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PLANNING COMMISSION AGENDA 

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

TUESDAY, JANUARY 14, 2025 - 5:30 PM 
Attend virtually: bit.ly/GJ-PC-01-14-25 

 

  

 
 
Call to Order - 5:30 PM 
  
Consent Agenda 
 
1. Minutes of Previous Meeting(s) 
  
2. Consider a request by Amaretto Creek Communities LLC to vacate a 15-foot public utility 

easement on 1.89 acres in a MU-2 (Mixed Use - Corridor) zone district at 1530 North 
Avenue. 

  
3. Consider a request by River City Consultants on behalf of Terry DeHerrera (owner) – to 

extend for 1 year, the plat recording deadline for the first phase of Goose Downs 
Subdivision, 14 of 53 lots on 14.7 acres in an R-4 (Residential -4) zone district. 

  
Regular Agenda 
 
Other Business 
  
Adjournment 
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GRAND JUNCTION PLANNING COMMISSION 
December 10, 2024, 5:30 PM

MINUTES

The meeting of the Planning Commission was called to order at 5:30 p.m. by Commissioner 
Weckerly.

Those present were Planning Commissioners; Shanon Secrest, Kim Herek, Orin Zyvan, Ian 
Moore, Robert Quintero, and Ian Thomas.

Also present were Jamie Beard (Assistant City Attorney), Niki Galehouse (Planning Manager), 
and Jacob Kaplan (Planning Technician).

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

As Chair Teske and Vice Chair Scissors were absent, a motion was held to select a member of 
the Commission to act as Chair for this hearing.

Commissioner Secrest made a motion to appoint Commissioner Weckerly as the temporary 
Chair.

Commissioner Zyvan seconded; motion passed 6-0.

CONSENT AGENDA                                                                                                                       _

1. Approval of Minutes                                                                                                                     _
Minutes of Previous Meeting(s) from November 12, 2024. 

Commissioner Secrest moved to approve the consent agenda.
Commissioner Quintero seconded; motion passed 6-0.

REGULAR AGENDA                                                                                                                       _

1. Zoning & Development Code Amendment – Natural Medicine                            ZCA-2024-702
Consider Amendments to Title 21 Zoning and Development Code to Create Provisions To 
Regulate Natural Medicine.

Staff Presentation
Niki Galehouse, Planning Manager, introduced exhibits into the record and provided a 
presentation regarding the request. 

Questions for staff
Commissioner Secrest asked why there were additional buffering distances and zoning 
restrictions for natural medicine beyond what was typically allowed in the Medical and Dental 
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Clinic use category. He noted that the Department of Regulatory Agencies (DORA) would also be 
reviewing any applications for the natural medicine use. He commented that this use could 
include overnight stays and asked how that would be regulated.

Commissioner Zyvan asked if size and occupancy were considerations when the City evaluates 
which uses are allowed in a given zone district.

Public Hearing
The public comment period was opened at 5:00 p.m. on Tuesday, December 3, 2024, via 
www.GJSpeaks.org.

There were no public comments.

The public comment period was closed at 5:50 p.m. on December 10, 2024.

Commissioner Weckerly clarified the DORA regulations regarding patients leaving the facility 
while still under the influence. She noted for the record that the State of Colorado allows licensed 
facilitators to provide at-home care for patients and indicated that it could require additional 
regulation at a City level in the future.

Commissioner Secrest noted that the State already regulates patient holding while under the 
effects of anesthesia and that the natural medicine facilities would likely mirror those regulations.

The public hearing was closed at 5:53 p.m. on December 10, 2024.

Discussion
There was no further discussion amongst the Commissioners.

Motion and Vote
Commissioner Herek made the following motion “Mrs. Chairman, on the request to amend Title 
21 Zoning and Development Code of the Grand Junction Municipal Code, City file number ZCA-
2024-702, I move that the Planning Commission forward a recommendation of approval to City 
Council with the findings of fact listed in the staff report.”

Commissioner Secrest seconded; motion passed 6-0.

OTHER BUSINESS                                                                                                                          _
Niki Galehouse welcomed Ian Thomas to the Planning Commission. She noted that there was no 
hearing planned for December 24 and the workshop on December 19 was tentatively cancelled.

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

The meeting adjourned at 5:55 p.m.
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #2. 

  
Meeting Date: January 14, 2025 
  
Presented By: Thomas Lloyd, Senior Planner 
  
Department: Community Development 
  
Submitted By: Thomas Lloyd, Senior Planner 
  
  

Information 
  
SUBJECT: 
  
Consider a request by Amaretto Creek Communities LLC to vacate a 15-foot public 
utility easement on 1.89 acres in a MU-2 (Mixed Use - Corridor) zone district at 1530 
North Avenue. 
  
RECOMMENDATION: 
  
Staff recommends conditional approval of this request.  
  
  
EXECUTIVE SUMMARY: 
  
The Applicant, Amaretto Creek Communities LLC, is requesting the vacation of a 15-
foot utility easement. The existing 15-foot utility easement consists of 2 sections. “Pod 
A” consists of a 139.07 feet long easement and “Pod B” consists of a 195.84 feet long 
easement. The applicant is requesting the full vacation of both of these. The applicant 
is requesting the vacation to consolidate five (5) existing parcels into one lot in 
anticipation of developing multi-family residential units in the MU-2 zone district. 
  
  
BACKGROUND OR DETAILED INFORMATION: 
  
BACKGROUND 
The subject vacation area of “Pod A” of the utility easement bisects Lots 1, 2, and 3 of 
Block 3 of the ParkPlace Heights subdivision. The subject vacation area of “Pod B” of 
the utility easement is on the western portion of Lot 3 of Block 3 of the ParkPlace 
Heights subdivision. The easement was dedicated in 1951 as part of the ParkPlace 
Heights subdivision. 
 
The applicant is requesting the vacation to consolidate five (5) existing parcels into one 
lot in anticipation of developing multi-family residential units in the MU-2 zone district. 
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The applicant would like to vacate the utility easement so they don’t have to build 
around the easement in their multi-family site design. The Simple Subdivision for this 
project was approved in August of 2023. 
 
NOTIFICATION REQUIREMENTS  
A Neighborhood Meeting is required for a vacation of easement request pursuant to 
Section 21.02.050(o) of the Zoning and Development Code. A Neighborhood Meeting 
was held virtually on Microsoft Teams on December 5th at 5:30 pm. City staff and the 
applicant’s representatives were in attendance. No members of the public attended.  
 
Notice was completed consistent with the provisions in Section 21.02.30(g) of the 
Zoning and Development Code. The subject property has been posted with an 
application sign. Mailed notice of the public hearings before Planning Commission and 
City Council in the form of notification cards were sent to surrounding property owners 
within 500 feet of the subject property on January 3, 2025. The notice of this public 
hearing was published January 4, 2025, in the Grand Junction Daily Sentinel. 
 
ANALYSIS  
The criteria for review are set forth in Section 21.02.050(o). The purpose of this section 
is to permit the vacation of surplus rights-of-way and/or easements. 
 
A. The vacation is in conformance with the Comprehensive Plan, Grand Junction 
Circulation Plan, and other adopted plans and policies of the City;  
The request to vacate the existing 15-foot utility easement does not conflict with the 
Comprehensive Plan, Grand Junction Circulation Plan or other adopted plans and 
policies of the City. Vacation of these portions of the easement will have no impact on 
public facilities or services provided to the general public, demonstrated by no objection 
to the request by the public utility beneficiaries of the easement. 
 
Further, the applicant is requesting the vacation to facilitate future mixed-use and 
multifamily redevelopment of the site. Since the easements run through the middle of 
the property, removing the easement maximizes the amount of land that can be used 
for the infill development. The vacation request is consistent with the following goals 
and policies of the Comprehensive Plan: 
 
•    Plan Principle 2.2.c – Urban Reinvestment: Continue efforts to revitalize Downtown 
and other mixed-use areas to create vibrant urban areas attractive to young 
professionals and other workers. 
•    Plan Principle 3.2 – Underutilized Properties: Support the use of creative strategies 
to revitalize vacant, blighted, or otherwise underutilized structures and buildings 
including, but not limited to: i) adaptive reuse of existing buildings, ii) infill of existing 
surface parking lots.  
 
Therefore, staff has found the request consistent with the Comprehensive Plan, Grand 
Junction Circulation Plan or other adopted plans and policies of the City and therefore, 
this criterion has been met.     
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B. No parcel shall be landlocked as a result of the vacation;  
The existing 15-foot utility easement is not needed to provide access to the subject or 
any property. Utility easements are generally established to provide space for 
underground utilities and for the maintenance of utilities. Therefore, staff has found that 
this criterion has been met. 
 
C. Access to any parcel shall not be restricted to the point that access is 
unreasonable, economically prohibitive, and/or reduces or devalues any property 
affected by the proposed vacation;  
This vacation request does not impact access to any parcel and as such, staff finds this 
criterion has been met. 
 
D. 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); and  
This 15’ utility easement was granted to the public on the ParkPlace Heights 
subdivision plat.  The easement has had a sanitary sewer line in the north-south portion 
along the west edge of Lot 3 Block 3 and in the east-west portion on the south side of 
Lot 3 Block 3.  The applicant has relocated the sewer line to Glenwood Avenue and 
16th Street.  The Xcel Energy lines and pole that remains are in the multipurpose 
easement that will be granted with the new subdivision plat.  There will be no impact on 
any known public facilities and services. City Engineering, Xcel Energy, Grand Valley 
Irrigation, and Grand Valley Drainage all had no objection to this vacation.  
 
E. The provision of adequate public facilities and services to any property as 
required in GJMC 21.05.020 shall not be inhibited by the proposed vacation. 
The proposed public utility easement vacation will have no impact on public facilities or 
services because there are no public facilities or services located in the utility 
easement, except in the area where a new multipurpose easement shall be granted on 
the new plat.  With the new plat creating one large lot of all the lots owned by the 
applicant there is no need for the public utility easement. Staff finds that this criterion 
has been met. 
 
STAFF RECOMMENDATION AND FINDINGS OF FACT 
After reviewing the Amaretto Creek Public Utility Easement Vacation, VAC-2024-148, 
located on a 1.89-acre parcel located at 1530 North Avenue, the following findings of 
fact have been made with the recommended conditions of approval: 
 
The request with the following conditions conforms with Section 21.020.050(o) of the 
Zoning and Development Code. 
 
Therefore, Staff recommends approval of the requested vacation with the following 
conditions: 
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1.    Applicant shall pay all recording/documentary fees for the Vacation Resolution, any 
easement documents, and/or dedication documents  
2.    The vacation shall not be effective until the Simple Subdivision, File #SSU-2022-
821, is recorded. 
3.    The vacation resolution shall be void if the above conditions have not been met 
within two years of the City Council’s approval of the vacation. 
  
  
SUGGESTED MOTION: 
  
Mr. Chairman, on the Amaretto Creek Easement Vacation request, located on a 1.89-
acre parcel located at 1530 North Avenue, City File number VAC-2024-148, 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. Attachment 1 - Development Application 
2. Attachment 2 - Site Map 
3. Attachment 3 - Legal Description and Exhibit 
4. Attachment 4 - Draft Resolution 
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Giirla Junction 
� COl.ORADO 

PUBLIC WORKS & PLANNING 

Development Application 

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

Petition For: !vacation - Easement

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

Existing Land Use Designation 

Proposed Land Use Designation 

eroperty Information 

Existing Zoning 
'--------------' 

Proposed Zoning I I 

Site Location: 11530 & 1520 NORTH AVE & 3 Parcels W/O addresses, Cg Site Acreage: 11.2 I 
Site Tax No(s): 12945-123-23-005,012,009,008,002 Site Zoning: IMU-2 

J 

Project Description: !Easement Vacation for the above-mentioned parcels. 

Property Owner Information 

Name: !AMARETTO CREEK COMM'all

Street Address: !Po BOX 3802

City/State/Zip: IGJ, CO 81502

Business Phone#: 1970-245-9051 

E-Mail: lrjones@vortexeng.us

Fax#: 

Contact Person: [Robert W. Jones II 

Contact Phone#: [970-245-9051 

A�nt Information 

Name: [same as the Owner

Street Address: I I 
City/State/Zip: I I 
Business Phone #: I I 
E-Mail:

Fax#: 

Contact Person: I I 
Contact Phone #: I I 

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

Representative Information 

Name: I Robert W. Jones II 

Street Address: [861 Rood Ave

City/State/Zip: IGJ, CO 81501 

Business Phone#: 1970-245-9051 

E-Mail: [rjones@vortexeng.us

Fax#: 

Contact Person: !Robert W. Jones II

Contact Phone#: 1970-245-9051

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

s;gnature of Person Completing the AppUcaM1 � ?§.� : 
Signature of Legal Property Owner ...,I ,,,..i{;L.K..,.._�--1'-

?
--�-'-=---t'---�--,-fl""------t-----,,___ __ �""'�--�-

Date [ ? ,.. 2., Z..-2. Lf 

Date I z� 22- - 2'-j I 
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Amaretto Creek Communities 

Easement Vacation 
Project Report 

 
 
 
 

Date:   August 27, 2024 
 
 

Prepared by:  Robert W. Jones II, P.E. 
    Vortex Engineering and Architecture, Inc. 
    861 Rood Avenue 
    Grand Junction, CO 81501 
    (970) 245-9051 
    VEAI# F22-076 
 
 

Submitted to:  City of Grand Junction 
    250 N. 5th Street 
    Grand Junction, CO  81501 
 
 

Type of Design: Easement Vacation 
 
 

Property Owner: AMARETTO CREEK COMMUNITIES, LLC 
P.O. BOX 3802 

    GRAND JUNCTION, CO 81502 
 
 

Property Address: 1530 & 1520 North Avenue & 3 parcels with no assigned addresses  
   Grand Junction, CO  81501 

     
           Tax Parcel No:             2945-123-23-005 
    2945-123-23-012 
                                               2945-123-23-008 
                                               2945-123-23-009 
                                               2945-123-23-002 

Packet Page 11



Table of Contents 
Project Intent ............................................................................................................................................................. 2 

Project Description ................................................................................................................................................... 4 

Legal Descriptions ...................................................................................................................................................... 5 

Public Notice .............................................................................................................................................................. 5 

Approval Criteria ...................................................................................................................................................... 5 

Conclusion .................................................................................................................................................................. 6 

Limitations/Restrictions ......................................................................................................................................... 7 

List of Figures 
Figure 1: Site Map ..................................................................................................................................................... 3 

Figure 2 Easement Vacation Exhibit ................................................................................................................... 4 

 
Project Intent 
 
The applicant is requesting the vacation of a City Easement.  This site is the old Far East 
Restaurant which has been vacated and closed for quite some time. 
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Figure 1: Site Map 
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Project Description 
The Far East Restaurant site is scheduled to be redeveloped and as a first step, the applicant 
is requesting a vacation of a 15’ Utility Easement that was recorded under Rec. No. 535907.  
 
The subject property includes 5 individual lots (1530 & 1520 North Avenue & 3 parcels with 
no assigned addresses) located on the east side of intersection of North Ave and North 15th 
street. The purpose of a concurrent simple-subdivision application is to consolidate five (5) 
existing parcels into one (1) lot in anticipation of developing multi-family residential units 
on a total of 1.15 +/- acres in an existing C-1 (Light Commercial) zone district and the North 
Avenue Overlay Zone District. 
 

 
 

Figure 2 Easement Vacation Exhibit 
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Legal Descriptions 
Parcel #1 
1530 North Avenue, Grand Junction, CO 81501, Tax Parcel # 2945-123-23-005 
LOT 8 + E 32.3FT OF LOT 9 BLK 3 PARKPLACE HEIGHTS 
 
Parcel #2 
1520 North Avenue, Grand Junction, CO 81501, Tax Parcel # 2945-123-23-012 
W 31.3FT OF LOT 9 + ALL OF LOT 10 BLK 3 PARKPLACE HTS SEC 12 1S 1W 
 
Parcel #3 
No assigned address, Tax Parcel # 2945-123-23-009 
S 39.07FT OF W 100FT OF LOT 2 BLK 3 PARKPLACE HEIGHTS 
 
Parcel # 4 
No assigned address, Tax parcel # 2945-123-23-002 
E 38.16FT OF LOTS 1 + 2 + ALL LOT 3 BLK 3 PARKPLACE HEIGHTS 
 
Parcel #5 
No assigned address, Tax Parcel # 2945-123-23-008 
BEG NW COR LOT 1 BLK 3 PARK PLACE HEIGHTS S 100FT E 100FT N 100FT W 
TO BEG 
 
 

Public Notice 
Public notice for this application will be provided in accordance with Sec. 21.02.030 of the 
Grand Junction Municipal Code. 
 

Approval Criteria 
General Approval Criteria in Section 21.02.050(o)(2)(iii)(B) of the City of Grand Junction 
Municipal Code states that Planning Commission shall recommend to and the City Council 
shall decide on all other request in light of the following criteria: 
 
(a) The vacation is in conformance with the Comprehensive Plan, Grand Junction 
Circulation Plan, and other adopted plans and policies of the City. 
Response: The future land use designation of the proposed development is designated as 
Light Commercial. The commercial land use designation provides for concentrated areas of 
retail, services, and employment that supports both City residents and those in the 
surrounding region. The proposed development is consistent with the type of growth 
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envisioned by the Future Land Use Map in the Comprehensive Plan and is supported by 
multiple goals and policies in the Comprehensive Plan, as described earlier in this report. 
This criterion has been met. 
 
(b) No parcel shall be landlocked as a result of the requested vacation 
Response: No parcel boundaries are adjusted or created with this vacation request. 
This criterion is not applicable. 
 
(c) 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. 
Response: No parcel access shall be restricted as a result of the requested vacation. 
This criterion is not applicable. 
 
(d) 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, including, but not limited to, police and fire protection and utility 
services. 
Response: The public utility contained in the easement has already been relocated, so there 
shall be no adverse impacts as a result of the requested vacation. 
This criterion has been met. 
 
(e) The provision of adequate public facilities and services to any property as required in 
GJMC 21.05.020 shall not be inhibited by the proposed vacation. 
Response: The public utility contained in the easement has already been relocated, so there 
shall be no adverse impacts as a result of the requested vacation. 
This criterion has been met. 
 
(e) The proposal shall not hinder public and City functions. 
Response: The public utility contained in the easement has already been relocated, so there 
shall be no adverse impacts as a result of the requested vacation. 
This criterion has been met. 
 

Conclusion 
After demonstrating how the easement vacation requests meets the goals, policies and 
Guiding Principles of the Grand Junction Comprehensive Plan, the Zoning and Development 
Code and other development regulations of the City of Grand Junction, the applicant 
respectfully requests easement vacation. 
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Limitations/Restrictions 
This report is a site-specific report and is applicable only for the client for whom our work 
was performed.  The review and use of this report by City of Grand Junction, affiliates, and 
review agencies is fully permitted and requires no other form of authorization.  Use of this 
report under other circumstances is not an appropriate application of this document.  This 
report is a product of Vortex Engineering, Inc. and is to be taken in its entirety.  Excerpts 
from this report when taken out of context may not convey the true intent of the report.  It 
is the owner’s and owner’s agent’s responsibility to read this report and become familiar 
with recommendations and findings contained herein.  Should any discrepancies be found, 
they must be reported to the preparing engineer within 5 days. 
The recommendations and findings outlined in this report are based on: 1) The site visit and 
discussion with the owner, 2) the site conditions disclosed at the specific time of the site 
investigation of reference, 3) various conversations with planners and utility companies, 
and 4) a general review of the zoning and transportation manuals.  Vortex Engineering, Inc. 
assumes no liability for the accuracy or completeness of information furnished by the client 
or municipality/agency personnel.  Site conditions are subject to external environmental 
effects and may change over time.  Use of this report under different site conditions is 
inappropriate.  If it becomes apparent that current site conditions vary from those reported, 
the design engineering should be contacted to develop any required report modifications.  
Vortex Engineering, Inc. is not responsible and accepts no liability for any variation of 
assumed information. 
Vortex Engineering, Inc. represents this report has been prepared within the limits 
prescribed by the owner and in accordance with the current accepted practice of the civil 
engineering profession in the area.  No warranty or representation either expressed or 
implied is included or intended in this report or in any of our contracts. 
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CITY OF GRAND JUNCTION, COLORADO

RESOLUTION NO. 

A RESOLUTION VACATING A 15-FOOT PUBLIC UTILITY EASEMENT ON A 1.89-
ACRE PARCEL LOCATED AT 1530 NORTH AVENUE

RECITALS:

Amaretto Creek Communities, LLC has applied for the vacation of a 15-foot public 
utility easement burdening its property at 1530 North Avenue. If approved, the vacation 
will accommodate redevelopment of the property.

The utility easement was originally intended for the placement of public utilities. The 
easement originally had a sanitary sewer line, but the applicant has relocated the sewer 
line to Glenwood Avenue and 16tth street. The Xcel Energy lines and pole that remain 
are in the multipurpose easement that will be granted with the new subdivision plat. 
There will be no impact on any known public facilities and services.

After public notice and public hearing as required by the Grand Junction Zoning & 
Development Code, and upon recommendation of approval by the Planning 
Commission, the Grand Junction City Council finds that the request to vacate the 15-
foot public utility easement is consistent with the Comprehensive Plan and Section 
21.02.050(o) 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 15 FOOT 
PUBLIC UTILITY EASEMENT IS HEREBY VACATED SUBJECT TO THE LISTED 
CONDITIONS:

1. Applicant shall pay all recording/documentary fees for the Vacation Resolution, 
any easement documents, and/or dedication documents.

2. The vacation shall not be effective until the Simple Subdivision, File #SSU-2022-
821, is recorded.

3. The vacation resolution shall be void if the above conditions have not been met 
within two years of the City Council’s approval of the vacation.

A parcel of land situated in the Wl/2 SEl/4 SWl/4 of Section 12, Township I South, 
Range I West of the UTE Meridian, City of Grand Junction, Mesa County, Colorado, all 
located within Parkplace Heights recorded at reception number 535907, being 
described as follows: 

Commencing at said Parkplace Heights Block Monument Corner located at the 
intersection of North Fifteenth Street and Glenwood Avenue, being a 2 "Aluminum Cap 
in monument well, whence said Parkplace Heights Block Monument Corner located at 
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the intersection of North Sixteenth Street and Glenwood Avenue, being a 3.25" 
Aluminum Cap in monument well, bears South 89°57'05" East a distance of 341.27 feet; 
Thence South 31 °58'29" East 47.18 feet to the Northwest Corner of Block 3 of said 
Parkplace Heights also being Southerly Right of Way Line of said Glenwood Avenue; 
Thence South 89°57'05" East a distance of 138.15 feet along said Southerly Right of 
Way Line to the point of beginning "A". 

Thence South 89°57'05" East a distance of 15.00 feet; 

Thence South 00°00'09" West a distance of 139.06 feet; 

Thence North 89°56'39" West a distance of 15.00' feet; 

Thence North 00°00'09" East a distance of 139.07 feet to the point of beginning. 

Containing 2086 square feet, more or less. 

ALSO INCLUDING:

A parcel of land situated in the WI /2 SE I /4 SW I /4 of Section 12, Township I South, 
Range I West of the UTE Meridian, City of Grand Junction, Mesa County, Colorado, all 
located within Parkplace Heights recorded at reception number 535907, being 
described as follows: 

Commencing at said Parkplace Heights Block Monument Corner located at the 
intersection of North Fifteenth Street and Glenwood Avenue, being a 2" Aluminum Cap 
in monument well, whence said Parkplace Heights Block Monument Corner located at 
the intersection ofNorth Sixteenth Street and Glenwood Avenue, being a 3.25" 
Aluminum Cap in monument well, bears South 89°57'05" East a distance of 341.27 feet; 
Thence South 31 °58'29'' East 4 7.18 feet to the Northwest Corner of Block 3 of said 
Parkplace Heights also being Easterly Right of Way Line of said North Fifteenth Street; 
Thence South 00°01 '25" West a distance of 124.07 feet along said Easterly Right of 
Way Line to the point of beginning "B". 

Thence South 89°57'26" East a distance of 195.84 feet;

Thence South 00°00' 14" East a distance of 15.00 feet;

Thence North 89°57'26" West a distance of 195.85' feet;

Thence North 00°0 I '25" East a distance of 15.00 feet to the point of beginning. 

Containing 2938 square feet, more or less.

See Exhibit B.
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The Conditions stated above shall be completed on or before the date two years from 
the date of adoption.

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:

_______________________________ ______________________________
Selestina Sandoval, City Clerk Abram Herman, Mayor
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #3. 

  
Meeting Date: January 14, 2025 
  
Presented By: Jenna Gorney, Senior Planner 
  
Department: Community Development 
  
Submitted By: Jenna Gorney, Senior Planner 
  
  

Information 
  
SUBJECT: 
  
Consider a request by River City Consultants on behalf of Terry DeHerrera (owner) – to 
extend for 1 year, the plat recording deadline for the first phase of Goose Downs 
Subdivision, 14 of 53 lots on 14.7 acres in an R-4 (Residential -4) zone district. 
  
RECOMMENDATION: 
  
Staff recommends approval of this request. 
  
EXECUTIVE SUMMARY: 
  
The Applicant, River City Consultants (on behalf of the property owner Terry 
DeHerrera) has requested an additional one-year extension to record a final plat of the 
of the Goose Downs Subdivision, located at 359 29 5/8 Rd.    
 
On April 8, 2022, the Applicant received conditional administrative approval for the 
Goose Downs Preliminary/Final Subdivision Plat that remained valid for two years, 
requiring the applicant to record a final plat by April 8, 2024.  
 
On January 16, 2024, in accordance with Zoning and Development Code (ZDC) section 
21.02.040(l)(4)(ii)(D), the applicant requested and received administrative approval for 
a one-year extension to the existing two-year deadline to record a final plat.  Such 
extension set the new recording deadline as April 8, 2025.   
 
The applicant is requesting an additional one-year extension from Planning 
Commission.  The request, if approved, would grant a new deadline of April 8, 2026, to 
record the first phase of the Goose Downs Subdivision (Filing One).  
 
A Final Plat shall be recorded subject to the extensions granted per the extension 
process detailed in section 21.02.040(l)(4)(ii) – Lapsing and Extension of Approvals.  
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Per Zoning and Development Code section 21.02.040(l)(5)(iii), Final Plats not recorded 
within the appropriate timeframe shall be considered expired. 
  
BACKGROUND OR DETAILED INFORMATION: 
  
The Goose Downs Subdivision is proposed at 359 29 5/8 Rd. and consists of fifty-three 
(53) single family detached lots and five (5) homeowner’s association tracts configured 
around a loop road design with an access point from C ¾ Rd. onto 29 ½ Rd.  The total 
site encompasses 14.7-acres and was zoned R-4 at the time of application 
consideration. The legacy zone district of R-4 permitted a maximum density of 4 units 
per acre and a minimum of 2 units per acre.  As proposed, the development is 3.60 
dwelling units per acre. The development included a phasing schedule consisting of 
four phases/filings. 
 
The Preliminary/Final Subdivision Plat application was considered in accordance with 
the 2010 Grand Junction Zoning and Development Code (ZDC) Sections 21.02.070(r) 
& (s) – Preliminary Subdivision Plans, and Final Plat.   Following the requisite review 
process, the Goose Downs Subdivision Preliminary/Final Plat, which included the first 
phase: Filing One (14 lots), was granted conditional administrative approval on April 8, 
2022. 
 
The conditions of approval included that various documents be returned with edits 
based on the final review of the project. Those needed edits have been reviewed as a 
part of this request and confirmed as revised.  
 
The Zoning and Development Code provides that a subdivision plat approval by the 
Director remains valid for two-years, with an allowed one-year administrative extension 
by the Director which permits a total three-year approval period, after which a developer 
may seek an extension(s) from Planning Commission. 
 
On January 16, 2024, the applicant was granted the one-year administrative extension 
permitted by the Director, which extended the platting deadline to April 8, 2025.   
 
The Community Development Department has received a written request from the 
applicant’s representative, River City Consultants, seeking a longer period of time to 
record the first phase of the Goose Downs Subdivision plat.  The applicant is requesting 
an additional one-year extension, citing financial burdens and poor market conditions 
due to COVID as the rationale for the request.    
 
Under Section 21.02.040(l)(4)(ii)(D) of the Zoning and Development Code, Planning 
Commission can approve extension(s) for recording a plat beyond what the Code 
allows the Director to permit. 
 
If the extension request is approved, a Final Plat shall be recorded subject to the 
extension granted and the extension process detailed in section 21.02.040(l)(4)(ii) – 
Lapsing and Extension of Approvals.  
Per Zoning and Development Code section 21.02.040(l)(5)(iii), Final Plats not recorded 
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within the appropriate timeframe shall be considered expired. 
 
ANALYSIS   
The following is language from the Zoning and Development Code that defines the 
timeline for recording deadlines and provides for allowances for extensions. Such 
provisions are found in Section 21.02.040 Administrative Applications. 
 
21.02.040(l)(5) Final Plat.  
(iii)   A Final Plat shall be recorded within two years of action by the Director or as 
directed in the approved development phasing schedule, subject to the extensions set 
forth in GJMC 21.02.040(l)(4)(ii). Final Plats that are not recorded within the appropriate 
timeframe shall be considered expired.  
 
21.02.040(l)(4)    Lapsing and Extension of Approvals.   
(ii)(D)    One extension of 12 months may be granted by the Director so long as the 
Preliminary Subdivision Plan is consistent with the approved plan set, unless the 
Director determines that any currently adopted requirements of current codes, laws or 
regulations are necessary for public health, safety, and welfare. …  Additional 
extensions may be granted by the Planning Commission so long as the plan is 
consistent with the approved plan set and the plan set has been amended as 
determined necessary by the Director for public health, safety, and welfare purposes. 
 
On January 16, 2024, the applicant was granted the administrative one-year extension 
by the Director, which extended the platting deadline to April 8, 2025.   
 
In accordance with the ZDC, a request to extend the time for recordation of an 
approved plat beyond the 3-years the Director has granted, may be permitted pursuant 
to Section 21.02.040(l)(4)(ii)(D) with an approval by Planning Commission.  The 
proposed additional timeframe would require the plat to be recorded by April 8, 2026 
 
The language of this subsection also permits the applicant to request and receive an 
extension of time multiple times from the Planning Commission in order to complete the 
recordation of the plat.   
 
Staff finds that the applicant has been diligently aware of upcoming deadlines and has 
submitted requests for extensions in a timely manner but has been delayed on this 
project due to an ongoing and unexpected rise of inflation and related construction 
costs as well as a downturn in the housing market since the initial Preliminary/Final 
Subdivision approval.    
 
Staff also finds that the applicant has met the conditions of the original approval by 
providing the required edits.  
 
While not part of the conditions of approval, the applicant will be required to pay various 
fees and update several documents that have expired since project approval.  Those 
include items such as providing an updated Development Improvements Agreement 

Packet Page 30



based on current costs, providing an updated Stormwater permit, and obtaining Ute 
Water’s signature on the Construction Plans.  Additionally, correction of dates within 
several documents from 2022 to 2025 will need to occur.  These items are standard 
administrative items that must be completed before any plat is recorded or construction 
commenced.  
 
Mesa County has provided information regarding the Stormwater permit which recently 
expired (January 10th, 2025) stating that because the applicant has not yet begun 
construction, obtaining the required updated documents and permits is a task of 
providing paperwork and paying nominal fees. The property owner has been made 
aware of these requirements and assures that all items will be made current prior to 
breaking ground or recording a plat. 
 
Ute water has also provided information regarding the need for their signature on a 
construction plan set that was reviewed and approved in 2022. Ute water has indicated 
that since the subdivision was conditionally approved in 2022, there have been no 
substantial changes to the District’s technical specifications or existing distribution 
system that could affect the design presented. However, prior to providing their 
signature, Ute will be rereviewing the plans per their request. 
 
Additionally, the Community Development Director reviewed the plans together with 
staff recommendations and in accordance with ZDC section 21.02.040(l)(4)(ii)(D) has 
found that no updates need to be applied to the plans for health, safety, or welfare 
purposes.  
 
As such, staff is supportive of the applicant’s requested to extend the time for one 
additional year to record the final plat by April 8, 2026. 
 
NOTIFICATION REQUIREMENTS 
Notice was completed consistent with the provisions in Section 21.02.030 (g) of the 
Zoning and Development Code. The subject property was posted with an application 
sign on December 23, 2024. Mailed notice of the public hearing before Planning 
Commission in the form of notification cards was sent to surrounding property owners 
within 500 feet of the subject property, as well as neighborhood associations within 
1000 feet, on January 3, 2025. The notice of this public hearing was published on 
January 4, 2025, in the Grand Junction Daily Sentinel.  An online hearing with 
opportunity for public comment was held between January 7, 2025, and January 13, 
2025, through the GJSpeaks platform. 
 
RECOMMENDATION AND FINDINGS OF FACT   
After reviewing the request to extend the recording deadline of the Goose Downs 
Subdivision plat, located at 359 29 5/8 Road for one year, the following findings of fact 
have been made: 
 
1.  The applicant has satisfied the conditions of the original approval.        
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2.  The proposed one-year extension is in compliance with Section 21.02.040(l)(4)(ii)(D) 
of the Zoning and Development Code, and  
 
3. The proposed extension is acceptable due to the unforeseen market changes since 
the project received initial approval. 
 
Therefore, Staff recommends approval of the requested one-year extension.   
  
  
SUGGESTED MOTION: 
  
Chairman, on the request to extend for one-year until April 8, 2026, the approval to 
allow for recordation of the first final plat for the Goose Downs Subdivision located at 
359 29 5/8 Road, City file number SUB-2020-662, I move that the Planning 
Commission approve the request with the findings of fact as provided within the staff 
report. 
  

Attachments 
  
1. Attachment 1_Vicinity Map 
2. Attachment 2_Zoning Map 
3. Attachment 3_Goose Downs Subdivision Site Plan 
4. Attachment 4_Goose Downs Phasing Plan 
5. Attachment 5_4.8.2022 Decision Letter 
6. Attachment 6_Goose Downs Filing One 
7. Attachment 7_Admin extension request_approval 
8. Attachment 8_Formal Req for Extension_PC 
 

Packet Page 32



2
9
R
D

MESA COUNTY
DIT

CH

D RD

±

City of Grand Junction

0 0.50.25

mi

1 inch equals  752 feet

Scale: 1:9,028

Printed: 12/16/2024

SITE

Packet Page 33



±

City of Grand Junction

0 0.250.13

mi

1 inch equals  376 feet

Scale: 1:4,514

Printed: 12/16/2024

SITE

Packet Page 34



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

Terry DeHerrera

Packet Page 35



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

Terry DeHerrera

Packet Page 36



Packet Page 37



Packet Page 38



Packet Page 39



Packet Page 40



215 Pitkin Ave, Unit 201
Grand Junction, CO 81501

Phone: 970.241.4722
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AREA SUMMARY
Lots 2.70 ac 19.47 %
Lot 99 9.23 ac 66.69 %
Tracts 1.89 ac 7.61 %
Right of Way (Dedicated) 0.88 ac 6.23 %
Total 14.70 ac 100.00 %
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From: Scott Peterson
To: Tracy States; Senta Costello
Cc: Tamra Allen
Subject: RE: Goose Downs SUB-2020-662
Date: Tuesday, January 16, 2024 11:11:00 AM
Attachments: image001.png

Tracy,
 
The Community Development Director can grant you one extension of an additional 12-
months for an unrecorded final subdivision plat in accordance with Section 21.02.070 (u) (4) of
the Zoning & Development Code.  Therefore, your new deadline to record the subdivision plat
would be April 8, 2025.
 
I will update the file as necessary to indicate the new recording date.
 
Let me know if you have any questions.
 
Thank you.
 
Scott Peterson
Community Development Department
City of Grand Junction
scottp@gjcity.org
970-244-1447
 
From: Tracy States <tstates@rccwest.com> 
Sent: Thursday, January 11, 2024 4:21 PM
To: Scott Peterson <scottp@gjcity.org>; Senta Costello <sentac@gjcity.org>
Subject: Goose Downs SUB-2020-662

 

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

 

Hi Scott,
 
It looks like there may be a deal in the works to enable the construction and plat recording of
Goose Downs as approved. Our two-year time period for plat recording is approaching. The
decision letter was issued April 8, 2022. How do we go about requesting a one-year extension
to record the plat? If the deal goes through, construction would be anticipated this spring.
 
Thank you,
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Tracy States
Project Coordinator
 

215 Pitkin Avenue, Unit 201
Grand Junction, CO 81501
O 970-241-4722
tstates@rccwest.com
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RIVER CITY CONSULTANTS, INC.  215 PITKIN AVENUE UNIT 201  GRAND JUNCTION, COLORADO 81501  970.241.4722 
 

 

 

  
 
 
 
  
November 19, 2024  
 
 
 
Ms. Senta Costello 
Development Coordinator 
City of Grand Junction 
Community Development Department 
250 N. 5th Street 
Grand Junction, Colorado 81501 
 
RE:   Goose Downs SUB-2020-662 
 
Ms. Costello, 
 
Goose Downs was approved April 8, 2022. A one year extension was approved on January 16, 
2024, by the Community Development Director, extending the plat recording deadline to April 8, 
2025. The previous planner was Scott Peterson, who has since retired from the City of Grand 
Junction. 
     
The applicant would formally like to request another year extension, until April 8, 2026. Their 
reasons for not being able to meet the current deadline are as follows: 
 

• COVID had just become the way of the world a little after the approval process for 
Goose Downs began and it took approximately two years to get that approval. 

• COVID made infrastructure cost too high to begin the development. 
• The lingering effect of COVID hurt the housing market for affordable housing, with the 

effects still being felt present day. 
• The timing of approval occurred during poor market conditions related to the spikes in 

inflation in 2022. 
 
The applicant is confident that by April 8, 2026, construction of the development will have 
begun, or the project will be sold to a developer that can begin construction. The developer has 
been actively pursuing partnerships and opportunities to break ground over the past two years. 
The above referenced inflation has been the hindrance to these opportunities.  The developer 
believes that with market conditions settling that this project should break ground in 2025. 
 
 
Sincerely, 
 

 
Ivan D. Geer, P.E. 
 
Attachments 
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