
GRAND JUNCTION PLANNING COMMISSION 
Public Hearing — February 5, 1991 

7:30 p.m. to 9:35 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 Chairman S t e v e Love a t 
7:30 p.m. 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 . 

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: 

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 Kathy P o r t n e r and K a r l M etzner. 

John Shaver, A s s i s t a n t C i t y A t t o r n e y , B e n n e t t B o e s c h e n s t e i n , 
Community Development D i r e c t o r , and D a v i d T h o r n t o n , P l a n n e r , were 
a l s o p r e s e n t . 

B o b b i e P a u l s o n was p r e s e n t t o r e c o r d t h e m i n u t e s . 

There were 10 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 
meet i n g . 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

I. APPROVAL OF MINUTES 

MOTION: (COMMISSIONER ELMER) "MR. CHAIRMAN, I MOVE THAT WE 
APPROVE THE MINUTES OF THE JANUARY 8, 1991 MEETING." 

Commissioner W o r r a l l seconded t h e motion. 

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 
6-0. 

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

There were no announcements, p r e s e n t a t i o n s and/or p r e - s c h e d u l e d 
v i s i t o r s . 

S t e v e Love, Chairman 
S h e i l a h Renberger 

John Elmer 
K a t i e W o r r a l l 

J i m B i t t e l 
Ron H a l s e y 
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I I I . PUBLIC MEETING 

1. #4-91 REVISED FINAL PARKING PLAN 
A request for a Revised F i n a l Parking Plan i n a Planned 
Multi-family Residential Zone with a density of 21.4 
units per acre (96) units on approximately 4.54 acres to 
allow 144 parking spaces versus 164 which i s required by 
the Zoning and Development Code and a request to release 
the e l d e r l y use r e s t r i c t i o n . 
PETITIONER: Jay L. Cooke 
LOCATION: 3032 North 15th Street 

Howard Roberts, N e l l i e B e c h t e l Gardens p r o p e r t y manager, announced 
t h a t Mr. Cooke was n o t p r e s e n t and requested t h a t t h i s i t e m be 
d e f e r r e d u n t i l l a t e r i n t h e e v e n i n g . 

MOTION: Commissioner Elmer made a motion to defer t h i s item u n t i l 
l a t e r i n the meeting; the motion was seconded by 
Commissioner Renberger. Vote 6-0. 

IV. PUBLIC HEARING 

1. #10-91 LANDSCAPING PLAN FOR THE FUOCO MOTOR COMPANY 
A request to vary the landscaping requirements f o r the 
Fuoco Motor Company located i n a Light Commercial (C-l) 
and a Heavy Commercial (C-2) Zone. 
PETITIONER: Jim Fuoco 
LOCATION: 2586 Highway 6 & 50 

PETITIONER'S PRESENTATION 

Mr. Fuoco s t a t e d t h a t h i s l e t t e r ( dated December 27, 1990; 
a d d r e s s e d t o t h e P l a n n i n g Department) was s e l f - e x p l a n a t o r y . 

Chairman Love r e a d t h e l e t t e r a l o u d : 

"Subject: Variance to Zoning and Development Code 5-4-
15. 

I t i s our desire to ask for a variance to the above code 
and section. I t i s not i n good planning to have the 
required amount of trees as the code requires because of 
the s p i l l o f f and f l o a t i n g of so c a l l e d tree p i t c h . This 
substance i s devastating to automotive paint and, even 
though we presently do not have any trees, we have p i t c h 
on our new units from Elms across the street. 

This problem i s not exclusive to the Elms but i s common 
with a l l types of trees. 
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The other problem i s the c r i t i c a l ground water l e v e l that 
i s i n our area. In a recent t e s t by s a l i n i t y c o n t r o l 
where four t e s t wells were d r i l l e d on our property, a 
water flow at seven feet indicated a continuous flow of 
f i f t y gallons/minutes without a drop i n volume. This i s 
i n d i c a t i v e of the a l k a l i problem that the area has had 
f o r years. 

To deal with t h i s problem, we have f i l l e d our property 
and raised the ground l e v e l s l i g h t l y above the a l k a l i . 
To add the deep watering that would be necessary f o r tree 
growth would be f o o l hardy and slow death for trees 
including pines that would suffer from s a l t accumulation 
on the roots. 

The area should be able to support some low growing 
Junipers but I would l i k e to hold of f u n t i l our grass i s 
v i s i b l e to see exactly where the optimum placement would 
be. But the secret w i l l be s e l e c t i v e shallow watering so 
as not to r a i s e the a l k a l i l e v e l . 

I hope that t h i s information w i l l be supportive of our 
request.*" 

STAFF PRESENTATION 

K a r l M e t z n e r s t a t e d t h a t h i s r e v i e w comments were based on a 
d i s c u s s i o n he had w i t h C u r t S w i f t o f t h e T r i R i v e r E x t e n s i o n 
S e r v i c e . Because o f Mr. S w i f t ' s knowledge i n l a n d s c a p i n g , he was 
asked t o r e v i e w t h i s p r o p o s a l . A l e t t e r from Mr. S w i f t s t a t e s t h a t 
t h e w a t e r t a b l e a t seven f e e t would not be a problem s i n c e t r e e 
r o o t s do not n o r m a l l y grow t h a t deep and because t h e r e would be no 
p e r k i n g up o f a l k a l i from t h a t l e v e l . The a l k a l i t h a t i s t h e r e can 
be m i t i g a t e d t h r o u g h use o f s o i l a d d i t i v e s and w a t e r i n g . Mr. S w i f t 
recommended t h a t s o i l t e s t s be done t o determine t h e e x a c t l e v e l o f 
a l k a l i . Based on t h e l e v e l o f a l k a l i , he can recommend t r e e s and 
o t h e r p l a n t i n g s t h a t w i l l do w e l l i n t h a t s o i l . 

A c c o r d i n g t o Mr. S w i f t , p r o p e r i n s e c t c o n t r o l would m i t i g a t e a 
p i t c h p r o b lem w i t h most k i n d s o f t r e e s . 

Based on t h e l a n d s c a p i n g r e q u i r e m e n t , t h e t o t a l needed f o r t h i s 
development i s 5,030 square f e e t . 

K a r l s t a t e d t h a t t h e p r o p o s e d l a n d s c a p i n g p l a n i n c l u d e s a g r a s s e d 
a r e a a l o n g t h e Highway 6 & 50 r i g h t - o f - w a y and a r o c k a r e a p l a n t e d 
w i t h soapweed, y u c c a and sage. The r o c k a r e a does n o t meet t h e 
Code's d e f i n i t i o n o f v e g e t a t i v e l a n d s c a p i n g . 
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PETITIONER'S REBUTTAL 

Mr. Fuoco d i s a g r e e d w i t h Mr. S w i f t ' s comments and c o n t e n d e d t h a t 
t h e r e would be a p i t c h p r o b l e m r e g a r d l e s s o f t h e t y p e o f t r e e . He 
s t a t e d t h a t he d i d n o t want p i t c h on h i s C a d i l l a c s . He s t a t e d 
t h a t seven y e a r s ago he r e q u e s t e d t h e same t y p e of v a r i a n c e , and 
t h e P l a n n i n g Department a g r e e d t h a t t r e e s and new c a r s were n o t 
c o m p a t i b l e . He asked t h e Commission t o t a k e i n t o c o n s i d e r a t i o n 
t h e 31,000 square f e e t o f swamp a r e a which he a c q u i r e d f r o m t h e 
S t a t e Hiqhway Department and r a i s e d a p p r o x i m a t e l y two t o f o u r f e e t . 
The S t a t e Highway Department w i l l n ot a l l o w t r e e s t o be p l a n t e d 
w i t h i n 3 5 f e e t o f t h e a s p h a l t l i n e o f t h e s t a t e highway. Mr. 
Fuoco q u e s t i o n e d whether t r e e s would grow a t a l l because o f t h e 
h i g h l e v e l o f a l k a l i . 

Chairman Love a s k e d what t h e Code r e q u i r e d f o r l a n d s c a p i n g ? 

K a r l r e p l i e d t h a t t h e Code r e q u i r e d one t r e e p e r e v e r y 500 s q u a r e 
f e e t o r f r a c t i o n t h e r e o f and t h a t 4 0 p e r c e n t of t h e t o t a l s q u a r e 
f o o t a g e o f t h e development be p l a n t e d w i t h s h r u b s . A l l a r e a s t h a t 
q u a l i f y as l a n d s c a p i n g must be v e g e t a t i v e m a t e r i a l s . He r e i t e r a t e d 
t h a t r o c k d i d n o t q u a l i f y as l a n d s c a p i n g . E l e v e n t r e e s a r e 
r e q u i r e d w i t h i n t h e 5,030 square f e e t r e q u i r e d t o be l a n d s c a p e d f o r 
t h i s development. 

Chairman Love asked what t h e l a n d s c a p i n g r e q u i r e m e n t s were s e v e n 
y e a r s ago? 

K a r l r e p l i e d t h a t he was u n s u r e . The new l a n d s c a p i n g r e q u i r e m e n t s 
were adopte d a p p r o x i m a t e l y f o u r y e a r s ago. 

Commissioner Elmer asked what t h e t o t a l proposed s q u a r e f e e t o f 
l a n d s c a p i n g was? 

K a r l r e p l i e d t h a t t h e p r o p o s a l i n c l u d e d 31,059 s q u a r e f e e t o f 
g r a s s e d a r e a i n t h e p u b l i c r i g h t - o f - w a y , 10,000 s q u a r e f e e t 
l a b e l e d as t h e n a t u r a l g r a v e l and r o c k p l a n t e d w i t h soapweed, 
y u c c a , and sage, and a n o t h e r 1,600 square f e e t g r a s s e d a r e a i n t h e 
n o r t h w e s t c o r n e r o f t h e development. 

Editor's Note: Although Mr. Fuoco i s proposing a t o t a l 
of 32,659 square feet i n grass and another 10,000 
square feet with natural qravel and rock planted with 
soapweed, yucca, and sage, i t does not meet the 
landscaping requirements of our Zoning & Development 
Code. The landscaping requirements for t h i s development 
are 5,030 square feet of landscaped area, which includes 
eleven trees and 2,012 square feet planted with shrubs. 
Of the t o t a l square footage required, i t must be 
plantings and vegetative ground covers. 
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Mr. Fuoco p o i n t e d out t h a t h i s e n g i n e e r made a m i s t a k e on t h e 
l a n d s c a p e p l a n ; t h e p i e c e l a b e l e d as n a t u r a l r o c k w i l l be g r a s s e d 
w i t h a s p r i n k l i n g system. 

Commissioner Elmer asked Mr. Fuoco what he i n t e n d e d t o do w i t h t h e 
a r e a between t h e M i t s u b i s h i and t h e Honda showroom? 

Mr. Fuoco s t a t e d t h a t t h i s a r e a w i l l be used f o r v e h i c l e d i s p l a y . 

When as k e d i f t h e e n t i r e l o t w i l l be c o v e r e d w i t h a s p h a l t , Mr. 
Fuoco r e p l i e d t h a t t h e o n l y a r e a t h a t w i l l n o t be a s p h a l t i s t h e 
s t o r a g e p a r k i n g a r e a i n t h e n o r t h e a s t c o r n e r . He added t h a t t h e 
above ground f u e l t a n k s , l o c a t e d i n t h e n o r t h e a s t c o r n e r , must be 
removed by 1993. 

Commissioner Elmer asked i f a dwarf t r e e s p e c i e s would q u a l i f y as 
p a r t o f t h e l a n d s c a p e r e q u i r e m e n t s ? 

K a r l r e p l i e d t h a t so l o n g as t h e minimum p l a n t i n g s i z e i s met, 
wh i c h i s based on t h e c a l i p e r o f a t r e e ' s t r u n k , i t would q u a l i f y . 

PUBLIC COMMENT 

Chairman Love f e l t t h a t t h e i n f o r m a t i o n p r e s e n t e d from s t a f f and 
t h e p e t i t i o n e r was c o n f l i c t i n g and d i d not f e e l c o m f o r t a b l e i n 
making a d e c i s i o n because o f t h i s . 

Commission Elmer s t a t e d t h a t Mr. S w i f t ' s comments i n d i c a t e d t h a t he 
c o u l d n o t make any recommendations o f p l a n t s p e c i e s w i t h o u t knowing 
t h e s a l i n i t y o f t h e s o i l s . Commissioner Elmer s u g g e s t e d t h a t t h e 
p e t i t i o n e r do a d d i t i o n a l r e s e a r c h and o b t a i n a p r o f e s s i o n a l o p i n i o n 
t h a t s t a t e s h i s c a s e . I f t h e r e i s a dwarf s p e c i e s o r a j u n i p e r 
t h a t i s t o l e r a n t and w i l l not c r e a t e a p i t c h problem t h e n t h e 
i n t e n t o f t h e Code s h o u l d be f o l l o w e d t o d i s c o u r a g e developments 
t h a t a r e p r e d o m i n a t e l y a s p h a l t . 

Commissioner B i t t e l asked i f t h e t r e e s had t o be l o c a t e d a l o n g t h e 
highway o r i f t h e r e was any p l a c e t h e y c o u l d be l o c a t e d t h a t w o u l d 
no t a f f e c t t h e v e h i c l e s ? 

K a r l r e p l i e d t h a t s t a f f works w i t h each i n d i v i d u a l p r o j e c t t o 
d e t e r m i n e where t r e e s can be l o c a t e d depending on t h e p a r t i c u l a r 
needs o f t h e s i t e p l a n i . e . c i r c u l a t i o n , p a r k i n g , e t c . 

Mr. Fuoco s t a t e d t h a t t h e o n l y p o s s i b l e p l a c e t o p l a n t t r e e s would 
be i n t h e n o r t h e a s t c o r n e r where t h e gas t a n k s a r e l o c a t e d . 

Commissioner B i t t e l a sked i f t h e r e was a p o s s i b i l i t y t h a t Highway 
6 & 50 would be widened? 
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Mr. Fuoco r e p l i e d t h a t he p urchased h i s a c c e s s f o r $57,000. He 
w i l l b u i l d an a c c e l / d e c e l l a n e a t t h e e n t r a n c e t o t h e Fuoco Motor 
Company. I f t h e highway was widened t o f o u r l a n e s , i t would 
e l i m i n a t e t h e a c c e l / d e c e l l a n e s . 

Commissioner B i t t e l p o i n t e d out t h a t i f t h e r o a d was widened, i t 
would a l s o e l i m i n a t e some o f t h e 31,000 square f e e t o f l a n d s c a p i n g 
a l o n g t h e highway. 

Commissioner W o r r a l l asked i f a p r e c e d e n t has been s e t w i t h o t h e r 
c a r l o t s ? 

K a r l r e p l i e d t h a t he d i d not r e c a l l any and added t h a t t h e s e 
r e q u e s t s do n o t come up v e r y o f t e n . 

Commissioner Elmer asked i f t h e County was i n v o l v e d w i t h t h e F o r d 
D e a l e r s h i p on t h e Highway? 

B e n n e t t 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 e County r e q u i r e d l a n d s c a p i n g 
around t h e showrooms as a t r a d e o f f f o r l a n d s c a p i n g a l o n g t h e 
highway. 

Chairman Love asked i f S a l i n i t y C o n t r o l i s a S t a t e o r F e d e r a l 
e n t i t y ? 

Mr. Fuoco r e p l i e d t h a t i t i s f e d e r a l . 

Chairman Love s u g g e s t e d t h a t S a l i n i t y C o n t r o l and T r i R i v e r 
E x t e n s i o n g e t t o g e t h e r t o come up w i t h a compromise. 

Mr. Fuoco r e q u e s t e d t h a t t h e Commission make a d e c i s i o n . He s t a t e d 
t h a t i t would be a shame t o p l a n t a $100 t r e e and have i t d i e t h r e e 
y e a r s l a t e r . 

PUBLIC COMMENT 

J a n S m e l t z e r , 114 M i r a Monte Road, asked i f more n a t i v e t y p e p l a n t s 
c o u l d be used f o r l a n d s c a p i n g i . e . soapweed and y u c ca p l a n t s . 

K a r l r e i t e r a t e d t h a t any k i n d o f v e g e t a t i o n i s e l i g i b l e . Mr. 
S w i f t recommended l o o k i n g a t some x e r i s c a p i n g i d e a s , i . e . p l a n t s 
t h a t would use m i n i m a l amounts of w a t e r . 

Commissioner Elmer s t a t e d t h a t he would be w i l l i n g t o d e f e r t h e 
i t e m i f Mr. Fuoco would be w i l l i n g t o c o n s u l t w i t h a p r o f e s s i o n a l 
l a n d s c a p e r . He added t h a t so l o n g as t h e i n t e n t o f t h e Code i s 
met, he would be w i l l i n g t o omit t h e t r e e r e q u i r e m e n t . 

Mr. Fuoco r e q u e s t e d t h a t t h e Commission make a d e c i s i o n and he 
would l i v e w i t h i t . 
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MOTION: (COMMISSIONER BITTEL) "MR. CHAIRMAN, ON ITEM #10-91, A 
REQUEST TO VARY THE LANDSCAPING REQUIREMENTS FOR THE 
FUOCO MOTOR COMPANY LOCATED AT 2586 HIGHWAY 6 & 50, I 
MOVE THAT WE RECOMMEND DENIAL FOR THE FOLLOWING REASON -
THE REQUEST FOR VARIANCE HAS NOT MET THE INTENT OF THE 
DEVELOPMENT CODE." 

Commissioner W o r r a l l seconded t h e m o t i o n . 

A v o t e was c a l l e d , and t h e motion p a s s e d unanimously by a v o t e o f 
6-0. 

Mr. Fuoco f o r m a l l y a p p e a l e d t o C i t y C o u n c i l . 

Editor's Note: Mr. Fuoco withdrew h i s appeal the 
following morning, February 6, 1991. 

V. PUBLIC MEETING 

1. #4-91 REVISED FINAL PARKING PLAN 
A request for a Revised F i n a l Parking Plan i n a Planned 
Multi-family Residential Zone with a density of 21.4 
units per acre (96) units on approximately 4.54 acres to 
allow 144 parking spaces versus 164 which i s required by 
the Zoning and Development Code and a request to release 
the e l d e r l y use r e s t r i c t i o n . 
PETITIONER: Jay L. Cooke 
LOCATION: 3032 North 15th Street 

PETITIONER'S PRESENTATION 

J a y L. Cooke b r i e f l y o u t l i n e d t h e p r o p o s a l f o r a r e v i s e d f i n a l 
p a r k i n g p l a n . The c o r p o r a t i o n Mr. Cooke i s i n v o l v e d w i t h bought 
N e l l i e B e c h t e l Gardens from Mesa County i n November o f 1990. He 
f e l t t h a t i t was u n r e a s o n a b l e and unn e c e s s a r y t o r e q u i r e t h e 
a d d i t i o n o f t h e t o t a l p a r k i n g spaces r e q u i r e d f o r t h e r e a s o n s t h a t 
were c a t e g o r i z e d i n t h e p r o j e c t n a r r a t i v e . I f t h e r e q u i r e d p a r k i n g 
were b u i l t i t would d e s t r o y a l a r g e amount o f t h e e x i s t i n g 
l a n d s c a p i n g . The i n t e n t o f t h e Code i s t o have adequate p a r k i n g . 
He s t a t e d t h a t t h e r e a r e o t h e r apartment b u i l d i n g s i n Grand 
J u n c t i o n t h a t do n o t meet t h e p a r k i n q r e q u i r e m e n t s . 

There a r e 84 one-bedroom and 12 two-bedroom apartments i n t h i s 
complex. The Code makes no v a r i a t i o n between two-bedroom and one-
bedroom a p a r t m e n t s . He su q g e s t e d t h a t t h e m a j o r i t y o f t e n a n t s who 
r e n t one-bedroom apartments would o n l y have one a u t o m o b i l e . 
P r o v i s i o n s would be made t o r e s t r i c t anyone from s t o r i n g R.V.'s, 
e x t r a c a r s , and t r a i l e r s on t h e p r e m i s e s . 
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He r e i t e r a t e d t h a t a l a r g e p a r t o f t h e l a n d s c a p i n g would have t o be 
d e s t r o y e d t o comply w i t h t h e Code. He added t h a t a t o t a l o f 148 
p a r k i n g s p a c e s can be p r o v i d e d . 

QUESTIONS 

When asked w h i c h o t h e r apartment b u i l d i n g s d i d n o t comply w i t h t h e 
p a r k i n g r e q u i r e m e n t s , Mr. Cooke r e p l i e d t h a t b o t h t h e Northwood and 
B o o k c l i f f a partment b u i l d i n g s d i d n o t meet Code r e q u i r e m e n t s . 

Commissioner Elmer s t a t e d t h a t t h e r e may n o t be a p a r k i n g p r o b l e m 
now, b u t by c h a n g i n g t h e l i f e s t y l e and mix o f p e o p l e who l i v e t h e r e 
t h e p a r k i n g needs c o u l d change. He added t h a t whether t h e 
apartments a r e one-bedroom o r two t h e r e s t i l l may be one t o t h r e e 
v e h i c l e s p e r f a m i l y . 

Mr. Cooke contended t h a t because most of t h e apartments a r e one-
bedroom l e s s p a r k i n g would be needed t h a n i f t h e y were a l l two-
bedroom a p a r t m e n t s . He added t h a t t h e proposed p a r k i n g i s w i t h i n 
10 p e r c e n t o f what i s r e q u i r e d . 

Commissioner B i t t e l s u g g e s t e d l i m i t i n g a p o r t i o n o f t h e one-bedroom 
apartments t o one c a r . 

Mr. Cooke s t a t e d t h a t t h e m a j o r i t y o f p e o p l e who l i v e a t N e l l i e 
B e c h t e l do n o t have c a r s . The complex i s 80% o c c u p i e d , and t h e 
p a r k i n g l o t i s n e v e r f u l l . 

Commissioner H a l s e y s t a t e d t h a t c u r r e n t l y t h e p a r k i n g i s i n d i c a t i v e 
o f t h e e l d e r l y p o p u l a t i o n l i v i n g t h e r e ; i f t h e p o p u l a t i o n changed 
i t c o u l d d r a m a t i c a l l y change t h e p a r k i n g s i t u a t i o n . 

STAFF PRESENTATION 

Kathy P o r t n e r gave a b r i e f p r e s e n t a t i o n and h i s t o r y o f t h e p r o j e c t . 
N e l l i e B e c h t e l Garden Apartments were o r i g i n a l l y b u i l t i n t h e e a r l y 
1980*s by Mesa County s t r i c t l y f o r e l d e r l y h o u s i n g . There a r e 136 
spaces e x i s t i n g a c c o r d i n g t o a s i t e p l a n drawn i n 1990. P a r k i n g 
r e q u i r e m e n t s f o r m u l t i - f a m i l y d w e l l i n g u n i t s w i t h f i v e u n i t s o r 
more p e r b u i l d i n g a r e 1 1/2 spaces p e r u n i t p l u s one space p e r 
ev e r y f i v e s p a c e s f o r RV's and/or v i s i t o r p a r k i n g . T h e r e f o r e t h e 
p a r k i n g r e q u i r e m e n t s f o r t h e e x i s t i n g 96 u n i t s i s 173 s p a c e s . The 
Code does n o t d i f f e r e n t i a t e between t h e number o f bedrooms i n t h e 
u n i t s . Because o f i n a d e q u a t e p a r k i n g , t h e use was r e s t r i c t e d t o 
e l d e r l y h o u s i n g . 

I n 1988 when Mesa County attempted t o s e l l N e l l i e B e c h t e l Gardens, 
one o f t h e p o t e n t i a l p u r c h a s e r s proposed t o d e c r e a s e t h e number o f 
u n i t s by c o m b i n i n g t h e u n i t s i n o r d e r t o meet t h e p a r k i n g 
r e q u i r e m e n t . The t o t a l number of u n i t s were g o i n q t o be d e c r e a s e d 
t o a d e n s i t y o f 12.3 u n i t s p e r a c r e as opposed t o t h e 21.4 u n i t s 
p e r a c r e w h i c h e x i s t s now. 
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I n 1989 t h e p u r c h a s e r ' s p l a n s changed and t h e y r e q u e s t e d t o r e z o n e 
t h e p r o p e r t y t o t h e e x i s t i n g d e n s i t y o f Pl a n n e d R e s i d e n t i a l 21.4 
u n i t s p e r a c r e t o a l l o w t h e 96 u n i t s t o remain. 

I n May o f 1989, a r e v i s e d p l a n showing 28 a d d i t i o n a l p a r k i n g s p a c e s 
was r e v i e w e d and approved by t h e P l a n n i n g Commission. A t o t a l o f 
164 s p a c e s , i f p r o v i d e d , would remove t h e e l d e r l y r e s t r i c t i o n . 

The c u r r e n t owners a r e r e q u e s t i n g t h a t t h e e l d e r l y r e s t r i c t i o n be 
removed w i t h t h e a l l o c a t i o n o f a t o t a l o f 144 p a r k i n g s p a c e s . Mr. 
Cooke s t a t e d t o n i g h t t h a t - an a d d i t i o n a l f o u r s paces can be 
p r o v i d e d . The P l a n n i n g Department's recommendation i s based on t h e 
Code w h i c h i s t o r e q u i r e t h e o r i g i n a l 164 spaces t h a t were approved 
i n o r d e r t o l i f t t h e e l d e r l y r e s t r i c t i o n . However, i f P l a n n i n g 
Commission chooses t o approve t h i s r e q u e s t , s t a f f r e q u e s t s t h e 
f o l l o w i n g c o n d i t i o n s : 1) R.V.'s o r o t h e r v e h i c l e s used f o r 
s t o r a g e n o t be a l l o w e d t o p a r k on s i t e , 2) t h e one-bedroom u n i t s 
r e m a i n as such, and 3) i f p a r k i n g does become a prob l e m , 
a d d i t i o n a l p a r k i n g spaces as shown on t h e approved s i t e p l a n w i l l 
be p r o v i d e d by t h e p e t i t i o n e r . Whichever s i t e p l a n i s a p proved and 
t h e p l a t f o r t h e p r o p e r t y needs t o be r e c o r d e d . 

PETITIONER'S REBUTTAL 

Mr. Cooke s t a t e d t h a t t h i s development has h i s t o r i c a l l y been 
e l d e r l y h o u s i n g . He s t a t e d t h a t i t would not make sense t o r e n t t o 
young c o u p l e s o r s i n g l e guys because i t would d r i v e t h e o l d e r 
t e n a n t s o u t . Mr. Cooke s t a t e d t h a t t h e y had t o l e a v e money on t h e 
t a b l e w i t h t h e mortgage company u n t i l t h i s was squared away. The 
mortgage company i s u n c o m f o r t a b l e w i t h t h e r e s t r i c t i o n , o t h e r w i s e 
t h e r e would n o t be a problem. 

QUESTIONS 

Commissioner B i t t e l a sked i f t h e r e q u i r e d p a r k i n g was b u i l t , w ould 
t h e r e m a i n i n g l a n d s c a p i n g meet t h e -Code r e q u i r e m e n t s ? 

K a t h y e x p l a i n e d t h a t t h e l a n d s c a p i n g i s based on a p l a n n e d zone. 
When t h e 28 a d d i t i o n a l s p aces were approved, t h e l a n d s c a p i n g was 
t a k e n i n t o c o n s i d e r a t i o n . I f t h i s p r o p o s a l were a s t r a i g h t zone, 
t h e l a n d s c a p i n g would be s u f f i c i e n t . 

Commissioner B i t t e l a sked t h a t i f t h i s r e q u e s t were approved w i t h 
t h e c o n d i t i o n t h a t t h e p e t i t i o n e r p r o v i d e a d d i t i o n a l p a r k i n g i f i t 
i s needed, who w i l l make t h a t d e t e r m i n a t i o n and what k i n d o f 
enforcement would be t a k e n ? 

K a t h y r e p l i e d t h a t i t would be r e a l l y d i f f i c u l t t o e n f o r c e . I f 
t h e r e were c o m p l a i n t s t h a t p e o p l e were p a r k i n g t h e i r c a r s a l o n g 
1 5 t h S t r e e t o r i f c a r s were b l o c k i n g t h e l o o p t h r o u g h N e l l i e 
B e c h t e l so t h a t f i r e t r u c k s c o u l d n o t g e t t h r o u g h , t h e C i t y w o u l d 
a t t e m p t t o t a k e some a c t i o n . 
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John Shaver s t a t e d t h a t i f t h i s i s approved, i t i s a p p r o v a l o f a 
f i n a l p a r k i n g p l a n . He su g g e s t e d t h a t e i t h e r t h e Commission 
approve t h e p a r k i n g as i t i s b e i n g proposed by t h e p e t i t i o n e r and 
l i f t t h e r e s t r i c t i o n , o r f o l l o w t h e recommendation made by s t a f f 
and t h e p r e v i o u s P l a n n i n g Commission d e c i s i o n t h a t t h e e l d e r l y 
h o u s i n g r e s t r i c t i o n be m a i n t a i n e d u n t i l t h e 164 space p a r k i n g p l a n 
i s c o m p l i e d w i t h . 

Commissioner H a l s e y asked what t h e d e f i n i t i o n o f e l d e r l y i s ? 

Mr. Shaver s t a t e d t h a t t h e S t a t e o f C o l o r a d o and t h e F e d e r a l F a i r 
H o u s i n g A c t r e f e r t o v a r i o u s ages. There a r e many v a r i o u s t r i g g e r s 
d epending upon t h e n a t u r e o f t h e occupancy and p e r c e n t a g e s o f 
occupancy. The p e t i t i o n e r i s r e s p o n s i b l e t o ensure t h a t he i s i n 
c o m p l i a n c e w i t h b o t h t h e S t a t e and t h e F e d e r a l F a i r H o u s i n g A c t . 

Commissioner B i t t e l a sked t h e p e t i t i o n e r i f he c o u l d add any 
p a r k i n g s p a c e s a l o n g t h e e a s t end? 

Mr. Cooke r e p l i e d t h a t i t would be p o s s i b l e t o add a p p r o x i m a t e l y 
e i g h t s p a c e s . He s u g g e s t e d t h a t t h e P l a n n i n g Commission approve 
h i s r e q u e s t w i t h t h e c o n d i t i o n t h a t i f t h e l a c k o f p a r k i n g becomes 
a p p a r e n t , t h e sheds a t t h e e a s t end would have t o be removed and an 
a d d i t i o n a l e i g h t spaces p r o v i d e d ; and t h a t t h i s a p p r o v a l be r e v o k e d 
i n t h e e v e n t t h e p e t i t i o n e r d i d not comply. 

Mr. Shaver s t a t e d t h a t such a c o n d i t i o n i s p o s s i b l e , b u t c o u n s e l e d 
a g a i n s t i t because i t r a i s e d c o n s t i t u t i o n a l i s s u e s r e g a r d i n g t h e 
t a k i n g o f p r o p e r t y and enforcement i s s u e s . He r e i t e r a t e d t h a t i f 
t h i s c o n d i t i o n were p l a c e d upon t h e a p p r o v a l , i t would n o t be a 
f i n a l p l a n . 

Mr. Cooke s t a t e d t h a t what Mr. Shaver s u g g e s t s i s t h e t a k i n g o f 
p r o p e r t y a g a i n s t someone's w i l l . Mr. Cooke s t a t e d t h a t t h i s w o u l d 
n o t be t h e c a s e ; as a g r a n t o r , he would be w a i v i n g a h e a r i n g . 

Mr. Shaver s t a t e d t h a t t h e a c t u a l enforcement o f an agreement s u c h 
as t h i s i s a n o t h e r i s s u e . Mr. Cooke says h e r e t o n i g h t t h a t i f 
p a r k i n g becomes a problem he w i l l p r o v i d e a d d i t i o n a l s p a c e s ; 
however, when t h e C i t y d e t e r m i n e s t h a t p a r k i n g i s a p r o b l e m and 
r e q u e s t s t h a t t h e s e b u i l d i n g s be removed a c o n c e i v a b l e s c e n a r i o i s 
t h a t Mr. Cooke would say "make me". T h i s s i t u a t i o n i s one i n w h i c h 
t h e C i t y does n ot and s h o u l d not want t o be i n v o l v e d i n . 

Mr. Cooke f e l t t h a t a judge c o u l d e n f o r c e t h i s agreement. 

PUBLIC COMMENT 

R o b e r t S t o k e s , 626 27 1/4 Road, f e l t t h a t t h e t e n a n t s o f N e l l i e 
B e c h t e l Gardens have been e x c e l l e n t n e i g h b o r s . He s t a t e d t h a t he 
has n o t n o t i c e d any p a r k i n g problems as i t c u r r e n t l y e x i s t s . He 

10 



was c o n c e r n e d t h a t h i s p r o p e r t y v a l u e would d e c r e a s e i f t h e age 
r e q u i r e m e n t were e l i m i n a t e d . 

B i l l S t y e r s , 3011 N o r t h 1 5 t h S t r e e t , s t a t e d t h a t he has l i v e d t h e r e 
f o r f o u r y e a r s . He c o n c u r r e d w i t h Mr. S t o k e s , t h a t t h e t e n a n t s o f 
N e l l i e B e c h t e l were w o n d e r f u l n e i q h b o r s but was co n c e r n e d about h i s 
p r o p e r t y v a l u e i f t h e e l d e r l y r e s t r i c t i o n were removed. 

L a r r y C a r v e r , w i t h t h e C a l v a r y B i b l e Church, c o n c u r r e d w i t h Mr. 
S t o k e s 1 s and Mr. S t y e r • s comments. 

QUESTIONS 

Commissioner B i t t e l asked Mr. Cooke i f p a r k i n g became a p r o b l e m , 
would he be w i l l i n g t o remove t h e l a n d s c a p i n g and b u i l d t h e 
a d d i t i o n a l p a r k i n g ? 

Mr. Cooke r e p l i e d a f f i r m a t i v e l y ; he suggested t h a t p a r k i n g be 
added a l o n g t h e e a s t end so t h a t t h e l a n d s c a p i n g was n o t d e s t r o y e d . 
I f t h i s i s an agreement, t h e n t h e l o c a l d i s t r i c t c o u r t c o u l d have 
i n j u n c t i o n powers t o e n f o r c e t h i s agreement. I f we were i n 
v i o l a t i o n o f t h i s agreement, t h e c o u r t c o u l d ensure t h a t i f p a r k i n g 
became a problem t h e c o n d i t i o n would be f u l f i l l e d . 

Commissioner B i t t e l asked f o r c l a r i f i c a t i o n ; would you be w i l l i n g 
t o p r o v i d e t h e t o t a l number o f p a r k i n g spaces r e q u i r e d ? 

Mr. Cooke r e p l i e d t h a t i f n e c e s s a r y t h e y would p r o v i d e 164 s p a c e s . 

Mr. Shaver s t a t e d t h a t t h e r e would s t i l l be an enforcement i s s u e . 
The P l a n n i n g Commission has made a p r e v i o u s accommodation; t h a t 
p r e v i o u s accommodation s t a n d s and t h e r e have been no c i r c u m s t a n c e s 
d e m o n s t r a t e d by t h e p e t i t i o n e r t o v a r y from t h a t p r e v i o u s d e c i s i o n . 

Mr. Cooke s t a t e d t h a t t h e d i f f e r e n c e between t h e n and now i s when 
we p h y s i c a l l y t r i e d t o do i t , we r e a l i z e d how d e t r i m e n t a l i t w o u l d 
be t o t h e p r o p e r t y . 

MOTION: (COMMISSIONER ELMER) "MR. CHAIRMAN, ON ITEM #4-91, A 
REQUEST FOR A REVISED FINAL PARKING PLAN AT 3032 NORTH 
15TH STREET TO ALLOW 144 PARKING SPACES VERSUS 164 WHICH 
IS REQUIRED BY THE ZONING AND DEVELOPMENT CODE, I MOVE 
THAT WE DENY THIS REQUEST FOR THE FOLLOWING REASONS: (1) 
PREVIOUS MOTIONS HAVE BEEN CLEAR ON THE PARKING VARIANCE 
BEING TIED TO THE ELDERLY RESTRICTION (2) LIFTING 
ELDERLY RESTRICTION INVITES MORE CARS AND FUTURE PROBLEMS 
(3) AN EXCEPTION TO THE CODE HAS ALREADY BEEN MADE FROM 
173 SPACES TO 164 SPACES." 

Commissioner H a l s e y seconded t h e motion. 
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A v o t e was c a l l e d , and t h e m o t i o n passed by a v o t e o f 5-1, w i t h 
Commissioner B i t t e l o p p o s i n g . 

Mr. Cooke f o r m a l l y a p p e a l e d t o C i t y C o u n c i l . 

Commissioner Elmer excused h i m s e l f from t h e meeting. 

VI. PUBLIC HEARING 

1. #1-91 PATTERSON PARK WEST ZONE OF ANNEXATION 
A request to zone Patterson Park west to Planned 
Commercial (PC) on approximately 8.9 acres. 
PETITIONER: C i t y of Grand Junction 
LOCATION: Northwest corner of Patterson and 25 Roads. 

PETITIONER'S PRESENTATION 
K a r l M e t z n e r gave a b r i e f o v e r v i e w o f t h e p r o p o s e d zone o f 
a n n e x a t i o n . P a t t e r s o n P a r k West a n n e x a t i o n i s l o c a t e d a t t h e 
n o r t h w e s t c o r n e r o f P a t t e r s o n and 25 Road. When p r o p e r t y i s 
annexed, a c i t y zone i s p l a c e d on i t . The proposed z o n i n g i s 
P l a n n e d Commercial (PC) w h i c h i s c o n s i s t e n t w i t h t h e a d j a c e n t 
z o n i n g t o t h e west. The a r e a e a s t of P a t t e r s o n P a r k West i s zoned 
P l a n n e d I n d u s t r i a l ( P I ) , and t h e a r e a s o u t h i s zoned Heavy 
Commercial Zone (C - 2 ) . The a r e a n o r t h of P a t t e r s o n P a r k West i s 
s t i l l i n t h e c o u n t y . 

There a r e two e x i s t i n g developments i n t h i s a n n e x a t i o n w h i c h a r e 
t h e Diamond Shamrock S t a t i o n and t h e S l e e p i n g - N - A i r e M a t t r e s s 
F a c t o r y O u t l e t b o t h o f w h i c h a r e c o n s i s t e n t w i t h uses a l l o w e d i n 
c o m m e r c i a l zones. The s i t e p l a n s t h a t were approved a t t h e t i m e 
t h e y were b u i l t would be approved as t h e development p l a n s f o r 
t h o s e two p a r c e l s . The t h i r d p a r c e l which i s u n d e v e l o p e d w i l l 
r e q u i r e a f i n a l p l a n a p p r o v a l a t such time development i s p r o p o s e d . 
The u s e s , i n l i e u o f a s p e c i f i c p l a n , would be t h o s e u s e s l i s t e d 
under t h e C - l and C-2 zones i n t h e Use Zone M a t r i x i n t h e Z o n i n g & 
Development Code. 

Chairman Love asked f o r c l a r i f i c a t i o n of t h e r e v i e w comments made 
by t h e C i t y A t t o r n e y . 

Mr. Shaver presumed t h a t t h e C i t y A t t o r n e y was r e q u e s t i n g t h a t t h e 
l i s t o f a l l o w e d u s e s be more s p e c i f i c r a t h e r t h a n a l l o w i n g t h o s e 
g e n e r a l l y a c c e p t e d i n c e r t a i n zones. 

K a r l added t h a t i n t h e f u t u r e a l i s t of s p e c i f i c u s e s would be 
made. The p r o p o s a l i s a p l a n n e d zone w i t h o u t a p l a n , b u t b o t h t h e 
25 Road and P a t t e r s o n Road C o r r i d o r G u i d e l i n e s recommend p l a n n e d 
zones i n t h i s a r e a i n o r d e r t o c o n t r o l development a l o n g P a t t e r s o n 
Road. 
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PUBLIC COMMENT 

There were no p u b l i c comments. 

MOTION: "MR. CHAIRMAN/ ON ITEM #1-91/ A REQUEST TO ZONE PATTERSON 
PARK WEST LOCATED AT THE NORTHWEST CORNER OF PATTERSON 
AND 25 ROADS TO PLANNED COMMERCIAL, I MOVE THAT WE 
FORWARD THIS ON TO CITY COUNCIL WITH THE RECOMMENDATION 
OF APPROVAL." 

The m o t i o n was seconded by Commissioner W o r r a l l . 

A v o t e was c a l l e d , and t h e motion p a s s e d unanimously by a v o t e o f 
5-0. 

2. #2-91 PAINTED BOWL ZONE OF ANNEXATION 
A request to zone Painted Bowl to Public Zone (PZ) on 
approximately 12 0 acres. 
PETITIONER: C i t y of Grand Junction 
LOCATION: Monument Road, approximately 1.5 miles 
southwest of South Redlands Road. 

PETITIONER'S PRESENTATION 

K a r l b r i e f l y o u t l i n e d t h e proposed zone o f a n n e x a t i o n . P a i n t e d 
Bowl, l o c a t e d a t t h e e a s t e n t r a n c e o f t h e Monument, was annexed i n 
t h e C i t y l a t e l a s t y e a r . P a i n t e d Bowl i s a p p r o x i m a t e l y 12 0 a c r e s 
o f v a c a n t l a n d w i t h no p a r t i c u l a r p l a n s f o r development a t t h i s 
t i m e . A t r a i l head i s l o c a t e d on t h i s p r o p e r t y f o r a mountain b i k e 
t r a i l t h a t goes up i n t o t h e BLM a r e a . The p r o p e r t y i s owned by t h e 
C i t y o f Grand J u n c t i o n ; t h e r e f o r e , a P u b l i c Zone seemed most 
a p p r o p r i a t e w h i c h i s b a s i c a l l y an i d e n t i f i e r o f t h e o w n e r s h i p . 

PUBLIC COMMENTS 

J a n S m e l t z e r , 114 M i r a Monte Road,' s t a t e d t h a t she wondered what 
would happen w i t h t h e l a n d and added t h a t i t sounded as thou g h 
n o t h i n g a t t h i s p o i n t . She asked i f m o t o r i z e d v e h i c l e s were 
a l l o w e d i n t h i s a r e a ? 

B e n n e t t B o e s c h e n s t e i n r e p l i e d t h a t a management p l a n i s b e i n g 
d e v e l o p e d t h a t w i l l l i m i t t h e m o t o r i z e d v e h i c l e a r e a s between 
L i t t l e P a r k Road and Monument Road t o one p a r t i c u l a r t r a i l . 

Ms. S m e l t z e r was concerned because many p e o p l e d r i v e v e h i c l e s a l l 
o v e r o u t t h e r e . She s a i d t h a t l a s t S p r i n g h e r s e l f and a f r i e n d 
s p e n t 7 1/2 h o u r s p i c k i n g up 36 bags o f t r a s h . She s a i d t h a t she 
r e a d i n t h e paper t h a t t h e museum was g o i n g t o have a c l e a n u p on 
E a r t h Day, b u t no one e l s e showed up. Then she t r i e d t o g e t 
someone t o p i c k up t h e bags of t r a s h but ended up d o i n g t h a t 
h e r s e l f t o o . She asked what s t e p s would be made t o keep m o t o r i z e d 
v e h i c l e s o u t ? 
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B e n n e t t r e p l i e d t h a t a management p l a n was supposed t o be d e v e l o p e d 
f o r t h e BLM p r o p e r t y l e a s e d by t h e Museum. S i n c e Mike P e r r y l e f t , 
he was n o t s u r e whether t h e y would be c o n t i n u i n g t h e p r o c e s s . 
P l a n s were t o f e n c e t h e t r a i l head so t h a t m o t o r i z e d v e h i c l e s c o u l d 
n o t go f u r t h e r t h a n a c e r t a i n p o i n t . I n a d d i t i o n t o t h a t s i g n s 
would be p o s t e d . 

MOTION: (COMMISSIONER HALSEY) "MR. CHAIRMAN, ON ITEM #2-91, A 
REQUEST TO ZONE PAINTED BOWL LOCATED AT MONUMENT ROAD, 
APPROXIMATELY 1.5 MILES SOUTHWEST OF SOUTH REDLANDS ROAD 
TO PUBLIC ZONE, I MOVE THAT WE FORWARD THIS ON TO CITY 
COUNCIL WITH THE RECOMMENDATION OF APPROVAL." 

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

A v o t e was c a l l e d , and t h e motion p a s s e d unanimously by a v o t e o f 
5-0. 

3. #5-91 TEXT AMENDMENTS 1991 
A request to amend Section 5-4-1.D. of the Grand Junction 
Zoning and Development Code. 
PETITIONER: C i t y of Grand Junction 

PETITIONER'S PRESENTATION 

K a r l s t a t e d t h a t t h e proposed t e x t amendment i s t o c l a r i f y a 
r e q u i r e m e n t t h e C i t y has had f o r a t l e a s t t e n y e a r s f o r improvement 
o f p e r i m e t e r s t r e e t s on developments t o h a l f - s t r e e t s t a n d a r d s . The 
C i t y A t t o r n e y f e l t t h a t t h e c u r r e n t language i n t h e Code was n o t 
s p e c i f i c enough. 

PUBLIC COMMENT 

There were no p u b l i c comments. 

MOTION: (COMMISSIONER WORRALL) "MR. CHAIRMAN, ON ITEM #5-91, A 
REQUEST TO AMEND SECTION 5-4-1.D. OF THE GRAND JUNCTION 
ZONING AND DEVELOPMENT CODE, I MOVE THAT WE FORWARD THIS 
ON TO CITY COUNCIL WITH THE RECOMMENDATION OF APPROVAL." 

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

A v o t e was c a l l e d , and t h e motion p a s s e d unanimously by a v o t e o f 
5-0. 

VII. GENERAL DISCUSSION 

Chairman Love welcomed B e n n e t t B o e s c h e n s t e i n t o t h e Community 
Development Department s t a f f . 

The m e e t i n g was a d j o u r n e d a t 9:35 p.m. 
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