
GRAND JUNCTION PLANNING COMMISSION 
P u b l i c Hearing — November 1, 1983 

7:30 pm - 10:30 pm 

The p u b l i c hearing was c a l l e d to order by Chairperson Susan 
Rinker at 7:30 p.m. i n the City/County Auditorium. 

In attendance, r e p r e s e n t i n g the C i t y Planning Commission were: 

In attendance, r e p r e s e n t i n g the Planning Department were: 

Don Warner Janet C.-Stephens 

R a c h e l l e D a i l y of Sunshine Computer S e r v i c e s , was present to 
recor d the minutes. 

There were approximately 40 i n t e r e s t e d c i t i z e n s present a t the 
beginning of the meeting. 

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

Chairperson Rinker c a l l e d the meeting to order and e x p l a i n e d that 
the items heard t o n i g h t w i l l go on to C i t y C o u n c i l whether they 
are approved or disapproved, unless the p e t i t i o n e r s ask f o r them 
to be removed. 

I. APPROVAL OF MINUTES. 
Chairperson Rinker asked the Planning Commission f o r a d i s c u s s i o n on 
the minutes of the 9/27/83 GJPC P u b l i c Hearing. 

MOTION: (COMMISSIONER TRANSMEIER) "MADAM CHAIRMAN, I MOVE THE 
MINUTES OF THE SEPTEMBER 27, 1983 GRAND JUNCTION PLANNING 
COMMISSION PUBLIC HEARING BE APPROVED AS PRESENTED." 

Commissioner Dunivent seconded the motion. 

Chairperson Rinker repeated the motion, c a l l e d f o r a vote, and the 
motion c a r r i e d unanimously by a vote of 6-0. 

II. ANNOUNCEMENTS, PRESENTATIONS, AND/OR VISITORS. 
1. Chairperson Rinker noted that Item #49-83 had been p u l l e d 

from the agenda. 

B i l l O'Dwyer 
Ross Transmeier 
Dick L i t l e 

Jack O tt 
Miland Dunivent 
Glen Green 
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III. FULL HEARING. 
2. #51-83 REZONE RNF-16 TO PB AND COLUMBINE CORNERS -

FINAL PLAT AND PLAN 

P e t i t i o n e r : C&F Food S t o r e s , Inc. 
L o c a t i o n : Northwest corner of Orchard Avenue and 28 1/2 

Road (2822 Orchard Avenue). 

A request to change from r e s i d e n t i a l m u l t i - f a m i l y uses a t 16 
u n i t s per acre to planned business uses and a f i n a l p l a t and 
p l a n on .55 a c r e . 

a. C o n s i d e r a t i o n of rezone. 
b. C o n s i d e r a t i o n of f i n a l p l a t and p l a n . 

PETITIONER'S PRESENTATION 
Connie McDonough, Planning Consultant s e r v i n g C&F Food 
Stores, Inc., i n t r o d u c e d C a r l Phelps and Frank C h i l d s 
(owners of C&F Food Stores) and presented the request. 
She p r o v i d e d an in-depth e x p l a n a t i o n of the p r o p o s a l 
for the b e n e f i t of the audience and Planning Commission 
by d i s c u s s i n g the f o l l o w i n g p o i n t s : 

1. ZONE CHANGE. 
The owners e l e c t e d Planned Business as the appro
p r i a t e zone because t h i s i s and has been i n the 
past a r e s i d e n t i a l neighborhood and i t i s important 
that any use going i n t o t h i s neighborhood be 
resp o n s i v e and c o m p a t i b l e and t r y to address the 
neighborhood i s s u e s i n a p o s i t i v e way. The Planned 
Development Zone a l l o w s p e t i t i o n e r s and C i t y d e c i 
s i o n makers to n e g o t i a t e what i s b e s t f o r the 
neighborhood i n terms of s i t e , design, and use. 

2. PROPOSED PLAN. 
To c o n s t r u c t a neighborhood convenience business 
p r o v i d i n g convenient shopping f o r m i s c e l l a n e o u s 
items and g a s o l i n e . 

3. SITE. 
Owned by C&F Foods, Inc. and c o n s i s t s of two 
a d j o i n i n g separate f i l i n g s l o c a t e d at the northwest 
corner of 28 1/4 Road and Orchard Avenue. The 
r e n t a l house t h a t e x i s t s on the p r o p e r t y w i l l be 
removed. 
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4. CONSTRUCTION PLANS. 
Plans f o r a 2800 sq. f t . s t r u c t u r e w i l l be c o n f i g 
ured, the e x i s t i n g s t r u c t u r e w i l l be removed, and 
upon f i n a l approval of t h i s a p p l i c a t i o n , c o n s t r u c 
t i o n w i l l begin immediately. 

5. BUFFERING AND LANDSCAPING. 
Plans p r o v i d e s f o r b u f f e r i n g and l a n d s c a p i n g on the 
north; e x i s t i n g t r e e s w i l l be pruned and w i l l 
remain on the west border. 

6. COLUMBINE CORNERS. 
A o n e - l o t s u b d i v i s i o n i s a l s o i n c l u d e d w i t h i n t h i s 
a p p l i c a t i o n . 

7. CITY PLANNING STAFF CONFERENCE. 
Connie noted t h a t a conference w i t h C i t y Planning 
S t a f f i n d i c a t e d t h a t t h i s request i s not i n 
c o n f l i c t w i t h the C i t y ' s adopted plans, p o l i c i e s , 
or r e g u l a t i o n s . She added t h a t many of the p o l i c i e s 
t h a t are adopted are s u p p o r t i v e of t h i s request, 
and g e n e r a l l y those p o l i c i e s d e a l with s o c i a l and 
economic f a c t o r s , environmental resources, g e n e r a l 
land use, r e s i d e n t i a l and commercial land use, 
t r a n s p o r t a t i o n , p u b l i c f a c i l i t i e s , etc. She s a i d 
t h a t the p e i t i t i o n e r s are pleased t h a t t h e i r request 
conforms with t h a t many C i t y p o l i c i e s . 

8. REVIEW OF CRITERIA USED BY PLANNING COMMISSION TO 
MEASURE THEIR DECISION REGARDING REZONES TO 
PROPERTY IN THE CITY OF GRAND JUNCTION. 

a) Question: "Was the e x i s t i n g zone i n a t the 
time of adoption?" 

P e t i t i o n e r ' s response: "No, at the time the 
e x i s t i n g zoning was adopted on t h i s p roperty, 
a l l p r o p e r t y n o r t h of N o r t h Avenue was zoned an 
developed as r e s i d e n t i a l . L a t e r , t h i s p r o p e r t y 
was annexed and zoned f o r m u l t i - f a m i l y develop
ment (16 u n i t s / a c r e ) . Business and commercial 
development p r i m a r i l y took p l a c e between F i r s t 
and Twelth S t r e e t and North and South Avenues 
and along highway entrances to the C i t y . The 
growth of the C i t y has caused business develop
ment t o go beyond t h o s e o r i g i n a l b o r d e r s of the 
o r i g i n a l square m i l e of the C i t y . " 

b) Question: "Has there been a change i n 
c h a r a c t e r i n the area?" 

P e t i t i o n e r ' s response: "Yes, growth and 
development has expanded as f a r north as the 
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a i r p o r t and n e c e s s i t a t e d the expansion of 
p u b l i c f a c i l i t i e s , i n c l u d i n g expanded roadway 
development. Zone changes to p r o v i d e f o r area 
and neighborhood business and commercial 
f a c i l i t i e s have been made. Use and development 
t r a n s i t i o n s from the o r i g i n a l r e s i d e n t i a l 
development to uses and/or s t r u c t u r e s more 
compatible to the changing area or to p r o v i d e 
fo r changing needs have taken p l a c e i n t h i s 
neighborhood. R e s i d e n t i a l zones have been 
changed to p r o v i d e f o r such t h i n g s as i n c r e a s e d 
d e n s i t y such as the complex t o the e a s t of t h i s 
p r o j e c t . " 

Connie s t a t e d t h a t t h i s area has become very 
urbanized with the p a s s i n g of time. She then 
d i s c u s s e d her e x h i b i t showing the area between 
28 Road from N o r t h Avenue t o O r c h a r d and 
Orchard to 28 1/4 Road and 28 1/4 Road to 
P a t t e r s o n . She p o i n t e d out that the e x h i b i t 
shows t h a t t h i s c o r r i d o r a c t u a l l y connects the 
1-70 bypass to the s o u t h w i t h F Road and t h a t 
shows the alignment of that c o r r i d o r . She 
added t h a t i n r e c o g n i t i o n that t h i s type of 
roadway u s u a l l y a f f e c t s the d e s i r a b i l i t y of the 
o r i g i n a l s i n g l e - f a m i l y r e s i d e n t i a l uses, the 
C i t y has approved many rezones along t h i s c o r 
r i d o r to uses more compatible and more bene
f i c i a l to the use of the newly-developed road
way. 

c) Question: "Is there an area or community 
need f o r the proposed rezone?" 

P e t i t i o n e r ' s response: "Yes. The C i t y ' s B-2 
Zone Neighborhood Convenience Business s t a t e s 
t h a t i t i s a p p r o p r i a t e to approve i f l o c a t e d 
8/10 of a m i l e from s i m i l a r uses. In a d d i t i o n , 
the e x i s t i n g and p o t e n t i a l d e n s i t i e s i n the 
neighborhood has been s i g n f i c a n t l y i n c r e a s e d . 
T h i s i n c r e a s e s the need f o r neighborhood con
veniences ." 

d) Question: "Is the proposed rezone 
compatible w i t h the surrounding area or w i l l 
t here be adverse impacts?" 

P e t i t i o n e r ' s response: "Yes. The proposed plan 
has been designed to be compatible w i t h the 
e x i s t i n g r e s i d e n t i a l and park development i n 
the area. The s t r u c t u r e i s of b r i c k and wood 
s h i n g l e s ; the s t r u c t u r e has a height compatible 
to s i n g l e - f a m i l y houses and l e s s than the 
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m u l t i - f a m i l y s t r u c t u r e s to the east and 
northeast." Connie a l s o d i s c u s s e d other 
" c o m p a t i b i l i t y f e a t u r e s " such as lan d s c a p i n g , 
p e d e s t r i a n access, s c r e e n i n g and b u f f e r i n g (6* 
wood fence and the e x i s t i n g wash t h a t separates 
the r e s i d e n t i a l development to the south), etc. 

e) Question: " W i l l there be b e n e f i t s d e r i v e d 
by the community or area by g r a n t i n g the 
proposed rezone?" 

P e t i t i o n e r ' s response: "Yes, i t w i l l p r o v i d e 
convenient shopping w i t h i n walking d i s t a n c e and 
convenient gas s e r v i c e f o r the passing 
v e h i c l e . " She added that no adverse impacts 
are a n t i c i p a t e d . 

f) Question: "Is the proposal i n conformance 
with p o l i c i e s and requirements?" 

P e t i t i o n e r ' s response: "Yes, as p r e v i o u s l y 
s t a t e d . " 

g) Question: "Are aggregate f a c i l i t i e s 
a v a i l a b l e to serve the development of the type 
and scope suggested by the proposed zone?" 

P e t i t i o n e r ' s response: " A l l f a c i l i t i e s 
r e q u i r e d to support the requested zone and use 
i n t h i s development are a v a i l a b l e to the s i t e . " 

9. OWNER'S COMMITMENT. 
The owners p e r s o n a l l y took a l o o k a t the n e i g h 
borhood and d i d a s u r v e y among the r e s i d e n t s i n 
the neighborhood immediately adjacent to the 
s i t e , 1 1/2 bl o c k s i n e i t h e r d i r e c t i o n (west, 
east and south). The survey y i e l d e d p e t i t i o n s 
i n support of the rezone w i t h 78 s i g n a t u r e s (67 
i n f a v o r , 6 a g a i n s t , 3 no comment). 

10. LIMITATION OF USES. 
P r o j e c t uses w i l l be l i m i t e d to p r o v i d i n g 
convenience items and g a s o l i n e . Paved parking 
and c i r c u l a t i o n area w i l l be provided, as w i l l 
c o ncrete walkways, bik e rack, l a n d s c a p i n g , 
screen f e n c i n g , s i t e l i g h t i n g , business and 
d i r e c t i o n a l s i g n i n g . 

11. FUNCTION OF THE PROJECT. 
P r o j e c t w i l l be kept f r e e of d e b r i s . Conven
i e n t business hours (24 hours/day). The south 
curb cut w i l l be i n g r e s s / e g r e s s ; the east curb 
cut w i l l be no l e f t t u rn egress. 
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12. PARKING. 
The r e q u i r e d customer plus one r e q u i r e d p a r k i n g 
space w i l l be p r o v i d e d . 

13. DEVELOPMENT SCHEDULE. 
Upon approval of t h i s a p p l i c a t i o n , c o n s t r u c t i o n 
documents w i l l be prepared and c o n s t r u c t i o n 
w i l l begin w i t h i n 60 days, weather p e r m i t t i n g . 

14. RESPONSE TO REVIEW COMMENTS. 
a) County Planning's suggested a more approp
r i a t e l o c a t i o n (1/4 m i l e north of t h i s proposed 
s i t e ) . The P e t i t i o n e r r e f e r e n c e d the J u l y 1982 
County Commissioner's R e s o l u t i o n of approval of 
t h i s s i t e which s t a t e s "that the a p p l i c a t i o n be 
approved p r o v i d i n g a l l roads w i t h i n the 
s u b d i v i s i o n or on i t s perimeter be c o n s t r u c t e d 
i n accordance w i t h the pl a n on the s u b d i v i s i o n 
and be completed w i t h i n 12 months; or the 
t r a c t s may be r e z o n e d back t o RF2 or PR16 a f t e r 
a h e a r i n g before the Board of Commissioners." 
According to the County Planning S t a f f t h i s 
item i s scheduled f o r r e c o n s i d e r a t i o n by the 
County and n e i t h e r the p r e l i m i n a r y or f i n a l 
devleopment plans have been submitted f o r the 
County's c o n s i d e r a t i o n ; consequently, no con
s t r u c t i o n has commenced or i s committed a t t h i s 
p o i n t i n time f o r that s i t e . Other convenience 
s t o r e companies as w e l l as C&F Food Stores have 
t o u r e d t h i s s i t e more than a y e a r ago and 
determined i t to be an u n s a t i s f a c t o r y l o c a t i o n 
f o r a neighborhood convenience o u t l e t . The 
s i t e being c o n s i d e r e d i n t h i s a p p l i c a t i o n has 
many p o s i t i v e f e a t u r e s : 4-way i n t e r s e c t i o n ; 
newly r e c o n s t r u c t e d r a i s e d medians and f u l l 
s i g n a l i z a t i o n f o r h i g h e s t l e v e l of s a f e t y 
c o n d i t i o n s ; 4-way p e d e s t r i a n crosswalks e x i s t ; 
s i g n a l i z a t i o n e x i s t s a t the i n t e r s e c t i o n 
(F Road has no s i g n a l i z a t i o n ) ; s u b s t a n t i a l 
r e s i d e n t i a l development f o r high and medium 
d e n s i t i e s e x i s t to be s e r v i c e d from t h i s l o c a 
t i o n . 

b) F i r e Department's concern r e g a r d i n g the 
p e t i t i o n e r ' s plans f o r s u b m i t t i n g the r e q u i r e d 
f i r e flow w i l l be complied with. The p e t i t i o n 
er w i l l i n s t a l l f i r e hydrant on Orchard Avenue 
on t h e i r s i d e of the road. 
c) C i t y Park's request f o r lan d s c a p i n g w i l l be 
complied w i t h . 
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d) C i t y Planning S t a f f ' s comments. 

The p e t i t i o n e r i s r e q u e s t i n g C i t y E ngineering 
Department and the Planning Department to 
designate 28 1/4 Road alignment as a minor 
a r t e r i a l and the completion of the c o n s t r u c t i o n 
of t h i s roadway f r o m N o r t h Avenue n o r t h t o 28 
1/4 Road to the i n t e r s e c t i o n of 28 1/4 and 
P a t t e r s o n Road c o n s t i t u t e d the f i r s t major 
encroachment on t h i s r e s i d e n t i a l area. The 
p e t i t i o n e r f e e l s t h a t f u t u r e p o l i c i e s concern
ing the development of t h i s C o r r i d o r as w e l l as 
Orchard Avenue w i l l recognize the changes to 
t h i s area. 

The p e t i t i o n e r a l s o f e e l s t h a t approval of t h i s 
a p p l i c a t i o n need not set a precedent f o r zoning 
d e c i s i o n s on p r o p e r t y north along 28 1/4 Road 
or west along Orchard Avenue. 

The p e t i t i o n e r f e e l s t h a t the recent recon
s t r u c t i o n of the i n t e r s e c t i o n w i l l p r o v i d e the 
s a f e s t c o n d i t i o n s f o r v e h i c u l a r s and pedes
t r i a n s . 

There w i l l be no l i q u o r s a l e s on t h i s o u t l e t . 
A 3.2 beer l i c e n s e may be requested should t h i s 
a p p l i c a t i o n be approved. 

The p e t i t i o n s signed i n support of the a p p l i c a 
t i o n would i n d i c a t e the r e s i d e n t s themselves 
reco g n i z e a need. In a d d i t i o n , there have been 
no c l o s u r e s of neighborhood convenience o u t l e t s 
i n t h i s community i n the past two years even 
duri n g a negative economy which i n d i c a t e s the 
owners of these o u t l e t s are s u c c e s s f u l l y 
a n t i c i p a t i n g the needs of these neighborhoods. 
Connie c o r r e c t e d her statement t h a t "there are 
no e x i s t i n g or committed neighborhood conven
iences w i t h i n 8/10 of a m i l e of t h i s s i t e , " as 
there i s one at 28 1/2 Road and North Avenue on 
the south s i d e of North Avenue (which i s a 
d i v i d e d median highway.) 

The recommendation by the T r a n s p o r t a t i o n E n g i 
neer f o r the 28 1/4 Road curb cut i s accepted 
by the p e t i t i o n e r . The s t o r e w i l l s e r v i c e the 
park but i t w i l l not become a d e s i t i n a t i o n 
p o i n t . The s t o r e owners w i l l not p r o v i d e video 
games or t h i n g s of t h a t n a t u r e and t h e y w i l l 
not permit the s t o r e to become a "hangout." 

Signage w i l l comply with C i t y Sign R e g u l a t i o n s . 
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S i d e w a l k s do e x i s t on b o t h s i d e s of t h i s s i t e 
(both s i d e s of 28 1/4 Road north and on the 
n o r t h s i d e of Orchard Avenue running east and 
on both s i d e s of Orchard Avenue running west) 

Hours of o p e r a t i o n (24 hours a day) comply wi t h 
the requirements f o r a Planned Business zone 
rather than a B-2 zone. The purpose of the 24-
hour s e r v i c e i s to p r o v i d e emergency n i g h t t i m e 
s e r v i c e s (carbonated d r i n k s , a s p i r i n f o r high 
fever) . 

L i g h t i n g i s low i n t e n s i t y , d i r e c t i o n a l only and 
c o n f i n e d to the s i t e . 

P arking and c i r c u l a t i o n area i s as safe as any 
p a r k i n g and c i r c u l a t i o n area can be with the 
number of spaces. 

I f t r a s h pickup cannot be c o o r d i n a t e d w i t h a 
p r i v a t e c a r r i e r , the p e t i t i o n e r w i l l work i t 
out w i t h the C i t y S a n i t a t i o n Department, and 
the easements r e q u i r e d f o r s e r v i c e w i l l be 
d e d i c a t e d . 

15. PETITIONERS IN OPPOSITION. 
The p e t i t i o n e r s who signed the opposing p e t i t i o n 
p r o t e s t e d "the establishement of the C&F Food 
Store because i t w i l l cause tremendous conges
t i o n on Orchard Avenue, i t w i l l c r e a t e hazards 
to c h i l d r e n and r e s i d e n t s i n the a r e a and we do 
not need another convenience s t o r e i n the area 
as our needs are a l r e a d y w e l l s a t i s f i e d w i t h 
the present store." Connie made the f o l l o w i n g 
o b s e r v a t i o n r e g a r d i n g t h i s p e t i t i o n : The p e t i 
t i o n has 120 s i g n a t u r e s r e p r e s e n t i n g 91 house
holds; 10 of the households have Orchard Avenue 
addresses; the p e t i t i o n e r ' s support p e t i t i o n 
has 51 households w i t h Orchard Avenue 
addresses; 4 households signed both p e t i t i o n s ; 
1 s i g n a t u r e with an address on 29 1/4 Road, 
n o r t h of F Road and 1 s i g n a t u r e f r o m S p r i n g 
V a l l e y , and 1 s i g n a t u r e from F r u i t a . She f u r 
ther noted t h a t 98.7% of the s i g n a t u r e s l i e to 
the west of the requested s i t e ; 1 s i g n a t u r e 
l o c a t e d to the east; 1 s i g n a t u r e l o c a t e d a t 29 
1/4 Road. 

16. PETITIONER'S OBSERVATION. 
Connie noted t h a t even though there i s one 
convenience s t o r e o u t l e t w i t h i n 8/10 of a m i l e 
of t h i s proposed s i t e , the design i s t h a t t h i s 
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a r e a may not be s e r v i c e d by t h a t o u t l e t because 
i t i s l o c a t e d on the s o u t h s i d e o f a major 
east-west highway (North Avenue) and g e t t i n g to 
th a t s i t e from t h i s neighborhood i s not d i r e c t . 
She suggested t h a t t h i s e x i s t i n g f a c i l i t y 
p robably s e r v i c e s the east-west t r a v e l e r s going 
and coming rather than the r e s i d e n t i a l 
neighborhood to the no r t h . 

Connie a l s o made the o b s e r v a t i o n t h a t most of 
t h i s neighborhood probably moves w e s t e r l y to 
t h e i r jobs, shopping, s c h o o l s , etc., and w i l l 
p i c k up t h e i r convenience items d u r i n g that 
tour. The neighborhood east of t h i s f a c i l i t y 
w i l l be moving westward to the c i t y and a r e not 
opposed to t h i s p e t i t i o n . The bulk of the area 
of those people s i g n i n g t h i s p e t i t i o n w i l l not 
use t h i s f a c i l i t y because t h e y w i l l use the one 
at 12th and Orchard or the one on the south 
s i d e of North Avenue. 

The owners of the C&F Food S t o r e s a r e l o c a l and 
they care very much about t h e i r own community, 
s e r v i c e , and l o c a t i o n and they pay a t t e n t i o n i n 
t h e i r other f a c i l i t i e s to t h e i r customers and 
they f e e l t h a t approximately 60-75% of t h e i r 
customers are stopping on t h e i r way to 
somewhere e l s e (versus d e s t i n a t i o n customers). 
Approximately 15-20% of t h e i r customers are 
d e s t i n a t i o n customers; the balance of the 
percentage are walk-ins. I t i s the owner's 
p e r s p e c t i v e t h a t t h i s f a c i l i t y w i l l not 
i n c r e a s e t r a f f i c volume on Orchard Avenue. 

Connie concluded her p r e s e n t a t i o n by s t a t i n g 
t h a t she understands and supports the concerns 
of the neighborhood and t h i s statement i s based 
on her h i s t o r y of involvement i n these i s s u e s 
through her pr e v i o u s experience w i t h the Pl a n 
ning Commission, En g i n e e r i n g Department, C i t y 
S t a f f , and from a t t e n d i n g P u b l i c Hearings f o r over 
12 years. She i n d i c a t e d t h a t most of the 
opposing p e t i t i o n e r s ' s i g n a t u r e s do not l i v e on 
Orchard Avenue but they use i t and they 
recognize these problems; however, the 
p e t i t i o n e r p u r p o r t s that these are "separate 
i s s u e s : " the t r a f f i c c o n d i t i o n of Orchard 
Avenue i s one i s s u e ; the land use changes w i l l 
occur because of changes i n the neighborhood. 
Connie requested t h a t everyone t r y to keep 
those i s s u e s separate as the p u b l i c expresses 
t h e i r concerns. 
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QUESTIONS 
Commissioner L i t l e questioned the 24-hour o p e r a t i o n , 
and asked i f t h i s i s " t r u l y to support the needs of the 
neighborhood." 

Connie r e p l i e d : The 24-hour o p e r a t i o n i s provided to 
serve the emergency needs of the neighborhood (high 
f e v e r , c a l l s to l e a v e town l a t e at n i g h t and needing 
g a s o l i n e , etc.) 

Commissioner L i t l e asked whether the other C&F Food 
Store o p e r a t i o n s were l o c a t e d on major a r t e r i a l s (9th & 
P i t k i n , f o r example, which i s i n a l i t t l e d i f f e r e n t geog
r a p h i c a l l o c a t i o n . 

Frank C h i l d s r e p l i e d : "The best comparison to that 
would be the one on 32 Road ( c l o s e s t to the Colorado 
River) and i t i s very much a neighborhood type of s t o r e 
even though i t i s l o c a t e d on the highway. I t does get 
a l o t of neighborhood t r a f f i c i n there between the 
hours of midnight of 6:00 am. It's a much more neigh
borhood type of s t o r e t h a t the one on 9th & P i t k i n 
which does s e r v i c e p r i m a r i l y major t r a f f i c and workers 
i n t h a t a r e a . " 

Connie McDonough r e s p e c t f u l l y requested a f a v o r a b l e 
d e c i s i o n on t h i s matter from the Planning Commission. 

PLANNING STAFF PRESENTATION 
Janet Stephens, reviewed the f o l l o w i n g Planning S t a f f 
concerns: 

1. No c o r r i d o r p o l i c y e x i s t s f o r 28 1/4 Road and t h i s 
may s e t a precedent. 

2. Encroachment i n t o the neighborhood. 
3. P e d e s t r i a n and v e h i c u l a r s a f e t y . 
4. 3.2 Beer L i c e n s e w i l l probably be requested (since 

C&F has h i s t o r i c a l l y done so f o r other s t o r e s ) , but 
t h i s i s something the Planning Commission w i l l not 
review. 

5. There was an a p p r o v a l g i v e n i n 1981 by the County 
of an ODP w h i c h changed an R-2 t o a PR-16 and R-2 
to Planned Business and a convenience s t o r e was 
designated i n t h i s p r o p o s a l . There were no 
neighborhood o b j e c t i o n s on f i l e ; t h e r e were 6 
n o t i c e s sent out. 
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6. The 24-hour/day o p e r a t i o n i s a l s o a concern even 
though a B-2 zone r e q u i r e s that a l l business uses 
cease o p e r a t i o n by 11:00 pm. 

7. Neighborhood o b j e c t i o n s — 120 s i g n a t u r e s . 

QUESTIONS 
Commissioner Transmeier: "Janet, you s a i d t h a t the B-2 Zone 
r e q u i r e s 11:00 ( c l o s i n g time), but they are not r e q u e s t i n g a 
B-2 Zone, they are r e q u e s t i n g Planned Development which 
allows 24-hour/day o p e r a t i o n . 

Janet Stephens agreed. 

PDBLIC COMMENTS 
IN FAVOR: 

L a r r y Winger, 557 Court Road, s t a t e d he i s i n support of the 
c o n v e n i e n c e s t o r e and he f e e l s i t would be n i c e to be a b l e 
to walk to the s t o r e . He a l s o s t a t e d t h a t he doesn't see a 
problem w i t h the t r a f f i c and doubts t h a t C&F should be 
r e s p o n s i b l e f o r the t r a f f i c on 28 Road and Orchard Avenue. 
He agrees t h a t i s a problem, but doesn't f e e l i t i s the 
p e t i t i o n e r ' s problem. 

AGAINST: 

Paul Hage, 2821 H a l l Avenue, presented c o p i e s of a t h r e e -
page l e t t e r to the Planning Commission which summarize h i s 
concerns. He a l s o p rovided the Planning Commission w i t h 
c o p i e s of a p e t i t i o n w i t h 50 s i g n a t u r e s of neighboring 
r e s i d e n t s ( r e s i d i n g along 28 and 28 1/4 Road) who are 
opposed to the p r o p o s a l . Mr. Hage d i s c u s s e d the concerns as 
o u t l i n e d i n h i s l e t t e r : 

(1) Precedent. He does not want Orchard Avenue to become a 
"commercialized s t r i p . " 

(2) Need. He f e e l s the neighborhood i s more than 
adequately s e r v i c e d by Eastgate Shopping Center (5/10 
of a m i l e away), the S i t e S t a t i o n (6/10 of a m i l e away) 
which a l s o has a convenience s t o r e , and the 24-hour 7-
11 Store ( w i t h i n 3/4 of a m i l e ) . He f e e l s the proposed 
rezone f a i l s to meet the g u i d e l i n of d i s t a n c e from 
s i m i l a r uses. 

(3) Safety. Rezoning should be denied i n the i n t e r e s t of 
p u b l i c s a f e t y ; s p e c i f i c a l l y the s a f e t y of c h i l d r e n 
l i v i n g a c r o s s 28 1/4 Road i n the Grand Manor 
development. 
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(4) T r a f f i c . Rezoning should be denied to preserve good 
t r a f f i c movement. Mr. Hage doesn't f e e l the "proposed 
driveways w i l l meet the requirements of good t r a f f i c 

d e s i gn theory" any more than the i n t e r s e c t i o n of 28th 
and Orchard does. 

(5) E x i s t i n g Zoning. The rezoning proposed should be 
denied because i t d u p l i c a t e s zoning a l r e a d y e x i s t i n g i n 
c l o s e p r o x i m i t y (at 28 1/4 Road and F Road). 

(6) Impact on Columbine Park. I f a 3.2 beer l i c e n s e were 
approved i n the f u t u r e f o r the convenience s t o r e , Mr. 
Hage f e e l s t h a t would i n c r e a s e i n c i d e n t s of over 
indulgence and l i t t e r at the park. 

G i l b e r t K e l l y , 2824 H a l l Avenue — c l o s e s t neighbor to the 
s i t e , v o i c e d o b j e c t i o n to the proposed rezone f o r the 
f o l l o w i n g reasons: 

(1) S a f e t y of jaywalking c h i l d r e n . 
(2) Noise f a c t o r s ( e a r l y morning d e l i v e r i e s , doors 

slamming, t i r e s s q u e a l i n g , loud r a d i o s , etc.) 
(3) Increased t r a s h . 
(4) "Grand Manor tenants should have no say because they are 

here today and gone tomorrow." 
(5) Liquor l i c e n s e l a t e r - d e f i n i t e l y a g a i n s t . 
(6) Danger of r o b b e r i e s . 
(7) Video games w i l l come l a t e r . 
(8) Hazards (cars p u l l i n g out of the s t o r e , e t c . ) . 

Robert Cohen, 2884 Orchard Avenue, spoke to Connie 
McDonough's comment th a t most of the customers w i l l be 
heading west. Since a convenience s t o r e i s l o c a t e d a t 27 
Road and F Road and one a t 29 1/4 Road and F Road, why would 
r e s i d e n t s of the development i n t h a t area come a l l the way 
down to 28 1/4 Road when the y have the o t h e r two? Mr. Cohen 
a l s o s t a t e d t h a t the only "good entrance" on the p r o p o s a l i s 
on the west; the c a r s t r a v e l i n g west w i l l r e q u i r e them to 
cut across i n f r o n t of other v e h i c l e s . 

L o r r a i n e B o s c h i , 28th & Orchard, s t a t e d she c i r c u l a t e d the 
p e t i t i o n whereby the opposing s i g n a t u r e s were obtained. She 
n o t e d t h a t she was not c o n t a c t e d by the C&F Food S t o r e s when 
they c i r c u l a t e d t h e i r p e t i t i o n and obtained 69 s i g n a t u r e s 
from people l i v i n g on Orchard Avenue. She s a i d t h a t the 
people who signed her p e t i t i o n are g r e a t l y concerned w i t h 
the Orchard Avenue access problem. She a l s o expressed 
concern w i t h the 24-hour/day o p e r a t i o n schedule and s a f e t y 
f o r the c h i l d r e n i n the neighborhood. 
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Joan Razor, 3343 Nor t h r i d g e D r i v e , a p r e v i o u s 10-year 
r e s i d e n t of Orchard Avenue and a member of the "Orchard 
Avenue B e a u t i f i c a t i o n A s s o c i a t i o n . " Joan pr o v i d e d 
background i n f o r m a t i o n on Orchard Avenue p e r t a i n i n g to the 
f a c t t h a t the neighborhood had been concerned w i t h 
encroachment of t r a f f i c and f o u r - l a n i n g of Orchard f o r over 
18 years. She i n d i c a t e d that d u r i n g t h i s p e r i o d of time, 
r e s i d e n t s were more concerned w i t h f i g h t i n g the i s s u e than 
t a k i n g care of t h e i r homes. When the problem was s o l v e d 
(the d e c i s i o n was not to f o u r - l a n e Orchard Avenue), the l a s t 
t h i n g they (the C i t y ) did' was to f o u r - l a n e 28 Road i n t o 
Orchard Avenue. T h i s d e c i s i o n d i d not make any sense to the 
r e s i d e n t s , who were a l s o exhausted from f i g h t i n g the whole 
s t r e e t . The r e s i d e n t s "couldn't get any answers" as to why 
t h i s was g o i n g to be done — t h e y j u s t s a i d "we a r e g o i n g t o 
do that," and t h a t was f i n a l . And now "we have t h i s 
horrendous i n t e r s e c t i o n . " Joan concluded that she i s f o r 
p r e s e r v i n g r e s i d e n c e s ( s i n g l e - f a m i l y d w e l l i n g s ) a g a i n s t the 
encroachment of t r a f f i c , and i f one commercial development 
goes i n on O r c h a r d Avenue, t h a t w i l l be the excuse f o r more 
to come i n . "Orchard Avenue a l l the t r a f f i c i t can bear 
r i g h t now. Commercial development on Orchard Avenue must 
be denied." 

Herb F o s t e r , 560 Court Road, expressed h i s concern f o r the 
s a f e t y of c h i l d r e n and the i n c r e a s e i n t r a f f i c on Orchard 
Avenue, p a r t i c u l a r l y i n l i e u of the f a c t t h a t most of t h e i r 
customers w i l l be t r a v e l i n g from the east and w i l l have to 
c r o s s the a r t e r y . 

Karen A l i o , 2828 Walnut, l i v e s east of the proposed 
b u i l d i n g , and commented t h a t i n the seven years that she has 
l i v e d t h e r e she has y e t to have to go down l a t e a t n i g h t f o r 
any d i r e , necessary t h i n g . She f e e l s the e x i s t i n g 
b u s i n e s s e s i n t h e a r e a more than s a t i s f y the needs of the 
neighborhood. (Safeway, Gibsons, McDonalds, Dunkin' Donuts, 
etc.) 

PETITIONER'S REBUTTAL 
Connie McDonough addressed the comments as f o l l o w s : 

(1) C o r r i d o r P o l i c y (Planning S t a f f concern). Connie 
s t a t e d t h a t she f e e l s c o n f i d e n t that a C o r r i d o r P o l i c y 
w i l l be e s t a b l i s h e d i n time f o r Orchard Avenue (west of 
28 Road) and one f o r east of 28 1/4 Road. 

(2) Encroachment (Planning S t a f f concern). Connie main
t a i n s t h a t d e s i g n a t i o n of t h a t C o r r i d o r was the 
encroachment. Change w i l l happen — the d e m o l i t i o n of 
the house as a r e n t a l at t h i s time. 
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(3) S a f e t y concerning C h i l d r e n (Planning S t a f f concern). 
Connie shares the concern f o r c h i l d r e n , but noted t h a t 
t h e r e a r e c h i l d r e n i n s i m i l a r s i t u a t i o n s i n the c i t y 
t h a t have had to l e a r n new r u l e s . She doesn't f e e l 
t h a t t h i s d e c i s i o n w i l l add to those concerns, s i n c e i t 
i s a l r e a d y one now. 

(4) Ingress/Egress (Planning S t a f f concern). T h i s p r o p e r t y 
w i l l have an i n g r e s s and e g r e s s and i t has been 
designed as safe as p o s s i b l e . 

(5) 3.2 Liquor L i c e n s e (Planning S t a f f concern). The C i t y 
determined t h a t there was no need f o r the Planning 
Commission to review 3.2 l i q u o r l i c e n s e s . 

(6) 24-Hour Operation (Planning S t a f f concern). Many 
people work i r r e g u l a r hours and they need to be served. 

(7) Neighborhood P e t i t i o n (Planning S t a f f concern). The 
b a s i c concern i s t r a f f i c on Orchard Avenue and we 
s t i l l m a i n t a in t h a t our f a c i l i t y w i l l not i n c r e a s e 
t r a f f i c . T h i s comment i s based on experience w i t h 7 
e x i s t i n g s t o r e s and customer surveys. 

(8) Clean S i t e ( P u b l i c Comment). The owners are not "here 
today and gone tomorrow." They have been here f o r many 
years, they take care of t h e i r f a c i l i t i e s and they take 
p r i d e i n them and are p e r s o n a l l y i n v o l v e d . 

(9) Customer T r a v e l ( P u b l i c Comments). The people c l o s e s t 
to the f a c i l i t i e s t h i s gentleman d e s c r i b e d w i l l not 
come to us; the people l i v i n g south of F Road, north of 
North Avenue who are e i t h e r west or eastbound between 
1 s t S t r e e t and C l i f t o n w i l l use our f a c i l i t y . 

(10) T r a f f i c Volumes ( P u b l i c Comments). The volumes 
concerning the neighborhood are there now and there 
w i l l be more. T h i s i s a very urbanized area. The 
t r a f f i c c u r r e n t l y l i n e d up a t 28 Road are going home; 
those are the customers going by i n the morning. 

(11) H i s t o r y of Orchard Avenue ( P u b l i c Comment). The C i t y 
has not made the d e t e r m i n a t i o n y e t on what they are 
going to do w i t h i t . 

(12) Land Use Changes ( P u b l i c Comment). The coming land use 
changes w i l l be s i g n i f i c a n t . 

(12) Mr. Hage's l e t t e r . In response to Mr. Hage's l e t t e r , 
Connie addressed the items as f o l l o w s : Precedent 
f a c t o r : The C i t y has always been very c o n s i s t e n t with 
t h e i r d e c i s i o n s ( u n l i k e the County) and r e c o g n i z e that 
planned development has i t s a p p r o p r i a t e p l a c e and does 
not n e c e s s a r i l y c o n s t i t u t e a precedent. Zone Request: 
The zone requested i s c o n s i s t e n t with a l l other C&F Food 
Stores. C h i l d r e n A t t r a c t i o n (from Grand Manor): 
C h i l d r e n are a t t r a c t e d by a l o t of' t h i n g s , not j u s t gum 
and candy (s t r a y dog, etc.) and she doesn't b e l i e v e 
t h a t the s t o r e would n e c e s s a r i l y i n c r e a s e t h a t 
p o s s i b i l i t y . Right-Turn y i e l d i n g to 28 1/4 Road to 
Orchard: A l l i n t e r s e c t i o n s i n Grand J u n c t i o n have a 
r i g h t - t u r n and most of the h i g h l y - d e v e l o p e d center 
l i n e s i n t e r s e c t i o n s have a y i e l d lane and i t i s the 

14 



d r i v e r ' s r e s p o n s b i l i t y to consid e r p e d e s t r i a n t r a f f i c . 
C&F Food Store Owners are not developers; they are not 
i n t e r e s t e d i n developing the s i t e at F Road and 28 
Road; they have a l r e a d y t e s t i f i e d t h a t they, along w i t h 
other convenience s t o r e o u t l e t s i n t h i s C i t y , have 
d e t e r m i n d t h a t t o be an u n s u i t a b l e s i t e f o r a conven
ience o u t l e t . I t may w e l l be a neighborhood s e r v i c e 
c enter, but that s e r v i c e center w i l l not have a con
venience o u t l e t . There i s no neighborhood development 
a t t h i s t i m e a t F Road and 28 Road and u n t i l t h a t 
neighborhood b u i l d s up th e r e probably w i l l not see 
development of t h a t zone. P e t i t i o n s Signed: The r e s i 
dents who l i v e c l o s e s t to t h i s f a c i l i t y are our primary 
concern as they probably have the most v a l i d o p i n i o n s . 

Connie concluded t h a t the p e t i t i o n e r s f e e l t h e i r p e t i 
t i o n i s a needed, a p p r o p r i a t e and compatible use and 
tha t i t w i l l not generate the concerns expressed here 
t h i s evening, although we do not deny t h a t those con
cerns do e x i s t , but they are generated and caused by 
matters other than land-use on the north s i d e of 
Orchard Avenue. Connie r e s p e c t f u l l y requested approval 
of the a p p l i c a t i o n . 

ADDITIONAL COMMENTS 
Mr. K e l l y a p o l o g i z e d f o r not being an eloquent speaker, and 
expressed h i s hope t h a t the Planning Commission heard what 
he had to say. 

Chairperson Rinker c l o s e d the p u b l i c h earing and requested a 
motion. 

MOTION: (COMMISSIONER TRANSMEIER) "ON ITEM #51-83, REZONE RMF-
16 TO PLANNED BDSINESS AT COLUMBINE CORNERS, I RECOM
MEND HE SEND THIS TO CITY COUNCIL HITH THE RECOMMENDA
TION OF DENIAL. BASED ON THE FOLLOWING REASONS: 

1. SETTING A PRECEDENT ON ORCHARD AVENUE; 
2. THE NEED OF THE NEIGHBORHOOD IS IN QUESTION BECAUSE 

OF EXISTING STORES ON NORTH AVENUE AND PATTERSON 
AVENUE; 

3. EXISTING ZONING IS THERE FOR A PURPOSE AND I THINK 
A BETTER USE FOR THE PROPERTY HOULD BE A HIGH 
DENSITY RESIDENTIAL AREA; 

4. ADVERSE IMPACT ON COLUMBINE PARK RELATING TO A 
FUTURE LIQUOR LICENSE REQUEST BEING GRANTED; 

5. 24-HOUR USE OF THE STORE BEING AN IMPROPER IMPACT ON 
THE NEIGHBORHOOD, SINCE ORCHARD AVENUE IS NOT A 
MAJOR ARTERIAL (MAJOR TRAFFIC PATTERN) 
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Commissioner O'Dwyer seconded the motion. 

DISCUSSION/COMMENTS ON THE MOTION: 
Commissioner L i t l e : "The C i t y has been faced w i t h a 
problem w i t h t r a f f i c on Orchard; however the C i t y i s 
very much i n v o l v e d w i t h upgrading and f o u r - l a n i n g F 
Road, which we f e e l i n t i m e w i l l p u l l some of t h a t 
t r a f f i c o f f of Orchard, so we haven't f o r g o t t o n the 
t r a f f i c problem there — the City/County i s very much 
i n v o l v e d i n Orchard's t r a f f i c problems. 

Commissioner Dunivent: "I wanted to make a s i m i l a r 
comment reg a r d i n g the t r a f f i c . I don't th i n k C&F Food 
Stores i s going to change the t r a f f i c p a t t e r n on one c a r , 
one way or the other e i t h e r on 28 1/4 Road or Orchard. 
And, as f a r as the 3.2 beer l i c e n s e , I don't think C&F 
i s g o i n g t o change the amount of beer used i n Columbine 
Park; you can go out there anytime and f i n d a l l the beer 
you want. So, I don't think those were l e g i t i m a t e 
arguments." 

Chairperson Rinker repeated the motion, c a l l e d f o r a vote, and 
the motion c a r r i e d 5-1. (Commissioner Dunivent v o t i n g a g a i n s t ) 


