
 
 
 
 

 
PLANNING COMMISSION AGENDA 

CITY HALL AUDITORIUM, 250 NORTH 5TH STREET 
 

TUESDAY, MAY 26, 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 

Not available at this time. 
 
 

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

http://www.gjcity.org/
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2. West Ridges Boulevard ROW Vacation – Vacation of Right-of-Way Attach 2 
Request a recommendation of approval to City Council to vacate excess right-of-
way originally platted as West Ridges Boulevard. 
 
FILE #: VR-2009-012 
PETITIONERS: Martin Magdalenski, Daniel Olson, Joseph Raczak 
LOCATION: 2335, 2335 1/2 and 2337 Rattlesnake Court 
STAFF: Michelle Hoshide 
 

3. Mountain View Estates – Preliminary Subdivision Plan Attach 3 
Request approval of a Preliminary Subdivision Plan to develop 61 single family lots 
on 19.17 acres in an R-4 (Residential 4 du/ac) zone district. 
 
FILE #: PP-2008-212 
PETITIONER: Bill Ogle – Level III Development LLC 
LOCATION: 2922 B 1/2 Road 
STAFF: Senta Costello 
 

4. Fiesta Guadalajara Expansion – Preliminary Development Plan Attach 4 
Request a recommendation of approval to City Council to zone 1.421 acres from a 
City C-1 (Light Commercial) and a City R-8 (Residential 8 du/ac) to a PD (Planned 
Development) zone with default zones of C-1 (Light Commercial) and R-8 
(Residential 8 du/ac) and a recommendation of approval to City Council of a PDP 
(Preliminary Development Plan).  Request a recommendation of approval to City 
Council to vacate a portion of the North/South alley east of North 7th Street, South 
of Glenwood Avenue. 
 
FILE #: RZ-2009-037 
PETITIONER: David Ortiz 
LOCATION: 710, 748 North Avenue and 705, 727 Glenwood Avenue 
STAFF: Senta Costello 
 

* * * 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. Homeless Shelter Expansion – Site Plan Review Attach 5 
Appeal of the Director’s Final Action on an Administrative Development Permit to 
approve the expansion of the existing shelter with a 5,345 sq ft 2-story addition. 
 
FILE #: SPR-2008-008 
PETITIONERS: Sheryl Fitzgerald, Alan Sarkisan 
LOCATION: 2853 North Avenue 
STAFF: Senta Costello 

 
6. Reigan Growth Plan Amendment – Growth Plan Amendment Attach 6 

Request a recommendation of approval to City Council of a Growth Plan 
Amendment to change the Future Land Use Designation from Mixed Use to 
Commercial/Industrial on 12.00 acres. 
 
FILE #: GPA-2009-069 
PETITIONER: Robert Reigan 
LOCATION: 2204, 2202 1/2 & 2202 H Road 
STAFF: Scott Peterson 
 

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



 

 
 

Attach 1 
Minutes of Previous Meetings 
 
 
Not Available at this time. 



 

 
 

Attach 2 
West Ridges Boulevard ROW Vacation – Vacation of Right-of-Way 
 
CITY OF GRAND JUNCTION MEETING DATE: May 26, 2009 
PLANNING COMMISSION STAFF PRESENTATION: Michelle Hoshide 
 
AGENDA TOPIC: West Ridges Boulevard Right-of-Way Vacation (VR-2009-012) 
 
ACTION REQUESTED:  Approval of vacation of a portion of the West Ridges Boulevard 
right-of-way. 
 
 

BACKGROUND INFORMATION 

Location: 
A portion of the West Ridges Boulevard right-of 
way west of 2335,2335 ½, and 2337 Rattlesnake 
Court 

Applicant:  Janet and Joseph Raczak, Martin and Ulrike 
Magdalenski and Daniel and Deborah Olson 

Existing Land Use: Residential 
Proposed Land Use: Residential 

Surrounding Land 
Use: 
 

North Redlands Mesa Golf Course Hole #10 
South Redlands Mesa Golf Course 
East Residential 
West Golf Club House 

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

Surrounding Zoning: 
 

North PD (Planned Development) 
South PD (Planned Development) 
East PD (Planned Development) 
West PD (Planned Development) 

Growth Plan Designation: n.a. 

Zoning within density range?  X Yes  No 
 
 
PROJECT DESCRIPTION:  Request to vacate an unused portion of the West Ridges 
Boulevard right-of-way. 
 
 
RECOMMENDATION:  Recommendation of approval to City Council 



 

 
 

ANALYSIS 
 

1. Background 
The applicants, Janet and Joseph Raczak, Martin and Ulrike Magdalenski and 
Daniel and Deborah Olson have made a request to vacate a portion of the existing 
West Ridges Boulevard right-of-way that runs adjacent to their properties located on 
Rattlesnake Court.  The request to vacate this portion of right-of-way will remove 
excess right-of-way from West Ridges Boulevard. 
 
This vacation will allow the applicants to obtain responsibility of maintenance of the 
right-of-way and remove responsibility of maintenance from the city. 

 
2. Section 2.11.C of the Zoning and Development Code 
Requests to vacate any public right-of-way or easement must conform to all of the 
following: 

 
a. The Growth Plan, Grand Valley Circulation Plan and other adopted plans 

and policies of the City. 
 
The vacation of this portion of right-of-way will not impact the Grand Valley 
Circulation Plan, Growth Plan or policies adopted by the City of Grand 
Junction. 

 
b. No parcel shall be landlocked as a result of the vacation. 

 
No parcel will be landlocked as a result of the vacation. 
 

c. Access to any parcel shall not be restricted to the point where access is 
unreasonable, economically prohibitive or reduces or devalues any 
property affected by the proposed vacation. 

 
Access will not be restricted to any parcel as a result of this vacation. 

 
d. There shall be no adverse impacts on the health, safety, and/or welfare of 

the general community and the quality of public facilities and services 
provided to any parcel of land shall not be reduced (e.g. police/fire 
protection and utility services). 

 
The vacation will not cause any adverse impacts on the health, safety or 
welfare of the general community and the quality of public facilities.  
Services provided to any parcel of land will not be reduced if this portion of 
right-of-way is vacated. 

 
e. The provision of adequate public facilities and services shall not be 

inhibited to any property as required in Chapter Six of the Zoning and 
Development Code. 



 

 
 

 
A 10’ utility easement has be reserved and retained to ensure adequate 
public facilities and services will not be inhibited. 
 

f. The proposal shall provide benefits to the City such as reduced 
maintenance requirements, improved traffic circulation, etc. 
 
The vacation will allow the City to transfer maintenance responsibility to 
the residents adjacent to the right-of-way. 

 
 
FINDINGS OF FACTS/CONCLUSION 
 
After reviewing the Ridges Boulevard Right-of-Way Vacation application, VR-2009-012 
for the vacation of a portion of the West Ridges Boulevard right-of-way, the following 
finding of facts and conclusion has been determined: 
 

 
1.) The request is consistent with the goals and polices of the Growth Plan 
2.) The review criteria in Section 2.11.C of the Zoning and Development Code 

have all been met. 
3.) The City shall reserve and retain a 10 foot utility easement. 

 
 
STAFF RECOMMENDATION: 
 
I recommend that the Planning Commission forward a recommendation of approval of 
the request to vacate a portion of the West Ridges Boulevard right-of-way, VR-2009-
012, to the City Council with the findings and conclusion listed above. 
 
RECOMMENDED PLANNING COMMISSION MOTION: 
 
Mr. Chairman, on the vacation of a portion of the West Ridges Boulevard right-of-way 
adjacent to the 2335 ½, 2335 and 2337 Rattlesnake Court, VR-2009-012, I move that 
the Planning Commission forward a recommendation of approval to City Council with 
the facts and conclusions listed in the staff report. 
 
Attachments: 
 
Figure 1: Site Location Map 
Figure 2: Aerial Photo Map 
Figure 3: Future Land Use Map 
Figure 4: Existing City and County Zoning Map 
Figure 5: Proposed Right-of-Way Vacation 
Ordinance 



 

 
 

Site Location Map 
Figure 1 

 

Aerial Photo Map 
Figure 2 

 
 

 



 

 
 

Future Land Use Map 
Figure 3 

 
 

Existing City and County Zoning Map 
Figure 4 

 
 



 

 
 

Figure 5 
Proposed Right-of-Way Vacation 

  



 

 
 

CITY OF GRAND JUNCTION 
 

ORDINANCE NO.  
 

AN ORDINANCE VACATING A PORTION OF THE WEST RIDGES BOULEVARD 
RIGHT-OF-WAY LOCATED ADJACENT TO 2335 ½, 2335 AND 2337 

RATTLESNAKE COURT 
 

RECITALS: 
 
 A request to vacate a portion of the West Ridges Right-of-Way adjacent to the 
western properties located on Rattlesnake Court.  This request has been made by 
Joseph and Janet Raczak, Daniel and Deborah Olson, and Martin and Ulrike 
Magdalenski. The City shall reserve and retain a perpetual 10 foot Utility Easement on, 
along, over, under, through and across the eastern portion of the right-of-way to be 
vacated. 
 
 The City Council finds that the request to vacate the herein described portion of 
the West Ridges Boulevard right-of-way with the reservation to retain an easement is 
consistent with the Growth Plan and Section 2.11 of the Zoning and Development Code. 
 
 The Planning Commission, having heard and considered the request on May 26, 
2009, found the criteria of the Zoning and Development Code to have been met, and 
recommends that the vacation be approved as requested subject to the condition that 
the City shall reserve and retain a perpetual Utility Easement on, along, over, under, 
through and across 10 feet of the area of the hereinafter described right-of-way. 
 
 NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY 
OF GRAND JUNCTION THAT: 
 
The described right-of-way in the attached Exhibit A which is incorporated herein as if 
fully rewritten is hereby vacated and a 10 foot perpetual Utility Easement is hereby 
reserved and retained for City-approved utilities including the installation, operation, 
maintenance and repair of said utilities and appurtenances which may include but are 
not limited to electric lines, cable TV lines, natural gas pipelines, sanitary sewer lines, 
storm sewers, waterlines, telephone lines, equivalent other public utility providers and 
appurtenant facilities. 
 
Introduced for first reading on this ______day of   , 2009  
 
PASSED and ADOPTED this     day of   , 2009. 
ATTEST: 
 
 ______________________________ 
 President of City Council 
______________________________ 
City Clerk 



 

 
 

Exhibit A 

 
 

 



 

 
 

Attach 3 
Mountain View Estates – Preliminary Subdivision Plan 
 
CITY OF GRAND JUNCTION MEETING DATE:  May 26, 2009 
PLANNING COMMISSION STAFF PRESENTATION:  Senta L. Costello 
 
AGENDA TOPIC:  Mountain View Estates, PP-2008-212 
 
ACTION REQUESTED:  Preliminary Subdivision Plan Approval 
 
 

BACKGROUND INFORMATION 

Location: 2922 B½ Road 

Applicants:  Owner: Level III Development, LLC – Bill Ogle 
Representative: Austin Civil Group – Jim Joslyn 

Existing Land Use: Single Family Residential/Agricultural 
Proposed Land Use: Single Family Residential subdivision 

Surrounding Land 
Use: 
 

North Single Family Residential subdivision 
South Single Family Residential/Agricultural 
East Single Family Residential/Agricultural 
West Single Family Residential/Agricultural 

Existing Zoning: R-4 (Residential 4 du/ac) 
Proposed Zoning: R-4 (Residential 4 du/ac) 

Surrounding Zoning: 
 

North R-4 (Residential 4 du/ac) 
South R-4 (Residential 4 du/ac) / County RSF-4 
East R-4 (Residential 4 du/ac) / County RSF-R 
West County RSF-4 (Residential Single Family 4 du/ac) 

Growth Plan Designation: Residential Medium Low 2-4 du/ac 
Zoning within density range? X Yes  No 
 
 
PROJECT DESCRIPTION:  A request for Preliminary Subdivision Plan approval for 
Mountain View Estates on 19.17 acres in a R-4 (Residential 4 du/ac) zone district. 
 
 
RECOMMENDATION:  Approval of the proposed Preliminary Subdivision Plan. 
 



 

 
 

ANALYSIS 
 
1. Background 
 
The property was annexed in 2008 as the Level III Annexation.  Two Pre-Application 
applications were reviewed for the property, one in 2007 and another in 2008.  The 
Preliminary Subdivision Plan application was received July 2, 2008. 
 
Density – The property is classified as Residential Medium Low 2-4 dwelling units/acre 
on the Future Land Use Map and zoned R-4(Residential 4 du/ac).  The proposed 
subdivision consists of 61 single family dwelling units on 19.17 acres with a density of 
2.18 dwellings per acre, conforming to density requirements of both the Growth Plan 
and zone district. 
 
Access – Proposed access for the subdivision is from B ½ Road on the south and Twin 
Forks Place located in the River’s Edge Subdivision to the north.  A stub street is 
extended to the property to the east.  Maroon Peak Street runs along the west property 
line. 
 
Road Design – Since Maroon Peak Street is adjacent to undeveloped property, the 
required right-of-way dedication is reduced from 44' to 38'. The developer will need to 
construct the curb, gutter and sidewalk along the east side of the street and 28' of 
asphalt. The right-of-way width includes 1.5' right-of-way to back of walk, 6.5' curb, 
gutter & sidewalk, 28' asphalt, 2' for construction and slope transition to existing grade. 
 
Open Space / Park – The subdivision is not providing open space or Land dedicated for 
a park ground.  The developer will be paying the required 10% Open Space fee for 
future park land acquisition. 
 
Lot Layout – The development has been designed for single-family detached dwellings 
on lots ranging from 8,018 square feet to 17,218 square feet.  The minimum lot size in 
the R-4 zone is 8,000 square feet, therefore the minimum lot area requirement has been 
met.  The minimum lot width for the R-4 zone is 75 feet.  With the exception of Lot 5, 
Block 4, all of the proposed lots meet the lot width requirement.  Section 3.2 C.2. of the 
Zoning and Development Code, allows the Planning Commission to vary lot widths for 
irregularly shaped lots.  The Developer has requested that the Planning Commission 
approve Lot 5, Block 4 as an irregularly shaped lot.  The Planning Commission can 
approve this lot as an irregularly shaped lot, due to the shape required of lots adjacent 
to cul-de-sac bulbs. 
 
Landscaping – A 14’ wide landscape strip will be provided along B ½ Road (Tracts A, C 
and E).  The existing Orchard Mesa Irrigation District pipe will be placed in a Tract with 
an access easement for the irrigation company (Tracts F and G) and landscaped.  
Tracts B, D, and H will also be landscaped according to Zoning Code requirements for 
detention ponds and street frontage.  All tracts will be conveyed to and maintained by 
the Home Owner’s Association. 
 
Phasing – The project is proposed to be constructed in one phase. 



 

 
 

2. 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 
purpose portion of 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. 

 
Response:  The proposed Mountain View Estates, with a density of 3.18 
dwelling units per acre, is in compliance with the Growth Plan designation of 
Residential Medium Low (2-4 du/ac). 

 
b. The Subdivision standards of Chapter Six. 

 
Response:  The design and layout of this project meets the standards of 
Chapter Six of the Zoning and Development Code. 

 
c. The Zoning standards contained in Chapter Three. 

 
Response:  The design of the proposed subdivision complies with the 
standards required by the Chapter Three of the Zoning and Development 
Code. 

 
d. Other standards and requirements of this Code and all other City policies and 

regulations. 
 
Response:  The proposed subdivision has been reviewed by the 
Development Engineer and meets all requirements of the Transportation 
Engineering Design Standards (TEDS) and Stormwater Management Manual 
(SWMM). 

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

subdivision. 
 
Response:  Public facilities and services are adequate to serve the proposed 
residential density.  There is an 18” and a 2” Ute Water line and an 8” sanitary 
sewer line located within the B ½ Road right-of-way. 

 
f. The project will have little or no adverse or negative impacts upon the natural 

or social environment. 
 
Response:  The project will have no adverse or negative impacts upon the 
natural or social environment.  The surrounding environment is largely 
developed or proposed for development in a fashion similar to the proposed 
development. 

 



 

 
 

g. Compatibility with existing and proposed development on adjacent properties. 
 
Response:  The proposed subdivision is of the same or similar type of 
residential use and density as exists in the vicinity.  Many of the historical 
agricultural properties in the area have recently been subdivided or are under 
review for development. 

 
h. Adjacent agricultural property and land uses will not be harmed. 

 
Response:  Compliance with the Stormwater Management Manual 
requirements as well as with the required stormwater discharge permit will 
ensure runoff does not harm adjacent uses.   The proposed subdivision 
includes a detention pond in the southwest area of the property adjacent to B 
½ Road (Tract D) and another pond (Tract H) along the north property line.  
The preliminary pond designs have been reviewed by the City Development 
Engineer and been determined to meet the preliminary plan requirements. 

 
i. Is neither piecemeal development nor premature development of agricultural 

land or other unique areas. 
 
Response: The proposed Mountain View Estates will utilize existing sewer, 
water, and street facilities that are available to the property and have 
sufficient capacity for the additional lots.  It is a logical extension of the 
adjacent development. 

 
j. There is adequate land to dedicate for provision of public services. 

 
Response:  Adequate land for public services such as road right-of-way and 
utilities has been provided. 

 
k. This project will not cause an undue burden on the City for maintenance or 

improvement of land and/or facilities. 
 
Response:  As required by Code, the applicant is responsible for construction 
of all infrastructure and private improvements for the development as well as 
payment of applicable impact fees.  Burden on the City will amount to typical 
ongoing maintenance of the added public facilities (streets, utilities) which is 
not considered to be an undue burden. 

 
 
FINDINGS OF FACT/CONCLUSIONS 
 
After reviewing the Mountain View Estates application, PP-2008-212 for preliminary 
subdivision plan approval, I make the following findings of fact and conclusions: 
 

1. The proposed preliminary subdivision plan is consistent with the Growth Plan. 



 

 
 

 
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. 

 
3. Lot 5, Block 4, is an irregularly shaped lot that does not meet the minimum lot 

width of 75 feet as specified in Table 3.2 of the Zoning and Development 
Code.  Pursuant to Section 3.2.C.2 of the Zoning and Development Code, the 
Planning Commission may vary the minimum lot width on irregularly shaped 
lots. 
 

 
STAFF RECOMMENDATION: 
 
I recommend that the Planning Commission approve the proposed preliminary 
subdivision plan, PP-2008-212 with the findings and conclusions listed above. 
 
 
RECOMMENDED PLANNING COMMISSION MOTION: 
 
Mr. Chairman, I move that we approve the Preliminary Subdivision Plan for Mountain 
View Estates, PP-2008-212, with the findings and conclusions listed in the staff report. 
 
 
 
Attachments: 
 
Site Location Map / Aerial Photo 
Future Land Use Map / Existing City and County Zoning Map 
Preliminary Subdivision Plan 
 



 

 
 

Site Location Map 
Figure 1 

 

Aerial Photo Map 
Figure 2 
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Future Land Use Map 

Figure 3 
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Existing City and County Zoning Map 

Figure 4 

 
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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Attach 4 
Fiesta Guadalajara Expansion – Preliminary Development Plan 
 
CITY OF GRAND JUNCTION MEETING DATE:  May 26, 2009 
PLANNING COMMISSION STAFF PRESENTATION: Senta L. Costello 
 
AGENDA TOPIC:  Fiesta Guadalajara Planned Development – RZ-2009-037 
 
ACTION REQUESTED:  Rezone property located at 710 and 748 North Avenue and 
705 and 727 Glenwood Avenue from C-1 (Light Commercial) and R-8 (Residential 8 
du/ac) to PD (Planned Development) and vacation of the west 7.5’ of the North/South 
alley located east of North 7th Street and south of Glenwood Avenue. 
 

BACKGROUND INFORMATION 

Location: 710 and 748 North Avenue and 705 and 727 Glenwood 
Avenue 

Applicants:  Sanchez/Ortiz, LLC – Derrick Draper 
Existing Land Use: Restaurant, Bar, Residential, Parking 
Proposed Land Use: Restaurant, Bar, Residential, Parking 

Surrounding Land 
Use: 
 

North Office, Residential 
South Retail 
East Retail, Residential 
West Office, Retail 

Existing Zoning: C-1 (Light Commercial)/R-8 (Residential 8 du/ac) 
Proposed Zoning: PD (Planned Development) 

Surrounding Zoning: 
 

North B-1 (Neighborhood Business)/R-8 (Residential 8 du/ac) 
South C-1 (Light Commercial) 
East C-1 (Light Commercial)/R-8 (Residential 8 du/ac) 
West C-1 (Light Commercial) 

Growth Plan Designation: Commercial / Residential Medium 4-8 du/ac 
Zoning within density range? X Yes  No 
 
PROJECT DESCRIPTION:  A request for: 1) zoning a property located at 710 and 748 
North Avenue and 705 and 727 Glenwood Avenue to PD (Planned Development) with 
default zones of C-1(Light Commercial) and R-8 (Residential 8 du/ac) and 2) vacation of 
the west 7.5’ of the North/South alley located east of North 7th Street and south of 
Glenwood Avenue. 
 
RECOMMENDATION:  Recommendation of approval to City Council 
 



 

 
 

ANALYSIS  
 
1. Background 
 
The property was platted as part of the Capitol Hill Subdivision in 1898, replatted as part 
of the Craig’s Subdivision in 1940.  The property was annexed into the City of Grand 
Junction in 1909 as part of the Capitol Hill Addition annexation. 
 
The restaurant building on the property at 710 North Avenue was built in 1978 and has 
historically been used as a restaurant.  The building located at 748 North Avenue was 
built in 1955 and has had a variety of uses since construction including a restaurant and 
bar.  The property at 705 Glenwood Avenue is used as a parking lot; a drive-thru coffee 
kiosk constructed in 1998 is located there.  727 Glenwood Avenue is a single family 
home and has been used as such since it was built in 1943. 
 
Current use of the property includes a restaurant, bar, coffee kiosk, one single family 
house and parking. 
 
The Applicant is proposing that the property be developed as a PD (Planned 
Development) with default zones of C-1 (Light Commercial) and R-8 (Residential 8 
du/ac).  Section 3.3.G and 3.4.D of the Zoning and Development Code (“Code”) states 
that the purpose of the R-8 and C-1 zone districts are respectively: 
 
“To provide for medium-high density attached and detached dwellings, duplexes, two-
family dwelling, stacked dwelling, and multi-family units.  R-8 is a transitional zone 
district between lower density single family districts and higher density multifamily or 
business development.  A mix of dwelling types is allowed in this district.” 
 
and 
 
“To provide indoor retail, service and office Uses requiring direct or indirect arterial 
street access, and business and commercial development along arterials.  The C-1 
zone district should accommodate well-designed development on sites that provide 
excellent transportation access, make the most efficient use of existing infrastructure 
and provide for orderly transitions and buffers between uses.” 
 
In conjunction with the proposed rezone, the applicant is also requesting to vacate a 7.5 
foot section of the north/south alley and a 15 foot east/west drainage easement, which 
are interior to the project boundaries.  The portion of the alley requesting to be vacated 
was dedicated in 1980 for alley and utility purposes.  The 7.5 feet is not needed for the 
alley to function and contains no utilities.  The drainage that runs through the drainage 
easement will be relocated with the proposed redevelopment of the site and a new 
easement dedicated at that time. 
 



 

 
 

Uses and Development Character 
 
Multifamily residential and commercial uses will be constructed on the 1.422 acre site. 
 
Unified development of the site is proposed with similar architectural styles and themes 
across the 1.422 acres including common landscape and streetscape features.  Shared 
parking is proposed with uses that have offset peak hours for parking needs.  Adequate 
parking will be provided at peak business hours for each use. 
 
Density 
 
The maximum density for the area of the site with an underlying C-1 zone district (the C-
1 portion) is 24 du/ac.  On the portion of the site with an underlying zone of R-8 (“the R-
8 portion”), a maximum density is three dwelling units.  The entire Planned 
Development (PD) requires at least three dwelling units.  The proposed development 
has a total of three dwelling units on the R-8 portion of the site, with no dwelling units on 
the C-1 portion; however, the area could be re-developed in the future to include up to 
31 additional dwelling units.  A total of 34 dwelling units could be developed within the 
Planned Development. 
 
Access 
 
Access to the site will be from a single entrance on North Avenue, access along the 
east/west alley north of the site, and a new access along Glenwood Avenue.  The 
existing driveway along North 7th Street will be removed. 
 
Open Space / Park 
 
No open space or parkland has been proposed as part of the proposed Planned 
Development. 
 
Signage 
 
Freestanding signage along North Avenue, North 7th Street, and Glenwood Avenue will 
be limited to one monument sign per street frontage per parcel; the signs maybe no 
higher than 10 feet.  A sign package will be submitted as part of the Final Site Plan for 
all signage. 
 
Community Benefit 
 
The proposed development combines multifamily residential dwelling units and 
commercial uses within the 1.422 acre site.  Internal traffic and pedestrian circulation 
and concentrated development create more efficient use of street and related 
infrastructure.  The mix of residential and commercial uses share parking on the site, 
lowering the overall parking requirement.  Access points are consolidated, improving 
circulation on two busy streets, North Avenue and N 7th Street.  Additional residential 



 

 
 

dwelling units near North Avenue, Mesa State College and the commercial center of 
Grand Junction are needed and development of these may tend to reduce overall traffic 
and driving distances to essential services.  The proposed development will provide 
three residential units.  Mixed use sites and buildings encourage innovative building, 
site and infrastructure design.  Although no specific architectural standards are being 
applied or imposed with this PD, the streetscape is expected to create a look similar to 
what is encouraged by the North Avenue Corridor Plan which affects properties just to 
the east of this site. 
 
Based on the foregoing, the Director has determined that substantial community 
benefits as outlined in Chapter 5 will be derived with this project.  These benefits are: 
 

• Needed housing types and/or mix; 
• Innovative designs. 

 
Phasing Schedule 
 
The Final Site Plan shall be submitted within 2 years after this approval. 
 
Default Zoning/Deviations 
 
The Applicant is proposing default zones of C-1 and R-8, which are consistent with the 
Growth Plan designations of Commercial and Residential Medium 4-8 du/ac.  The bulk 
standards for the C-1 and R-8 zones respectively, as indicated in Table 3.2 in the 
Zoning and Development Code, are as follows: 
 
 

 Density 
Non-

Residential 
FAR 

Maximum 
building size 

Minimum 
lot area 

Minimum 
lot width 

Front yard 
setback 

Principle/Acc. 

Side yard 
setback 

Principle/Acc. 

Rear yard 
setback 

Principle/Acc. 

Maximum 
building 
height 

R-8 4-8 du/ac 0.45 N/A 4,000 sf 40’ 20’/25’ 5’/3’ 10’/5’ 35’ 

C-1 12-24 
du/ac 1.00 80,000 w/o 

a CUP .5 ac 50’ 15’/25’ 
0’/0’ (10’/5’ if 

adjacent 
residential) 

10’/10’ 40’ 

 
 
The Planning Commission may recommend and the City Council may deviate from the 
default district standards if the Applicant has provided community amenity from the list 
under Section 5.4.G of the Code.  The applicant is providing: 
 

• A varied streetscape which incorporates hardscape (i.e. decorative concrete, 
pavers, trees in tree wells, planters, street furniture, etc) and traditional street 
frontage (trees, shrubs, groundcover within planting beds and/or berms) 
landscaping improvements; 

• A mix of uses including multi-family residential and commercial; 
• Needed housing in the Mesa State College neighborhood; 



 

 
 

• Redevelopment of an existing older site which is deficient by current Zoning 
Code standards; 

• While outside the boundaries of the North Avenue Plan, the project implements 
many of the design element of the Plan; 
 

 
C-1 and R-8 bulk standards deviations –  
 
Setbacks (principal structures/accessory structures) 
 

Front yard setback: 20’/25’ for residential 
 0’/25’ for commercial 
Side yard setback: 5’/3’ for residential 
 0’/5’ for commercial 
Rear yard setback: 10’/5’ for residential 
 0’/0’ for commercial 

 
Landscaping deviations –  
 
Hardscape, urban landscaping (pavers, stamped/colored concrete, trees in tree 
wells/grates, planters street furniture, etc.) along North Avenue and traditional 
landscaping (i.e. trees, shrubs, ground cover, etc.) along North 7th Street and 
Glenwood Avenue are proposed.  The street frontage landscaping includes areas both 
on private property and within public right-of-way. 
 
Use deviations –  
 
Staff recommends that the bar and drive-thru kiosk be included as allowed uses without 
a Conditional Use Permit.  Compatibility review and review of Conditional Use Permit 
criteria shall be determined by the Director. 
 
2. Consistency with the review criteria of Section 2.12.C.2. of the Zoning and 
Development Code. 
 
A preliminary development plan application shall demonstrate conformance with all of 
the following: 
 

a.  The ODP review criteria in Section 2.12.B; 
 

Requests for an Outline Development Plan (ODP) for property zoned Planned 
Development (PD) must demonstrate conformance with all of the following: 

 
1) The Growth Plan, Grand Valley Circulation Plan and other adopted plans 

and policies. 
 



 

 
 

The proposed Plan implements the following Goals and Policies of the 
Growth Plan: 
 
Goal 1: To achieve a balance of open space, agricultural, residential and non-
residential land use opportunities that reflects the residents’ respect for the 
natural environment, the integrity of the community’s neighborhoods, the 
economic needs of the residents and business owners, the rights of private 
property owners and the needs of the urbanizing community as a whole. 
 Policy 1.4:  The City and County may allow residential dwelling types (e.g., 

patio homes, duplex, multi-family and other dwelling types) other than 
those specifically listed for each residential category through the use of 
planned development regulations that ensure compatibility with adjacent 
development.  Gross density within a project should not exceed planned 
densities except as provided in Policy 1.5.  Clustering of dwellings on a 
portion of a site should be encouraged so that the remainder of the site is 
reserved for usable open space or agricultural land. 

 Policy 1.5:  The City and County may allow maximum residential densities 
to exceed those specified in Exhibit V.2 (Future Land Use Categories, 
Page 15) by up to twenty (20) percent through the use of planned 
development or clustering regulations that result in specific community 
benefits, if adequate public facilities can be provided and the proposed 
development will be compatible with adjacent development.  (Specific 
community benefits may include: compatible infill, affordable housing, 
community parks, trails, open space.) 

 Policy 1.7:  The City and County will use zoning to establish the 
appropriate scale, type, location and intensity for development.  
Development standards should ensure that proposed residential and non-
residential development is compatible with the planned development of 
adjacent property. 

Goal 5:  To ensure that urban growth and development make efficient use of 
investments in streets, utilities and other public facilities. 
 Policy 5.2:  The City and County will encourage development that uses 

existing facilities and is compatible with existing development. 
Goal 11:  To promote stable neighborhoods and land use compatibility 
throughout the community. 
 Policy 11.1:  The City and County will promote compatibility between 

adjacent land uses by addressing traffic, noise, lighting, height/bulk 
differences, and other sources of incompatibility through the use of 
physical separation, buffering, screening and other techniques. 

Goal 13:  To enhance the aesthetic appeal and appearance of the 
community’s built environment. 
 Policy 13.2:  The City and County will enhance the quality of development 

along key arterial street corridors.  The Urban Area Plan will prevail when 
corridor plans, adopted prior to 1996, are inconsistent with this plan. 

 Policy 13.4:  The community’s streets and walkways will be planned, built, 
and maintained as attractive public spaces. 



 

 
 

 Policy 13.8:  The City and County will encourage building and landscape 
designs which enhance the visual appeal of individual projects and the 
community as a whole.  Design guidelines should provide flexibility while 
promoting aesthetics, traffic safety and land use compatibility. 

Goal 28:  The City of Grand Junction is committed to taking an active role in 
the facilitation and promotion of infill and redevelopment within the urban 
growth area of the City. 
 Policy 28.3:  The City’s elected officials and leadership will consistently 

advocate and promote the planning, fiscal, and quality of life advantages 
and benefits achievable through infill and redevelopment. 

 
2) The rezoning criteria provided in Section 2.6 A. of the Zoning and 

Development Code. 
 

A. The existing zoning was in error at the time of adoption. 
 

The current zoning of the property is in conformance with the Future Land 
Use Map and the existing uses are in allowed within those zone district.  
The existing zone districts were not in error and are still in conformance; 
however through the use of a Planned Development, community benefit 
will be derived.  Absent the PD designation those benefits will not be 
achieved. 

 
B. There has been a change of character in the neighborhood due to 

installation of public facilities, other zone changes, new growth trends, 
deterioration, redevelopment, etc. 

 
The character North Avenue remains principally urban land uses; 
however, the neighborhood includes new uses and redevelopment at 10th 
and slightly to the east of this site.  Redevelopment of this property and 
other properties is an emerging growth trend. 

 
C. The proposed rezone 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; 

 
The proposed PD with default zones of C-1 and R-8 is compatible with 
the surrounding area and furthers the goals and policies of the Growth 
Plan. 

 
D. Adequate public facilities and services are available or will be made 

available concurrent with the projected impacts of development 
allowed by the proposed zoning; 

 



 

 
 

Adequate public facilities are currently available and in use by the existing 
businesses on the site.  The proposed redevelopment of the property will 
be utilizing the existing facilities. 

 
E. The supply of comparably zoned land in the surrounding area is 

inadequate to accommodate the community’s needs; and 
 

There is an inadequate supply of zoning which allows for an elevated level 
of wide, pedestrian friendly streetscape improvements such as: 
colored/stamped/aggregated sidewalk treatments, pavers, trees in tree 
wells, planters and street furniture. The proposed planned development 
will provide the opportunities to permit those improvements.  Attached 
Exhibit “A” is a graphic example of what this type of streetscape may look 
like. 

 
F. The community will benefit from the proposed zone. 

 
The project will provide the following community benefits: 
 
 Needed housing types and/or mix; 
 Innovative designs. 

 
3) The planned development requirements of Chapter Five of the Zoning and 

Development Code. 
 

• Setback standards – Principal structure setbacks shall not be less than 
the minimum setbacks for the default zone unless the applicant can 
demonstrate that: 

o Buildings can be safely designed and that the design is 
compatible with lesser setbacks.  Compatibility shall be 
evaluated under the Uniform Fire Code and any other applicable 
life, health or safety codes; 
 
The front yard setback is reduced to 0’ for the project.  The only 
potential safety issue would be the site triangle.  Due to the 
corner of the building being angled and the location of the 
building on the northeast corner, there is not a safety issue with 
the reduced setback; 
 

o Reduced setbacks are offset by increased screening or primary 
recreation facilities in private or common open space; 
 
The reduced setbacks offer additional screening by placing the 
parking behind the buildings instead of along the street. 
 



 

 
 

o Reduction of setbacks is required for protection of steep 
hillsides, wetlands or other environmentally sensitive natural 
features. 
 
The site is currently an existing developed property and does 
not have any hillsides, wetlands, or natural features; therefore 
this criterion does not apply. 
 

• Open Space – All residential planned developments shall comply with 
the minimum open space standards established in Chapter Six or the 
open space requirements of the default zone, whichever is greater. 
 
The standards of Chapter Six apply to developments with 10 or more 
units and the underlying R-8 zone district site can provide the required 
600 square feet per unit of public or private outdoor living space. 
 

• Fencing/Screening – Planned developments shall provide uniform 
perimeter fencing in accordance with Chapter Six. 
 
As a mixed use project perimeter fencing is not required.  However, if 
fencing is installed it shall be uniform fencing throughout the project. 
 

• Compatibility – Nonresidential design and construction shall be 
compatible with adjacent residential development 
 
The proposed building is similar in scale to the existing commercial 
buildings in the area.  The adjacent residential neighborhood will be 
buffered by the proposed residential units on the northeastern portion 
of the development. 
 

• Landscaping – Landscaping shall meet or exceed the requirements of 
Chapter Six of this Code. 
 
The development does propose variations to traditional landscaping by 
including a hardscape type of street treatment along North Avenue; 
however, the project will meet or exceed the requirements of the Code. 

 
• Parking – Off-street parking shall be provided in accordance with 

Chapter Six of this Code. 
 

The development utilizes shared parking between the proposed uses 
with differing peak hours and will meet the requirements of the Code 
while reducing the total number of parking spaces required. 

 



 

 
 

• Street Development Standards – Streets, alleys and easements shall 
be designed and constructed in accordance with TEDS and Chapter 
Six of this Code. 

 
The development will dedicate an additional 5’ of right-of-way along 
North Ave to accommodate a future right turn lane.  All other adjacent 
rights-of-way are existing per Code and TEDS standards. 

 
4) The applicable corridor guidelines and other overlay districts in Chapter 

Seven. 
 
While the property is located approximately 1/2 mile west of the western 
boundary of the North Avenue Corridor Plan area, the project implements 
many of the goals of the North Avenue Plan including: 
 

• Encouraging mixed uses including residential and multi-family; 
• Allows for an improved streetscape which could include (see attached 

Exhibit “A”: colored/stamped/aggregated sidewalk treatments, pavers, 
trees in tree wells, planters and street furniture, greater visibility of 
storefronts with the buildings being closer to the street, clear and safe 
pedestrian connections by directing pedestrian traffic along sidewalks 
with through use of the streetscape. 

• Parking lots adjacent to streets should have a defined curb cut 
entrance, added sidewalks and additional plantings to define parking 
lot circulation and enhance way finding.  Additionally, planting islands 
within these expanses of asphalt will allow for a reduction in the urban 
heat islands typically found in large parking lots. 

• Signage along North Avenue will be improved by minimizing pole 
mounted signs and replacing them with ground mounted monument 
signs. 

  
5) Adequate public services and facilities shall be provided concurrent with 

the projected impacts of the development. 
 

Adequate public facilities are currently available and in use by the existing 
businesses on the site.  The proposed redevelopment of the property will be 
utilizing the existing facilities in a similar manner. 

 
6) Adequate circulation and access shall be provided to serve all 

development pods/areas to be developed. 
 

Circulation and access will be provided with the redevelopment of the site.  
The access along North 7th Street will be removed and relocated to the 
Glenwood Avenue street frontage.  An additional 5’ of right-of-way will be 
provided along the North Avenue frontage to accommodate a future right-turn 



 

 
 

lane.  The driveway on 7th Street is narrow and difficult to enter and exit. 
Elimination of this access will improve traffic flow and safety. 

 
7) Appropriate screening and buffering of adjacent property and uses shall 

be provided. 
 

The proposal will maintain the commercial aspects of the development along 
the North Avenue and North 7th Street corridors protecting the residential 
neighborhood to the northeast. 

 
8) An appropriate range of density for the entire property or for each 

development pod/area to be developed. 
 

A minimum of 3 residential units will be developed on the site.  The PD 
allows, however, for more dwelling units to be developed in the future on the 
“C-1 portion” of the site (up to 31 additional dwelling units).  Presently the “C-
1 portion” of the site is dedicated to commercial use. 

 
9) An appropriate set of “default” or minimum standards for the entire 

property or for each development pod/area to be developed. 
 

The Applicant has proposed default zones of C-1 and R-8 with the requested 
deviations that are established in the attached Ordinance. 

 
10) An appropriate phasing or development schedule for the entire property or 

for each development pod/area to be developed. 
 

The development shall be in accordance with the Code, unless a different 
phasing/development schedule is approved. 

 
11) The property is at least twenty (20) acres in size. 

 
Not applicable – this criteria is for projects with an approved ODP, which this 
project does not. 

 
b. The applicable preliminary subdivision plan criteria in Section 2.8.B; 

 
Not applicable – A preliminary subdivision plan is not needed or required for the 
proposed development. 

 
c. The applicable site plan review criteria in Section 2.2.D.4;  

 
The final site plan has not yet been submitted for review, but the attached 
preliminary plan shows that all criteria of Section 2.2.D.4 can be met. 

 
d. The approved ODP, if applicable; 



 

 
 

 
There is not an approved ODP for this proposal. 

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

 
Not applicable.  This is a rezoning request. 

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

 
The specific density shall be as follows: 
 
The maximum density for the area of the site with an underlying C-1 zone district 
(the “C-1 portion”) is 24 du/ac.  On the portion of the site with an underlying zone of 
R-8 (the “R-8 portion”), a maximum density is three dwelling units.  The entire 
Planned Development (PD) requires at least three dwelling units. The proposed 
development has a total of three dwelling units on the R-8 portion of the site, with no 
dwelling units on the C-1 portion; however, the area could be re-developed in the 
future to include up to 31 dwelling units.  A total of 34 dwelling units could be 
developed within the Planned Development. 

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

 
The property is less than 5 acres in size; however, 

• the proposed development cannot be developed under conventional zoning 
and still achieve the desired community benefits, 

• is adequately buffered from adjacent residential properties by use of existing 
buildings to remain, the proposed residential site and landscaping, 

• mitigates adverse impacts to adjacent properties through the placement of 
buildings, landscaping and uses, 

• Is consistent with the goals and policies of the Growth Plan as previously 
stated in the staff report. 

 
3. Consistency with Chapter 5 of the Zoning and Development Code 
 
In addition to the questions asked by Zoning and Development Code Sections 2.6 and 
2.12, the petitioner must identify what public benefits arise from zoning the property to 
PD as required by Chapter 5 of the Zoning and Development Code.  Below are the 
public benefits as identified by the petitioner: 
 

• Needed housing types and/or mix 
• Innovative designs 

 
Staff agrees that the benefits as described by the petitioner are public benefits achieved 
with the proposed project. 



 

 
 

4. Section 2.11.c of the Zoning and Development Code 
 
The vacation of the right-of-way shall conform to the following: 
 

a. The Growth Plan, Grand Valley Circulation Plan, and other adopted plans and 
policies of the City. 

 
Response: The right-of-way vacation request are in conformance the Growth Plan, 
Grand Valley Circulation Plan, and all other adopted plans and policies of the City. 

 
b. No parcel shall be landlocked as a result of the vacation. 

 
Response:  No parcels will be landlocked as a result of vacation of the west 7.5’ of 
the north/south alley. 

 
c. Access to any parcel shall not be restricted to the point where access is 

unreasonable, economically prohibitive or reduces or devalues any property 
affected by the proposed vacation. 

 
Response: Access to all properties will not change as a result of the vacation of the 
western 7.5’ of the north/south alley. 

 
d. There shall be no adverse impacts on the health, safety, and/or welfare of the 

general community and the quality of public facilities and services provided to 
any parcel of land shall not be reduced (e.g. police/fire protection and utility 
services). 

 
Response: There will not be adverse impacts on the health, safety, and/or welfare of 
the community and the quality of public facilities and services will be maintained if 
the west 7.5’ of the north/south alley is approved. 

 
e. The provision of adequate public facilities and services shall not be inhibited to 

any property as required in Chapter Six of the Zoning and Development Code. 
 

Response: Adequate public facilities and services will be maintained. 
 

f. The proposal shall provide benefits to the City such as reduced maintenance 
requirements, improved traffic circulation, etc. 

 
Response:  The proposed vacation will reduce maintenance requirements of the 
western 7.5’ of the north/south alley. 

 
 
FINDINGS OF FACT, CONCLUSIONS, AND CONDITIONS: 
 



 

 
 

After reviewing the Fiesta Guadalajara Planned Development application, RZ-2009-037, 
for a rezone to PD and vacation of alley right-of-way, the following findings of fact, 
conclusions, and conditions have been determined: 
 

1) The requested rezone is consistent with the Growth Plan. 
2) The requested right-of-way vacation is consistent with the Growth Plan. 
3) The review criteria of Section 2.6.A of the Zoning and Development Code have 

been met. 
4) The review criteria of Section 2.12.C.2 of the Zoning and Development Code 

have been met. 
5) The review criteria in Section 2.11.C of the Zoning and Development Code have 

all been met. 
6) The proposed development provides long-term community benefits above and 

beyond those required to mitigate the impacts of development and complies with 
Chapter 5 of the Zoning and Development Code. 

 
 
STAFF RECOMMENDATION: 
 
Staff recommends that the Planning Commission forward a recommendation of 
approval of the requested rezone, right-of-way vacation, RZ-2009-037 to the City 
Council with the findings, conclusions, and conditions listed above. 
 
 
RECOMMENDED PLANNING COMMISSION MOTION: 
 
Mr. Chairman, on Fiesta Guadalajara rezone, RZ-2009-037, I move that the Planning 
Commission approve of the rezone with the facts, conclusions, and conditions listed in 
the staff report. 
 
Mr. Chairman, on Fiesta Guadalajara vacation of right-of-way request, RZ-2009-037, I 
move that the Planning Commission approve of the vacation request with the facts, 
conclusions, and conditions listed in the staff report. 
 
 
Attachments: 
Site Location Map/Aerial Photo Map 
Future Land Use Map/Existing City Zoning Map 
Preliminary Development Plan 
Exhibit “A” 
Rezoning Ordinance 
Vacation of Right-Of-Way Ordinance 
 



 

 
 

Site Location Map 
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Future Land Use Map 

Figure 3 
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Existing City Zoning Map 

Figure 4 
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CITY OF GRAND JUNCTION, COLORADO 
 

ORDINANCE NO. 
 

AN ORDINANCE ZONING PROPERTY   
LOCATED AT 710 AND 748 NORTH AVENUE AND 705 AND 727 GLENWOOD 

AVENUE TO PD (PLANNED DEVELOPMENT) ZONE 
 
Recitals: 
 
 A request to zone 1.422 acres to PD (Planned Development) with default C-1 
(Light Commercial) and R-8 (Residential 8 du/ac) zone districts has been submitted in 
accordance with the Zoning and Development Code (Code). 
 
 This Planned Development zoning ordinance establishes the standards and 
default zoning for the property referenced herein. 
 
 In public hearings, the Planning Commission and City Council reviewed the 
request for a rezone of the property to Planned Development and determined that the 
request satisfied the applicable criteria of the Code, that it is consistent with the purpose 
and intent of the Growth Plan, and that it achieves long-term community benefits by 
proposing needed housing types and innovative design. 
 
NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION THAT THE AREA DESCRIBED BELOW IS ZONED TO PLANNED 
DEVELOPMENT WITH THE FOLLOWING DEFAULT ZONE AND STANDARDS: 
 
A. LOTS 16 TO 20 INC BLK 2 CRAIG SUB + 1/2 VAC ALLEY LYG ADJ ON EAST 
SEC 11 1S 1W PER B-1148 P-193 EXC BEG NE COR LOT 13 W 7.5FT S 142.5 FT E 
7.5FT N TO BEG FOR ALLEY ROW PER B-1251 P-285 MESA CO RECORDS EXC 
10FT ROW ON S AS PER B-1370 P-425; and also LOTS 13 TO 15 INC BLK 2 CRAIG 
SUB SEC 11 1S 1W EXC BEG NE COR LOT 13 W 7.5FT S 142.5 FT E 7.5 FT N TO 
BEG FOR ALLEY ROW PER B-1251 P-285 MESA CO RECORDS; and also LOTS 21 
TO 26 INC BLK 2 CRAIG'S SUB SEC 11 1S 1W & 1/2 VAC ALLEY LYG ADJ TO 
WPER B-1148 P-193 MESA CO RECDS; and also LOTS 11 + 12 BLK 2 CRAIG SUB 
 
B. The default zones are as follows:  C-1 (Light Commercial) for the 1.281 acres of 
the site adjacent to 7th Street and North Avenue and bordered by the alleys; and R-8 
(Residential 8 du/ac) for the 0.141 acres of the site that is adjacent to Glenwood Avenue 
and bordered by the alleys, as shown on the attached Exhibit A, and with deviations 
therefrom as established by this Ordinance.  Upon expiration of the PD Plan approval, 
or if the PD Plan is otherwise rendered invalid, the property shall be subject to the 
default standards of the C-1 and R-8 zone districts in pertinent part. 
 
C. The project shall develop in a unified manner with similar architectural styles and 
themes throughout the site. 

http://www.imap.mesacounty.us/eAssessor/default.aspx?Parcel=2945-114-18-016
http://www.imap.mesacounty.us/eAssessor/default.aspx?Parcel=2945-114-18-016
http://www.imap.mesacounty.us/eAssessor/default.aspx?Parcel=2945-114-18-016
http://www.imap.mesacounty.us/eAssessor/default.aspx?Parcel=2945-114-18-005


 

 
 

D. Purpose  
 
The proposed development will provide for a mix of retail, office, and multifamily 
residential uses with appropriate screening, buffering, and common landscape and 
streetscape character. 
 
E. Density 
 
Maximum overall gross residential density shall not exceed twenty-four (24) units per 
acre. 
 
A minimum of 3 dwelling units shall be provided on the property. 
 
No more than 3 dwelling units allowed on the portion of the property carrying the R-8 
default standard as described above. 
 
F. Performance Standards 
 
There are no applicable overlay zone district and/or corridor design standards or 
guidelines that apply.  The applicable performance standards are established by the C-1 
and R-8 zone district requirements in the Zoning and Development Code. 
 
G. Authorized Uses 
 
The list of authorized uses allowed within the C-1 zone is hereby amended to include 
and exclude the following: 
 
Bar / Nightclub and Drive-thru coffee kiosk – bar/nightclub and/or drive-thru coffee kiosk 
applications shall be reviewed for compatibility by the Director using the Conditional Use 
Permit criteria established by the Zoning and Development Code.  Compatibility shall be 
determined by the Director, who may then approve or deny or approve with conditions 
the applications for such uses. 
 
H. Dimensional Standards 
 
Residential  

Minimum Setbacks Principal Structure / Accessory Structure 
Front 20’ / 25’ 
Side 5’ /  3’ 
Rear 10’ / 5’  

 
Commercial* 

Minimum Setbacks Principal Structure / Accessory Structure 
Front 0’ / 25’ 
Side 0’ / 0’ 
Rear 10’ / 10’ 

 
*Reduced setbacks are contingent on a requirement of a minimum 2-story structure. 



 

 
 

All other dimensional and bulk standards of the C-1 and R-8 zone districts shall apply. 
 
Footnotes:  The applicable footnotes in Table 3.2 of the Zoning and Development Code 
shall be referenced including the following: 
 
I. Other Regulations  
 
Landscaping - Hardscape, urban landscaping (pavers, stamped/colored concrete, trees 
in tree wells/grates, planters street furniture, etc.) along North Avenue and traditional 
landscaping (i.e. trees, shrubs, ground cover, etc.) along North 7th Street and 
Glenwood Avenue.  The street frontage landscaping includes areas both on private 
property and within public right-of-way.  This landscaping shall count toward the onsite 
landscaping requirements.  All other landscaping shall meet the requirements of Section 
6.5 of the Zoning and Development Code. 
 
Buildings shall meet Section 4.3 M. of the Zoning and Development Code. 
 
Sign Regulations shall meet Section 4.2 with the following exceptions: 
 

• Freestanding signs shall be limited to monument type signage. 
• Freestanding signs shall not exceed 10’ in height – sign face calculated per 

Section 4.2. 
• A sign package is required as part of the Site Plan Review. 

 
 
INTRODUCED on first reading on the    day of   , 2009 and ordered 
published. 
 
ADOPTED on second reading this ________ day of ________________, 2009. 
 
 
ATTEST: 
 

______________________________ 
Bruce Hill 
President of the Council 

 
 
_________________________________ 
Stephanie Tuin 
City Clerk 
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CITY OF GRAND JUNCTION 
 

Ordinance No. 
 

AN ORDINANCE VACATING A PORTION OF NORTH-SOUTH ALLEY RIGHT-OF-
WAY 

LOCATED WEST OF NORTH 7TH STREET AND SOUTH OF GLENWOOD AVENUE 
 
RECITALS: 
 
A vacation of the dedicated rights-of-way for has been requested by the adjoining 
property owners.  
 
The City Council finds that the request is consistent with the Growth Plan, the Grand 
Valley Circulation Plan and Section 2.11 of the Zoning and Development Code. 
 
The Planning Commission, having heard and considered the request, found the criteria 
of the Code to have been met, and recommends that the vacation be approved. 
 
NOW, THEREFORE BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION THAT: 
 
The following described dedicated right-of-way for is hereby vacated subject to the 
listed conditions:   
  

1. Applicants shall pay all recording/documentary fees for the Vacation Ordinance, 
any easement documents and dedication documents. 

 
Dedicated right-of-way to be vacated: 
 
Beginning at the northeast corner of Lot 13 in block 2 of Craig’s Subdivision in the City 
of Grand Junction, Colorado:  Thence west 7.5 feet, thence south parallel to the east 
boundary of Lots 13 to 16, inclusive, in Block 2 of Craig’s Subdivision, a distance of 
142.5 feet, thence east 7.5 feet, thence north along the east boundary of Lots 13 to 16, 
inclusive, in Block 2 of Craig’s Subdivision, to the point of beginning. 
 
 
Introduced for first reading on this   day of   , 2009  
 
PASSED and ADOPTED this    day of   , 2009. 
 
ATTEST: 
 ______________________________  
 President of City Council 
______________________________ 
City Clerk 



 

 
 

Attach 5 
Homeless Shelter Expansion – Site Plan Review 
 
CITY OF GRAND JUNCTION MEETING DATE:  May 26, 2009 
PLANNING COMMISSION STAFF PRESENTATION:  Senta L. Costello 
 
AGENDA TOPIC:  An appeal of the approval of the Homeless Shelter Expansion, File 
#SPR-2008-008 
 
ACTION REQUESTED:  Review and decide on the appeal. 
 

BACKGROUND INFORMATION 

Location: 2853 North Avenue 

Owner; Representative: Owner: Homeward Bound of the Grand Valley – Gi Moon 
Representative: Design Specialists – Rob Rowlands 

Existing Land Use: Homeless Shelter with 87 beds 
Proposed Land Use: Homeless Shelter with 130 beds 

Surrounding Land Use: 
 

North Retail / Motel / Mobile Home Park 
South Residential 
East Retail / Service Business 
West Retail 

Existing Zoning: C-1 (General Commercial) 
Proposed Zoning: C-1 (General Commercial) 

Surrounding Zoning: 
 

North C-1 (General Commercial) 
South R-8 (Residential 8 du/ac) 
East C-1 (General Commercial) 
West C-1 (General Commercial) 

Growth Plan Designation: Commercial 
Zoning within density range? X Yes  No 
 
PROJECT DESCRIPTION:  Conduct a hearing on an appeal of the Director’s Final 
Action on an Administrative Development Permit approving a 2-story, 5,345 square foot 
addition to an existing 8,630 square foot homeless shelter to accommodate a total of 
130 beds. 
 
Background Information: 
 
The building was built in 1994 by the Knights of Columbus for use as a bingo hall on the 
C-1 (General Commercial) zoned property.  In 2001, St. Matthews Church and the 
Grand Junction Homeless Shelter requested to change the hall into a facility to shelter 



 

 
 

the homeless.  A homeless shelter is defined as “lodging” in the Zoning and 
Development Code and as such is an allowed use in the C-1 zone district within which 
the property at 2853 North Avenue is located.  The request was reviewed by the 
Director and found to meet all requirements of the Zoning and Development Code.  An 
approval was issued by the Director.  Neighbors then appealed.  The appeal was heard 
by the Grand Junction Board of Appeals and the decision of the Director was upheld. 
 
The homeless shelter has been in continuous operation in this location since 2001.  On 
January 17, 2008 the applicants submitted a proposal to add 5,345 square feet with 43 
additional beds to the existing homeless shelter.  The proposal was reviewed by various 
review agencies and City Staff for compliance with the applicable review criteria.  On 
March 30, 2009, the project was approved for construction of the addition to the existing 
8,630 square foot homeless shelter to accommodate 130 beds total finding that the 
requirements of the Zoning and Development Code had been met.  Staff received 
appeal letters on April 10, 2009 from Alan Sarkisian, the property owner of 2850 Belford 
Avenue, and from Sheryl Fitzgerald, the property owner of 2851 North Avenue 
(hereinafter referred to as “Appellants”. 
 
Standard of Review 
 
This appeal hearing is in accordance with Section 2.18.C.3.e of the Zoning & 
Development Code, which states that the appellate body shall hold a evidentiary 
hearing to determine whether the Director’s action is in accordance with the criteria 
provided in Section 2.18.C.1.  The appellate body may limit testimony and other 
evidence to that contained in the record at the time the Director took final action, or 
place other limits on testimony and evidence as it deems appropriate.  The appellant 
has standing to appeal and has timely filed the appeal. 
 
In deciding this appeal, the Planning Commission must consider whether the Director: 

 
(1) Acted in a manner inconsistent with the provisions of this Code or other 

applicable local, state or federal law; or 
(2) Made erroneous findings of fact based on the evidence and testimony on 

the record; or 
(3) Failed to fully consider mitigating measures or revisions offered by the 

applicant that would have brought the proposed project into compliance; or 
(4) Acted arbitrarily, acted capriciously, and/or abused his discretion. 
 

Planning Commission received copies of the appeal, and a copy of the pertinent 
information of the project file was made available for both Planning Commission and 
public review on May 14, 2009. 
 
The applicable legal standard for this appeal requires the Planning Commission to 
consider whether the Director, in reviewing and approving the applicant’s site plan 
based on the criteria set forth in Section 2.2.D.4.b, (1) acted inconsistently with the 
Zoning and Development Code of the City of Grand Junction or other applicable law, or 



 

 
 

(2) made erroneous findings of fact based on the evidence in the record, or (3) failed to 
consider mitigating measure, or (4) acted arbitrarily, capriciously or abused his 
discretion. 
The Appellants bears the burden to show that one of these four has occurred.  Colorado 
State Board of Medical Examiners v. Johnson, 68 P.3d 500 (Colo. App. 2002).  If you 
find the Director did any one of these four things, or more than one of them, you can 
overrule the Director, or remand for further findings.  Otherwise, the Director’s decision 
must be upheld. 
 
The standard of review under the rule providing for review of the decision of a 
governmental body or officer claimed to have exceeded its jurisdiction or abused its 
discretion is whether, on the basis of the whole record, the finding of the agency are 
supported by any competent evidence; “no competent evidence” means the record is 
devoid of evidentiary support for the decision. Puckett v City of County of Denver, 12 
P.3d 313 (Colo. App. 200). 
 
Administrative decisions are accorded a presumption of validity and regularity and all 
reasonable doubts as to the correctness of administrative rulings must be resolved in 
favor of the agency.  So the Director’s decision, including findings of fact and legal 
conclusions, must be affirmed is supported by a reasonable basis.  Lieb v. Trimble, 
supra, at p 704. 
 
The criteria applied by the Director in making the decision of approval of the major site 
plan are set forth in Section 2.2.D.4.b of the Zoning and Development Code.  The Code 
requires the Director to approve major site plans where compliance with those criteria is 
demonstrated.  Finding the criteria satisfied, the Director approved the site plan.  All the 
findings are amply supported by evidence in the record, which has been provided for 
review.  Mitigating measures were considered and several have been implemented on 
the site, including the following: pyracantha bushes, 8’ wall, distance between 
residential property line and parking lot, potential “hidden” loitering areas blocked, family 
area of the building adjacent residential properties. 
 
“Arbitrary” means the Director’s decision is supported by any reasonable basis.  See 
Lieb v. Trimble, 183 P.3d 702 (Colo. App. 2008).  In other words, arbitrary and 
capricious action has occurred only when a reasonable person, considering all of the 
evidence in the record, would fairly and honestly be compelled to reach a different 
conclusion; if not, the administrative decision must be upheld.  Colorado State Board of 
Medical Examiners v. Johnson, 68 P.3d 500 (Colo. App. 2002) 
 
Each review criteria was reviewed and the record contains ample evidence supporting 
the Director’s decision.  The Appellants have raised five primary concerns in their letters 
of appeal. 
 
The primary issues of concern expressed in the letters of appeal from appellants are: 

o Parking 
o Access of delivery trucks to the property to the west 



 

 
 

o Delay or scaling back of expansion 
o Littering on adjacent properties 
o Height of the proposed addition 

I shall now address these issues specifically: 
 
Parking: 

• The Zoning and Development Code Matrix does not have a specific land use 
category for a Homeless Shelter within the Off-Street Parking Requirements 
Table 6.6.  Per Chapter 9 definitions the Shelter is classified as a hotel/motel use 
within Table 3.2 of the Zoning and Development Code. 

• The parking calculation for a hotel/motel is 1 space/room.  The Shelter does not 
have rooms and many of the guests do not have a vehicle. 

• Other cities with specific homeless shelter parking calculation formulas would 
require between 4 and 77 spaces for a facility of this size; most in the mid 30’s. 

• In order to establish a starting point for a parking analysis, it was determined that 
a Large Group Living Facility had the most similar functionality (i.e. a majority of 
the guests/residents not having a vehicle plus staffing considerations). 

• A parking count was then done by the Shelter from Feb 26 – Mar 26, 2008 to 
determine parking needs. 
o A low number of 3 and a high number of 33 cars were counted in the 

Homeless Shelter Parking Lot 
o Of that 33, 3 of the vehicles belonged to the Shelter, 3 belonged to staff, and 

up to 10 belonged to volunteers. 
o 16 of the 33 vehicles belonged to the Shelter, staff, and volunteers. 

• The Shelter has since sold 2 of the Shelter’s vehicles and reconfigured staffing 
and volunteer schedules to reduce the non-guest parking need to a maximum of 
10 spaces during the 6:00 pm peak hour. 
o 5 spaces for volunteers 
o The shelter van 
o 1 office staff person 
o 3 line staff people 

• The neighbors (Sheryl Fitzgerald and Robert Freshcorn) also provided parking 
count information starting January 18 through March 30, 2008. 
o A low number of 1 and a high number of 27 vehicles were counted in the 

Homeless Shelter Parking lot. 
• The Shelter currently provides dinner to anyone who shows up during the dinner 

hour (4:30-7:00) and only houses those they have room for, with all others 
leaving the property.  The addition will allow for more people (already at the 
Shelter for dinner) to stay the night, but will not increase the parking demand 
beyond the dinner peak period. 

• It is also understood that the proposal for a parking lease with the business to the 
east is no longer under consideration. 

• Based on analysis of the above information, the 35 proposed parking spaces 
adequately meet the parking need. 

 
Delivery Vehicles: 



 

 
 

o From the City of Grand Junction Development Engineer, Eric Hahn – At the 
request of City staff, the applicant provided turning-template (a turning radius) 
analysis of the typical delivery trucks used by the adjacent businesses.  This 
analysis appeared to be consistent with industry standards, and demonstrated to 
my satisfaction that truck access and circulation through the affected properties 
will continue to be adequate. 
 

Delay or scaling back of expansion: 
o As Project Manager, I have heard that the project might be put on hold or scaled 

back, but to date the applicant has not amended or withdrawn the request. 
o Once approved, a major site plan is valid for 1 year, and an extension of 180 

days may be granted.  There is no requirement that the applicant proceed 
immediately. 

o This is not a valid basis for denying the applicant a permit. 
 
Littering on adjacent property: 

o There will be no parking directly adjacent the residential properties to the south. 
o There will be 16’ between the south property line and the row of parking that runs 

north and south. 
o The area between the residential properties and the addition/parking lot will be 

planted with pyracantha shrubs which range from 6’ to 16’ in height as well as 
width and have 2”-3” spikes/thorns.  This will deter anyone from getting in close 
proximity to the south property line. 

o With the added distance to the property line and inaccessibility to the area in 
general, tossing items over the wall will be difficult. 

 
Height of the proposed addition: 

o The maximum allowable height in a C-1 zone district is 40’. 
o The proposed addition is 24’ high, well within the allowed 40’ height limit. 

 
In addition to these five issues, during the review process, several neighbors submitted 
letters of objection to the proposed expansion, citing concerns over what they perceive 
to be a potential for increase in vandalism, loitering, panhandling and shoplifting.  The 
proposed expansion will tend to alleviate, rather than to increase these problems.  
Presently, the space constraints require that many individuals who come to the shelter 
for the evening meal leave the shelter after eating, many without any destination or 
place to go to spend the night.  The expansion will increase the number of beds at the 
facility and therefore fewer individuals will be loitering in the area. 
 
Attachments: 
 
Site Location Map/Aerial Photo Map 
Future Land Use Map/Existing City Zoning 
Development Application 
General Project Report 
1st Round of Review Comments with Responses 



 

 
 

2nd Round of Review Comments with Responses 
Neighborhood correspondence 
Newspaper articles 
Parking surveys 
 Neighboring property owners 
 Homeless Shelter 
Parking needs analysis from the Shelter 
Wall Conditional Use Permit Approval Letter 
Approval Letter 
Approved Site Plan, Landscape Plan, Lighting Plan, and Elevations 
Appeal Letter from Alan Sarkisian 
Appeal Letter from Sheryl Fitzgerald 
Applicant’s Response to Appeal Letter 



 

 
 

Site Location Map 

Figure 1 

 

Aerial Photo Map 

Figure 2 
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Future Land Use Map 

Figure 3 

 

Existing City Zoning Map 

Figure 4 
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City of Grand Junction 
Response to Review Comments 

Date: February 25, 2008 Comment Round No. 1 Page No. 1 of 5 
Project Name: Homeless Shelter Expansion File No: SPR-2008-008 
Project Location: 2853 North Avenue 
 Check appropriate box(es) X if comments were mailed, emailed, and/or picked up. 
       Property Owner(s): Homeward Bound of the Grand Valley – Teresa Black 
 Mailing Address:  2853 North Ave, Grand Junction, CO  81501 
X Email: teresablack@bresnan.net Telephone: 256-9424 
 Date Picked Up:  Signature:  

               Representative(s): Design Specialists, PC – Rob Rowland 
 Mailing Address: 917 Main St, Grand Junction, CO  81501 
X Email: rrowlands@designspecgj.com Telephone: 241-1903 
 Date Picked Up:  Signature:  
         Developer(s): Same as owner 
 CITY CONTACTS 
    Project Manager: Senta L. Costello 
    Email: sentac@gjcity.org Telephone:  244-1442 
    Development Engineer: Eric Hahn Telephone: 244-1443 
 

City of Grand Junction 
REQUIREMENTS 

(with appropriate Code citations) 
 
PLANNING  
Requirements:  Please provide a floor plan depicting the layout for food service (including #’s of 
tables and chairs), sleeping areas, private waiting area, staff offices, etc.  This information is needed 
in order to calculate an accurate parking requirement. 
Applicant’s Response:  A copy of the proposed floor Plans are attached.  The parking requirements 
for the facility is based on Table 6.6, Off-Street Parking Requirements.  Any other group living section 
requiring 1 space per 4 beds and also identified in the General Meeting notes as such.  This is 
because other group living facilities like assisted living, very few residents actually own a vehicle.  
The same is true for this facility, very few of the guests that stay at this facility actually own a vehicle.  
A parking study was performed as to actual usage of the existing facility (see attached).  The study 
shows the highest number of cars to be 33, this peak number occurs during the changing of shifts 
and is only temporary.  The Site plan was revised to add 2 additional parking spaces per the 
recommendation of the City Development Engineer.  As designed, the shelter's new parking lot will 
provide parking for 35 vehicles.  Therefore, proposed increase of the facility should have very 
minimum impacts in the demand for parking at this Site. 
Document Reference: 
 
Requirements:  Are the people who are eating at the shelter only those who will also be staying there 
that night or do you try to feed as many people as you can and then shelter as many as you can? 
Applicant’s Response:  The facility tries to feed as many people as possible and keep them if space 
allows.  The expansion will improve this situation where they can house more.  Therefore, those who 

mailto:teresablack@bresnan.net
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are presently turned away will be housed and not remain outside and cause problems for the 
neighborhood. 
Document Reference: 
Suggestion:  I would suggest using landscaping materials (specifically shrubs) along the south 
property line that are a minimum of 6’ high at maturity and/or have thorns such as cactus or 
pyracantha as a means to deter utilizing this area as an area to congregate and thereby helping to 
mitigate impacts to the neighbors to the south. 
Applicant’s Response:  The Site Plan has been revised to show an additional wall between the 
building and the new fence to the South.  This will keep the area protected from residents utilizing the 
area to congregating behind the facility.  Also, the trash dumpster has been moved back to the new 
fence so no one can congregate behind it.  In addition, the Landscaping Plan has been revised to 
show the addition of 2 types of Pyracantha shrubs (which grow 6' tall and contain thorny branches to 
discourage congregation in this area) added along the new wall on the South to help mitigate impacts 
to the neighbors to the South. 
Document Reference: 
 
Requirements:  The General Project Report indicates the zoning for the property as being B-1 instead 
of C-1.  Please correct. 
Applicant’s Response:  Item corrected in the revised Project Report attached. 
Document Reference: 
  
Requirements:  Will the area between the building and the wall have restricted access; is it an 
emergency exit?  If so, what will the restriction be? 
Suggestion:  If not, this may want to be considered, if possible, to eliminate it from be a potentially 
unsupervised area. 
Applicant’s Response:  The Site Plan has been revised to show a wall has been added to restrict 
access to the area behind the facility. 
Document Reference: 
 
Requirements:  Concerns have been expressed from the neighbors to the south about whether 
people will be able to look out into their backyard.  Will the windows on the south side of the building 
be clear or have some kind of glazing? 
Applicant’s Response:  The 2 windows located on the South will have frosted glass installed so no 
one can see out. See revised South elevation. 
Document Reference: 
 
Requirements:  Please provide information on how this project implements the Growth Plan and the 
recently adopted North Avenue Corridor Plan.  These documents are available on the City of Grand 
Junction Website located at www.gjcity.org.  
Code Reference:  SSID VI-4.D.1 
Suggestion:  Try to cite specific sections and how they are being implemented. 
Applicant’s Response: The following Sections of the Growth Plan and North Avenue Corridor Plan 
apply to this Project  as follows; 
 North Avenue Corridor Plan; 
 
 Executive Summary and Recommendations –  
 

http://www.gjcity.org/


 

 
 

Where buildings are adjacent to the street, sidewalk improvements include connecting the 
sidewalks to building entrances.  The project presently connects the street sidewalk to the 
building where it presently does not. 
Parking lots adjacent to streets should have defined curb cut entrance, added sidewalks and 
additional plantings to define parking lot circulation.  Additionally, planting islands will allow for 
a reduction in the urban heat islands.  The project presently adds sidewalks and landscape 
islands as required by Chapter Six of the Code. 
Curb cuts should be reduced and consolidated in order to enhance the overall character of the 
corridor and improve vehicular and pedestrian circulation.  The project eliminates an existing 
entrance to the site and provides a new sidewalk that connects the street sidewalk to the 
facility. 
Growth Plan 

 
Chapter 5 – Future Land Use Plan Goals, Policies and Implementation –  

 
Section C. Key Issues – Ensuring Adequate Public Facilities for Residents and Businesses.  
The Project will increase usage of the present facility without going elsewhere to help limit 
growth. 
Section E. Preferred Land Use Scenario, Principles – 1. Concentrate Urban Growth, 9 Improve 
and enhance community image and appearance.  The Project will not seek-out other areas 
into which to expand and it improves the site so to conform to the Z&D Code as well as 
improvements identified in the North Avenue Corridor Plan thus enhancing the community 
image and appearance. 
Section E.2.a., Planning should help maintain quality of life in existing neighborhoods.  The 
Project will improve the neighbors quality of life by improving or curing of some of the existing 
situations which troubles some of the neighbors now. 
Section F Goals and Policies, Land Use – Policy1.3:  The Project is consistent with the Future 
Land Use Map and Plan policies. 
Goal 5, Policy 5.2:  The City and County will encourage development that uses existing 
facilities and is compatible with existing development.  The Project expansion will utilize the 
existing facility and will not increase any additional service demands not already existing. 
Goal 11:, Policy 11.1  The City and County will promote compatibility between adjacent land 
uses by addressing traffic, noise, lighting etc. through the use of physical separation, buffering, 
screening and other techniques.  The Project implements improvements to the site as required 
by the Z&D Code.  As mentioned earlier, problems that presently exist will be cured of the 
circumstances improved over what they presently are. 
Goal 13, Policy 13.6  Outdoor lighting should be minimized and designed to reduce glare and 
light spillage without compromising safety.  The Project removes existing out of Code lighting 
and replaces it with all new lighting as required by the Code. Lighting was one of the 
complaints mentioned by the neighbors. 
Goal 13, Policy 13.8  The City and County will encourage building and landscape designs 
which enhance.  The Project architectural design enhances the existing facility and improved 
landscaping in accordance the Code. 

 
Document Reference: 
 
Requirement:  Some of the items required by SSID’s to be in the General Project Report have not 
been included.  Specifically items D- 6, 9, 10 (include estimate of volunteers), and 12. 
Code Reference:  SSID VI-4.D 



 

 
 

Applicant’s Response:  The General Project Report has been revised to address items mentioned. 
Document Reference: 
 
Requirement:  Please provide a lighting plan showing all existing and proposed outdoor lighting. 
Applicant’s Response:  Lighting Plan provided. 
Document Reference: 
 
Requirement:  Please show the proposed residents waiting area on the plans. 
Applicant’s Response:  Site Plan has been revised to show area. 
Document Reference: 
 
Suggestion:  You may want to consider hiring private security to patrol the property during the 
evening/nighttime/early morning hours. 
Applicant’s Response:  Residents are not allowed in the facility until 5 pm (for families) and 6 pm for 
all others.  All residents must vacate the facility by 8 am. Security is provided by volunteers during this 
time. 
Document Reference: 
 
Suggestion:  You may want to consider an additional neighborhood meeting during the evening using 
the mailing list prepared by the City Planning office for getting invitations to the neighbors. 
Applicant’s Response:  The board has met with neighbors so they may express their concerns. 
Document Reference: 
 
Suggestion:  A concern that has been expressed by the neighborhood has been the use of their 
properties “as bathroom facilities”.  I’ve been told that the current procedure is that they can knock on 
the door to be let into the shelter to use the restroom.  However, I have also been told that someone 
doesn’t always answer the door when someone knocks.  Is this because there isn’t always a staff 
person there to answer or doesn’t hear the knock?  Is there any means to improve this situation? 
Applicant’s Response:  The staff will be informed of this situation and will be more attentive in the 
future. 
Document Reference: 
 
Information:  The suggestion has been raised by both the neighbors and the shelter about the 
possibilities of installing an 8’ wall instead of the required 6’ wall.  This is a possibility.  The 8’ wall 
would require a Conditional Use Permit through Planning Commission for the additional height.  It is 
also a possibility that the additional 2’ could be funded through the Neighborhood Services Program.  
If this is the direction the shelter decides to go, determine the cost for the extra height and I’ll help 
coordinate with Neighborhood Services for the funding. 
 
Applicant’s Response:  The Project proposes to construct a 8 foot wall in lieu of the required 6 foot 
wall.  Therefore, this requires a Conditional Use Permit. Below is the Criteria addressing this change. 
Additionally, a application for a Conditional Use Permit has been filled out and signed by all neighbors 
to the South. (see attached) 
 
Conditional Use Permit Review Criteria: 
 
c. Site Plan Review Standards; 

The site plan submitted complies with all City of Grand Junction requirements and manuals. 
d. District Standards; 

The site plan submitted complies with all zoning district standards. 



 

 
 

e. Specific Standards; 
The site plan and proposed building addition complies with all use-specific standards 
established in Chapters 3 & 4 of the Zoning and Development code. 

f. Availability of Complementary Uses; 
All urban services are available to the site, and have sufficient capacity for the proposed 
building addition. 

g. Compatibility with adjoining properties: 
 

a. Protection and Privacy: 
The proposed project will provide landscaping to protect and enhance the property.  The taller 
wall between the Site and the neighborhood to the South will increase the privacy of the 
neighboring occupants.  Additionally, this additional height is at the request of the neighbors 
adjacent to the Site. 

 
h. Protection of Use and Enjoyment; 

The additional height of the wall will provide additional protection of use to the neighbors. In 
addition, allowing more privacy to the neighbors and hence enjoyment of their property. 
 

i. Compatible Design and Integration; 
The proposed 8 foot wall will be constructed with a stucco finish which will enhance the 
aesthetics of the proposed development and create additional privacy for the neighbors. 

Document Reference: 
 
CITY DEVELOPMENT ENGINEER 
Requirement:  The Transportation Capacity Payment (TCP) for this project will be analyzed using the 
same parameters used by City Planning to establish parking requirements.  The TCP will be 
calculated when the Planner has received the necessary information. 
Applicant’s Response:  Noted. Please note the original usage of this property was a Fraternal 
Organization, Knights of Columbus.  The overall parking is reduced from the current 60 spaces 
required for the Fraternal organization  to 35 spaces for the proposed expansion. 
Document Reference: 
 
Requirement:  The new parking spaces and proposed landscape planter near the existing North 
Avenue access and the new planter at the southwest corner of the site will probably create circulation 
problems.  Please provide template analysis demonstrating that the semi-trailers which deliver 
products to the neighboring retailers can adequately access the necessary areas. 
Applicant’s Response:  A template analysis is attached showing trucks can still access the adjoining 
property.  This analysis shows that the new parking lot will not change the present usage by the 
delivery trucks which use this site to access the rear of the property to the West.  The template shows 
exact same route the trucks presently use will not be comprised.  
Document Reference: 
 
Requirement:  The required ingress/egress easement to accommodate shared access between this 
lot and the adjacent lot to the west, the additional right-of-way dedication, and new multi-purpose 
easement must be signed by all necessary parties and recorded before the Site Plan can be 
approved. 
Applicant’s Response:  A revised access agreement is attached which grants access to our site for 
the property located to the West. 
Document Reference: 
 



 

 
 

Requirement:  There may be a need for a bus pullout along North Avenue in front of this site.  The 
applicant must discuss this with the City Planner.  If it is determined that a bus pullout is necessary, 
the applicant may be required to dedicate additional right-of-way and/or construct the pullout. 
Applicant’s Response:  Item was discussed at meeting with City and it was determined that a bus 
pull-out was not going to be required for this submittal. 
Document Reference: 
 
Requirement:  Per the General Meeting notes, the applicant must show the building downspouts on 
the site plan and orient them to the north or west as appropriate. 
Applicant’s Response:  Downspouts have been added to the Site Plan and oriented to the West. 
Document Reference: 
 
CITY CODE ENFORCEMENT 
Requirement:  All outside lighting shall conform to the standards as required by GJZD 7.2.F. 
Nighttime Light Pollution and adequate shielding for all parking lot lighting shall be provided as 
required by GJZD 6.6.A.8. 
Applicant’s Response:  Noted. 
Document Reference: 
 
Requirement:  Sight zones at all entrances and exits shall be maintained as required by GJZD 
6.5.B.11. and TEDS 5.2.6.1 
Applicant’s Response:  Noted. 
Document Reference: 
 
Requirement:  Landscaping will be kept in a well maintained, neat and healthy condition and if any 
plant becomes diseased or dies it will be replaced with a live equivalent plant as required by GJZD 
6.5.15. 
Applicant’s Response:  Noted. 
Document Reference: 
 
Requirement:  Dumpster and refuse containers will be enclosed in a solid opaque enclosure at least 6 
feet tall as required by GJZD 4.1.I.1.F.3. 
Applicant’s Response:  Noted. 
Document Reference: 
 
Requirement:  Adequate off street parking and bicycle storage as required by GJZD 6.6 
Applicant’s Response:  Noted. 
Document Reference: 
 
Requirement:  Dust control measures will need to be taken as reuired by GJ Ordinance Sec. 16-126 
and 16-143 
Applicant’s Response:  Noted. 
Document Reference: 
 
Requirement:  Smoking is prohibited in public places and indoor areas located within the city, 
smoking is allowed outside, except within 15 feet from  a front or main doorway leading into a building 
or under a roof or projection of a roof such as a patio. No Smoking signs need to be placed at all main 
entrances and need to be a minimum of 20 squire inches and placed between 4 - 6 feet from the floor 
as required by GJ Ordinance Sec. 16-127. 



 

 
 

Applicant’s Response:  Noted. 
Document Reference: 
 
CITY FIRE DEPARTMENT – Chuck Mathis 
Requirement:  No objection to the plan as shown.  New expansion will be required to be fully 
sprinklered per NFPA 13 as the rest of the building. 
Applicant’s Response:  Noted. 
Document Reference: 
 

OUTSIDE REVIEW AGENCY COMMENTS 
(Non-City Agencies) 

 
Review Agency: CDOT 
Contact Name:  Dan Roussin 
Email / Telephone Number:  Daniel.Roussin@DOT.STATE.CO.US / 970-683-6284 
Comments:  I have reviewed the package.  It appears the site has two access points (east and west).  
The proposal is to close one access (east) and keep the west access open.  Due to the nature of the 
business, it doesn't appear that the east access point will increase by 20%; however this needs to be 
confirmed.  Since the site will be closing one access, the property owner will need to get an access 
permit for this closure.  CDOT is supportive of the closure. 
Applicant’s Response:  An evaluation letter is attached which shows that there will be no increase in 
traffic for this project. 
Review Agency:  Xcel Energy 
Contact Name:  John Basford 
Email / Telephone Number:  John.Basford@XCELENERGY.COM / 244-2630 
Comments:  No Objections.  Applicant will need to contact Xcel Energy's Engineering Department to 
request a formal design for the project. Engineering lead times for design estimates typically run 
approximately 6-8 weeks or more. Material and or Construction lead times may exceed an additional 
10 weeks. Completion of this City/County approval process does not constitute an application with 
Xcel Energy for utility installation.  The relocation of existing facilities will be at the owner’s expense. 
Applicant’s Response:  Noted. 
 
 

REVIEW AGENCIES  
(Responding with “No Comment” or have not responded as of the due date) 

 
The following Review Agencies have responded with “No Comment.” 

1. Mesa County Building Dept 
 
 
The Petitioner is required to submit Packets, labeled as “Response to Comments” for the following 
agencies: 

1. City Planning 
2. Development Engineer 
3. CDOT 
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Date due: May 27, 2008 
 
Please provide a written response for each comment and, for any changes made to other plans or 
documents indicate specifically where the change was made. 
 
 
 
I certify that all of the changes noted above have been made to the appropriate documents 
and plans and there are no other changes other than those noted in the response. 
 
 
 

Applicant’s Signature  Date 
 
 



 

 
 

City of Grand Junction 
Response to Review Comments 

Date: November 13, 2008 Comment Round No. 2 Page No. 1 of 4 
Project Name: Homeless Shelter Expansion File No: SPR-2008-008 
Project Location: 2853 North Avenue 
 Check appropriate box(es) X if comments were mailed, emailed, and/or picked up. 
       Property Owner(s): Homeward Bound of the Grand Valley – Teresa Black 
 Mailing Address:  2853 North Ave, Grand Junction, CO  81501 
X Email: teresablack@bresnan.net Telephone: 256-9424 
 Date Picked Up:  Signature:  

               Representative(s): Design Specialists, PC – Rob Rowlands 
 Mailing Address: 917 Main St, Grand Junction, CO  81501 
X Email: rrowlands@designspecgj.com Telephone: 241-1903 
 Date Picked Up:  Signature:  
         Developer(s): Same as owner 
 CITY CONTACTS 
    Project Manager: Senta L. Costello 
    Email: sentac@gjcity.org Telephone:  244-1442 
     Development Engineer: Eric Hahn Telephone: 244-1443 
 

City of Grand Junction 
REQUIREMENTS 

(with appropriate Code citations) 
 
PLANNING  
Requirements:  Based on the responses for the 1st two comments on Round 1, the parking 
calculations need to be based on a requirement that takes into account additional staff on site as well 
as potential meal recipients that don’t stay the night.  The parking study provided showed a peak of 
33 cars in the lot currently.  With the expansion, this number will likely go up as the ability to house 
more people goes up.  Taking these issues into account, the 1st category under “Group Living” 
parking requirements is an appropriate calculation to apply.  Using this calculation, the parking 
requirement is 37 spaces. 
Suggestion:  The Response to Comments indicates that Grease Monkey is willing to lease their 
parking area to the Shelter as the uses have offset hours.  This option addresses the need for 
additional parking for Code requirements and will also help alleviate concerns that have been 
expressed regarding large vehicles or vehicles with trailers that occasionally take up more than one 
parking space. 
Applicant’s Response:  In lieu of a lease, we propose to use a Shared Parking Agreement. Attached 
for your review is copy of this agreement. 
Document Reference: 
 
Suggestion:  There is not a specific requirement for bicycle parking for this use; however, you may 
want to consider providing a rack or space for the occupants to put their bikes. 
Applicant’s Response:  Occupants will be allowed to park their bikes in the fenced area in the back. 
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Document Reference: 
 
Requirements:  The Shelter is identified as a deterrent to redevelopment in the North Avenue Corridor 
Plan.  One strategy listed to help alleviate this issue is to “Encourage transitional programs (e.g. job-
training, adult education) that provide positive daytime activities for homeless shelter population.”  
Please provide information on programs the Shelter offers or provides information on to the residents. 
Applicant’s Response:  Attached is a resource list used for its residents 
Document Reference: 
 
Requirements:  Concerns have been expressed about people drinking in the shelter parking lot.  How 
is this issue addressed? 
Applicant’s Response:  No open containers are allowed in Parking Lot. If seen, the offender is asked 
to leave and not allowed into the shelter. 
Document Reference: 
 
Requirements:  Concerns have been expressed from the neighbors to the south about whether 
people will be able to look out into their backyard.  Will the windows on the south side of the building 
be able to be opened or are they for light only? 
Applicant’s Response:  The windows are fixed and have frosted glass. Residents cannot see out. 
Document Reference: 
 
Requirements: The Assessor’s records indicate a lot size of 0.956 ac compared to the documentation 
provided with the application of 0.88 ac.  GIS indicates the N/S property line at approximately 195’ but 
the plans show 180’.  There is also a reference to the N/S property line as being 205’ (record).  
Please clarify the discrepancies and revise any needed documents. 
Applicant’s Response:  Documents are correct.  The Lot size of .88 acres is based on the new Lot 
size after we dedicate an additional 5' for Right-of Way.  The 205' (record) number is the original lot 
size, but sometime in the past, 20' was dedicated for Right-of-Way.  See Improvement Survey and 
Right-of Way dedication documents submitted during the first round. 
Document Reference: 
 
Suggestion:  One of the covered entry support posts is in the middle of the narrower N/S sidewalk 
making for awkward pedestrian circulation.  You may want to consider reconfiguring this layout. 
Applicant’s Response:  Post has been relocated in the building construction drawings.  
Document Reference: 
 
Requirement:  The minimum distance required from a main building entrance for smoking to be 
allowed is 15’.  The current layout for the Smoking Court does not meet this requirement.  Please 
revise. 
Applicant’s Response:  A gate has been added to the smoking area 15' from the entry. Outside this 
gate is the smoking area. 
Document Reference: 
 
Requirement:  It appears that the only waiting area for residents is the Smoking Court which is only 5’ 
wide.  Is there another area for people to wait?  If not, please provide one.  It appears there are areas 
to the north and west of the building that could be utilized for this purpose. 
Applicant’s Response:  The family patio area will also be utilized for waiting for families and the 
Smoking court will be used for singles.  All can be accommodated by splitting the areas. 
Document Reference: 
 



 

 
 

Requirement:  Only ½ of the landscaping within the right-of-way may be counted toward the onsite 
requirements.  This allowance counts for 8 shrubs and 2 trees.  The site currently shows the 
equivalent of 91 shrubs and 11 trees.  It appears likely that the site is short landscaping even with 
credit of existing plantings.  Please provide caliper inches of each of the right-of-way trees for 
accurate credit toward the onsite requirements and determination of compliance with landscaping 
requirements. 
Applicant’s Response:  Landscape Plan has been revised per our discussions.  Please note, plan has 
been certified by a Landscape Architect. 
Document Reference: 
 
CITY DEVELOPMENT ENGINEER 
Requirement:  The expected traffic volumes for the proposed use are similar to that of previous uses.  
No TCP will be charged for this project. 
Applicant’s Response: Noted 
Document Reference: 
 
Requirement:  No drainage fee, no development inspection fee, no utility undergrounding fee. 
Applicant’s Response:  Noted 
Document Reference: 
 

OUTSIDE REVIEW AGENCY COMMENTS 
(Non-City Agencies) 

 
Review Agency: CDOT 
Contact Name:  Dan Roussin 
Email / Telephone Number:  Daniel.Roussin@DOT.STATE.CO.US / 970-683-6284 
Comments:  Based upon the supportive letter dated April 7, 2008, there is no change in use.  
However, CDOT will still need an access application for the closure of the eastern access point. 
 
If you have any further questions, please let me know. 
 
Thanks 
 
Dan Roussin 
Colorado Department of Transportation 
Region 3 Permit Unit Manager 
222 South 6th, Suite 100 
Grand Junction, Co  81501 
970-683-6284 
970-683-6290 FAX 
Applicant’s Response: Application submitted. Copy attached. 
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REVIEW AGENCIES  
(Responding with “No Comment” or have not responded as of the due date) 

 
The Petitioner is required to submit Packets, labeled as “Response to Comments” for the following 
agencies:  

1. City Planning 
2. CDOT 

 
Date due:  November 3, 2008 
Extended due date:  December 2, 2008 
 
Please provide a written response for each comment and, for any changes made to other plans or 
documents indicate specifically where the change was made. 
 
I certify that all of the changes noted above have been made to the appropriate documents 
and plans and there are no other changes other than those noted in the response. 
 
 

Applicant’s Signature  Date 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
  



 

 
 

 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 





 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 

 

RECORD OF DECISION / FINDINGS OF FACT 
 
DATE: September 26, 2008 
FILE: SPR-2008-008 
LOCATION: 2853 North Avenue 
 
PETITIONER: Homeward Bound of the Grand Valley 
 Theresa Black 
 2853 North Avenue 
 Grand Junction, CO 81501 
 
PLANNER: Senta L. Costello 
 
PROJECT IS:  APPROVED 
 
On June 10, 2008, the Grand Junction Planning Commission approved the Conditional Use 
Permit for an 8’ masonry wall on property line.  The project is located at 2853 North Avenue 
(tax schedule #2943-181-01-948).  The Conditional Use Permit approval is subject to the 
following Conditions: 
 
This approval is valid for a period of 1 year from the date of approval. All uses that are subject to 
the Major Site Plan Review must commence construction within six months of the date of 
approval.  If a building permit is obtained within 6 months, the approval shall be valid for as long 
as the building permit remains valid.  Failure to develop or establish such use accordingly shall 
constitute sufficient basis to revoke this approval. 

 
All landscaping must be maintained in a healthy manner.  Should any of the plantings die or 
become unhealthy for any reason, they must be replaced. 

 
 
  
Senta L. Costello 
Associate Planner 
 
Cc:  Design Specialists – Rob Rowlands 
 
 
 
H:\Planner\Current Planning\Admin items\2008\Homeless Shelter\Decision Letter - Hearing.doc 
 
 

PUBLIC WORKS & PLANNING 
 



 

 
 

 
 
 
 

RECORD OF DECISION / FINDINGS OF FACT 
 
 
DATE:    March 30, 2009 
FILE:    SPR-2008-008 

LOCATION:   2853 North Avenue 
 

PETITIONER:  Homeward Bound of the Grand Valley – Gi Moon 
    2853 North Avenue 
    Grand Junction, CO 81501 
    970-256-7049 
 

REPRESENTATIVE: Design Specialists – Rob Rowlands 
    917 Main Street 
    Grand Junction, CO 81501 
    241-1903 
 

PLANNER:   Senta L. Costello 
 

PROJECT IS:  Approved  
 
  
 

The Grand Junction Community Development Department, in accordance with Section 
2.2.D.4.b of the Zoning and Development Code, approves the construction of a 2-story, 
5,345 square foot addition to the existing 8,630 square foot homeless shelter to 
accommodate 130 beds total. The project is located at 2853 North Avenue.  All on-site 
improvements for the site are approved per the approved and signed plans dated March 
30, 2009.  Please verify with City Utilities for any associated tap fees and there are no 
TCP or Drainage fees for this particular site. 
 

This approval shall only be valid for 12 months.  If a building permit is obtained within 
said 12 months, the major site plan review shall be valid as long as the building permit 
remains valid. Please schedule a site check with Staff once the on-site improvements 
and landscaping have been completed.  This must be done before a Final Certificate of 
Occupancy can be issued by Mesa County Building Department. 
 

All development projects are subject to a ten day waiting period to allow for any appeal 
actions per Section 2.18 of the Zoning and Development Code.  All adjacent neighbors  

PUBLIC WORKS & 
PLANNING 
 



 

 
 

 
 
 
 
will also be notified of this approval should they wish to request an appeal of this action 
per the approval criteria in Section 2.18.C.1 of the Zoning and Development Code. 
 
Sincerely, 
 
 
 
Senta L. Costello  
Senior Planner 
 
CC: Adjacent Neighbors within the file 
 Design Specialists – Rob Rowlands 
 File 
 
H:\Planner\Current Planning\Admin items\2008\Homeless Shelter\Decision letter with appeal info.doc 
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Attach 6 
Reigan Growth Plan Amendment – Growth Plan Amendment 
 
CITY OF GRAND JUNCTION MEETING DATE:  May 26, 2009 
PLANNING COMMISSION PRESENTER:  Scott D. Peterson 
 
AGENDA TOPIC:  Reigan Growth Plan Amendment, GPA-2009-069. 
 
ACTION REQUESTED:  Growth Plan Amendment. 
 

BACKGROUND INFORMATION 

Location: 2202, 2202 ½ and 2204 H Road 

Applicants: Robert and Marie Reigan, Jerry D. Patterson and 
TEK Leasing LLC, Owners 

Existing Land Use: Single-family residential, private shop building and 
vacant land 

Proposed Land Use: Light industrial development 

Surrounding Land 
Use: 
 

North Residential 
South Light industrial 
East Residential 
West Light industrial 

Existing Zoning: M-U, (Mixed Use) (City) 

Proposed Zoning: To be determined – possible I-1, (Light Industrial) 
if GPA would be approved by City 

Surrounding 
Zoning: 
 

North M-U, (Mixed Use) (City) 

South PUD, (Planned Unit Development – Industrial) 
(County) 

East RSF-R, (Residential Single Family – Rural) 
(County) 

West I-1, (Light Industrial) (City) and RSF-R, 
(Residential Single Family – Rural) (County) 

Growth Plan Designation: Mixed Use 

Zoning within density range? X Yes  No 
 
PROJECT DESCRIPTION:  Growth Plan Amendment for three properties on a total of 
12 +/- acres located at 2202, 2202 ½ and 2204 H Road from Mixed Use to 
Commercial/Industrial.  
 
RECOMMENDATION:  Project Manager recommends that the Planning Commission 
forward a recommendation of denial of the requested Growth Plan Amendment to the 
City Council. 



 

 
 

 
 
 
ANALYSIS: 
 
1. Background: 
 
The three applicants currently own their individual properties located at the intersection 
of H and 22 Roads.  Total acreage for all three properties is 12 +/- acres.  In August 
2007, these three properties along with two others were added into the Persigo 201 
Boundary (since that time, the Persigo 201 Boundary has been further extended to the 
north to I and J Roads).  Also in December, 2007, the three applicants along with a 
fourth property directly to the north (824 22 Road) applied for and received approval 
from the City to change the Growth Plan Future Land Use Map from Rural (5 – 35 
ac/du) to Mixed Use (City file # GPA-2007-279) due in part to the changing urban 
character of the area that was acknowledged by the City and County when the Persigo 
201 Boundary was adjusted in August 2007 and to accommodate their desire to market 
the properties for more intense non-residential land uses.  These four properties were 
officially annexed into the City and zoned M-U, (Mixed Use) in February, 2008. 
 
The three lots contain, respectively, one single-family detached dwelling unit, vacant 
land and one private shop building.  To the north and east is existing single family 
residential development on larger parcels of land.  To the south are various light 
industrial developments.  Directly to the west, across 22 Road, is the approved H 
Road/Northwest Area Plan Study Area and a Growth Plan Future Land Use Map 
designation of Commercial/Industrial.  Presently there are various light industrial 
properties currently under development along 22 Road in this vicinity. 
 
Project Manager feels the Mixed Use designation remains appropriate for these 
properties, because it provides a transition between the industrial development to the 
west and south and the residential land uses to the north and east.  Furthermore, the 
natural geographic barriers of H Road and 22 Road between light industrial and 
residential development would be eroded by allowing the introduction of industrial 
zoning on the north side of H Road, east of 22 Road.  The current preferred version of 
the proposed Comprehensive Plan also indicates this area to be designated as a 
“Village Center” with a Mixed Use zoning designation. 
 
Table 3.5 of the Zoning and Development Code (see attached) identifies numerous 
permitted land uses for the M-U, Mixed Use Zoning District, such as the following: multi-
family and single-family attached residential development, general offices, limited retail 
(either allowed or through a Conditional Use Permit), contractors and trade shops with 
outside storage (Conditional Use Permit required) and warehouse and freight 
movement (Conditional Use Permit required – for outdoor loading docks). 
 
The purpose of the Mixed Use zoning classification as described in the Zoning and 
Development Code is as follows:  “To provide for a mix of light manufacturing and office 



 

 
 

park employment centers, retail, service and multi-family residential uses with 
appropriate screening, buffering and open space and enhancement of natural features 
and other amenities such as trails, shared drainage facilities, and common landscape 
and streetscape character…..as well as serving as a transition between residential and 
nonresidential use areas.” 
 
According to one of the applicants, they wish to sell their property located at 2204 H 
Road, but cannot market the property(s) with the current M-U, Mixed Use zoning 
classification and thus the request to change the Future Land Use Map from Mixed Use 
to Commercial/Industrial with the ultimate goal to zone the properties I-1, Light 
Industrial.  While the Project Manager sympathizes with the applicant’s situation of 
having a residential property near the intersection of 22 and H Roads, nevertheless, 
these two (2) rights-of-way serve as a natural geographic boundary between the 
industrial land uses to the south and west and the mixed use/residential properties to 
the north and east.  A zoning decision should be based on the interests of the 
community as a whole and not upon the desires of a property owner to sell his/her 
property. 
 
2. Section 2.5 C. of the Zoning and Development Code: 
 
The Growth Plan can be amended if the City finds that the proposed amendment is 
consistent with the purpose and intent of the Plan and it meets the following criteria: 
 

a. There was an error such that then existing facts, projects or trends (that were 
reasonably foreseeable) were not accounted for; 

 
There was no error at the time of the 1996 Growth Plan adoption.  At that 
time, these three properties were agricultural and not included within the 
Urban Growth Boundary or the Persigo 201 Boundary.  In December, 2007 
the City Council approved a Growth Plan Amendment for these three 
properties along with a fourth property from Rural (5 – 35 ac/du) to Mixed Use 
in order to provide a transition and buffer between the existing and future 
industrial land uses and residential development. 

 
b. Subsequent events have invalidated the original premises and findings; 

 
Subsequent events have not changed since 2007 when the Future Land Use 
Map was changed from Rural (5 – 35 ac/du) to Mixed Use in order to address 
the current impacts of existing and future industrial development in the area.  
The area is zoned light industrial to the south and west with existing 
residential development to the east and north.  The present Mixed Use 
designation serves as a buffer and transition between the existing two land 
uses of industrial and residential. 

 



 

 
 

c. The character and/or condition of the area have changed enough that the 
amendment is acceptable and such changes were not anticipated and are not 
consistent with the plan; 
 
The character of this area has been and continues to be developing with 
urban land uses; specifically industrial uses that bring with them noise and 
traffic.  The interface with these industrial uses and the existing residential 
uses has become and continues to be an ongoing problem for area residents.  
However, the applicant’s request to change the Growth Plan Future Land Use 
Map from Mixed Use to Commercial/Industrial will only exacerbate the 
problem and bring industrial development even closer to the existing 
residential development.  In 2007 the City changed the Growth Plan Future 
Land Use Map to Mixed Use in order to provide a transitional area between 
two contrasting land uses.  There have been no significant changes since 
2007 to warrant another amendment to the Growth Plan Future Land Use 
Map to Commercial/Industrial. 

 
d. The change is consistent with the goals and policies of the Plan, including 

applicable special area, neighborhood and corridor plans; 
 

The proposed change from Mixed Use to Commercial/Industrial is not 
consistent and/or does not meet with the following goals and policies as 
described in the Growth Plan; 
 
Goal 1:  To achieve a balance of open space, agricultural, residential and 
non-residential land use opportunities that reflects the residents’ respect for 
the natural environment, the integrity of the community’s neighborhoods, the 
economic needs of the residents and business owners, the rights of private 
property owners and the needs of the urbanizing community as a whole. 
 
Policy 1.3:  The City and County will use the Future Land Use Map in 
conjunction with the other policies of this plan to guide zoning and 
development and decisions – City and County decisions about the type and 
intensity of land uses will be consistent with the Future Land Use Map and 
Plan policies. 
  
Policy 1.7:  The City and County will use zoning to establish the appropriate 
scale, type, location and intensity for development.  Development standards 
should ensure that proposed residential and non-residential development is 
compatible with the planned development of adjacent property. 
 
Goal 5:  To ensure that urban growth and development make efficient use of 
investments in streets, utilities and other public facilities. 
 
Policy 5.2:  The City and County will encourage development that uses 
existing facilities and is compatible with existing development. 



 

 
 

 
Goal 10:  To retain valued characteristics of different neighborhoods within 
the community. 
 
Policy 10.2:  The City and County will consider the needs of the community 
at large and the needs of individual neighborhoods when making 
development decisions. 
 
Goal 11:  To promote stable neighborhoods and land use compatibility 
throughout the community. 
 
Policy 11.1:  The City and County will promote compatibility between 
adjacent land uses by addressing traffic, noise, lighting, height/bulk 
differences, and other sources of incompatibility through the use of physical 
separation, buffering, screening and other techniques. 
 
Policy 11.2:  The City and County will limit commercial encroachment into 
stable residential neighborhoods. 
 
Goal 12:  To enhance the ability of neighborhood centers to compatibly serve 
the neighborhoods in which they are located. 
 
Policy 12.1:  The City and County will encourage the retention of small-scale 
neighborhood commercial centers that provide retail and service opportunities 
in a manner that is compatible with surrounding neighborhoods. 
 
Policy 12.3: The City and County will protect stable residential 
neighborhoods from encroachment of incompatible residential and non-
residential development. 
 
Goal 15:  To achieve a mix of compatible housing types and densities 
dispersed throughout the community. 
 
Policy 15.3:  Prior to any future plan amendments, the City and County will 
ensure that the Future Land Use Map designates sufficient land in 
appropriate locations to accommodate anticipated demand for each 
residential land use category for the next ten years.  (FYI.  The current Mixed 
Use category allows multi-family etc., residential development.) 

 
e. Public and community facilities are adequate to serve the type and scope of 

the land use proposed; 
 

Adequate public and community facilities are currently available or can be 
made available that can address the impacts of any development consistent 
with either the existing Mixed Use or proposed Commercial/Industrial Growth 
Plan Future Land Use Map designations. 



 

 
 

 
f. An inadequate supply of suitably designated land is available in the 

community, as defined by the presiding body, to accommodate the proposed 
land use; and 
While it is understood that the Grand Junction area is experiencing a shortage 
of industrially zoned properties at the moment, the fact remains that the Mixed 
Use category was approved in 2007 by the City at the applicant’s request in 
order to give the applicant’s more options in the sale and marketing of their 
properties and also in order to provide and create a transition between 
industrial and residential land uses.  The existing Mixed Use category and 
zoning accomplishes this. 

 
g. The community or area, as defined by the presiding body, will derive benefits 

from the proposed amendment. 
 

The community and area will not benefit if the proposed request to 
Commercial/Industrial would be approved.  The area does benefit however by 
keeping the existing Mixed Use category in place which creates a buffer and 
transition between industrial and residential land uses, thus meeting the goals 
and policies of the Growth Plan. 

 
 
FINDINGS OF FACT/CONCLUSIONS 
 
After reviewing the Reigan Growth Plan Amendment application, GPA-2009-069 for a 
Growth Plan Amendment, staff makes the following findings of fact and conclusions: 
 

1. The proposed amendment is not consistent with the purpose and intent of the 
Growth Plan. 

 
2. The review criteria in Section 2.5 C. of the Zoning and Development Code 

have not all been met. 
 
 
STAFF RECOMMENDATION: 
 
Project Manager recommends that the Planning Commission forward a 
recommendation of denial of the requested Growth Plan Amendment, GPA-2009-069 to 
the City Council with the findings and conclusions listed above. 
 
 
RECOMMENDED PLANNING COMMISSION MOTION: 
 
Mr. Chairman, I move that the Planning Commission forward a recommendation of 
approval of the Reigan Growth Plan Amendment request, GPA-2009-069 to the City 
Council. 



 

 
 

 
 
 
 
Attachments: 
 
Site Location Map / Aerial Photo Map 
Future Land Use Map / Existing City and County Zoning  
Applicant’s General Project Report 
Table 3.5 of the Zoning and Development Code 
Resolution 
 



 

 
 

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 

H RD

22
 R

D

H RD
H RD

LYN ST

V
A

LL
E

Y
 

22
 R

D

F
O

X
F

IR
E

 C
T

PAINTBRUSH CT

H RD

F
O

X
F

IR
E

 C
T

H RD

22
 R

D

22
 R

D
22

 R
D

22
 R

D

H RD
H RD

 

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." 

SITE 
Mixed Use 

Commercial/Industrial 

County Zoning 
PUD 

(Residential) 

Estate 
(2 – 5 ac/du) 

Rural 
(5 – 35 ac/du) 

County Zoning 
PUD 

(Industrial) 

County Zoning 
RSF-Rural 

SITE 
M-U 

I-1 

C-2 



 

 
 

 
 
 
 
 



 

 
 

 
 
 
 
 



 

 
 

 

 
 



 

 
 

 



 

 
 

 
 



 

 
 

 
 



 

 
 

 
 



 

 
 

 
 



 

 
 

CITY OF GRAND JUNCTION, COLORADO 
 

RESOLUTION NO. ____ 
 

A RESOLUTION AMENDING THE GROWTH PLAN OF THE CITY OF GRAND 
JUNCTION TO DESIGNATE APPROXIMATELY 12.0 +/- ACRES LOCATED AT 2202, 

2202 ½ and 2204 H ROAD KNOWN AS THE REIGAN GROWTH PLAN 
AMENDMENT FROM MIXED USE TO COMMERCIAL/INDUSTRIAL 

 
Recitals: 
 
 A request for a Growth Plan Amendment has been submitted in accordance with 
the Zoning and Development Code.  The applicants have requested that approximately 
12.0 +/- acres, located at 2202, 2002 ½ and 2204 H Road be redesignated from Mixed 
Use to Commercial/Industrial on the Future Land Use Map. 
 
 In a public hearing, the City Council reviewed the request for the proposed 
Growth Plan Amendment and determined that it satisfied the criteria as set forth and 
established in Section 2.5 C. of the Zoning and Development Code and the proposed 
amendment is consistent with the purpose and intent of the Growth Plan. 
 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION THAT THE AREA DESCRIBED BELOW IS REDESIGNATED 
FROM MIXED USE TO COMMERCIAL/INDUSTRIAL ON THE FUTURE LAND USE 
MAP. 
 

Reigan Growth Plan Amendment 
 
Parcel A, Reigan Simple Land Division and Lots 1 and 2, Ram’s Subdivision  
 
Said parcels contain 12.0 +/- acres (522,720 +/- square feet), more or less, as 
described. 

 
PASSED on this ________day of ___________________, 2009. 
 
ATTEST: 
 
 
_____________________________ ___________________________ 
City Clerk     President of Council 
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