
MINUTES 
REGULAR MEETING 

GRAND .JUNCTION PLANNING COMMISSION 
CONFERENCE ROOM - CITY HALL 

Wednesday - A p r i l 26, 1961 - 8:00 A.M. 
Members present: Messrs. Elmer Nelson, Ray Meacham, A r t Hadden, 

Alex Bauer, V. L. Colony, Mrs. Eleanor Diemer, and 
Mrs. W i l l i a m Hyde. 

Others present: C i t y Manager Joe Lacy, Development D i r e c t o r Don 
Warner, and Regional Planning D i r e c t o r Gene A l l e n , 
and a group of i n t e r e s t e d c i t i z e n s . 

I. MINUTES APPROVED 
Motion was made by Mr. Bauer that the Minutes of the Regular Meeting 
of March 29, 1961 be approved as w r i t t e n . Motion seconded by Mr. 
Colony, and c a r r i e d . 
I I I . HEARING ON ZONING CHANGE LOTS 1—11, EXPOSITION ARCADE.TABLED. 

PENDING MORE INFORMATION 
Chairman Nelson announced that since a group of people were present 
i n the i n t e r e s t of the rezoning hearing scheduled f o r t h i s date 
(Item I I I on Agenda) the Commission would consider t h i s item next, 
before the annexation p e t i t i o n scheduled as Item I I on the Agenda. 
The members of the Commission had inspected the s i t e of the rezoning 
request, Lots 1 thru 11, E x p o s i t i o n Arcade (from a l l e y West of 14th 
St r e e t to 15th S t r e e t from Glenwood Avenue 150 f t . South). A change 
of zoning from R-3 to C - l i s requested f o r t h i s area. 
C i t y Manager Lacy showed s l i d e s of the area i n question and surround­
ing areas that would be a f f e c t e d . 
T h i s was the f i r s t rezoning hearing h e l d under the r e c e n t l y adopted 
zoning ordinance, and the Chairman explained to those present that 
according to Se c t i o n 10(e) of the ordinance i t i s necessary that each 
such request be accompanied by an economic j u s t i f i c a t i o n study show­
ing the need f o r such change. 
Chairman Nelson then c a l l e d upon Mr. Young who had presented the 
a p p l i c a t i o n f o r rezoning. 
Mr. Young s a i d that he had purchased the H o l i d a y Motel with the idea 
of expanding i t i n the f u t u r e . He d e s i r e s to extend the motel back to 
Glenwood Avenue. 
Mr. Warner presented the o r i g i n a l plans which had been submitted f o r 
t h i s motel when i t was b u i l t . These plans allow f o r fut u r e expansion 
but s t a t e that the added u n i t s w i l l be converted to apartment u n i t s . 
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Mr. Johnson, owner of Johnson's House of Flowers, pointed out that the 
area was a commercial area before i t was i n the C i t y . He added that 
h i s trade area takes i n the e n t i r e United S t a t e s . He s a i d that the 
present zoning r e s t r i c t s the expansion of h i s business to only 10% 
per year and f e e l s that t h i s zoning (R-3) i s a wrong zoning f o r the 
area. 
Mr. Warner s a i d that he d i d not r e c a l l any p r o v i s i o n of 10% per year 
expansion. He explained to Mr. Johnson that he was allowed to put 
the a d d i t i o n a l b u i l d i n g s there because he had the foundations already 

~ i n and was not changing the character of the business. 
Mr. Lacy pointed out that the present zoning had been considered at 
the time the new ordinance was w r i t t e n . At that time Mr. Johnson 
had wished to have C - l zoning extended to Glenwood, but the R-3 zoning 
was adopted because w i t h the exception of the Park View Motel and 
Johnson's House of Flowers the area i s used as a r e s i d e n t i a l area. 
E x i s t i n g s i n g l e - f a m i l y d w e l l i n g s would be f a c i n g d i r e c t l y i n t o a 
business area i f i t i s rezoned. The r e l a t i v e burden that would be 
placed on present property owners should be considered, he s a i d , 
Mr. Meacham s a i d the Planning Commission must keep i n mind the f a c t 
that part of t h i s area i s a c t u a l l y non-conforming. The e n t i r e area 
i s adjacent to t h i s business type of zoning so i t would seem that i n 
view of the homes next to t h i s property the l o g i c a l t h i n g to do would 
be to square i t o f f so there i s some conformity of the zoning through 
the area. 
I t was also claimed by the a p p l i c a n t s that the proposed zoning would 
conform more w i t h the r e s t of North Avenue. 
In general d i s c u s s i o n f o l l o w i n g i t was brought out that the Commission 
i s t r y i n g to stay away from spot zoning; a l s o i f granted, would i t 
stop here or would there be f u r t h e r p e t i t i o n s to extend the business 
zoning s t i l l f u r t h e r ? 
I t was pointed out that the Park View Motel which extends to Glenwood 
does contain apartments. Although the p h y s i c a l appearance of the 
s t r u c t u r e i s about the same whether i t i s a motel or apartments, the 
usage i s q u i t e a b i t d i f f e r e n t . A more permanent type of usage i s 
i n d i c a t e d with the apartment-type of b u i l d i n g . Although many apart­
ments are vacant, they are not the d e s i r a b l e ones and s i n c e t o u r i s t 
business i s seasonal i t might prove p r o f i t a b l e to have apartment 
u n i t s i n connection w i t h a motel. 
Mr. Lacy pointed out that the former zoning allowed m u l t i p l e f a m i l y 
use and a p p l i e d to motels as such. The present zoning does not allow 
motels, but does allow apartment u n i t s whether they are a part of a 
motel or j u s t by themselves. He s a i d the Commission must consider the 
a p p l i c a n t ' s point of view, that t h i s would not make anything worse 
than i t i s already but no doubt improve the area; however they must 
also look at the problem from the other s i d e and t r y to determine 
whether i t would hurt the e n t i r e area i n the long run. He s a i d that 
outside of a few s p e c i a l t y businesses, t h i s area i s Grand Jun c t i o n ' s 
t o u r i s t s t r i p and these businesses do w e l l here; however, many other 
types of businesses have not made a success i n the area and i f the 
requested zoning i s allowed i t would permit the type of development 
which might not succeed i n the area and would only cause b l i g h t . 
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Gene A l l e n s a i d t h i s question involves a b a s i c problem of determining 
the breaking point between commercial zoning and r e s i d e n t i a l zoning. 
General speaking, he s a i d , i t i s a b e t t e r p r a c t i c e i f i t can be 
d i v i d e d at an a l l e y or i n back of property r a t h e r than at a s t r e e t 
l i n e . Glenwood i s a s t r e e t , not an a l l e y , and i f the property owners 
who have commercial uses i n the area can provide t h e i r own b u f f e r 
between t h e i r business property and the r e s i d e n t i a l uses i t makes f o r 
a b e t t e r s i t u a t i o n . Although the businesses may not be able to 
u t i l i z e the back part of t h e i r p r o p e r t i e s q u i t e as w e l l as i f i t were 
a l l commercial, by being able to put i n apartments i t can be w e l l 
used and s t i l l provide t h i s b u f f e r . 

Mr. Nelson f e l t that i t i s a b i t premature as f a r as the Commission's 
making a d e c i s i o n on t h i s matter at t h i s meeting i s concerned. He 
explained that t h i s i s the f i r s t time the new ordinance has been used 
on t h i s type of request and he thought the d i s c u s s i o n has been very 
good. However he d i d not t h i n k i t should continue u n t i l an economic 
study i s presented to the Commission. There i s nothing now to assure 
the Commission what might be put i n the area. 

Since Mr. Young has progressed as f a r on h i s p r o j e c t as he w i l l now 
f o r the summer months and the postponment of the d e c i s i o n on t h i s 
matter would not have any i l l e f f e c t on i t , Mr. Nelson s a i d he f e l t 
that the Commission should have the o v e r - a l l p i c t u r e f o r the e n t i r e 
area. The Commission knows what i s planned f o r three or four pieces 
of property i n the area, but the i n t e n t f o r the e n t i r e area should be 
made c l e a r . He read the l i s t of p o s s i b l e businesses that might go 
i n t o the area i f i t were zoned C - l , p o i n t i n g out that once the 
area i s zoned that way the Commission would have no c o n t r o l of what 
went i n there as long as i t i s allowed i n C - l zoning, and some of 
these uses would be very undesirable i n t h i s area. 
Mr. Johnson s a i d , "Business i s the l i f e - b l o o d of any community; any­
thing that hamstrings business hamstrings Grand J u n c t i o n " . 
Mr. Lacy s a i d that business i s the l i f e - b l o o d of any community and 
that both Mr. Johnson and Mr. Young b r i n g i n money from outside the 
community. He assured them that we want to do anything w i t h i n 
reason f o r a l l property owners, but asked i f they thought the value 
of r e s i d e n t i a l property should be jeopardized j u s t because a business 
could get a piece of ground to put i n a business. He wondered how 
the three homes would l i k e to have any of the C - l uses that might go 
i n r i g h t across the s t r e e t . 

Mr. Johnson s a i d those three houses were b u i l t s i n c e the greenhouse 
was there. A l s o he s a i d that h i s son has an expensive house out 
there and he does not want anything that would hurt h i s property. 
Mr. Warner pointed out that t h i s house faces away from the area, 
while the other houses a c t u a l l y face i n t o t h i s proposed rezoning. 
He s a i d the r e s i d e n t s i n the area are t r y i n g to get the s t r e e t widened 
so that i t w i l l be a f u l l - s c a l e s t r e e t . These people and what might 
go i n there have to be considered, not j u s t the extension of the 
businesses l o c a t e d i n the area. He also pointed out that the Com­
mission could get a request from the people to the North f o r an 
extension of business zoning, and asked " w i l l i t be an extension of 
what i s on North Avenue, or other s m a l l businesses that could go i n 
there?" 
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Mr. Young mentioned that the motel on 7th S t r e e t i s l o c a t e d i n a 
r e s i d e n t i a l area, and Mr. F e l l e r s a i d he thought i f Mr. Young 
extended h i s motel i t would improve the appearance of the property. 

Mrs. Hyde asked what would c o n s t i t u t e a good b u f f e r zone i n t h i s case. 
Mr. A l l e n s a i d the way i t has been set up i s about as good a b u f f e r 
as we could have. G e n e r a l l y speaking, i f you would step from a 
l i g h t commercial i n t o a m u l t i p l e f a m i l y area or i n t o a parking zone 
i t i s a p r e t t y good step-down or b u f f e r between the commercial and 
r e s i d e n t i a l . He added that the motels that are there are not as much 
of a problem as the vacant property that i s there, and what might 
go i n there. 
Mr. Lacy s a i d we should a l s o consider that i n c i t i e s of our s i z e and 
type there i s t r a d i t i o n a l l y about 4% of the land zoned and used by 
business; i n Grand J u n c t i o n there i s already 7% of the land so zoned. 
Does the community need more business zone? 
Mr. Johnson s a i d the business zoning may not be where people want i t 
or want to put i n businesses. A l s o , he s a i d i f there i s 3% more 
zoned f o r business than we should have then there should be more a v a i l 
able f o r parking space. He noted that the supermarkets have taken 
whole bl o c k s of r e s i d e n t i a l area. He asked, "Because we are not a 
chain are we denied the r i g h t to expand our businesses?" 

Mrs. Haish asked i f , under the r e g u l a t i o n s , whatever would be allowed 
on North Avenue could go through to Glenwood. The answer was "yes". 
She then asked i f the area i s rezoned what i t would do to taxes. 
Mr. Lacy explained i t would not change the taxes u n t i l the use 
changes - a zoning change does not a f f e c t taxes. 
Mrs. Diemer observed that there i s not enough land there to develop 
i n t o some b i g business; i t would have to be a smaller type of business 
Mr. Meacham asked i f B-1 zoning would all o w the development of the 
motel and i f i t would not be a l o t more r e s t r i c t i v e than C - l zoning? 
Mr. Warner r e p l i e d that B-1 zoning would allow the extension they 
want and would not a l l o w other development; however, t h i s zoning 
cannot be requested because no other B-1 i s adjacent. 
Chairman Nelson asked f o r a vote at t h i s time from the Commission as 
to whether they wanted to accept or r e j e c t the r e s p o n s i b i l i t y of 
going ahead w i t h e i t h e r accepting or r e j e c t i n g t h i s matter at t h i s 
time. He f e l t i t would be wrong to go ahead and complete the matter 
at t h i s time due to lack of information/wBtfld l i k e to have a vote 
f o r the record as to the t h i n k i n g of the Commission before going i n t o 
the a c t u a l rezoning of t h i s area. He f e l t that the Commission has 
not been s u p p l i e d w i t h adequate information as to the f u t u r e use of 
a l l of t h i s property, a l s o , that time i s not as important as being 
r i g h t . 

Mr. Lacy suggested that the Commission t a b l e the matter i n d e f i n i t e l y 
u n t i l the a p p l i c a t i o n i s completed w i t h the survey, as r e q u i r e d . 
Mr. Young asked what e l s e was needed, saying that they were the pro­
perty owners and should have some say as to what they can do. Mr. 
F e l l e r noted that a l l the property owners were present but Mr. Pray 
who was out of town; however he i s i n favor of the rezoning. He asked 
i f each property owner should present a p l a n . 
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Mr. Nelson r e p l i e d that i t was necessary to know what a l l the plans 
are. 
Mr. A l l e n s a i d that what we want i s whatever i s good f o r the neighbor­
hood and good f o r the community. 
Mr. Meacham asked the group i f they knew what a l l could go i n there, 
and warned that i f the e n t i r e area i s rezoned without any plans there 
i s a p o s s i b i l i t y of many things going i n there that might be c o n s i s t e n t 
w i t h the remaining property and might not be. He t o l d them they needed 
to p r o t e c t themselves by knowing what can be put i n and what might be 
put i n t o the area. 
Chairman Nelson then made the recommendation that the Commission 
f o l l o w the procedure as set f o r t h i n the zoning ordinance and asked 
Development D i r e c t o r Don Warner to see that each property owner does 
have adequate information to f o l l o w through on the survey r e q u i r e d . 
This recommendation was agreeable to a l l Commission members. 
The Chairman then s a i d that t h i s p o r t i o n of the meeting w i l l be 
postponed u n t i l such time as the r e q u i r e d information i s provided 
to the Commission. Mr. Nelson a l s o s a i d that he hoped t h i s d i s c u s s i o n 
gave the property owners a b e t t e r view of the r e s p o n s i b i l i t y and 
thankless job the Commission has of t r y i n g to p r o t e c t j o i n t r e s i d e n t i a l 
and business property. 

I I . ANNEXATION OP 30-ACRE TRACT AT 28 ROAD & ORCHARD APPROVED (BARCO) 
Development D i r e c t o r Don Warner s a i d that t h i s i s a 30-acre area, 
w i t h 20 acres signed up f o r annexation, (66%). A q u a l i f i e d p e t i t i o n 
has been presented. The p e t i t i o n c i r c u l a t o r s t a t e s there are no 
r e s i d e n t land owners. The Barco Development Company w i l l subdivide 
and develop the area. 
The boundaries and economic study have already been approved, and 
Mr. Warner explained that the a c t i o n r e q u i r e d now i s to approve and 
recommend to the C i t y C o u n c i l the l e g a l i t y of the p e t i t i o n . 

Mr. Colony made the motion that the Planning Commission approve t h i s 
annexation as to the l e g a l i t y of the p e t i t i o n s presented and recommend 
i t to the C i t y C o u n c i l . Motion was seconded by Mr. Meacham, and 
c a r r i e d . 
Mr. Warner s t a t e d that the above step (approving the l e g a l i t y of the 
p e t i t i o n s ) i s an unnecessary step f o r the Planning Commission to take 
a f t e r having approved the boundaries of an annexation and then i t s 
economic study. He recommended that the Commission request i t s d i s ­
continuance. Motion was made by Mr. Bauer that the Planning Commission 
request approval of the C i t y C o u n c i l to e l i m i n a t e t h i s t h i r d step i n 
annexation procedure (that the Planning Commission approve the 
l e g a l i t y of p e t i t i o n s ) . Motion was seconded by Mr. Meacham, and 
c a r r i e d . 



Planning Comm/6 4-26-61 

PLANNING OFFICIAL CONFERENCE IN DENVER 
C i t y Manager Lacy annouhced the Planning Conference i n Denver next 
week, mentioning that the sessions on Tuesday evening and Wednesday 
morning would be of p a r t i c u l a r i n t e r e s t to Grand J u n c t i o n P Develop­
ment D i r e c t o r Warner i s planning to attend the e n t i r e conference, 
and Mr. Lacy asked any Commission members who would be i n t e r e s t e d i n 
attending a part of the meeting to contact him. 

ADJOURNMENT 
Motion to adjourn was made by Mr. Bauer, seconded by Mr. Hadden, and 
c a r r i e d . 

R e s p e c t f u l l y submitted, 

Secretary 


