
GRAND JUNCTION PLANNING COMMISSION 
Public Hearing November 19, 1991 

7:33 p.m. - 11:20 p.m. 

The p u b l i c h e a r i n g was c a l l e d t o o r d e r by V i c e Chairman Elmer a t 7:33 
p.m. i n t h e C i t y County A u d i t o r i u m . 

I n a t t e n d a n c e , r e p r e s e n t i n g t h e C i t y P l a n n i n g Commission, were: 

J i m B i t t e l C r a i g R o b e r t s 
John Elmer J i m Anderson 

Commissioners Renberger and H a l s e y were a b s e n t . 

I n a t t e n d a n c e , r e p r e s e n t i n g t h e C i t y Community Development Department, 
were B e n n e t t B o e s c h e n s t e i n , D i r e c t o r ; Kathy P o r t n e r , S e n i o r P l a n n e r ; 
and Dave T h o r n t o n , P l a n n e r . 

John Shaver, A s s i s t a n t C i t y A t t o r n e y , and Don Newton C i t y E n g i n e e r 
were a l s o p r e s e n t . 

Judy Morehouse, o f KLB S e c r e t a r i a l S e r v i c e s , was p r e s e n t t o r e c o r d t h e 
mi n u t e s . 

There were 31 i n t e r e s t e d c i t i z e n s p r e s e n t d u r i n g t h e c o u r s e o f t h e 
meeting. 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
I. CALL TO ORDER 

II. APPROVAL OF MINUTES 

MOTION: (COMMISSIONER ANDERSON) "MR. CHAIRMAN, I MOVE THAT WE 
APPROVE THE MINUTES OF THE OCTOBER 22, AND NOVEMBER 5, 
1991 MEETINGS." 

The m o t i o n was seconded by Commissioner R o b e r t s . 

A v o t e was c a l l e d , and t h e motion passed unanimously by a v o t e o f 4-0. 

I I I . ANNOUNCEMENTS, PRESENTATIONS AND/OR PRE-SCHEDULED VISITORS 

Commissioner B i t t e l announced t h a t he would be moving o u t o f t h e Grand 
J u n c t i o n a r e a and r e s i g n e d as o f November 19, 1991. Commissioner 
B i t t e l was excused. 
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IV. PUBLIC HEARING 

1. #35-88 REVISED FINAL PLAN 
A request fo r a revised f i n a l plan for a professional o f f i c e 
b u i l d i n g located i n a Planned Business Zone. 
PETITIONER: Doug & Jackie Skelton 
LOCATION: 704 Elm Avenue 
Consideration of a Revised F i n a l Plan 

Commissioner Anderson excused h i m s e l f from p a r t i c i p a t i n g i n t h e 
h e a r i n g o f t h i s i t e m as he f e l t t h e r e may be a c o n f l i c t o f i n t e r e s t . 

PETITIONERS PRESENTATION 

Doug & J a c k i e S k e l t o n were p r e s e n t t o g i v e t h e i r p r e s e n t a t i o n . Mr. 
S k e l t o n a s k ed f o r o t h e r o p t i o n s on t h e s i x f o o t f e n c e r e q u i r e m e n t s 
a l o n g t h e n o r t h p r o p e r t y l i n e . The P e t i t i o n e r r e q u e s t e d t h a t he would 
l i k e t o have g r a v e l f o r p a r k i n g n o t a s p h a l t u n t i l a l a t e r d a t e . On 
t h e s u b j e c t o f s i g n a g e , which was approved i n 1988, Mr. S k e l t o n 
r e q u e s t e d a 5 f o o t by 6 f o o t i l l u m i n a t e d s i g n be approved f o r t h i s 
p r o p e r t y . 

STAFF PRESENTATION 

Ms. P o r t n e r e x p l a i n e d t h e p r o p o s a l was f o r a r e v i s e d p l a n f o r 704 Elm 
Avenue. T h i s p r o p e r t y was rez o n e d t o Pl a n n e d B u s i n e s s i n 1988 f o r a 
r e a l e s t a t e o f f i c e . The approved s i t e p l a n i n c l u d e d some m i n i m a l 
m o d i f i c a t i o n s t o t h e e x t e r i o r o f t h e e x i s t i n g house, paved p a r k i n g l o t 
w i t h f i v e s p a ces a l o n g Elm Avenue, and a n o n - i l l u m i n a t e d s i g n i n a 
p l a n t e r i n f r o n t o f t h e house. The improvements were n e v e r c o m p l e t e d 
and t h e p r o p e r t y has c o n t i n u e d t o be used as a r e s i d e n c e s i n c e 1988. 
The new owners have r e q u e s t e d t h e f i l e be r e a c t i v a t e d f o r an I n s u r a n c e 
o f f i c e use. S i n c e t h e r e a r e some changes from t h e 1988 a p p r o v a l , 
t h e s e must be r e - a p p r o v e d by t h e Commission a t t h i s t i m e . 

The changes t h e P e t i t i o n e r i s a s k i n g f o r a r e : 1) r e d e s i g n o f t h e 
p a r k i n g l o t , 2) g r a v e l s u r f a c e l o t i n s t e a d o f a s p h a l t , 3) an 
i l l u m i n a t e d 30 square f o o t s i g n i n s t e a d o f a 24 f o o t n o n - i l l u m i n a t e d 
s i g n , and 4) moving and r e b u i l d i n g t h e c a r p o r t and garage. 

The 7 t h S t r e e t C o r r i d o r G u i d e l i n e s i d e n t i f y t h i s as an a r e a o f 
t r a n s i t i o n from r e s i d e n t i a l t o o f f i c e u s es. T h i s p r o p o s a l o f an 
i n s u r a n c e o f f i c e would p r o b a b l y have l e s s impact t h a n t h e p r e v i o u s l y 
approved r e a l e s t a t e o f f i c e s . The i s s u e o f r e d e s i g n i n g t h e p a r k i n g 
s h o u l d n o t be a problem and S t a f f w i l l r e v i e w t h e i r changes. I f 
g r a v e l i s approved t h e n p a r k i n g bumper b l o c k s would be r e q u i r e d ; t h e 
C i t y E n g i n e e r i s r e q u e s t i n g i t be an a s p h a l t s u r f a c e ; however, t h e 
Commission can c o n s i d e r g i v i n g t h e p e t i t i o n e r s e x t r a t i m e t o do t h e 
a s p h a l t i n g . The Zoning and Development Code r e q u i r e s d u s t f r e e 
s u r f a c e f o r a l l p a r k i n g l o t s ; some g r a v e l does comply w i t h t h i s code. 

2 



On t h e r e q u e s t f o r t h e i l l u m i n a t e d s i g n ; i t would impact t h e 
r e s i d e n t i a l a r e a , however, t h e r e a r e o t h e r i l l u m i n a t e d s i g n s a l o n g 
t h i s c o r r i d o r . The Community Development Department has r e c e i v e d 
r e s p o n s e s b o t h n e g a t i v e and p o s i t i v e from r e s i d e n t s r e g a r d i n g t h i s 
p o t e n t i a l i m p a c t. 

On t h e s u b j e c t o f t h e 6 f o o t p r i v a c y f e n c e a l o n g t h e n o r t h p r o p e r t y 
l i n e , t h e i n t e n t o f t h e proposed f e n c e was f o r a b u f f e r from t h e 
b u s i n e s s use. W i t h t h e garage b e i n g moved t h e r e i s l e s s o f a v i s u a l 
impact t o t h e n e i g h b o r t o t h e n o r t h . However, a s c r e e n f e n c e was i n 
t h e o r i g i n a l a p p r o v a l and t o n i g h t t h e Commissioners need t o make a 
d e c i s i o n on whether o r not t o d e l e t e t h e 6 f o o t p r i v a c y f e n c e . 

A l l o t h e r r e q u i r e m e n t s o f t h e o r i g i n a l a p p r o v a l t h e n would a p p l y , and 
t h e p e t i t i o n e r s would have t o comply w i t h t h o s e r e q u i r e m e n t s b e f o r e 
g e t t i n g t h e i r C e r t i f i c a t e o f Occupancy. 

QUESTIONS 

V i c e - C h a i r m a n Elmer asked what t h e l a r g e s t s i z e s i g n a l l o w e d on t h i s 
p r o p e r t y was? 

Ms. P o r t n e r r e p l i e d i t i s based on t h e s t r e e t f r o n t a g e , i e . .75 
m u l t i p l i e d by t h e l i n e a r f e e t . 

Mrs. S k e l t o n commented t h a t t h e i l l u m i n a t e d s i g n s show up b e t t e r , and 
o t h e r b u s i n e s s e s on t h e s t r e e t have an u n f a i r advantage i f t h i s s i g n 
i s n o t i l l u m i n a t e d a l s o . The s i g n w i l l a l s o be v e r y low; i t ' s n o t 
more t h a n 7 f e e t h i g h . 

V i c e - C h a i r m a n Elmer asked i f i t would be p o s s i b l e t o p u t a t i m e r on 
t h e s i g n , so t h a t i t would t u r n o f f a t a c e r t a i n hour? 

Mrs. S k e l t o n added t h e y c o u l d go back t o t h e o r i g i n a l s i z e 4' x 6' 
i f t h a t would h e l p . 

Commissioner R o b e r t s commented on t h e f a c t t h a t i n t e r n a l l y i l l u m i n a t e d 
s i g n s have l e s s l i g h t s p i l l - o v e r t h a n i f i t were f l o o d l i g h t s . 

V i c e - C h a i r m a n Elmer q u e s t i o n e d t h e proposed p a r k i n g e a s t o f t h e 
c a r p o r t ? 

Mr. S k e l t o n commented t h a t he has t o r n down t h e garage b u t does not 
want t o l o o s e t h e o p t i o n o f p u t t i n g a n o t h e r garage on t h e p r o p e r t y , 
and wants t o keep t h e d e d i c a t e d a r e a f o r t h a t . 

Commissioner R o b e r t s q u e s t i o n e d t h e P e t i t i o n e r about t h e hedge on t h e 
n e i g h b o r s p r o p e r t y , and what r e s p o n s i b i l i t y t h e y had f o r b u f f e r i n g . 

Mr. S k e l t o n e x p l a i n e d i t was not shown on t h e map, b u t t h e hedge was 
on t h e i r p r o p e r t y . I f i t were e v e r removed i t would be t h e i r 
r e s p o n s i b i l i t y t o b u f f e r t h e p r o p e r t y . 
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Ms. P o r t n e r e x p l a i n e d t h e hedge a l o n g t h e e a s t p r o p e r t y was approved 
i n 1988; a t t h a t t i m e S t a f f recommended a s c r e e n f e n c e , and t h e 
n e i g h b o r s r e q u e s t e d t h e hedge remain and no s c r e e n f e n c e be i n s t a l l e d . 
The o r i g i n a l a p p r o v a l i n c l u d e s r e q u i r e m e n t s f o r l a n d s c a p i n g , r e v i v i n g 
t h e lawn and r e p l a c i n g any shrubs which were o r i g i n a l l y on t h e 
p r o p e r t y . 

Commissioner R o b e r t s asked i f t h i s p l a n was a v a i l a b l e f o r t h e 
Commissioner's c o n s i d e r a t i o n . 

Ms. P o r t n e r r e p l i e d i t was a p a r t o f t h e o r i g i n a l a p p r o v a l i n 1988. 

V i c e - C h a i r m a n Elmer asked Ms. P o r t n e r i f S t a f f c o u l d work o u t t h e 
p a r k i n g q u e s t i o n s ? 

Ms. P o r t n e r r e p l i e d t h e Development Department and E n g i n e e r i n g i s 
w o r k i n g i t o u t . I t appears t h e r e i s enough room f o r t h e p r o p o s e d 
p a r k i n g t o work. 

Commissioner R o b e r t s commented t h a t once t h i s i s approved t h e use 
c o u l d change and a h i g h e r d e n s i t y b u s i n e s s c o u l d t a k e o v e r t h e 
p r o p e r t y . 

Ms. P o r t n e r e x p l a i n e d t h e p a r k i n g r e q u i r e m e n t s a r e based on 
p r o f e s s i o n a l o f f i c e use which i n c l u d e s a l o t o f d i f f e r e n t t y p e s o f 
b u s i n e s s e s . 

Commissioner R o b e r t s a l s o commented t h a t t h i s a r e a i s t e n d i n g towards 
b u s i n e s s u s e , and t h e r e does seem t o be enough b u f f e r i n g a v a i l a b l e f o r 
t h e a d j o i n i n g p r o p e r t i e s . 

PUBLIC COMMENT 

The Development Department r e c e i v e d a l e t t e r from a c o n c e r n e d c i t i z e n 
T e r r y Stephens, 748 Elm Avenue. The l e t t e r was r e a d a l o u d . 

"The parking idea I feel is a good one, the illuminated 
sign 5' x 6' wide I oppose strongly for the following 
reasons: My father lives directly across the street from 
704 Elm ave. There is a Chiropractic illuminated sign 2 
properties south of my father & at night he must close all 
drapes in order to sleep. He is a stroke victim and needs 
all the rest he can get and having to close the drapes is 
a real inconvenience to him. Another illuminated sign 
would enhance the already existing problem. This corner is 
already well lighted by the Street lights and the 
Chiropractor's sign, a non-illuminated sign would be seen 
even at the darkest time of night and the business would 
still receive the business they are after. I would not 
appreciate living directly across from this sign and I feel 
the residents should be given top priority in this matter. 
My father has lived at 1507 N. 7th St. for 30 years, I live 
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close to 704 Elm Ave. and I personally do not want this 
illuminated sign, I feel a non-illuminated sign is 
sufficient." 

Ms P o r t n e r c o n t i n u e d ; t h e Development Department r e c e i v e d q u i t e a few 
phone c a l l s on t h i s i t e m and bo t h s i d e s were r e p r e s e n t e d . Some 
c i t i z e n s l i k e d t h e i d e a o f an i l l u m i n a t e d s i g n f o r t h e added s e c u r i t y , 
some were n o t r e a l e x c i t e d about i t but not opposed enough t o w r i t e 
a l e t t e r . Everyone d i d agree t h e y would l i k e t o see t h e p r o p e r t y 
improved. 

MOTION (COMMISSIONER ROBERTS) "MR. CHAIRMAN, ON ITEM #35-88, A 
REQUEST FOR A REVISED FINAL PLAN FOR A PROFESSIONAL OFFICE 
BUILDING LOCATED IN A PLANNED BUSINESS ZONE, I MOVE THAT WE 
APPROVE THIS SUBJECT TO THE REVIEW AGENCY SUMMARY SHEET 
COMMENTS, ELIMINATING A NEED FOR A PRIVACY FENCE TO THE 
NORTH, REQUIRING ASPHALT PARKING, AND ALLOWING THE USE OF 
AN ILLUMINATED SIGN (5 foot X 6 foot) AND BASED ON THE 
APPROVED PLAN IN 1988. 

The m o t i o n was seconded by Commissioner Elmer. 

A v o t e was c a l l e d , and t h e motion passed unanimously by a v o t e o f 2-0. 

Commissioner Anderson r e - j o i n e d t h e Commissioners t o h e a r t h e n e x t 
i t e m . 

V. HEARING ON ITEMS FOR RECOMMENDATION TO CITY COUNCIL 

1. #64-91 RIGHT-OF-WAY VACATION 
A request to vacate the western 10 feet of 6th Street from 
Ouray Avenue north to the east-west a l l e y . 
PETITIONER: Ci t y of Grand Junction 
LOCATION: 550 Ouray Avenue 
Consideration of a Right-of-Way Vacation 

PETITIONER'S PRESENTATION 

Greg D i l l o n o f D i l l o n - H u n t A r c h i t e c t s and Lynda L o v e r n w i t h t h e Grand 
J u n c t i o n P a r k s and R e c r e a t i o n Department were p r e s e n t t o answer 
q u e s t i o n s . 

STAFF PRESENTATION 

Ms. P o r t n e r s t a t e d t h e r e q u e s t i s t o v a c a t e a p o r t i o n o f t h e 6 t h 
S t r e e t r i g h t - o f - w a y between Ouray Avenue and t h e a l l e y t o t h e n o r t h 
t o a l l o w an a d d i t i o n t o t h e O l d e r American C e n t e r . The e x i s t i n g 80 
f o o t r i g h t - o f - w a y i n c l u d e s 16 f e e t o f pavement, a two f o o t c u r b and 
g u t t e r , a 15 f o o t p a r k s t r i p , a f i v e f o o t s i d e w a l k and two f e e t i n s i d e 
t h e s i d e w a l k . The proposed a d d i t i o n would e x t e n d f i v e f e e t i n t o t h e 
e x i s t i n g r i g h t - o f - w a y n e c e s s i t a t i n g t h e s i d e w a l k b e i n g r e b u i l t t o j o g 
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around t h e a d d i t i o n . A t l e a s t 10 f e e t o f t h e r i g h t - o f - w a y needs t o 
be v a c a t e d t o m a i n t a i n t h e r e q u i r e d 40 f o o t s e t back from t h e new 
c e n t e r l i n e . 

Ms. P o r t n e r c o n t i n u e d ; t h e p r o p o s a l meets t h e f o l l o w i n g c r i t e r i a as 
l i s t e d i n s e c t i o n 8-3 o f t h e Zoning and Development Code. The 
p r o p o s a l does n o t l a n d l o c k any p a r c e l o f l a n d , t h e p r o p o s a l does not 
r e s t r i c t a c c e s s t o any p a r c e l , t h e p r o p o s a l does n o t have any a d v e r s e 
impact on t h e h e a l t h , s a f e t y , o r w e l f a r e o f t h e g e n e r a l community, n o r 
does i t r e d u c e t h e q u a l i t y o f p u b l i c s e r v i c e s p r o v i d e d , and t h e 
p r o p o s a l does n o t c o n f l i c t w i t h adopted p l a n s o r p o l i c i e s . The 
e x p a n s i o n o f t h e O l d e r American C e n t e r a t t h i s s i t e has been 
encouraged by t h e Neighborhood G u i d e l i n e s . The p r o p o s a l does not 
p r o v i d e any b e n e f i t s t o t h e C i t y , such as r e d u c e d maintenance, o r 
improved t r a f f i c r e g u l a t i o n ; however, i t does p r o v i d e a b e n e f i t t o t h e 
s e n i o r c i t i z e n s . 

QUESTIONS 

V i c e - C h a i r m a n Elmer asked what o t h e r o p t i o n s were a v a i l a b l e ? 

Mr. D i l l o n e x p l a i n e d due t o t h e s t r u c t u r e o f t h e b u i l d i n g and t h e 
l o c a t i o n o f t h e p a r k i n g i n t h e r e a r i t was n e c e s s a r y t o choose t h i s 
o p t i o n . T h i s o p t i o n seemed t o have t h e minimum impact f o r t h e 
p r o j e c t . 

When asked i f t h e r e were l o n g range p l a n s t o widen t h e s t r e e t , Ms. 
P o r t n e r r e p l i e d i t i s u n l i k e l y as i t i s c l o s e t o o t h e r c o l l e c t o r 
s t r e e t s . 

V i c e - C h a i r m a n Elmer a l s o asked about where t h e c e n t e r l i n e would be? 
Would t h i s v a c a t i o n r e q u i r e a s e t b a c k and a v a r i a n c e ? 

Ms. P o r t n e r e x p l a i n e d t h e c e n t e r l i n e would move i n t h i s c a s e . 

V i c e - C h a i r m a n Elmer asked i f t h i s was s u p p o r t e d by t h e C i t y E n g i n e e r ? 

Ms. P o r t n e r r e p l i e d p h y s i c a l l y t h e c e n t e r l i n e o f t h e r o a d w i l l n o t 
move, but t h e c e n t e r l i n e o f t h e r i g h t - o f - w a y w i l l move. 

Commissioner R o b e r t s asked about t h e s e t b a c k s on t h e p r o p e r t y a c r o s s 
t h e s t r e e t . 

Ms. P o r t n e r r e p l i e d t h e p r o p e r t i e s a r e zoned r e s i d e n t i a l , and t h e i r 
s e t b a c k s a r e 20 f e e t measured from p r o p e r t y l i n e n o t c e n t e r l i n e o f 
r i g h t - o f - w a y . I f t h e y were zoned commercial i t would impact them. 

V i c e - C h a i r m a n Elmer asked i f t h e P l a t would have t o be amended t o show 
t h e change f o r t h e f u t u r e . 

Ms. P o r t n e r e x p l a i n e d i t would be on r e c o r d t h a t a p o r t i o n o f t h e 
r i g h t - o f - w a y had been v a c a t e d . 
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When asked i f t h i s change would a f f e c t t h e p a r k i n g r e q u i r e m e n t s , Ms. 
P o r t n e r r e p l i e d i t would not impact r e q u i r e m e n t s , i n t h i s c a s e t h e 
a d d i t i o n i s f o r use by t h e p r e s e n t p a r t i c i p a n t s . 

V i c e - c h a i r m a n Elmer commented he d i d not l i k e t h i s v a c a t i o n ; however, 
t h e r e were some o v e r a l l b e n e f i t s f o r t h e community. 

PUBLIC COMMENT 

There was no p u b l i c comments e i t h e r f o r o r a g a i n s t t h i s p r o p o s a l . 

MOTION (COMMISSIONER ANDERSON) "MR. CHAIRMAN, ON ITEM #64-91, A 
REQUEST TO VACATE THE WESTERN 10 FEET OF 6TH STREET FROM 
OURAY AVENUE NORTH TO THE EAST-WEST ALLEY, I MOVE THAT WE 
FORWARD THIS ON TO CITY COUNCIL WITH THE RECOMMENDATION OF 
APPROVAL SUBJECT TO THE REVIEW AGENCY SUMMARY SHEET 
COMMENTS." 

The m o t i o n was seconded by Commissioner R o b e r t s . 

A v o t e was c a l l e d , and t h e motion passed unanimously by a v o t e o f 3-0. 

2. #5-91 TEXT AMENDMENTS FOR 1991 
A request to revise section 7-2-9 of the Grand Junction 
Zoning and Development Code regarding zoning designations 
fo r the northwest area that was recently annexed by the C i t y 
(tabled from August 6, 1991 hearing). 
PETITIONER: Ci t y of Grand Junction 
Consideration of a Text Amendment 

STAFF PRESENTATION 

Mr. B o e s c h e n s t e i n n o t e d t h a t t h e s l i d e show and i n i t i a l p r e s e n t a t i o n 
f o r t h e p l a n was p r e s e n t e d a t t h e s c h e d u l e d November 5, 1991 m e e t i n g . 
T o n i g h t a b r i e f r e v i e w and comments t h a t have been r e c e i v e d s i n c e t h e 
November 5 t h m e e t i n g w i l l be p r e s e n t e d . 

Mr. B o e s c h e n s t e i n c o n t i n u e d ; t h e p l a n i s c a l l e d t h e C o l o r a d o West 
I n d u s t r i a l P a r k Study. I t was f i n a n c e d by t h e C i t y and t h e County 
u s i n g M e t r o p o l i t a n P l a n n i n g O r g a n i z a t i o n f u n d i n g 1989-1990. An 
i n t e n s e s t u d y was done on t h e n o r t h w e s t a r e a ( t h e a r e a bounded by 24 
Road on t h e E a s t , I n t e r s t a t e 70 on t h e n o r t h , up t o 25 Road) w h i c h 
i n c l u d e s about 1,000 a c r e s o f l a n d . The s p e c i f i c a r e a t o be d i s c u s s e d 
t o n i g h t i s 24 Road west which i s i n d u s t r i a l . The a r e a t o t h e e a s t i s 
p r i m a r i l y r e s i d e n t i a l . 

O p t i o n s a r e f o r t h e P l a n n i n g Commission t o adopt an o f f i c i a l p l a n o f 
t h e C i t y p erhaps j o i n t l y w i t h t h e County P l a n n i n g Commission. The 
C i t y Community Development Department has s c h e d u l e d a j o i n t h e a r i n g 
f o r t h e C i t y and County P l a n n i n g Commission t o be h e l d December 3, 
1991 f o r t h e purpose o f a d o p t i n g t h i s o f f i c i a l p l a n . 
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There a r e some p r o p e r t i e s t h e C i t y has a l r e a d y annexed w h i c h w i l l need 
t o be zoned. S t a f f i s p r o p o s i n g a z o n i n g t e x t amendment w h i c h s t a t e s 
t h e p urpose and i n t e n t o f t h e C o l o r a d o West I n d u s t r i a l P a r k Study. 
The p u r p o s e o f t h i s zone i s t o : 

(1) p r o v i d e i n t h e Northwest a r e a o f t h e Grand J u n c t i o n A r e a , 
a t t r a c t i v e s i t e s f o r new i n d u s t r y , c ommercial and r e s i d e n t i a l 
development; 

(2) p r o t e c t t h e owners and t e n a n t s o f s u r r o u n d i n g p r e m i s e s and 
b u i l d i n g s from uses t h a t may d e p r e c i a t e t h e v a l u e o f t h e i r 
p r o p e r t y ; 

(3) i n s u r e a minimum l e v e l o f q u a l i t y o f new development; 

(4) c o n t r i b u t e t o t h e economic v i t a l i t y o f t h e Grand J u n c t i o n a r e a ; 

(5) p r o v i d e a p r o t e c t i v e zone f o r a p a r k - l i k e development o f 
i n d u s t r i a l , c o m m e r c i a l and r e s i d e n t i a l development t h a t i s based 
on performance s t a n d a r d s ; and t h e r e a r e o t h e r p u r p o s e s and 
i n t e n t . Under t h e Use R e g u l a t i o n s e c t i o n o f t h e p r o p o s e d zone 
t h e r e a r e p e r m i t t e d uses which a r e d e s c r i b e d as f o l l o w s : 

Uses s h a l l conform t o t h e uses shown on t h e " C o l o r a d o West 
I n d u s t r i a l P a r k Study - A Land Use and T r a n s p o r t a t i o n Study 
p r e p a r e d f o r t h e M e t r o p o l i t a n P l a n n i n g O r g a n i z a t i o n - A 
C o o p e r a t i v e E f f o r t between Mesa County and t h e C i t y o f Grand 
J u n c t i o n " (1989-90) and t h e A l t e r n a t i v e Land Use P l a n found i n 
t h a t s t u d y . 

I n d u s t r i a l u s e s s h a l l be i n conformance w i t h t h e s e r e g u l a t i o n s 
and t h e use zone m a t r i x (4-3-4) I - l o r P I P l a n n e d Zones. 

Commercial uses s h a l l be i n conformance w i t h t h e s e r e g u l a t i o n s 
and t h e use zone m a t r i x C - l (4-3-4) o r P l a n n e d Commercial. 

R e s i d e n t i a l uses s h a l l be i n conformance w i t h t h e s e r e g u l a t i o n s 
and t h e use zone m a t r i x RSF-8 (4-3-4) o r PR 8 P l a n n e d Zones. 

I t goes on t o d e s c r i b e t h e S p e c i a l and C o n d i t i o n a l Uses. One o f 
th e c o n c e r n s v o i c e d i s t h e g r a v e l i s s u e . A s p e c i a l s e c t i o n was 
i n s t a l l e d i n t h e zone which d i s c u s s e s g r a v e l m i n i n g and e x t r a c t i v e 
uses and t h a t s e c t i o n s t a t e s as f o l l o w s : 

G r a v e l m i n i n g , s t o r a g e o f g r a v e l , g r a v e l c r u s h i n g and a s p h a l t 
p l a n t s s h a l l be a l l o w e d i n I n d u s t r i a l and p l a n n e d I n d u s t r i a l 
zones by C o n d i t i o n a l Use p e r m i t i n accordance w i t h S e c t i o n 4-6 
o f t h i s Code. 

C u r r e n t l y t h e r e a r e a number o f g r a v e l p i t s a l o n g t h e R i v e r Road 
c o r r i d o r , p r i m a r i l y between t h e C o l o r a d o R i v e r and R i v e r Road. The 
map shows t h e p l a n n e d i n d u s t r i a l a r e a , and g r a v e l o p e r a t i o n s t h a t 
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can be g r a n d f a t h e r e d i n ; new g r a v e l p i t s , a s p h a l t p l a n t s , c r u s h e r s 
would be a l l o w e d under c o n d i t i o n a l use p e r m i t s . So t h e r e i s an 
attempt t o accommodate t h o s e i n t e r e s t s i n t h a t a r e a . Mr. 
B o e s c h e n s t e i n s t a t e d t h a t i t was h i s u n d e r s t a n d i n g t h a t a r e a i s a 
h i g h p r i o r i t y f o r g r a v e l m i n i n g and has been h i s t o r i c a l l y . 

There i s a s e c t i o n i n t h e proposed code on e n v i r o n m e n t a l 
performance s t a n d a r d s . N o i s e , A i r P o l l u t i o n , Odors, 
. E l e c t r o m a g n e t i c e m i s s i o n s s h a l l meet a l l o f t h e r e q u i r e m e n t s o f t h e 
C o l o r a d o Department o f H e a l t h , US E n v i r o n m e n t a l P r o t e c t i o n Agency 
and o t h e r r e g u l a t o r y a g e n c i e s . 

There a r e pr o p o s e d a r e a r e q u i r e m e n t s f o r each use: under P l a n n e d 
I n d u s t r i a l t h e minimum l o t s i z e i s f i v e a c r e s ; P l a n n e d Commercial 
minimum l o t s i z e i s one a c r e ; Commercial one a c r e ; I n d u s t r i a l f i v e 
a c r e s ; and R e s i d e n t i a l one a c r e . 

Under y a r d s and l a n d s c a p e d a r e a t h e zone s t a t e s l e s s t h a n 200 f e e t 
from any l o t l i n e w h i c h a d j o i n s any i n d u s t r i a l o r c o m m e r c i a l use o r 
zone. 

F r o n t Y a r d s - No p r i n c i p a l o r a c c e s s o r y b u i l d i n g above grade s h a l l 
be l o c a t e d l e s s t h a n 200 f e e t from t h e boundary o f any r e s i d e n t i a l 
zone. No p r i n c i p a l o r a c c e s s o r y b u i l d i n g above gr a d e , p a r k i n g a r e a , 
l o a d i n g o r maneuvering a r e a s h a l l be l o c a t e d l e s s t h a n t h e 
f o l l o w i n g minimum d i s t a n c e s from t h e s t r e e t r i g h t - o f - w a y l i n e o r 
proposed s t r e e t r i g h t - o f - w a y l i n e o f t h e f o l l o w i n g t y p e s o f s t r e e t s 
o r highways as d e s i g n a t e d on t h e Road C l a s s i f i c a t i o n Map p r e p a r e d 
by t h e M e t r o p o l i t a n P l a n n i n g O r g a n i z a t i o n and adopted by t h e C i t y 
o f Grand J u n c t i o n : 

M a j o r Highway and P r i n c i p a l A r t e r i a l ; 100 f e e t . 

P r i n c i p a l o r M i n o r A r t e r i a l s t r e e t s e p a r a t i n g an i n d u s t r i a l 
a r e a from r e s i d e n t i a l a r e a ; 200 f e e t . 

P r i n c i p a l o r M i n o r A r t e r i a l s t r e e t s e p a r a t i n g an i n d u s t r i a l 
a r e a from a commercial a r e a ; 25 f e e t . 

L o c a l s t r e e t and a l l o t h e r s t r e e t c l a s s i f i c a t i o n s and l a n d use 
s i t u a t i o n s ; 2 5 f e e t . 

S i d e Y a r d s - A minimum o f 29 f o o t wide s i d e y a r d s s h a l l be r e q u i r e d 
f o r a l l p a r c e l s , e x c e p t f o r r e s i d e n t i a l p a r c e l s w h i c h a d j o i n 
p a r c e l s o f a n o t h e r use i n which case t h e minimum s i d e y a r d s h a l l be 
100 f e e t . S u f f i c i e n t berming, f e n c i n g , hedges and o t h e r t e c h n i q u e s 
s h a l l be used t o b u f f e r r e s i d e n t i a l uses from n o n r e s i d e n t i a l u s e s . 

Rear Y a r d s - A minimum o f 2 0 f e e t s h a l l be r e q u i r e d f o r a l l r e a r 
y a r d s e x c e p t f o r r e s i d e n t i a l p r o p e r t i e s which t o u c h n o n r e s i d e n t i a l 
p r o p e r t i e s i n w h i c h case a minimum o f 100 f e e t r e a r y a r d s e t back 
w i l l be r e q u i r e d . S u f f i c i e n t berming f e n c i n g , h e d g i n g and o t h e r 
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t e c h n i q u e s s h a l l be used t o b u f f e r r e s i d e n t i a l uses from 
n o n r e s i d e n t i a l u s e s . 

Under t h e l a n d s c a p i n g s t a n d a r d s t h e r e q u i r e d y a r d s s e t f o r t h above 
s h a l l be l a n d s c a p e d i n accordance w i t h t h e C i t y o f Grand J u n c t i o n 
l a n d s c a p i n g s t a n d a r d s . I n a d d i t i o n a t l e a s t f i v e p e r c e n t o f each 
p a r k i n g l o t s h a l l be l a n d s c a p e d . L a n d s c a p i n g s h a l l c o n s i s t o f a t a 
minimum, f r o n t a g e t r e e s ( s t r e e t t r e e s ) o f one p e r 35 f e e t o f l o t 
s t r e e t f r o n t a g e . Such t r e e s must be p l a n t e d i n a c c o r d a n c e w i t h CSU 
E x t e n s i o n S e r v i c e g u i d e l i n e s and must be a minimum o f 1 1/2 i n c h 
c a l i p e r . L a n d s c a p i n g s h a l l have adequate i r r i g a t i o n t o e n s u r e l o n g 
term v i a b i l i t y o f t h e p l a n t m a t e r i a l s . 

S t r e e t A c c e s s and F r o n t a g e - Each l o t s h a l l have a minimum l o t 
s t r e e t f r o n t a g e o f 100 f e e t . Each l o t s h a l l have a c c e s s t o a 
p u b l i c s t r e e t . A c c e s s s h a l l comply w i t h a l l o f t h e c o n d i t i o n s and 
s t a n d a r d s o f t h e C i t y S t r e e t s t a n d a r d s . 

B u i l d i n g H e i g h t - Maximum b u i l d i n g h e i g h t s h a l l n o t exceed 50 f e e t . 

B u i l d i n g S p a c i n g - Where two o r more b u i l d i n g s occupy t h e same 
p a r c e l , t h e r e must be a minimum o f 20 f e e t o r s e p a r a t i o n . There 
a r e a number o f s i g n s t a n d a r d s p r i m a r i l y e m p h a s i z i n g low s c a l e 
s i g n a g e , and monument-type s i g n a g e f o r most o f t h e zone. 

Under t h e s e c t i o n a p p l i c a t i o n , r e v i e w and s i t e p l a n a p p r o v a l , and 
enforcement a l l o t h e r p r o v i s i o n s o f t h i s Code s h a l l be met when n o t 
o t h e r w i s e i n c o n s i s t e n t w i t h t h e above r e g u l a t i o n s . 

There have been a number of p e o p l e concerned about e x i s t i n g 
s u b d i v i d e d p a r c e l s , so an a d d i t i o n a l t e x t which d i s c u s s e s t h a t i n 
p a r t i c u l a r w i l l be added. I t i s s i m i l a r t o t h e non-conforming t e x t 
i n t h e Code. I t i s t i t l e d " C o n t i n u a t i o n o f Uses i n Z o n i n g W i t h i n 
P r e v i o u s l y S u b d i v i d e d P a r c e l s " and i t s t a t e s t h a t n o t h i n g i n t h i s 
r e g u l a t i o n s h a l l p r e v e n t t h e c o n t i n u e d use, r e u s e and new 
c o n s t r u c t i o n on l o t s t h a t e x i s t e d p r i o r t o t h e enactment o f t h i s 
r e g u l a t i o n . The z o n i n g t h a t e x i s t e d p r i o r t o t h e enactment o f t h i s 
zone s h a l l a p p l y t o a l l p r e v i o u s l y s u b d i v i d e d p a r c e l s u s i n g t h e 
z o n i n g r e g u l a t i o n s t h a t e x i s t e d p r i o r t o t h e enactment o f t h i s 
r e g u l a t i o n . 

Mr. B o e s c h e n s t e i n s t a t e d t h a t t h e Community Development Department 
has r e c e i v e d t h r e e c o r r e s p o n d e n c e s s i n c e t h e November 5, 1991 
me e t i n g , one from Elam C o n s t r u c t i o n Company d a t e d November 12, 1991 
whi c h d i s c u s s e s t h e need f o r p r o t e c t i n g t h e a r e a s f o r g r a v e l m i n i n g 
and e x t r a c t i v e u s e s , g r a n d f a t h e r i n g , and goes on t o d i s c u s s a 
g r a v e l m i n i n g zone a l o n g R i v e r Road. A l e t t e r was a l s o r e c e i v e d 
from t h e Grand J u n c t i o n Drainage D i s t r i c t d i s c u s s i n g t h e zone and 
t h e p l a n and t h e f a c t t h a t i t i s not a homogenous a r e a , recommends 
wide r o a d s f o r t r a c t o r t r a i l e r r i g s , and c o n t i n u e s w i t h t h e 
l a n d s c a p i n g so t h a t t r e e s a r e not p l a n t e d i n s i t e l i n e s o f s t r e e t s 
o r o v e r d r a i n a g e l i n e s . I t a l s o d i s c u s s e s some o f t h e b e t t e r a r e a s 
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o f t h e n o r t h w e s t a r e a and outdoor s t o r a g e . I f i t i s i n d u s t r i a l , 
t h e r e a r e no s c r e e n i n g r e q u i r e m e n t s . I f i t i s b u s i n e s s o r 
c o m m e r c i a l , t h e r e a r e s c r e e n i n g r e q u i r e m e n t s . Grand J u n c t i o n 
D r a i n a g e would be a b l e t o c o n t i n u e t h e i r o p e r a t i o n w i t h no 
a d d i t i o n a l r e q u i r e m e n t s . 

The i n t e n t i s n o t t o impose s e v e r e r e g u l a t i o n s b u t t o p r o t e c t t h e 
a r e a f o r i n d u s t r y . I t i s one o f t h e l a s t r e m a i n i n g f r o n t i e r s f o r 
i n d u s t r i a l growth i n t h e v a l l e y . The roads w i l l have t o meet t h e 
C i t y r o a d s t a n d a r d s w h i c h do have wide roads f o r s e m i - t r u c k s . The 
Urban Land I n s t i t u t e I n d u s t r i a l Park Handbook was used w h i c h has a 
model z o n i n g code w h i c h i s s p e c i f i c a l l y d e s i g n e d f o r i n d u s t r i a l 
p a r k s as w e l l as t h e F o r e s i g h t Park Covenants f o r l a n d s c a p i n g and 
s e t b a c k s t a n d a r d s . 

The t h i r d l e t t e r i s d a t e d November 13, 1991 from West Based 
I n v e s t m e n t s . They a r e t h e owners of I n t e r s t a t e Commercial P a r k 
w h i c h w i l l be t h e f i r s t p a r k t h a t would f a l l under t h i s z o n i n g . 
Some o f t h e i r l o t s a r e i n t h e a n n e x a t i o n some a r e n o t . The r e a s o n 
t h i s was done was f o r c o n t i g u i t y f o r f u t u r e a n n e x a t i o n . The West 
Based I n v e s t m e n t s Company a l s o mentioned t h e g r a n d f a t h e r i n g o f 
e x i s t i n g i n d u s t r i a l f o r z o n i n g and development s t a n d a r d s . As 
e x p l a i n e d e a r l i e r , e x i s t i n g s u b d i v i d e d p a r c e l s would be 
g r a n d f a t h e r e d i n . 

There a r e a number o f e x h i b i t s i n t h e f i l e w h i c h w i l l be e n t e r e d 
i n t o t h e o f f i c i a l r e c o r d . 

V i c e - C h a i r m a n Elmer asked s p e c i f i c a l l y about t h e t e x t amendment. 

Mr. B o e s c h e n s t e i n e x p l a i n e d t h e t e x t amendment i s a code amendment 
and would go i n as a zone. The o t h e r i t e m on t h e agenda t o n i g h t i s 
t o a c t u a l l y p l a c e t h a t zone i n t o a p a r c e l o f l a n d w h i c h i s t h e 
I n t e r s t a t e Commercial Park. So t h e r e a r e two a c t i o n s t o n i g h t , one 
o f w h i c h i s t h e zone d i s c u s s i o n . 

PUBLIC COMMENT 

H a r r y M a v r a k i s , 518 28 Road, had s e v e r a l comments. The p r o p o s a l 
f o r a t e x t amendment r e f e r s c o n s t a n t l y t o "the P l a n " , and t h e P l a n 
has n o t been f o r m a l l y adopted by t h e P l a n n i n g Commission o r t h e 
C i t y C o u n c i l . I t appears t h a t t h e C i t y i s g e t t i n g t h e c a r t b e f o r e 
t h e h o r s e . He f e l t t h a t t h e p l a n s h o u l d be f o r m a l l y adopted and 
t h e n s p e c i f i c z o n i n g c r i t e r i a adopted i n t o t h e C i t y r e g u l a t i o n s 
t h a t r e f e r t o t h e p l a n . 

The s p e c i f i c r e q u i r e m e n t s and uses t h a t a r e g o i n g t o be adopted a r e 
a c c o r d i n g t o t h e I - l and C - l z o n i n g , y e t i n t h e p l a n t h e m a j o r i t y 
o f t h e a r e a i s r e f e r r e d t o as heavy c o m m e r c i a l - i n d u s t r i a l . The 1-2 
and C-2 i n t h e C i t y z o n i n g m a t r i x i s t h e heavy co m m e r c i a l and 
i n d u s t r i a l zones. Mr. M a v r a k i s f e l t t h a t i f i t was g o i n g t o be 
c a l l e d heavy commercial and heavy i n d u s t r i a l i n t h e p l a n t h e n t h e 
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uses a l l o w e d s h o u l d be expanded t o f a l l w i t h i n t h e I - l o r 1-2 o r C-
1 o r C-2 t o g i v e i t t h e maximum f l e x i b i l i t y t o d e v e l o p a c c o r d i n g t o 
e i t h e r zone. 

Mr. M a v r a k i s c o n t i n u e d ; t h e i n t e n t appears t o be t o make t h e whole 
a r e a l o o k l i k e F o r e s i g h t Park. He q u e s t i o n e d i f t h e m a j o r i t y o f 
t h e p o t e n t i a l b u y e r s o f commercial and i n d u s t r i a l i n t e n d t o b u i l d 
a n o t h e r F o r e s i g h t P a r k . There i s p r o b a b l y a need f o r a n o t h e r 
F o r e s i g h t P a r k i n t h e a r e a , but he d i s a g r e e d w i t h a t t e m p t i n g t o 
t a k e t h e e n t i r e a r e a from 24 Road west t o I n t e r s t a t e 70 and 6 & 50 
and t r y i n g t o make i t l o o k l i k e F o r e s i g h t Park. He f e l t t h a t t h e 
p l a n n e d i n d u s t r i a l r e q u i r e m e n t o f a minimum o f f i v e a c r e s i s 
e x c e s s i v e . He a l s o f e l t t h e r e s h o u l d be some a b i l i t y t o t a k e 
p l a n n e d c o m m e r c i a l t o something l e s s t h a n an a c r e , a t l e a s t some 
p o r t i o n be d e s i g n a t e d as 1/2 a c r e l o t s i n a commercial a r e a and a t 
l e a s t some one a c r e l o t s i n an i n d u s t r i a l a r e a would make more 
sense. 

The z o n i n g c r i t e r i a r e q u i r i n g l a n d s c a p i n g seems t o be o p p o s i t e o f 
t h e County's p r e v i o u s r e q u i r e m e n t s o f no l a n d s c a p i n g . T h i s 
l a n d s c a p i n g c r i t e r i a , e s p e c i a l l y one t r e e f o r e v e r y 35 f e e t 
p r o h i b i t s t h e f l e x i b i l i t y o f n i c e l a n d s c a p i n g . 

Mr. M a v r a k i s a l s o had a q u e s t i o n on t h e minimum l o t r e q u i r e m e n t o f 
one a c r e on r e s i d e n t i a l , when i t appears t o be o n l y i n d u s t r i a l and 
co m m e r c i a l . 

John B a l l a g h r e p r e s e n t i n g Grand J u n c t i o n D r a i n a g e D i s t r i c t a t 722 
23 Road commented on what i s b e i n g done, and t h e o r d e r w h i c h i t 
w i l l be done. 

Mr. B a l l a g h s a i d t h e t e x t amendment does not seem t o be r e a l c l e a r 
and f e l t t h a t some c o o r d i n a t e d e f f o r t w i t h t h e County would be more 
a p p r o p r i a t e . S p e c i f i c a l l y on t h e f r o n t a g e s e t b a c k and l a n d s c a p i n g 
t h e r e a r e some wa t e r s h a r e problems. Many o f t h e p r e v i o u s l y owned 
water s h a r e s have been s o l d , some i s o l a t e d p a r c e l s would n o t be 
a b l e t o o b t a i n w a t e r s h a r e s . He asked t h a t s t a n d a r d s on t h e 
l a n d s c a p i n g be lo w e r e d and t h e s e t b a c k s be l o o k e d a t a g a i n . Mr. 
B o e s c h e n s t e i n s u g g e s t s t h a t about 100 f e e t from t h e r i g h t - o f - w a y on 
a p r i n c i p a l a r t e r i a l be n o t h i n g but l a n d s c a p i n g ; t h i s i s n o t an 
e c o n o m i c a l use f o r i n d u s t r i a l p r o p e r t y . 

Mr. M a v r a k i s i s concerned about t h e c u r r e n t p r o p e r t y w h i c h t o t a l s 
a p p r o x i m a t e l y 12 0-125 p r o p e r t y owners. He s t a t e d t h a t none o f t h e 
p r o p e r t y owners he c o n t a c t e d had r e c e i v e d o f f i c i a l n o t i c e o f t h e 
i n t e n t t o e s t a b l i s h a zone, nor had t h e y r e c e i v e d any n o t i c e o f 
t h i s m e e t i n g . He f e l t i t would be a t o t a l d i s s e r v i c e t o t h e 
p r o p e r t y owners who a r e b e i n g a f f e c t e d by t h e a c t i o n s o f t h i s 
P l a n n i n g Commission and e v e n t u a l l y t h e C i t y C o u n c i l . The p u b l i c a t 
l a r g e and t h e p r o p e r t y owners have not been p r o p e r l y n o t i f i e d o f 
t h e s e i n t e n d e d meetings and e v e n t u a l r e - z o n i n g o f t h e p r o p e r t y . 
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STAFF REBUTTAL 

Mr. B o e s c h e n s t e i n a d d r e s s e d t h e p u b l i c ' s comments. I t was t h e 
i n t e n t o f t h e S t a f f t o have t h e P l a n adopted ahead o f t h e Zone, and 
t h i s i s t h e p r o p e r way t o do i t . Both t h e C i t y and t h e County have 
r u n a 30 day l e g a l n o t i c e f o r t h e December 3, 1991 m e e t i n g f o r t h e 
a d o p t i o n o f t h e P l a n . A 30 day l e g a l n o t i c e i s not needed f o r t h e 
a d o p t i o n o f t h e Zone o n l y a seven day l e g a l n o t i c e i s r e q u i r e d . 

On t h e I - l and 1-2, and t h e C - l and C-2 comments, Mr. B o e s c h e n s t e i n 
f e l t t h i s was something t h a t t h e P l a n n i n g Commission s h o u l d d e a l 
w i t h . The S t a f f has proposed i n t h i s d r a f t t h e I - l and C - l as t h e 
s t a n d a r d , t h i n k i n g t h i s would be a h i g h q u a l i t y c o m m e r c i a l -
i n d u s t r i a l a r e a . Those zones do not a l l o w s t e e l m i l l s o r o i l 
r e f i n e r i e s ; b u t do a l l o w i n d u s t r i e s l i k e S u n d s t r a n d , Emerson M u s i c , 
and most c o m m e r c i a l t y p e f a c i l i t i e s such as gas s t a t i o n s , and 
sh o p p i n g c e n t e r s . The P l a n n i n g Commission can go t o a h e a v i e r zone 
i f t h e y want t o , r e c o g n i z i n g t h a t t h e 1-2 and C-2 w i l l be h e a v i e r 
t y p e s o f u s e s . S t a f f i s aware t h a t I n t e r s t a t e Commercial P a r k w i l l 
n o t comply w i t h t h e a r e a u s e s ; i t i s t h e i n t e n t t o a c h i e v e 
c o n s i s t e n c y i n l o t s i z e s . The l o t s i z e s a r e a l s o something t h e 
P l a n n i n g Commission w i l l d e c i d e . 

The e n t i r e a r e a i s not b e i n g p l a n n e d t o l o o k l i k e F o r e s i g h t P a r k . 
The p l a n n e d i n d u s t r i a l a r e a i s l i m i t e d , i t i s not t h e e n t i r e a r e a ; 
t h e r e i s a l s o a comm e r c i a l a r e a and a r e s i d e n t i a l a r e a . Mr. 
B o e s c h e n s t e i n s t a t e d t h a t he was not s a y i n g F o r e s i g h t P a r k i s a 
good model t o s t r i v e f o r but i t has been a b e n e f i c i a l p r o j e c t f o r 
t h e Grand J u n c t i o n economy and t h e Northwest a r e a c o u l d a l s o meet 
t h o s e t y p e s o f s t a n d a r d s . He f e l t t h a t l a n d s c a p i n g was i m p o r t a n t 
f o r any t y p e o f commercial development; t h e county has had 
l a n d s c a p i n g s t a n d a r d s s i n c e 1983. I t i s i n c o r r e c t t o say t h e 
County does n o t have s t a n d a r d s . Water i s s c a r c e i n t h i s a r e a b u t 
Mesa M a l l , Diamond Shamrock, S l e e p - N - A i r e , Western S l o p e F o r d , West 
Gate Inn and Bank Western a l l have l a n d s c a p i n g . To say t h e r e i s no 
l a n d s c a p i n g i n t h e a r e a i s i n c o r r e c t . L a n d s c a p i n g c o u l d be done 
w i t h d i t c h w a t e r o r i n a l i m i t e d way w i t h d o m e s t i c w a t e r . 

The p r o p o s e d t e x t does i n c l u d e a r e s i d e n t i a l s e c t i o n because w i t h i n 
t h e p r o p o s e d p l a n t h e r e i s an e x i s t i n g r e s i d e n t i a l s e c t i o n e a s t o f 
24 Road. That i s t h e r e a s o n a r e s i d e n t i a l s t a n d a r d was i n c l u d e d i n 
t h e p l a n . S t a f f i s e m p h a s i z i n g t h e i n d u s t r i a l r i g h t now because 
t h a t i s t h e a r e a t h a t i s b e i n g annexed and needs z o n i n g . 

Mr. B o e s c h e n s t e i n c o n t i n u e d ; he f e l t t h e f r o n t a g e s e t b a c k s made 
sense; 100 f o o t s e t b a c k from c e n t e r l i n e w i t h t h e 50 f o o t 1/2 r o a d 
s e c t i o n l e a v e s 50 f e e t o f l a n d s c a p i n g i n f r o n t o f a b u i l d i n g w h i c h 
does n o t seem e x c e s s i v e . T h i s i s what e x i s t s i n F o r e s i g h t P a r k . 

The C i t y has g i v e n a l l l e g a l n o t i c e s as r e q u i r e d ; t h e c o n f u s i o n may 
be w i t h t h e p l a n and t h e z o n i n g . The o n l y i t e m f o r t o n i g h t i s t h e 
z o n i n g o f I n t e r s t a t e Commercial Park, t h e r e s t o f t h e a r e a i s n o t 
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b e i n g p r o p o s e d f o r z o n i n g y e t . Those p r o p e r t y owners w i l l be 
n o t i f i e d as t h o s e a r e a s a r e annexed w i t h s e p a r a t e h e a r i n g s . The 
P l a n has been a d v e r t i s e d by a d i s p l a y ad and l e g a l n o t i c e s t h a t 
S t a t e Law r e q u i r e s . There have a l s o been two p u b l i c workshops a t 
the Westgate I n n w i t h 200 t o 300 p o s t c a r d s s e n t o u t t o p r o p e r t y 
owners i n f o r m i n g them o f t h e open houses and n o t i f y i n g them t h e 
C i t y was an n e x i n g t h e a r e a and t h i s p l a n was b e i n g p r o p o s e d f o r t h e 
a r e a . S t a f f i s a l s o w i l l i n g t o meet i n d i v i d u a l l y w i t h i n t e r e s t e d 
p a r t i e s . 

Mr. M a v r a k i s had a comment about t h e t e x t amendments a p p l y i n g t o 
the e n t i r e a r e a w h i c h i n v o l v e i n d u s t r i a l , c o mmercial and 
r e s i d e n t i a l and asked t h a t t h e i n d u s t r i a l be i n c l u d e d i n t h e t e x t 
amendments. 

Mr. B o e s c h e n s t e i n r e p l i e d t h a t t h i s was s t a t e d i n t h e l a t e s t d r a f t 
of t h e p r o p o s a l w h i c h i s t i t l e d "Northwest P l a n n e d I n d u s t r i a l -
C o m m e r c i a l - R e s i d e n t i a l Park Zone," which i s about f i v e pages l o n g . 

Commissioner R o b e r t s e x p l a i n e d some o f t h e an n e x i n g p r o c e d u r e s and 
which zones c o u l d encompass t h e a r e a and be i n p l a c e i n t i m e f o r 
t h e a n n e x a t i o n s . These d e c i s i o n s were made a t t h e workshops. He 
sug g e s t e d t h a t t h e Commission t a b l e t h i s i t e m so t h a t i n t e r e s t e d 
c i t i z e n s c o u l d f u r t h e r s t u d y t h e p l a n s . 

V i c e - C h a i r m a n Elmer asked Mr. Shaver f o r a d v i c e on t h e l e g a l 
r e q u i r e m e n t s . 

Mr. Shaver commented t h a t t o t a b l e t h e i t e m would be a p p r o p r i a t e . 
On t h e n e x t i t e m , t h e Zone o f A n n e x a t i o n , t h e l e g a l r e q u i r e m e n t s 
on i n i t i a t i n g a zone and t h e t i m i n g on t h o s e i s s u e s may n o t r e q u i r e 
t h e zone o r t h e p l a n t o be implemented by December 3, 1991. Mr. 
Shaver s u g g e s t e d t h a t Mr. B o e s c h e n s t e i n comment on t h e t i m i n g . 

MOTION (COMMISSIONER ROBERTS) "MR. CHAIRMAN, ON ITEM #5-91, I 
RECOMMEND THIS BE TABLED UNTIL THE REGULARLY SCHEDULED 
PLANNING COMMISSION MEETING TO BE HELD DECEMBER 3, 1991. 

The m o t i o n was seconded by Commissioner Anderson. 

A v o t e was c a l l e d , and t h e motion passed unanimously by a v o t e o f 
3-0. 

MOTION (COMMISSIONER ROBERTS) "MR. CHAIRMAN, ON ITEM # 13-91, I 
RECOMMEND THIS ITEM BE TABLED UNTIL THE REGULARLY 
SCHEDULED PLANNING COMMISSION MEETING TO BE HELD DECEMBER 
3, 1991. 

The m o t i o n was seconded by Commissioner Anderson. 

A v o t e was c a l l e d , and t h e motion passed unanimously by a v o t e o f 
3-0. 
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V i c e - C h a i r m a n Elmer s t a t e d t h a t t h e i t e m (Northwest A r e a Study) 
s c h e d u l e d under G e n e r a l D i s c u s s i o n f o r t h i s e v e n i n g would a l s o be 
t a b l e d u n t i l December 3, 1991 i n t h e C i t y - C o u n t y A u d i t o r i u m . 

Mr. M a v r a k i s asked i f t h e r e would be f u r t h e r open d i s c u s s i o n . 

Mr. B o e s c h e n s t e i n r e p e a t e d t h a t December 3, 1991 would be a f u l l 
open d i s c u s s i o n o f t h e p l a n , and V i c e - C h a i r m a n Elmer a d v i s e d Mr. 
M a v r a k i s t h a t w r i t t e n comments f o r t h e Commissioners t o c o n s i d e r 
p r i o r t o t h e m e e t i n g would be h e l p f u l . 

Mr. M a v r a k i s asked i f t h e a r e a west of 24 Road, n o r t h o f 6 & 50 and 
s o u t h o f I n t e r s t a t e 70, i n c l u d i n g V a l l e y West on t h e o t h e r s i d e o f 
t h e Freeway, i s a l l i n t h e p r o c e s s o f b e i n g annexed? What i s t h e 
t i m i n g o f t h e f i n a l i z a t i o n o f t h a t a n n e x a t i o n ? 

Mr. B o e s c h e n s t e i n e x p l a i n e d t h a t t h e a r e a i n b l u e on t h e map and 
w i l l be annexed w i t h i n t h e n e x t few months. The b u l k o f t h e a r e a , 
w h i t e on t h e map, i s not b e i n g c o n s i d e r e d f o r a n n e x a t i o n y e t , nor 
i s t h e a r e a a l o n g R i v e r Road proposed y e t . 

Mr. M a v r a k i s a l s o had a comment on t h e i t e m w h i c h was t a b l e d , 
r e g a r d i n g t h e r e - z o n i n g o f t h e annexed p r o p e r t y . On b e h a l f o f t h e 
owners o f t h e p r o p e r t y , s p e c i f i c a l l y I n t e r s t a t e Commercial P a r k and 
F i r s t A d d i t i o n , t h e y would s p e c i f i c a l l y r e q u e s t t h a t a t t h e t i m e 
t h e P l a n n i n g Commission adopt a re-zone o f t h a t a r e a t h a t t h e y 
s p e c i f i c a l l y r e f e r t o t h o s e two p a r t i c u l a r p i e c e s o f d e v e l o p e d 
c o m m e r c i a l p r o p e r t y as b e i n g g r a n d f a t h e r e d and t h a t t h e P l a n n i n g 
Commission s p e c i f y which zone w i l l be a p p l i e d t o t h a t a r e a f o r any 
p o t e n t i a l u s e r s ; whether i t w i l l be I - l o r 1-2 under t h e C i t y 
z o n i n g o r whether i t s g o i n g t o be g r a n d f a t h e r e d i n under t h e C-zone 
of t h e County. They would p r e f e r t o have t h e same r i g h t s as under 
t h e County C zone wh i c h would mean t h e f l e x i b i l i t y o f a C - l and C-2 
and p o s s i b l y some I - l uses under t h e C i t y m a t r i x . 

V i c e - C h a i r m a n Elmer commented t h a t i f t h e uses now i n t h e County 
c o u l d be documented and go on t h e r e c o r d t h a t t h e y a r e 
g r a n d f a t h e r e d u s e s . G r a n d f a t h e r e d uses s h o u l d be documented and 
p u t i n t h e r e c o r d now ( l i k e open s t o r a g e ) t o make t h e d i s t i n c t i o n s 
e a s i e r t o u n d e r s t a n d i n t h e f u t u r e . 

4. #70-91 FINAL PLAT AND PLAN AND ZONE OF ANNEXATION 
A request for a f i n a l plan on approximately 14 acres and a 
request to zone the same to C-l (Light Commercial) and a 
request fo r a F i n a l Plat on approximately 24 acres. 
PETITIONER: Drychester R e t a i l I I , Inc. 
LOCATION: Northwest corner of North Avenue and 29 1/2 
Road 
Consideration of A F i n a l Plat 
Consideration of A F i n a l Plan 
Consideration of A Zone of Annexation 
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PETITIONER'S PRESENTATION 

Mr. Donald S l a c k , 7935 E a s t P r e n t i c e S u i t e 103, Englewood, CO., was 
p r e s e n t t o b r i n g f o r c o n s i d e r a t i o n t h e p l a n o f a n n e x a t i o n f o r Pace 
Membership Warehouse t o be l o c a t e d a t 29 1/2 Road and N o r t h Avenue 
i n Grand J u n c t i o n . 

Mr. S l a c k s t a t e d t h a t Pace Membership Warehouse i s a C o l o r a d o based 
company p u r c h a s e d about a h a l f a y e a r ago by t h e K-Mart 
C o r p o r a t i o n . The C o r p o r a t i o n has sought t o do an e x p a n s i o n 
n a t i o n w i d e i n t h e i r membership warehouse program. They a r e 
i n t e r e s t e d i n coming t o Grand J u n c t i o n w i t h t h e i r #135 s t o r e , w h i c h 
i n c l u d e s about 137,000 square f e e t and i s t h e i r newest and most 
c u r r e n t p r o t o t y p e s t o r e which s e l l s a v a r i e t y o f goods. 

The f i r s t c o n s i d e r a t i o n was t h e l o c a t i o n of t h e b u i l d i n g on t h e 
s i t e . Because a d i t c h r u n s t h r o u g h t h e c e n t e r o f t h e p r o p e r t y , t h e 
b u i l d i n g p l a n w i t h t h e b u i l d i n g on t h e e a s t was chosen. Reasons 
f o r t h i s a r e due t o t h e magnitude o f t h e water from n o r t h - s o u t h and 
i f t h e s t o r e were p u t on t h e west t h e b u i l d i n g would f a l l o v e r t h e 
d i t c h easement c r e a t i n g problems. 

The second element i n terms o f d e c i s i o n making had t o do w i t h t h e 
l o a d i n g a r e a i t s e l f w h ich f a c e s n o r t h t o a l l o w f o r t h e N o r t h Avenue 
c o r r i d o r t o re m a i n i n t a c t . Showing s e n s i t i v i t y t o t h e h o u s i n g t o 
t h e n o r t h , a f e n c e and lan d s c a p e w i l l be put i n t o b u f f e r a l o n g t h e 
n o r t h e r n edge o f t h e p r o p e r t y on t h e s o u t h s i d e o f B u n t i n g . Those 
two f a c t o r s a r e what g e n e r a t e d t h e c o n f i g u r a t i o n o f t h e s i t e p l a n . 

The c u r b c u t a t t h e west edge o f t h e Pace s t o r e i s what i s i n t e n d e d 
t o be p r i m a r y a u t o e n t r y ; t h e one on t h e west edge o f t h e s i t e t h e 
p r i m a r y t r u c k e n t r y . Mr. S l a c k s t a t e d t h a t he agreed w i t h S t a f f 
t h a t i t i s i n a p p r o p r i a t e t o have d e l i v e r y t r u c k s on B u n t i n g Avenue; 
t h e r e f o r e , t h e y would be r e s t r i c t e d . The c u r b c u t on B u n t i n g 
Avenue i s t o a l l o w a u t o t r a f f i c e x i t onto 29 1/2 Road a l l o w i n g 
t r a f f i c t o come t o t h e l i g h t on N o r t h Avenue. 

Mr. S l a c k c o n t i n u e d ; t h e f o l l o w i n g r e s p o n s e s t o s t a f f 
recommendations d a t e d Nov. 19, 1991 were g i v e n : 

Item #1 - Mr. S l a c k agreed t h a t t h e z o n i n g s h o u l d be p l a n n e d 
c o m m e r c i a l . 

Item #2 - A 6 f o o t h i g h b u f f e r ( b e i n g a f e n c e , o r l a n d s c a p i n g o r 
both) w i l l be p r o v i d e d g e n e r a l l y i n t h e s e c t i o n between 29 1/2 Road 
and t h e c u r b c u t on B u n t i n g on t h e n o r t h , and a s e c t i o n on t h e 
we s t e r n edge o f t h e p r o p e r t y as w e l l . The a r e a between t h e c u r b 
c u t on t h e n o r t h and t h e no r t h w e s t c o r n e r o f t h e s i t e may r e q u i r e 
a d d i t i o n a l s c r e e n i n g as t i m e goes on depending on how i t i s 
de v e l o p e d . 
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Item #3 - R e g a r d i n g t h e t r u c k t r a f f i c , s i g n s w i l l be i n s t a l l e d t o 
m i n i m i z e i f n o t e l i m i n a t e t h e p o s s i b i l i t y o f any t r u c k t r a f f i c on 
29 1/2 and B u n t i n g Avenue. Improvements w i l l be made on B u n t i n g ; 
t h o s e p l a n s a r e s t i l l i n p a r t i a l n e g o t i a t i o n s . F u l l r i g h t - o f - w a y 
f o r t h e r e m a i n d e r o f B u n t i n g Avenue t o 29 1/4 Road s h o u l d be h e l d 
a s i d e u n t i l i t i s known what t h e nex t p a r c e l w i l l be. I f i t 
becomes an i n t e g r a t e d s i t e p l a n , i t would be a d e t r i m e n t t o have 
B u n t i n g Avenue go t h r o u g h . Mr. S l a c k s t a t e d t h a t he would l i k e n o t 
t o d e d i c a t e i t a t t h i s t i m e o r escrow any funds f o r t h a t p u r p o s e . 

No problems were found w i t h t h e a d d i t i o n a l r i g h t - o f - w a y f o r 29 1/4 
Road w h i c h i s i n t h e range o f a 3-6 f o o t r i g h t - o f - w a y r a t h e r t h a n 
t h e 50 f o o t w h i c h e x i s t s t o d a y . 

The p e t i t i o n e r i s i n a c c o r d w i t h t h e h a l f - s t r e e t improvements on 29 
1/2 Road and t h e t u r n l a n e s a t t h e i n t e r s e c t i o n s . The p e t i t i o n e r 
w i l l p r o v i d e some o f t h e d o l l a r s n e c e s s a r y f o r t h e s i g n a l i z a t i o n a t 
29 1/2 Road and N o r t h Avenue i f n e c e s s a r y . 

Mr. S l a c k s t a t e d t h a t t h e y were d e a l i n g w i t h t h e S t a t e Highway 
Department i n r e g a r d s t o N o r t h Avenue. Some of t h e i r l a t e s t 
comments r e q u i r e more meetings w i t h them on t h e d e t a i l s on c u r b 
c u t s and a c c e s s . 

The f i n a l d r a i n a g e p l a n g e n e r a t e d a d d i t i o n a l comments w h i c h w i l l be 
a d d r e s s e d . 

The f i n a l Improvements Agreement and Guarantee w i l l be c o m p l e t e d as 
t h e s e o t h e r i t e m s come t o c o n c l u s i o n . 

Item # 10 - P e r i m e t e r berming and l a n d s c a p i n g w i l l be i n c o r p o r a t e d 
i n t o t h e p a r k i n g l o t d e s i g n . An a d d i t i o n a l row o f i s l a n d s i n t h e 
w e s t e r n p o r t i o n o f t h e l o t t o break up c o n t i n u o u s a s p h a l t w i l l be 
p r o v i d e d . 

A l s o , p r i o r t o r e c o r d i n g t h e p l a t , t h e r e q u e s t on t h e f r e e s t a n d i n g 
s i g n w i l l be r e s o l v e d . The maximum s i g n h e i g h t a l l o w e d i s 40 f e e t , 
and t h e p e t i t i o n e r i s a s k i n g f o r a 45 f o o t s i g n . A n o t h e r 
p o s s i b i l i t y i s a monument s i g n . Mr. S l a c k s t a t e d t h a t t h e y would 
work w i t h s t a f f on t h i s t o meet t h e C i t y ' s as w e l l as Pace 
Warehouse•s needs. 

QUESTIONS 

V i c e - C h a i r m a n Elmer asked t h e p e t i t i o n e r what e x a c t l y were t h e 
e x c e p t i o n s t h a t were b e i n g asked f o r , e s p e c i a l l y on i t e m s #3 & #4. 

Mr. S l a c k s t a t e d t h e r e were no i s s u e s w i t h #3. On #4, t h e q u e s t i o n 
o f r i g h t - o f - w a y on B u n t i n g between 29 1/2 Road and t h e c u r b c u t 
c o n c e r n s t h e t h r e e f e e t d e d i c a t e d and t h e r e has been s i x f e e t 
r e q u e s t e d . The q u e s t i o n now i s w i l l t h a t s o l v e t h e problem i n i t s 
e n t i r e t y o r w i l l a d d i t i o n a l r i g h t - o f - w a y be g r a n t e d e i t h e r n o r t h o r 
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N o r t h Avenue C o r r i d o r G u i d e l i n e s 

The N o r t h Avenue C o r r i d o r G u i d e l i n e s encourage t h e use o f p l a n n e d 
development c o n c e p t s f o r any new development o f v a c a n t l a n d o r 
redevelopment o f l a r g e p a r c e l s . The G u i d e l i n e s f u r t h e r s t a t e t h a t 
e x i s t i n g h o u s i n g i n t h e r e s i d e n t i a l l y zoned a r e a s a b u t t i n g t h e 
N o r t h Avenue C o r r i d o r s h o u l d be r e s p e c t e d and p r o t e c t e d . When new 
n o n - r e s i d e n t i a l development a d j a c e n t t o e x i s t i n g r e s i d e n t i a l u s e s 
i s c o n s i d e r e d , t h e impac t s o f i n c r e a s e d t r a f f i c , n o i s e , and 
l i g h t i n g s h o u l d n o t a d v e r s e l y a f f e c t t h e e x i s t i n g n e i g h b o r h o o d s . 
New development i s encouraged t o use a l t e r n a t i v e a c c e s s e s t h a t do 
no t e n c r o a c h on t h e e x i s t i n g r e s i d e n t i a l a r e a s a d j a c e n t t o t h e 
c o r r i d o r . 

That p a r t i c u l a r g u i d e l i n e was one t h e Development Department used 
e x t e n s i v e l y i n t h e r e v i e w f o r t h e S i t e P l a n ; t h a t i s why s t a f f i s 
recommending a P l a n n e d Commercial Zone i n acco r d a n c e w i t h t h e N o r t h 
Avenue C o r r i d o r G u i d e l i n e s and a l s o recommending t h a t a c c e s s n o t be 
a l l o w e d on B u n t i n g Avenue. 

The C o r r i d o r G u i d e l i n e s f u r t h e r note t h a t a c c e s s p o i n t s s h o u l d be 
d e s i g n e d t o m a i n t a i n a c l e a r s i g h t d i s t a n c e f o r v e h i c u l a r , b i c y c l e 
and p e d e s t r i a n t r a f f i c s a f e t y . Concerns have been r a i s e d by t h e 
C i t y E n g i n e e r on t h e poor s i g h t d i s t a n c e t o t h e n o r t h from B u n t i n g 
Avenue onto 29 1/2 Road. 

The N o r t h Avenue c o r r i d o r g u i d e l i n e s a l s o s t a t e t h a t development 
s h o u l d p r o v i d e adequate s e t b a c k s f o r s t r u c t u r e s from t h e p u b l i c 
r i g h t - o f - w a y t o be used i n p a r t f o r l a n d s c a p i n g . As n o t e d by t h e 
S t a t e Department o f T r a n s p o r t a t i o n t h e b u i l d i n g s h o u l d be s e t back 
more from N o r t h Avenue t o p r o v i d e and p r o t e c t approach s i g h t 
d i s t a n c e a t 29 1/2 Road. 

As s t a t e d i n s e c t i o n 4-4-4 o f t h e Grand J u n c t i o n Z o n i n g and 
Development Code, t h e f o l l o w i n g must be r e v i e w e d i n a r e z o n i n g 
a p p l i c a t i o n : 

A. Was t h e e x i s t i n g zone an e r r o r a t t h e t i m e o f a d o p t i o n ? 

S t a f f f e e l s one must assume t h e answer t o t h i s i s no. The 
e x i s t i n g County and C i t y Commercial z o n i n g i s a t a c o n s t a n t 
d e p t h a l l a l o n g t h e c o r r i d o r . 

B. Has t h e r e been a change o f c h a r a c t e r i n t h e a r e a due t o 
i n s t a l l a t i o n o f p u b l i c f a c i l i t i e s , o t h e r zone changes, new 
growth t r e n d s , d e t e r i o r a t i o n , development t r a n s i t i o n s , e t c . ? 

The p r o p e r t y has been abandoned f o r some t i m e and l e f t t o 
d e t e r i o r a t e . B u n t i n g Avenue does seem t o form some k i n d o f 
l i n e o f d e m a r c a t i o n between an a r e a i n t r a n s i t i o n t o t h e 
s o u t h and t h e r e s i d e n t i a l a r e a t o t h e n o r t h . 
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C. I s t h e r e an a r e a o f community need f o r t h e p r o p o s e d 
r e z o n e ? 

P r e v i o u s s t u d i e s o f t h e V a l l e y , such as t h e N o r t h w e s t A r e a 
P l a n , have p o i n t e d out an over-abundance o f c o m m e r c i a l 
z o n i n g i n t h e V a l l e y . However, l a r g e a c r e a g e s w i t h t h a t 
z o n i n g may be somewhat more s c a r c e . 

D. I s t h e p r oposed rezone c o m p a t i b l e w i t h t h e s u r r o u n d i n g 
a r e a o r w i l l t h e r e be a d v e r s e i m p a c t s ? 

A development o f t h i s s i z e w i l l have a d v e r s e i m p a c t s on 
t h e s u r r o u n d i n g a r e a from n o i s e , l i g h t and t r a f f i c . 
However, some o f t h e s e a d v e r s e impacts c o u l d be m i t i g a t e d 
t h r o u g h good s i t e d e s i g n . 

E. W i l l t h e r e be b e n e f i t s d e r i v e d by t h e community o r a r e a by 
g r a n t i n g t h e proposed rezone? 

The p r o p o s e d commercial development w i l l p r o v i d e a l a r g e 
r e t a i l f a c i l i t y u n l i k e any o t h e r s c u r r e n t l y i n t h e V a l l e y , 
a l t h o u g h a n o t h e r has been proposed and approved. 

F. I s t h e p r o p o s a l i n conformance w i t h t h e p o l i c i e s , i n t e n t s 
and r e q u i r e m e n t s o f t h i s Code and o t h e r adopted p l a n s and 
p o l i c i e s ? 

The p r o p o s a l as s u b m i t t e d i s i n d i r e c t c o n f l i c t w i t h s e v e r a l 
o f t h e N o r t h Avenue C o r r i d o r G u i d e l i n e s . 

G. A r e adequate f a c i l i t i e s a v a i l a b l e t o s e r v e development f o r 
t h e t y p e and scope suggested by t h e proposed zone? Adequate 
f a c i l i t i e s a r e a v a i l a b l e t o s e r v e t h e development. 

F i n a l P l a t 

Ms. P o r t n e r c o n t i n u e d : t h e proposed f i n a l p l a t i s f o r a t h r e e l o t 
s u b d i v i s i o n o f a p p r o x i m a t e l y 24 a c r e s o f t h e 30 a c r e s s i t e . The 
r e m a i n d e r o f t h e s i t e i s a p a r t o f t h e e x i s t i n g P a l a c e E s t a t e s 
S u b d i v i s i o n . There were some t e c h n i c a l c o n c e r n s about t h e a c t u a l 
p l a t d r a w i n g and t h o s e w i l l need t o be t a k e n c a r e o f b e f o r e t h e 
p l a t i s r e c o r d e d i f i t i s approved. 

Roadways and A c c e s s 

29 1/2 Road i s a County r o a d and i s proposed f o r a n n e x a t i o n t o t h e 
C i t y . County Road and B r i d g e s t a n d a r d s and C i t y S t r e e t s t a n d a r d s 
w i l l a p p l y t o 29 1/2 Road. A d d i t i o n a l r i g h t - o f - w a y may be r e q u i r e d 
a l o n g N o r t h Avenue and 29 1/2 Road, as w e l l as B u n t i n g Avenue i f i t 
i s used f o r a c c e s s . N o r t h Avenue i s a S t a t e Highway and a l l 
improvements w i l l be governed by t h e S t a t e Department o f 
T r a n s p o r t a t i o n ' s Highway A c c e s s P e r m i t . H a l f s t r e e t improvements 
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w i l l be r e q u i r e d f o r a l l a b u t t i n g roadways i n a d d i t i o n t o o t h e r 
improvements n e c e s s a r y t o m i t i g a t e t h e t r a f f i c i m p a c t s o f t h i s 
development. Those improvements may i n c l u d e t u r n l a n e s , a c c e l / d e c e l 
l a n e s , c o n t i n u a t i o n o f r a i s e d medians and s i g n a l i z a t i o n . A l l 
d r i v e w a y s must meet t h e r e q u i r e m e n t s o f t h e C i t y o f Grand J u n c t i o n , 
Mesa County o r t h e S t a t e Department o f T r a n s p o r t a t i o n , who e v e r has 
j u r i s d i c t i o n o v e r t h e roadway t o be a c c e s s e d . 

Some o f t h e s i t e p l a n n i n g comments have been a d d r e s s e d by t h e 
p e t i t i o n e r s and a r e shown on r e v i s e d p l a n s . A l t h o u g h s t a f f s t i l l 
f e e l s t h e b e t t e r s i t e d e s i g n would have t h e b u i l d i n g f u r t h e r t o t h e 
west on t h e s i t e , a l l o w i n g p a r k i n g on t h e e a s t s i d e o f t h e b u i l d i n g 
and a b e t t e r a c c e s s onto 29 1/2 Road, e l i m i n a t i n g t h e need f o r an 
a c c e s s on t o B u n t i n g , t h e f o l l o w i n g recommendations a r e made i f t h e 
P l a n n i n g Commission chooses t o approve t h e p l a n as s u b m i t t e d : 

The p e t i t i o n e r has responded t o t h e r e v i e w agency comments w i t h 
r e v i s e d p l a n s and r e p o r t s . The f o l l o w i n g recommendations a r e based on 
t h o s e r e v i s i o n s : 

1. I n a c c o r d a n c e w i t h t h e N o r t h Avenue C o r r i d o r G u i d e l i n e s , s t a f f 
recommends t h e p r o p e r t y be zoned P l a n n e d Commercial (PC) 
i n s t e a d o f C - l t o b e t t e r c o n t r o l t h e f u t u r e development o r 
redevelopment and p r o v i d e a d d i t i o n a l f l e x i b i l i t y i n s i t e 
d e s i g n . 

2. As p e r s e c t i o n 5-5-1.H. o f t h e Zoning and Development Code a 
w a l l , s c r e e n f e n c e , o r s c r e e n p l a n t i n g o f a y e a r - r o u n d n a t u r e , 
s i x f e e t i n h e i g h t must be p r o v i d e d around t h e p e r i m e t e r o f 
t h e p a r k i n g l o t a d j a c e n t t o r e s i d e n t i a l z o n i n g and/or u s e s . 
T h i s would i n c l u d e t h e n o r t h boundary o f t h e p r o p e r t y a l o n g 
B u n t i n g Ave. from 29 1/2 Road t o t h e d r i v e w a y and a l o n g t h e 
west p r o p e r t y l i n e . L a n d s c a p i n g w i l l be i n c o r p o r a t e d a l o n g 
b o t h s i d e s o f t h e f e n c e o r w a l l l i n e . 

3. S t a f f has a co n c e r n w i t h a l l o w i n g a c c e s s onto B u n t i n g s i n c e i t 
i s d e s i g n e d as a l o c a l r e s i d e n t i a l s t r e e t . The use o f B u n t i n g 
f o r t h e development w i l l n e g a t i v e l y impact t h e a d j o i n i n g 
r e s i d e n t i a l z o n i n g and uses. However, i f a c c e s s i s a l l o w e d 
o n t o B u n t i n g Avenue, as shown on t h e r e v i s e d s i t e p l a n , t r u c k 
t r a f f i c w i l l be r o u t e d t o t h e N o r t h Avenue a c c e s s and not 
a l l o w e d t o use B u n t i n g . 

4. B u n t i n g Avenue w i l l r e q u i r e f u l l l o c a l c o m m e r c i a l s t r e e t 
improvements from 29 1/2 Road t o j u s t west o f t h e pro p o s e d 
d r i v e w a y onto B u n t i n g t o accommodate t h e i n c r e a s e d t r a f f i c . An 
a d d i t i o n a l 6 f e e t o f r i g h t - o f - w a y w i l l be r e q u i r e d a l o n g 
B u n t i n g Avenue. F u l l r i g h t - o f - w a y f o r t h e re m a i n d e r o f 
B u n t i n g Avenue t o 29 1/4 Road w i l l be r e q u i r e d t o be d e d i c a t e d 
on t h e p l a t . Funds f o r 1/2 s t r e e t improvements must be 
escrowed f o r t h e remainder o f B u n t i n g Avenue. The p e t i t i o n e r 
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14. A l l o t h e r t e c h n i c a l concerns must be a d d r e s s e d p r i o r t o 
r e c o r d i n g o f t h e p l a t and s i t e p l a n . 

PUBLIC COMMENT 

P a t s y James o f 515 29 1/4 Road Grand J u n c t i o n , CO. had q u e s t i o n s about 
t h e a n n e x a t i o n ; w i l l t h e owners o f L o t 3 be i n f o r m e d b e f o r e 
a n n e x a t i o n ? 

Ms. P o r t n e r e x p l a i n e d when L o t 3 comes up f o r z o n i n g , w h i c h c o u l d be 
w i t h i n t h e n e x t month o r two, a n o t i c e w i l l be s e n t . The zone 
d e t e r m i n e s whether f u t u r e development w i l l r e q u i r e a p u b l i c h e a r i n g 
f o r s i t e p l a n r e v i e w . 

Mr. B o e s c h e n s t e i n added t h a t i n t h e near term p l a n Mrs. James would 
n o t be annexed. The c u r r e n t p l a n i s t o annex Pace Warehouse Market 
i t s e l f and t h e n t a k e i n t h e s o u t h s i d e o f N o r t h Avenue and around 
County M a r k e t . The l o n g term does go a l l t h e way t o 30 Road, b u t t h a t 
c o u l d be a few y e a r s o u t . 

QUESTIONS 

V i c e - C h a i r m a n Elmer asked i f t h e PAD p o r t i o n would be dev e l o p e d ? He 
a l s o a s k ed about s h a r i n g t h e i s l e , and i f i t was j u s t a b l a n k e t 
i n g r e s s / e g r e s s on t h e p l a t ? 

Mr. S l a c k s t a t e d t h e r e would be l a n d s c a p i n g on t h a t p o r t i o n . 

Ms. P o r t n e r added t h a t t h e p l a t w i l l be checked and i t had been 
commented on. 

When asked i f a l l o t h e r departments had agreed w i t h t h e p l a t , Ms. 
P o r t n e r r e p l i e d t h a t comments w i l l be f i n a l i z e d b e f o r e t h e p l a t i s 
r e c o r d e d . The o t h e r r e v i e w agency comments a r e i n c o r p o r a t e d i n t o t h e 
S t a f f r e v i e w . Some o f t h e s p e c i f i c i s s u e s t h a t a r e not f u l l y a g reed 
upon a r e s p e c i f i c a l l y n oted. 

Commissioner R o b e r t s had concerns about t h e p o t e n t i a l t r a f f i c 
g e n e r a t e d and t h e need f o r a t r a f f i c s i g n a l soon a f t e r t h e o p e r a t i o n 
opened. 

V i c e - C h a i r m a n Elmer asked about t h e C i t y p o l i c y on t h e t r a f f i c l i g h t 
c o s t s ? 

Mr. Don Newton, C i t y E n g i n e e r , s t a t e d t h a t t h e r e q u i r e m e n t f o r t h e 
t r a f f i c s i g n a l i s t h e t h a t t h e P e t i t i o n e r must pay 100% o f t h e c o s t . 

Commissioner R o b e r t s asked i f t h e comments from t h e C i t y E n g i n e e r had 
been a d d r e s s by t h e P e t i t i o n e r ? 

Mr. Newton r e p l i e d a f f i r m a t i v e l y . 
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Commissioner R o b e r t s asked about t h e B u n t i n g e n t r a n c e ? 

Mr. Newton s a i d t h i s a c c e s s was a l r i g h t as l o n g as t r u c k s were n o t 
a l l o w e d t o use B u n t i n g Avenue. Mr. Newton a l s o commented on t h e 
d r a i n a g e i s s u e ; t h e e x i s t i n g p i p e c o u l d o n l y c a r r y 2/3 o f t h e f l o w 
from t h e d r a i n a g e t o t h e n o r t h . Whether o r not t h e p i p e c o u l d be 
i n c r e a s e d i n s i z e i s a q u e s t i o n ; however, i t would have t o e x t e n d 
a c r o s s N o r t h Avenue. There a r e some d r a i n a g e problems a s s o c i a t e d w i t h 
r e - l o c a t i n g t h e b u i l d i n g . 

V i c e - C h a i r m a n Elmer asked S t a f f i f t h e County was i n agreement w i t h 
t h e d r a i n a g e p l a n s ? 

Mr. Newton e x p l a i n e d t h e r e a r e some concerns w i t h t h e s t o r m d u r a t i o n 
used t o c a l c u l a t e t h e r u n o f f . He added no m a t t e r what l e n g t h o f s t o r m 
d r a i n you use, t h e water w i l l have t o pass t h r o u g h t h e s i t e and 
d i s c h a r g e a c r o s s N o r t h Avenue. 

V i c e - C h a i r m a n Elmer asked about t h e r e v i s e d l a n d s c a p e p l a n ; i t seems 
t h e changes a r e m e r e l y more t r e e s on t h e i s l a n d s and no b i g changes 
have o c c u r r e d . 

Ms. P o r t n e r a g r e e d t h e r e a r e more t r e e s on t h e i s l a n d , and more a l o n g 
B u n t i n g Avenue t o 29 1/2 Road, and a f e n c e i s added a l o n g t h e west 
edge where i t a b u t s t h e r e s i d e n t i a l zone. 

V i c e - C h a i r m a n Elmer s t a t e d h i s major c o n c e r n s were about t h e 
l a n d s c a p i n g and t h e amount of a s p h a l t , and t h e s e t back o f t h e 
b u i l d i n g from N o r t h Avenue and t h e a r c h i t e c t u r e . I t l o o k s l i k e a b i g 
warehouse r i g h t on N o r t h Avenue. 

Commissioner R o b e r t s added he does not l i k e t h e s i t e p l a n . The 
b u i l d i n g i s r i g h t i n t h e way o f t h e a c c e s s . There a r e t h r e e e n t r a n c e s 
o f f o f N o r t h Avenue wh i c h w i l l be i m p o s s i b l e t o c o n t r o l . The 
b u i l d i n g i s t o o b i g f o r t h e s i t e . 

Mr. B o e s c h e n s t e i n commented t h a t S t a f f ' s o r i g i n a l recommendation was 
t o p l a c e t h e b u i l d i n g on t h e n o r t h w e s t c o r n e r , t h i s would p r o v i d e a 
b e t t e r d r i v e w a y a c c e s s on 29 1/2 Road. The problem w i t h t h a t was t h e 
d r a i n a g e problems. 

Commissioner R o b e r t s f e l t t h a t t h i s p l a n l e f t a l l t h e problems f o r t h e 
C i t y and t h e r e s i d e n t s t o d e a l w i t h . V i s u a l l y t h e b u i l d i n g w i l l 
p r o b a b l y be v e r y i m p o s i n g ; a l o t o f t r e e s w i t h s t r i p s o f g r a s s can be 
p u t i n b u t i t s t i l l d o esn't address how t r a f f i c can e a s i l y a c c e s s t h e 
s i t e . 

V i c e - C h a i r m a n Elmer s t a t e d he d i d not have a problem w i t h t h e r e z o n e , 
but f e l t t h e r e was a problem w i t h t h e s i t e p l a n and t h e l o c a t i o n o f 
t h e b u i l d i n g , however. 
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Commissioner R o b e r t s a l s o commented on t h e e n t r a n c e from 29 1/2 Road, 
v e h i c l e s must t u r n l e f t and c o u l d back up t r a f f i c on 29 1/2 Road w h i c h 
w i l l be a problem a t peak t r a f f i c t i m e s . 

PETITIONERS REBUTTAL 

Mr. S l a c k commented a g a i n on t h e d r a i n a g e ; i t was a s u b s t a n t i a l 
problem i n d e c i d i n g on t h e b u i l d i n g s i t e . He s t a t e d t h a t t h e y b e l i e v e 
t h e y have found a s o l u t i o n t o t h e d r a i n a g e problem w i t h i n t h e 
c o n s t r a i n t s . He a l s o f e l t t h a t t h e y had met t h e l a n d s c a p i n g and 
a c c e s s and management c o n t r o l s o f t h e t r u c k s t o accommodate a l l t h e 
systems. 

MOTION (COMMISSIONER ROBERTS) "MR. CHAIRMAN, ON ITEM #70-91, A 
REQUEST TO ZONE APPROXIMATELY 14 ACRES LOCATED AT THE 
NORTHWEST CORNER OF NORTH AVENUE AND 29 1/2 ROAD, I MOVE THAT 
WE FORWARD THIS ON TO CITY COUNCIL WITH THE RECOMMENDATION OF 
APPROVAL OF A PLANNED COMMERCIAL ZONE SUBJECT TO THE REVIEW 
AGENCY SUMMARY SHEET COMMENTS." 

The m o t i o n was seconded by Commissioner Anderson. 

A v o t e was c a l l e d , and t h e motion passed unanimously by a v o t e o f 3-0. 

MOTION (COMMISSIONER ROBERTS) "MR. CHAIRMAN, ON ITEM # 70-91, A 
REQUEST FOR A FINAL PLAT ON APPROXIMATELY 2 4 ACRES, I MOVE WE 
APPROVE THIS SUBJECT TO THE REVIEW AGENCY SUMMARY SHEET 
COMMENTS." 

The m o t i o n was seconded by Commissioner Anderson. 

A v o t e was c a l l e d , and t h e motion passed unanimously by a v o t e o f 3-0. 

MOTION (COMMISSIONER ROBERTS) "MR. CHAIRMAN, ON ITEM # 70-91, A 
REQUEST FOR A FINAL PLAN ON APPROXIMATELY 14 ACRES LOCATED AT 
THE NORTHWEST CORNER OF NORTH AVENUE AND 29 1/2 ROAD, I MOVE 
THAT WE DENY THIS FOR THE FOLLOWING REASONS: ACCESS PROBLEMS, 
SITE LAYOUT PROBLEMS." 

The m o t i o n was seconded by Commissioner Anderson. 

A v o t e was c a l l e d , and t h e motion passed unanimously by a v o t e o f 3-0. 

VI. GENERAL DISCUSSION 

1. Northwest Area Study 

T h i s i t e m w i l l be t a b l e d u n t i l December 3, 1991. 
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2. Strategic C u l t u r a l Plan 

PETITIONERS PRESENTATION 

A l l i s o n Sarmo o f t h e Grand J u n c t i o n A r t s Commission was p r e s e n t t o 
t a l k about t h e p l a n n i n g p r o c e s s and t h e recommendations. 

Sandra Brown o f t h e Grand J u n c t i o n A r t s Commission was a l s o p r e s e n t 
and gave some background i n f o r m a t i o n t o t h e Commissioners. A 
r e s o l u t i o n t o form The A r t s Commission was passed by t h e C i t y C o u n c i l 
i n 1989, one o f t h e mandates from t h i s r e s o l u t i o n was t o submit a 
r e p o r t t o t h e C i t y C o u n c i l and t h e community on t h e s t a t e o f t h e a r t s 
i n Grand J u n c t i o n . The r e p o r t was t o d e f i n e a r t s and c u l t u r a l 
o r g a n i z a t i o n s i n t h e community, de t e r m i n e t h e communities p r i o r i t i e s 
i n t h e a r t s and d e v e l o p a p l a n t o address t h o s e needs. 

One o f t h e p l a n s o f t h e A r t s Commission i s t o i n v o l v e as many 
i n d i v i d u a l s as p o s s i b l e i n t h e p l a n n i n g p r o c e s s so The Commission has 
(A) h i r e d a c o n s u l t a n t w i t h a g r a n t from t h e S t a t e Agency t h e C o l o r a d o 
C o u n c i l on A r t s and H u m a n i t i e s , a s m a l l g r a n t o f $7,500, and (B) a 
p l a n n e d s t e e r i n g committee was formed i n c l u d i n g a t t o r n e y s , b u s i n e s s 
p e o p l e , a r t g a l l e r y owners h a v i n g a wide group from t h e community 
i n v o l v e d . That group was d i v i d e d i n t o s i x t a s k f o r c e s (shown on page 
5 o f t h e document) . A l o t o f t i m e and energy was t a k e n t o g a t h e r 
i n f o r m a t i o n and i t was brought back t o a Committee o f 18 p e o p l e f o r 
r e v i e w . T h i s p r o c e s s t o o k a p p r o x i m a t e l y n i n e months and p a r t o f t h a t 
p r o c e s s was a t e l e p h o n e s u r v e y which i s l i s t e d i n t h e appe n d i x . From 
t h i s s u r v e y we found t h e r e w e l l o ver 50 p e r c e n t f o r a r t s and c u l t u r e 
i n t h e Grand V a l l e y . 

Ms. Sarmo f u r t h e r e x p l a i n e d t h e p l a n was e v e n t u a l l y f o r t h e C i t y t o 
f i n a n c i a l l y s u p p o r t t h e a r t s i n t h e Grand V a l l e y . The committee's 
t a s k was t o f i g u r e out t h e b e s t way t o do t h i s w i t h t h e r e s o u r c e s 
a v a i l a b l e . To b e g i n w i t h , t h e o r g a n i z a t i o n needs t o h e l p s t r e n g t h e n 
t h e a r t s o r g a n i z a t i o n s which e x i s t and a r e o f f e r i n g a r t s and c u l t u r e 
i n t h e s c h o o l s ; m a r k e t i n g and pr o m o t i o n , c o o r d i n a t i n g g r o u p s , and a r t s 
e d u c a t i o n . 

" C o o p e r a t i o n , C o l l a b o r a t i o n o f P a r t n e r s h i p s " m a i n l y d e a l s w i t h 
c o o p e r a t i o n among t h e l o c a l a r t s a g e n c i e s and ways o f c r e a t i n g 
n e t w o r k i n g o p p o r t u n i t i e s , f i n d i n g ways so t h e y don't o v e r l a p what t h e y 
a r e d o i n g , s t r e n g t h e n i n g t h e a r t s o r g a n i z a t i o n s . 

Ms. Sarmo s t a t e d t h a t she has r e c e i v e d comments t h a t some p e o p l e want 
a major a r t s f e s t i v a l . Whether t h e A r t s Commission a c t u a l l y works on 
i t depends on t h e C i t y C o u n c i l d e c i s i o n s . The A r t s Commission would 
l i k e an a n n u a l m e e t i n g o f a l l t h e a r t s o r g a n i z a t i o n s , and d e v e l o p 
i n f o r m a t i o n programs f o r t h e community; s t u d i e s have been done w h i c h 
i n d i c a t e f o r e v e r y d o l l a r spent on t h e a r t s you make t h r e e o r f o u r 
d o l l a r s on o t h e r t h i n g s i n t h e community. The A r t s Commission would 
a l s o l i k e t o i n c r e a s e media coverage. 
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The A r t s Commission found out i n a s u r v e y t h a t 66% o f t h e p e o p l e f e e l 
a new p u b l i c performance f a c i l i t y i s needed and t h a t w i l l be major 
d o l l a r s . A l o t o f p e o p l e would l i k e t o see more t h e a t e r and 
p e r f o r m i n g a r t s . The q u e s t i o n o f a c u l t u r a l f a c i l i t y has been t u r n e d 
o v e r t o t h e C i t y f o r a C u l t u r a l F a c i l i t y F e a s i b i l i t y Study. Once 
t h e r e i s a s t u d y , t h e commission wants t o h e l p p e o p l e i n l o c a t i n g o r 
r e n o v a t i n g a f a c i l i t y . 

On t h e i n v e s t i g a t i o n o f t h e f e a s i b i l i t y o f a c u l t u r a l e n t e r p r i s e 
d i s t r i c t , t h e commission f e e l s i t would be good t o l o c a t e c e n t r a l l y . 
The Commission i s a l s o i n v e s t i g a t i n g t h e f e a s i b i l i t y o f a l a r g e 
p u b l i c l y owned t r a c t o f l a n d f o r a f u t u r e c u l t u r a l complex. 

Ms. Brown commented t h a t from t h e s u r v e y , even p e o p l e from F r u i t a and 
P a l i s a d e , t h e m a j o r i t y (80 p e r c e n t ) , wanted a c u l t u r a l c e n t e r downtown 
o r i n a c e n t r a l a r e a . 

The A r t s Commission f e e l s t h a t w i t h o u t p u b l i c f u n d i n g , i t can l o o k 
f o r w a r d t o a community w i t h o u t a museum, a r t c e n t e r and p o s s i b l y no 
symphony. Most communities do fund t h e s e . 

A l s o , t h e Commission needs t o l o o k f o r f u n d i n g from p r i v a t e , F e d e r a l 
and S t a t e s o u r c e s and l o o k a t a C u l t u r a l Tax D i s t r i c t . 

On t h e m a r k e t i n g and p r o m o t i o n a l programs t h e A r t s Commission has 
r e c e i v e d a $1,000 g r a n t t o h e l p fund some programs. 

One main problem w i t h a r t i n Grand J u n c t i o n i s t h a t t h e a r t i s t s have 
t o market i n V a i l , C a l i f o r n i a , and Texas. They need a p l a c e f o r 
s u p p o r t h e r e , such as i n M a n i t o u S p r i n g s where t h e r e i s d i s p l a y space 
f o r 25 a r t i s t s . 

Ms. Brown added t h a t t h e t a s k f o r c e f e l t i n o r d e r t o c o o r d i n a t e and 
d e v e l o p t h e s e i d e a s a p r o f e s s i o n a l s t a f f p e r s o n would be needed. The 
Commission s u g g e s t e d t h a t An A d m i n i s t r a t o r o f C u l t u r a l S e r v i c e s would 
be a p p r o p r i a t e i n a C i t y department such as t h e Development Department 
o r t h e P a r k s Department. T h i s would a l s o show t h a t a r t i s b e i n g t a k e n 
s e r i o u s l y and t h i s p e r s o n c o u l d a l s o do enough g r a n t work t o j u s t i f y 
t h e s a l a r y . 

QUESTIONS 

Commissioner R o b e r t s asked i f t h e r e have been s t u d i e s done on 
e d u c a t i o n o f t h e a r t s i n s c h o o l s . 

Ms. Sarmo s t a t e d t h a t t h e s c h o o l s have adopted an a r t s c u r r i c u l u m , but 
never implemented i t . I n t h e f u t u r e i t may be t h e Commission's j o b 
t o implement i t , b u t i t depends on t h e f u n d i n g . 

Commissioner Anderson added t h a t i t might be t o o much t o e x p e c t t h e 
a r t s program t o be p i c k e d back up because t h e y a l r e a d y dropped i t once 
due t o f i n a n c i a l problems. 
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V i c e - C h a i r m a n Elmer asked who sponsored t h e a r t f e s t i v a l s . 

Ms. Sarmo r e p l i e d i t i s done by th e DDA. The Commission would l i k e 
t o expand on t h a t and i n c l u d e a l l t h e a r t s groups. 

Mr. B o e s c h e n s t e i n commented on how th e Development Department c o u l d 
become i n v o l v e d i f t h e y wanted a g r o u p i n g o f an a r t i s t c o l o n y . F o r 
i n s t a n c e on Main S t r e e t t h e a r t on t h e c o r n e r , and t h e g a l l e r i e s g i v e s 
Grand J u n c t i o n something d i f f e r e n t t o o f f e r and b r i n g s p e o p l e i n j u s t 
f o r t h a t a r t . T h i s c o u l d a l s o f i t i n w i t h some o f t h e p l a n s f o r s o u t h 
downtown and t h e r i v e r f r o n t . There w i l l be a need t o d e f i n e t h a t 
a r e a , e s p e c i a l l y on t h e J a r v i s 50 a c r e s and t h e Le w i s and Dunn 30 
a c r e s t h a t t h e C i t y owns. I t c o u l d be an o p p o r t u n i t y f o r t h e a r t s 
c e n t e r , f o r s t u d i o s o r t h e s c u l p t u r e s t o l o c a t e t h e r e . I t s o f t e n been 
used t o r e v i t a l i z e c i t i e s f o r i n s t a n c e lower Denver i s now a h o t s p o t 
due t o a r t . 

V i c e - C h a i r m a n Elmer f e l t i t was a good p l a n , t h e g o a l s and p l a n s a r e 
good. I t s n o t t h e P l a n n i n g Commission's j o b t o c o n s i d e r t h e f u n d i n g 
i s s u e s , w h i c h s h o u l d go t o t h e v o t e r s . 

Commissioner R o b e r t s commented on th e need f o r a s t a f f p e r s o n , because 
v o l u n t e e r s o n l y have so much ti m e and energy and t h e cause g e t s l o s t . 
I t ' s h a r d t o keep t h e v i s i o n g o i n g . 

Mr. B o e s c h e n s t e i n n o t e d i t would be e x c e l l e n t f o r t h e P l a n n i n g 
Commission t o adopt t h i s as p a r t o f t h e M a s t e r P l a n f o r t h e C i t y o f 
Grand J u n c t i o n . I t would be an a d v i s o r y document; b u t i t does have 
good g o a l s , g u i d e l i n e s and o b j e c t i v e s and c o u l d become p a r t o f t h e 
system o v e r t i m e . 

V i c e - C h a i r m a n Elmer t a b l e d t h i s i t e m u n t i l t h e December 3, 1991 
meetin g . 

VII. NONSCHEDULED CITIZENS AND/OR VISITORS 

Mr. T h o r n t o n , P l a n n e r from t h e Development Department p r e s e n t e d t h e 
P l a n n i n g Commission w i t h a 1990 Census Re p o r t f o r U r b a n i z e d A r e a s ; he 
not e d t h e p o p u l a t i o n f o r Grand J u n c t i o n ' s u r b a n i z e d a r e a on t h i s s t u d y 
was 71,938 (which d i d not i n c l u d e P a l i s a d e o r F r u i t a ) . 

The m e e t i n g was a d j o u r n e d a t 11:20 p.m. 
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