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PLANNING COMMISSION AGENDA 

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

TUESDAY, JULY 8, 2025 - 5:30 PM 
Attend virtually: bit.ly/GJ-PC-7-8-25 

 

  

 
 
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 to vacate 4,000 square feet of a 20-foot-

wide alley right-of-way between Riverside Parkway and West Main Street while reserving 
the westernmost 190.00 feet as a utility easement and the easternmost 10.00 feet as a 
multipurpose easement 

  
2. Consider a request by Mesa County Valley School District 51, Property Owner, to rezone a 

total of 3 acres from RM-8 (Residential Medium 8) to P-2 (Public, Civic, and Institutional 
Campus), located at 830 Gunnison Avenue. 

  
3. Consider a request by Mesa County Valley District 51 to vacate 7,772 square feet of a 20-

foot-wide alley right-of-way located at 830 Gunnison Avenue between N 8th Street and the 
vacated N 9th St right-of-way adjacent to Washington Park. 

  
4. Consider a request by 2426 G Road LLC, property owner, to rezone approximately 4.33 

acres from RL-4 (Residential Low 4) to RM-12 (Residential Medium 12), located at 2426 G 
Road. 

  
Other Business 
  
Adjournment 
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GRAND JUNCTION PLANNING COMMISSION 
June 10, 2025, 5:30 PM

MINUTES

The meeting of the Planning Commission was called to order at 5:30 p.m. by Vice Chairman 
Quintero.

Those present were Planning Commissioners; Andrew Teske, Shanon Secrest, Sandra Weckerly, 
Orin Zyvan, Ian Moore, and Ian Thomas.

Also present were Jamie Beard (Assistant City Attorney), Niki Galehouse (Planning Manager), 
Thomas Lloyd (Senior Planner), Madeline Robinson (Planning Technician), and Jacob Kaplan 
(Planning Technician).

There were 2 members of the public in attendance, and 0 virtually.

CONSENT AGENDA                                                                                                                       _

1. Approval of Minutes                                                                                                                     _
Minutes of Previous Meeting(s) from May 27, 2025. 

2. Grand West Utility Easement Vacation                                                                                       _
Consider a request to vacate drainage, landscape, and utility easements on a 17.54-acre parcel 
located at 2980 Highway 50 including all of the following: Drainage, Utility & Landscape 
Easement shown on the plat of Orchard Mesa Properties-Phase I, Reception Number 1264371, 
all of the Drainage Utility & Landscape Easements on Lot 2 of Orchard Mesa Properties Phase 
II, and all of the Drainage, Utility & Landscape Easement shown on Lot 1 of the plat of Orchard 
Mesa Properties Phase 3, Reception Number 1952685.

Commissioner Teske recused himself from voting on the Consent Agenda.

Commissioner Moore moved to approve the Consent Agenda.

Commissioner Weckerly seconded; motion passed 6-0.

REGULAR AGENDA                                                                                                                       _

1. Zoning Code Amendment - Household Size, Occupancy, & Group Living       ZCA-2025-307
Consider an Ordinance Amending Sections Of The Zoning And Development Code (Title 21 Of 
The Grand Junction Municipal Code) Regarding Definitions And Regulations Related To 
Household Size, Occupancy Limits, And Group Living Facilities.

Staff Presentation
Niki Galehouse, Planning Manager, introduced exhibits into the record and provided a 
presentation regarding the request.
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Questions for Staff
Commissioner Weckerly asked for clarification on if the group living moratorium was for the code 
language or the use in general. She asked about amendments to the Residential Attached and 
Multifamily Design Standards (21.05.050). She asked how Group Living facilities were 
addressed under current code and what enforcement action is taken.

Commissioner Secrest asked Jamie Beard about the legal implications of approving this 
ordinance and questioned whether the occupancy changes aligned with the City’s goals.

Commissioner Zyvan asked about the timeline for the Group Living moratorium. 

Commissioner Moore speculated on compliance with occupancy standards and group living if 
the moratorium were to be lifted.

Vice Chair Quintero asked how other municipalities were handling HB-24-1007.

Public Hearing
The public comment period was opened at 5:00 p.m. on Tuesday, June 3, 2025, via 
www.GJSpeaks.org. 

Lincoln Folkers with the Ark of Mesa County spoke in opposition of the moratorium on Group 
Living.

Cody Kennedy spoke in opposition of the moratorium on Group Living.

The public comment period was closed at 6:14 p.m. on June 10, 2025. 

Niki Galehouse clarified the intent of the proposed moratorium on Group Living.

Commissioner Weckerly asked if the moratorium made it easier to open a Group Home. She 
noted that the moratorium pertained to the zoning code text about group living and was not a 
moratorium on the use itself.

Commissioner Moore asked what impact the moratorium might have on existing and future 
group living facilities.

Commissioner Zyvan asked how the text changes affected the implementation of Group Living 
as a use.

Commissioner Teske asked about the language in HB24-1007 regarding the current definition of 
family and its connection to occupancy and group living. He asked if there are any building/fire 
code provisions or health and safety standards that limited occupancy for a given space.

The Public Hearing was closed at 6:22 p.m. on June 10, 2025.
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Discussion
Discussion ensued about occupancy limits, the definition of family, and HB24-1007.

Motion and Vote
Commissioner Moore made the following motion “Mr. 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 finding of fact listed in the staff report.”

Commissioner Thomas seconded; motion passed 6-1 with Commissioner Secrest dissenting.

OTHER BUSINESS                                                                                                                          _
Niki Galehouse noted that the Planning Commission Workshop on June 19 was cancelled for the 
holiday and there were no items for the hearing on June 24, so it was also cancelled. She 
encouraged watching the recording of the workshop from June 5. She indicated that there were a 
few upcoming vacancies for the commission.

ADJOURNMENT                                                                                                                              _
Commissioner Weckerly moved to adjourn the meeting.
The vote to adjourn was 7-0. 

The meeting adjourned at 6:53 p.m.
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #1. 

  
Meeting Date: July 8, 2025 
  
Presented By: Daniella Acosta, Senior Planner 
  
Department: Community Development 
  
Submitted By: Daniella Acosta Stine, Principal Planner 
  
  

Information 
  
SUBJECT: 
  
Consider a request by the City of Grand Junction to vacate 4,000 square feet of a 20-
foot-wide alley right-of-way between Riverside Parkway and West Main Street while 
reserving the westernmost 190.00 feet as a utility easement and the easternmost 10.00 
feet as a multipurpose easement 
  
RECOMMENDATION: 
  
Staff recommends approval of the request with the condition listed in the staff report. 
  
EXECUTIVE SUMMARY: 
  
The City of Grand Junction (City) is initiating a request to vacate a 20-foot-wide public 
alley right-of-way totaling approximately 4,000 square feet (0.09 acres) located directly 
east of the Dual Immersion Academy between Riverside Parkway and West Main 
Street while reserving the majority of the area as a public utility easement and a lesser 
area for a multipurpose easement. The alley vacation is part of the land exchange 
agreement between the City and Mesa County Valley School District 51 (D51), 
including the land exchange at Pomona Elementary for the City’s Fire Station No. 3. 
D51 will provide multipurpose easements along the east boundary of the Dual 
Immersion Academy, and the City will transfer a parcel it owns near the subject alley to 
D51.  Vacating the alley in the area adjacent to the Dual Immersion Academy will 
support D51’s long-term facility planning. 
  
BACKGROUND OR DETAILED INFORMATION: 
  
BACKGROUND 
The City of Grand Junction (City) is initiating a request to vacate a 20-foot-wide public 
alley right-of-way totaling approximately 4,000 square feet (0.09 acres) located directly 
east of the Dual Immersion Academy between Riverside Parkway and West Main 
Street while reserving the majority of the area as a public utility easement and a lesser 
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area for a multipurpose easement. The alley vacation is part of the land exchange 
agreement between the City and Mesa County Valley School District 51 (D51), 
including the land exchange at Pomona Elementary for the City’s Fire Station No. 3. 
D51 will provide multipurpose easements along the east boundary of the Dual 
Immersion Academy, and the City will transfer a parcel it owns near the subject alley to 
D51.  Vacating the alley in the area adjacent to the Dual Immersion Academy will 
support D51’s long-term facility planning. 
 
The alley proposed for vacation is a public right-of-way currently owned by the City. It 
runs east-west between W Main Street and Riverside Parkway and is located 
immediately east of the Dual Immersion Academy at 552 W Main Street. The right-of-
way is 20 feet in width and approximately 4,000 square feet in area. This alleyway was 
deeded to the City of Grand Junction by the Board of Education, School District No. 1 in 
1939 (Book 381, Page 491). 
 
When the City and D51 were negotiating the exchange of property for Fire Station No. 3 
located by the Pomona Elementary School, D51 was also interested in vacating this 
alley.  In reviewing the project in 2020, it was determined that there were some possible 
issues with the boundary of the site and some improvements constructed by the City for 
the Riverside Parkway.  D51 withdrew its request until the issues were investigated and 
resolution was reached between the parties.  Fire Station No. 3 has been constructed 
and surveys have been completed, including a subdivision plat of the City’s land and 
D51’s land along Patterson Road and 25 ½ Road.  Locations for multipurpose 
easements to be granted to the City along the eastern boundary of the Dual Immersion 
Academy site at 552 W. Main have been determined.  The City also agreed it would 
transfer Lot 1 of JB Subdivision while reserving an additional multipurpose easement on 
the east of the lot. 
The City initiated this vacation to complete portions of the land exchange agreement 
with D51.  
 
Over the past few years, D51 has finished acquiring multiple parcels east of the Dual 
Immersion Academy and abutting the subject alley, specifically 542, 538, 522, and 520 
W Main Street. Vacating the alley by removing an unneeded public right-of-way that 
bisects property now fully under D51’s ownership allows additional opportunities for the 
development of the property.  Staff believes the vacation is in the public’s interest. The 
vacated alley contains existing public sanitary sewer infrastructure and overhead power 
lines. To accommodate these utilities, the City will retain a utility easement over the 
westernmost 190.00 feet and a multipurpose easement over the easternmost 10.00 feet 
of the vacated area. 
 
NOTIFICATION REQUIREMENTS 
A Neighborhood Meeting regarding the proposed Right-of-way Vacation consistent with 
GJZDC Section 21.02.030(c) was held remotely on Zoom on February 27, 2025, at 
5:30 pm. City staff were in attendance. No members of the public attended the meeting. 
 
Notice was completed consistent with the provisions in Section 21.02.030(g) of the 
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GJZDC. The subject properties were posted with an application sign on June 10, 2025. 
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 properties on June 27, 2025. The notice of the Planning Commission public 
hearing was published on June 28, 2025, in the Grand Junction Daily Sentinel.  An 
online presentation with the opportunity for public comment was held between July 1, 
2025, and July 7, 2025, through the GJSpeaks platform.  
 
ANALYSIS 
The criteria for review are set forth Section 21.02.050(p)(iii)(B) of the Zoning and 
Development Code, which provides that a request to vacate a public right-of-way shall 
be reviewed in light of the following: 
 
a. The vacation is in conformance with the Comprehensive Plan, Grand Junction 
Circulation Plan, and other adopted plans and policies of the City; 

The proposed alley vacation is consistent with multiple goals and guiding principles 
of the Grand Junction Comprehensive Plan, including those related to efficient land 
use, intergovernmental cooperation, and leveraging City-owned assets for public 
benefit. Specifically, the proposal advances Guiding Principle 11.3.h – City Real 
Estate, which calls for the City to “leverage underutilized City facilities and real estate 
assets to provide community benefits such as childcare, supportive housing, and 
economic development.” By vacating a segment of right-of-way that no longer serves 
a transportation or utility access function, the City is unlocking the potential for 
further site consolidation – should it be pursued in the future – to support educational 
programming and services provided by D51. 
 
The vacation facilitates a strategic land exchange in which D51 will receive a 
developable site with fewer restrictions adjacent to the Dual Immersion Academy, 
supporting D51’s ability to plan for future facility needs, administrative uses, or site 
enhancements. The exchanges of the various interests in land accommodate both 
the City’s and D51’s interests.  The ability to reconfigure land ownership through this 
process is an example of how underutilized property can be repositioned for broader 
community benefit. 
 
Taken together, the vacation reflects an efficient and strategic land use decision that 
supports coordinated planning between local government entities, promotes 
community-serving uses, and aligns with the City’s broader vision for sustainable 
and responsive land management. Staff finds that this criterion has been met. 

 
b. No parcel shall be landlocked as a result of the vacation; 

All of D51’s properties will retain street frontage and access to West Main Street. No 
parcels will be landlocked because of the vacation. Staff finds that this criterion has 
been met. 

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

The vacation will not restrict access to any adjacent parcels. The alley runs east-
west between W Main Street and Riverside Parkway and is currently unused for 
access purposes. Mesa County Valley School District 51 (D51) owns all the 
properties abutting the alley, including 552, 542, 538, 522, and 520 W Main Street, 
and thus will not be adversely affected by the removal of alley access. 
 
Additionally, future access from Riverside Parkway to these parcels is prohibited due 
to established access control restrictions, making the alley an infeasible and 
functionally obsolete means of access. Given that there is no practical need for 
public or private access through this alley, its vacation will not result in unreasonable, 
economically prohibitive, or detrimental access conditions for any affected 
properties. Staff finds that 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, including, but not limited to, police and 
fire protection and utility services; 

While the right-of-way is proposed to be vacated, it includes an existing 8-inch City 
sanitary sewer line and overhead powerlines. To ensure long-term access for 
operations, maintenance, and potential future improvements, the City will retain a 
utility easement over the westernmost 190.00 feet and a multipurpose easement 
over the easternmost 10.00 feet of the vacated area. These easements will ensure 
that the City and the electric utility provider, Xcel, maintains full legal and physical 
access to its infrastructure, even after the alley is vacated.  
 
Utility review agencies have not expressed concerns about the proposed vacation. 
The Grand Junction Fire Department has reviewed the request and has no 
objections, as emergency access to surrounding properties will not be impacted. 
With the easements retained and no change to public safety or utility access, the 
vacation poses no adverse impacts on the health, safety, or welfare of the general 
community. Staff finds that 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; 
and 

The proposed alley vacation will not inhibit the continued provision of public facilities 
or services to any adjacent or nearby properties. The existing 8-inch sanitary sewer 
line located within the alley is a critical utility asset for the area ; however, the City 
will retain a utility easement over the westernmost 190.00 feet and a multipurpose 
easement over the easternmost 10.00 feet of the vacated area. These easements 
preserve the City’s and Xcel’s right to access, maintain, repair, and replace the 
sewer infrastructure and overhead powerlines, respectively, as needed, thus 
ensuring uninterrupted service delivery and compliance with City and Xcel utility 
standards. 
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No other public utilities—such as water, stormwater, or electric—are located within 
the alley, and no utility review agencies raised objections during the 
interdepartmental review. The presence of the easement ensures that, despite the 
removal of public right-of-way, all necessary infrastructure access rights remain 
intact. 
 
From a public safety and emergency services' standpoint, the vacation does not 
change access to existing structures or impede emergency response capabilities. All 
properties in the area will continue to have frontage along West Main Street or 
internal access points managed by School District 51. The Grand Junction Fire 
Department has reviewed the proposal and did not identify any concerns, as 
emergency response routes will not be altered and the alley is not relied upon for fire 
access or staging. 
 
Solid waste collection for any future use of the site will be coordinated through D51 
and, given the removal of the alley, future development will likely result in more 
coordinated and efficient utility and service layouts. 
 
In sum, the vacation does not compromise access to utilities, emergency services, or 
public operations. Through the preservation of key infrastructure access via 
easements and continued coordination with D51, the City ensures that public 
services remain adequate and reliable. Staff finds that this criterion has been met. 

 
f. The proposal shall not hinder public and City functions. 

The vacation of this alley will not hinder any ongoing or anticipated public or City 
functions. Currently, the alley does not serve as a transportation purpose for the City, 
and therefore, will not impact vehicular or pedestrian circulation. Access to properties 
in the area is provided via W Main Street, and no future access from Riverside 
Parkway is permitted due to access control restrictions, effectively rendering the 
alley functionally obsolete. 
 
By vacating the alley, the City removes an unneeded public right-of-way that no 
longer serves access, reducing the long-term obligation to manage and maintain the 
surface area—such as weed control, grading, and alley inspections. Although the 
alley contains an existing 8-inch sanitary sewer line, the City will retain a 20-foot-
wide sanitary sewer easement in the vacated alley area to ensure continued access 
for maintenance and utility service. This approach allows the City to retain control of 
underground infrastructure without the need to maintain the full right-of-way. In 
addition, the vacation simplifies site planning for D51 by consolidating land into a 
cohesive site for future educational or institutional use. 
 
Since the vacation is tied to a broader intergovernmental land exchange with D51—
facilitating civic uses in both locations—it is part of a coordinated public benefit. The 
retained sanitary sewer easement ensures continued utility function without public 
ownership of the surface area. With no adverse effect on City operations, and in fact 
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providing long-term efficiency in land and resource management, the proposed 
vacation supports and streamlines public functions. 
 
Staff finds that this criterion has been met.  
 

FINDING OF FACT, STAFF RECOMMENDATION AND CONDITIONS 
After reviewing the request to vacate a portion of the alley right-of-way as set forth in 
the attached description and sketch, City file number VAC-2025-203, located near the 
Dual Immersion Academy between the Riverside Parkway and West Main Street, the 
following finding of fact has been made: 
 

The request conforms with Section 21.02.050(p)(iii)(B) of the Zoning and 
Development Code. 

 
Therefore, Staff recommends approval of the request, subject to the following condition: 

• The area being vacated is reserved and retained as a utility easement on the 
westernmost 190 feet for the benefit of City approved public utilities including 
a sanitary sewer line for the benefit of the Persigo 201 Sewer System and a 
multipurpose easement on the easternmost 10 feet. 

• A plat recorded (SSU-2021-46) of the land owned by D51 and the City that 
includes the Pomona Elementary School and the City of Grand Junction’s Fire 
Station No. 3, including dedication(s) to the City. 

• Special Warranty Deeds exchanged between D51 and the City that grants the 
lot where Fire Station No. 3 was constructed to the City and the remainder to 
D51 subject to matters of record. 

• A quitclaim deed from the City to D51 for Lot 1 of the JB Subdivision and 
reserving a multipurpose easement along the east side of Lot 1 for the City on 
behalf of the public. 

• A multipurpose easement(s) granted to the City from D51 along the eastern 
portion of D51’s property addressed 552 W. Main Street, Grand Junction, 
CO  81501. 

• All matters above must be completed within a year of the approval of the 
vacation or the vacation is null and void. 

  
SUGGESTED MOTION: 
  
Mr. Chairman, on the request to vacate 4,000 square feet of a 20-foot-wide alley public 
right-of-way – while retaining a utility easement over the westernmost 190.00 feet and a 
multipurpose easement over the easternmost 10.00 feet of the vacated areas as set 
forth in the attached description and sketch, City file number VAC-2025-203, located 
near the Dual Immersion Academy between Riverside Parkway and West Main Street – 
I move that the Planning Commission forward a recommendation of approval to City 
Council with the finding of fact and conditions as listed in the staff report. 
  

Attachments 
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1. Exhibit 1. Alley Vacation Legal Description and Sketch 
2. Exhibit 2. Neighborhood Comment Meeting Summary 
3. Exhibit 3. General Project Report 
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EXHIBIT A 
 Legal Description 

Alley Right-of-Way Vacation
 
A twenty foot (20.0’) wide Alley Right-of-Way to be vacated and being located in the Northwest 
Quarter of the Southeast Quarter (NW¼ SE¼) of Section 15, Township 1 South, Range 1 West of the 
Ute Meridian, as conveyed by instrument recorded under Reception Number 358921 and being more 
particularly described described as follows:  
 
COMMENCING at the City Survey Marker at the intersection of Main Street and Chuluota Avenue 
whence the City Survey Marker at the intersection of Main Street and West Avenue bears 
N89°54’32”W, a distance of 860.41 feet, for a basis of bearings, with all bearings contained herein 
relative thereto; thence along said block line of Main Street N89°54'32"W, a distance of 363.72 feet; 
thence N00°05'28"E, a distance of 177.70 feet; to the Southwest corner of said Alley right-of-way and 
the POINT OF BEGINNNING; thence N00°05'28"E, a distance of 20.00 feet; thence S89°54'32"E, a 
distance of 200.00 feet; thence S00°05'28"W, a distance of 20.00 feet; thence N89°54'32"W, a distance 
of 200.00 feet to the POINT OF BEGINNING. 
 
Said parcel containing an area of 4000.0 sq. ft., 0.09 Acres, as herein described. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
23-04 Dual Immersion Alley Vacation.doc
J. Ben Elliott, PLS 38146 
High Desert Surveying, Inc.
591 25 Road, Suite B1
Grand Junction, Colorado 81505
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Neighborhood Comment Meeting Summary
Project: Alley Right-of-Way Vacation – Between Riverside Parkway and West Main Street

Meeting Date: February 27, 2025

Meeting Time: 5:30 p.m.

Meeting Location: Dual Immersion Academy, 552 W Main Street, Grand Junction, CO

Summary:
In accordance with Section 21.02.120 of the Grand Junction Zoning and Development Code, 
a Neighborhood Comment Meeting was held on February 27, 2025, at 5:30 p.m. at the Dual 
Immersion Academy to discuss a request by the City of Grand Junction to vacate 
approximately 4,000 square feet of a 20-foot-wide alley right-of-way located between 
Riverside Parkway and West Main Street. The request includes the reservation of the 
westernmost 190.00 feet as a utility easement and the easternmost 10.00 feet as a 
multipurpose easement.

City staff hosted the meeting. No members of the public attended. The only attendees 
present were City of Grand Junction staff and the project representative. No public 
comments were received.

The meeting was held in compliance with the neighborhood meeting requirements of the 
Grand Junction Zoning and Development Code.
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General Project Report

Alley Right-of-Way Vacation – Dual Immersion Academy

Project Description
The purpose of this submittal is by the City of Grand Junction to obtain approval from the 
City of Grand Junction for the vacation of a 20-foot-wide alley right-of-way located between 
Riverside Parkway and West Main Street, adjacent to the Dual Immersion Academy (DIA) at 
552 West Main Street. The request includes the reservation of the westernmost 190.00 feet 
of the alley as a utility easement and the easternmost 10.00 feet as a multipurpose 
easement. 

Surrounding Land Uses and Zoning
The surrounding zoning and land uses are as follows:
• North: Industrial and Commercial – I-1 (Light Industrial)
• South: Residential Medium – RM-8 (Residential Medium 8)
• East: Mixed Use – MU-3 (Mixed Use Downtown)
• West: Parks and Open Space – P-2 (Public, Civic, and Institutional Campus)

Site Access and Utilities
All existing utility services are located within the West Avenue and West Main Street rights-
of-way. The alley proposed for vacation is not necessary for public access or utility 
maintenance.

Alley Vacation 
Area
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Stormwater
No stormwater facilities will be impacted by the proposed alley vacation.

Alley Vacation Approval Criteria (21.02.100 (c))
1. (1) The alley vacation will not conflict with the Comprehensive Plan, Grand Valley 

Circulation Plan, or any other adopted plans and policies of the City. The alley is not 
currently accessible for public use.

2. (2) No parcels will be landlocked as a result of this vacation.
3. (3) Access to adjacent parcels will not be restricted or made economically prohibitive by 

this vacation.
4. (4) There will be no adverse impacts to health, safety, or welfare. Public services such as 

police, fire, and utilities will not be affected.
5. (5) Provision of public services will not be inhibited per Chapter 21.06 of the Grand 

Junction Municipal Code.
6. (6) The vacation will benefit the City by eliminating the need for future maintenance of 

an alley with limited access.
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #2. 

  
Meeting Date: July 8, 2025 
  
Presented By: Thomas Lloyd, Senior Planner 
  
Department: Community Development 
  
Submitted By: Thomas Lloyd, Senior Planner 
  
  

Information 
  
SUBJECT: 
  
Consider a request by Mesa County Valley School District 51, Property Owner, to 
rezone a total of 3 acres from RM-8 (Residential Medium 8) to P-2 (Public, Civic, and 
Institutional Campus), located at 830 Gunnison Avenue. 
  
RECOMMENDATION: 
  
Staff recommends approval of the request. 
  
EXECUTIVE SUMMARY: 
  
Mesa County Valley School District 51, property owner, is requesting a rezone of a total 
of 3 acres from RM-8 (Residential Medium 8) to P-2 (Public, Civic, and Institutional 
Campus), located at 830 Gunnison Avenue. The requested P-2 zone district would be 
consistent with the Comprehensive Plan Land Use Map designation of Residential 
Medium, if approved. 
  
BACKGROUND OR DETAILED INFORMATION: 
  
BACKGROUND 
The subject property is situated east of N 8th Street, between Hill Avenue and 
Gunnison Avenue. The property consists of the lots in Block 41 in the Plat of Resurvey 
of Second Division of City of Grand Junction, along with half of the vacated 9th street 
on its eastern boundary. The property hosts the former East Middle School building. 
The former East Middle School building has been vacant since the end of the 2022-
2023 school year.  The current zone district of the property is Residential Medium 8 
(RM-8). The properties adjacent to the subject property to the north, west, and south 
are zoned RM-8 (Residential Medium 8). The property adjacent to the east is 
Washington Park and is zoned P-1 (Public Parks, and Open Space). The 
Comprehensive Plan gave this property a land use designation of Residential Medium. 
The Land Use Plan, as adopted, supports the P-2 zone district as an implementing 
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zone for the Residential Medium designation. The Residential Medium land use 
designation is implemented through zone districts which are comprised of uses that 
include residential uses with a range of housing types and densities, parks, schools, 
places of worship, public/institutional uses, and other complementary neighborhood 
uses.  
 
The purpose of the P-2 zone district is to allow for the creation of mixed-use civic and 
institutional campuses where housing can be provided in support of other uses on the 
campus. The request for a rezone anticipates future institutional uses on the property. 
However, it is important to note that all uses allowed in the P-2 zone district could be 
permitted. The property owner would like to rezone the property for additional flexibility 
due to the limited number of uses allowed in the RM-8 zone district. The property owner 
would like to rezone the property to a Public, Civic, and Institutional (P-2) zone district. 
 
In addition to the P-2 (Public, Civic, and Institutional Campus) zoning requested by the 
applicant, the following zone districts would also be consistent with the Comprehensive 
Plan designation of Residential Medium: 

a.    RM-12 (Residential Medium – 12) 
b.    PD (Planned Development) 
c.    P-1 (Public, Parks, and Open Space) 

 
NOTIFICATION REQUIREMENTS 
A Neighborhood Meeting regarding the proposed rezone request was held at East 
Middle School on April 3, 2025, at 5:30 pm, in accordance with Section 21.02.030(c) of 
the Zoning and Development Code. City staff were present with the applicant and their 
consultants, along with 38 attendees. Information was presented regarding the request, 
the timeline of the request, opportunities for public comment, and public notifications for 
the rezone request. 
 
Notice was consistent with the provisions in Section 21.02.030(g) of the Zoning and 
Development Code. The subject properties were posted with a public hearing notice 
sign on April 30, 2025. Mailed notice of the public hearings before Planning 
Commission and City Council in the form of notification cards was sent to surrounding 
property owners within 500 feet of the subject property on June 27, 2025. The notice of 
this public hearing was published June 28, 2025, in the Grand Junction Daily Sentinel. 
An online presentation with the opportunity for public comment was held between July 
1, 2025 and July 7, 2025 through the GJSpeaks platform.  
 
ANALYSIS  
The criteria for review are set forth in Section 21.02.050(m)(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 criteria outlined in this section. The 
applicant’s responses to these criteria are included on page 11 of the Development 
Application, included as an exhibit. Staff’s analysis of the criteria is provided below. 
 

Packet Page 18



(A) Consistency. The proposed zoning is generally consistent with applicable 
provisions of the Comprehensive Plan.  

The proposed rezone to P-2 implements the following 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 zone of P-2 is 
compatible with and is an implementing zone district for the Land Use designation of 
Residential Medium. 
 
Plan Principle 3: Responsible and Managed Growth 
Goal 2 of Plan Principle 3 encourages redevelopment to leverage existing 
infrastructure. Strategy a. of Goal 2 supports the use of strategies to revitalize vacant 
and underutilized structures on underutilized properties. As it stands right now, the 
East Middle School site is vacant and underutilized since the School District no 
longer needs it as a school. Rezoning P-2 would allow more uses on the site to 
ensure that it is revitalized and utilized appropriately. Goal 3 of Plan Principle 3 
advocates for collaborating with regional entities and service providers on growth 
and infrastructure issues. More specifically, Strategy d. for new schools and facilities. 
Rezoning the property to P-2 would give the City the chance to work collaboratively 
with District 51 and give them more options for uses on the site that are compatible 
with their future needs. Goal 4 of Plan Principle 3 encourages maintaining and 
building infrastructure that supports urban development. More specifically, Strategy 
h. of Goal 4 states that the City should provide residents with access to parks and 
recreational opportunities, recognizing that the projected needs, types of 
opportunities, and facilities will vary based on the location. This property is already 
next to Washington Park and portions of it are used for City Parks & Recreation 
department programming with athletic fields and use of the school gym for 
recreational basketball. A rezone to P-2 will further cement this property as an area 
that will be used for public, civic, and institutional uses in the future and give 
opportunities for the school district to continue to partner with the City of Grand 
Junction.  
 
Goal 6 of Plan Principle 3 encourages supporting the development of neighborhood-
centered commercial uses and mixed-use development. Strategy b. of Goal 6 
supports the creation of a mix of uses in neighborhoods along prominent corridors 
that reflect the needs of adjoining residents and the characteristics of individual 
neighborhoods, including but not limited to: retail, office, entertainment, schools, 
libraries, parks, and recreation amenities. Rezoning the property to P-2 would be 
consistent with this strategy, providing more opportunities for lower-intensity civic 
and institutional uses. Strategy c. of Goal 6 pushes for supporting the development 
of walkable community/neighborhood centers that provide a variety of services and 
amenities to the immediate area. A rezone to P-2 provides more options for 
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community and neighborhood-oriented uses than RM-8, thus such a rezone would 
be consistent with this strategy. 
 
Plan Principle 4: Downtown and University Districts 
Goal 3 of Plan Principle 4 encourages promoting the continued reinvestment in the 
Downtown. More specifically, Strategy e. advises that the City work with property 
owners and other partners to redevelop underutilized properties. As previously 
mentioned, the property located at 830 Gunnison is currently vacant and is 
underutilized. Rezoning the property to P-2 will give the School District more options 
for development and uses on the property and thus will help activate an underutilized 
property in the Greater Downtown area. 
 
Plan Principle 5: Strong Neighborhoods and Housing Choices 
Goal 3 of Plan Principle 5 supports continued investment in and ongoing 
maintenance of infrastructure and amenities in established neighborhoods. The 
neighborhood in the surrounding area is in the greater downtown residential area. 
Strategy d. recommends promoting land use patterns that provide neighborhoods 
with local services and gathering places. Rezoning the property to P-2 would 
increase opportunities for this property to be a gathering place with the public, civic, 
and institutional uses that would be allowed on the site. 
 
Plan Principle 9: Quality Education and Facilities 
Goal 2 of Principle 9 states that the City should support District 1 in ensuring 
adequate facilities and infrastructure for the community. Strategy d. encourages the 
City to work with Mesa County Valley School District 51 to access existing school 
buildings and newly constructed school building for community and recreational use 
(gymnasiums, community meeting rooms, etc.) to the benefit of both the District and 
the City. Rezoning the property to P-2 supports this strategy because of the 
additional Civic and Institutional uses that are allowed in P-2 as opposed to RM-8. 
 
Grand Junction Greater Downtown Plan 
The property is located within Greater Downtown Plan and zoning overlay. The 
Greater Downtown Plan is intended to provide guidance for the future planning and 
design of development and redevelopment in the Greater Downtown area. More 
specifically, the property is located in the Residential Subarea of the Greater 
Downtown Plan. Rezones should also consider guidance from the Greater 
Downtown Plan when the property is located within the overlay of the plan. Key 
policies of the Residential Subarea of the Greater Downtown Plan include preserving 
residential land uses and limiting further encroachment by non-residential uses. 
While the P-2 zone district does allow non-residential uses, the uses allowed are 
civic and institutional in nature and are intended to be compatible in scale and 
character with residential medium implementing districts. Another policy is to allow 
residential housing diversity that is compatible in scale and character of the existing 
residential neighborhoods. With the bulk standards of P-2 utilizing the bulk standards 
of either the RM-8 and RM-12 for residential-only development and exceeding the 
setbacks for other types of development, future development would be expected to 
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be compatible in scale and character with the surrounding residential properties, with 
a maximum height of 40 ft adjacent to residential. 
 
Thus, 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 map identifies the subject properties as Residential Medium. The 
requested P-2 zone is an implementing zone district of the Residential Medium land 
use designation. The Residential Medium land use designation is implemented 
through zone districts which are comprised of uses that include residential uses with 
a range of housing types and densities, parks, schools, places of worship, 
public/institutional uses, and other complementary neighborhood uses. This would 
be consistent with the historical use of the site, having been used mainly for school 
uses. The properties adjacent to the subject property to the north, west, and south 
are zoned RM-8. The property adjacent to the east is Washington Park and is zoned 
P-1.The proposed zone district will open up additional uses that complement the 
surrounding RM-8 and P-1 zone districts. Additional uses allowed in the P-2 zone 
district include government service facilities, banquet event or conference facilities, 
public parking, boarding schools, college related uses, animal clinics, farmers 
markets, brewery distillery or winery, brewpubs, mobile food vendors, mobile food 
vendor courts, restaurants, resort cabin or lodges, campgrounds, indoor 
entertainment and recreation, outdoor entertainment and recreation, community 
swimming pools, parking lots, and transportation depots. 
 
In terms of dimensional standards, the P-2 zone district bulk standards are similar to 
the RM-8 standards in the surrounding area. Under P-2 zoning, the property owner 
would have the ability to use the RM-8 or the RM-12 bulk standards. This shows a 
clear alignment between the existing RM-8 neighborhoods and what would be 
allowed in the P-2 district. Since rezones are not just for the existing configuration of 
the property but also for future development, it’s important to note that any future 
development would be compatible in scale and character with the surrounding 
residential properties due to the similarities in the bulk and lot standards and develop 
in a way that would be compatible with the other medium density residential 
properties.  
 
P-2 encourages campus-style institutional development. Such design inherently 
respects and acts as an appropriate transition to neighboring residential zones. The 
bulk standards and lot standards are specifically designed to buffer adjacent to 
residential uses. P 2’s landscaping, buffering, and building standards mitigate 
potential conflicts with adjacent residential properties. A rezone from RM-8 to P-2 
transforms a medium-density residential area into a well-buffered civic campus 
without undermining the surrounding neighborhoods, embodying the logical and 
orderly patterns required by Grand Junction’s Zoning & Development Code.  
 
Thus, staff finds that this criterion has been met. 

Packet Page 21



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

The P-2 zone district is designed for “mixed-use civic and institutional campuses 
where housing may be provided in support of other uses”. A rezone from RM-8 to P-
2 yields multiple community and neighborhood benefits, including enabling civic & 
institutional growth on the property, supporting affordable & diverse housing options, 
strengthening neighborhood vitality, and promoting managed growth and infill. 
Rezoning to P-2 allows for critical community facilities such as schools, libraries, 
cultural centers, parks, and housing to expand and locate within the neighborhood. 
P-2 also permits residential housing that would be consistent with the surrounding 
neighborhood. Lastly, P-2 zoned properties with community-service components 
tend to foster active pedestrian environments, green spaces, and public amenities. 
The comprehensive plan also emphasizes redevelopment on underutilized vacant 
properties to leverage existing urban infrastructure. Rezoning this property to P-2 will 
give the property owner more options for activating the site while ensuring that it is 
developed in a way that is compatible with surrounding uses. Thus, staff finds that 
this criterion has been met. 

 
FINDING OF FACT AND STAFF RECOMMENDATION 
After reviewing the East Middle School rezone request, for a rezone of a total of 3 acres 
from RM-8 (Residential Medium - 8) to P-2 (Public, Civic, and Institutional Campus), 
located at 830 Gunnison Avenue, the following finding of fact has been made: 
 

The request has met the criteria identified in Section 21.02.050(m)(3)(ii) of the 
Zoning and Development Code. 

 
Therefore, City Staff recommends approval of the requested Rezone. 
  
SUGGESTED MOTION: 
  
Mr. Chairman, on the Rezone request for the property located at 830 Gunnison 
Avenue, City file number RZN-2025-246, I move that the Planning Commission forward 
a recommendation of approval to City Council with the finding of fact as listed in the 
staff report. 
  

Attachments 
  
1. Exhibit 1 - Development Application 
2. Exhibit 2 - Maps 
3. Exhibit 3 - Legal Description 
4. Draft Rezone Ordinance 
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J( Jrr·::·1~,'dl Jt ll(l c1tuorrnc-c::::::.__ COLOllAl>O 

COMM~ITY 
DEVll.011MENT Development Application 

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

Petition For: I.._R_e_z_o_ne______ ____ _ ____. 

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

Existing Land Use Designation Existing Zoning.______ _________, 

Proposed Land Use Designation L ______ ____ __, Proposed Zoning 
'------- --~ 

Property Information 

Site Location: 1830 Gunnison Avenue Site Acreage: l.._3_.o_________~ 
Site Tax No(s): 12945-141-22-001 Site Zoning: ._IR_M_-_a_ _________ ~ 
Project Description: Rezone 830 Gunnison Avenue from RM-8 to P-2 

Property Owner Information Applicant Information Representative Information 

Name: !Mesa County Valley School Di!j Name: Mesa County Valley School Di! Name: !Austin Civil Group, Inc. 

Street Address: 12115 Grand Avenue Street Address: !2115 Grand Avenue Street Address: i123 N. 7th Street 

City/Stale/Zip: IGJ, CO 81501 City/State/Zip: IGJ, CO 81501 City/State/Zip: §o_ a_15_0_1_ _ ~ 

Business Phone#: 1970-254-5105 Business Phone #: 1970-254-5105 Business Phone#: 1970-242-7540 

E-Mail: clint.garcia@d51schools.org E-Mail: cllnt.garcla@d51schools.org E-Mail: marka@austincivilgroup.com 

Fax#: Fax#:Fax#:/._-_- _ _ ____ ____, 

Contact Person: !cunt Garcia Contact Person: jc11nt Garcia Contact Person: IMark Austin 

Contact Phone#: 1970-254-5105 Contact Phone #: 1970-254-5105 Contact Phone#: 1970-242-7540 

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

We hereby acknowledge that we have famlllarlzed ourselves with the rules and regulations with respect to the preparation or this submlltal, that the 
foregoing information ls true and complete to the best of our knowledge, and !flat we assume the responsibility to monitor the status of the application 
and the review comments. We recognize that we or our representallve(s) must be pre.sent at all required hearings. In the event that the pelllloner Is nol 
represented, lhe Item may be dropped from the agenda and an addlllonal fee may be charged to cover rescheduling expenses before It can again be 
placed on the agenda. 

Signature ofPerson Completing the Application Date [if' /]·'lb 
Signature of Legal Property Owner Date [ L(, l( , 2. ~ 
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General Project Report  

830 Gunnison Avenue 

Rezone Request 

General Project Report - Rezone  Page 1 of 3 

 

Project Description 

This submittal requests  approval to rezone the property located at 830 Gunnison Avenue 

in Grand Junction, Colorado, from RM-8 to Public, Civil and Institution Campus P-2. 

The location of the property is depicted in the air photograph below:  

 

 
830 Gunnison Avenue Rezone Area Map 

 

The site is the location of the East Middle School which is owned by Mesa County 

Valley School District No 51.  East Middle School was one of the schools in Mesa 

County that was identified for a school closure.  Mesa County Valley School District No 

51 is proposing to re-purpose the building for school support services and administrative 

staff. 

 

The City of Grand Junction Planning department has requested Mesa County Valley 

School District No 51 to rezone the property because administrative/ office type uses are 

not allowed in the RM-8 zone district. 

 

The zone district that allows both school and administrative support / office type uses is 

Public, Civil and Institutional Campus P-2.  

 

The property is currently zoned RM-8 and the majority of properties adjacent to this site 

are zoned RM-8, with the exception of Washington Park, which is zoned P-1.    

 

The 2020 Comprehensive plan  identified the land use for this location as Residential 

Medium.  Listed below is the current City of Grand Junction zoning map and 2020 

Comprehensive Plan land use plan map: 

 

 

Project Location 
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General Project Report  

830 Gunnison Avenue 

Rezone Request 

General Project Report - Rezone  Page 2 of 3 

 

 
City of Grand Junction Zoning Map 

 

 

 
City of Grand Junction 2020 Comprehensive Plan Map 

 

Project Site 

Project Site 
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General Project Report  

830 Gunnison Avenue 

Rezone Request 

General Project Report - Rezone  Page 3 of 3 

Section 21.02.050(M) of the City of Grand Junction Land Development Code provides 

the review criteria for rezones.  The criteria include the following: 

 

21.02.050(M)(3)(ii)(A):  Consistency.  The proposed zoning is generally consistent with 

applicable provisions of the Comprehensive Plan. 

Response:  The 2020 Comprehensive plan identifies the future land use of this property 

as “residential medium”.  According to Table 21.03-2 in the LDC, P-2 is an allowable 

zone for this land use classification. 

 

 
 

21.02.050(M)(3)(ii)(B):  Development Patterns.  The proposed zoning will result in 

logical and orderly development patterns. 

Response:  The proposed rezone to P-2 better aligns with the historic and proposed land 

uses on this site.  This facility has been used as a school since 1970.  District 51 wants to 

continue using this facility for educational and educational support services and the P-2 

zone district is a better fit as compared to the RM-8 zone district. 

 

21.02.050(M)(3)(ii)(C):  Benefits.  The community or area, as deciding by the 

reviewing body, derives an overall benefit(s) from the proposed rezoning. 

Response:  The school district has identified this school for closure due to the reduced 

student population.  Allowing the school district to continue using the facility for 

educational and support services allows them to occupy the building and also keeps the 

option open in the future if this facility needs to be converted back to a school. 
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LEGAL DESCRIPTION 

 

All Block 41 in City of Grand Junction Resurvey of Second Division, Together with that 
portion of vacated 9th Street described in Vacation Ordinance No. 1436 Recorded in Book 
944, Page 638, Excluding the west 13.33 feet of Lots 1 and 32 of Block 41 of the City of 
Grand Junction (Original Townsite) for Street and Utility Right-of-Way purposes Recorded at 
Reception No.1396344, County of Mesa, State of Colorado 
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CITY OF GRAND JUNCTION, COLORADO

ORDINANCE NO.

AN ORDINANCE REZONING APPROXIMATELY 3 ACRES FROM RM-8 
(RESIDENTIAL MEDIUM - 8) TO P-2 (PUBLIC, CIVIC, AND INSTITUTIONAL 

CAMPUS) ZONE DISTRICT LOCATED AT 830 GUNNISON AVE

Recitals:

The property owner, Mesa County Valley District 51, proposes a rezone from RM-8 
(Residential Medium - 8) to P-2 (Public, Civic, and Institutional Campus) for 3 acres 
located at 405 25 Road. 

After public notice and public hearing as required by the Grand Junction Zoning and 
Development Code (“Code”), the Grand Junction Planning Commission recommended 
approval of changing the zoning from RM-8 (Residential Medium - 8) to P-2 (Public, 
Civic, and Institutional Campus) for the property, finding that it is consistent with the 
One Grand Junction Land Use Map (“Plan”) designation of Residential Medium and the 
Plan’s goals and policies and is generally compatible with the land uses located in the 
surrounding area.

After public notice and public hearing, The Grand Junction City Council finds that 
rezoning from RM-8 (Residential Medium - 8) to P-2 (Public, Civic, and Institutional 
Campus)for the property is consistent with the vision, intent, goals and policies of the 
Plan. The City Council further finds that the request for rezone to the P-2 (Public, Civic, 
and Institutional Campus) zone district meets the stated criteria of Section 
21.02.050(m)(3)(ii) of the Grand Junction Zoning and Development Code.

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

The Recitals are incorporated herein and in consideration of the same the following 
property is hereby duly and lawfully zoned to P-2 (Public, Civic, and Institutional 
Campus) on the zoning map.

All Block 41 in City of Grand Junction Resurvey of Second Division, Together with that 
portion of vacated 9th Street described in Vacation Ordinance No. 1436 Recorded in 
Book 944, Page 638, Excluding the west 13.33 feet of Lots 1 and 32 of Block 41 of the 
City of Grand Junction (Original Townsite) for Street and Utility Right-of-Way purposes 
Recorded at Reception No.1396344, County of Mesa, State of Colorado
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INTRODUCED on first reading this 16th day of July 2025 and ordered published in 
pamphlet form.

ADOPTED on second reading 6th day of August 2025 and ordered published in 
pamphlet form.

____________________________
Cody Kennedy
President of the Council

ATTEST:

____________________________
Selestina Sandoval
City Clerk
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #3. 

  
Meeting Date: July 8, 2025 
  
Presented By: Thomas Lloyd, Senior Planner 
  
Department: Community Development 
  
Submitted By: Thomas Lloyd, Senior Planner 
  
  

Information 
  
SUBJECT: 
  
Consider a request by Mesa County Valley District 51 to vacate 7,772 square feet of a 
20-foot-wide alley right-of-way located at 830 Gunnison Avenue between N 8th Street 
and the vacated N 9th St right-of-way adjacent to Washington Park. 
  
RECOMMENDATION: 
  
Staff recommends approval of the request with conditions as listed in the staff report. 
  
EXECUTIVE SUMMARY: 
  
Mesa County Valley District 51 (District 51) is initiating a request to vacate a 20-foot-
wide public alley right-of-way totaling approximately 7,772 square feet located at 830 
Gunnison Ave. The former East Middle School building is constructed above the 20-foot 
alley, with the alley running through the middle of the school building and gym. It is 
unclear why District 51 or a former version of the school district built the school in the 
City’s alley. Vacating the alley will give District 51 ownership of the area and support 
long-term facility planning. 
  
BACKGROUND OR DETAILED INFORMATION: 
  
BACKGROUND 
The alley proposed for vacation is public right-of-way currently owned by the City. It 
runs east-west between Hill Avenue and Gunnison Avenue and runs through the 
property at 830 Gunnison Avenue. The right-of-way is 20 feet in width and 
approximately 7,772 square feet in area. The alley was dedicated in 1905 as a public 
right-of-way as part of Block 41 and depicted on the Plat of Resurvey of Second 
Division of City of Grand Junction, Reception Number 54332. 
 
District 51 is initiating this request to obtain ownership of the property. The existing 
building was constructed in 1970. Vacating the alley will clean up the site for District 51 
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ownership by removing a redundant public right-of-way that currently bisects the 
property. Given the City’s lack of operational need for the alley, staff believes the 
vacation is in the public’s interest. There are no utilities located within the alley. 
 
NOTIFICATION REQUIREMENTS 
A Neighborhood Meeting regarding the proposed rezone request was held at East 
Middle School on April 3, 2025, at 5:30 pm, in accordance with Section 21.02.030(c) of 
the Zoning and Development Code. City staff was present with the applicant and their 
consultants, along with 38 attendees. Information was presented regarding the request, 
the timeline of the request, opportunities for public comment, and public notifications for 
the associated rezone request. 
 
Notice was provided consistent with the provisions in Section 21.02.030(g) of the 
Zoning and Development Code. The subject properties were posted with a public 
hearing notice sign on April 30, 2025. Mailed notice of the public hearings before 
Planning Commission and City Council in the form of notification cards was sent to 
surrounding property owners within 500 feet of the subject property on June 27, 2025. 
The notice of this public hearing was published June 28, 2025, in the Grand Junction 
Daily Sentinel. An online presentation with the opportunity for public comment was held 
between July 1, 2025 and July 7, 2025 through the GJSpeaks platform.  
 
ANALYSIS 
The criteria for review are set forth Section 21.02.050(p)(iii)(B) of the Zoning and 
Development Code, which provides that a request to vacate a public right-of-way shall 
be reviewed in light of the following: 
 
a. The vacation is in conformance with the Comprehensive Plan, Grand Junction 
Circulation Plan, and other adopted plans and policies of the City; 

The proposed alley vacation is consistent with multiple guiding principles and goals 
of the One Grand Junction Comprehensive Plan, including those related to efficient 
land use, intergovernmental cooperation, and leveraging City-owned assets for 
public benefit. Specifically, the proposal advances Plan Principle 11.3.h – City Real 
Estate, which calls for the City to “leverage underutilized City facilities and real estate 
assets to provide community benefits such as childcare, supportive housing, and 
economic development.” By vacating a segment of right-of-way that no longer serves 
a City function, the City is providing the property for District 51 to utilize for public 
benefit. Its removal eliminates right-of-way that is not needed as the property is 
being utilized and gives ownership of the area to the school district for the future. 
 
The vacation reflects an efficient and strategic land use decision that supports 
coordinated planning between local government entities, promotes community-
serving uses, and aligns with the City’s broader vision for sustainable and responsive 
land management. Staff determines that this criterion has been met.  

 
b. No parcel shall be landlocked as a result of the vacation; 
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All surrounding properties are owned by District 51. No parcels will be landlocked as 
a result of the vacation. Staff determines that this criterion has been met. 

 
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; 

The vacation will not restrict access to any adjacent parcels. The alley runs east-
west between Hill Avenue and Gunnison and is currently unused for access 
purposes due to the fact that a building exists over it. District 51 owns all the 
properties abutting the alley, and thus will not be adversely affected by the removal 
of alley access. Staff determines that 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, including, but not limited to, police and 
fire protection and utility services; 

Utility review agencies have not expressed concerns with the proposed vacation as 
there are no utilities in the alley. The Fire Department had no issues with the alley 
vacation because there is no access from the alley. With no change to public safety 
or utility access, the vacation poses no adverse impacts on the health, safety, or 
welfare of the general community. Staff determines that this criterion has been met. 

 
e. The provision of adequate public facilities and services to any property as 
required by GJMC §21.05.020 shall not be inhibited by the proposed vacation; 
and 

The proposed alley vacation will not inhibit the continued provision of public facilities 
or services to any adjacent or nearby properties.  
 
There does appear to be a portion of sanitary sewer that serves the school in the 
alley area. To maintain access to that manhole, staff recommends that the vacation 
be conditioned on receiving an easement for that portion of the sewer in the existing 
alley. No other public utilities—such as water, stormwater, or electric—are located 
within the alley, and no utility review agencies raised objections during 
interdepartmental review.  

 
From a public safety and emergency services' standpoint, the vacation does not 
change access to existing structures or impede emergency response capabilities. 
The Grand Junction Fire Department has reviewed the proposal and did not identify 
any concerns, as emergency response routes will not be altered and the alley is not 
relied upon for fire access or staging. The vacation does not compromise access to 
utilities, emergency services, or public operations.  
 
Staff determines that this criterion has been met. 

 
f. The proposal shall not hinder public and City functions. 
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The vacation of this alley will not hinder any ongoing or anticipated public or City 
functions. Currently, the alley does not serve a purpose for the City, and therefore, 
will not hinder public and City functions. By vacating the alley, the City removes a 
redundant public right-of-way with a structure built over it which no longer serves a 
purpose. In addition, the vacation provides ownership to the School District and 
simplifies site planning for School District 51 by consolidating land into a cohesive 
site for future educational or institutional uses. 

 
STAFF RECOMMENDATION, FINDING OF FACT, AND CONDITIONS 
After reviewing the request to vacate the East Middle School Alley Vacation, as set 
forth in the attached description and sketch, City file number VAC-2025-245, located at 
830 Gunnison Avenue between N 8th Street and the vacated N 9th St right-of-way 
adjacent to Washington Park: 
 

The request conforms with Section 21.02.050(p) of the Zoning and Development 
Code. 

 
Therefore, Staff recommends conditional approval of the request with the following 
conditions: 
 

1. The vacation shall not be effective until a sanitary sewer easement has been 
granted to the City with terms satisfactory to City staff by District 51 for the sewer line 
that is on District 51's property that includes a portion of the sewer lines that runs 
through a portion of the vacated area. 
 
2. The vacation ordinance shall be void if the above condition has not been met 
within one year of the City Council’s approval of the vacation. 

  
SUGGESTED MOTION: 
  
Mr. Chairman, on the request to vacate 7,772 square feet of a 20-foot-wide alley public 
right-of-way, City file number VAC-2025-245, located at 830 Gunnison Avenue – I move 
that the Planning Commission forward a recommendation of approval to City Council 
with the findings of fact and conditions as listed in the staff report. 
  

Attachments 
  
1. Development Application 
2. Legal Description and Exhibit 
3. Site Map 
4. Ordinance East Middle School Vacation 
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~i"Jfri«J Uu.1 rr11 -cfi:tt (fJ1tfllcc:_ COLOaADO 

COMMUNTI'Y 
OMLOPMl'NT 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 petlllon this: 

Petition For: !vacation - Right-of-way 

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

Existing Land Use Designation Existing Zoning 
'--,....-_ -_ -_-_-_-_-_:-_-_ -_ -_ -_-_-_-_-_-_ -_ -_ -_ -_ -_ -_-...::: '-------------' 

Proposed Land Use Designation Proposed Zoning .___________,
'--- - - ---------' 

Property Information 

Site Location: 1830 Gunnison Avenue Site Acreage: j3.0 
~L._-_ -_ -_ -_ -_ -_-_ -_ -_ -_ -_ -_:-_ -_ -_ -_ -_-_-_-_ __J~ 

Site Tax No(s): 12945-141-22-001 Site Zoning: ,'--R_M_·B______ _ ____, 

Project Description: Vacate 20-ft Alley x 408-ft long through the 830 Gunnison Avenue property 

Property Owner Information Applicant Information 

Name: Mesa County Valley School DI! Name: I Mesa County Valley School mil 

Street Address: 12115 Grand Avenue Street Address: 12115 Grand Avenue 

City/State/Zip: IGJ, CO 81501 City/State/Zip: IGJ, CO 8150'1 

Business Phone#: 1970-254-5105 Business Phone#: 1970-254-5105 

E-Mail: cllnt.garcia@d51schools.org E-Mail: cllnt.garcla@d51schools.org 

Fax#: '--!--_______ ____, Fax#: 

Contact Person: !cunt Garcia Contact Person: ic11nt Garcia 

Contact Phone#: 1970-254-5105 Contact Phone#: 1970-254-5105 

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

Representative Information 

Name: !Austin Civil Group, Inc. 

Street Address: i123 N. 7th Street 

City/State/Zip: IGJ. CO 81501 

Business Phone#: 1970-242-7540 

E-Mail: marl<a@ausllnclvllgroup.com 

Fax#: LI________ _ __, 

Contact Person: !Mark Austin 

Contact Phone#: 1970-242-7540 

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

Signature of Person Completing the Application Date I 4 1{•15 · 
Signature of Legal Property Owner Date I 'J.1/ . z s' 

I 
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General Project Report 

for 

Alley Vacation At 830 Gunnison Avenue 

General Project Report - Alley Vacation Page 1 of 2 

 

 

 

Project Description 

This submittal requests approval to vacate a 20-ft wide by 408-ft long alley which runs 

east to west on the property located at 830 Gunnison Avenue in Grand Junction, 

Colorado. The approximate location of the alley to be vacated is depicted in the air 

photograph below: 
 

830 Gunnison Avenue Alley Vacation Area Map 

 

The site is the location of the East Middle School which is owned by Mesa County 

Valley School District No 51. The 20-ft alley runs through the middle of the current 

school building and gym. 

 

The East Middle School was constructed in 1970 and it’s unclear what arrangements or 

agreements were made to allow the school to be constructed over the alley. The alley 

was platted as part of the original Town of Grand Junction plat in the early 1880s. 

 

The 20-ft wide strip of land currently has no public utilities. 

 

Section 21.02.050(o) of the City of Grand Junction Land Development Code provides the 

criteria that shall be met for vacation of easement area. The criteria include the 

following: 

 

21.02.050(p)(2)(iii)(B)(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 proposed vacation of the alley at this location will not impact any 

proposed Grand Junction Circulation Plans, Policies, or impact the Comprehensive Plan, 

or any adopted plans or policies; 

Project Location 

Alley Area To 

Be Vacated 
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General Project Report 

for 

Alley Vacation At 830 Gunnison Avenue 

General Project Report - Alley Vacation Page 2 of 2 

 

 

21.02.050(p)(2) (iii)(B)(b): No parcel shall be landlocked as a result of the vacation; 

Response: Vacation of this alley area will not result in any landlocked condition. 

 

21.02.050(p)(2)(iii)(B)(a): 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: The proposed alley vacation will not impact access to any land parcel. This 

alley has had a building constructed over it for fifty-five years. 

 

21.02.050(p)(2)(iii)(B)(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: This vacation will not impact health, safety or welfare as it is located on 

private property, has never been used, and is no longer needed. 

 

21.02.050(p)(2)(iii)(B)(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; and 

Response: This vacation will not impact health, safety or welfare as it is located on 

private property, has never been used, and is no longer needed. 

 

21.02.050(p)(2)(iii)(B)(f): The proposal shall not hinder public and City functions. 

Response: The proposed vacation will not hinder public or city functions. The easement 

has never been used and is no longer needed because a building has been located over the 

area for the past fifty-five years. 
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For assistance in reviewing the Improvement Survey, please contact 970-244-
1430 
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 Block 41 of Plat of Resurvey of Second Division of City of Grand Junction (Reception No.54332)

 NE 1/4 of Section 14, Township 1 South, Range 1 West, Ute Meridian,
 City of Grand Junction, Mesa County, Colorado

N

LAND SURVEY DEPOSITS
Mesa County Surveyor's Office

Date: ____________________

Deposit No: _______________

SURVEY  NOTES:
1. Title information provided by Fidelity National Title, File No. 200-F09906-24, Dated August 9, 2024 and the

Mesa County Assessor - Real Property Public Information System.
2. The location of underground utilities as shown on this plat are based on visible surface evidence and utility

markings. Actual locations of utilities may vary and should be verified prior to any construction.
3. The bearings and distances shown hereon represent the results of the Legal Description rotated to grid north

of the Mesa County Local Coordinate System for the Grand Valley Area with respect to the physical locations
of accepted survey monuments.

4. According to Colorado law you must commence any legal action based upon any defect in this survey within
three years after you first discovered such defect. In no event may any action based upon any defect in this
survey be commenced more than ten years from the date of the certification shown hereon.

CERTIFICATION:
I, Christopher C. Ransier, a registered Professional Land Surveyor in the State of Colorado, do
hereby certify the Improvement Survey Plat represented hereon was performed by me or under my
responsible charge; it is based upon my knowledge, information and belief; is in accordance with
acceptable standards of practice and the laws of the State of Colorado.  This statement is not a
guarantee or warranty, either expressed or implied.
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The bearing between the City Block Survey Monument located at the road intersection of Hill Avenue and N.8th Street
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This bearing corresponds with grid north of the Mesa County Local Coordinate System for the Grand Valley Area.
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Right-of-Way purposes Recorded at Reception No.1396344,
County of Mesa, State of Colorado
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April 5, 2025 
 
Mr. Thomas Lloyd, Senior Planner 
City of Grand Junction 
250 North 5th Street 
Grand Junction, Colorado 81501 
 
Re: 830 Gunnison Ave – East Middle School Vacation & Rezone 
 Neighborhood Meeting Summary 
 
Dear Mr. Lloyd: 
 
The purpose of this letter is to document that a neighborhood meeting was 
conducted on April 3, 2025 at 5:30 PM, for the alley vacation and rezone of 
property located at 830 Gunnison Avenue, which is the East Middle School 
property. 
 
There were 38 people that signed the attendance sheet at the meeting and a 
copy of the sign in sheet is attached to the summary letter.  Clint Garcia, Eddy 
Mort and Dan Bunnell with Mesa Valley School District #51 attended the 
meeting, along with Daniel Gartner with Chamberlin Architects.    Listed below is 
a summary of the items discussed at the meeting: 
 

1. The School District conducted a topo and boundary survey on the 
property in 2024 as they were looking at options for the building and ADA 
access issues.  As part of this boundary survey work, the title company 
was not able to find any recorded documents that formally vacated the 
original 20-ft alley that currently is located under the school. 

 
2. Mark Austin explained the purpose of the alley easement vacation and 

presented the original 1880’s subdivision plat for Grand Junction and 
where the easement was located in the original subdivision and where it 
fell inside the current East Middle School building. 
 

3. The alley vacation has nothing to do with the Washington Park site and 
nothing will change at Washington park if the alley is vacated.  

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

 

∙∙


∙∙
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Mr. Thomas Llyod 
April 5, 2025 
Page 2 of 4 

 
 

4. The East Middle School was constructed in 1970. It’s unclear how the 
alley ownership was missed at that time and why this area wasn’t 
addressed prior to the school construction.   

 
5. The group asked why this alley vacation had to take place now.  Mark 

Austin explained the City of Grand Junction owns the 20-ft alley which 
runs through the middle of the building owned by the school district and 
this ownership issue needs to be cleaned up so all of the property under 
the current building is owned by the school district. 
 

6. Several of the neighbors believed this alley vacation was a way for the 
district to tear down the building and construct an alley through the 
property to build more residential units. 
 

7. Mark Austin and Clint Garcia tried to explain to the group the alley 
vacation is only needed to clean up the ownership of the property. 
 

8. Mark Austin stated when the project team met with the City of Grand 
Junction in the fall of 2024 to discuss the alley vacation and changes at 
the school, the City of Grand Junction stated the current zoning, RM-8 
allowed for school uses, but administrative / office type uses were not 
permitted in the RM-8 zone district.  The City asked the school district to 
rezone the property to allow for the administrative / office type uses.  
That is the second item being discussed tonight. 
 

9. The current property, and the vast majority of properties around the site 
are zoned RM-8, with the exception of Washington Park, which is zoned P-
1.   
 

10. The rezoning options that would allow for a school and administrative type 
uses on the property best fit is the “Public, Civil and Institutional Campus” 
zone district, P-2.   
 

11. Mark Austin provided a use table graph from the City code to show the 
uses in RM-8 and P-2 for Public / Private School and Office uses.  

 
12. Clint Garcia explained that several other D51 facilities and support staff 

would be consolidated to this building location, including people from 
Basel T Knight, New Emerson, and other leased office building space 
facilities in the valley.  It doesn’t make sense to have an empty building at 
East Middle School when these other buildings are being leased and 
several of the other buildings are in poor condition.   
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Mr. Thomas Llyod 
April 5, 2025 
Page 3 of 4 
 

13. The neighbors feel the rezone is being requested to allow them to 
construct residential apartments and not school type uses. 
 

14. Mark Austin incorrectly stated that residential uses were not allowed in the 
P-2 zone district, but Thomas Llyod with the City corrected this statement 
and indicated this zone district did allow for residential densities of 8 to 12 
units per acre. 

 
15. The neighbors asked what the housing density of 8 to 12 units per acre 

would look like.  Mark Austin stated that R-8 density is typically some type 
of attached product and not stand along singlefamily homes.  Mark Austin 
stated the zoning of the neighborhood properties is RM-8, but the actual 
density is probable closer to 6 units per acre.   
 

16. The group was concerned rezoning the property will allow the school 
district to sell the land or to develop the property for residential 
development.   
 

17. Dan Bunnell with D51 stated he’s worked out of the building for a long 
time and a lot of the programs he manages would be working out of this 
building.  Staff like school nurses and counselors which work at the 
schools in the district, but also need an office would be placed here. 
 

18. The neighbors asked about the gym and if it would continue to be used. 
Clint Garcia indicated the gym will continue to be used by D51 students 
and is also available for City program type uses when D51 isn’t using it.   

 
19. The neighbors are concerned D51 will sell the property and the property 

will get developed to residential uses.  Dan Bunnell and Daniel Gartner 
both stated the hope is that this facility can continue to be used for 
administrative support until such time the student population increases 
and this facility can then be easily converted back to a school. 
 

20. The neighbors asked who benefits from rezoning the property.  Mark 
Austin responded the rezone is being requested  by the City of Grand 
Junction and D51 is trying to comply with their request. 
 

21. The neighbors asked how many administrative staff may be at the 
location and the district responded that it could be in the 80 to 100 range 
and explained the majority of employees are at the schools, but they will 
be in and out of this location all day.   There’s approximately 86 parking 
along the streets at the school and Washington park. 
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Mr. Thomas Llyod 
April 5, 2025 
Page 4 of 4 
 
 

22. The neighbors asked if the school intended to build a parking lot east of 
the school.  D51 responded they preferred not to do that as they would 
rather spend that money elsewhere, but if the parking became an issue 
with their staff and the neighbors, it could be an option.  They would 
prefer to look at providing more diagonal on street parking solutions first.  
 

23. The neighbors asked D51 to consider having more meetings directly with 
the neighborhood to keep them informed.   

 
 

24. Thomas Llyod stated the rezone and vacation process is about a 3-to-4-
month long process.  The neighbors within 500-ft of the site will get a 
card in the mail explaining to them how they can review the application 
and provide comments, as well as the dates for the planning commission 
and city council hearings and they are welcome to come and comment at 
these meetings.    

 
The meeting concluded at approximately 7:00 PM.   
 
It's my opinion the neighbors understand why the alley vacation is needed and 
supported the request.   
 
It’s my opinion that the neighbors are skeptical about the rezone request 
because they feel like the goal of the rezone is to allow more housing. 
 
Please let me know if you have any additional questions, please give me a call at 
the number below.  
 
Sincerely, 

 
Austin Civil Group, Inc. 
Mark Austin, P.E. 
President 
 
 
Attachments:  Sign In Sheet 
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For assistance in reviewing the Legal Description and Map Exhibit, please 
contact 970-244-1430 
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Christopher C. Ransier
Colorado PLS 38089
Align Surveying, LLC
717 Centauri Drive,
Grand Junction, CO 81506
970-623-1001

 EXHIBIT A
ALLEY VACATION

An Alley right of way dedicated on Plat of Resurvey of Second Division of City of Grand Junction recorded at
Reception No.54332 in the office of the Clerk and Recorder of Mesa County, lying entirely within Block 41 of said Plat
of Resurvey situated in the NE1/4 of Section 14, Township 1 South, Range 1 West, of the Ute Meridian, City of Grand
Junction, Mesa County, Colorado, more particularly described as follows:

Commencing at the Northwest corner of Block 41 of said Plat of Resurvey, whence the Northeast corner of Block 41
of said Plat of Resurvey bears S89°53'52”E with all bearings contained herein being relative thereto;
thence S21°29'30”E, a distance of 199.50 feet to the Point of Beginning;
thence S89°54'431”E, a distance of 388.68 feet;
thence S00°07'53”W, a distance of 20.00 feet;
thence N89°54'32”W, a distance of 388.66 feet;
thence N00°04'25”E, a distance of 20.00 feet to the Point of Beginning.

Said parcel contains 7,772 Square Feet as described herein.
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Align Surveying, LLC
717 Centauri Drive
Grand Junction, CO 81506
970.623.1001
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Christopher C. Ransier
Colorado PLS 38089
Align Surveying, LLC
Grand Junction, CO 81506
970-623-1001

Date:05/21/2025

 EASEMENT LINE
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CITY OF GRAND JUNCTION, COLORADO

ORDINANCE NO.  _______

AN ORDINANCE VACATING AN ALLEY RIGHT-OF-WAY LOCATED BETWEEN 
HILL AVE AND GUNNISON AVE

Recitals:

Mesa County Valley District 51 has requested vacation of public right-of-way. The 
existing right-of-way for the alley was dedicated in 1905 as a public right-of-way as part 
of Block 41 and depicted on the Plat of the Resurvey of the Second Division of the 
Town of Grand Junction, Reception Number 54332. The proposed right-of-way vacation 
will have no impact on public facilities or services provided to the public because they 
will continue to exist within a utility easement retained on the western end of the right-of-
way.

After public notice and public hearing as required by the Grand Junction Zoning and 
Development Code, and upon recommendation of approval by the Planning 
Commission, the Grand Junction City Council finds that the request to vacate a portion 
of alley public right-of-way, is consistent with the Comprehensive Plan, the Grand Valley 
Circulation Plan and Section 21.02.050 of the Grand Junction Municipal Code.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION THAT THE FOLLOWING RIGHT-OF-WAY DESCRIBED BELOW 
AND ON EXHIBIT A IS HEREBY VACATED SUBJECT TO: 

An Alley right of way dedicated on Plat of Resurvey of Second Division of City of Grand 
Junction recorded at Reception No.54332 in the office of the Clerk and Recorder of 
Mesa County, lying entirely within Block 41 of said Plat of Resurvey situated in the 
NE1/4 of Section 14, Township 1 South, Range 1 West, of the Ute Meridian, City of 
Grand Junction, Mesa County, Colorado, more particularly described as follows:  

Commencing at the Northwest corner of Block 41 of said Plat of Resurvey, whence the 
Northeast corner of Block 41 of said Plat of Resurvey bears S89°53'52”E with all 
bearings contained herein being relative thereto; 

thence S21°29'30”E, a distance of 199.50 feet to the Point of Beginning; thence 
S89°54'31”E, a distance of 388.68 feet; 

thence S00°07'53”W, a distance of 20.00 feet;

thence N89°54'32”W, a distance of 388.66 feet; thence N00°04'25”E, a distance of 
20.00 feet to the Point of Beginning. 

Said parcel contains 7,772 Square Feet as described herein and depicted on Exhibit B.
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Introduced on first reading this 16th day of July 2025 and ordered published in pamphlet 
form.

Adopted on second reading this 6th day of August 2025 and ordered published in pamphlet 
form.

ATTEST:

_______________________________ ______________________________
Selestina Sandoval                                              Cody Kennedy 
City Clerk City Council President 
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #4. 

  
Meeting Date: July 8, 2025 
  
Presented By: Daniella Acosta, Senior Planner 
  
Department: Community Development 
  
Submitted By: Daniella Acosta Stine, Principal Planner 
  
  

Information 
  
SUBJECT: 
  
Consider a request by 2426 G Road LLC, property owner, to rezone approximately 4.33 
acres from RL-4 (Residential Low 4) to RM-12 (Residential Medium 12), located at 
2426 G Road. 
  
RECOMMENDATION: 
  
Staff recommends approval of the request. 
  
EXECUTIVE SUMMARY: 
  
The applicant, 2426 G Road LLC, is requesting a rezone of approximately 4.33 acres 
from RL-4 (Residential Low 4) to RM-12 (Residential Medium 12) to support the future 
development of medium-density residential housing. The subject property is within the 
Tier 1 Urban Growth Area and is designated as Residential Medium in the 
Comprehensive Plan. The proposed zoning is consistent with that designation and 
aligns with the City’s goals to increase housing diversity and utilize existing 
infrastructure efficiently. 
  
BACKGROUND OR DETAILED INFORMATION: 
  
The applicant, 2426 G Road LLC, is requesting approval to rezone approximately 4.33 
acres of land from RL-4 (Residential Low 4) to RM-12 (Residential Medium 12). The 
property is located on the north side of G Road, immediately east of Canyon View Park 
and the 24 Road corridor. The intent of the rezone is to facilitate the development of 
medium-density residential housing. 
 
The requested RM-12 zoning district is one of the implementing zone districts for the 
“Residential Medium” land use designation identified in the One Grand Junction 
Comprehensive Plan. The property is within Tier 1 of the Growth Plan, which prioritizes 
infill development and the efficient use of existing public infrastructure. The request 
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supports the City’s strategic goals of expanding housing choice, promoting walkable 
urban neighborhoods, and reducing development pressure on fringe and rural areas. 
The proposed rezone is also consistent with surrounding development patterns and will 
serve as an appropriate transition between lower-density neighborhoods and more 
intense commercial and residential uses located nearby. 
 
In addition to the RM-12 zoning requested by the applicant, the following zone districts 
would also be consistent with the Comprehensive Plan designation of Residential 
Medium: 

a. RM-8 (Residential Medium 8) 
b. PD (Planned Development) 
c. P-1 (Public Parks, and Open Space) 
d. P-2 (Public, Civic, and Institutional Campus) 

 
The properties adjacent to the subject property are zoned RH-24 (Residential High 24), 
RM-8, PD, MU-2 (Mixed-Use Light Commercial), and P-2. The property abuts Canyon 
View Park to the west, which is zoned P-2. 
 
NOTIFICATION REQUIREMENTS 
A Neighborhood Meeting regarding the proposed rezone request was held virtually on 
March 4, 2025, at 5:30 pm, in accordance with Section 21.02.030(c) of the Zoning and 
Development Code. City staff was present with the applicant and their consultants, 
along with 10 attendees. Information was presented regarding the request, the timeline 
of the request, opportunities for public comment, and public notifications of the rezone 
request. 
 
Notice was consistent with the provisions in Section 21.02.030(g) of the Zoning and 
Development Code. The subject properties were posted with a public hearing notice 
sign on April 16, 2025. Mailed notice of the public hearings before Planning 
Commission and City Council in the form of notification cards was sent to surrounding 
property owners within 500 feet of the subject property on June 27, 2025. The notice of 
this public hearing was published June 28, 2025, in the Grand Junction Daily Sentinel. 
An online presentation with the opportunity for public comment was held between July 
1, 2025, and July 7, 2025, through the GJSpeaks platform.  
 
ANALYSIS   
The criteria for review are set forth in Section 21.02.050(m)(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 criteria outlined in this section. The 
applicant’s responses to these criteria are included on pages 8-10 of the Development 
Application, included as Exhibit 1. Staff’s analysis of the criteria is provided below. 
 
(A) Consistency. The proposed zoning is generally consistent with applicable 
provisions of the Comprehensive Plan.  

Packet Page 56



The request to rezone approximately 4.33 acres at 2426 G Road from RL-4 to RM-
12 is consistent with the adopted One Grand Junction Comprehensive Plan and 
supports its long-range vision for a more sustainable, accessible, and connected 
community. The subject property is located within the “Residential Medium” land use 
designation, which is intended to be implemented through zoning districts such as 
RM-8 and RM-12. The proposed RM-12 zoning district is therefore not only permitted 
under this designation but is especially appropriate given the Comprehensive Plan’s 
call to encourage housing diversity in well-served urban areas. 
 
The Comprehensive Plan promotes a development pattern that makes the most of 
existing infrastructure. The subject site is within Tier 1 of the Urban Growth 
Framework, which designates the highest-priority areas for development based on 
available infrastructure and proximity to community assets. The proposal directly 
aligns with Plan Principle 3: Responsible and Managed Growth, which encourages 
infill development that uses existing services and reduces the need for costly 
infrastructure extensions. Water, sewer, emergency services, and transportation 
infrastructure are already in place, making the property immediately viable for 
development. 
 
The Comprehensive Plan also emphasizes the need to offer a variety of housing 
types throughout the city to serve people at different life stages and income levels. 
The area surrounding 2426 G Road is predominantly made up of detached single-
unit homes. By introducing medium-density housing, the proposed RM-12 zoning 
would support a better mix of housing and respond to local demand. This is 
consistent with Plan Principle 5: Strong Neighborhoods and Housing Choices, which 
includes policies promoting the efficient use of land and expanding housing 
availability within all areas of the community. 
 
In addition, the property is ideally located to take advantage of existing pedestrian 
and bicycle infrastructure. G Road connects to the Leach Creek trail system, and the 
property is within a short distance of services and employment centers, including 
Community Hospital and retail along 24 Road. This reflects the mobility and 
connectivity goals of the Comprehensive Plan and supports the City’s broader 
strategies for multimodal access. 
 
Lastly, the rezoning of this parcel will help ensure that a greater variety of housing 
types is available across different parts of the city, including areas that have 
historically been dominated by a single housing product. This shift toward broader 
housing choice serves to meet diverse community needs and allows for a better 
balance between residential supply and demand. Based on this detailed evaluation, 
staff finds that the proposed rezone is consistent with the Comprehensive Plan. Staff 
finds that this criterion has been met. 

 
(B) Development Patterns. The proposed zoning will result in logical and orderly 
development pattern(s).  
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Rezoning the subject property from RL-4 to RM-12 will facilitate a logical and orderly 
development pattern that is both context-sensitive and in alignment with the broader 
land use strategy articulated in the One Grand Junction Comprehensive Plan. The 
parcel, located at 2426 G Road, is currently zoned RL-4, which permits both 
detached and attached single-unit housing types, including duplexes. However, the 
current zoning still presents limitations for promoting the kind of compact, higher-
intensity residential development envisioned in the Residential Medium land use 
designation. 
 
In contrast to RL-4, the RM-12 zoning district does not permit detached single-unit 
homes. This characteristic is significant, as it ensures that development within RM-
12 is reserved for medium-density housing typologies such as townhomes, cottage 
courts, and multi-unit dwellings. As such, rezoning to RM-12 prevents the 
introduction of lower-density detached housing forms on this strategically located site 
and reinforces the Comprehensive Plan’s goal of steering single-unit detached 
development toward areas already designated for low-density residential uses. In 
this way, RM-12 preserves the integrity of the Residential Medium category by 
focusing land use on forms that advance higher density, transit-friendly 
neighborhoods. 
 
The subject parcel is bordered to the west by Canyon View Park, a large public 
recreation area that provides both open space and access to trails. To the east and 
northeast are properties zoned PD, which are built out with medium-density single-
family residential neighborhoods. South of the property, across G Road, the zoning 
transitions to RH-24 and MU-2, which accommodate higher-density residential, 
commercial, and employment uses. The existing Nexus Apartments, a mixed-density 
residential development containing both apartments and townhomes, lies 
approximately 0.10 miles to the south and supports the compatibility of RM-12 
zoning at the subject site. These zoning districts and developments demonstrate an 
intentional increase in intensity from north to south, and the proposed RM-12 zoning 
acts as a natural transitional zone between low-density single-unit dwelling 
neighborhoods and the high-density, mixed-use corridor centered along 24 Road 
and G Road. 
 
The concept of "orderly development" in this context refers to a progression of 
density and building forms that are aligned with existing infrastructure, the 
established road network, and compatible land uses. The parcel has direct access to 
G Road, a collector-level roadway with full urban improvements, and is within a short 
distance of major arterials such as 24 Road and Patterson Road. Utilities including 
domestic water (Ute Water), sanitary sewer, storm sewer, and fire protection are 
already present at the site. The rezone to RM-12 will allow development that utilizes 
this infrastructure efficiently and within its designed capacity, minimizing the need for 
costly extensions or upgrades. The RM-12 district also aligns with the dimensional 
standards and site configurations of adjacent neighborhoods. Townhomes or small 
multiplex developments under RM-12 will mirror the general scale and massing of 
existing structures in the PD zone to the east, while providing a land-use buffer 
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between detached single-unit dwelling neighborhoods and the more intensive 
development south of G Road. 
 
Additionally, the site is currently underutilized in its existing RL-4 configuration. It is 
oversized for a single residential lot and constrained in its potential for meaningful 
subdivision. Under RL-4 standards, the maximum number of allowable units is 
approximately 17, which would result in an inefficient spread of infrastructure costs 
and poor utilization of land given the site's size, access, and location. The parcel is 
flat, well-connected, and adjacent to major community amenities such as Canyon 
View Park and the Leach Creek Trail system. Rezoning to RM-12 enables a 
development form that better matches the site's locational advantages and removes 
unnecessary regulatory barriers that have contributed to its vacancy and underuse. 
 
In conclusion, the proposed rezoning to RM-12 supports an orderly and efficient 
pattern of development by responding to surrounding land use intensity, leveraging 
existing infrastructure, and focusing future development on higher-density housing 
types consistent with Comprehensive Plan goals. The rezoning reinforces the vision 
of the Residential Medium designation by preventing the reintroduction of detached 
single-family homes and reserving this well-situated parcel for housing types that 
support a more walkable, connected, and diverse community.  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.    

Rezoning the subject property from RL-4 to RM-12 will produce measurable and 
meaningful benefits to both the immediate neighborhood and the wider Grand 
Junction community. Most notably, the rezoning enables a significant increase in 
residential capacity on an underutilized parcel located within a Tier 1 priority growth 
area. While RL-4 allows between 9 and 17 residential units on this 4.33-acre parcel, 
the proposed RM-12 zoning would allow between 35 and 51 units, depending on 
final design and site layout. This represents roughly a threefold increase in housing 
potential and a substantial opportunity to respond to local housing demand using 
land already served by infrastructure. 
 
This benefit is particularly important in the context of the broader housing landscape. 
According to the 2021 Grand Valley Housing Needs Assessment, the Grand 
Junction area continues to face a shortfall of housing—particularly in the “missing 
middle” typologies such as townhomes and small-scale multiplexes. The City’s 2021 
Housing Strategy reinforces this finding and calls for a more proactive approach to 
zoning and land use changes that increase attainable housing options. Within 
northwest Grand Junction, and specifically the 24 Road corridor overlay area, there 
remains a scarcity of RM-12 zoned land. Much of the area is characterized by RL or 
PD zoning that limits density or locks in older development patterns. These lower-
density zoning designations persist despite the fact that large portions of the 
corridor—especially between 25 Road and 24 Road and south of I-70—are 
designated in the Comprehensive Plan for Mixed Use, Residential Medium and High, 
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and Commercial. As such, these existing lower-density zones are largely legacy 
zoning districts that no longer align with the area’s future land use vision as 
articulated in the Comprehensive Plan. Adding over four acres of RM-12 to this 
geography helps to reconcile zoning with adopted land use goals and supports a 
more inclusive residential pattern in a well-connected location. 
 
The property’s location further amplifies its value to the community. It is situated 
close to employment centers, healthcare, recreation, and retail—allowing for shorter, 
more direct trips, whether by car, bicycle, or on foot. This kind of proximity can ease 
household travel demands, improve overall convenience, and reduce strain on the 
transportation system over time. In particular, it offers practical travel options for 
those who may not drive, such as older adults, school-aged children, or individuals 
with mobility limitations. The ability to safely and conveniently access destinations 
like Canyon View Park, schools, or essential services on foot or by bike enhances 
independence and quality of life for these groups. For households with multiple 
drivers, the location may reduce the need for an additional vehicle, helping to lower 
transportation costs—a significant and growing component of overall household 
expenses. 
 
These transportation benefits reflect the “Three D’s” framework of transportation 
planning—density, diversity, and design. The RM-12 zoning increases residential 
density in a strategic location; the surrounding area already offers a diversity of uses, 
including healthcare, parks, schools, and employment; and the built environment 
supports multimodal access through a connected street network and proximity to 
trails and sidewalks. This combination supports more efficient travel behavior without 
compromising freedom of movement, offering residents a wider range of choices in 
how they navigate their daily lives. 
 
By placing new, medium-density housing in a location already served by utilities and 
transportation infrastructure, the rezone promotes fiscal efficiency and responsible 
stewardship of public resources. It discourages outward expansion, minimizes 
infrastructure extension costs, and channels growth into an area designed to absorb 
it. These outcomes are consistent with the One Grand Junction Comprehensive 
Plan’s principles of managed growth, neighborhood connectivity, and diversified 
housing choices. 
 
In total, the rezone will facilitate a meaningful increase in housing capacity in one of 
the city’s most strategically positioned neighborhoods. It supports long-term housing 
goals, reinforces community investment in infrastructure, and ensures that public 
services are used to their full potential. These cumulative benefits clearly 
demonstrate the value of the proposed zoning change.  Thus, staff finds that this 
criterion has been met. 

 
FINDING OF FACT AND STAFF RECOMMENDATION 
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After reviewing the 2326 G Road rezone request, for a rezone of a total of 4.33 acres 
from RL-4 (Residential Low 4) to RM-12 (Residential Medium 12), located at 24 26 G 
Road, the following finding of fact has been made: 
 

The request has provided evidence that meets the criteria found in Section 
21.02.050(m)(3)(ii) of the Zoning and Development Code. 

 
Therefore, City Staff recommends approval of the requested rezone. 
  
SUGGESTED MOTION: 
  
Mr. Chairman, on the Rezone request for the property located at 2426 G Road, City file 
number RZN-2025-138, 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. Neighborhood Meeting Documentation 
3. Exhibit 3. Draft 2426 G Road Ordinance 
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- General Project Report – Revised 
Rezone 

2426 G Road Rezone 
 

2426 G Road 
Grand Junction, CO 

Tax Parcel No. 2701-333-01-002 
Owner(s):  2426 G Road LLC 

 
March 5, 2025 

Revised April 8, 2025 
 

A. Project Description: 
  

Location:  The parcel is located on the north side of G Road. Canyon View Park is 
adjacent to the west with .  
 
Acreage:  The parcel is approximately 4.33 acres. 
     

      Proposed Use:  The applicant would like to rezone the parcel from RL-4 to RM-12 to 
facilitate future development of higher density residential (proposed single-family 
attached/townhomes). The requested RM-12 zoning is appropriate for the future land 
use designation of Residential Medium, determined by the 2020 Comprehensive Plan. 
Single-family detached units are not allowed in the RM-12 zoning district, ensuring 
development with single-family attached produce or multifamily.  The existing zoning 
of RL-4 (Residential Low) does not implement the 2020 Comprehensive Plan. 

 
 
B. Public Benefit 
 

 This project, if approved, will benefit the community as it will increase the acreage of 
land in the community that is zoned for medium density housing. The housing shortage 
and lack of housing choices, particularly single-family attached product, is well 
documented in our community, as is the lack of medium density housing and land zoned 
RM-12. This is demonstrated below, taken from the Grand Valley Housing Needs 
Assessment done in 2019: 
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River City Consultants, Inc. – 2426 G Road Rezone 2 

    
 
 Although this study is older, per City staff the patterns still hold. As shown, the largest 

gap of housing is single-family attached product.  
 
 This location is perfect for medium density, attached housing product, given its close 

proximity to services along the 24 Road and Patterson Road corridors, Community 
Hospital, Canyon View Park and multimodal transportation opportunities. 
Development at medium density residential (i.e. townhomes) provides a buffer between 
more intense uses identified for parcels located on the south side of G Road and the 
west side of 24 Road; high density residential (RH-24) and mixed uses allowed in the 
MU-2 zone district such as commercial, employment centers and multifamily. i.e. 
apartments.   

 
 An additional public benefit of this project is that it is an infill parcel with existing built 

ROW and public utilities adjacent to the property. Future development will take 
advantage of existing public infrastructure and prevent sprawl, which burdens the 
taxpayer due to the extension of public infrastructure. 

 
  

C. Neighborhood Meeting 
 

 A neighborhood meeting was held via a Zoom meeting on March 4, 2025. A summary 
of the meeting is included with this submittal. A plan showing single-family attached 
product (townhomes) was presented as the product anticipated.   

 
 
D. Project Compliance, Compatibility, and Impact 
 

1) Adopted plans and/or policies: 
 
The requested RM-12 zoning is an appropriate zone district for the Residential Medium 
Category. The future development of the parcel at RM-12 zoning would be compliant 
with the Grand Junction Municipal code requirements and the 24 Road Overlay 
standards. Development of the parcel under RM-12 guidelines would promote the 
following Comprehensive Plan Principles: 
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River City Consultants, Inc. – 2426 G Road Rezone 3 

 
Plan Principle 1, Collective Identity; 

 
Policy 1. Preserve, promote and celebrate Grand Junction’s identity, diversity and 
history. g. Agricultural and industrial Roots 
 
Response: Like all communities, Grand Junction is continually evolving. New 
investments in our community by large scale employers (i.e. Amazon) are providing 
new employment opportunities for not only existing residents but people moving into 
the area. These investments trigger needs for additional and diverse housing. By 
rezoning and redeveloping infill parcels per the guidance of the Comprehensive Plan, 
the City’s identity is preserved through periods of change.  
 

Principle 3, Responsible and Managed Growth; 
 
Policy 1. Intensification and Tiered Growth. 
 
Support the efficient use of existing public facilities and services by directing 
development to locations where it can meet and maintain the level of service targets as 
described in Chapter 3, Servicing Growth. Prioritize development in the following 
locations (in order of priority). Periodically consider necessary updated to the tiers 
which are; Tier 1, Urban Infill; Tier 2, Suburban Infill; Tier 3, Rural Areas and County 
Development. 
 
Response: The subject parcel is located in Tier 1 of the Growth Plan. Development of 
parcels within Tier 1 where the City is prioritizing investment discourages sprawl and 
reduces the amount of additional City investment than if it were located in Tier 2. 
 
Policy 2. Encourage infill and redevelopment to leverage existing infrastructure. 
 
Response: The subject parcel is an infill parcel. Development of this parcel with RM-
12 product reduces the distance between rooftops and amenities, with this parcel being 
located in very close proximity to services and employment centers and adjacent to 
Canyon View Park. Existing infrastructure can support the development of this parcel 
with single-family attached housing. 
 
The proposed rezone and subsequent development opportunities promote the following 
policies: 
 
Policy 6. Support the development of neighborhood-centered commercial uses and 
mixed-use development. 
 
Objective c. Walkable Centers 
Support the development of walkable community/neighborhood commercial centers 
that provide a variety of services and amenities to the immediate area, expand housing 
options, and/or provide live-work opportunities. Centers will vary in size and type but 
should be located consistent with the Commercial and Industrial Areas Framework 
Map. 
 

Packet Page 65



River City Consultants, Inc. – 2426 G Road Rezone 4 

Response: The pedestrian/bike trails along G Road connect to the Leach Creek trail 
system along 24 Road, providing the opportunity for live-work opportunities located to 
the west and south. 
 
Objective d. Density/Intensity 
Encourage the transition of low-intensity or otherwise obsolete single-use centers to 
higher intensity, mixed use centers over time. Emphasize strategies that will expand 
housing options and available services within the immediate neighborhood. 
 
Response: As the property exists today, this infill parcel is oversized for the use of one 
single-family detached dwelling unit. The proposed rezone and subsequent 
development with single-family attached housing would allow the development of up to 
54 dwelling units. If developed at the existing RL-4 zone district, only a maximum of 
17 dwelling units could be achieved, and would be economically challenging to develop 
given the spread of the infrastructure construction costs. The proposed rezone to RM-
12 will expand housing options in the northwest Grand Junction area.     
 

and Principle 5, Strong Neighborhoods and Housing Choices.  
The consideration/approval of the rezone request promotes the following policies: 
 
Policy 1. Promote more opportunities for housing choices that meet the needs of 
people of all ages, abilities, and incomes. 
  

Objective a. Supply of Land 
Monitor and periodically update the Land Use Plan to ensure the City has an adequate 
supply of land designated for a wide variety of housing types based on demand. 
 
Response: The rezoning of this parcel to RM-12 will efficiently utilize existing land 
thereby consuming available land in a responsible manner. 
 

Objective b. Geographic Diversity 
Ensure that the Land Use Plan accommodates a mixture of housing types and sizes in 
all areas of the city, including single-family and multi-family home types at varying 
densities, sizes, and price points. 
 
Response: Housing in the northwest Grand Junction area consists mostly of single-
family detached homes north of G Road and south of I-70. Rezoning this parcel to RM-
12 will contribute to the development of a mixture of housing types. 
 

Objective c. Housing Types 
Promote a variety of housing types that can provide housing options while increasing 
density in both new and existing neighborhoods, such as duplexes, triplexes, 
multiplexes, apartments, townhomes, and accessory dwelling units, while maintaining 
neighborhood character. 
 
Response: The RM-12 zoning of this parcel will provide housing options and increase 
density by providing attached housing product while still being compatible with 
surrounding development. 
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River City Consultants, Inc. – 2426 G Road Rezone 5 

Policy 4. Promote the integration of transportation mode choices into existing and 
new neighborhoods. 
 

Objective b. Connectivity and Access. 
Promote housing density located near existing or future transit routes and in areas 
where pedestrian and bicycle facilities can provide a safe and direct connection to 
neighborhood and employment centers. 
 
Response: The pedestrian/bike trails along G Road connect to the Leach Creek trail 
system along 24 Road, providing the opportunity for live-work opportunities located to 
the west and south. 
 
Policy 5. Foster the development of neighborhoods where people of all ages, incomes, 
and backgrounds live together and share a feeling of community. 
 
Response: By providing more diverse housing choices, that are attainable to a broader 
range of the public, neighborhoods are developed that create a diverse population. 
 
2) Land use in the surrounding area: 
 
The uses in the surrounding area include Canyon View Park, a church and school, 
medium and high density residential,  a mixture of large lot residential/agricultural 
uses, low-density residential uses, light industrial uses and mixed uses on the west side 
of 24 Road, including Community Hospital.  
 
3) Site access and traffic patterns: 
 
The parcel has direct access to G Road, which provides direct access to 24 Road. 24 
Road  then provides direct access to I-70 to the north and Hwy 6 & 50, including 
services, to the south. The rezone request will have no effect on existing traffic patterns. 
Future development at the proposed RM-12 zoning will go through a separate approval 
process   
 
4) Availability of utilities, including proximity of fire hydrants-    

 
The subject parcel is served by the following: 
Ute Water 
City of Grand Junction Sewer  
City of Grand Junction Storm Sewer 
Xcel Energy (gas & electric) 
Grand Valley Irrigation Company 
Grand Valley Drainage District 
City of Grand Junction Fire – Station 3 
Charter/Spectrum (Cable) 
CenturyLink/Lumen (Phone) 

 
All utilities exist to the subject parcel. A Fire Flow Form will be obtained when a 
development application is made to indicate the proximity of fire hydrants.  
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River City Consultants, Inc. – 2426 G Road Rezone 6 

5) Special or unusual demands on utilities (high water or sewage quantities, 
grease, or sediment contribution, pre-treatment needs, etc.): 

 
There are no apparent special or unusual demands on utilities as a result of the rezone. 
 
6) Effects on public facilities (fire, police, sanitation, roads, parks, schools, 

irrigation, etc.): 
 
The rezone will have no adverse effect on public facilities. 
 
7) Hours of operation: 
 
N/A for the rezone, but future use will be typical of residential development. 
 
8) Number of employees: 
 
This criterion is not applicable for this submittal. 
 
9) Signage: 

 
This criterion is not applicable for this submittal. 
 
10) Site Soils Geology (such as per SCS soils mapping): 
 
This criterion is not applicable for this submittal. 
 
11) Impact of project on site geology and geological hazards: 
 
None are anticipated.  
 

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

Section 21.02.040 (b)(2) of the Zoning and Development Code: 
 
(i) The application complies with all provisions of this code; 
The request is in compliance with the 2023 zoning and development code.  
 
(ii)  The application is consistent with the Comprehensive Plan; 
The requested zoning of RM-12 is consistent with the Comprehensive Plan 
designation of Residential Medium development, transitioning different types 
of zonings. 

  
(iii)  The application complies with any other approvals on the property; 
There are no prior approvals associated with the parcel. 
  
(iv)  The application complies with or will comply with other City, state, 
and federal regulations; 
Not applicable to this request. 
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(v)  The property is not subject to a pending notice of violation or legal 
action as a result of a violation of any federal, state county, or city land 
use law or administrative rule. 
None of these conditions exist with regards to this project.  
 
(iv)  Public facilities and utilities shall be available concurrently with the 
development. 
All public facilities and utilities will be available, concurrently with the rezone 
request.   
 
 

Section 21.02.050 (m)(3)(ii) Review Criteria for Rezoning:   
  
A. Consistency. The proposed zoning is generally consistent with 
applicable provisions of the Comprehensive Plan. 
The requested RM-12 is consistent with the Residential Medium future land use 
designation. The Residential Medium designation is appropriate for RM-8 and 
RM-12 zone districts. The project is located in Tier 1 of the Growth Plan and 
promotes several of the Plan Principles as previously discussed. The proposed 
zoning will promote diversity, with the likely development of single-family 
attached product (townhomes), creating an area of diverse housing choices 
between the single-family detached to the east and north and high density 
residential and mix-use developments identified to the south and on the west side 
of 24 Road. 
 
B. Development Patterns. The proposed zoning will result in logical and 
orderly development pattern(s). 
The rezone request and subsequent development at RM-12 standards will allow 
better use of this underutilized parcel and is consistent with surrounding 
development. The implementation of RM-12 zoning will provide a buffer, upon 
development, from more intense uses/zoning to the south and west resulting in 
logical and orderly development. The Nexus Apartments, constructed in 
2023/2024, is located approximately 0.10 miles to the south of the subject parcel. 
This development consists of a mixture of apartments and townhomes 
demonstrating that the development the subject parcel with single-family 
attached homes (townhomes) is a logical transition between single-family 
detached uses and higher density residential apartments. 
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C. Benefits. The community or area, as decided by the review body, 
derives an overall benefit(s) from the proposed zoning. 
This project, if approved, will benefit the community as it will increase the 
acreage of land in the northwest Grand Junction area that is zoned RM-12 for 
multifamily housing. The housing shortage and lack of housing choices, 
particularly single-family attached product, is well documented in our community 
as demonstrated by the 2019 Grand Valley Housing Needs Assessment. The lack 
of medium density housing, specifically RM-12 zoned land zoned for single-family 
attached and multi-family housing is lacking  as demonstrated in the screen shot 
of existing zoning in the area, south of I-70 below.  
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With the exception of the subject parcel and two other, small parcels (less than 
five acres) zoned for residential low density, existing residential development 
ranges from PD zoning (adjacent to the east and north with an overall density of 
6.08 DU/AC), RL-5 zoning (3-5.5 DU/AC) and RM-8 zoning (5.5 to 8 DU/AC) 
mostly developed with single-family detached housing. This further demonstrates 
the need for this zoning to allow for more diverse, multifamily and single-family 
attached housing choices. Larger parcels zoned RL-5 and RM-8 in the area are 
currently occupied by Canyon View Vineyard Church and Caprock Academy. The 
likelihood of these uses changing to medium density residential uses is slim.  
 
This location is perfect for the proposed RM-12 zoning given its close proximity 
to services along the 24 Road and Patterson Road corridors, Community 
Hospital, Canyon View Park, multimodal transportation opportunities. The 
location lends to walkable and bikeable opportunities for employment centers to 
the south as well located along the 24 Road and Patterson Road corridors to the 
south, and amenities (Canyon View Park) adjacent to the west, reducing vehicle 
miles traveled and improving traffic conditions. A shift in land use patterns in this 
area align with the multimodal goals identified in the adopted Pedestrian and 
Bicycle Plan.      
 
Its location in Tier 1 of the Growth Plan and subsequent development will take 
advantage of existing public infrastructure and prevent sprawl, easing the burden 
of extending infrastructure on the taxpayer and the City. Development of single 
family attached housing product as allowed in the RM-12 zone district, provides 
a buffer and creates diverse housing choices between the single-family detached 
existing product to the east and north and more intense uses identified on the 
south side of G Road and the west side of 24 Road.  
 

   
 

F. Development Schedule 
 

This criterion is not applicable for this submittal.  
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LEGAL DESCRIPTION 

 

Lot 2 Mendicelli Subdivision, according to the plat thereof recorded March 12, 1999 at Reception 
No. 1892763 and correction affidavits thereto recorded February 17, 2000 at Reception No. 
1939319 and March 10, 2000 at Reception No. 1942058, 
Except that portion deeded to the City of Grand Junction in deed recorded September 10, 2021 at 
Reception No. 2998882, 
County of Mesa, State of Colorado 
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OWNERSHIP STATEMENT~ CORPORATION OR LIMITED LIABILITY COMPANY 

(a) 2426 G Road LLC ("Entity") is the owner of the following property: 

(b) 12426 G Road 

A copy of the deed(s) evidencing the owner's interest in the property is attached. Any documents conveying any 
interest in the property to someone else by the owner are also attached. 

I am the (c)_M_a_n_.ag.,_e_r________ for the Entity. I have the legal authority to bind the Entity regarding 

obligations and this property. I have attached the most recent recorded Statement of Authority of the Entity. 

~ My legal authority to bind the Entity both financially and concerning this property is unlimited. 

r My legal authority to bind the Entity financially and/or concerning this property is limited as follows: 

Ci The Entity is the sole owner of the property. 

r The Entity owns the property with other(s). The other owners of the property are: 

On behalf of Entity, I have reviewed the application for the (d) _R_e_zo_n_e________________ 

I have the following knowledge or evidence of a possible boundary conflict affecting the property: 

(e) None 

I understand the continuing duty of the Entity to inform the City planner of any changes regarding my authority to bind 
the Entity and/or regarding ownership, easement, right-of-way, encroachment, lienholder and any other interest in the 
land. 

I swear under penalty of perjury that the information in this Ownership Statement is true, complete and correct. 

Signature of Entity representative: -~....,,.....a------o:a...-_.;.- _-_~..:;.._----;;...__- _ ________________ 

Printed name of person signief:1J~(l. :fry~ 
--=--=.....:...0:.....-:..._;...-\:-.--------------------

State of Colorado 

County of ) ss. 

Subscribed and sworn to before me on this 9 Y day of Febn.J«¥J ,20&" . 

by :[asac W- :f:sh 
Witness my hand and seal. 

My Notary Commission expires on ot-o<o-aoa:=t- ~ 
MAYELA ESTRADA 

NOTARY PUBLIC 
STATE OF COLORADO Notary Public Signal<{;, 

NOTARY ID 20024039473 
MY COMMISSIQN ~PIA&& JANYAflY 08, aol7 
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RECEPTION#: 3117030, at 2/11/2025 1 :53:44 PM, 1 of 1 
Recording: $13.00, Doc Fee $122.50 Bobbie Gross, Mesa County, CO. CLERK AND RECORDER 

.. Order No.: 200-F15615-24 

FNTC 
Doc Fee: $122.50 

SPECIAL WARRANTY DEED 

THIS DEED, Made this 10th day of February, 2025, between 

Sharon Ann Mendicelli 

grantor(s), and 

2426 G Road LLC, A colorado Limited Liability Company 

whose legal address is 2426 G Rd, Grand Junction, CO 81505-9678 

grantee(s); 

WITNESS, That the grantor(s), for and in consideration of the sum of One Million Two Hundred 
Twenty-Five Thousand And No/100 Dollars ($1,225,000.00}, the receipt and sufficiency of which is 
hereby acknowledged, has granted, bargained, sold and conveyed, and by these presents does grant, 
bargain, sell, convey and confirm, unto the grantee(s), their heirs and assigns forever, all the real property 
together with improvements, if any, situate, lying and being in the County of Mesa, State of COLORADO, 
described as follows: 

Lot 2 Mendicelli Subdivision, Except that portion deeded to the City of Grand Junction in deed 
recorded September 10, 2021 at Reception No. 2998882, 
County of Mesa, State of Colorado. 

also known by street and number as 2426 G Rd, Grand Junction, CO 81505-9678 

TOGETHER with all and singular the hereditaments and appurtenances thereunto belonging, or in 
anywise appertaining, and the reversion and reversions, remainder and remainders, rents, issues and 
profits thereof, and all the estate, right, title, interest, claim and demand whatsoever of the grantor(s), 
either in law or equity, of, in and to the above bargained premises, with the hereditaments and 
appurtenances except for taxes for the current year, a lien but not yet due and payable, subject to 
statutory exceptions as defined in CRS 38-30-113, revised. 

TO HAVE AND TO HOLD the said premises above bargained and described, with the appurtenances, 
unto the grantee(s), their heirs, and assigns forever. The grantor(s), for themselves, their heirs and 
personal representatives or successors, does covenant and agree that they shall and will WARRANT 
AND FOREVER DEFEND the above bargained premises in the quiet and peaceable possession of the 
grantee(s), their heirs and assigns, against all and every person or persons claiming the whole or any part 
thereof, by, through or under the grantor(s). 

The singular number shall include the plural, the plural the singular, and the use of any gender shall be 
applicable to all genders. 

IN WITNESS WHEREOF, the grantor(s) has executed this deed on the date set forth above. 

GRANTOR: 

endicelli, as Sarah Nicole Mendicelli, Authorized Agent 

STATE OF COLORADO 

COUNTY OF~) 1-t::¼_ -
,T.. h~~~egoing • ffu"~ was acknowledged before me this 1oth day of February, 2025, by Sharon Ann 
IMe~elli. 1 

KELLI VANDERHOOFV'EN 
NOTARY PUBLIC 

STATE OF COLORADO 
NOTARY ID #1998401733~ 

M Corr.mission Elq)ileS June 23., .::026y ' 
Counfyof~ 

; '• / -1+--,t'----..,_ 

Deed (Special Warranty- Legal) 
COD1296.doc/ Updated: 10.25.24 Page 1 
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RECEPTION#: 3117031, at 2/11/20251:53:44 PM, 1 ofl 
Recording: $13.00, Bobbie Gross, Mesa County, CO. CLERK AND RECORDER 

FNTC• STATEMENT OF AUTHORITY 

Order No.: 200-F15615-24-KV 

1. This Statement of Authority relates to an entity1 named 2426 G Road LLC. and ls executed on behalf of the 
entity pursuant to the provisions of Section 38-30-172, C.R.S. 

2. The type of entity is a: 

0 Corporation D Registered Limited Liability Partnership 
D Nonprofit Corporation D Registered Limited Liability Limited Partnership 
□ Limited Liability Company □ Limited Partnership Association 
□ General Partnership D Government or Governmental Subdivision or Agency 
□ Limited Partnership D Trust 

□---------------------------------------
3. The entity is formed under the laws of Colorado. 

4. The mailing address for the entity is 2426 G Rd, Grand Junction, CO 81505-9678. 

5. The 0 name □ position of each person authorized to execute instruments conveying, encumbering, or 
othervvise affecting title to real property on behalf of the entity is: Jason Fish and Paola Hirmas. 

6. 2The authority of the foregoing person(s) to bind the entity is 0 not limited D limited as follows: 

-
7. Other matters concerning the manner in which the entity deals with interests in real property: 

IN WITNESS WHEREOF, the undersigned have executed this document on the date(s) set forth below. 

2426 G Road LLC 

Greenfish Investments Seasons LLC 

BY:~~ 
~on Fish, Manager 

STATE OF COLORADO 

KELLI VANDERHOO~N 
NOTARY PUBUC 

STATE OF COLORADO 
NOTARY 10 #19984017338 

My Commlaslon Expires June 23, 2026. 

County of Mesa 

Statement of Authority (Legal) 
C0D1321.doc/ Updated: 10.17.24 Page 1 
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RECEPTION#: 3123943, at 4/25/2025 12:52:06 PM, 1 of 1 
Recording: $13.00, Bobbie Gross, Mesa County, CO. CLERK AND RECORDER 

AFFIDAVIT RE: SCRIVENER'S ERROR PURSUANT TO C.R.S. 38-35-109(5) 

STATE OF COLORADO }ss: 
COUNTY OF Denver 

I, Joe Belongia, being first duly sworn upon oath under penalty of perjury, states and avers as follows: 

1. I am a Vice President at Fidelity National Title Company. I have personal knowledge of and can testify in a 
court of competent jurisdiction regarding the facts set forth herein. 

2. The legal description of the land affected hereby is the following: 

Lot 2, Mendicelli Subdivision, according to the plat thereof recorded March 12, 1999 at Reception No. 1892763 
and correction affidavits thereto recorded February 17, 2000 at Reception No. 1939319 and March 10, 2000 at 
Reception No. 1942058, 
EXCEPT that portion conveyed to the City of Grand Junction in deed recorded September 10, 2021 at 
Reception No. 2998882, 
County of Mesa, State of Colorado. 

3. The record owner of the land affected hereby is: 

2426 G Road LLC, a Colorado limited liability company 

4. The instruments affecting the land, which contains a Scrivener's Error: 

Special Warranty Deed between Sharon Ann Mendicelli, as grantor, and 2426 G Road, LLC, a Colorado limited 
liability company, as grantees, dated February 10, 2025 and recorded February 11, 2025 at Reception No. 
3117030 in the official records for Mesa County, State of Colorado 

AND 

Deed of Trust executed by 2426 G Road LLC, a Colorado limited liability company, in favor of the Public Trustee 
of Mesa County, as Trustee, for the benefit of MidFirst Bank, as Lender, to secure $425,000.00, dated February 
10, 2025 and recorded February 11, 2025 at Reception No. 3117032 in the official records for Mesa County, 
State of Colorado 

5. The Scrivener's Error, which is to be corrected by this affidavit: 

The legal descriptions incorrectly read: 

Lot 2, Mendicelli Subdivision, Except that portion deeded to the City of Grand Junction in deed recorded 
September 10, 2021 at Reception No. 2998882, 
County of Mesa, State of Colorado. 

The legal descriptions are hereby corrected to read: 

Lot 2, Mendicelli Subdivision, according to the plat thereof recorded March 12, 1999 at Reception No. 
1892763 and correction affidavits thereto recorded February 17, 2000 at Reception No. 1939319 and 
March 10, 2000 at Reception No. 1942058, 
EXCEPT that portion conveyed to the City of Grand Junction in deed recorded September 10, 2021 at 
Reception No. 2998882, • 
County of Mesa, State of Colorado. 

6. Affiant herein acknowledges that he/she is, by this instrument, testifying under penalty of perjury. 

Further Affiant sayeth not. 

Acknowledged, subscribed and sworn to before me this 25th day of April, 2025 by Joe Belongia as Vice 
President of Fidelity National Title Cfmpany. 

My commission expires: cfI 7,, i,. /-Z,J zq 

Witness my hand and official seal. 

nrL,n1.::> CLARK 
PUBLIC 

STATE OF COLORADO 
NOTARY ID 20214015900 

MY COMMISSION EXPIRES APRIL 2029 
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2426 G Road Rezone, Vacation of ROW, and Concept Plan 
Parcel No. 2701-333-01-002 

 
SUMMARY OF VIRTUAL NEIGHBORHOOD MEETING  

TUESDAY, MARCH 4, 2025  @ 5:30 PM 
VIA ZOOM 

 
A virtual neighborhood meeting for the above-referenced rezoning, vacation of right-of-way and 
proposed concept plan was held Tuesday, March 5, 2025, via Zoom, at 5:30 PM. The initial 
letter notifying the neighboring property owners within the surrounding 500 feet was sent on 
February 14, 2025, per the mailing list received from the City of Grand Junction. There were 
fourteen + attendees including Tracy States, Project Coordinator, with River City Consultants, 
Daniella Stine, Senior Planner with the City of Grand Junction, and Brooks Cowles and Jay 
Taylor with 9th Path Realty, representing the applicant. There were 10+ attendees from the public 
in attendance. 
 
The meeting began at approximately 5:30 PM.  Tracy shared information regarding the property, 
why it was being rezoned and what the proposed zone district was (RM-12). She explained the 
existing RL-4 zoning did not implement the Comprehensive Plan designation of Residential 
Medium. Tracy explained the right-of-way (ROW) vacation request of the 15’ strip of land along 
the western boundary, advising that 24 ¼ will not be built in this area and ROW was no longer 
needed and had already been vacated to the north. She explained that this area would revert back 
to the private property owner and presented an exhibit of the area.  
 
Tracy presented location, existing zoning, comprehensive plan maps and two different concept 
plan options. Tracy explained the density range based on the size of the lot and RM-12 minimum 
and maximum densities, and that single family attached product was proposed, between 50 and 
52 units. Brooks Cowles clarified that if the area of ROW is vacated and reverted back to the 
parcel, the unit count could go up to 54 units.  The meeting then opened up for 
questions/answers. 
 
Concerns of the attendees were: 
 

• Negative impacts on property values. 
• Increase in taxes. 
• Increased traffic and noise. 
• Existing conditions on G Road. 
• Zoning compatibility. 
• Obstructed views. 
• Units for rent or sale (Brooks confirmed for rent). 
• Demographics of renters. 
• Rent range. 
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RIVER CITY CONSULTANTS, INC.  744 HORIZON COURT SUITE 110  GRAND JUNCTION, COLORADO 81506  970.241.4722 

  
The attendees wanted information on other projects that Brooks was involved with. He noted that 
Pamona Park was just recently completed and gave its location. Brooks offered that rents were 
not intended to be subsidized and price ranges were aimed at professionals in the $2,600 to 
$2,800 range. 
 
Most of the attendees appeared to live in Spanish Trails Subdivision adjacent to the east. They 
were opposed to the proposed rezone and asked about the process which Daniella Stine 
explained noting that post cards of the public hearings would be sent, notice would be published 
in the Grand Junction Sentinel paper and the property would be posted with yellow public notice 
signs as provided for by City code. She explained that the review process usually takes four to 
five months before hearings are scheduled. 
 
The meeting adjourned at approximately 6:10 PM.  
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HIGH DESERT SURVEYING, INC
591 25 Road, Suite B1 

Grand Junction, CO 81505 
Tel: 970-254-8649 Fax: 970-241-0451

25-02 24.25 Road ROW_Exhibit A.doc 
J. Ben Elliott, PLS 38146 
High Desert Surveying, Inc. 

EXHIBIT A 

Right-of-Way Parcel 
Legal Description

That right-of-way parcel situated in the Southeast Quarter of the Southwest Quarter 
(SE1/4 SW1/4) of Section 33, Township 1 North, Range 1 West of the Ute Meridian, 
City of Grand Junction, County of Mesa, State of Colorado, being more particularly 
described as follows: 
 
The East fifteen feet (15.00’) of that 30.00-foot-wide right-of-way dedicated by the plat 
of Pamona Park, Reception No. 12485, situated in the Southeast Quarter of the Southwest 
Quarter (SE1/4 SW1/4) of Section 33, Township 1 North, Range 1 West of the Ute 
Meridian, the Northerly line of said parcel being bounded by Spanish Trail Subdivision, 
Phase 3, Reception No. 2147947, and the Southerly line of said parcel being bounded by 
G Road right-of-way, Reception No. 12485. 
 
City of Grand Junction, County of Mesa, State of Colorado. 
 
Said parcel contains an area of 0.22 acres, more or less, as herein described. 
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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
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CITY OF GRAND JUNCTION, COLORADO

ORDINANCE NO.

AN ORDINANCE REZONING APPROXIMATELY 4.33 ACRES FROM RL-4 
(RESIDENTIAL LOW – 4) TO RM-12 (RESIDENTIAL MEDIUM – 12) ZONE DISTRICT 

LOCATED AT 2426 G ROAD

Recitals:

The property owner, 2426 G Road LLC, proposes a rezone from RL-4 (Residential Low 
– 4) to RM-12 (Residential Medium – 12) for 4.33 acres located at 2426 G Road. 

After public notice and public hearing as required by the Grand Junction Zoning and 
Development Code (“Code”), the Grand Junction Planning Commission recommended 
approval of changing the zoning from RL-4 (Residential Low – 4) to RM-12 (Residential 
Medium – 12) for the property, finding that it is consistent with the One Grand Junction 
Land Use Map (“Plan”) designation of Residential Medium and the Plan’s goals and 
policies and is generally compatible with the land uses located in the surrounding area.

After public notice and public hearing, The Grand Junction City Council finds that 
rezoning from RL-4 (Residential Low – 4) to RM-12 (Residential Medium – 12) for the 
property is consistent with the vision, intent, goals and policies of the Plan. The City 
Council further finds that the request for rezone to the RM-12 (Residential Medium – 12) 
zone district meets the stated criteria of Section 21.02.050(m)(3)(ii) of the Grand 
Junction Zoning and Development Code.

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

The Recitals are incorporated herein and in consideration of the same the following 
property is hereby duly and lawfully zoned to RM-12 (Residential Medium – 12) on the 
zoning map.

Commencing at the southeast Corner of Section 16 T.1S., R.1W. of the Ute Meridian, 
Mesa County Colorado; whence the South 1/16 Corner of said Section 16 bears 
N00°10’58”E, a distance of 1346.60 feet; thence, along the east line of the SE1/4 
SE1/4, N00°10’58”E, a distance of 193.00 feet; thence N89°56’51”W, a distance of 
12.50 feet to the Point of Beginning; thence the following courses and distances.

1. N89°56’51”W, a distance of 328.00 feet;

2. N00°10’58”E, a distance of 137.00 feet;

3. S89°56’51”E, a distance of 328.00 feet;

4. S00°10’58”W, a distance of 137.00 feet, to the Point of Beginning.

Packet Page 91



Containing approximately 4.33 Acres

INTRODUCED on first reading this 16th day of June 2025 and ordered published in 
pamphlet form.

ADOPTED on second reading ___ day of ___ 2025 and ordered published in pamphlet 
form.

____________________________
Cody Kennedy
President of the Council

ATTEST:

____________________________
Selestina Sandoval
City Clerk
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