
 
 
 
 
 
 
 
 
 
 
 

Call to Order 
 

Welcome.  Items listed on this agenda will be given consideration by the 
City of Grand Junction Planning Commission.  Please turn off all cell 
phones during the meeting. 
 
In an effort to give everyone who would like to speak an opportunity to 
provide their testimony, we ask that you try to limit your comments to 3-5 
minutes.  If someone else has already stated your comments, you may 
simply state that you agree with the previous statements made.  Please 
do not repeat testimony that has already been provided.  Inappropriate 
behavior, such as booing, cheering, personal attacks, applause, verbal 
outbursts or other inappropriate behavior, will not be permitted. 
 
Copies of the agenda and staff reports are available on the table located 
at the back of the Auditorium. 

 
Announcements, Presentations and/or Prescheduled Visitors 

 
Consent Agenda 

 
 Items on the consent agenda are items perceived to be non-controversial 
in nature and meet all requirements of the Codes and regulations and/or 
the applicant has acknowledged complete agreement with the 
recommended conditions. 
 
 The consent agenda will be acted upon in one motion, unless the 
applicant, a member of the public, a Planning Commissioner or staff 
requests that the item be removed from the consent agenda.  Items 
removed from the consent agenda will be reviewed as a part of the 
regular agenda.  Consent agenda items must be removed from the 
consent agenda for a full hearing to be eligible for appeal or rehearing. 
 

1. Minutes of Previous Meetings Attach 1 

Approve minutes of the April 13, 2010 Regular Meeting. 
 

 

 
PLANNING COMMISSION AGENDA 

CITY HALL AUDITORIUM, 250 NORTH 5TH STREET 
 

TUESDAY, JUNE 8, 2010, 6:00 P.M. 
 

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

http://www.gjcity.org/


Planning Commission June 8, 2010 
 

2. Goose Downs Subdivision – Preliminary Subdivision Plan Attach 2 

Request approval of the Preliminary Subdivision Plan to develop 53 lots on 13.38 
acres in an R-4 (Residential 4 du/ac) zone district; approve a phasing schedule; and 
request a recommendation of approval to City Council to vacate a portion of 29 5/8 
Road. 
 

FILE #: PP-2008-245 
PETITIONER: Terry Deherrera 
LOCATION: 359 29 5/8 Road 
STAFF: Lori Bowers 
 

3. Gentleman’s Club CUP – Conditional Use Permit Attach 3 

Request approval of a Conditional Use Permit that would allow the hours of 
operation, from a previous approval, to be changed from 5:00 PM thru 2:00 AM to 
10:00 AM thru 2:00 AM. 
 

FILE #: CUP-2010-050 
PETITIONER: Kevin Eardley – 2257, LLC 
LOCATION: 2258 Colex Drive 
STAFF: Senta Costello 
 

4. Baker Hughes Explosive – Conditional Use Permit Attach 4 

Request approval of a Conditional Use Permit to store hazardous materials/ 
explosives on 2.87 acres in an I-1 (Light Industrial) zone district. 
 

FILE #: CUP-2010-034 
PETITIONER: John Durmas – Knight Durmas Properties, LLC 
LOCATION: 842 21 1/2 Road 
STAFF: Brian Rusche 
 

* * * END OF CONSENT CALENDAR * * * 
 

* * * ITEMS NEEDING INDIVIDUAL CONSIDERATION * * * 
 

Public Hearing Items 
 

On the following items the Grand Junction Planning Commission will 
make the final decision or a recommendation to City Council.  If you have 
an interest in one of these items or wish to appeal an action taken by the 
Planning Commission, please call the Public Works and Planning 
Department (244-1430) after this hearing to inquire about City Council 
scheduling. 
 



Planning Commission June 8, 2010 
 

5. Schooley-Weaver Partnership – Conditional Use Permit – Continued from May 
11, 2010 Planning Commission Hearing Attach 5 
Request approval of a Conditional Use Permit to establish a Gravel Pit on 16 acres 
in an R-R (Residential Rural) zone district. 
 

FILE #: CUP-2010-008 
PETITIONER: Schooley-Weaver Partnership 
LOCATION: 104 29 3/4 Road 
STAFF: Brian Rusche 
 

General Discussion/Other Business 
 

Nonscheduled Citizens and/or Visitors 
 

Adjournment 
 



 

 

Attach 1 
Minutes of Previous Meetings 
 

GRAND JUNCTION PLANNING COMMISSION 
APRIL 13, 2010 MINUTES 

6:00 p.m. to 6:37 p.m. 
 
 

The regularly scheduled Planning Commission hearing was called to order at 6:00 p.m. 
by Chairman Wall.  The public hearing was held in the City Hall Auditorium. 
 
In attendance, representing the City Planning Commission, were Reggie Wall 
(Chairman), Lynn Pavelka-Zarkesh (Vice Chair), Pat Carlow, Mark Abbott, Ebe Eslami, 
Richard Schoenradt and Lyn Benoit.  Commissioner Rob Burnett was absent. 
 
In attendance, representing the City’s Public Works and Planning Department – 
Planning Division, were Lisa Cox (Planning Division Manager), Greg Moberg (Planning 
Services Supervisor), Scott Peterson (Senior Planner), Senta Costello (Senior Planner), 
Lori Bowers (Senior Planner), Jody Kliska (Transportation Engineer) and Rick Dorris 
(Development Engineer). 
 
Also present was Jamie Beard (Assistant City Attorney). 
 
Pat Dunlap (Planning Technician) was present to record the minutes. 
 
There were 6 interested citizens present during the course of the hearing. 
 
Announcements, Presentations, and/or Prescheduled Visitors 
 
Consent Agenda 
 
1. Minutes of Previous Meetings 

Approve minutes of the March 9, 2010 Regular Meeting. 
 

2. Marriott Alley Vacation – Vacation of Right-of-Way – Pulled for Full Hearing 
Request a recommendation of approval to City Council to vacate the western 150 
feet of alley between Main Street and Rood Avenue west of North 3rd Street. 
 
FILE #: VR-2009-254 
PETITIONER: Steve Reimer & Kevin Reimer – Western Hospitality, LLC 
LOCATION: 236 Main Street 
STAFF: Senta Costello 
 

3. R&A Subdivision – Vacation of Right-of-Way – Continued to May 11, 2010 
Request a recommendation of approval to City Council to vacate 260 square 
feet of a section of Right-of-Way on the south side of Grand Mesa Avenue, 4 feet 



 

 

deep, a distance of 65.08 feet, in front of Lots 3, 4 and 5, Block 3, Orchard Mesa 
Heights Subdivision. 
 
FILE #: VR-2009-231 
PETITIONER: Ronald Ashely 
LOCATION: 545 Grand Mesa Avenue 
STAFF: Lori Bowers 
 

4. American Furniture Warehouse – Vacation of Right-of-Way 
Request a recommendation of approval to City Council to vacate 29,400 sq ft of 
the north end of Maldonado Street and 18,356 sq ft of an unnamed ROW 
extending east of Highway 6 and 50, along with eight other adjoining and nearby 
easements. 
 
FILE #: VR-2010-019 
PETITIONER: Michael Michalek – American Furniture Warehouse; Steve 
 Broadbent – Gigg Holdings, LLC 
LOCATION: East of Base Rock Street 
STAFF: Lori Bowers 
 

5. City Market – 24 Road – Vacation of Easement 
Request a recommendation of approval to City Council to vacate a utility 
easement, which was dedicated on Lot 2A, Replat of Mesa Village Subdivision 
plat. 
 
FILE #: CUP-2007-331 
PETITIONER: John T. Atwood – Dillon Real Estate Co., LLC 
LOCATION: 630 24 Road 
STAFF: Lori Bowers 
 

6. Dominguez Estates South Extension – Preliminary Subdivision Plan 
Request approval of the extension of the Preliminary Subdivision Plan to develop 
15 single family lots on 4.4 acres in an R-4 (Residential 4 du/ac) zone district. 
 
FILE #: PP-2006-185 
PETITIONER: South Dominguez Estates, LLC 
LOCATION: 2921 E 7/8 Road 
STAFF: Scott Peterson 
 

Chairman Wall briefly explained the Consent Agenda and asked the public, Staff, and 
Planning Commissioners if they wanted any item pulled for a full hearing.  Chairman 
Wall announced that it was requested that Item 3, R&A Subdivision Vacation of Right-
of-Way, be continued to the May 11, 2010 meeting.  A member of the public also 
requested that Item 2 be pulled for a full hearing.  After discussion, there were no 
objections or additional revisions received from the audience or Planning 
Commissioners on any of the remaining Consent Agenda items. 



 

 

 
MOTION: (Commissioner Schoenradt )  “Mr. Chairman, I make a motion that we 
approve the Consent Agenda as read with the exceptions of Items 2, which was 
pulled for a full hearing, and Item 3, which is being continued to May 11, 2010.”   
 
Commissioner Pavelka-Zarkesh seconded the motion.  A vote was called and the 
motion passed unanimously by a vote of 7 - 0. 
 
Public Hearing Items 

 

2. Marriott Alley Vacation – Vacation of Right-of-Way – Pulled for Full Hearing 
Request a recommendation of approval to City Council to vacate the western 150 
feet of alley between Main Street and Rood Avenue west of North 3rd Street. 
 
FILE #: VR-2009-254 
PETITIONER: Steve Reimer & Kevin Reimer – Western Hospitality, LLC 
LOCATION: 236 Main Street 
STAFF: Senta Costello 
 

STAFF’S PRESENTATION 
Senta Costello, Senior Planner, made a presentation regarding the request to vacate 
the western 150 feet of an alley right-of-way as a part of the development of a new hotel 
on the northwest corner of 3rd and Main Streets.  She indicated that, if approved, staff 
had requested that a utility easement be retained over that portion of the alley to be 
vacated.  Ms. Costello also indicated that the vacated right-of-way is to be used for 
landscaping and drainage as well as maintenance of the existing utilities.  Ms. Costello 
finished her presentation by stating that she was recommending approval of the 
request. 
 
APPLICANT’S PRESENTATION 
Kevin Reimer, Western Hospitality, said that they were intending to build a five-story, 
100 suite hotel, of approximately 167,000 square feet in size.  He noted that the 
vacation of the alley would allow better utilization of a fairly tight urban site for a hotel 
and would help maximize the amount of on-site parking, landscaping, and facilitate 
stormwater management. 
 
QUESTIONS 
Chairman Wall asked for clarification as to why this item was pulled for a full hearing.  
Mr. Reimer stated that there was a gentleman from the Credit Union who had a couple 
of questions. 
 
Commissioner Schoenradt asked if the applicant would tear up the asphalt and 
landscape the area for use as retention?  Mr. Reimer said that the east 100 feet of the 
alley would remain and be used as access on to the site.  The portion of the vacated 
alley would still being used as ingress and egress for the proposed parking lot.  Mr. 
Reimer also stated that he was in agreement to retention of the alley as a utility 
easement. 



 

 

 
PUBLIC COMMENT 
Bob Kanandra, representing the Credit Union of Colorado, stated that the Credit Union 
was concerned because they had lost their access from Main Street as a result of the 
revitalization project and were currently using the alley.  He said that the Credit Union 
was concerned that if the alley were vacated and in the future something were to again 
happen to the Main Street access, Credit Union members would be unable to use the 
drive-up facility. 
 
STAFF’S REBUTTAL 
Senta Costello responded that the City makes every effort to accommodate business 
owners who are affected by any right-of-way construction project.  She further stated 
that should any future construction project occur, which limits access to the Credit 
Union, the City would do everything it could to reduce the impact. 
 
QUESTIONS 
Chairman Wall asked if the Credit Union was only concerned about access related to 
any future construction project.  Mr. Kanandra indicted that this was their main concern. 
 
APPLICANT’S REBUTTAL 
Mr. Reimer stated that the alley vacation would not be recorded until the Main Street 
uplift program was completed and the Credit Union’s Main Street access was restored.  
He also stated that any construction impeding the alley access would be delayed until 
the Main Street access was restored. 
 
PUBLIC COMMENT 
Mr. Kanandra noted that this would take care of the current project; however without 
alley access they were also concerned of any future closures to their Main Street 
access.  Chairman Wall assured Mr. Kanandra that he believed that accommodations 
would be made to allow access onto their property. 
 
QUESTIONS 
Commissioner Carlow asked if there was anything on paper that would ensure that 
accommodations would be made.  Rick Dorris, Development Engineer, said that he 
could not guarantee that access to the drive-through facility would not be affected for a 
day or two but stated that accommodations would be made.  He also stated that 
currently, if a critical business function is impacted by a construction project, work has 
been performed on weekends or in the evenings. 
 
Commissioner Schoenradt asked if the vacated portion of the alley would become part 
of the parking lot or part of the building.  Mr. Dorris confirmed that the vacated area 
would become part of the parking lot and landscaping. 
 
Commissioner Schoenradt asked if there would be any access from the alley to the 
Credit Union.  Rick Dorris pointed out that a portion of the vacated area would be used 



 

 

as landscaping and a bio-infiltration basin for stormwater maintenance and further 
stated that there would not be access from the alley to the Credit Union. 
 
Commissioner Schoenradt asked if there was another access off of Rood Avenue to the 
Credit Union.  Mr. Kanandra said there was but that it was difficult to get to the drive-up 
windows.  Mr. Dorris confirmed this. 
 
Commissioner Benoit asked what the projected timeframe was for the Main Street 
project.  Rick Dorris stated that June 9th was the contracted date for completion 
although this section of Main Street could be opened sooner. 
 
PUBLIC COMMENT 
Jim Cihlar, representative for Plaza Reprographics, stated that he wanted to make sure 
that Plaza Reprographics would not lose their alley access as it was a critical for their 
business.  Lisa Cox, Planning Manager, stated that the requested vacation did not affect 
that portion of the alley and therefore did not affect their access.  However, if that 
portion of the alley were to have a request to be vacated, that request would go through 
the same public process as what is being requested tonight.   The process would 
require public notification, a public hearing before the Planning Commission and a 
public hearing before the City Council for final determination. 
 
MOTION: (Vice-Chair Pavelka-Zarkesh) “On item VR-2009-254, I move we 
forward a recommendation of approval to the City Council on the request to 
vacate alley right-of-way with the findings of facts, conditions and conclusions 
included in the Staff Report.” 
 
Commissioner Benoit seconded the motion.  A vote was called and the motion passed 
unanimously by a vote of 7 - 0. 
 
7. Grand Valley Circulation Plan – Revised Plan 

Adoption of the Grand Valley Circulation Plan with proposed revisions. 
 
FILE #: PLN-2010-030 
PETITIONER: City of Grand Junction 
LOCATION: Comprehensive Plan Planning Area 
STAFF: Jody Kliska 
 

STAFF’S PRESENTATION 
Jody Kliska, City Transportation Engineer, Public Works and Planning Department, 
made a presentation regarding the Grand Valley Circulation Plan with proposed 
revisions.  Ms. Kliska identified the purpose of the Plan stating that changes to the Plan 
were based on future growth projections.  She further stated that the Plan would help 
facilitate development of land by providing a fair amount of certainty relating to 
circulation, connectivity and access.  Ms. Kliska stated that the Plan had been in 
existence since 1997 and was originally presented as the Major Street Plan.  It was 
adopted by the Planning Commission in 1998 and amended in 1999 and 2000.  She 



 

 

stated that the Plan was renamed the Grand Valley Circulation Plan in 2001 and that 
multiple revisions had been made since that time with the most prominent being the 
addition of the Pear Park Plan in 2004.  With the recent adoption of the Comprehensive 
Plan, Ms. Kliska felt that it was appropriate to bring forth the proposed revisions. 
 
Ms. Kliska stated that the City of Grand Junction was a home-rule city having the 
authority to make and adopt a plan for the physical development of streets within the 
boundaries and within three miles of the City’s boundaries.  She said that the 
Comprehensive Plan added about six square miles to the Urban Development Boundary 
adding new areas to the northwest and southeast.  She identified some of the major 
changes which included reclassifying H Road as a principle arterial; I Road as a major 
collector from 20 Road to 27 Road; and the addition of the Whitewater and Kannah 
Creek Plan.  She also identified a correction regarding a section of F ½ Road between 
25½ Road to 26 Road.  She further advised that Mesa County intended to take this plan 
forward after the adoption by the City Council.   
 
QUESTIONS 
Chairman Wall asked if Patterson/F Road would always be “red” at peak traffic times.  
Ms. Kliska confirmed that the situation would remain during peak hours.   
 
MOTION: (Commissioner Eslami) “Mr. Chairman, on item PLN-2010-030, I move 
we forward a recommendation of approval to the City Council a request to 
approve the Grand Valley Circulation Plan with the findings of facts and 
conclusions in the Staff Report.” 
 
Vice-Chair Pavelka-Zarkesh seconded the motion.  A vote was called and the motion 
passed unanimously by a vote of 7 - 0. 
 
General Discussion/Other Business 
None 
 
Nonscheduled Citizens and/or Visitors 
None 
 
Adjournment 
With no objection and no further business, the Planning Commission meeting was 
adjourned at 6:37 p.m. 
 
 



 

 

Attach 2 
Goose Downs Subdivision 

 
CITY OF GRAND JUNCTION MEETING DATE:  June 8, 2010 
PLANNING COMMISSION PRESENTER:  Lori V. Bowers 

 
AGENDA TOPIC:  Goose Downs Subdivision – PP-2008-245 
 
ACTIONS REQUESTED:  Approval of a Preliminary Subdivision Plan with an alternative 
phasing schedule and a recommendation to City Council on the requested Right-of-Way 
Vacation. 
 

BACKGROUND INFORMATION 

Location: 359 29-5/8 Road 

Applicants:  
Terry DeHerrera, owner; Ciavonne Roberts and 
Assoc. c/o Keith Ehlers, representative. 

Existing Land Use: Single family residential 

Proposed Land Use: 53 lot single-family residential subdivision 

Surrounding Land 
Use: 
 

North Vacant land 

South Agricultural 

East Single-family residential on large lots over 1 acre 

West Beswick Drain and gravel excavation 

Existing Zoning: R-4 (Residential, 4 units per acre) 

Proposed Zoning: N/A 

Surrounding Zoning: 
 

North 
R-8  (Residential 8 du/ac) and County RSF-R 
(Residential Single Family Rural) 

South County RSF-R (Residential Single Family Rural) 

East County RSF-R (Residential Single Family Rural) 

West R-R (Residential Rural 1 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 
Goose Downs Subdivision, 53 lots on 13.38 acres in an R-4 (Residential, 4 du/ac) zone 
district with an alternative phasing schedule and a request to vacate a portion of 29 5/8 
Road. 
 
 
RECOMMENDATION:  Approve the proposed Preliminary Subdivision Plan, with an 
alternative phasing schedule; and forward a recommendation of approval to City 
Council to vacate a portion of 29 5/8 Road. 



 

 

 
ANALYSIS 
 
1. Background 
The property was annexed into the City in February, 2008 as the DeHerrera 
Annexation.  Upon annexation into the City the property was zoned R-4 (Residential – 4 
units per acre).  This application was reviewed under the 2000 Zoning and Development 
Code, which was in place at the time the application was submitted.  The applicant 
proposes a phasing schedule for the project. 
 
The subject parcel is 13.26 acres in size and contains an existing home with a pond.  
The pond also extends to the southeast onto the Young property.  The existing house 
will be removed prior to platting of Phase 1; and the pond will be filled in prior to platting 
of Phase 4.  The Youngs [no apostrophe] have agreed in writing to allow the entire pond 
to be filled for development.  This agreement has been recorded with the Mesa County 
Clerk and Recorder and is attached. 
 
The proposed subdivision is bounded on the north by C 3/4 Road; on the west by the 
Beswick Drain, which is the future alignment of 29 1/2 Road; on the south by what is the 
alignment for C 1/2 Road; and on the east by 29 5/8 Road.  It is this portion of 29 5/8 
Road that is requested to be vacated. 
 
Density 
The overall density of the project is 3.96 units per acre, just under the maximum density 
of four dwelling units per acre allowed by the R-4 zoning district. 
 
Access 
Primary access is obtained from C 3/4 Road which will be constructed by the developer 
at the end of the existing improvements to 29 1/2 Road.  Via Sydney Way and Maria 
Street.  Karel Drive extends eastward for future access to 29 5/8 Road.  The existing 
curved road right-of-way for 29 5/8 Road is to be vacated and the applicant’s portion of 
the vacated right-of-way will be incorporated into Lots 1 through 12 and Tract E.  A 
waiver and Quit Claim has been prepared and signed by the owners of the smaller 
parcel owned by the Downs’.  It is developer’s intent to utilize the entire 29 5/8 right-o-
way area for the development of these future lots. 
 
The curved portion of 29 5/8 Road was dedicated to the County when Mr. DeHerrera 
split a small parcel off to sell to the Downs (374 29 5/8 Road).  The County required the 
dedication to maintain access to properties to the south and east and to create a natural 
separation for the land split.  This section of roadway does not follow the Grand Valley 
Circulation Plan nor the Pear Park Plan.  The dedication surrounded the triangularly 
shaped Downs parcel on all three sides with not as yet constructed right-of-way. 
 
If approved, the vacation of this portion of right-of-way will not become effective until the 
Final Plat for Phase 1 of the subdivision is recorded and alternative access to adjacent / 
nearby properties is provided by the developer.  The timing of the road construction, the 



 

 

vacation of the 29 5/8 Road, and the recording of Phase 1 of the subdivision, is critical 
because several properties to the east currently utilize and rely upon this portion of 29 
5/8 Road to access their property. 
 
Road Design 
All streets interior to the subdivision will be dedicated to the public and will be 
constructed to City standards.  C 3/4 Road, the remainder of 29 5/8 Road and C 1/2 
Road were not annexed as part of this development and will remain undeveloped and in 
the County at this time.  Subdivision streets will have curb, gutter and sidewalk placed 
on both sides.  Only curb, gutter and sidewalk will be placed on the west side of 29 5/8 
Road, adjacent to the subdivision, and along the south side of C 3/4 Road. 
 
The Transportation Map and the Pear Park Plan call for Minor Collector classification of 
29 1/2 Road, this is the west boundary of the site; C 3/4 Road, which is the north 
boundary, is shown as a proposed Major Collector; and C 1/2 Road, which is the south 
boundary is shown as a Minor Collector.  C 1/2 Road and 29 1/2 Road will not be 
improved by the developer of this Subdivision; rather, improvement of these roads will 
be addressed by the City utilizing the TCP program, as deemed necessary by the City. 
 
Open Space / Park 
The Beswick Drain runs parallel to the 29 1/2 Road alignment.  The Pear Park Plan and 
the Urban Trails Master Plan show an off-street trail in this area.  The Subdivision 
includes a tract 20 feet wide (Tract B) along the west boundary.  This tract will also be 
landscaped so as to serve as the required landscape strip along the future 29 1/2 Road 
over the Beswick Drain.  Tract A will, in addition to other uses described below, will 
provide access to the proposed off-street trail, which the developer will be required to 
construct in this area. 
 
Lot Layout 
There are 53 single family lots and several tracts in the proposed subdivision.  Tract A 
will serve as a water quality detention basin and as access to the urban trail along the 
Beswick Drain and/or future 29 ½ Road.  Tract B will serve as the required landscaping 
buffer against the future 29 1/2 Road.  Tracts C and D serve the same purpose as Tract 
B, along C 1/2 Road.  Tract E provides a 20-foot access easement for the benefit of the 
Downs property.  A ten-foot irrigation easement benefitting __[?]_____crosses 
proposed Lot 6, Block 4.  A concrete ditch extends along the southern most part of the 
property and forms part of Tracts C and D. 
 
Landscaping 
All tracts must be landscaped and maintained by an HOA.  The applicants state that 
there is no irrigation water available at this site.  The Zoning and Development Code 
states that non-potable irrigation water shall be used unless the Director allows the use 
of potable water.  City staff has suggested that the applicant purchase shares of 
irrigation water for landscaping purposes.  There is irrigation water in the area, but it has 
not been determined if shares are available.  *If it is a suggestion that irrigation water be 
purchased, if it cannot, will the Director allow use of potable water? 



 

 

 
Phasing 
The applicants have proposed an alternative phasing schedule for this project.  A copy 
of their request and plan is attached for your review.  Phase 1 is proposed to be platted 
within 5 years of approval of the preliminary subdivision plan, with a one- time 
opportunity for a one year extension.  Phase 2 is to be platted within one year of Phase 
1; Phase 3, to be platted within one year of Phase 2; and Phase 4, to be platted within 
one year of Phase 3.  Section 2.3 B.13.b. allows the Planning Commission to approve a 
development phasing schedule for greater than one (1) year but not more than ten (10) 
years.  The proposed phasing schedule allows for completion of the project within ten 
(10) years and so complies with the Code’s phasing provisions. 
 
Certain improvements will be required with certain phases of the development.  Phase 1 
cannot be platted until the construction of Sydney Way to Karel Drive, and all of Karel 
Drive are completed, and the existing house has been removed.  The Ordinance 
vacating 29 5/8 Road will be recorded just prior to the Final Plat being recorded for 
Phase 1.  The pond will need to be filled and compacted prior to the Final Plat being 
recorded for Phase 4. 
 
2. Section 2.8.B.2 of the Zoning and Development Code 
 
A preliminary subdivision plan must comply with the purposes of Section 2.8 and with all 
of the following criteria: 
 

a. The Comprehensive Plan, Grand Valley Circulation Plan, Urban Trails Plan 
and other adopted plans. 
 
The goals of the Comprehensive Plan have been met with Goal 3:  The 
Comprehensive Plan will create ordered and balanced growth and spread 
future growth throughout the community. 
 
The Grand Valley Circulation Plan and the Pear Park Local Street Plan show 
future street connections in this area which are accomplished with this plan.  
The Urban Trails Plan shows a drainage way path along the Beswick Drain, 
which is also accommodated by this plan. 
Since the property is over five acres in size, reference to the Mineral 
Resources Map for this area was reviewed.  The property is identified on the 
resources map, in the Pear Park Neighborhood Plan, as a potential gravel 
resource.  There is an existing gravel operation to the west of this site, across 
the Beswick Drain.  [So is it fair to say, then, that residential use may not be 
the optimal use of the property?  What conclusions do you draw from this 
reference to the Mineral Resources Map?] 
 

b. The Zoning standards contained in Chapter Three. 
 



 

 

Goose Downs Subdivision meets the standards contained in Chapter Three.  
All lots meet the minimum lot size area of 8,000 square feet by utilizing 
Section 3.2.B.3, which allows for the minimum lot size to be reduced by the 
Director on all lots that abut a landscaped “tract” required by the Code.  
[delete space here. . . . . . ]  Nine of the lots along the western most boundary 
are taking advantage of this section of the Code.  The lots range in size from 
17,016 square feet to 6,750 square feet. 
 
The Planning Commission may vary the minimum lot width of 75 feet, for 
irregularly shaped lots, pursuant to Section 3.2.C.2.  These lots are generally 
on a curve where it is difficult to meet the minimum density requirement when 
75 feet of lot frontage is required.  *These lots need to be identified. 
 
All setbacks of the R-4 Zone District will apply to this subdivision.  These 
setbacks can be met on all proposed lots. 
 

c. Other standards and requirements of this Code and all other City policies and 
regulations. 
 
Proof of the formation of a Homeowners Association will be required prior to 
the final plat being recorded.  All common areas and Tracts will be granted by 
the applicant to that HOA to ensure maintenance and continuous use for the 
purposes for which they are designated. 
 

d. Adequate public facilities and services will be available concurrent with the 
subdivision. 
 
Utilities exist in close proximity to the site within adjacent right-of-way.  A 12-
inch Ute Water line and an 18-inch sanitary sewer line exists in the C 3/4 
Road right-of-way.  A 1 1/2-inch Ute water line exists in the portion of 29 5/8 
Road along the west boundary of the site.  An 8-inch sanitary sewer line 
exists in the portion of 29 5/8 Road along the east boundary of the site and 
within the C 1/2 Road right-of-way at the south end the site. 
 

e. The project will have little or no adverse or negative impacts upon the natural 
or social environment. 
 
The proposed subdivision will improve the street access to and through 
properties in the area of the subdivision.  There are roads adjacent to the 
proposed subdivision that are still in the County and are not improved; 
however, staff does not anticipate that this creates any adverse or negative 
impact to the natural and social environment of the area. 
 

f. Compatibility with existing and proposed development on adjacent properties. 
 



 

 

The parcel to the north is in agricultural production, as is the parcel directly 
south.  To the east are single family residences on large lots.  To the west is 
the Beswick Drain and just over the Drain is a gravel mining operation.  
Compatibility exists by providing residential housing in an area zoned for 
residential purposes. 
 

g. Adjacent agricultural property and land uses will not be harmed. 
 
There are agricultural properties and uses near the subject parcel.  There is 
no direct access provided to or through the proposed subdivision that will 
negatively affect the existing agricultural uses.  No other adverse affects on 
adjacent agriculture land are anticipated. 
 

h. Is neither piecemeal development nor premature development of agricultural 
land or other unique areas. 
 
The subject parcel has not been in agricultural production for some time.  The 
property was annexed in 2008 due to the requirements of the Persigo 
Agreement.  Since utilities exist in the area, and there is residential property 
to the east, staff has determined that residential development of this site is 
not premature. 
 

i. There is adequate land to dedicate for provision of public services. 
 
Adequate land has been dedicated for public services.  The City’s standard 
fourteen foot multi-purpose easements have been shown on the preliminary 
plan and  these will be adequate for the extension of required services 
throughout the subdivision. 
 

j. This project will not cause an undue burden on the City for maintenance or 
improvement of land and/or facilities. 
 
All Tracts will be dedicated to the Home Owners Association for maintenance.  
All streets will be built to City standards, thereby mitigating the future cost of 
maintenance by the City. 
 

3. Section 2.11.C of the Zoning and Development Code 
 
The vacation of the 29 5/8 Road right-of-way shall conform to the following: 
 

a. The Comprehensive Plan, Grand Valley Circulation Plan, and other 
adopted plans and policies of the City. 
 
The Comprehensive Plan’s Goal 9, which is to “Develop a well-balanced 
transportation system that supports automobile, local  transit, pedestrian, 
bicycle, air, and freight movement while  protecting air, water and natural 



 

 

resources.” is met, as it helps to implement the Grand Valley Circulation 
Plan and the Pear Park neighborhood Plan.  By vacating the curved 
portion of 29 5/8 Road, and dedicating new right-of-way in a  more 
sensible location, it will help bring the site into better conformance with 
these Plans and policies of the City. 
 

b. No parcel shall be landlocked as a result of the vacation. 
 
With the dedication and construction of additional right-of-way as required 
by the City and as proposed by the developer, no parcel will be landlocked 
as a result of the right-of-way 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 of the affected property owners as the 
developer will be required to construct sufficient new access prior to 
vacating 29 5/8 Road.  It is conditioned within the Ordinance approving the 
vacation that the new right-of-way construction  will be completed prior to 
the recording of the Ordinance vacating that portion of 29 5/8 Road, which 
will be prior to the Final Plat for Phase 1 being recorded. 
 

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 partial vacation of 29 5/8 Road will not affect the health, safety and/or 
welfare of the community.  All public facilities and services will continue to 
be provided to all properties. 
 

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. 
 
Adequate public facilities and services will not be inhibited to any property 
by the vacation of the right-of-way.  All services should be accessible 
during construction of the new access to 29 5/8 Road 
 

f. The proposal shall provide benefits to the City such as reduced 
maintenance requirements, improved traffic circulation, etc. 
 
The newly constructed right-of-way will be built to City standards, and 
inspected prior to the City’s acceptance; therefore reducing future 
maintenance costs.  Pedestrian circulation will be improved as sidewalks 



 

 

will be installed, and the new right-of-way and alignment of 29 5/8 Road 
will comply with the Transportation Plan and the Pear Park Plan. 

 
 
FINDINGS OF FACT / CONCLUSIONS / CONDITIONS 
 
After reviewing the Goose Downs application, PP-2008-245, for Preliminary Subdivision 
Plan approval, approval of an alternative phasing schedule and recommendation to City 
council on the vacation of a portion of 29 5/8 Road, I make the following findings of fact, 
conclusions and conditions: 
 

1. The proposed Preliminary Subdivision Plan is consistent with the goals and 
policies of the Comprehensive 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. The Preliminary Subdivision Plan is consistent with the goals and policies of 
the Pear Park Plan. 
 

4. The requested right-of-way vacation is consistent with the goals and policies 
of the Comprehensive Plan. 
 

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

6. The proposed phasing schedule is adequate, with the following conditions: 
 
Phase 1 shall be platted within 5 years of approval of the preliminary 
subdivision plan, with a one-time opportunity for a one year extension.  Phase 
2 shall be platted within one year of Phase 1; Phase 3, within one year of 
Phase 2; and Phase 4, within one year of Phase 3. 
 
Developer shall dedicate and construct sufficient new access prior to the 
recording of the ordinance vacating 29 5/8 Road. 
 
Construction of Sydney Way to Karel Drive, and all of Karel Drive, must be 
constructed to completion prior to recording of the plat for Phase 1. 
 
The existing house must be demolished and/or removed prior to recording of 
the plat for Phase 1. 
 
The Ordinance vacating 29 5/8 Road will be recorded just prior to the Final 
Plat being recorded for Phase 1. 
 



 

 

The pond will need to be filled and compacted prior to the Final Plat being 
recorded for Phase 4. 
 

STAFF RECOMMENDATION: 
 
I recommend that the Planning Commission approve the proposed Goose Downs 
Preliminary Subdivision Plan, and alternative phasing schedule, file number PP-2008-
245, with the findings of fact, conclusions and conditions listed above.  
 
I recommend that the Planning Commission forward a recommendation of approval of 
the requested right-of-way vacation, file number PP-2008-245, to the City Council with 
the findings of fact, conclusions and conditions listed above.  
 
RECOMMENDED PLANNING COMMISSION MOTION: 
 
Mr. Chairman, I move that we approve the Preliminary Subdivision Plan for Goose 
Downs, file number PP-2008-245, with the findings of fact, conclusions and conditions 
listed in the staff report. 
 
Mr. Chairman, on item PP-2008-245, I move we forward a recommendation of approval 
to the City Council on the request to vacate a portion of 29 5/8 Road with the findings of 
fact, conclusions and conditions listed in the staff report. 
 
Attachments: 
Site Location Map / Aerial Photo Map 
Comprehensive Plan Map / Existing City and County Zoning Map 
Blended Residential Map / 29 5/8 Road ROW to be vacated 
Preliminary Subdivision Plan 
Phasing request 
Phasing Plan 
Vacation Exhibit 
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Existing City and County Zoning Map 
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NOTE:  Mesa County is currently in the process of updating their zoning map. Please contact Mesa County 
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Attach 3 
Gentleman’s Club 
 
CITY OF GRAND JUNCTION MEETING DATE:  June 8, 2010 
PLANNING COMMISSION STAFF PRESENTATION:  Senta L. Costello 

 
AGENDA TOPIC:  Gentleman’s Club Conditional Use Permit – CUP-2010-050 
 
ACTION REQUESTED:  Approval of a Conditional Use Permit (CUP) 
 
 

BACKGROUND INFORMATION 

Location: 2256 Colex Drive 

Applicants:  
Owner: Kevin Eardley 
Representative: Design Specialists, PC – Rob Rowlands 

Existing Land Use: Vacant 

Proposed Land Use: Bar/Nightclub; Office/Warehouse 

Surrounding Land 
Use: 
 

North Vacant / Industrial 

South Western Slope Ford 

East Non-Conforming Residential 

West Vacant / Industrial 

Existing Zoning: I-1 (Light Industrial) 

Proposed Zoning: I-1 (Light Industrial) 

Surrounding Zoning: 
 

North I-1 (Light Industrial) 

South C-2 (General Commercial) 

East I-1 (Light Industrial) 

West I-1 (Light Industrial) 

Comprehensive Plan 
Designation: 

Commercial/Industrial 

Zoning within density range? X Yes  No 

 
 
PROJECT DESCRIPTION:  Applicant is requesting approval of a Conditional Use 
Permit to change the hours of operation under an approved Conditional Use Permit for 
a Bar/Nightclub in an I-1 (Light Industrial) zone district. 
 
 
RECOMMENDATION:  Approval of the Conditional Use Permit 
 

Formatted: Tab stops:  6.5", Right



 

 

ANALYSIS 
 

1. Background 
 

The property under consideration was annexed in 1992 (Grand Junction West 
Annexation) and is part of the High Desert Commercial Park Subdivision recorded in 
2006.  On November 25, 2009, the Planning Commission approved a Conditional Use 
Permit to allow a bar/nightclub which was to be operated between the hours of 5:00 
p.m. and 2:00 a.m. 
 

The applicant is requesting to change the Club’s hours of operation from the 5 p.m. – 2 
a.m. approval granted in April 2009 to 11 a.m. -2 a.m. 
 

3. Section 21.02.110 of the Zoning and Development Code 
 

To obtain a Conditional Use Permit, the Application must demonstrate that the proposed 
development will comply with the following: 
 

a. All applicable site plan review criteria in Section 21.02.070(g) and 
conformance with Submittal Standards for Improvements and Development, 
Transportation Engineering Design Standards, and Stormwater Management 
Manual manuals; 
 
Section 21.02.070(g) 
 
1) Adopted plans and policies such as the Comprehensive Plan, applicable 

corridor or neighborhood plans, the major street plan, trails plan and the 
parks plan 
 
The proposal is consistent with the goals and policies of the 
Comprehensive Plan.  The area does not have other applicable 
neighborhood or corridor plans associated with it and the street plan and 
trails plan requirements were addressed with the subdivision. 
 

2) Conditions of any prior approvals 
 
The required subdivision improvements have been completed and 
accepted.  The improvements required with the Site Plan Review approval 
are currently under construction.  No requirements for the project have 
changed, only requested hours of operation. 
 

3) Public facilities and utilities shall 
be available concurrent with the Development. 
 
All public facilities and utilities were installed with the construction of the 
subdivision. 

4) Received all applicable local, state and federal permits. 



 

 

 
All required stormwater and construction permits were issued with the 
approval of the original Conditional Use Permit and Site Plan Review.  The 
hours of operation does not affect any of the requirements or conditions of 
the permits. 
 

b. The underlying zoning districts standards established in GJMC Section 21.03, 
except density when the application is pursuant to Section 21.08.020(c); 
 
The I-1 zone district standards of Section 21.03 have been met. 
 

c. The use-specific standards established in GJMC Section 21.04.030; 
 
The use specific standards of Section 21.04.030 have been met.  This 
Section does not have specific standards regarding hours of operation. 
 

d. Other uses complementary to, and supportive of, the proposed project shall 
be available including, but not limited to: schools, parks, hospitals, business 
and commercial facilities, and transportation facilities. 
 
This area offers many complementary and supportive uses including multiple 
office/warehouse and manufacturing facilities. 
 

FINDINGS OF FACT and CONCLUSIONS 
 

After reviewing the Bar/Nightclub application, CUP-2010-050 for a Conditional Use 
Permit, I make the following findings of fact and conclusions: 
 

7. The requested Conditional Use Permit is consistent with the goals and 
policies of the Comprehensive Plan. 
 

8. The review criteria in Section 21.02.110 of the Grand Junction Municipal 
Code have all been met. 

 

STAFF RECOMMENDATION: 
 

I recommend that the Planning Commission approve the requested Conditional Use 
Permit, CUP-2010-050 with the findings of fact and conclusions listed above. 
 

RECOMMENDED PLANNING COMMISSION MOTION: 
 

Mr. Chairman, on Gentleman’s Club Conditional Use Permit, CUP-2010-050 I move that 
the Planning Commission approve the Conditional Use Permit with the findings of fact 
and conclusions listed in the staff report. 
 

Attachments: 
 

Site Location Map / Aerial Photo Map 
Comprehensive Plan Map / Existing City Zoning Map 
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Attach 4 
Baker Hughes Explosive 
 
CITY OF GRAND JUNCTION MEETING DATE:  June 8, 2010 
PLANNING COMMISSION STAFF PRESENTATION:  Brian Rusche 

 
 
AGENDA TOPIC:  Baker Hughes – CUP-2010-034 
 
 
ACTION REQUESTED:  Approval of a Conditional Use Permit (CUP) 
 
 

BACKGROUND INFORMATION 

Location: 842 21 ½ Road – Building B 

Applicants:  
Owners: Knight & Durmas Properties, LLC 
Representatives: Todd Carstairs w/ Baker Hughes 

Existing Land Use: Vacant Building 

Proposed Land Use: 
Office/Warehouse and Storage for Explosive and 
Hazardous Material 

Surrounding Land 
Use: 
 

North Industrial 

South Industrial 

East Vacant 

West Industrial 

Existing Zoning: I-I (Light Industrial) 

Proposed Zoning: N/A 

Surrounding Zoning: 
 

North County PUD (Planned Unit Development) 

South County PUD (Planned Unit Development) 

East I-1 (Light Industrial) 

West I-1 (Light Industrial) 

Comprehensive Plan 
Designation: 

Commercial Industrial (15 jobs/acre) 

Zoning within density range? N/A Yes  No 

 
 
PROJECT DESCRIPTION:  Request approval for a Conditional Use Permit to allow the 
storage of explosive and hazardous material in an I-I (Light Industrial) zone. 
 
 
RECOMMENDATION:  Recommend approval of the Conditional Use Permit. 
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ANALYSIS 
 
1. Background 
 
The property, 842 21 ½ Road, was first platted in 1982 as Lot 4 of the Riverview 
Commercial Subdivision.  In 2007 the property was annexed to the City of Grand Junction.  
The property has two buildings, Building A and Building B.  Building A was built in 2008 
and is currently leased.  Building B was approved as a 10,000 square foot 
office/warehouse on December 2, 2008 (MSP-2008-311).  The construction of the building 
included parking and landscaping.  In June 2009, the building was issued a Certificate of 
Occupancy.  Since that time the building has been vacant until leased by Baker Hughes, 
who has been remodeling the interior of the building for their use. 
 
The building will be used as an operational and maintenance service center for Baker Atlas 
Wireline, an operating unit of Baker Hughes Inc.  This business will store radioactive 
resources utilized onsite for calibration of equipment and off-site for geological evaluation 
of drilling sites for natural resources.  In addition, the existing building will house up to 50 
lbs. of explosives; explosives in excess of 50 lbs. will be stored in a proposed bunker 
located elsewhere (as described herein) on the site.  The explosives are used in the 
completion phase of oil and gas well development.  In addition, a portion of the existing 
building will be utilized for a “gun” loading operation. 
 
The building will contain a sprinkler system as required by Fire Code.  The specifications 
for the bunker and explosives magazines are outlined in the General Project Report.  The 
location of the bunker will meet minimum federal requirements for distance to adjacent 
structures.  The Applicant proposes an 84 square foot flush wall sign on the building, which 
meets the criteria of Section 4.2.G. 
 
Because this application was submitted prior to adoption of the 2010 Zoning and 
Development Code, this request is being reviewed under the 2000 Zoning and 
Development Code.  Table 3.5 – Use/Zone Matrix of the 2000 Zoning and Development 
Code states that any use deemed “Other Industrial Services”, which includes the storage 
of hazardous materials and explosives, must obtain a Conditional Use Permit in an I-1 
(Light Industrial) zone district to be in conformance with City regulations.  All existing 
infrastructure currently meets the Zoning and Development Code regulations. 
 
2. Section 2.13.C of the Zoning and Development Code 
 
Requests for a Conditional Use Permit must demonstrate that the proposed use will 
comply with all of the following: 
 

a. All applicable site plan review criteria in Section 2.2.D.4 of the Zoning and 
Development Code and with the SSID, TEDS and SWMM Manuals. 
 
Section 2.2.D.4 
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1) Adopted plans and policies such as the Growth Plan, applicable 
corridor or neighborhood plans, the major street plan, trails plan and 
the parks plan 
 
This particular site is in a subdivision developed for office/warehouse 
and storage for industrial uses. The property is surrounded by other 
commercial and industrial uses.  The proposed use is consistent with 
the Comprehensive Plan designation of Commercial-Industrial.  This 
request also meets the standards of the H Road/Northwest Area Plan. 
 

2) Conditions of any prior approvals 
 
There are no previous conditions of approval for this particular site. 
 

3) Other Code requirements including rules of the zoning district, 
applicable use specific standards of Chapter Three of the Zoning and 
Development Code and the design and improvement standards of 
Chapter Six of the Code. 
 
The proposal meets the specific bulk standards of Chapter Three and 
the improvement requirements of Chapter Six of the Zoning and 
Development Code. 
 
The southeast corner of the property is designated as a 100 year 
floodplain, due to the design of the drainage swale.  The outdoor 
bunker shall be located outside the floodplain. 
 

4) Quality site design practices 
 
The site is developed and landscaping, screening, signage and 
parking requirements are in compliance with applicable design 
standards. 
 

SSID Manual 
 
Applicant has provided documents and drawings that meet the standards 
and requirements of the SSID (Submittal Standards for Improvements and 
Development) Manual. 
 
TEDS Manual 
 
Requirements of the TEDS (Transportation Engineering Design) Manual 
have been met.  Existing accesses are in place and no TEDS Exceptions 
were required or submitted. 
 
SWMM Manual 
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The proposal meets the standards set forth in the SWMM (Stormwater 
Management Manual) Manual.  Appropriate State and City permits were 
obtained when the building was constructed. 
 

b. The underlying zoning district’s standards established in Chapter Three of the 
Zoning and Development Code 
 

The property meets the standards of Table 3.5 Use/Zone Matrix upon 
approval of the Conditional Use Permit and the project complies with the I-1 
(Light Industrial) zone district standards. 
 

c. The use-specific standards established in Chapters Three and Four of the 
Zoning and Development Code 
 

The proposal complies with the requirements of the applicable sections of 
Chapters Three and Four that relate to office/warehouse and bulk storage of 
hazardous material in an I-1 (Light Industrial) zone district. 
 

d. Other uses complementary to, and supportive of, the proposed project shall be 
available including, but not limited to, schools, parks, hospitals, business and 
commercial facilities, and transportation facilities. 
 

The site is accessed by 21 ½ Road, designated as a Major Collector serving 
several industrial businesses. 
 

e. Compatibility with and protection of neighboring properties through measures 
such as: 
 

1) Protection of privacy 
 
There are no adjacent residential properties.  The site is fenced with chain-
link to provide security for the facility.  The bunker will not be visible from the 
public roadway. 
 
2) Protection of use and enjoyment 
 
The site layout provides efficient access, adequate internal traffic circulation 
and appropriate screening as required by City regulations protecting the use 
of adjoining properties.  The building will also contain an inspected and 
approved fire sprinkler system to ensure fire safety. 
 
3) Compatible design and integration 

 
The building has been designed to be integrated in with the surrounding 
Industrial uses.  The bunker will be located east of the building and 
approximately 50 feet south of the north property line, as shown on the site 
plan. 
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FINDINGS OF FACT/CONCLUSIONS/CONDITIONS 
 
After reviewing the Conditional Use Permit application, CUP-2010-034, the following 
findings of fact, conclusions and conditions have been made: 
 

1. The requested Conditional Use Permit is consistent with the goals and policies 
of the Comprehensive Plan. 
 

2. The review criteria in Section 2.13.C of the Zoning and Development Code have 
been met. 
 

3. Approval of the project being conditioned upon: 
The final location and design of the outside storage bunker will be subject to 
approval by staff prior to construction and/or installation. 

 
STAFF RECOMMENDATION: 
 
I recommend approval of the requested Conditional Use Permit, with the findings of fact, 
conclusions and conditions listed above. 
 
RECOMMENDED PLANNING COMMISSION MOTION: 
 
Mr. Chairman, on Conditional Use Permit, CUP-2010-034, I move that we approve the 
Conditional Use Permit, with the findings of fact, conclusions and conditions listed in the 
staff report. 
 
Attachments: 
 
Figure 1:  Site Location Map  
Figure 2:  Aerial Photo Map 
Figure 3:  Comprehensive Plan Map  
Figure 4:  Existing City and County Zoning Map 
Figure 5:  Site Plan 
Figure 6:  Signage Plan 
Figure 7:  General Project Report 
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Comprehensive Plan Map 

Figure 3 
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Figure 5:  Site Plan 
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Figure 6:  Signage Plan 

 
 
 

Figure 7:  General Project Report 
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Attach 5 
Schooley-Weaver Partnership 
 
CITY OF GRAND JUNCTION MEETING DATE:  June 8, 2010 
PLANNING COMMISSION PRESENTER:  Brian Rusche 

 
AGENDA TOPIC:  Schooley-Weaver Partnership Conditional Use Permit – CUP-2010-008 
 
ACTION REQUESTED:  Approval of a Conditional Use Permit (CUP) 
 
 

BACKGROUND INFORMATION 

Location: 104 29 ¾ Road 

Applicants:  
Schooley-Weaver Partnership - Owner 
Vortex Engineering - Representative 

Existing Land Use: Vacant 

Proposed Land Use: Gravel Extraction 

Surrounding Land 
Use: 
 

North Residential 

South Gravel Extraction 

East Residential and Vacant 

West Residential / Commercial (Trucking Business) 

Existing Zoning: R-R (Residential Rural – 1 du/ 5ac) 

Proposed Zoning: Same 

Surrounding Zoning: 
 

North County RSF-R (Residential Single Family Rural) 

South County AFT (Agriculture/Forestry/Transitional) 

East 
County RSF-R (Residential Single Family Rural) 
County AFT (Agriculture/Forestry/Transitional) 

West 
County RSF-R (Residential Single Family Rural) 
County PUD (Planned Unit Development) 

Future Land Use Designation: Rural (5 – 10 ac / du) 

Zoning within density range? X Yes  No 

 
 
PROJECT DESCRIPTION:  A request for approval of a Conditional Use Permit to allow a 
gravel extraction facility in an R-R (Residential Rural) zone district in accordance with 
Table 3.5 of the 2000 Zoning and Development Code. 
 
 
RECOMMENDATION:  Approval of the Conditional Use Permit 
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ANALYSIS: 
 
1. Background 
 
The subject property was annexed in 2004 as the Fisher Annexation and zoned R-R 
(Residential Rural).  The property consists of 16 acres, with a topography that rises 
approximately 100 feet above the Orchard Mesa Canal #2.  Across the canal, north of the 
subject property is a residential neighborhood.  Along 29 ¾ Road west of the site are three 
residences.  Also along 29 ¾ Road is an existing construction and trucking operation on 
approximately 20 acres.  An existing gravel extraction operation is located approximately 
600 feet south of the subject property (approved by Mesa County in 1994).  The primary 
access onto the subject property is from 29 ¾ Road, which terminates at the southern 
edge of the subject site.  This road previously continued south and east through private 
property and the Mesa County Landfill, but this road has been closed by the County. 
 
The applicant is requesting a Conditional Use Permit to operate a gravel extraction facility 
at this location.  The intent is to remove material from the site over a five (5) year period 
with no onsite processing.  Access to US Highway 50 has been granted for three (3) years, 
subject to construction of improvements for traffic flow.  These improvements include 
extended acceleration/deceleration lanes, with appropriate turning radii and asphalt 
overlay, if necessary.  A maximum of 300 trips per day would be generated by the use, 
according to the traffic study.  All truck traffic would use 29 ¾ Road, which has been 
evaluated by a geotechnical consulting firm and found suitable in strength for the proposed 
level of traffic.  This roadway has two travel lanes, twelve (12) feet wide each way and is 
currently maintained by Mesa County.  Mesa County has provided comments, which are 
attached, relative to the use of this road as well as other alternative access points.  The 
applicant considered other accesses to and from the site but deemed these not to be 
viable alternatives, either because the roads did not meet standards or required crossing 
of private property.  Since 29 ¾ Road is located within the Persigo 201 boundary, it will 
ultimately be incorporated into the City street network.  The standards for gravel extraction 
facilities provide for improvements and maintenance of designated haul routes, as deemed 
necessary by the Public Works Director. 
 
The applicant proposes to mine approximately 7.63 acres of the total 16 acres of property.  
The proposal reflects the requirement for a minimum separation from existing residences 
and the Orchard Mesa Canal #2, as well as the finished grade necessary for reclamation. 
 
Landscaping buffers are proposed along 29 ¾ Road, along the Canal, and at the northeast 
corner of the property.  These buffers are designed by a Landscape Architect to help 
mitigate some of the visual effects of the proposed gravel extraction operation by providing 
groupings of plants visible from the rear yards of the adjacent residences.  An exhibit has 
been provided showing view cross sections and approximate sight lines from three 
different residential sites surrounding the operation.  Given the difference in terrain 
between the residences, all but three of which sit below the canal, the existing elevation of 
the property, which rises approximately 100 feet from the property line to the peak, and the 
proposed final elevations, which will be reduced by 75 to 90 feet, it is not feasible to create 
a buffer that will completely “hide” the proposed operation. 
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2. Section 2.13.C of the 2000 Zoning and Development Code 
 
This project is being reviewed under the 2000 Zoning and Development Code, which was 
in place at the time of application, pursuant to Section 21.01.120(b) of the Municipal Code. 
 
Requests for a Conditional Use Permit must demonstrate that the proposed development 
will comply with all of the following: 
 

a. All applicable site plan review criteria in Section 2.2.D.4 of the Zoning and 
Development Code and with the SSID, TEDS and SWMM Manuals. 
 
Section 2.2.D.4 

1. Adopted plans and policies such as the Comprehensive Plan, 
applicable corridor or neighborhood plans, the major street plan, trails 
plan and the parks plans 
 
The site is currently zoned R-R (Residential Rural) with the 
Comprehensive Plan Future Land Use Map identifying this area as 
Rural (5-10 ac/du).  The Residential Blended Map identifies this site 
as Residential Low Density (Rural to 5 du/ac).  As gravel extraction is 
allowed, through approval of a CUP, the proposed use is in 
compliance with the adopted plans and policies of the Comprehensive 
Plan.  The proposal is in compliance with zoning policies which require 
a gravel extraction operation to obtain a Conditional Use Permit.  
There is no applicable neighborhood plan. 
 

2. Conditions of any prior approvals 
 
There are no prior approvals on the site. 
 

3. Other Code requirements including rules of the zoning district, 
applicable use specific standards of Chapter Three of the Zoning and 
Development Code and the design and improvement standards of 
Chapter Six of the Code 
 
Landscaping along the perimeter of the operation will be provided 
according to the attached landscaping plan, in accordance with 
Chapter Six. 
 

4. Quality site design practices 
 
The proposal has been reviewed by staff for quality design.  The 
proposed access, screening, phasing, and reclamation have been 
found to be consistent with adopted standards and address the site’s 
inherent constraints, which include the existing topography, the 
proximity of residences, the existing canal, the boundaries of the 
property, and the underlying geology.  The request meets all minimum 
requirements and standards contained within SSID (Submittal 
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Standards for Improvements and Development), TEDS 
(Transportation Engineering Design Standards) and SWMM 
(Stormwater Management Manual). 
 

b. The underlying zoning district’s standards established in Chapter Three of 
the Zoning and Development Code 
 
The proposed project is in conformance with Table 3.5 (Use Matrix – 2000 
Zoning and Development Code), which requires a Conditional Use Permit for 
a mining operation in an R-R (Residential Rural) Zone District. 
 

c. The use-specific standards established in Chapters Three and Four of the 
Zoning and Development Code 
 
Section 4.3.K states the specific standards associated with Mineral 
Extraction.  The proposed excavation area exceeds the minimum 125 foot 
setback from existing residences by at least 75 feet.  Landscaping buffers, as 
discussed in the background of this report, meet the requirement for 
operations adjacent to residential uses.  The hours of operation, which by 
Code are 6 am to 6 pm, are proposed to be more restrictive as the applicant 
will not be conducting work on weekends.  All State and Federal Permits will 
be obtained and the applicant is required to provide proof thereof to the City 
prior to commencement of operations. 
 
The applicant has addressed the site standards specified under Section 
4.3.K within the revised General Project Report, which is attached and 
incorporated herein by this reference. 
 

d. Other uses complementary to, and supportive of, the proposed project shall 
be available including, but not limited to, schools, parks, hospitals, business 
and commercial facilities, and transportation facilities. 
 
An existing Gravel Extraction Facility, which includes material processing, is 
located to the south of the subject property; however, the two properties do 
not share common access and the Applicant has been unable to reach any 
mutual agreement(s) regarding shared use of the former landfill road, which 
was closed at the edge of the subject property by Mesa County and crosses 
the private property owned by the Ducrays.  In addition, a construction and 
trucking facility utilizes 29 ¾ Road, which provides direct access to US 
Highway 50 and the rest of the Grand Valley. 
 
The adjacent residential neighborhood sits significantly lower in elevation 
than the proposed operation, making any sort of material extraction 
noticeable.  However, the applicant anticipates that all of the material that 
can be removed, given the regulatory constraints, will be removed within five 
(5) years, allowing the property to be reclaimed.  The applicant reserves, 
however, the right to request an extension of time after five years to continue 
the operation (see below) without requirement of a new Conditional Use 
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Permit.  During the operation, the applicant will be required to maintain the 
landscaping, provide noise and dust control, stormwater management, and 
other site upkeep practices, similar to those required for a construction site.  
These standards are spelled out in the Zoning and Development Code 
(landscaping), the Municipal Code (noise ordinance) and the SWMM 
(Stormwater Management Manual). 
 

e. Compatibility with and protection of neighboring properties through measures 
such as: 
 

1. Protection of privacy 
 

Proposed grades will be sloped into the site as the material is 
removed, according to the applicant.  The landscaping around the site, 
along with the elevation cross section, including with this report, 
demonstrate the applicant’s privacy mitigation proposals. 

 
2. Protection of use and enjoyment 

 
Hours of operation will be limited to 6am to 6pm on weekdays only.  
No on-site crushing or processing will take place. 
 
There are mechanisms already in place within the City, as well as with 
outside agencies, for handling complaints about the proposed 
operation, depending on the nature of the complaint.  These agencies 
include City Code Enforcement and the 5-2-1 Drainage Authority. 
 
3. Compatible design and integration 

 
The entrance to the site will be asphalted and gated.  As the material 
is removed, the slopes will be graded inward, which will mitigate the 
effects of stormwater runoff as well as provide a natural buffer to the 
operation as it continues mining downward. 

 
FINDINGS OF FACT/CONCLUSIONS AND CONDITIONS: 
 
After reviewing the Schooley-Weaver Gravel Pit application, CUP-2010-008 for a 
Conditional Use Permit, I make the following findings of fact, conclusions and conditions: 
 

1. The requested Conditional Use Permit is consistent with the goals and policies 
of the Comprehensive Plan. 

 
2. The review criteria in Section 2.13.C of the 2000 Zoning and Development Code 

have all been met. 
 
3. Approval of the project being conditioned upon: 
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 The Conditional Use Permit shall be approved for five (5) years, as 
outlined in the General Project Report, with the option of an administrative 
extension of two (2) years, pursuant to Section 4.3.K.3.w. 

 All required local, state, and federal permits for the operation of the 
project shall be obtained and maintained.  Copies shall be provided. 

 No signage, except for emergency contact information, is allowed. 

 The operator shall provide for necessary repairs and maintenance of 29 
¾ Road during the duration of the permit, upon request of the Public 
Works Department, pursuant to Section 4.3.K.3.g. 

 
STAFF RECOMMENDATION: 
 
I recommend that the Planning Commission approve the requested Conditional Use 
Permit, CUP-2010-008 with the findings of fact, conclusions and conditions of approval 
listed above. 
 
RECOMMENDED PLANNING COMMISSION MOTION: 
 
Mr. Chairman, on the request for a Conditional Use Permit for the Schooley-Weaver 
Gravel Pit application, number CUP-2010-008 to be located at 104 29 ¾ Road, I move that 
the Planning Commission approve  the Conditional Use Permit with the findings of fact, 
conclusions and conditions listed in the staff report. 
 
Attachments: 
 
Site Location Map / Aerial Photo Map 
Comprehensive Plan Map / Existing City and County Zoning Map 
Blended Residential Map 
Site Photos (Pictometry) 
Section 4.3.K of the 2000 Zoning and Development Code 
General Project Report 
Site Plan 
Grading Plan 
Stormwater Management Plan 
Haul Road Plan 
Haul Road Letter 
Geotechnical Analysis of 29 ¾ Road 
Mesa County Review Comments 
Adjacent Property Exhibit 
Landscape Plan 
Reclamation Plan 
Letter(s) of Support 
Letter(s) of Objection 
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Site Location Map 

Figure 1 
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Aerial Photo Map 

Figure 2 
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Comprehensive Plan Map 

Figure 3 
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Existing City and County Zoning 

Figure 4 
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Blended Residential Map 

Figure 5 
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29 ¾ Road 
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Looking North 
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Looking East 
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Looking South 
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Looking West 
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Section 4.3.K of the 2000 Zoning and Development Code 
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Letter regarding access through the County Landfill property. 
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Denial of access through County Landfill property. 
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Geotechnical analysis of 29 ¾ Road 
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County Review Comments 
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Reclamation Plan
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