS
Rec. No. Reception Number Cor. Comer

R.O.W. Right-of-Way AC. Acres

P.O.B. Point of Beginning T Township
P.O.C. Point of Commencement R Range

Exhibit 1 - Rezone Parcel A
Part of the Northwest 1/4 of Section 24, T1S, R1W,

Ute Meridian, City of Grand Junction,
Mesa County, Colorado

C 0 L 0 P. A D 0

244 North 7th Street
Grand Junction, Co. 81501
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K North 1/16 Cor.
Sec.24,T1S,R1W
(3.25" ALC PLS38274)

EXHIBIT 1 - REZONE PARCEL A
Part of the Northwest 1/4 of Section 24, T1S, R1W,

Ute Meridian, City of Grand Junction,

Mesa County, Colorado

Line Table
No.

L1
L2
L3
L4

Bearing
NOO°22'00"W
N89°48'41"E
S10°04'51"W
S89°26'45"W

Curve Table
No.

C1
C2
C3

Arc Radius
117.77' 774.00'
106.26' 66.50'

798.56' 576.50'

Distance
6.76'

122.54'
237.97'
350.47'

Delta
08°43'06"
91°33'05"
79°21'54"

No.

L5
L6
L7
L8

Bearing
NOO°20'37"W
N89°39'23"E
NOO°20137'W
N89°58'39"E

Distance
227.59'

253.00'
562.79'
410.43'

Chord Bearing/Distance
885°
835°
849°

'49'47"E 117.66'

'41'41"E 95.31'

'45'48"W 736.23'

Parcel Information

Parcel No. 2945-242-15-001 (Rec. No. 246067)
Lot 1 - Colorado West Development Park - Filing 2
1227 Winters Avenue
Waste Management of Colorado

Parcel No. 2945-242-15-002 (Rec. No. 2344145)
Lot 2 - Colorado West Development Park - Filing 2
21257 Winters Avenue

NW1/16 Cor.
Sec.24,T1S,R1W

(3.25" ALCDOI1988)

West Line - SE1/4 NW1/4
Sec.24,T1S,R1W

winters... ._ .. . _Avenue ^- North Line - Lot 5

60'R.O.W. (Rec. No. 1070349) / L8

REZONE PARCEL A Scale: 1" =

Lineal Units = U.S.P.O.B. - Parcel A

(NECor.-Lot5)

Legend

Rezone Boundary

Parcel Designations

Right-of-Way Lines

Lot Lines

Section Lines

Concrete Curb & Gutter

Parcel No. 2945-243-00-272
(Rec. No.1796705)

1625 Riverfront Drive
City of Grand Junction

East Line - Lot 4

Lot 4

SE1/4 NW1/4
Sec. 24

SW1/4 NW1/4
Sec. 24

Parcel No. 2945-242-15-008
Junction Leasing, LLC.Colorado West Development Park - Filing 2

1441 Winters Avenue
City of Grand Junction

West Line-SW1/4NW1/4
Sec.24,T1S,R1W

Concrete Stone Wall
(24" Wide)

Rezone Boundary
2 ft. behind existing
back of curb.

R.O.W. Exception

(Rec. No.2297517)Parcel No. 2945-242-00-268
(Rec. No,1796705)

City of Grand Junction

Parcel A-1
Las Colonias

(Deposit Survey 5964-20)
Center 1/4 Cor.

Sec. 24, T1S, R1W
(2.5"QEDLS30111)

Riverside Parkway
(Rec. No.1796705)

Center West 1/16 Cor.
Sec.24,T1S,R1W

(Calculated)

(Basis of Bearings)
N89°57'33"E 2658.58'

P.O.C. - Parcel A

West 1/4 Cor.
Sec.24,T1S,R1W
(3.5" ALC LS380089)

Parcel No. 2945-242-15-007 (Rec. No. 2746274)
Lots 3 & 4 - Colorado West Development Park - Filing 2
1328 & 1331 Winters Avenue
Store Capital Acquisitions, LLC.

South Line-NW1/4
Sec.24,T1S,R1W

Renee B. Parent, CO PLS #38266
244 N. 7th St. Grand Junction, CO. 81501
(970) 256-4003

Engineer ing &: Transportation Departm.en.t Sheet 2 of 4

The descriptions shown hereon has been derived from subdivision
plats, deposit surveys & deed descriptions as recorded in the office
of the Mesa County Clerk & Recorder & monuments as shown.

This sketch does not constitute a legal boundary survey, & is not
intended for use of establishing or verifying property boundary lines.

Drawn By: NCW^

Date: 03/14/24

Reviewed By:

Approved By:

RBP

_RBPj

ABBREVIATIONS
Rec. No. Reception Number Cor. Corner

R.O.W. Right-of-Way AC. Acres

P.O.B. Point of Beginning T Township
P.O.C, Point of Commencement R Range

Exhibit 1 - Rezone Parcel A
Part of the Northwest 1/4 of Section 24, T1S, R1W,

Ute Meridian, City of Grand Junction,
Mesa County, Colorado

COLORADO

244 North 7th Street
Grand Junction, Co. 81501
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EXHIBIT 2 - REZONE PARCEL B
Part of the Northwest 1/4 of Section 24, T1S, R1W,

Ute Meridian, City of Grand Junction,

Mesa County, Colorado

Legal Description

A portion of a parcel of land described in Reception Number 1796705, located in the Southeast Quarter of the Northwest Quarter (SE1/4 NW1/4) of Section 24, Township
1 South, Range 1 West, Ute Meridian, City of Grand Junction, Mesa County, Colorado being more particularly described as follows:

Beginning at the Northwest Sixteen (NW1/16) Comer of said Section 24, thence from said Point of Beginning, N89°58'16"E, a distance of 375.78 feet along the North
line of the Southeast Quarter of the Northwest Quarter (SE1/4 NW1/4); thence S10°03'53"W, a distance of 260.17 feet; thence Southwesterly along the arc of a 67.00
foot radius curve concave Northwesterly, a distance of 103.79 feet thru a central angle of 88°45'36" whose chord bears S54°26'41"W, a distance of 93.72 feet; thence

Northwesterly along the arc of a 826,00 foot radius curve concave Southerly, a distance of 129.94 feet thru a central angle of 09°00'495" whose chord bears
N85°401'55"W, a distance of 129.81 feet; thence S89°48'41"W, a distance of 122,70 feet to a point on the West line of said Southeast Quarter of the Northwest Quarter
(SE1/4 NW1/4) of said Section 24; thence NOO°21'59"W, a distance of 301.11 feet along said West line to the Point of Beginning.

Said Rezone containing 105,222 Square Feet or 2.42 Acres, more or less as described.

The basis of bearings is the south line of the Northwest Quarter of said Section 24, N89°57'33"E using the Mesa County Local Coordinate System (MCLCS).

Authored by:

Renee B, Parent, CO LS #38266

City Surveyor, City of Grand Junction

Renee B. Parent, CO PLS #38266
244 N. 7th St. Grand Junction, CO. 81501
(970) 256-4003

En.gin.eerin.g &: Transportation. Departm.ent Sheet 3 of 4

The descriptions shown hereon has been derived from subdivision
plats, deposit surveys & deed descriptions as recorded in the office
of the Mesa County Clerk & Recorder & monuments as shown.

This sketch does not constitute a legal boundary survey, & is not
intended for use of establishing or verifying property boundary lines.

Drawn By: NCW

Date: 03/14/24

Reviewed By: RBP

Approved By: _RBP

ABBREVIATIONS
Rec. No. Reception Number

R.O.W. Right-of-Way

P.O.B. Point of Beginning
P.O.C. Point of Commencement

Cor.

AC.

T
R

Comer
Acres
Township
Range

Exhibit 2 - Rezone Parcel B
Part of the Northwest 1/4 of Section 24, T1S, R1W,

Ute Meridian, City of Grand Junction,
Mesa County, Colorado

244 North 7th Street
Grand Junction, Co. 81501
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P.O.B. - Parcel B

NW1/16Cor.Sec.24,T1S,R1W
(3.25" ALCDOI1988)

Winters Avenue 60' R.O.W.

(Rec. No.1070349) /

®
- North Line - SE1/4 NW1/4

Sec.24,T1S,R1W
L1

EXHIBIT 2 - REZONE PARCEL B
Part of the Northwest 1/4 of Section 24, T1S, R1W,

Ute Meridian, City of Grand Junction,

Mesa County, Colorado

Riverside Parkway
75' R.O.W.

(Rec. No.2275046)

REZONE PARCELS
±2.42 Acres

Parcel No. 2945-243-00-272
(Rec. No.1796705)

1625 Riverfront Drive
City of Grand Junction

West Line - SE1/4 NW1/4
Sec.24,T1S,R1W

-^ -»-

Colorado West Development Park - Filing 2
1441 Winters Avenue
City of Grand Junction

Lot 6

Parcel No. 2945-243-00-272
(Rec. No.1796705)

1625 Riverfront Drive
City of Grand Junction

SE1/4 NW1/4
Sec. 24

t/
^

West 1/4 Cor.
Sec. 24, T1S, R1W
(3.5" ALC LS380089)

Center West 1/16 Cor.
Sec.24,T1S,R1W

(Calculated)

^Basis of Bearings)
N89°57'33"E 2658,58'

South Line-NW1/4
Sec.24, T1S, R1W

N89°57'33"E

Rezone Boundary
2 ft. behind existing
back of curb.

200'

Scale: 1" = 200'

Lineal Units = U.S. Survey Foot

Legend

] Rezone Boundary

Parcel Designations

Right-of-Way Lines

Lot Lines

Section Lines

Curve Table
No.

C1
C2

Arc
103.79'
129.94'

Radius
67.00'

826.00'

Delta
88°45'36"
09°00'49"

Chord Bearing/Distance
S54°26'41"W
N85°40'55"W

Line Table
No.

L1
L2
L3
L4

Bearing
N89°58'16"E
S10°03'53"W
S89°48'41"W
NOO°21'59"W

93.72'

129.81'

Distance
375.78'

260.17'
122.70'
301.11'

Concrete Curb & Gutter

Concrete Stone Wall
(24" Wide)

Parcel Information

Parcel No. 2945-242-00-233 (Rec. No. 1937088)
( A ) 710 South 15th Street
^ A & G Partnership, LLP

Parcel No. 2945-242-00-262 (Rec. No. 1936868)
Parkerson Brothers, LLC

Parcel No. 2945-242-12-015 (Rec. No. 2326170)
Part of Lot 7 - Colorado West Development Park
1031 Winters Avenue
Teddy Bair Enterprises, LLC.

Parcel No. 2945-242-12-014 (Rec. No. 2412519)
Part of Lot 7 - Colorado West Development Park
1440 Winters Avenue
D.S. Partnership, LLC.

Parcel No. 2945-242-12-027 (Rec. No. 2099616)
Parcel D - Replat of Lot 3 - Colorado West Development Park
1453 4th Avenue
Hercules Capital, LLC.

1329.29'

Center 1/4 Cor.
Sec. 24, T1S, R1W
(2.5"QEDLS30111)

Renee B. Parent, CO PLS #38266
244 N. 7th St. Grand Junction, CO. 81501
(970) 256-4003

Engineering &: Transportation. Department Sheet 4 of 4

The descriptions shown hereon has been derived from subdivision
plats, deposit surveys & deed descriptions as recorded in the office
of the Mesa County Clerk & Recorder & monuments as shown.

This sketch does not constitute a legal boundary survey, & is not
intended for use of establishing or verifying property boundary lines.

Drawn By: NCW^

Date: 03/14/24

Reviewed By:

Approved By:

RBP

RBP

ABBREVIATIONS
Rec. No. Reception Number

R.O.W. Right-of-Way

P.O.B. Point of Beginning
P.O.C. Point of Commencement

Cor.

AC.

T
R

Corner
Acres
Township
Range

Exhibit 2 - Rezone Parcel B
Part of the Northwest 1/4 of Section 24, T1S, R1W,

Ute Meridian, City of Grand Junction,
Mesa County, Colorado

C 0 1, 0 R

244 North 7th Street
Grand Junction, Co. 81501
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General Project Report 

Sawmill Property Rezoning 

Background: 
The city is proposing to rezone vacant land owned by the city for future development. 
The property is located at 1441 Winters Avenue on the corner of Riverside Parkway and 
Winters Avenue. The property consists of 14.38 acres, see area highlighted in yellow 
below. The rezoning area will contain a portion of Lots 4, 5 and 6 of the Colorado West 
Development Park, and a portion of the ROW and 2 feet behind the existing back of 
curb alongside Riverside Parkway and Winters Avenue. See below for the properties 
included in this request as well as the attached Rezone Exhibit for more detail. 

 

 
 

Proposed Zoning: 
The current zoning on the property south of Winters Ave is Industrial General (I-2). The 
current zoning on the property north of Winters Ave is Public Parks and Open Space (P-
1). The proposed zone of the two properties is Mixed-Use Light Commercial (MU-2). 
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The properties lie within the area of Mixed-Use on the Land Use Map of the 2020 One 
Grand Junction Comprehensive Plan. The purpose of the Mixed-Use Land Use 
Designation in the Comprehensive Plan is to provide residential uses with a range of 
higher densities while also allowing commercial, retail, employment, and service-
oriented uses. The zone districts that implement the Mixed-Use land use category 
include Residential High 16 (RH-16), Residential High 24 (RH-24), Community Services 
and Recreation (CSR), Mixed-Use Neighborhood (MU-1), Mixed-Use Light Commercial 
(MU-2), and Mixed-Use Downtown (MU-3). Zone districts that implement that land use 
category range in density from 12 units an acre (minimum) to 24 dwelling units an acre. 
The requested MU-2 zoning provides for a minimum density of 16 units an acre. 

The purpose of the MU-2 zone district is to accommodate commercial, employment, 
multifamily and other uses along transportation corridors to promote development that is 
comfortably accessible via all modes of transportation. Commercial uses in the MU-2 
district may be somewhat larger in scale and more flexible than the MU-1 district but 
smaller in scale than MU-3. Ground stories along streets are intended for commercial 
uses while upper stories are most appropriate for residential and/or office uses. The 
MU-2 district supports the comprehensive plan principles pertaining to Mixed-Use 
areas.  

In terms of surrounding zoning, the properties to the east and south are zoned Planned 
Development (PD) and are part of the RiverFront at Las Colonias Park and Business 
Park. Properties to the west are zoned Commercial General (CG) and Industrial 
General (I-2). 

 

Neighborhood Meeting: 
 

A Neighborhood Meeting was held on Thursday, April 4 at 5:30 to discuss the rezoning 
of the property. See the attached Neighborhood meeting Notes. 

 

Rezoning Review Criteria: 
 

1)  Review Criteria. An applicant for Rezoning has the burden of producing evidence 
that proves each of the following criteria: 

 
a) Consistency                                                                                                           

The proposed zoning is generally consistent with applicable provisions of the 
Comprehensive Plan. 
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Response:  

The proposed rezone to MU-2 (Mixed Use) implements the following Plan 
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 requested 
zoning of MU-2 is compatible with and an implementing zone district for the 
Comprehensive Plan Land Use Map designation of Mixed Use.  
 
• Plan Principle 3: Responsible and Managed Growth 
 
Where We Are Today (and Where We Are Going) – The Comprehensive Plan 
raises concerns about a waning supply of attainable housing combined with a 
limited supply of land that has existing infrastructure available. Priority has been 
placed on areas such as this property identified for infill and redevelopment to 
move forward effectively and manage growth. 
 
How We Will Get There – The policies in this principle address how growth 
should happen within the city. One such policy is to support a compact growth 
pattern and encourage the efficient use of land through the Zoning & 
Development Code. Another is to encourage infill and redevelopment to leverage 
existing infrastructure, with special emphasis being on underutilized properties. 
The last applicable policy is to support the development of neighborhood-
centered commercial uses and mixed-use development. Rezoning these 
properties to MU-2 accomplishes all of these. 
 
• Plan Principle 4: Downtown and University Districts 
 
Where We Are Today (and Where We Are Going) – The Comprehensive Plan 
identifies Investment in the Riverfront as an important step in the activation and 
redevelopment of the Downtown area. With its proximity to Las Colonias Park 
and the Colorado River, this property has the potential to be an important piece in 
the development in the River District, giving more residents and businesses the 
opportunity to locate near the new infrastructure and amenities constructed in 
that area.  
 
How We Will Get There – This principle encourages a mix of uses in the three 
subdistricts that comprise the Downtown District. Specifically, this policy 
encourages mixed use development in the River District due to the abundance of 
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open space amenities and pedestrian-bicycle infrastructure along the riverfront. 
The policy further encourages the River District to develop into more of an urban 
neighborhood context with a mix of uses such as residential, home businesses, 
grocery, retail, and institutional uses. Having such a mix of uses will enhance the 
enjoyment and quality of life of residents and visitors alike in this area, while also 
encouraging a variety of housing options for residents in this area. In addition, 
this principle encourages the redevelopment of underutilized properties. The 
Comprehensive Plan encourages the need for infill development, placemaking, 
and connectivity as key elements of keeping a Downtown area vibrant. Rezoning 
the subject properties to MU-2 is supported by the previously mentioned policies 
for all these reasons.  
 
• Plan Principle 5: Strong Neighborhoods and Housing Choices 
  
Where We Are Today (and Where We Are Going) – The Comprehensive Plan 
identifies the need for strong neighborhoods and a variety of housing choices. 
Alternative housing types provide options for residents such as affordability, low 
maintenance, community open spaces, and shared facilities. Another benefit of 
multifamily is that it can be less expensive for the city to provide services than 
conventional single-family housing. The community has also expressed a 
preference for these housing areas to be located with easy access to commercial 
services and outdoor recreational amenities. The city’s goal is to have a more 
diverse range of housing types to expand the city’s reputation for livability and 
affordability. 
 
How We Will Get There – To accomplish this, the Comprehensive Plan 
encourages promoting more opportunities for housing choices that meet the 
needs of people of all ages, abilities, and incomes. Rezoning a property to 
Mixed-Use helps accomplish this by giving developers more flexibility for different 
housing types on a given site.  
 
• Plan Principle 8: Resource Stewardship 
 
Where We Are Today (and Where We Are Going) – The Comprehensive Plan 
identifies the need to protect Grand Junctions rich natural resources. This 
includes water conservation, protecting landscape and habitat, natural areas and 
agriculture, and minimizing new developments impact on the environment.  
 
How We Will Get There – The Comprehensive Plan identifies the need to 
promote the use of sustainable development practices by maximizing existing 
infrastructure. Rezoning the subject property to MU-2 would allow for more urban 
development in an area that has the appropriate infrastructure along the 
riverfront to support it rather than developing in existing greenfields. 
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• Riverfront Area Specific Policies: The subject properties are identified as being 
in the Riverfront Mixed Use Area referenced in Chapter 4 of the Comprehensive 
Plan. This rezone is consistent with the Riverfront Area mixed use area specific 
polices. The area specific policies encourage a mix and relationship of uses with 
vertical mixed-use or freestanding multi-family buildings and that development 
adjacent to the Colorado River should work to activate and enhance the 
riverfront. Rezoning this property to MU-2 would allow development to develop 
the property in line with these policies. 
 
•Lower Downtown Subarea and Functional Improvements: This property is 
identified within the Riverside Parkway Mixed Use Character Area in the Lower 
Downtown Subarea. The comprehensive plan indicates that this area should be 
developed with a mix of uses oriented towards both Riverside Parkway and the 
park areas along the Riverfront. Uses such as Hotels, entertainment, multifamily, 
and commercial uses and offices are all identified as acceptable development in 
this area. A rezone of MU-2 would be supported by this. Further, 1441 Winters 
Ave and the property to the north is identified as a potential functional 
improvement. Functional improvements are key improvements that will help 
ensure the area evolves in a way consistent with the community’s vision. 
Specifically, 1441 Winters Ave is identified as an opportunity site. Opportunity 
sites are sites that are underutilized but would have a significant positive effect 
on activities and energy in the Lower Downtown Subarea if they were 
redeveloped. A rezone to MU-2 would be an important step in further 
implementing this portion of the comprehensive plan and further activating the 
Lower Downtown Subarea. 
 

b) Development Patterns                                                                                      
The proposed zoning will result in logical and orderly development pattern(s).      
 
As stated before, the Future Land Use Map identifies 1441 Winters Avenue and 
the property to the north as Mixed Use. The requested zoning of MU-2 is 
compatible with this designation since MU-2 is an implementing zone district of 
Mixed Use identified areas. The Future Land Use Map identifies Mixed Use as an 
appropriate use along the Riverside Parkway Corridor to further encourage more 
urban redevelopment of these properties adjacent to such amenities as Las 
Colonias Park and the Riverfront Trail. The adopted land use plan as included in 
the 2020 Comprehensive Plan encourages urban redevelopment in areas that 
have existing amenities nearby and infrastructure. Additionally, the proposed 
property results in a logical development pattern because it would be an 
extension of the other mixed-use areas along Riverside Parkway and the 
Colorado River and would have a significant effect on the further activation of the 
public and private spaces in lower downtown. 
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c) Benefits                                                                                                                                 

The community or area, as decided by the reviewing body, derives an overall 
benefit(s) from the proposed zoning.        
                                                      
The community and area will benefit from this proposed request. The proposed 
zone provides an opportunity for housing with a range of density consistent with 
the Comprehensive plan along with commercial and institutional uses that can be 
supported by the additional housing. The further activation of this area will build 
on the city’s previous efforts in the River District with the Dos Rios and Las 
Colonias projects. As stated earlier, the Comprehensive plan has identified this 
property as an opportunity site. Opportunity sites are sites that are underutilized 
but would have a significant positive effect on activities and energy in the Lower 
Downtown Subarea if they were redeveloped. A rezone to MU-2 would be a 
benefit to the community because it would be a step in further implementing this 
portion of the comprehensive plan and further activating the Lower Downtown 
Subarea. 

 

Site Photos: 
 

Looking at the Site from Across the St on Winters Ave 
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View of the Northeast Corner from Across the St on Riverside Parkway 

 
 

View of the SE Corner from Across the Street on Riverside Parkway 
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CITY OF GRAND JUNCTION, COLORADO

ORDINANCE NO.

AN ORDINANCE REZONING APPROXIMATELY 14.38 ACRES FROM I-2 
(INDUSTRIAL GENERAL) AND P-1 (Public Parks and Open Space) TO MU-2 

(Mixed-Use Light Commercial) ZONE DISTRICT
LOCATED AT THE NW AND SW CORNER OF THE WINTERS AVE AND RIVERSIDE 

PKWY INTERSECTION

Recitals:

The property owner, City of Grand Junction, proposes a rezone from I-2 (Industrial General) and 
P-1 (Public Parks and Open Space) to MU-2 (Mixed-Use Light Commercial) on a total of 14.38 
acres with 11.96 acres of the total acreage located at the SW corner of the Winters Ave and 
Riverside Pkwy Intersection including 1441 Winters Ave, and 2.42 acres of the total acreage at 
the NW corner of the Winters Ave and Riverside Pkwy intersection.

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 I-2 (Industrial General) and P-1 (Public Parks and Open Space) to MU-2 (Mixed-Use Light 
Commercial) for Parcel A and Parcel B, finding that it is consistent with the One Grand Junction 
Land Use Map designation of Mixed-Use and the plan’s goals and policies.  

After public notice and public hearing, the Grand Junction City Council finds that rezoning from 
I-2 (Industrial General) and P-1 (Public Parks and Open Space) to MU-2 (Mixed-Use Light 
Commercial) for Parcel A and Parcel B is consistent with the vision, intent, goals, and policies of 
the Comprehensive Plan. The City Council also finds that the request for rezone to the MU-2 
(Mixed-Use Light Commercial) zone district meets the stated criteria of Section 21.02.050(l)(3)(ii) 
of the Grand Junction Zoning and Development Code.

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

The following property is hereby zoned MU-2 (Mixed-Use Light Commercial)

Parcel A

A portion of a parcel of land described in Reception Number 1796705, Lot 5 and a portion of Lot 
6 in Colorado West Development Park Filing 2 same as recorded in Reception Number 
1139503 and vacated Right-of-Way as described in Ordinance 2157 and the same as recorded 
in Reception Number 1349053 located in the Southwest Quarter of the Northwest Quarter 
(SW1/4 NW1/4) and the Southeast Quarter of the Northwest Quarter (SE1/4 NW1/4) of Section 
24, Township 1 South, Range 1 West, Ute Meridian, City of Grand Junction, Mesa County, 
Colorado being more particularly described as follows: 

Commencing at the West Quarter Corner of said Section 24, whence the Center Quarter Comer 
bears N89°57'33"E using the Mesa County Local Coordinate System (MCLCS) with all other 
bearings herein being relative thereto; thence from said Point of Commencement, N54°00'18"E, 
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a distance of 1,635.40 feet to the Northeast Corner of said Lot 5, Colorado West Development 
Park - Filing No. 2 being the Point of Beginning; thence NOO°22'00"W, a distance of 6.76 feet 
along the West line of the Southeast Quarter of the Northwest Quarter (SE1/4 NW1/4) of said 
Section 24; thence N89°48'41"E, a distance of 122.54 feet; thence Southeasterly along the arc 
of a 774.00 foot radius curve concave Southerly, a distance of 117.77 feet thru a central angle 
of 08°43'06" whose chord bears S85°49'47"E, a distance of 117.66 feet; thence Southeasterly 
along the arc of a 66.50 foot radius curve concave Southwesterly, a distance of 106.26 feet thru 
a central angle of 91°33'05" whose chord bears S35041'41"E, a distance of 95.31 feet; thence 
S10°04'51"W, a distance of 237.97 feet; thence Southwesterly along the arc of a 576.50 foot 
radius curve concave Northwesterly, a distance of 798.56 feet thru a central angle of 79°213'54" 
whose chord bears S49°45'48"W a distance of 736.23 feet; thence S89°26'45"W, a distance of 
350.47 feet; thence NOO°20'37"W, a distance of 227.59 feet to the Southwest corner of Lot 4 in 
said Colorado West Development Park - Filing No. 2; thence N89°39'23"E, a distance of 253.00 
feet along the South line of said Lot 4 to the Southeast comer of said Lot 4; thence 
NOO°20'37"W, a distance of 562.79 feet along the East line of said Lot 4 to the Northwest 
comer of said Lot 5 in Colorado West Development Park - Filing No. 2 ; thence N89°58'39"E, a 
distance of 410.43 feet along the North line of said Lot 5 to the Point of Beginning. Except that 
portion of Right-of-Way as dedicated and described in Reception Number 2297517. Said 
Rezone containing 521,049 Square Feet or 11.96 Acres, more or less as described.

Parcel B

A portion of a parcel of land described in Reception Number 1796705, located in the Southeast 
Quarter of the Northwest Quarter (SE1/4 NW1/4) of Section 24, Township 1 South, Range 1 West, 
Ute Meridian, City of Grand Junction, Mesa County, Colorado being more particularly described as 
follows:

Beginning at the Northwest Sixteen (NW1/16) Comer of said Section 24, thence from said Point of 
Beginning, N89°58'16"E, a distance of 375.78 feet along the North line of the Southeast Quarter of 
the Northwest Quarter (SE1/4 NW1/4); thence S10°03'53"W, a distance of 260.17 feet; thence 
Southwesterly along the arc of a 67.00 foot radius curve concave Northwesterly, a distance of 103.79 
feet thru a central angle of 88°45'36" whose chord bears S54°26'41"W, a distance of 93.72 feet; 
thence Northwesterly along the arc of a 826,00 foot radius curve concave Southerly, a distance of 
129.94 feet thru a central angle of 09°00'495" whose chord bears N85°401'55"W, a distance of 
129.81 feet; thence S89°48'41"W, a distance of 122,70 feet to a point on the West line of said 
Southeast Quarter of the Northwest Quarter (SE1/4 NW1/4) of said Section 24; thence 
NOO°21'59"W, a distance of 301.11 feet along said West line to the Point of Beginning.

Said Rezone containing 105,222 Square Feet or 2.42 Acres, more or less as described.

The basis of bearings is the south line of the Northwest Quarter of said Section 24, N89°57'33"E 
using the Mesa County Local Coordinate System (MCLCS).

INTRODUCED on first reading this 3rd day of July 2024 and ordered published in pamphlet form.

ADOPTED on second reading this 17th day of July 2024 and ordered published in pamphlet form.
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____________________________
Abe Herman
President of the Council

ATTEST:

____________________________
Amy Phillips
City Clerk
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #2. 

  
Meeting Date: May 28, 2024 
  
Presented By: Timothy Lehrbach, Senior Planner 
  
Department: Community Development 
  
Submitted By: Tim Lehrbach, Senior Planner 
  
  

Information 
  
SUBJECT: 
  
Consider a request by Five Star Homes and Development Inc. to vacate all easements 
as identified on the Birks Blue Estates subdivision plat as granted to the public by 
Reception Number 1263633 with the exception of all easements located within Lot 30. -
- THIS ITEM TO BE RESCHEDULED TO A FUTURE HEARING DATE 
  
RECOMMENDATION: 
  
Staff recommends conditional approval of the request. 
  
EXECUTIVE SUMMARY: 
  
The Applicant, Five Star Homes & Development Inc., is requesting to vacate all public 
and public utilities easements as granted and identified on the Birks Blue Estates 
subdivision plat as recorded in 1978 within Reception #1263633 with the exception of 
all easements located within Lot 30. The easements requested to be vacated include all 
utility, drainage, irrigation, and pedestrian easements that were granted to the public 
and public utilities. The easement vacation requests are in conjunction with the 
proposed development of a new residential subdivision to be named Fairview Glen. 
  
BACKGROUND OR DETAILED INFORMATION: 
  
BACKGROUND 
Existing utility, drainage, and irrigation easements were conveyed in 1978 to the public 
and public utilities within the dedication language on the subdivision plat for Birks Blue 
Estates (Reception #1263633). These easements were granted to the public and public 
utilities for the installation and maintenance of utilities and drainage facilities, including 
but not limited to transmission lines, electric lines, gas lines, and telephone lines. 
 
The Birks Blue Estates subdivision contained 30 single-family detached lots on 
10.01acres but to date has never developed and remains vacant land. The applicants 
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have purchased Lots 1 through 29 and intend to develop and replat the area into a new 
residential subdivision to be named Fairview Glen (City file SUB-2022-488). The 
applicant’s proposed Fairview Glen subdivision would include 62 single-family detached 
lots within the existing zoning of RM-8 (Residential Medium 8). 
 
Presently there are existing overhead power lines and drainage ditch/pipes located 
along the western property line of the undeveloped Birks Blue Estates subdivision and 
the eastern edge of Sunland Subdivision. There are existing stormwater pipes located 
along the north property line (Lots 15 and 16) of the subdivision within an existing 
Utility, Drainage, & Irrigation Easement. The remaining utility, drainage, and irrigation 
easements requested to be vacated within the undeveloped subdivision do not 
presently have any public or franchise utilities (water, sewer, storm sewer, electric, 
telephone, or cable). 
 
As part of the new subdivision proposal for Fairview Glen, new utility and associated 
easements and rights-of-way would be conveyed to either the public or homeowner’s 
association as necessary. The benefit for the applicant with this proposed vacation 
request is to remove the existing easement encumbrances from the existing platted 
Lots 1 through 29 in order to replat the area. New easements would be granted as 
necessary, corresponding and aligning with the proposed new lot and street layout. 
 
The applicant did not purchase Lot 30 within Birks Blue Estates, so those easements 
identified within that specific lot are not part of the easement vacation request. 
 
NOTIFICATION REQUIREMENTS 
A Neighborhood Meeting was not required for an easement vacation. Notice was 
completed consistent with the provisions in Section 21.02.080(g) of the Zoning and 
Development Code. The subject area was posted with an application sign on May 15, 
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 May 17, 2024. Notice of this public hearing was 
published May 19, 2024 in the Grand Junction Daily Sentinel. An online hearing with 
opportunity for public comment was held between May 21, 2024 and May 28, 2024 
through the GJSpeaks platform. 
 
ANALYSIS 
The application for this easement vacation was made prior to the adoption of the 
current Zoning and Development Code and is therefore subject to the requirements of 
the code in effect at the time of application. The criteria for review are set forth at 
Section 21.02.100(c) of the pre-2023 Zoning and Development Code. The purpose of 
this section is to permit the vacation of surplus rights-of-way and/or easements. The 
vacation shall conform to the following: 
 
(1) The Comprehensive Plan, Grand Junction Circulation Plan and other adopted plans 
and policies of the City; 
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The request to vacate the existing easements previously conveyed with the 
(undeveloped) Birks Blue Subdivision does not conflict with the 2020 One Grand 
Junction Comprehensive Plan, Grand Junction Circulation Plan, or other adopted 
plans and policies of the City. Vacation of these easements will have no impact on 
public facilities or services provided to the public because new public and private 
easements sufficient to provide for existing and proposed infrastructure are required 
to be created as part of the Fairview Glen subdivision proposal. A condition of 
approval is warranted to guarantee that such easements are provided via recorded 
plat concurrent with the recording of this resolution. 
 
Further, the vacation requests are consistent with the following goals and policies of 
the Comprehensive Plan: 
 

Principal 3: Responsible and Managed Growth: 
Goal 2: Encourage infill and redevelopment to leverage existing infrastructure.   
The proposed vacation facilitates the replatting of the unbuilt Birks Blue Estates 
subdivision into a subdivision which meets the intent of and development 
standards applicable to the RM-8 zone district. This furthers the goal to 
encourage infill development using existing infrastructure. 
 
Principal 5: Strong Neighborhoods and Housing Choices: 
Goal 1: Promote more opportunities for housing choices that meet the needs of 
people of all ages, abilities and incomes. 
The proposed vacation facilitates the replatting of the unbuilt Birks Blue Estates 
subdivision into a subdivision which increases the number of lots from 30 to 61, 
expanding and diversifying housing choices in the area. 

 
Therefore, staff finds that this criterion is met. 

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

This request is to vacate existing conveyed easements as identified within the 
current, but undeveloped Birks Blue Estates subdivision. No parcels will be 
landlocked as a result of the proposed vacation request. 
 
Therefore, staff finds that this criterion is met. 

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

This vacation request does not impact access to any parcel. Therefore, staff finds 
that this criterion is met. 

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

New public and private utility infrastructure and easements will be constructed and 
dedicated on the new subdivision plat or by separate instrument. No comments 
concerning the proposed vacation requests were received from the utility review 
agencies indicating issue or adverse impacts related to this request or the quality of 
services provided to the properties.   
 
Therefore, staff finds that this criterion is met.  

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

New public and private utility infrastructure and easements will be constructed and 
dedicated on the new subdivision plat or by separate instrument. Neither staff nor 
utility providers have identified that this request to vacate existing easements will 
inhibit the provision of adequate public facilities and services. 
 
Therefore, staff finds that this criterion is met. 

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

Maintenance requirements for the City will not change as a result of the proposed 
vacation requests as new public and private easements will be created with the new 
subdivision proposal. With the elimination of the existing easements and with the 
granting of new easements as necessary, the Applicant can develop the property as 
desired without the unnecessary encumbrance caused by the existing easement 
locations, etc. 
 
Therefore, staff finds that this criterion is met. 

 
FINDINGS OF FACT AND STAFF RECOMMENDATION 
After reviewing the Birks Blue Estates request for Vacation of all Easements as 
identified on the subdivision plat as granted to the public by Reception Number 
1263633, with the exception of all easements located within Lot 30, the following 
findings of fact have been made with the recommended condition of approval:  

1. The request conforms with Section 21.02.100(c) of the Zoning & Development 
Code. 

2. The requested vacation does not conflict with the goals and policies of the 
2020 Comprehensive Plan. 

 
Condition 1.  Prior to or concurrent with recording the resolution vacating the 
requested easements, the granting of new and approved public and private 
easements shall be conveyed, consistent with City standards, either by separate 
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instrument or on a subdivision plat which will cover existing and proposed utilities 
and drainage.   

 
Therefore, Staff recommends conditional approval of the requested vacation. 
  
SUGGESTED MOTION: 
  
Mr. Chairman, on the request for Vacation of all Easements as identified on the Birks 
Blue Estates subdivision plat as granted to the public and public utilities by Reception 
Number 1263633, with the exception of all easements located within Lot 30, I move that 
the Planning Commission forward a recommendation of conditional approval to City 
Council with the findings of fact and condition as listed in the staff report. 
  

Attachments 
  
1. Development Application 
2. Site Maps 
3. Draft Resolution 
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Parcel Nos. 2945-251-26-031 & 032, 

No Physical Address, located north 

and west of 2774 B ½ Road 

 

Vacation of ROW and Vacation of Easements 

 
 General Project Report 

 

June 22, 2022 
 

Prepared for: 
 
City of Grand Junction 
Grand Junction, CO 81501 
 

 

Prepared by: 
 

 

215 PITKIN AVE. #201, GRAND JUNCTION, CO 81501 

Phone: (970) 241-4722 

info@rccwest.com  
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A. Project Description  

1. A request for a Vacation of Right-of-Way (ROW) and Vacation of Easements, 

previously platted as Birks Blue Estates in 1979, located north and west of 2774 

B ½ Road in Grand Junction, CO.  The parcel is located within the City limits of 

Grand Junction.  

2. The sites contain approximately 7.17 acres when combined. 

3. The project consists of two vacant residential lots containing approximately 3.61 

and 3.51 acres each, split by ROW.  Once the ROW and easements are vacated 

the site will contain approximately 8.96 acres.  

 

B. Public Benefit 

This proposal will vacate the right-of-way and easements formerly dedicated.  The 

site will then be replatted into 62 single-family residential lots (6.92 DU/AC) and 

newly configured right-of-way.  The public will benefit by the addition of single-

family residential lots in an area that is mostly developed.  Upon development of this 

project, the extension of sewer, as well as other services will be made further 

meeting public need for extended services. 

 

C. Neighborhood Meeting 

A Neighborhood Meeting was held as required and meeting minutes are included 

within this submittal. 

 

D. Project Compliance, Compatibility, and Impact 

1. Adopted plans and/or policies:  

The project complies with the adopted codes and zoning requirements for this 

property.  The property is zoned PUD with an underlying zoning of R-8.  The 

proposed density meets the intent of the zone district and the 2020 

Comprehensive Plan. 

 

2. Land use in the surrounding area: The project is surrounded by existing medium 

density residential development.  Commercial uses exist on the south side of B ½ 

Road. 

 

3. Site access and traffic patterns: Not applicable for this submittal.  A separate 

Preliminary/Final Subdivision application is being processed simultaneously. 

 

4. Availability of utilities, including proximity of fire hydrants 
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Ute Water District 

City of Grand Junction Sanitation District 

Xcel Energy 

Charter/Spectrum 

Century Link 

City of Grand Junction Fire- Station 4 

Orchard Mesa Irrigation District  

 

A fire flow form will be provided with the Preliminary/Final Subdivision 

submittal. 

 

5. Special or unusual demands on utilities:  Not applicable for this submittal.  

6. Effects on public facilities:  Not applicable for this submittal.  

7. Hours of operations:  Not applicable for this submittal. 

8. Number of employees:  Not applicable for this submittal.  

9. Signage plans: Not applicable for this submittal.  

10. Site Soils Geology:  Not applicable for this submittal. 

11. Impact of project on site geology and geological hazards:  Not applicable for this 

submittal. 

 

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) General Approval Criteria 

(6) General Approval Criteria. No permit may be approved by the Director unless all of the 
following criteria are satisfied: 

 
(i) Compliance with the Comprehensive Plan and any applicable adopted plan. 

This vacation of ROW and easements with the intent of replatting new ROW 
and easements is in compliance with the Comprehensive Plan as it does not 
change the existing or future land uses.  

(ii) Compliance with this zoning and development code. 
This vacation of ROW and easements is in compliance with the zoning and 
development code.  

(iii) Conditions of any prior approvals. 
There are no prior approval conditions for this submittal.  
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(iv) Public facilities and utilities shall be available concurrent with the development. 
Public facilities and utilities will be with this vacation process and 
subsequent Preliminary/Final Plan Submittal.  

(v) Received all applicable local, State and federal permits. 
Not applicable for this submittal. 
 

21.02.100 Vacation of public right-of-way or easement 

(c)    Approval Criteria. The vacation of the right-of-way or easement shall conform to the 

following: 

(1)    The Comprehensive Plan, Grand Valley Circulation Plan and other adopted plans and 

policies of the City; 

The proposed vacations will conform to the Comprehensive Plan, Grand Valley Circulation Plan 

and other adopted plans and policies of the City. 

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

This vacation of ROW and easements will not result in landlock parcels.  

(3)    Access to any parcel shall not be restricted to the point where access is unreasonable, 

economically prohibitive, or reduces or devalues any property affected by the proposed 

vacation; 

Access will be designated within the Preliminary/Final Subdivision submittal and is reasonable, 

economically viable, and does not reduce or devalue the properties affected.    

(4)    There shall be no adverse impacts on the health, safety, and/or welfare of the general 

community, and the quality of public facilities and services provided to any parcel of land shall 

not be reduced (e.g., police/fire protection and utility services); 

There will be no major impacts on the health, safety, and/or welfare of the community or 

quality of public facilities and services as a result of the vacations.  

(5)    The provision of adequate public facilities and services shall not be inhibited to any 

property as required in Chapter 21.06 GJMC; and 

There will be adequate public facilities available to this property and parcels within vicinity.  

(6)    The proposal shall provide benefits to the City such as reduced maintenance requirements, 

improved traffic circulation, etc. 

The proposed vacation of ROW and easements won’t result in maintenance requirements from 

the City.   Newly proposed ROW and easements will be identified as part of the Preliminary/Final 

Subdivision submittal. 
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215 Pitkin Avenue, Unit 201
Grand Junction, CO 81501

Phone: 970.241.4722
Fax: 970.241.8841

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

www.rccwest.com

Five Star Homes & Development Inc.
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215 Pitkin Avenue, Unit 201
Grand Junction, CO 81501

Phone: 970.241.4722
Fax: 970.241.8841

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

www.rccwest.com

Five Star Homes & Development Inc.
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S:\PROJECTS\1966 Five Star Homes and Development\003 Fairview Glen\Survey\Deliverables\EASEMENT EXHTINGUISH.doc 

This description was prepared by: NOTICE: Any rewriting or retyping of this 

Alec K. Thomas description must NOT include this 

Colorado P.L.S. 38274 preparation information. Lack of 

744 Horizon Court - #110 an original seal indicates this 

Grand Junction, CO 81506 document is not the original. 

 

 

 

 

EASEMENT EXTINGUISHMENT 

 

All easements as granted and platted on Birks Blue Estates, a subdivision plat recorded at 

the Mesa County Clerk and Recorder at Reception Number 1263633, situated in the 

northeast quarter of Section 25, Township 1 South, Range 1 West of the Ute Meridian, 

City of Grand Junction, County of Mesa, State of Colorado 

 

Excepting therefrom all easements within Lot 30 of said Birks Blue Estates. 

 
 

06/24/2022
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Easement Vacation Areas: 
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Pictometry view of property looking north – April 2020 
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CITY OF GRAND JUNCTION, COLORADO

RESOLUTION NO.

A RESOLUTION VACATING ALL EASEMENTS AS IDENTIFIED ON THE BIRKS 
BLUE ESTATES SUBDIVISION PLAT AS GRANTED TO THE PUBLIC BY 

RECEPTION NUMBER 1263633 WITH THE EXCEPTION OF ALL EASEMENTS 
LOCATED WITHIN LOT 30

LOCATED NORTH OF B ½ ROAD AND WEST OF 27 ¾ ROAD

RECITALS:

Vacation of easements has been requested by Five Star Homes & Development Inc., 
for the development of property located north of B ½ Road and West of 27 ¾ Road. The 
existing easements on the property were conveyed to the public on the subdivision plat 
for Birks Blue Estates, reception number 1263633.

After public notice and public hearing as required by the Grand Junction Zoning & 
Development Code, and upon recommendation of conditional approval by the Planning 
Commission, the Grand Junction City Council finds that the request to vacate all 
easements as identified on the Birks Blue Estates subdivision plat, as recorded in Mesa 
County Records, Reception No. 1263633, with the exception of all easements located 
within Lot 30, is consistent with the Comprehensive Plan, the Grand Junction Circulation 
Plan, and Section 21.02.100 of the Grand Junction Zoning & Development Code.

NOW, THEREFORE BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION THAT:

The following easements are hereby vacated upon the listed condition being met:

1. Prior to recording of this resolution vacating the requested easements, the 
granting of new and approved public and private easements shall be conveyed, 
consistent with City standards, either by separate instrument or on a subdivision 
plat which will cover existing and proposed utilities.

All easements as granted and platted on Birks Blue Estates, a subdivision plat recorded 
at the Mesa County Clerk and Recorder at Reception Number 1263633, situated in the 
northeast quarter of Section 25, Township 1 South, Range 1 West of the Ute Meridian, 
City of Grand Junction, County of Mesa, State of Colorado, excepting therefrom all 
easements within Lot 30 of said Birks Blue Estates.

See Exhibit A.
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PASSED and ADOPTED this  day of , 2024. 

ATTEST:
______________________________ 
President of City Council

______________________________
City Clerk
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EXHIBIT A
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #3. 

  
Meeting Date: May 28, 2024 
  
Presented By: Timothy Lehrbach, Senior Planner 
  
Department: Community Development 
  
Submitted By: Tim Lehrbach, Senior Planner 
  
  

Information 
  
SUBJECT: 
  
Consider a request by Five Star Homes and Development Inc. to vacate all rights-of-
way as identified on the Birks Blue Estates subdivision plat as granted to the public by 
Reception Number 1263633 with the exception of the 50-foot right-of-way dedicated 
and platted as B 1/2 Road. -- THIS ITEM TO BE RESCHEDULED TO A FUTURE 
HEARING DATE 
  
RECOMMENDATION: 
  
Staff recommends conditional approval of the request. 
  
EXECUTIVE SUMMARY: 
  
The Applicant, Five Star Homes & Development Inc., requests to vacate all rights-of-
way as granted and identified on the Birks Blue Estates subdivision plat as recorded in 
1978 within Reception #1263633 with the exception of the 50’ right-of-way area 
dedicated and platted as B ½ Road, in anticipation of future residential subdivision 
development for the proposed Fairview Glen subdivision. The request to vacate is 
consistent with the City’s Comprehensive Plan and Circulation Plan. 
  
BACKGROUND OR DETAILED INFORMATION: 
  
The existing platted rights-of-way for Cara Street and Newport Lane were conveyed in 
1978 to the public within the Dedication language on the subdivision plat for Birks Blue 
Estates (Reception # 1263633).  The applicants are requesting to vacate all rights-of-
way within the existing platted subdivision with the exception of the 50’ right-of-way 
area dedicated and platted as B ½ Road.  The Newport Lane portion of the right-of-way 
along the north property line of the subdivision does contain stormwater pipes, however 
the rights-of-way of Cara Street and Newport Lane have never been developed.  
 
The Birks Blue Estates subdivision contained 30 single-family detached lots on 10.01-
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acres but to date has never developed and remains vacant land.  The applicants have 
purchased Lots 1 through 29 and intend to develop and replat the area into a new 
residential subdivision to be named Fairview Glen (City file SUB-2022-488).  The 
applicant’s proposed Fairview Glen subdivision would include 62 single-family detached 
lots within the existing zoning of RM-8 (Residential Medium 8).  
 
Since Lots 1 through 29 currently exist as platted lots that have never developed, 
required access to the lots would be eliminated as part of the vacation request, 
however as a condition of approval and as part of the new subdivision proposal for 
Fairview Glen, new utility and associated easements and rights-of-way would be 
conveyed to either the public or homeowner’s association as necessary that would 
correspond with the new lot layout as dedicated on the new subdivision plat or by 
separate instrument.  The benefit for the applicant with this proposed right-of-way 
vacation request would be to remove the existing right-of-way encumbrances from the 
existing platted Lots 1 through 29 and replat the area and provide and grant new rights-
of-way and easements as necessary that would correspond and align with the 
proposed new lot and street layout. 
 
NOTIFICATION REQUIREMENTS 
A Neighborhood Meeting regarding the proposed vacation of rights-of-way and 
subdivision plan application was held on June 16, 2022 in accordance with Section 
21.02.080(e) of the Zoning and Development Code. The Applicant, Applicant’s 
Representative, and City staff were in attendance along with three area residents. The 
three residents had no concerns with the proposed subdivision and felt that the 
proposal would match existing, surrounding 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 an application 
sign on May 15, 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, as well as neighborhood 
associations within 1000 feet, on May 17, 2024. The notice of the Planning Commission 
public hearing was published on May 19, 2024 in the Grand Junction Daily Sentinel.  An 
online hearing with opportunity for public comment was held between May 21, 2024 
and May 28, 2024 through the GJSpeaks platform. 
 
ANALYSIS 
The application for this easement vacation was made prior to the adoption of the 
current Zoning and Development Code and is therefore subject to the requirements of 
the code in effect at the time of application. The criteria for review are set forth at 
Section 21.02.100(c) of the pre-2023 Zoning and Development Code. The purpose of 
this section is to permit the vacation of surplus rights-of-way and/or easements. The 
vacation shall conform to the following: 
 
(1) The Comprehensive Plan, Grand Junction Circulation Plan, and other adopted plans 
and policies of the City; 
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The request to vacate the existing rights-of-way previously conveyed with the 
(undeveloped) Birks Blue Subdivision does not conflict with the 2020 One Grand 
Junction Comprehensive Plan, Grand Junction Circulation Plan, or other adopted 
plans and policies of the City. Vacation of these rights-of-way will have no impact on 
public facilities or services provided to the public because new rights-of-way and 
public and private easements sufficient to provide for existing and proposed 
infrastructure are required to be created as part of the Fairview Glen subdivision 
proposal. A condition of approval is warranted to guarantee that such rights-of-way 
and easements are provided via recorded plat concurrent with the recording of this 
resolution. 
 
Further, the vacation requests are consistent with the following goals and policies of 
the Comprehensive Plan: 
 

Principal 3: Responsible and Managed Growth: 
Goal 2: Encourage infill and redevelopment to leverage existing infrastructure.   
The proposed vacation facilitates the replatting of the unbuilt Birks Blue Estates 
subdivision into a subdivision which meets the intent of and development 
standards applicable to the RM-8 zoning district. This furthers the goal to 
encourage infill development using existing infrastructure. 
 
Principal 5: Strong Neighborhoods and Housing Choices: 
Goal 1: Promote more opportunities for housing choices that meet the needs of 
people of all ages, abilities and incomes. 
The proposed vacation facilitates the replatting of the unbuilt Birks Blue Estates 
subdivision into a subdivision which increases the number of lots from 30 to 61, 
expanding and diversifying housing choice in the area. 

 
Therefore, staff finds that this criterion is met. 
 

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

This request is to vacate all rights-of-way within the undeveloped Birks Blue Estates 
subdivision with the exception of the right-of-way located along B ½ Road. The 
existing platted lots within Birks Blue Estates are anticipated to be re-subdivided and 
eliminated with the new subdivision proposal for the future Fairview Glen subdivision. 
A condition of approval is warranted to ensure that such replatting occurs prior to the 
effectiveness of the proposed vacation ordinance. With such condition, no parcels 
will be landlocked as a result of the proposed vacation request. 
 
Therefore, staff finds that this criterion is met. 

 
(3) Access to any parcel shall be not be restricted to the point where access is 
unreasonable, economically prohibitive, or reduces or devalues any property affected 
by the proposed vacation;   
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The rights-of-way requested to be vacated would not physically impact access to any 
parcel because the existing subdivision plat within the undeveloped Birks Blue 
Estates is anticipated to be re-subdivided and eliminated with the new subdivision 
proposal for the future Fairview Glen subdivision. A condition of approval is 
warranted to ensure that such replatting occurs prior to the effectiveness of the 
proposed vacation ordinance. With such condition, no access to any parcels will be 
affected as a result of the proposed vacation request. 
 
Therefore, staff finds that this criterion is met. 

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

New public rights-of-way and utility infrastructure easements will be constructed and 
dedicated on the new subdivision plat or by separate instrument as a condition of 
approval. No comments were received from utilities or other service providers that 
this vacation request would create any adverse impacts or that facilities or services 
would be diminished. 
 
Therefore, staff finds that this criterion is met. 

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

New public rights-of-way and utility infrastructure easements will be constructed and 
identified/dedicated on the new subdivision plat or by separate instrument as a 
condition of approval. Neither staff nor utility providers have identified that this 
vacation request will inhibit the provision of adequate public facilities and services, 
 
Therefore, staff finds that this criterion is met. 

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

Maintenance requirements for the City will not change as a result of the proposed 
vacation since the rights-of-way have never been developed with streets or other 
infrastructure. New public rights-of-way and easements for necessary infrastructure 
will be created with the new subdivision proposal. The anticipated benefit of the 
vacation request is the ability for the Applicant to develop the property with 
infrastructure that is constructed to City standards as well as the construction and 
alignment of roads consistent with the Grand Junction Circulation Plan. 
 
Therefore, staff finds that this criterion is met. 

 
FINDINGS OF FACT AND STAFF RECOMMENDATION 
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After reviewing the Birks Blue Estates request for Vacation of all Rights-of-Way as 
identified on the Birks Blue Estates subdivision plat as granted to the public by 
Reception Number 1263633 with the exception of the 50’ right-of-way area dedicated 
and platted as B ½ Road, the following findings of fact have been made with the 
recommended condition of approval:  

1. The request conforms with Section 21.02.100 (c) of the of the Zoning and 
Development Code. 

2. The requested vacation does not conflict with the goals and policies of the 
2020 Comprehensive Plan 

 
Condition 1. Prior to or concurrent with recording of an Ordinance vacating the 
requested rights-of-way, the granting of new and approved public rights-of-way 
and/or private streets/easements shall be conveyed, consistent with City standards, 
either by separate instrument or on a subdivision plat which will cover existing and 
proposed infrastructure and drainage. 

 
Therefore, Staff recommends conditional approval of the requested vacation. 
  
SUGGESTED MOTION: 
  
Mr. Chairman, on the Birks Blue Estates subdivision request for Vacation of all Rights-
of-Way as identified on the subdivision plat as granted to the public by Reception 
Number 1263633 with the exception of the 50’ right-of-way area dedicated and platted 
as B ½ Road, I move that the Planning Commission forward a recommendation of 
conditional approval to City Council with the findings of fact as listed in the staff report. 
  

Attachments 
  
1. Development Application 
2. Site Maps 
3. Vacation Ordinance 
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Parcel Nos. 2945-251-26-031 & 032, 

No Physical Address, located north 

and west of 2774 B ½ Road 

 

Vacation of ROW and Vacation of Easements 

 
 General Project Report 

 

June 22, 2022 
 

Prepared for: 
 
City of Grand Junction 
Grand Junction, CO 81501 
 

 

Prepared by: 
 

 

215 PITKIN AVE. #201, GRAND JUNCTION, CO 81501 

Phone: (970) 241-4722 

info@rccwest.com  
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A. Project Description  

1. A request for a Vacation of Right-of-Way (ROW) and Vacation of Easements, 

previously platted as Birks Blue Estates in 1979, located north and west of 2774 

B ½ Road in Grand Junction, CO.  The parcel is located within the City limits of 

Grand Junction.  

2. The sites contain approximately 7.17 acres when combined. 

3. The project consists of two vacant residential lots containing approximately 3.61 

and 3.51 acres each, split by ROW.  Once the ROW and easements are vacated 

the site will contain approximately 8.96 acres.  

 

B. Public Benefit 

This proposal will vacate the right-of-way and easements formerly dedicated.  The 

site will then be replatted into 62 single-family residential lots (6.92 DU/AC) and 

newly configured right-of-way.  The public will benefit by the addition of single-

family residential lots in an area that is mostly developed.  Upon development of this 

project, the extension of sewer, as well as other services will be made further 

meeting public need for extended services. 

 

C. Neighborhood Meeting 

A Neighborhood Meeting was held as required and meeting minutes are included 

within this submittal. 

 

D. Project Compliance, Compatibility, and Impact 

1. Adopted plans and/or policies:  

The project complies with the adopted codes and zoning requirements for this 

property.  The property is zoned PUD with an underlying zoning of R-8.  The 

proposed density meets the intent of the zone district and the 2020 

Comprehensive Plan. 

 

2. Land use in the surrounding area: The project is surrounded by existing medium 

density residential development.  Commercial uses exist on the south side of B ½ 

Road. 

 

3. Site access and traffic patterns: Not applicable for this submittal.  A separate 

Preliminary/Final Subdivision application is being processed simultaneously. 

 

4. Availability of utilities, including proximity of fire hydrants 
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Ute Water District 

City of Grand Junction Sanitation District 

Xcel Energy 

Charter/Spectrum 

Century Link 

City of Grand Junction Fire- Station 4 

Orchard Mesa Irrigation District  

 

A fire flow form will be provided with the Preliminary/Final Subdivision 

submittal. 

 

5. Special or unusual demands on utilities:  Not applicable for this submittal.  

6. Effects on public facilities:  Not applicable for this submittal.  

7. Hours of operations:  Not applicable for this submittal. 

8. Number of employees:  Not applicable for this submittal.  

9. Signage plans: Not applicable for this submittal.  

10. Site Soils Geology:  Not applicable for this submittal. 

11. Impact of project on site geology and geological hazards:  Not applicable for this 

submittal. 

 

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) General Approval Criteria 

(6) General Approval Criteria. No permit may be approved by the Director unless all of the 
following criteria are satisfied: 

 
(i) Compliance with the Comprehensive Plan and any applicable adopted plan. 

This vacation of ROW and easements with the intent of replatting new ROW 
and easements is in compliance with the Comprehensive Plan as it does not 
change the existing or future land uses.  

(ii) Compliance with this zoning and development code. 
This vacation of ROW and easements is in compliance with the zoning and 
development code.  

(iii) Conditions of any prior approvals. 
There are no prior approval conditions for this submittal.  
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(iv) Public facilities and utilities shall be available concurrent with the development. 
Public facilities and utilities will be with this vacation process and 
subsequent Preliminary/Final Plan Submittal.  

(v) Received all applicable local, State and federal permits. 
Not applicable for this submittal. 
 

21.02.100 Vacation of public right-of-way or easement 

(c)    Approval Criteria. The vacation of the right-of-way or easement shall conform to the 

following: 

(1)    The Comprehensive Plan, Grand Valley Circulation Plan and other adopted plans and 

policies of the City; 

The proposed vacations will conform to the Comprehensive Plan, Grand Valley Circulation Plan 

and other adopted plans and policies of the City. 

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

This vacation of ROW and easements will not result in landlock parcels.  

(3)    Access to any parcel shall not be restricted to the point where access is unreasonable, 

economically prohibitive, or reduces or devalues any property affected by the proposed 

vacation; 

Access will be designated within the Preliminary/Final Subdivision submittal and is reasonable, 

economically viable, and does not reduce or devalue the properties affected.    

(4)    There shall be no adverse impacts on the health, safety, and/or welfare of the general 

community, and the quality of public facilities and services provided to any parcel of land shall 

not be reduced (e.g., police/fire protection and utility services); 

There will be no major impacts on the health, safety, and/or welfare of the community or 

quality of public facilities and services as a result of the vacations.  

(5)    The provision of adequate public facilities and services shall not be inhibited to any 

property as required in Chapter 21.06 GJMC; and 

There will be adequate public facilities available to this property and parcels within vicinity.  

(6)    The proposal shall provide benefits to the City such as reduced maintenance requirements, 

improved traffic circulation, etc. 

The proposed vacation of ROW and easements won’t result in maintenance requirements from 

the City.   Newly proposed ROW and easements will be identified as part of the Preliminary/Final 

Subdivision submittal. 
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215 Pitkin Avenue, Unit 201
Grand Junction, CO 81501

Phone: 970.241.4722
Fax: 970.241.8841

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

www.rccwest.com

Five Star Homes & Development Inc.
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215 Pitkin Avenue, Unit 201
Grand Junction, CO 81501

Phone: 970.241.4722
Fax: 970.241.8841

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

www.rccwest.com

Five Star Homes & Development Inc.
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Parcel Nos. 2945-251-26-031 & 032, Located just north and west of 2774 B ½ Road - 
SUBDIVISION 

SUMMARY OF VIRTUAL NEIGHBORHOOD MEETING 
THURSDAY, JUNE 16, 2022 @ 5:30 PM 

VIA ZOOM 

A virtual neighborhood meeting for the above-referenced subdivision, was held Thursday, June 
16, 2022, via Zoom, at 5:30 PM. The initial letter notifying the neighboring property owners 
within the surrounding 500 feet was sent on June 1, 2022, per the mailing list received from the 
City of Grand Junction. There were six attendees including Tracy States, Project Coordinator, 
with River City Consultants, Karie Padilla, President of Five Star Homes, and Scott Peterson, 
Senior Planner with the City of Grand Junction.  There were three neighbors in attendance. 

The meeting included a brief presentation and a question/answer session. Information about the 
proposed subdivision was presented, and it was explained that 65 single family residential 
lots were planned at R-8 density (zoned PUD) and that previously platted right-of-way and 
easements would be vacated through a public hearing process.  A Site Plan, as well as the 
previously recorded Birks Blue Estates (1978) plat were presented and are included with this 
summary.  Location, zoning and utility maps were also presented.   

The neighbors had no concerns with the proposed subdivision and agreed that it was very similar 
to existing, surrounding development.  The only question they had was when construction would 
commence.  Tracy States explained that the approval process would take several months but 
the goal was to begin infrastructure construction as soon as approval was received, anticipated 
in the fall.  Karie Padilla confirmed that Five Star Homes would be building all of the homes 
and that a plat hold would be given as the construction guarantee.  Home construction is 
anticipated upon completion of the infrastructure.   

Scott Peterson with the City reiterated the process and confirmed that due to the process, the project 
would be approved sometime in the fall. 

The meeting adjourned at approximately 6:00 PM. 

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

Mike Gadeken 
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Print Date:  June 16, 2022  

I

The Geographic Informat ion System (GIS ) and i ts components are designed as a source of  reference for answering inquiries, 
for planning and for model ing. GIS  i s not intended or does not replace legal description inform ation in the chain of tit le and 
other informati on contained in of fic ial governm ent records such as the County Clerk and Recorders offi ce or the courts.  In addit ion,
the representati ons of locat ion in this GIS cannot  be substi tute for actual l egal surveys.
The informati on contained herei n is bel ieved accurate and suitabl e for the lim ited uses, and subject to the limi tat ions,  set forth 
above.  Mesa County makes no warranty as to the accuracy or sui tabili ty  of  any informati on contained herei n.  Users assume 
al l risk and responsibilit y for any and all damages, including consequential damages, which may flow from the user's use of  this inform ati on.

County Zoning Map 0 0.05 0.10.025 mi

0 0.06 0.120.03 kmPacket Page 91



2
7
1
/
2
R
D

E
P
A
R
K
V
IE
W
D
R

MONROECT

B1/2RD

E
L
Y
N
W
O
O
D
S
T

N
A
S
H
U
A
L
N

SUNSHINELN

L
A
U
R
A
L
E
E
A
V
E

A
L
L
Y
C
E
A
V
E

2
8
R
D

City of Grand Junction

±

2020 Comprehensive Plan Map

0 0.250.13

mi

1 inch equals  188 feet

Scale: 1:2,257

Printed: 6/16/2022

Packet Page 92



215 Pitkin Avenue, Unit 201
Grand Junction, CO 81501

Phone: 970.241.4722
Fax: 970.241.8841

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

www.rccwest.com
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Right-of-Way Vacation Areas: 
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Pictometry view of property looking north – April 2020 
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CITY OF GRAND JUNCTION, COLORADO

ORDINANCE NO.  _______

AN ORDINANCE VACATING ALL RIGHTS-OF-WAY AS IDENTIFIED ON THE BIRKS 
BLUE ESTATES SUBDIVISION PLAT AS GRANTED TO THE PUBLIC BY 

RECEPTION NUMBER 1263633 WITH THE EXCEPTION OF THE 50’ RIGHT-OF-
WAY AREA DEDICATED AND PLATTED AS B ½ ROAD

 LOCATED NORTH OF B ½ ROAD AND WEST OF 27 ¾ ROAD

Recitals:

A vacation of all public rights-of-way as granted and identified on the Birks Blue 
Estates subdivision plat as recorded in 1978 within Reception # 1263633 with the 
exception of the 50’ right-of-way area dedicated and platted as B ½ Road, has been 
requested by the property owner, Five Star Homes & Development Inc., in anticipation 
of future residential subdivision development for the proposed Fairview Glen 
subdivision.  The existing platted rights-of-way for Cara Street and Newport Lane were 
conveyed in 1978 to the public within the Dedication language on the subdivision plat 
for Birks Blue Estates.  The applicants are requesting to vacate all rights-of-way within 
the existing platted subdivision with the exception of the 50’ right-of-way area dedicated 
and platted as B ½ Road.  The rights-of-way requested for vacation does contain 
stormwater pipes within the Newport Lane portion of the right-of-way along the north 
property line of the subdivision, however the rights-of-way of Cara Street and Newport 
Lane have never been developed. 

The benefit for the applicant with this proposed right-of-way vacation request 
would be to remove the existing right-of-way encumbrances from the existing platted 
Lots 1 through 29 and replat the area and provide and grant new rights-of-way and 
easements as necessary that would correspond and align with the proposed new lot 
and street layout.

After public notice and public hearing as required by the Grand Junction Zoning 
& Development Code, and upon recommendation of conditional approval by the 
Planning Commission, the Grand Junction City Council finds that the request to vacate  
rights-of-way that were granted to the public on the Birks Blue Estates subdivision plat 
with conditions is consistent with the 2020 Comprehensive Plan, the Grand Valley 
Circulation Plan and Section 21.02.100 of the Grand Junction Zoning & Development 
Code.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION THAT THE FOLLOWING DESCRIBED DEDICATED RIGHT-OF-
WAY IS HEREBY VACATED SUBJECT TO THE LISTED CONDITIONS:

Packet Page 100



1.  Applicant shall pay all recording/documentary fees for the Vacation Ordinance, any 
right-of-way/easement documents and/or dedication documents.

2.  Prior to recording of an Ordinance vacating the requested rights-of-way, the granting 
of new and approved public rights-of-way and/or private streets/easements shall be 
conveyed or as otherwise approved by the City, consistent with City standards, either by 
separate instrument or on a subdivision plat which will cover existing and proposed 
utility infrastructure.  

All Right-of-Way as dedicated and platted on Birks Blue Estates, a subdivision plat 
recorded at the Mesa County Clerk and Recorder at Reception Number 1263633, 
situated in the northeast quarter of Section 25, Township 1 South, Range 1 West of the 
Ute Meridian, City of Grand Junction, County of Mesa, State of Colorado

Excepting therefrom the fifty (50’) foot Right-of-Way area dedicated and platted as B ½ 
Road thereon,

Containing 1.78 acres more or less.

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.

ATTEST:

_______________________________ ______________________________
City Clerk Mayor
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