
 
 
 
 

 
PLANNING COMMISSION AGENDA 

CITY HALL AUDITORIUM, 250 NORTH 5TH STREET 
 

TUESDAY, MARCH 10, 2009, 6:00 P.M. 
 

 
Call to Order 
 
 Welcome.  Items listed on this agenda will be given consideration by the City 

of Grand Junction Planning Commission.  Please turn off all cell phones 
during the meeting. 

 
 In an effort to give everyone who would like to speak an opportunity to 

provide their testimony, we ask that you try to limit your comments to 3-5 
minutes.  If someone else has already stated your comments, you may 
simply state that you agree with the previous statements made.  Please do 
not repeat testimony that has already been provided.  Inappropriate behavior, 
such as booing, cheering, personal attacks, applause, verbal outbursts or 
other inappropriate behavior, will not be permitted. 

 
 Copies of the agenda and staff reports are available on the table located at 

the back of the Auditorium. 
 
Announcements, Presentations, and/or Prescheduled Visitors 
 
Consent Agenda 
 
 Items on the consent agenda are items perceived to be non-controversial in 

nature and meet all requirements of the Codes and regulations and /or the 
applicant has acknowledged complete agreement with the recommended 
conditions. 

 
 The consent agenda will be acted upon in one motion, unless the applicant, a 

member of the public, a Planning Commissioner or staff requests that the 
item be removed from the consent agenda.  Items removed from the consent 
agenda will be reviewed as a part of the regular agenda.  Consent agenda 
items must be removed from the consent agenda for a full hearing to be 
eligible for appeal or rehearing. 

 
1. Minutes of Previous Meetings Attach 1 
 
 Approve the minutes of the February 10, 2009 Regular Meeting. 
 

To access the Agenda and Backup Materials electronically, go to www.gjcity.org 

http://www.gjcity.org/
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2. Ajarian Annexation – Zone of Annexation Attach 2 
Request a recommendation of approval to City Council to zone 17.78 acres from 
County I-2 (General Industrial) and RSF-R (Residential Single Family Rural) to a 
City R-8 (Residential 8 du/ac) zone district. 
 
FILE #: ANX-2009-021 
PETITIONER: Menas Ajarian 
LOCATION: 2954, 2950 D 1/2 Road 
STAFF: Michelle Hoshide 
 

3. Parkway Complex Annexation – Zone of Annexation Attach 3 
Request a recommendation of approval to City Council to zone 1.47 acres from 
County I-2 (General Industrial) to a City I-1 (Light Industrial) zone district. 
 
FILE #: ANX-2009-018 
PETITIONER: Thad Harris – TD Investments of Grand Junction, LLC 
LOCATION: 2789 Riverside Parkway 
STAFF: Michelle Hoshide 
 

4. Pear Park Village – Preliminary Subdivision Plan Attach 4 
Request approval of a Preliminary Subdivision Plan to develop 21 residential lots for 
ten (10) two-family dwellings and one (1) single family dwelling on 3.46 acres in an 
R-8 (Residential 8 du/ac) zone district. 
 
FILE #: PFP-2008-178 
PETITIONER: Larry Sipes 
LOCATION: 413, 415 30 1/4 Road and 416 1/2 30 Road 
STAFF: Brian Rusche 
 

* * * END OF CONSENT CALENDAR * * * 
 

* * * ITEMS NEEDING INDIVIDUAL CONSIDERATION * * * 
 
Public Hearing Items 

 
On the following items the Grand Junction Planning Commission will make the final 
decision or a recommendation to City Council.  If you have an interest in one of 
these items or wish to appeal an action taken by the Planning Commission, please 
call the Public Works and Planning Department (244-1430) after this hearing to 
inquire about City Council scheduling. 
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5. Square, Phase II Apartments – Preliminary Subdivision Plan Attach 5 
Request approval of the Preliminary Development Plan to construct 48 multifamily 
dwelling units on 3.3 acres in a PD (Planned Development) zone district. 
 
FILE #: PP-2008-172 
PETITIONER: Bruce Milyard – F & P Development, LLC 
LOCATION: 2535 Knollwood Drive 
STAFF: Greg Moberg 
 

General Discussion/Other Business 
 
Nonscheduled Citizens and/or Visitors 
 
Adjournment 
 
 



Attach 1 
Minutes from Previous Meetings 
 

GRAND JUNCTION PLANNING COMMISSION 
FEBRUARY 10, 2009 MINUTES 

6:00 p.m. to 6:06 p.m. 
 

The regularly scheduled Planning Commission hearing was called to order at 6:00 p.m. 
by Chairman Cole.  The public hearing was held in the City Hall Auditorium. 
 
In attendance, representing the City Planning Commission, were Roland Cole 
(Chairman), William Putnam, Lynn Pavelka-Zarkesh, Pat Carlow, Mark Abbott, and Ebe 
Eslami. Commissioner Reggie Wall was absent. 
 
In attendance, representing the City’s Public Works and Planning Department – 
Planning Division, were Greg Moberg (Planning Services Supervisor), Lisa Cox 
(Planning Manager), Lori Bowers (Senior Planner), Senta Costello (Senior Planner) 
Ronnie Edwards (Associate Planner) and Eric Hahn (Development Engineer). 
 
Also present was Jamie Beard (Assistant City Attorney). 
 
Lynn Singer was present to record the minutes. 
 
There were 6 interested citizens present during the course of the hearing. 
 
Announcements, Presentations, and/or Prescheduled Visitors 
 
Consent Agenda 
 
1. Minutes of Previous Meetings 
 
 Approve the minutes of the January 13, 2009 Regular Meeting. 
 
2. Hoesch Street Right-of-Way Vacation – Vacation of Right-of-Way 

Request a recommendation of approval to City Council to vacate the west 8.5 feet of 
right-of-way on Hoesch Street. 
 
FILE #: VR-2008-312 
PETITIONER: Tom Paradis – Paradis’s & Roscoe, LLC 
LOCATION: 742 West White Avenue 
STAFF: Ronnie Edwards 
 

3. Rimrock Business Park – Vacation of Right-of-Way 
Request a recommendation of approval to City Council to vacate the west 3 feet of 
right-of-way on 25 1/2 Road for Rimrock Business Park and request a 
recommendation of approval to City Council to vacate an existing slope easement 
along the west side of 25 1/2 Road. 



 

 

 
FILE #: FP-2008-356 
PETITIONER: Kent Harbert – Harbert Investment Co. 
LOCATION: 25 1/2 Road South of Walmart 
STAFF: Lori Bowers 
 

4. GCK Subdivision – Growth Plan Amendment 
Request a recommendation of approval to City Council of a Growth Plan 
Amendment to change the Future Land Use designation from Public to Commercial 
on 0.912 acres. 
 
FILE #: GPA-2008-375 
PETITIONER: Cary Eidsness – GCK, LLC 
LOCATION: 105 West Colorado Avenue 
STAFF: Senta Costello 
 

5. GCK Subdivision – Vacation of Right-of-Way 
Request a recommendation of approval to City Council to vacate a portion of West 
Colorado Avenue, a north/south alley and unimproved diagonal right-of-way. 
 
FILE #: VR-2008-375 
PETITIONER: Cary Eidsness – GCK, LLC 
LOCATION: 105 West Colorado Avenue 
STAFF: Senta Costello 

 
Chairman Cole briefly explained the Consent Agenda and invited the public, planning 
commissioners, and staff to speak if they wanted any item pulled for additional 
discussion.  After discussion, there were no objections or revisions received from the 
audience or Planning Commissioners on any of the Consent Agenda items. 
 
MOTION: (Commissioner Carlow) “Mr. Chairman, I move that we approve the 
Consent Agenda as presented.” 
 
Commissioner Eslami seconded the motion.  A vote was called and the motion passed 
unanimously by a vote of 6 - 0. 
 
Public Hearing Items 
 
NO HEARING ITEMS 
 
General Discussion/Other Business 
Lisa Cox, Planning Manager, announced that the next Planning Commission Workshop 
was Thursday, February 19, 2009 and requested that Planning Commissioners bring in 
their old computers to be exchanged for new computers.  She further stated that the 
auditorium would likely be remodeled in the second quarter of the year and computers 
would need to be compatible with the new technology.  Chairman Cole expressed his 
thanks to the staff for the fine job that they consistently did and asked that it continue. 



 

 

 
Nonscheduled Citizens and/or Visitors 
None. 
 
Adjournment 
With no objection and no further business, the Planning Commission meeting was 
adjourned at 6:06 p.m. 
 



 

 

Attach 2 
Ajarian Annexation 
 
CITY OF GRAND JUNCTION MEETING DATE:  March 10, 2009 
PLANNING COMMISSION STAFF PRESENTATION:  Michelle Hoshide 
 
 
AGENDA TOPIC:  Ajarian Annexation, ANX-2009-021 
 
ACTION REQUESTED:  Recommendation to City Council on a Zone of Annexation. 
 

 BACKGROUND INFORMATION 

Location: 2954 D ½ Road 

Applicants   Owners:  Menas and Avedis Ajarian 
Representative:  Rob Bernett 

Existing Land Use: County Residential Single Family  
Proposed Land Use: Residential 8 du/acre 

Surrounding Land 
Use: 
 

North Union Pacific Railroad Company 
South Single Family Residential 
East Single Family Residential 
West Residential Single Family 

Existing Zoning: I-2 (County General Industrial) and RSF-R (County 
Residential Single Family Rural) 

Proposed Zoning: R-8 (Residential 8 du/acre) 

Surrounding 
Zoning: 
 

North County C-2 and City C-1 

South RSF-R (County Single Family Rural) and R-8 
(Residential 8 du/acre) 

East I-1 (County General Industrial) and RSF-R (County 
Residential Single Family Rural) 

West I-1 (County General Industrial) and RSF-R (County 
Residential Single Family Rural) 

Growth Plan Designation: Residential Medium 

Zoning within density range? X Yes  No 

 
 
PROJECT DESCRIPTION:  A request to zone 17.78 acres Ajarian Annexation 
consisting of two (2) parcels located at 2954 D ½ Road to an R-8 (Residential 8 
du/acre) Zone District. 
 
RECOMMENDATION:  Recommend approval to the City Council of the R-8 (Residential 
8 du/acre) Zone District 



 

 

 
 
 
ANALYSIS: 
 
1. Background: 
 
The 17.74 acres Ajarian Annexation consists of two (2) parcels located at 2954 D ½ 
Road.  The owners have requested annexation into the City to allow for development of 
the property.  Under the 1998 Persigo Agreement all proposed development within the 
Persigo Wastewater Treatment boundary requires annexation and processing in the 
City. 
 
Under the 1998 Persigo Agreement with Mesa County, the City shall zone newly 
annexed areas with a zone that is either identical to current County zoning or conforms 
to the City’s Growth Plan Future Land Use Map.  The proposed zoning of R-8 
(Residential 8 du/acre) conforms to the Future Land Use Map, which has designated 
the properties as Residential Medium 
 
2. Section 2.6.A.3 and 4 of the Zoning and Development Code: 
 
Zone of Annexation:  The requested zone of annexation to R-8 (Residential 8 du/acre) 
zone district is consistent with the Growth Plan.  The existing County zoning is I-2 
(General Industrial) and RSF-R (Residential Single Family Rural).  Section 2.14 of the 
Zoning and Development Code, states that the zoning of an annexation area shall be 
consistent with either the Growth Plan or the existing County zoning. 
 
In order for the zoning to occur, the following questions must be answered and a finding 
of consistency with the Zoning and Development Code must be made per Section 
2.6.A.3 and 4 as follows: 
 

• The proposed zone is compatible with the neighborhood, conforms to and 
furthers the goals and policies of the Growth Plan and other adopted plans and 
policies, the requirements of this Code, and other City regulations. 
 
Response:  The proposed R-8 (Residential 8 du/acre) zoning district conforms 
with the Growth Plan as the Future Land Use designation is Residential Medium 
for this property. 
 

• Adequate public facilities and services are available or will be made available 
concurrent with the projected impacts of development allowed by the proposed 
zoning. 
 
Response:  Adequate public facilities and services are available to accommodate 
the R-8 zone district.  An 8” Ute water line and a 12” Central Grand Valley 
Sanitary sewer line are located within the Riverside Parkway. 



 

 

 
 

Alternatives:  In addition to the zoning that the petitioner has requested, the following 
zone districts would also be consistent with the Growth Plan designation of Residential 
Medium for the subject property. 
 

a. R-4 (Residential 4 du/acre) 
b. R-5 (Residential 5 du/acre) 

 
FINDINGS OF FACT/CONCLUSIONS: 
 
After reviewing the Ajarian Annexation, ANX-2009-021, for a Zone of Annexation, I 
recommend that the Planning Commission make the following findings of fact and 
conclusions: 
 

1. The requested zone is consistent with the goals and policies of the Growth 
Plan. 
 

2. The review criteria in Section 2.6.A.3 and 4 of the Zoning and Development 
Code have all been met. 
 
 

STAFF RECOMMENDATION: 
 
I recommend that the Planning Commission forward a recommendation of approval of 
the R-8 (Residential 8 du/acre) zone district for the Ajarian Annexation, ANX-2009-021 
to the City Council with the findings and conclusions listed above. 
 
 
RECOMMENDED PLANNING COMMISSION MOTION: 
 
Mr. Chairman, on the Ajarian Annexation, ANX-2009-021, I move that the Planning 
Commission forward to the City Council a recommendation of approval of the R-8 
(Residential 8 du/acre) zone district for the Ajarian Annexation with the facts and 
conclusions listed in the staff report. 
 
Attachments: 
1. Annexation/ Site Location Map / Aerial Photo Map 
2. Future Land Use Map / Existing City and County Zoning Map  
3. Annexation Ordinance 
 

 
 
 
 



 

 

Annexation/Site Location Map 
Figure 1 

 

Aerial Photo Map 
Figure 2 

 

 
 



 

 

Future Land Use Map 
Figure 3 

 
 

Existing City and County Zoning 
Figure 4 

 
 

 



 

 

 
CITY OF GRAND JUNCTION, COLORADO 

 
ORDINANCE NO. 

 
 

AN ORDINANCE ZONING THE AJARIAN ANNEXATION TO R-8 (RESIDENTIAL 8 
DU/ACRE) 

 
LOCATED AT 

 
2954 D ½ ROAD  

 
Recitals 
 After public notice and public hearing as required by the Grand Junction Zoning 
and Development Code, the Grand Junction Planning Commission recommended 
approval of zoning the Ajarian Annexation to the R-8 (Residential 8 du/acre) zone 
district finding that it conforms with the recommended land use category as shown on 
the future land use map of the Growth Plan and the Growth Plan’s goals and policies 
and is generally compatible with land uses located in the surrounding area.  The zone 
district meets the criteria found in Section 2.6 of the Zoning and Development Code. 
 
 After public notice and public hearing before the Grand Junction City Council, 
City Council finds that the R-8 (Residential 8 du/acre) zone district is in conformance 
with the stated criteria of Section 2.6 of the Grand Junction Zoning and Development 
Code. 
 
BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GRAND JUNCTION 
THAT: 
 
The following property be zoned R-8 (Residential 8 du/acre) 
 

AJARIAN ANNEXATION 
 

A certain parcel of land located in the Northwest Quarter (NW 1/4) and the 
Northeast Quarter (NE 1/4) of Section 17, Township One South, Range One East of the 
Ute Meridian, County of Mesa, State of Colorado and being more particularly described 
as follows: 

 
Beginning at the Northwest corner of the NW 1/4 SE 1/4 of said Section 17 and 

assuming the North line of the NE 1/4 SW 1/4 of said Section 17 to bear S89°59'37"W 
with all bearings contained herein relative thereto;  thence S89°59'37"W a distance of 
330.34 feet along the North line of the NE 1/4 SW 1/4 of said Section 17, said line also 
being the North line of Wexford Annexation, Ordinance No. 4042, City of Grand 
Junction; thence N00°11'14"W a distance of 1206.34 feet to a point on the Southerly 
line of Southern Pacific Railroad Annexation No. 1, Ordinance No. 3158, City of Grand 



 

 

Junction; thence along the Southerly line of said Southern Pacific Railroad Annexation 
No. 1 the following four (4) courses: (1) N71°54'35"E a distance of 347.15 feet to a point 
on the West line of the SW 1/4 NE 1/4 of said Section 17; (2) N00°11'14"W a distance 
of 4.23 feet along the West line of the SW 1/4 NE 1/4 of said Section 17 to the 
Northwest corner of the SW 1/4 NE 1/4 of said Section 17; (3) N00°09'11"W a distance 
of 81.61 feet; (4) N64°33'03"E a distance of 365.02 feet; thence S00°10'35"E a distance 
of 1556.90 feet to a point on the North line of the NW 1/4 SE 1/4 of said Section 17; 
thence N89°58'50"W a distance of 329.87 feet along the North line of the NW 1/4 SE 
1/4 of said Section 17 to the Point of Beginning, LESS HOWEVER the following 
described parcel of land; Commencing at the Northwest corner of the NW 1/4 SE 1/4 of 
said Section 17; thence N00°11'14"W a distance of 30.00 feet along the West line of the 
SW 1/4 NE 1/4 of said Section 17 to the Point of Beginning; thence N00°11'14"W a 
distance of 840.43 feet along the West line of the SW 1/4 NE 1/4 of said Section 17; 
thence N88°44'25"E a distance of 149.41 feet; thence S00°49'03"E a distance of 843.85 
feet; thence N89°58'50"W a distance of 158.67 feet along a line being 30.00 feet North 
of and parallel with the North line of the NW 1/4 SE 1/4 of said Section 17 to the Point of 
Beginning. 

 
Said parcel contains 17.78 acres (774,470.45 sq. ft.), more or less, as described. 
 
 
INTRODUCED on first reading the ____ day of ___________, 2009 and ordered 
published. 
 
ADOPTED on second reading the   day of   , 2009. 
 
ATTEST: 
 
 ____________________________ 
 President of the Council 
 
____________________________ 
City Clerk 
 
 



 

 

Attach 3 
Parkway Complex Annexation 
 
CITY OF GRAND JUNCTION MEETING DATE:  March 10, 2009 
PLANNING COMMISSION STAFF PRESENTATION:  Michelle Hoshide 
 
 
AGENDA TOPIC:  Parkway Complex Annexation, ANX-2009-018 
 
ACTION REQUESTED:  Recommendation to City Council on a Zone of Annexation. 
 

 BACKGROUND INFORMATION 

Location: 2789 Riverside Parkway 

Applicants   Owners:  TDH Investments LLC. 
Existing Land Use: Residential Single Family  
Proposed Land Use: Light Industrial 

Surrounding Land 
Use: 
 

North Industrial 
South Single Family Residential and Industrial 
East Industrial 
West Industrial 

Existing Zoning: I-2 (County General Industrial) 
Proposed Zoning: I-1 (Light Industrial) 

Surrounding 
Zoning: 
 

North I-1(Light Industrial) 

South RSF-R (County Single Family Rural) and I-2 
(County General Industrial) 

East I-2 (County General Industrial) 
West I-2 (County General Industrial) 

Growth Plan Designation: Industrial 

Zoning within density range? X Yes  No 

 
 
PROJECT DESCRIPTION:  A request to zone 1.12 acres Parkway Complex 
Annexation consisting of one (1) parcels located at 2789 Riverside Parkway to a I-
1(Light Industrial) Zone District. 
 
RECOMMENDATION:  Recommend approval to the City Council of the I-1 (Light 
Industrial) zone district. 



 

 

ANALYSIS: 
 
1. Background: 
 
The 1.264 acres Parkway Complex Annexation consists of two (2) parcels located at 
2789 Riverside Parkway.  The owners have requested annexation into the City to allow 
for development of the property.  Under the 1998 Persigo Agreement all proposed 
development within the Persigo Wastewater Treatment boundary requires annexation 
and processing in the City. 
 
Under the 1998 Persigo Agreement with Mesa County, the City shall zone newly 
annexed areas with a zone that is either identical to current County zoning or conforms 
to the City’s Growth Plan Future Land Use Map.  The proposed zoning of I-1 (Light 
Industrial) conforms to the Future Land Use Map, which has designated the properties 
as Industrial 
 
2. Section 2.6.A.3 and 4 of the Zoning and Development Code: 
 
Zone of Annexation:  The requested zone of annexation to the I-1 (Light Industrial) zone 
district is consistent with the Growth Plan.  The existing County zoning is I-2 (General 
Industrial).  Section 2.14 of the Zoning and Development Code, states that the zoning of 
an annexation area shall be consistent with either the Growth Plan or the existing 
County zoning. 
 
In order for the zoning to occur, the following questions must be answered and a finding 
of consistency with the Zoning and Development Code must be made per Section 
2.6.A.3 and 4 as follows: 
 

• The proposed zone is compatible with the neighborhood, conforms to and 
furthers the goals and policies of the Growth Plan and other adopted plans and 
policies, the requirements of this Code, and other City regulations. 
 
Response:  The proposed I-1 (Light Industrial) zoning district conforms to and 
furthers the goals and policies of the Growth Plan as the Future Land Use 
designation is Industrial for this property.  The proposed zone is also compatible 
with the adjacent and surrounding land uses. 
 

• Adequate public facilities and services are available or will be made available 
concurrent with the projected impacts of development allowed by the proposed 
zoning. 
 
Response:  Adequate public facilities and services are available to accommodate 
the I-1 (Light Industrial) zone district.  An 12” Ute water line and an 15” Central 
Grand Valley Sanitary sewer line are located within the Riverside Parkway. 
 
 



 

 

Alternatives:  In addition to the zoning that the petitioner has requested, the following 
zone districts would also be consistent with the Growth Plan designation of Industrial for 
the subject property. 
 

a. I-O (Industrial/ Office Park) 
b. I-2 (General Industrial) 

 
FINDINGS OF FACT/CONCLUSIONS: 
 
After reviewing the Parkway Complex Annexation, ANX-2009-018, for a Zone of 
Annexation, I recommend that the Planning Commission make the following findings of 
fact and conclusions: 
 

1. The requested zone is consistent with the goals and policies of the Growth Plan. 
 
2. The review criteria in Section 2.6.A.3 and 4 of the Zoning and Development Code 
have all been met. 

 
 

STAFF RECOMMENDATION: 
 
I recommend that the Planning Commission forward a recommendation of approval of 
the I-1 (Light Industrial) zone district for the Parkway Complex Annexation, ANX-2009-
018 to the City Council with the findings and conclusions listed above. 
 
 
RECOMMENDED PLANNING COMMISSION MOTION: 
 
Mr. Chairman, on the Parkway Complex Annexation, ANX-2009-018, I move that the 
Planning Commission forward to the City Council a recommendation of approval of the 
I-1 (Light Industrial) zone district for the Parkway Complex Annexation with the facts 
and conclusions listed in the staff report. 
 
Attachments: 
1. Annexation/ Site Location Map / Aerial Photo Map 
2. Future Land Use Map / Existing City and County Zoning Map 
3. Annexation Ordinance 
 



 

 

Annexation/Site Location Map 
Figure 1 

 

Aerial Photo Map 
Figure 2 

 



 

 

Future Land Use Map 
Figure 3 

 
 

Existing City and County Zoning 
Figure 4 

 

 



 

 

 
CITY OF GRAND JUNCTION, COLORADO 

 
ORDINANCE NO. 

 
 

AN ORDINANCE ZONING THE PARKWAY COMPLEX ANNEXATION TO I-1 (LIGHT 
INDUSTRIAL) 

 
LOCATED AT 

 
2789 RIVERSIDE PARKWAY 

 
Recitals 
 After public notice and public hearing as required by the Grand Junction Zoning 
and Development Code, the Grand Junction Planning Commission recommended 
approval of zoning the Parkway Complex Annexation to the I-1 (Light Industrial) zone 
district finding that it conforms with the recommended land use category as shown on 
the future land use map of the Growth Plan and the Growth Plan’s goals and policies 
and is generally compatible with land uses located in the surrounding area.  The zone 
district meets the criteria found in Section 2.6 of the Zoning and Development Code. 
 
 After public notice and public hearing before the Grand Junction City Council, 
City Council finds that the I-1 (Light Industrial) zone district is in conformance with the 
stated criteria of Section 2.6 of the Grand Junction Zoning and Development Code. 
 
BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GRAND JUNCTION 
THAT: 
 
The following property be zoned I-1 (Light Industrial) 
 

PARKWAY COMPLEX ANNEXATION 
 

Parkway Complex Annexation No. 1 and Parkway Complex Annexation No. 2 
 

Parkway Complex Annexation No. 1 
A certain parcel of land located in the Northeast Quarter of the Northeast Quarter (NE 
1/4 NE 1/4) of Section 24, Township One South, Range One West of the Ute Meridian, 
County of Mesa, State of Colorado and being more particularly described as follows: 
 
Commencing at the Northeast corner of the NE 1/4 NE 1/4 of said Section 24 and 
assuming the North line of the NE 1/4 NE 1/4 of said Section 24 to bear N89°59’19”W 
with all bearings contained herein relative thereto; thence N89°59’19”W a distance of 
582.39 feet along the North line of the NE 1/4 NE 1/4 of said Section 24; thence 
S00°08’19”E a distance of 50.00 feet to a point on the Southerly line of Carter-Page 
Annexation, Ordinance No. 4215, City of Grand Junction, said point also being the Point 



 

 

of Beginning; thence S00°08’19”E a distance of 25.00 feet; thence N89°59’19”W a 
distance of 67.06 feet; thence S00°33’39”E a distance of 159.49 feet; thence 
N90°00’00”W a distance of 25.00 feet; thence N00°33’39”W a distance of 184.50 feet to 
a point on the Southerly line of said Carter-Page Annexation; thence S89°59’19”E a 
distance of 92.25 feet along a line being 50.00 feet South of and parallel with the North 
line of the NE 1/4 NE 1/4 of said Section 24, said line also being the Southerly line of 
said Carter-Page Annexation to the Point of Beginning. 
 
Said parcel contains 0.14 acres (6,291.32 sq. ft.), more or less, as described. 

 
Parkway Complex Annexation No. 2 

A certain parcel of land located in the Northeast Quarter of the Northeast Quarter (NE 
1/4 NE 1/4) of Section 24, Township One South, Range One West of the Ute Meridian, 
County of Mesa, State of Colorado and being more particularly described as follows: 
 
Commencing at the Northeast corner of the NE 1/4 NE 1/4 of said Section 24 and 
assuming the North line of the NE 1/4 NE 1/4 of said Section 24 to bear N89°59’19”W 
with all bearings contained herein relative thereto; thence N89°59’19”W a distance of 
582.39 feet along the North line of the NE 1/4 NE 1/4 of said Section 24; thence 
S00°08’19”E a distance of 75.00 feet the Point of Beginning; thence S00°08’19”E a 
distance of 586.80 feet; thence N89°59’19”W a distance of 87.74 feet; thence 
N00°33’39”W a distance of 427.33 feet to the Southwest corner of Parkway Complex 
Annexation No. 1, City of Grand Junction; thence S90°00’00”E a distance of 25.00 feet 
along said Parkway Complex Annexation No. 1; thence N00°33’39”W a distance of 
159.49 feet along the Southerly line of said Parkway Complex Annexation No. 1; thence 
S89°59’19”E a distance of 67.06 feet along the Southerly line of said Parkway Complex 
Annexation No. 1 to the Point of Beginning. 
 
Said parcel contains 1.12 acres (48,766.93 sq. ft.), more or less, as described. 
 
 
INTRODUCED on first reading the ____ day of ___________, 2009 and ordered 
published. 
 
ADOPTED on second reading the   day of   , 2009. 
 
ATTEST: 
 
 ____________________________ 
 President of the Council 
 
____________________________ 
City Clerk 
 



 

 

Attach 4 
Pear Park Village 
 
CITY OF GRAND JUNCTION MEETING DATE:  March 10, 2009 
PLANNING COMMISSION STAFF PRESENTATION:  Brian Rusche 
 
AGENDA TOPIC:  Pear Park Village Subdivision, PFP-2008-178 
 
ACTION REQUESTED:  Preliminary Subdivision Plan Approval 
 

BACKGROUND INFORMATION 

Location: 413 & 415 30 ¼ Road 
416 30 Road 

Applicants:  Larry Sipes d/b/a Jobhandler Const. LLC – Owner 
Jana Gerow d/b/a DCS – Representative 

Existing Land Use: Three (3) single-family dwellings 
Proposed Land Use: Single Family and Two Family Residential 

Surrounding Land 
Use: 
 

North Residential 
South Residential / Vacant 
East Residential / Agricultural  
West Residential / Vacant 

Existing Zoning: R-8 (Residential 8 du/ac)  
Proposed Zoning: same  

Surrounding Zoning: 
 

North County PUD (Planned Unit Development) 

South County RSF-R 
(Residential Single-Family Rural 1 du / 5 ac) 

East R-8 (Residential 8 du/ac) 
West R-8 (Residential 8 du/ac) 

Growth Plan Designation: RM (Residential Medium 4-8 du/ac)  

Zoning within density range? X Yes  No 
 
PROJECT DESCRIPTION:  Request approval of a Preliminary Subdivision Plan for the 
Pear Park Village Subdivision to develop 21 residential lots for ten (10) two-family 
dwellings and one (1) single family dwelling on 3.46 acres in an R-8 (Residential 8 
du/ac) zone district. 
 
 
RECOMMENDATION:  Approval of the Preliminary Subdivision Plan. 
 



 

 

ANALYSIS 
 
Background 
 
The proposed Pear Park Village Subdivision is located south of D ½ Road on the west 
side of 30 ¼ Road, near its terminus.  The property is zoned R-8 (Residential 8 du/ac). 
 
The 3.46 acres consists of three (3) parcels.  The property was annexed on February 
17, 2008.  The applicant requests approval of a Preliminary Subdivision Plan for 21 
residential lots.  The applicant proposes ten (10) two-family dwellings and one (1) single 
family dwelling.  The lots range in size from 4,003 square feet to 6,250 square feet.  The 
minimum lot area for the R-8 zone is 4,000 square feet. 
 
Density 
 
The gross density of the proposed subdivision will be approximately 6.1 dwelling units 
per acre, which is within the density requirements of the Zoning and Development 
Code.  The Growth Plan Future Land Use Map designates the parcel as Residential 
Medium (4-8 du/ac). 
 
Access and Road Design 
 
The subdivision will be accessed from 30 ¼ Road via a new residential street, Ute Park 
Avenue.  A TEDS exception (TED-2009-004) has been approved for the intersection of 
Ute Park Avenue and 30 ¼ Road, allowing it to be located closer to a proposed 
intersection in the Pear Meadows Subdivision on the east side of 30 ¼ Road.  Ute Park 
Avenue will be stubbed to the western property line for future extension into the Autumn 
Glenn Subdivision.  A fire access hammerhead will be provided at the end of the 
Avenue. 
 
Lot Layout and Phasing 
 
Seventeen (17) lots have frontage on Ute Park Avenue.  Lots 14-17 are accessed via a 
shared driveway (Tract D).  TEDS exceptions (TED-2009-004) have been approved for 
the shared driveway, allowing it to be longer than 150 feet (187.2 feet) and allowing Lot 
18 to touch, but not utilize the shared drive. 
 
The development is proposed as one phase.  Each lot is paired to allow for a two-family 
dwelling with a common wall on the shared property line, except for Lot 11, which will 
allow only a detached single-family dwelling. 
 
Open Space 
 
Tract C and E are provided for stormwater detention at the southeast corner of the 
development.  Tract F, which includes a portion of the Mesa County Ditch Canal, will 
include a trail easement, implementing the Urban Trails Master Plan.  This tract will be 



 

 

conveyed to the City.  Similar conveyances of land along this canal include Siena View 
I, Houghton, and Westland Estates I Subdivisions. 
 
Tracts A and B will incorporate a fire access hammerhead with a portion remaining as 
open space.  The Tracts will be owned and maintained by the Homeowners Association 
(HOA), except Tract F, which will be conveyed to the City. 
 
No additional open space is being proposed.  Instead, the applicant will pay the 10% 
open space fee (Section 6.3) which, along with the parks impact fee, will be paid at the 
recording of the Final Plat. 
 
Landscaping and Irrigation 
 
Landscaping will be provided along 30 ¼ Road.  A detached sidewalk is proposed, so 
the only five (5) feet of landscape buffer is required (Tracts G and H), pursuant to 
Section 6.5.G.5.e, in addition to landscaping of the parkway strip.  The detention pond 
must be landscaped, per Section 6.7.F.9.  Landscaping will also be provided in Tract A 
and B, except for the area used as a fire access hammerhead.  Irrigation water will be 
provided to the landscaping and easements will be established for irrigation lines.  
Revocable permits are necessary for lines that cross public right-of-way; these are 
recorded at final plat. 
 
APPROVAL CRITERIA 
 
Section 2.8.B.2 of the Zoning and Development Code 
 
A preliminary subdivision plan can only be approved when it is in compliance with the 
purposes stated in Section 2.8 and with all of the following criteria: 
 

a. The Growth Plan, Grand Valley Circulation Plan, Urban Trails Plan and other 
adopted plans. 
 
The Future Land Use Map of the Growth Plan designates the parcel as 
Residential Medium (4-8 du/ac).  The proposed density of the Pear Park 
Village Subdivision is 6.1 units per acre, consistent with a Residential Medium 
designation. 
 
The public road within the subdivision, Ute Park Avenue, will be dedicated 
and constructed according to standards set forth in the Transportation 
Engineering Design Standards manual (TEDS).  An exception (TED-2009-
004) has been approved for the intersection of Ute Park Avenue and 30 ¼ 
Road, allowing it to be located closer to a proposed intersection in the Pear 
Meadows Subdivision on the east side of 30 ¼ Road.  Ute Park Avenue will 
be stubbed to the western property line for future extension.  Four (4) lots are 
accessed via shared driveway (Tract D).  Exceptions (TED-2009-004) have 



 

 

been approved for the shared driveway, allowing it to be 187.2 feet instead of 
150 feet and allowing a fifth lot to touch, but not utilize the shared drive. 
 
The Urban Trails Master Plan designates a trail along the Mesa County Ditch 
Canal.  Tract F has been created to incorporate the canal and future trail.  
This tract will be conveyed to the City.  Similar conveyances of land along this 
canal include Siena View I, Houghton, and Westland Estates I Subdivisions. 
 

b. The Subdivision standards of Chapter 6. 
 
The proposed subdivision is in compliance with Sections 6.7.D - Lot Layout 
and Design and 6.7.E - Circulation.  Except for the detention basin, fire 
access hammerhead, and the trail, no additional open space is proposed.  A 
fee equal to 10% of the value of the property will be required, pursuant to 
Section 6.3.B.  All Tracts will be dedicated to and maintained by the HOA, 
except Tract F, which will be conveyed to the City. 
 
The lots, except Lot 11, will accommodate two-family dwellings, utilizing a 
shared wall at the property line, which is permitted by Section 6.7.D.3 
 

c. The Zoning standards contained in Chapter 3. 
 
The property is zoned R-8 (Residential 8 du/ac).  The density of the proposed 
subdivision will be approximately 6.1 dwelling units per acre, which conforms 
to the minimum and maximum density requirements of the R-8 zone district. 
 
All lots within the proposed subdivision are in compliance with the residential 
zoning district standards of Section 3.3.G (R-8 Standards) and Table 3.2 of 
the Zoning and Development Code. 
 

d. Other standards and requirements of this Code and all other City policies and 
regulations. 
 
The proposed subdivision has been reviewed by the Development Engineer 
and will meet the requirements of TEDS and the Stormwater Management 
Manual (SWMM).  All residential streets will be constructed in accordance 
with Urban Residential street standards.  A 14 foot multi-purpose easement is 
provided along all street frontages as well as the shared drive (Tract D).  
Tracts will be provided to accommodate the detention pond, street frontage 
landscaping, fire access hammerhead, and the off-street trail.  Landscaping 
will also be required of the detention pond. 
 

e. Adequate public facilities and services will be available concurrent with the 
subdivision. 
 



 

 

Public and community facilities are adequate to serve the proposed 
development.  Needed infrastructure can be reasonably extended to serve 
the proposed subdivision. 
 
An existing drainage easement traverses the western portion of the site.  This 
easement was created for Mesa County, who installed a drain line to address 
drainage from the Ironwood Subdivision to the north.  The developer will 
relocate this drain line.  Once the drain line is relocated, the easement with 
Mesa County will be vacated.  The new line will be maintained by Mesa 
County. 
 
An irrigation lateral (Lateral 135) traverses the eastern portion of the property.  
The Developer will pipe the irrigation lateral along 30 ¼ Road.  An easement 
has already been established for this irrigation lateral. 
 
The Developer will be addressing an off-site sanitary sewer repair prior to 
servicing the subdivision.  The Developer anticipates working with the 
adjacent development on the east side of 30 ¼ Road on infrastructure 
extensions necessary for both developments. 
 

f. The project will have little or no adverse or negative impacts upon the natural 
or social environment. 
 
The Colorado Geologic Survey conducted a review of the site and found 
geological conditions that may affect the proposed development include 
expansive soils, collapsible soils, and seasonally shallow groundwater.  The 
Geologic Survey has provided recommendations to address these 
constraints, including proper foundation drainage. 
 

g. Compatibility with existing and proposed development on adjacent properties. 
 
The neighborhood between 30 and 30 ¼ Road south of D ½ Road is 
designated as Residential Medium (4-8 du/ac) by the Growth Plan.  The 
proposed subdivision is compatible with subdivisions that have been built to 
the north and proposed to the east of the property.  The proposed street 
layout will serve this development and provide access to underdeveloped, yet 
similarly designated, property to the west. 
 
Therefore, the proposed development is compatible with existing 
development on adjacent properties. 
 

h. Adjacent agricultural property and land uses will not be harmed. 
 
Compliance with the Storm Water Management Manual (SWMM) 
requirements will ensure runoff does not harm adjacent agricultural uses. 

 



 

 

i. Is neither piecemeal development nor premature development of agricultural 
land or other unique areas. 
 
The proposed subdivision is located within the Urban Growth Boundary and 
within the Future Land Use designation of Residential Medium (4-8 du/ac). A 
subdivision exists to the north and a subdivision is proposed on the east side 
of 30 ¼ Road.  The adjacent property on the west was created as part of the 
Autumn Glenn subdivision and designed for a future phase. 
 
The property currently has three single-family dwellings and is not used for 
agricultural production. 
 
The proposed subdivision is neither piecemeal development nor a premature 
development of agricultural land or unique areas. 
 

j. There is adequate land to dedicate for provision of public services. 
 
The subdivision design provides appropriate residential density and needed 
public infrastructure to serve the proposed density.  Public services will be 
provided via street rights-of-way, easements, or tracts as shown on the plan. 
 

k. This project will not cause an undue burden on the City for maintenance or 
improvement of land and/or facilities. 
 
The project will not cause undue burden on the City for maintenance or 
improvements of land or facilities.  The tracts and easements for drainage 
and irrigation will be maintained by the Homeowners’ Association, except for 
Tract F, which will be conveyed to the City.  No improvements will be made 
within Tract F at this time, so maintenance will be minimal. 

 
FINDINGS OF FACT/CONCLUSIONS/CONDITIONS 
 
After reviewing the Pear Park Village Preliminary Subdivision application, PFP-2008-
178 for consistency with the Growth Plan and Preliminary Subdivision Plan approval, I 
make the following findings of fact, conclusions, and conditions: 
 

1. The proposed Preliminary Subdivision Plan is consistent with the Growth 
Plan, and 

 
2. The Preliminary Subdivision Plan is consistent with the purpose of Section 2.8 

and meets the review criteria in Section 2.8.B.2 of the Zoning and 
Development Code. 

 



 

 

Conditions of approval: 
 

1. The existing drainage easement to Mesa County, recorded at Book 1782, 
Page 573, must be vacated as a condition of this approval.  Vacation of said 
easement must be accomplished prior to recordation of final plat. 
 

2. Said drainage easement may be vacated only after construction and 
acceptance of a relocated drainage line by both the City of Grand Junction 
and Mesa County. 

 
STAFF RECOMMENDATION: 
 
I recommend the Planning Commission approve the proposed Pear Park Village 
Preliminary Subdivision Plan, PFP-2008-178 with findings, conclusions, and conditions 
listed above. 
 
RECOMMENDED PLANNING COMMISSION MOTION: 
 
Mr. Chairman, I move we approve the Preliminary Subdivision Plan for Pear Park 
Village Subdivision, PFP-2008-178, with findings, conclusions, and conditions listed in 
the staff report. 
 
Attachments: 
 
Site Location Map / Aerial Photo Map 
Future Land Use Map / Existing City and County Zoning Map 
Preliminary Subdivision Plan 
 



 

 

Site Location Map 

Figure 1 
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Aerial Photo Map 

Figure 2 
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Future Land Use Map 

Figure 3 
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Existing City and County Zoning 

Figure 4 
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Attach 5 
Corner Square, Phase II Apartments 
 
CITY OF GRAND JUNCTION MEETING DATE:  March10, 2009 
PLANNING COMMISSION STAFF PRESENTATION:  Greg Moberg 
 
AGENDA TOPIC:  Corner Square Apartments - Phase II – PP-2008-172 
 
ACTION REQUESTED:  Approve a Planned Development Preliminary Development 
Plan & Recommendation to City Council to approve the opening and use of 25 ¾ Road 
for access to the development. 
 

BACKGROUND INFORMATION 

Location: 2535 Knollwood Drive 

Applicants:  
Owner:  F & P Land, LLC 
Developer:  Constructors West 
Representative:  Ciavonne, Roberts & 
Associates 

Existing Land Use: Vacant 
Proposed Land Use: Multifamily Residential 

Surrounding Land 
Use: 
 

North Commercial 
South Single Family Residential/Agricultural 
East Vacant 
West Single Family Residential/Vacant 

Existing Zoning: PD (Planned Development) 
Proposed Zoning: PD (Planned Development) 

Surrounding Zoning: 
 

North PD (Planned Development) 
South R-5 (Residential 5 du/ac) 
East PD (Planned Development) 
West R-12 (Residential 12 du/ac) 

Growth Plan Designation: Residential Medium High – RMH  (8-12 
du/ac) and Commercial 

Zoning within density range? X Yes  No 
 
 
PROJECT DESCRIPTION:  Request approval of the Preliminary Development Plan for 
the Corner Square Apartments - Phase II on 3.3 acres within an approved PD (Planned 
Development) zone district.  Separate from the Preliminary Development Plan approval, 
Developer is requesting the Planning Commission to make a recommendation to the 
City Council to approve the opening and use of 25 ¾ Road for access by the public to 
the development. 



 

 

 
RECOMMENDATION:  Staff recommends approval of the Preliminary Development 
Plan.  Staff recommends denial of the Developer’s request for a recommendation for the 
opening and use of 25 ¾ Road for access to the development. 
 
 
ANALYSIS 
 
1. Background 
 
On November 1, 2006 the City Council approved Ordinance 3981 rezoning 20.7 acres, 
located at the southwest corner of 1st Street and Patterson Road, to PD (Planned 
Development) and approved the ODP (Outline Development Plan) for a mixed use 
development.  The ODP was approved with the following default zones for each Pod: 
 

• Pod A – B-1 (approved as part of Phase I) 
• Pod B – B-1 (approved as part of Phase I) 
• Pod C – B-1 (approved as part of Phase I) 
• Pod D – B-1 (approved as part of Phase I) 
• Pod E – B-1 (future phase) 
• Pod F – R-4 (approved as part of Phase I) 
• Pod G – R-12 (future phase) 
• Pod H – R-12 (currently requesting approval as Phase II) 

 
 

 
 



 

 

 
On June 26, 2007, the Planning Commission approved the PDP for Phase I which 
included the four Pods along Patterson Road.  The approval did not include the 
multifamily Pods (Pods G and H) or the remaining commercial Pod (Pod E).  Planning 
Commission must approve PDPs for each of the remaining Pods prior to staff approval 
of final development plans and issuance of planning clearances.  Approval of a 
proposed PDP is to ensure consistency with the uses, density, bulk, performance and 
other standards of the approved ODP and Ordinance. 
 
As part of the ODP approval, Pods F, G and H were approved with a density range 
between 70 and 111 dwelling units.  Furthermore, the default zoning for Pod F is RMF-4 
(R-4) and the default zoning for Pods G and H is RMF-12 (R-12) with deviations.  
Deviations to the bulk standards were approved and included deviations to the minimum 
lot area, width and street frontage, front and rear yard setbacks and maximum lot 
coverage and FAR. 
 
On December 17, 2007 the Final Plat was recorded.  The Final Plat included all of the 
lots, tracts and right-of-way for the entire development, including the right-of-way 
dedication for 25 ¾ Road.  The Pods and default zoning depicted by the ODP relate to 
the following platted lots: 
 

• Pod A – Lot 2, Block 2 – B-1 
• Pod B – Lot 1, Block 2 – B-1 
• Pod C – Lot 2, Block 1 – B-1 
• Pod D – Lot 1, Block 1 – B-1 
• Pod E – Lot 4, Block 4 – B-1 
• Pod F – Lots 1, 2 and 3, Block 4 – R-4 
• Pod G – Lot 5, Block 4 – R-12 
• Pod H – Lot 1, Block 3 – R-12 



 

 

 
 
 
The proposed Preliminary Development Plan for Corner Square – Phase II is only for 
Lot 1, Block 3 (Pod H).  Lots 4 and 5, Block 4 (Pods E and G) will be reviewed by 
Planning Commission under future phases. 
 
A component of this proposal separate from the approval of the preliminary 
development plan is for the construction, opening, and use of 25 ¾ Road by the public 
for access to the development.  Staff has determined that it would not be safe to allow 
access from Patterson Road on to 25 ¾ Road due to the close proximity of a driveway 
on the property immediately west of the development.  The adjacent driveway is 
approximately 20 feet from and runs parallel to 25 ¾ Road.  The Transportation and 
Engineering Design Standards (TEDS) do not allow a road and a driveway to operate 
that close to each other due to safety reasons.  The owner of that property has objected 
to the closing of the driveway and relocation of the driveway to the owner’s property.  
The Developer is proposing to relocate the driveway access from Patterson Road to 25 
¾ Road. 
 
Lot Layout 
 
Four buildings are proposed containing 12 dwelling units each.  Two buildings will be 
located on the east half of the lot and two buildings will be located on the west half of 
the lot.  Parking will be located between the four buildings in the middle of the lot.  The 
parking lot will be accessed from both West Park Drive and Knollwood Drive.  The 
center parking isle will be covered and will contain small storage units for each dwelling 
unit.  Landscaping is located throughout the site with a majority of the landscaping 



 

 

located on the lot perimeter.  A 1,988 square foot future Clubhouse will be located at the 
southwest corner of the lot.  A modular block retaining wall will be constructed parallel to 
the west and a portion of the south property lines.  This wall will be constructed due to 
the nine foot grade change that occurs along the west property line. 
 
Density 
 
The maximum residential density for the Corner Square development is 111 dwelling 
units.  Currently there exist 3 dwelling units on Lots 1, 2, and 3, Block 4 (Pod F).  A total 
of 48 dwelling units are being proposed as part of Phase II.  If the PDP is approved, a 
maximum of 60 additional dwelling units would be allowed on Lot 5, Block 4 (Pod G). 
 
Bulk Standards 
 
The default zoning for this lot is R-12.  The dimensional standards with approved 
deviations are as follows: 
 

APPROVED DIMENSIONAL STANDARDS  
Zoning 
District  

Minimum Lot 
Size 

Minimum  
Street 

Frontage 

(ft.)  

Minimum Setbacks 
(Principal/Accessory Building)  

Max. Lot 
Coverage  

(%)  

Max. 
FAR  

Max. Height  
(ft.)  

Area  
(sq. ft.)  

     
Width 

(ft.)  

Front 
(ft.)  

Side  
(ft.)  

Rear  
(ft.) 

R-12  1,500 20  N/A  15/20 5/3  5/3  N/A N/A 40  

 
The submitted site plan has been reviewed and meets or exceeds all of the minimum 
standards. 
 
A concern has been raised by the adjoining property owner relating to the maximum 
height of the structure.  This concern is due to the grade change that occurs along the 
west property line.  The grade rises from the natural grade at Patterson Road to 
approximately nine (9) feet at the southwest corner of this Lot. 
 
Chapter 9 defines height as: “The vertical distance from the grade to the highest point of 
any portion of a structure.”  Grade is defined as: “The lowest point of elevation of the 
finished surface of the ground, paving or sidewalk within the area between the building 
and the property line or, when the property line is more than five feet (5') from the 
building, the point between the building and a line five feet (5') from the building.” 
 
The maximum height allowed for structures on this Lot is 40 feet.  The proposed 
structures are 31 feet in height, measured from the finished grade.  It should be noted 
that the finished grade extends nine (9) feet from the proposed structures thereby 
meeting the definition.  Therefore the proposed structures are below the maximum 
height allowed for this Lot. 
 
 



 

 

Access 
 
The proposed development has two ingress/egress points, one access point provided 
from West Park Drive and one access point provided from Knollwood Drive. 
 
To improve access to the development, the Developer is proposing that the construction 
of 25 ¾ Road along with the opening and use occur with the development of this Phase 
II.  Construction of 25 ¾ Road would provide another point of access to the entire 
Development from Patterson Road.  Currently there is only one access for the 
development from Patterson Road, Meander Drive. 
 
Initially the Developer submitted a TEDS Exception requesting that the adjacent 
driveway and 25 ¾ Road be allowed to coexist (the existing driveway and right-of-way 
are separated by approximately 20 feet).  A 150’ separation is required from a street 
intersection and a driveway.  Because of the separation requirement, Staff was unable 
to recommend approval of the TEDS Exception which would have allowed the 
construction of 25 ¾ Road while the driveway remained.  On October 28, 2008 the 
TEDS Exception was denied by the TEDS Exception Committee. 
 
The Developer has now proposed the construction of 25 ¾ Road and the relocation of 
the driveway from Patterson Road to 25 ¾ Road.  The Development Engineer has 
reviewed the proposal and has found that this proposal meets all of the TEDS 
standards.  However, upon review of the Transportation Impact Study, the Development 
Engineer found that an additional access onto Patterson Road (the construction of 25 ¾ 
Road) is not required for the 48 proposed dwelling units.  Because the Traffic Impact 
Study does not support the need for 25 ¾ Road for Phase II, it is recommended that the 
opening and use of 25 ¾ Road not occur at this time. 
 
Parking 
 
Eighty-eight parking spaces, including four handicap spaces and 24 bicycle spaces will 
be provided meeting the requirements of the Zoning and Development Code. 
 
Open Space  
 
Other than the “outdoor living area” provided on the site, no open space or parkland is 
proposed for this proposal. 
 
Landscaping 
 
The development will be landscaped in accordance with Section 6.5 of the Zoning and 
Development Code which has be reviewed and approved as part of the submitted site 
plan. 
 
Exhibit 6.5.C of the Zoning and Development Code dictates whether a landscape buffer 
is required between a development and adjoining property.  If a landscape buffer is 



 

 

required the Exhibit defines the width of the buffer and whether a wall of fence is 
required.  The requirement is based on the zoning of the proposed development and the 
zoning of the adjacent property.  Because the Exhibit does not include PD zoning, the 
default zoning is used.  The default zoning of this property is R-12 and the adjoining 
property to the west is R-12 and to the south is R-5.  Based on the default zoning and 
adjoining zoning, an eight (8) foot wide landscaped buffer with trees and shrubs and a 
six (6) solid fence are required. 
 
The Developer is proposing a landscaped buffer of between twelve (12) and fourteen 
(14) feet and a six (6) foot ornamental steel fence along the west and south property 
lines.  The Developer is requesting that the ornamental fence be allowed rather than the 
solid fence based on two reasons.  First, the fence will be placed on top of a retaining 
wall which, if the required fence is solid, would have the appearance of up to a fifteen 
(15) foot solid barrier.  Secondly, the Developer feels that an ornamental steel fence 
would have a more aesthetically pleasing appearance to the adjoining property owners 
and apartment occupants. 
 
Based on these two reasons Staff would recommend approval of placing an ornamental 
steel fence along the west and south property lines rather than a solid fence. 
 
2. Section 2.12.C.2 of the Zoning and Development Code 
 
Requests for a Planned Development Preliminary Development Plan must demonstrate 
conformance with all of the following: 
 

a) The Outline Development Plan review criteria in Section 2.12.B of the Zoning and 
Development Code. 

 
The proposed Preliminary Development Plan has been reviewed and is in 
conformance with and meets the requirements of the approved Outline 
Development Plan. 

 
b) The applicable preliminary plat criteria in Section 2.8.B of the Zoning and 

Development Code. 
 

1) The Growth Plan, major street plan, Urban Trails Plan, and other adopted 
plans 

 
The Future Land Use Map of the Growth Plan indicates this parcel as Residential 
Medium (4 – 8 du/ac) and Residential Medium High (8-12 du/ac).  Based on the 
total acreage identified on the future Land Use Map the residential density would 
range from 74 to 131 dwelling units (2.8 acres – Residential Medium and 9.1 
acres – Residential Medium High).  The ODP was approved allowing a density 
range of 70 to 111 dwelling units on Pods F, G and H.  Therefore the proposal is 
consistent with the Future Land Use Map designation. 

 



 

 

2) The Subdivision standards (Chapter 6). 
 

All of the subdivision standards contained within Section 6.7 of Chapter 6 have 
been met. 

 
3) The Zoning standards (Chapter 3). 

 
The proposed development has been reviewed using the dimensional and site 
specific standards contained in Chapter 3 for the R-12 zone district and the 
proposal has been found to meet the required standards. 

  
4) Other standards and requirements of the Zoning and Development Code and 

other City policies and regulations. 
 

Standards of the Zoning and Development Code have been met as well as the 
requirements for the Transportation Engineering Design Standards (TEDS). 

 
5) Adequate public facilities and services will be available concurrent with the 

subdivision. 
 

Adequate public facilities and services have been made available through 
approval of the subdivision. 

 
6) The project will have little or no adverse or negative impacts upon the natural 

or social environment. 
 

The project will have little or no unusual adverse or negative impacts upon the 
natural or social environment. 

 
7) Compatibility with existing and proposed development on adjacent properties. 

 
The proposed multifamily development is part of a larger approved multi-use 
development that will contain commercial and residential structures.  The 
commercial structures are located along Patterson Road on the north half of the 
development and the residential is located on the south half of the development.  
The proposed multifamily residences will provide a transition between the 
adjacent single family residences to the south and the commercial uses to the 
north. 

 
8) Adjacent agricultural property and land uses will not be harmed. 

 
The agriculturally used property to the south will not be harmed by the proposed 
development as the development will have to adhere to the requirements of the 
Stormwater Management Manual. 

 



 

 

9) Is neither piecemeal development nor premature development of agricultural 
land or other unique areas. 

 
The proposed development is a part of the overall Corner Square development 
and is therefore neither piecemeal development nor premature development of 
agricultural land or other unique areas. 

 
10) There is adequate land to dedicate for provision of public services 

 
All required dedication of land occurred as part of the Final Plat. 

 
c) The applicable site plan review criteria in Section 2.2.D.4 of the Zoning and 

Development Code. 
 

1) Adopted plans and policies such as the Growth Plan, applicable corridor or 
neighborhood plans, the major street plan, trails plan and the parks plan 

 
The Future Land Use Map of the Growth Plan indicates this parcel as Residential 
Medium (4 – 8 du/ac) and Residential Medium High (8-12 du/ac).  Based on the 
total acreage identified on the future Land Use Map the residential density would 
range from 74 to 131 dwelling units (2.8 acres – Residential Medium and 9.1 
acres – Residential Medium High).  The ODP was approved allowing a density 
range of 70 to 111 dwelling units on Pods F, G and H.  Therefore the proposal is 
consistent with the Future Land Use Map designation. 

 
2) Conditions of any prior approvals. 

 
The proposed PDP has been designed in accordance with the approved ODP 
and meets the requirements and restrictions of the ODP. 

 
3) Other Code requirements including rules of the zoning district, applicable use 

specific standards of Chapter Three of the Zoning and Development Code and 
the design and improvement standards of Chapter Six of the Code. 

 
The proposed landscape and parking plans have been reviewed and have been 
found to meet the standards contained under Section 6.5 and 6.6.  The proposed 
structures meet the default zone district requirements (R-12) and use specific 
standards as defined in the ODP and Chapter 3.4.B of the Zoning and 
Development Code. 

 
d) The approved ODP, if applicable 

 
The proposed PDP has been designed in accordance with the ODP that was approved 
through Ordinance 3981 in November 2006. 
 

e) The approved PD rezoning ordinance, if adopted with an ODP 



 

 

 
The overall development was approved as part of the ODP that was approved through 
Ordinance 3981 in November 2006. 
 

f) An appropriate, specific density for all areas included in the preliminary plan 
approval. 

 
The approved ODP allows a total residential density of 111 dwelling units.  Currently 
there exist 3 dwelling units within Pod F (all of the dwelling units were existing single 
family dwellings on existing lots).  The Developer is proposing 48 dwelling units on Pod 
H (Phase II).  If the PDP is approved a maximum of 60 additional dwelling units would 
remain for Pod G. 
 

g) The area of the plan is at least five (5) acres in size or as specified in an 
applicable approved ODP. 

 
The proposed PDP is part of an overall development that contains 20.7 acres. 
 
FINDINGS OF FACT/CONCLUSIONS/CONDITIONS: 
 
After reviewing the Corner Square Phase II application, PP-2008-172 for approval of a 
Preliminary Development Plan, I make the following findings of fact, conclusions and 
conditions: 
 

1. The requested Preliminary Development Plan is consistent with the Growth 
Plan. 

 
2. The review criteria in Section 2.12.C.2 of the Zoning and Development Code 

have all been met. 
 

3. The review criteria in Section 2.8.B of the Zoning and Development Code 
have all been met. 

 
4. The review criteria in Section 2.2.D.4 of the Zoning and Development Code 

have all been met. 
 

5. Allow a six (6) foot ornamental steel fence in place of a six (6) foot solid fence 
along the west and south property lines. 

 
6. Any indication on any of the Preliminary Plan documents showing the 

construction and or use of 25 ¾ Road with the approval of this Phase II is not 
included as a part of the approval for the Preliminary Development Plan. 

 



 

 

STAFF RECOMMENDATION: 
 
I recommend that the Planning Commission approve the requested Corner Square 
Phase II, Preliminary Development Plan, PP-2008-172 with the findings, conclusions 
and conditions listed above. 
 
FINDINGS OF FACT/CONCLUSIONS/CONDITIONS: 
 
After reviewing the Corner Square Phase II application, PP-2008-172 for approval of a 
Preliminary Development Plan, I make the following findings of fact, conclusions and 
conditions regarding the recommendation for opening and use of 25 ¾ Road by the 
public: 
 

1. The requested access is not necessary as a part of this Phase II 
development. 

 
2. To allow the opening and use of 25 ¾ Road would require the closing and 

relocation of the driveway access to the neighboring property.  The relocation 
of the driveway is not necessary at this time. 

 
STAFF RECOMMENDATION: 
 
I recommend that the Planning Commission deny the request to recommend to City 
Council that 25 ¾ Road be open for use by the public for access to the development 
based on the facts and conclusions listed above. 
 
RECOMMENDED PLANNING COMMISSION MOTIONS: 
 
Mr. Chairman, I move that we approve the Preliminary Development Plan for Corner 
Square Phase II, PP-2008-172, with the findings, conclusions and conditions listed in 
the staff report. 
 
Mr. Chairman, I move that we recommend to City Council that 25 ¾ Road be open for 
use by the public as access to the development based on the testimony provided by the 
Developer. 
 
Attachments: 
 
Site Location Map 
Aerial Photo Map 
Future Land Use Map 
Existing City and County Zoning Map 
Planned Development Rezone Ordinance 
Outline Development Plan 
Final Plat 
Preliminary Development Plan/Landscape Plan 



 

 

TEDS Exception 
Letter and documents from Mr. Joseph Coleman 
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Aerial Photo Map 

Figure 2 
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Future Land Use Map 

Figure 3 
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Existing City and County Zoning 

Figure 4 
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NOTE:  Mesa County is currently in the process of updating their zoning map. Please contact Mesa 
County directly to determine parcels and the zoning thereof." 
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