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CITY COUNCIL AGENDA 

WEDNESDAY, AUGUST 3, 2016 

250 NORTH 5TH STREET 

6:15 P.M. – PRE-MEETING – ADMINISTRATION CONFERENCE ROOM 

7:00 P.M. – REGULAR MEETING – CITY HALL AUDITORIUM 
 

To become the most livable community west of the Rockies by 2025 
 
 

Call to Order   Pledge of Allegiance 
(7:00 P.M.)   Moment of Silence 
 

 

Presentation 

 
Introduction of St. Mary’s Hospital’s New CEO, Dr. Brian Davidson 

 

 

Proclamation 
 
Proclaiming August 5, 2016 as “Delaney Clements Day” in the City of Grand Junction 
             Attachment 
 
 

Appointment 
 
To the Commission on Arts and Culture 
 
 

Certificates of Appointment 
 
To the Riverfront Commission 
 
 

Citizen Comments                Supplemental Documents 

 

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

http://www.gjcity.org/


City Council                        August 3, 2016 
 

 2 

Council Comments 

 

 

* * * CONSENT CALENDAR * * *® 

 
 

1. Minutes of Previous Meetings             Attach 1 
 
 Action:  Approve the Summary of the July 18, 2016 Workshop, the Minutes of the 

July 18, 2016 Special Session, and the Minutes of the July 20, 2016 Regular 
Meeting 
 

2. Outdoor Dining Lease for Bella Balsamic & The Pressed Olive, Inc, Located 

at 555 Main Street               Attach 2 
 
Bella Balsamic & The Pressed Olive, Inc, located at 555 Main Street, is requesting 
an Outdoor Dining Lease for an area measuring approximately 200 square feet in 
front of and immediately across the sidewalk from the building. 
 
Resolution No. 35-16 – A Resolution Authorizing the Lease of Sidewalk Right-of-
Way to Bella Balsamic & The Pressed Olive, Inc, Located at 555 Main Street 
 
®Action:  Adopt Resolution No. 35-16 
 
Staff presentation: Kathy Portner, Interim Downtown Development Authority 

Director 
 

3. Contract for the 2016 Curb, Gutter, and Sidewalk Replacement Project 
                  Attach 3 

 
This request is to award a construction contract for the 2016 Curb, Gutter, and 
Sidewalk Replacement Project at various locations throughout the City of Grand 
Junction.  These locations have been identified through the City of Grand 
Junction’s “Fix It” Program.  This work shall include, but may not be limited to, the 
removal and replacement of damaged curb, gutter, and sidewalk that are the 
highest priority of the “Fix It” requests received.  In all, a total of 28 locations have 
been selected for replacement in 2016. 
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Action:  Authorize the City Purchasing Division to Enter into a Contract with All 
Concrete Solutions, LLC of Grand Junction, Colorado for the 2016 Curb, Gutter, 
and Sidewalk Replacement Project in the Amount of $58,624.65 
 
Staff presentation: Greg Lanning, Public Works Director 

Jay Valentine, Internal Services Manager 
 

4. Revocable Permit for an Existing Gazebo, Located at 376 Bonny Lane  
                  Attach 4 

 
The Moberly Family is requesting a Revocable Permit to officially document an 
existing gazebo and concrete patio that is located within the unimproved Bonny 
Lane right-of-way.  
 
Resolution No. 36-16 – A Resolution Concerning the Issuance of a Revocable 
Permit to the Moberly Family, Located at 376 Bonny Lane 
 
®Action:  Adopt Resolution No. 36-16 
 
Staff presentation: Scott D. Peterson, Senior Planner 
 

5. Redlands Hollow Rezone, Located at 508 22 ¼ Road         Attach 5 
 
A request to rezone 2.88 acres from R-2 (Residential - 2 du/ac) to R-4 
(Residential - 4 du/ac) zone district in anticipation of developing a residential 
subdivision. 
 
Proposed Ordinance Zoning the Proposed Redlands Hollow Rezone to R-4 
(Residential - 4 du/ac), Located at 508 22 ¼ Road 
 
Action:  Introduce a Proposed Ordinance and Set a Public Hearing for August 17, 
2016 
 
Staff presentation: Scott D. Peterson, Senior Planner 
 

6. Amending the Outline Development Plan and Planned Development 

Ordinance for Highlands Apartments, Located at 805 and 825 Bookcliff 

Avenue                Attach 6 
 
The Grand Junction Housing Authority is requesting to amend Ordinance           
No. 4652, an Ordinance rezoning approximately 3.76 acres from R-16 to PD 
(Planned Development) with a default zone of R-24 for the Highlands Apartments.  
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The request is to add four additional dwelling units, which exceeds the maximum 
density range by .63 dwelling units. 
 
Proposed Ordinance Amending Ordinance No. 4652 by Amending the Planned 
Development for the Grand Junction Housing Authority Senior Living Planned 
Development – Highlands Apartments, Located at 805 and 825 Bookcliff Avenue 
 
Action:  Introduce a Proposed Ordinance and Set a Public Hearing for August 17, 
2016 

 
 Staff presentation: Lori V. Bowers, Senior Planner 
 

7. Amending Title 25 of the Grand Junction Municipal Code, 24 Road Corridor 

Design Standards               Attach 7 
 

The proposed ordinance amends the 24 Road Corridor Design Standards, Title 
25, of Volume II:  Development Regulations of the Grand Junction Municipal Code 
(GJMC).  The purpose of the amendments are to clarify existing requirements, 
eliminate redundancies, and provide a more user friendly text to help development 
achieve the vision of the 24 Road Corridor Sub-Area Plan. 

 
Proposed Ordinance Amending Title 25, 24 Road Corridor Design Standards, of 
the Grand Junction Municipal Code, Relating to Zoning and Development in the 24 
Road Corridor 

 
Action:  Introduce a Proposed Ordinance and Set a Public Hearing for August 17, 
2016 

 
 Staff presentation:  David Thornton, Principal Planner 
 

8. Contract for Emergency Repairs to the South Side Interceptor Sewer  
                  Attach 8 
 

The South Side Interceptor is a 30” diameter reinforced concrete pipe installed in 
1969.  Concrete pipe for sanitary sewers was widely accepted in the 1960’s and 
1970’s.  Since that time the industry has found that hydrogen sulfide gases 
generated within sewer collection systems cause degradation of concrete 
materials.  This pipe had significant damage as a result of hydrogen sulfide 
exposure and collapsed within the City Shops yard.  The line crosses under 
Highway 340 south of City Shops and under the main entrance to City Shops north 
of the failure.  Concern for the integrity of the pipe under these two busy traffic 
corridors was the reason for the prompt rehabilitation of the sewer line. 
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Action:  Approve the Emergency Repairs Made to the South Side Interceptor 
Sewer by Layne Inliner, LLC in the Amount of $180,128 

 
 Staff presentation: Greg Caton, City Manager 

Greg Lanning, Public Works Director 
Jay Valentine, Internal Services Manager 

 
 

* * * END OF CONSENT CALENDAR * * * 

 

_____________________________________________________________________ 

 

* * * REGULAR AGENDA * * * 
 

9. Construction Contract for the Hallenbeck No. 1 Reservoir Downstream 

Slope Repair Project              Attach 9 
 

The City received bids on Thursday, July 21, 2016 for the Hallenbeck No. 1 dam 
restoration project.  The City Water Department has received a grant and a loan 
from the Colorado Water Conservation Board (CWCB) to facilitate repair of the 
Hallenbeck No. 1 Reservoir Dam (a.k.a. Purdy Mesa Reservoir).  The dam 
experienced a structural failure on the downstream slope of the dam in June of 
2014 and the reservoir has been drained since that time.  This project is aimed 
at restoring the downstream slope of the dam and installing a new toe drain 
system with a sand filter media for collecting seepage and conveying the 
seepage water out away from the structure. 

 
Action:  Authorize the Purchasing Division to Execute a Construction Contract 
with M.A. Concrete Construction, Inc. for the Construction of the Hallenbeck No. 
1 Reservoir Downstream Slope Repair Project, in the Amount of $920,031 

 
 Staff presentation: Greg Lanning, Public Works Director 
    Jay Valentine, Internal Services Manager 
 

10. Public Hearing - Inclusion of Two Properties, Located at 750 Main Street 

and 310 N. 7
th

 Street, into the Downtown Grand Junction Business 

Improvement District            Attach 10 
 

The City has received two petitions from property owners asking to be included 
into the Downtown Grand Junction Business Improvement District.  PRDY, LLC 
petitions the City Council to include its property, located at 750 Main Street, into 
the Downtown Grand Junction Business Improvement District and the Grand 
Junction Downtown Development Authority petitions the City Council to include 
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its property, located at 310 N. 7
th

 Street, into the Downtown Grand Junction 
Business Improvement District. 

 
Ordinance No. 4713 – An Ordinance Expanding the Boundaries of and Including 
Property, Located at 750 Main Street, into the Downtown Grand Junction 
Business Improvement District  
 
Ordinance No. 4714 – An Ordinance Expanding the Boundaries of and Including 
Property, Located at 310 N. 7

th
 Street (Former R-5 School), into the Downtown 

Grand Junction Business Improvement District 
 

®Action:  Adopt Ordinance Nos. 4713 and 4714 on Final Passage and Order 
Final Publication in Pamphlet Form 
 
All Persons Having Objections Shall Appear and Show Cause Why the Verified 
Petitions for Inclusion of Property into the Downtown Grand Junction Business 
Improvement District Should Not be Granted 

 
 Staff presentation: Tim Moore, Deputy City Manager 
    Allison Blevins, Co-Director, Downtown Grand Junction  
    Business Improvement District 
 

11. Public Hearing - Amending the Grand Junction Municipal Code Chapter 

5.12, Alcoholic Beverages, to Change the Posting Date of Hearing Notices 
               Attach 11 

 
The amendment to the Liquor Code will require applicants to post notice of the 
hearing on the application 14 days prior instead of ten days as required by the 
State Liquor Code. 

 
Ordinance No. 4708 – An Ordinance Amending the Grand Junction Municipal 
Code by Amending Chapter 5.12, Alcoholic Beverages, Section 5.12.130 
Hearing Procedures  

 
®Action:  Adopt Ordinance No. 4708 on Final Passage and Order Final 
Publication in Pamphlet Form 

 
 Staff presentation: Stephanie Tuin, City Clerk 
    John Shaver, City Attorney   
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12. Non-Scheduled Citizens & Visitors 
 

13. Other Business 
 

14. Adjournment



 

 

Attachment



 

 

Attach 1 

GRAND JUNCTION CITY COUNCIL WORKSHOP SUMMARY 
July 18, 2016 – Noticed Agenda Attached 

 

Meeting Convened:  5:10 p.m. in the City Hall Auditorium 

Meeting Adjourned:  5:55 p.m. 

City Council Members present:  All except Councilmember McArthur 

Staff present:  Caton, Moore, Shaver, Valentine, Hockins, Finlayson, Thornton, Portner, and Tuin 

Also:  Consultant Diane Kruse, Diane Schwenke, Les Miller, John Maraschin, Richard Swingle, Dennis 
Simpson, Bruce Lohmiller, and Amy Hamilton 

 

Council President Norris called the meeting to order.   

Agenda Topic 1.  Broadband Update 

Deputy City Manager Tim Moore opened up the discussion by saying the landscape may have changed 
since the last discussion.  At the March 14th workshop the direction was to pursue a public/private 
partnership where the City owns the network, the City will hire a programmer, and it is anticipated that 
build out will take three years.  He noted that the committee has done some community outreach but 
perhaps a statistically valid survey should be the next step. 

Councilmember Kennedy noted that there has been some information in the press that the two existing 
providers will have more offerings.    He asked how that impacts what the committee is currently 
working on as he has not seen any commitment from those providers for increased residential service.   

Deputy City Manager Moore advised that the City has asked for a formal quote on providing service to 
the City in order to gauge that commitment. 

Council President Norris posed the question as what is it the citizens want.  She asked for an overview 
of the project status. 

City Manager Caton suggested a survey will connect the “wants” with the price, help determine if 
residential or business service is important, and whether this is an Economic Development Project. 

Although there was not agreement in who needed to be served, the approach, and the scope of the 
project, all Councilmembers agreed more information is needed through a survey.   

Agenda Topic 2.  Committee and Board Reports  

The reports were postponed to a later date. 

Agenda Topic 3.  Other Business 

There was none.  

 

With no further business the meeting was adjourned. 



 

 

To become the most livable community west of the Rockies by 2025 
 

 

 
1. Broadband Update: Staff will update the City Council on the broadband project 

and ask for further input regarding the preferred Public Private Partnership 
structure and whether to contract to have a statistically valid broadband interest 
survey completed.  

             Attachment 

 

2. Committee and Board Reports 

 

 

3. Other Business   
 

 

GRAND JUNCTION CITY COUNCIL 

MONDAY, JULY 18, 2016 

 

WORKSHOP, 5:00 P.M.  

CITY HALL AUDITORIUM 

250 N. 5
TH

 STREET 



 

GRAND JUNCTION CITY COUNCIL 

 

SPECIAL SESSION MINUTES 

 

July 18, 2016 

 

 

The City Council of the City of Grand Junction, Colorado met in Special Session on 
Monday, July 18, 2016 at 6:00 p.m. in the Administration Conference Room, 2

nd
 Floor, 

City Hall, 250 N. 5
th

 Street.  Those present were Councilmembers Bennett 
Boeschenstein, Marty Chazen, Chris Kennedy, Barbara Traylor Smith, Rick Taggart, 
and President of the Council Phyllis Norris.  Absent was Councilmember Duncan 
McArthur.  Also present were City Manager Greg Caton, Deputy Manager Tim Moore, 
City Attorney John Shaver, IT Director Jim Finlayson, Internal Services Manager Jay 
Valentine, Project Manager Scott Hockins, and Consultant Diane Kruse. 
  
Councilmember Kennedy moved to go into Executive Session to receive confidential 
and/or proprietary information  pursuant to Colorado Revised Statutes 24-72-
204(3)(a)(iv) for purposes of evaluating proposals and to determine positions relative to 
matters that may be subject to negotiations; developing strategy for negotiations; and 
instructing negotiators concerning the development of broadband service(s) in the City 
under Colorado Revised Statute 24-6-402(4)(e) of the Open Meetings Law and will not 
be returning to open session.  Councilmember Traylor Smith seconded the motion.  
Motion carried. 
 
The City Council convened into executive session at 6:01 p.m. 
 
Councilmember Kennedy moved to adjourn.  Councilmember Chazen seconded.  
Motion carried.   
 
The meeting adjourned at 7:05 p.m. 
 
 
 
Stephanie Tuin, MMC 
City Clerk 
 
 



 

GRAND JUNCTION CITY COUNCIL 

MINUTES OF THE REGULAR MEETING 

July 20, 2016 

The City Council of the City of Grand Junction convened into regular session on the 

20
th

 day of July, 2016 at 7:00 p.m.  Those present were Councilmembers Bennett 

Boeschenstein, Duncan McArthur, Rick Taggart, Barbara Traylor Smith, Martin Chazen, 

and Council President Phyllis Norris.  Councilmember Chris Kennedy was absent.  Also 

present were City Manager Greg Caton, City Attorney John Shaver, and City Clerk 

Stephanie Tuin. 

Council President Norris called the meeting to order.  Councilmember Chazen led the 

Pledge of Allegiance which was followed by a moment of silence. 

Citizens Comments 

Bruce Lohmiller, 536 29 Road #4, spoke to Council regarding Judicial Discipline and on 

newly appointed Judge Lance Timbreza.  He also invited the City Council to the 

Veteran’s Art Center. 

Council Comments 

Councilmember McArthur had no report.  

Councilmember Boeschenstein said on July 18
th

 he and City Manager Greg Caton met 

with some Museum of the West board members and for now, the Museum will remain 

downtown.  On July 19
th

 he went to the Riverfront Commission meeting; the Board is 

raising funds through voluntary donations.  On July 20
th

 he attended the Horizon Drive 

Association Business Improvement District (HDABID) meeting; he praised the horse 

sculptures installed in the roundabouts. 

Councilmember Chazen said on July 20
th

 he attended the Associated Governments of 

Northwest Colorado (AGNC) meeting and the main topic was on the possible legislative 

changes to the severance tax.  He said a State Supreme Court decision awarded a 

refund to one of the big energy producers which should have an impact on the amount 

of funds distributed to the multiple levels of local government.  AGNC is planning to find 

a way to keep the funds.  Also, as vice chair, he will be stepping into the chair position 

until officer elections are held in April 2017.  The Grand Junction Downtown 

Development Authority and Business Improvement District (DDA/BID) Board has 

narrowed the executive director search down to the top four candidates.  Final 
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interviews will be held July 21
st
 and 22

nd
.  He thanked Human Resources Director 

Claudia Hazelhurst for her assistance with the process.  

Councilmember Traylor Smith said she went on a tour of St. Mary’s Hospital’s new 

neurological floor.  She congratulated them for bringing new services to the valley. 

Councilmember Taggart went to the Grand Junction Housing Authority’s Open House 

for their new building and said it was very impressive and now all divisions of the 

organization are under one roof.  On July 12
th

, he went to the HDABID horse sculpture 

celebration and said the sculptures are beautiful.  He stressed that the HDABID paid for 

the sculptures in full.  Also on the 12
th

, he went to Grand Junction Visitor and 

Convention Board meeting, and on the 18
th

 he went to the Colorado Wine Board dinner 

with City Manager Greg Caton; the keynote speaker at the dinner, Warren Winiarski, 

was interesting and instrumental in introducing wine vines to Palisade in the 1960's.  On 

the 19
th

 the Grand Junction Regional Airport Authority had their meeting and the new 

Director, Kip Turner, attended.  His priorities will be to have a study on the terminal 

building and the building shell and develop a strategy to move the Airport forward. 

Council President Norris said she too went to the HDABID celebration.  She noted the 

HDABID members went door to door within the District to gain support for the Horizon 

Drive improvement project and have contributed financially to make the area very nice.  

She noted the HDABID deeded the horse sculptures to the City for insurance purposes. 

 She also recognized the Downtown BID and the North Avenue Owners Association as 

two other organizations that contribute greatly to improve their areas.  She also 

attended the Colorado Mesa University open house for their new engineering building 

and on the 20
th

 she went to the Mesa County Community Corrections Board meeting.  

She described what the Corrections Board does and noted it is funded by the State. 

Consent Calendar 

Council President Norris asked if there were any changes to the Consent Calendar.  

Councilmember Chazen asked that item #2, Council Committee Assignments, be 

moved from the Consent Calendar to the Regular Agenda for individual consideration.   

Councilmember Traylor Smith moved to adopt the Consent Calendar with the stated 

change (items #1 and #3 through #5).  Councilmember McArthur seconded the motion. 

 Motion carried by roll call vote. 

1. Minutes of Previous Meeting 

 Action:  Approve the Minutes of the July 6, 2016 Regular Meeting 



  

City Council   Wednesday, July 20, 2016   

 

2. Council Committee Assignments for 2016 - 2017 - MOVED TO REGULAR 

AGENDA 

Annually, the City Council reviews and determines who on the City Council will 

represent the City Council on various boards, committees, commissions, 

authorities, and organizations. 

Resolution No. 33-16 – A Resolution Appointing and Assigning City 

Councilmembers to Represent the City on Various Boards, Committees, 

Commissions, Authorities, and Organizations 

3. Setting a Hearing on Amending the Grand Junction Municipal Code Chapter 

5.12, Alcoholic Beverages, to Change the Posting Date of Hearing Notices 

 The amendment to the Liquor Code will require applicants to post notice of the 

hearing on the application 14 days prior instead of ten days as required by the 

State Liquor Code. 

Proposed Ordinance Amending the Grand Junction Municipal Code by Amending 

Chapter 5.12, Alcoholic Beverages, Section 5.12.130 Hearing Procedures 

Action:  Introduce a Proposed Ordinance on First Reading and Set a Hearing for 

August 3, 2016 

4. Setting a Hearing on Inclusion of Two Properties, Located at 750 Main Street 

and 310 N. 7
th

 Street, Into the Downtown Grand Junction Business 

Improvement District 

The City has received two petitions from property owners asking to be included 

into the Downtown Grand Junction Business Improvement District. PRDY, LLC 

petitions the City Council to include its property located at 750 Main Street into the 

Downtown Grand Junction Business Improvement District and the Grand Junction 

Downtown Development Authority petitions the City Council to include its property 

located at 310 N. 7
th
 Street into the Downtown Grand Junction Business 

Improvement District. 

Proposed Ordinance Expanding the Boundaries of and Including Property Located 

at 750 Main Street into the Downtown Grand Junction Business Improvement 

District 

Proposed Ordinance Expanding the Boundaries of and Including Property Located 

at 310 N. 7
th
 Street (Former R-5 School) into the Downtown Grand Junction 

Business Improvement District 
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Action:  Introduce Proposed Ordinances and Set a Public Hearing for August 3, 

2016 on Including Properties Located at 750 Main Street and 310 N. 7
th
 Street into 

the Downtown Grand Junction Business Improvement District for All Persons 

Having Objections to Appear and Show Cause Why the Verified Petitions for 

Inclusion of Property into the Downtown Grand Junction Business Improvement 

District Should Not be Granted 

5. Setting a Hearing on 2016 First Supplemental Appropriation 

This request is to appropriate certain sums of money to defray the necessary 

expenses and liabilities of the accounting funds of the City of Grand Junction 

based on the 2016 budget amendments. 

Proposed Ordinance Making Supplemental Appropriations to the 2016 Budget of 

the City of Grand Junction, Colorado 

Action:  Introduce a Proposed Ordinance and Set a Hearing for August 17, 2016 

REGULAR AGENDA 

Council Committee Assignments for 2016 – 2017 

Council President Norris asked the City Clerk to read the list of committee assignments 

for 2016 – 2017. 

City Clerk Tuin read the list (attached). 

Councilmember McArthur moved to adopt Resolution No. 33-16 adopting the Council 

Assignments as read by the City Clerk.  Councilmember Boeschenstein seconded.  

Motion carried by roll call vote. 

Public Hearing – Grand Junction Lodge, a Senior Living Facility, Outline 

Development Plan, Located at 2656 Patterson Road 

The applicants request approval of an Outline Development Plan (ODP) to develop a 

50,000 square foot Senior Living Facility, under a Planned Development (PD) zone 

district with a default zone of MXOC (Mixed Use Opportunity Corridor), located at 2656 

Patterson Road. 

The public hearing was opened at 7:22 p.m. 
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Brian Rusche, Senior Planner, presented this item.  He described the proposed 

development plan, the location, the request, and the underlying zone being requested 

known as the Mixed Used Opportunity Corridor.  The proposed rezone is being 

requested to establish a senior assisted living/memory care facility, consisting of one 

building, not to exceed 50,000 square feet.  The current zoning is R-4 (residential 4 

units per acre).  He described the surrounding zoning and the allowed uses.  The 

proposed facility will have 60 beds which would result in about 7.25 units per acre.  He 

provided information on how rezones can be requested and the criteria needed for such 

a request.  The ODP will be adopted in conjunction with the new zoning.  A Planned 

Development must provide community benefits to be considered.  He listed the benefits 

of the project:  more effective use of infrastructure, reduced traffic demands, provision 

of a needed housing type, and innovative design.  He also noted the parking and 

landscaping elements exceed Code requirements.  The Planning Commission (PC) 

forwarded a recommendation of approval from their June 28, 2016 meeting. 

Councilmember Taggart said concern was expressed at the neighborhood meeting and 

in a letter from Karen Troester.  He asked Mr. Rusche to address these concerns and if 

the plans took those comments into consideration. 

Mr. Rusche said Ms. Troester was present and could speak to her letter and that he 

was not at the neighborhood meeting.  Mr. Rusche said the letter was received early in 

the process and some of the concerns were taken into consideration.  The applicants 

can possibly address that. 

Councilmember Chazen asked how the PC voted on this.  Mr. Rusche said six voted in 

favor and one Commissioner abstained. 

Councilmember Boeschenstein asked what the front yard setback is.  Mr. Rusche said 

the MXOC does not have a minimum or maximum front yard setback, but it is proposed 

to be between five to ten feet.  Councilmember Boeschenstein asked what the R-4 

setback is.  Mr. Rusche said the standard is 20 feet.  Councilmember Boeschenstein 

then asked if there were any concerns regarding the heavy traffic on Patterson Road 

and the impact it may have on the residents of this development.  Mr. Rusche said 

additional pedestrian improvements will be installed when the roadway is widened. 

Councilmember Boeschenstein asked if the existing house will be torn down.  Mr. 

Rusche said it will.  Councilmember Boeschenstein then asked if it is on the Historical 

Register.  Mr. Rusche said no.  Councilmember Boeschenstein asked what 

architectural style the new building will have.  Mr. Rusche said the applicant could 

address this. 

Terry Classen, Sopris Lodge, LLC, 650 Lariat Lane, Glenwood Springs, the applicant’s 

representative, thanked Mr. Rusche and the neighborhood and said they did 

incorporate neighborhood comments into the design.  He introduced the other members 



  

City Council   Wednesday, July 20, 2016   

 

of the team and said he is from Rocky Mountain Senior Housing and their goal is to 

create attractive senior housing facilities; he listed some locations of their other 

projects.  He noted the team is based mostly on the western slope, a local contractor 

will be used, and both long term and short term jobs will be created.  He said a 

feasibility study was done which found there is a need for this type of housing in all 

areas of the western slope and Grand Junction has the advantage of being close to 

medical facilities.  He listed the benefits this facility will provide and said one need is for 

hospitals to be able to transition patients out of full care to skilled nursing facilities; this 

project will have synergy with St. Mary's Hospital, CMU’s strong nursing program, and 

he hoped the neighborhood.  This facility will have an 800 square foot green house for 

the residents, will tie into an existing pedestrian walkway (and possibly in the future a 

trail), and provide a variety of dining options.  He then listed the planned room options 

and amenities and said it would be an improvement from the abandoned house 

currently on the property.  He clarified that it is not a historic building.  He showed and 

reviewed the conceptual drawings pointing out the different sections.  He said Vivage 

Senior Living would manage the property and noted they have a tremendous reputation 

in Colorado. 

Councilmember McArthur asked what the “9 to 12 trips” mentioned in the traffic study 

meant.  Mr. Classen said it was anticipated there would be 9 to 12 trips made during 

peak traffic times and deferred to Mr. Rusche for additional information.   

Mr. Rusche said the development engineer was present and could explain further.   

Rick Dorris, Development Engineer, explained the formal traffic study performed by 

Turnkey Consulting, LLC.  He said 9 peak trips are made in the morning and 14 in the 

evening with one round trip equaling two trips; the daily total is 170.  Councilmember 

McArthur asked if there were any issues regarding the Patterson Road ingress/egress.  

Mr. Dorris said this was studied a lot by camera feed; the spacing between 8
th

 Court 

and 7
th

 Street is over 800 feet (meets City criteria), however the main concern was if a 

left hand turn could be made.  It was found there are times when westbound traffic on 

Patterson Road backed up to 8
th

 Court, but not many.  Area residents wanted to keep 

the 8
th

 Court left turn option so it was decided not to make any changes at this time.  In 

the future, when the road is widened an additional fifteen feet of right-of-way will be 

added to incorporate detached sidewalks with a landscaping strip between it and the 

road, and possibly medians, at which time side streets would be right in and right out 

only.  Limiting it at this point would be overkill, however, the City will continue to monitor 

it. 

Councilmember Chazen asked if the residents could own vehicles and if so, were those 

trips included in the traffic study.  Mr. Classen said most residents will not be driving, 

but the Code stipulates there must be one parking space per four residences.  Mr. 
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Dorris said generally residential streets must handle 1000 ADT (annual daily traffic); the 

current volume is 130 and it is anticipated to only increase to 380 with the new facility.   

Councilmember Boeschenstein asked if there is a protected eastbound left turn lane off 

of Patterson Road and if so, will it back up traffic.  Mr. Dorris said currently there is 

striping for a hybrid two way left turn lane dedicated for 7
th

 Street and 8
th

 Court, but the 

lane for 8
th

 Court has been ignored.  He added at certain times of the day cars cannot 

enter the center turn lane and need to go further west or east.  According to the TCP 

(transportation capacity payment) policy, median installation is a City expense.  

Council President Norris asked how much more traffic could this area handle before 

medians should be installed.  Mr. Dorris said he is unsure, which is why the area will 

continue to be monitored.  

Councilmember Boeschenstein asked if there will be any buffering along Patterson 

Road.  Mr. Classen said per Code, the building will be elevated and use sound 

attenuation. 

Councilmember McArthur noted one tradeoff of a form based opportunity zone is that 

the setback could be adjusted and allow parking lots at the back of the property.  Mr. 

Classen said they also plan to enhance the landscaping.  

Karen Troester, 2714 N. 8
th

 Court, said she wrote the letter that was referenced earlier 

and distributed packets of information (attached) that included a meeting at the Police 

Department, facilitated by Chief John Camper regarding traffic; the residents were told 

1,000 cars could be parked in the area.  Ms. Troester reviewed her handout and said 

she spent time at other facilities and did traffic counts; she asked what the definition is 

of a straight street since 8
th

 Court is a short dead end cul-de-sac.  She felt this design 

will not create a buffer and compared this situation to other local facilities, stating these 

facilities consistently don't have enough parking.  She also visited the Colorow Care 

Center in Olathe (built by Rocky Mountain Senior Housing), which is a 64 bed facility 

with 64 parking spaces.  She again stated 32 parking spots for the proposed facility is 

not sufficient and getting out onto Patterson Road is already challenging.  She verified 

with the company’s Denver office that residents can have their own cars and there will 

also be a lot of other related traffic for deliveries, maintenance, and services.  She said 

there are other locations that would be more suitable and not create these issues.  She 

asked that this project be denied. 

Laura Bishop, 612 View Point Drive, in the neighborhood across the canal from 8
th

 

Court, opposes the project and said this project would also negatively affect her 

neighborhood.  She also said a hospitality house would be okay, but Patterson Road 

isn't fit for this size of a project.  There is plenty of land elsewhere; this is the wrong site. 
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Troy Gorman, 2712 N. 8
th

 Court, which adjoins the site to the north, said all other 

businesses along Patterson Road have direct access to it; this would be the only one 

with access to a residential street.  He also said his residence will be affected by the 

parking lot lighting and three of the trees north of the proposed site the developer said 

would be kept are dead.  At the neighborhood meeting, it was explained that this site 

would be accessible to visiting families which would add thirty cars in and out of the 

facility during rush hour.  He then asked why these facilities are not looking for a 

location around Community Hospital; he felt they should be more spread out. 

Vicki Bledsoe, 2719 N. 8
th

 Court, said there are 11 nursing and rehabilitation homes 

within 1 ½ square miles of N. 8
th

 Court that have gorgeous entrances for all the 

commercial trucks coming in and out.  N. 8
th

 Court already has traffic and parking 

problems.   

George Jachim, 2715 N. 8
th

 Court, said he is against the rezone and has lived there ten 

years.  He did not reside there when the previous owner requested a rezone, but found 

the previous request was denied due to safety concerns and that project was smaller 

than this one.  This is a beautiful residential lot and a good location for a house. 

Ashley Troester, 2714 N. 8
th

 Court, said another safety concern is delinquent teens that 

reside in a house across the street from this property.  She said her 102 year old 

grandpa lives with them and was antagonized by a teen driver from that residence.   

Richard Troester, 2714 N. 8
th

 Court, said the facility itself makes sense, but this site 

does not.  He said the reason the PC member abstained was due to safety concerns 

and he is disappointed the PC didn’t stop this.  Mr. Troester said numbers can show 

anything and the study numbers were made to show support for this proposal; the 

numbers are bogus and none of the studies have addressed any of the traffic and 

parking concerns.  He then asked how many accidents happen between 7
th

 and 12
th

 

Streets on Patterson Road.   

Tricia Joy, 893 West Oak Grove, Montrose, said a similar project is being proposed for 

Montrose and her mother lives in Colorow in Olathe.  She then said she served on a 

planning commission and has heard many citizens; she is glad to see the speakers 

before her have done their homework, but there is another side.  She spent six months 

trying to place her mother in a proper facility and proximity to a hospital is really 

important.  For many residents their doctors and medical history are at St. Mary's 

Hospital and people want to stay in their neighborhood.  This project is for assisted 

living which is different from skilled nursing; Colorow is a much nicer facility and 

extremely well managed by Vivage.  The opportunity to have a quality facility is rare and 

worth looking at for the community.  She agreed there are traffic and safety issues, but 

felt the opposition is based more on NIMBY (not in my backyard) since the project does 
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meet the criteria in the zoning code.  She asked what precedent would be set if this was 

denied and said there is a community need; she supports the project. 

There were no other public comments. 

The public hearing was closed at 8:35 p.m. 

Councilmember McArthur asked how the parking standard originated.  Mr. Rusche said 

the Code Amendments take information gathered for evaluation and are compared with 

other communities and national standards. 

Councilmember McArthur asked if the traffic standards had the same process.  Mr. 

Dorris said yes.   

Councilmember Chazen asked, regarding the parking issue, how many people will be 

on staff at any one time.  Mr. Classen deferred to Mark Osweiler of Vivage Senior Living 

to address, but first said the other facilities mentioned are skilled nursing facilities and 

are different from this project which is residential and will have minimal traffic impacts 

except for special events.  

Mark Osweiler, 12136 W Bayoud Avenue, Lakewood, said there will probably be 15 

staff members during the day and 7 to 8 during off peak hours.  Providers and relatives 

will also be coming in and out and on certain days and for special events, capacity will 

be stretched, but staff would then park elsewhere and use a shuttle.   

Councilmember Chazen asked where the loading dock will be located.  Mr. Osweiler 

said it would be in the back by the greenhouse.  

Councilmember Boeschenstein asked if this is located on a Grand Valley Transit route. 

 Mr. Classen said yes and there are westbound and eastbound turnouts.  

Mr. Rusche identified the stops and pull outs on an aerial photo.  Councilmember 

Boeschenstein then asked where the nearest crosswalk is.  Mr. Rusche said it is at 7
th

 

Street and Patterson Road.  

Councilmember Boeschenstein asked if Council could give conditional approval by 

disallowing left turns with striping and signs.  Mr. Dorris said that could be done, but it is 

typically ignored; it would be more effective to put a median in place which would only 

be triggered if there were safety problems.  Councilmember Boeschenstein asked who 

would be responsible for the cost.  Mr. Dorris said it would be a City expense.   

Councilmember Traylor Smith asked if a right turn lane had been considered.  Mr. 

Dorris said according to the TCP, it did not “warrant” a right turn lane.  

Council President Norris asked if the Pavilion can be entered by a left turn.  Mr. Dorris 

said he thought it could and explained the City typically reviews the level of service of a 
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facility and how it operates.  It was felt, at this time, no changes needed to be made, but 

monitoring would continue.   

Councilmember McArthur asked what the purpose is to not allow access off of 

Patterson Road.  Mr. Dorris said if direct access to Patterson Road was provided, it 

would not allow the necessary spacing requirement which was established based on 

national standards.   

Councilmember McArthur asked Mr. Rusche to discuss the circumstances of the 

Comprehensive Plan (CP) and MXOC and how it affects property along Patterson 

Road.  Mr. Rusche said the MXOC was included in 2010 CP and extends the entire 

length of Patterson Road.  

Councilmember Chazen asked how the PC dealt with this project; he noted one of the 

speakers had concerns regarding the data.  Mr. Rusche said his perspective is different 

from the neighborhood; he and the PC looked at how this project would fit within the 

existing Code.  

Councilmember Boeschenstein asked if the parking lot lighting will be directed down.  

Mr. Rusche said it is required to be downcast and the maximum light height is 35 feet; 

the proposed lights are in the 25 foot range and the lighting plan showed no spill over.  

Councilmember Boeschenstein asked if the units will be priced at market rates.  Mr. 

Classen said yes. 

Councilmember McArthur said he understood the concerns expressed; the City adopted 

the CP in order to look toward the future, which is hard to ignore.  

Ordinance No. 4708 – An Ordinance to Zone the Grand Junction Lodge Development to 

a PD (Planned Development) Zone, by Approving an Outline Development Plan with a 

Default Zone of MXOC (Mixed Use Opportunity Corridor), Located at 2656 Patterson 

Road 

Councilmember McArthur moved to adopt Ordinance No. 4708 on second reading and 

ordered it published in pamphlet form.  Councilmember Boeschenstein seconded the 

motion.  Motion failed by roll call vote with Councilmembers Chazen, Taggart, Traylor 

Smith, and Council President Norris voting NO. 

Councilmember Chazen made a motion to send this project back to the PC for review 

of the parking and traffic concerns.  Councilmember Traylor Smith seconded the 

motion.   

Councilmember Taggart said he would not support the motion.  He felt this is a 

wonderful project, but the site is not suited for it.  He felt if it is brought back before the 

PC it would extend the labor and cost as well as set a precedent that other residential 

neighborhoods that align with Patterson Road may be subject to the same concerns.   
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City Attorney Shaver advised giving more specific direction to the PC in regard to the 

motion in order to get the needed information back from the PC.   

Councilmember Chazen explained he would like the PC to review the parking and traffic 

data since concerns were expressed regarding their validity; once reviewed he would 

like the PC’s recommendation for the project. 

Councilmember McArthur said the project already meets the Code and sending it back 

to the PC won’t change that.   

Councilmember Chazen said he would like the PC to ensure the data is valid.  

Councilmember McArthur said Staff has already reviewed the data for validity. 

Councilmember Traylor Smith said she was concerned that this facility would increase 

traffic on Patterson Road.   

Council President Norris said although this is a great project, it doesn’t fit this location 

and she questioned the parking and traffic load.   

Motion failed by roll call vote with Councilmembers Boeschenstein, Taggart, and 

Council President Norris voting NO. 

The Council took a break at 9:07 p.m. 

The meeting reconvened at 9:15 p.m. 

Public Hearing – Kojo Rezone, Located at 2140 N. 12th Street 

The applicant requests that the City rezone the property at 2140 N. 12
th

 Street from an 

R-24 (Residential 24 du/ac) to a B-1 (Neighborhood Business) zone district. 

The public hearing was opened at 9:15 p.m. 

Brian Rusche, Senior Planner, presented this item.  He described the proposed rezone, 

the location, and the request.  The proposed zoning is being requested to relocate an 

existing chiropractic office into the existing structure on the property.  The CP created a 

business park mixed use designation with a purpose to provide small areas for offices 

for surrounding uses.  This is an existing building. The request meets the criteria of the 

Comprehensive Plan, the Zoning and Development Code, and the Economic 

Development Plan.  The Planning Commission forwarded a unanimous 

recommendation of approval from their June 28, 2016 meeting. 

Bryce Christianson, 2920 N. 13
th

 Street, the potential buyer, went to purchase the 

property and discovered the error in the zoning.  He plans to invest $100,000 and give 

the building a big face lift.  The business will provide jobs and CMU kinesiology program 
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internships.  The old Community Hospital building will be used for the CMU nursing and 

kinesiology programs.  Dr. Christianson hoped this will be a good addition to 12
th

 Street 

and compliment the CMU kinesiology program where students can get practical 

experience. 

Councilmember Traylor Smith said she can recuse herself because Dr. Christianson is 

her chiropractor, but she felt she could be objective.   

City Attorney Shaver asked Councilmember Traylor Smith if she has discussed this 

matter with him and asked if, based on her patient relationship, she has an automatic 

predisposition to vote in favor of the item.  Councilmember Traylor Smith answered no 

to both questions.  City Attorney Shaver said there is no actual conflict, and left the final 

decision up to Council. 

No one on Council had an issue with Councilmember Traylor Smith participating.  

There were no other public comments.  

The public hearing was closed at 9:22 p.m. 

Councilmember Chazen asked who the prior tenant was.  Mr. Rusche said a tattoo 

parlor was the prior tenant, but through the purchase process found it was improperly 

zoned.  Councilmember Chazen said he will support this.  Mr. Rusche said now is the 

time to correct the zoning.  Dr. Christianson said the property has only been used for 

commercial purposes.   

Ordinance No. 4709 – An Ordinance Rezoning Property from R-24 (Residential 24 du/ac) 

to B-1 (Neighborhood Business), Located at 2140 N. 12
th
 Street (Kojo Rezone) 

Councilmember Chazen moved to adopt Ordinance No. 4709 on second reading and 

ordered it published in pamphlet form.  Councilmember Boeschenstein seconded the 

motion.  Motion carried by roll call vote. 

Public Hearing – Amending Sections of the Zoning and Development Code to Add 

a New Category for Stand-Alone Crematories 

The proposed ordinance amends the Zoning and Development Code, Title 21, of the 

Grand Junction Municipal Code (GJMC) by adding a new category for stand-alone 

crematories. 

The public hearing was opened at 9:25 p.m. 

Senta Costello, Senior Planner, presented this item.  She described the request and 

how it came forward.  The proposal was to create a new category in the Zoning and 
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Development Code for stand-alone crematories and amending the existing category to 

be for funeral home/mortuary use as funeral homes/mortuaries have different impacts 

than standalone crematories.  She explained how this was reviewed and analyzed, 

including impacts on surrounding properties.  The Planning Commission forwarded a 

recommendation of approval to City Council on June 28, 2016. 

Councilmember Chazen asked who regulates the use of these facilities and if they are 

dual use for humans and animals.  City Attorney Shaver said this is not part of City 

regulations and he does not know if there are specific State regulations; but the use 

allows for both animal and humans.  

Councilmember McArthur asked if the concern is not to have this in a business district.  

Ms. Costello said the City wanted to make sure those areas would remain available for 

multi-family units and to avoid the negative connotations of being located in a 

residential area.  Councilmember McArthur asked if this is consistent with other cities.  

Ms. Costello said yes and that the industry trend is to separate crematories from funeral 

homes.   

There were no public comments. 

The public hearing was closed at 9:32 p.m. 

Ordinance No. 4710 – An Ordinance Amending Section 21.04.010 Use Table, Section 

21.06.050(c) Off-Street Required Parking, and Section 21.10.020 Terms Defined 

Concerning Crematories 

Councilmember Traylor Smith moved to adopt Ordinance No. 4710 on second reading 

and ordered final publication in pamphlet form.  Councilmember Boeschenstein seconded 

the motion.  Motion carried by roll call vote. 

Public Hearing – Rutherford Annexation and Zoning, Located at 2089 Broadway 

A request to annex and zone 0.48 +/- acres from County RSF-4 (Residential Single 

Family - 4 du/ac) to a City R-4 (Residential - 4 du/ac) zone district. 

The public hearing was opened at 9:34 p.m. 

Scott D. Peterson presented this item.  He described the site, the location, and the 

request.  The property owners want to subdivide the existing property to create a 

second residential lot.  A neighborhood meeting was held on April 18, 2016 and no 

objections to the request were made.  The Planning Commission forwarded a 

recommendation of approval of the zoning from their June 28, 2016 meeting on 

unanimous vote. 
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Mr. Peterson described the surrounding zoning and uses.  The request meets the goals 

of the Comprehensive Plan and the Zoning and Development Code criteria.  The 

applicant was not able to attend.  

Councilmember Boeschenstein asked where the contiguity is for the existing City limits. 

 Mr. Peterson pointed out a strip of City right-of-way that would connect the property to 

existing City limits.  Councilmember Boeschenstein then asked if this would be a 

flagpole annexation.  Mr. Peterson said yes.   

There were no public comments. 

The public hearing was closed at 9:39 p.m. 

Resolution No. 34-16 – A Resolution Accepting a Petition for the Annexation of Lands to 

the City of Grand Junction, Colorado, Making Certain Findings, and Determining that 

Property Known as the Retherford Annexation, Located at 2089 Broadway, is Eligible for 

Annexation 

Ordinance No. 4711 – An Ordinance Annexing Territory to the City of Grand Junction, 

Colorado, Retherford Annexation, Located at 2089 Broadway, and Consisting of One 

Parcel and 0.36 Acres of Broadway and Jesse Way Rights-of-Way 

Ordinance No. 4712 – An Ordinance Zoning the Retherford Annexation to R-4 

(Residential - 4 du/ac), Located at 2089 Broadway 

Councilmember McArthur moved to adopt Resolution No. 34-16 and Ordinance Nos. 

4711 and 4712 on second reading and ordered them published in pamphlet form.  

Councilmember Boeschenstein seconded the motion.  Motion carried by roll call vote. 

Public Hearing – Amending the Zoning and Development Code to Address 

Applicability of the Outdoor Lighting Ordinance 

The proposed ordinance will clarify the applicability of the outdoor lighting section in the 

Zoning and Development Code.  When the 2010 Zoning and Development Code was 

adopted, the lighting section was expanded and reference was made to only “new” land 

uses, losing reference to “all” land uses.  This has created an enforcement issue. 

The public hearing was opened at 9:40 p.m. 

Lori V. Bowers, Senior Planner, presented this item.  She described the request and 

reviewed the history of the lighting section with the various updates of the Zoning and 

Development Code that led to this request.  They are also adding the stadium lighting 

exemption.  The Planning Commission recommended approval at their June 28, 2016 

meeting. 
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Council President Norris asked how many current land uses will this amendment 

impact.  Ms. Bowers gave examples and said it should usually just be a matter of 

turning the light down.   

There were no public comments. 

The public hearing was closed at 9:45 p.m. 

Ordinance No. 4713 – An Ordinance Amending the Zoning and Development Code 

Section 21.06.080, Outdoor Lighting, Subsection (b), Applicability 

Councilmember Boeschenstein moved to adopt Ordinance No. 4713 on second reading 

and ordered publication in pamphlet form.  Councilmember Traylor Smith seconded the 

motion.   

Councilmember Chazen said the wording “all existing shall" would set up a situation 

where somebody would have to conform to these standards for their entire property if 

they modified their building in any way.  Ms. Bowers said any new development is 

required to submit a lighting plan as part of their construction plan which has always been 

the intent and part of the Code; this amendment will just help with enforcement.  

Councilmember Chazen reiterated that if someone does any type of modification, they 

might be required to change all of their lighting.  

City Manager Caton said the purpose of this amendment is to provide consistency in 

enforcement.  He explained over time this was modified or accidentally modified and this 

will help with applicability. 

Ms. Bowers said this does not apply to residential property. 

Council President Norris asked how long have these standards been in place.  Ms. 

Bowers said since the 1990's.   

Councilmember McArthur asked if Ms. Bowers was aware of any properties out of 

conformance or if they would be allowed to be considered non-conforming.  Ms. Bowers 

said she was not aware of any properties not in compliance.   

Councilmember Chazen recalled a gas station that had to come into compliance 

regarding their lighting. 

Community Development Director Kathy Portner said she was previously in charge of 

code enforcement and this is when it was noticed the language had been inadvertently 

changed.  Prior to the adoption of the 2010 Code, the provision that all lighting had to 

meet standards was included.  However, this does not address illumination, only the 

cutoff or non-trespass of lights to an adjacent property which has been in the Code since 

1990's for all properties.  Prior to 2010, non-downcast lighting options were:  turning off 
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the light by 10 p.m., redirect the light, or install a shield.  She gave an example of how this 

amendment will provide enforcement consistency and most complaints can be fixed with 

the previously mentioned options.  She noted enforcement is on a complaint basis only. 

Councilmember Chazen noted the ordinance doesn't state enforcement is on a complaint 

only basis.  He then asked if this would set a retroactive precedent.  City Attorney Shaver 

said it would not set a legal precedent; it is a legislative matter.  The requirements of this 

section don't mandate any change of the character of the lighting.   

Councilmember Chazen said he will not support this because he feels it will set a 

precedent.   

Councilmember Boeschenstein said this is a good change that gives tools to the Planning 

and Enforcement Staff.  He will support this. 

Council President Norris said she doesn’t believe in changing a law that already exists, 

especially since it is unknown how many properties this may affect; she will not support 

this. 

Motion failed by roll call vote with Councilmembers Chazen and McArthur and Council 

President Norris voting NO. 

Councilmember McArthur suggested changing the language so that it will not be 

retroactive to properties that are currently in compliance.  

Ms. Bowers brought up two different codes for comparison. 

Councilmember Taggart said the Code language inadvertently changed in 2010, before 

that it was not retroactive, but already in effect from 2006 up to the 2010 change.   

Council President Norris expressed concern regarding older buildings. 

City Attorney Shaver suggested to not reference “new or existing”, but to reference “land 

use” to confine light to a property.  Councilmember Chazen said it would still be 

retroactive and set a precedent.  City Attorney Shaver said the standard would not 

change, it would just clarify that light must be confined to a property.   

Ms. Portner said enforcement prior to 2010 did not require changing light fixtures, just to 

mitigate light spillage.  She agreed with City Attorney Shaver’s suggestion. 

City Attorney Shaver proposed to delete “new and existing”.  Ms. Bowers clarified that the 

language change would read “All new land uses…”.  City Attorney Shaver said they could 

also add that it would not include changing fixtures. 
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Council President Norris said the ordinance would communicate the same thing without 

“new and existing”.  She is still not comfortable with the suggestions.  Councilmember 

Chazen agreed and asked for more time.   

Councilmember McArthur asked if property is annexed and not in compliance, like an 

enclave, how would that be addressed.  Ms. Bowers said it would be addressed through a 

site plan review.  Councilmember Boeschenstein added it would be classified as “pre-

existing non-conforming”.  City Attorney Shaver clarified, if it was legal in Mesa County at 

the time, it would be “pre-existing non-conforming”.  

Council directed Staff to reword the ordinance and bring it back before Council.  

Loan Approval and Sole Source Purchase of Filter System Components for the 

Water Plant Filter Project 

The City Water Department has applied for a loan from the Colorado Water Resources 

and Power Development Authority, State Revolving Fund, to facilitate rehabilitation of the 

filtration system at the City Water Plant.  Due to long lead times, early purchase of the 

major filter components will be needed in order to complete the project during low 

demand winter months.  Both the Leopold and Gardner Denver equipment are 

recommended by the Consulting Engineer designing this project for sole source. 

Greg Lanning, Public Works Director, presented this item and explained the need for 

funding and the elements needed for the project.  The newer filters will be more efficient, 

more reliable, and have a longer life.  He explained the reason for the sole source 

purchase request and said the term of the loan is 20 years at 2.0% interest with an 

administrative cost of $16,000.  He reviewed the financial information for the loan.  Then 

he reviewed the time frame for the project. 

Councilmember Chazen asked if this technology is currently in use and if the expected 

life span exceeds the life of the financing.  Mr. Lanning said the life expectancy is far 

more than twenty years, but technology will change a lot in 20 years. 

Councilmember Chazen moved to approve the terms of the State Revolving Fund Loan, 

authorize the City Manager to sign the loan agreement contingent upon approval of the 

loan by the Colorado Water Resources and Power Development Authority, and 

authorize Sole Source Purchase of water treatment plant filter equipment:  

Underdrain/Media Retention System/Media, and Blower from Xylem Water Solutions 

USA, Inc. (Leopold) and UE Compression (Gardner Denver) in the amount of $564,000. 

 Councilmember Boeschenstein seconded the motion.  Motion carried by roll call vote.   
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Non-Scheduled Citizens & Visitors 

There were none. 

Other Business 

There was none.  

Adjournment 

The meeting was adjourned at 10:22 p.m. 

 
 
Stephanie Tuin, MMC 
City Clerk



 

 

CITY COUNCIL FORMAL ASSIGNMENTS 
Individual Members are assigned for each of the following: 

Board/Organization Meeting Day/Time/Place 2016 

Assignments 

Associated Governments of 
Northwest Colorado (AGNC) 

3rd Wednesday of each month 
@ 9:00 a.m. different municipalities  

Martin Chazen 

Downtown Development 
Authority/Downtown BID 

2
nd

  and 4
th
 Thursdays @ 7:30 am @ 

DDA Offices, 437 Colorado, BID 
board meets monthly 2

nd
 Thursday 

Martin Chazen 

Grand Junction Housing 
Authority 

4
th
 Monday @ 5:00 pm @ GJHA 

Offices at 8 Foresight Circle 
 

Barbara Traylor Smith  

Grand Junction Regional 
Airport Authority 

Usually 3
rd
 Tuesday @ 5:15 pm @ 

Airport Terminal Building (workshops 
held the 1

st
 Tuesday when needed) 

Rick Taggart 

Parks Improvement Advisory 
Board (PIAB) 

Quarterly, 1
st
 Tuesday @ noon @ 

various locations 
Barbara Traylor Smith  

Alternate – Phyllis Norris 

Parks & Recreation Advisory 
Committee 

1
st
 Thursday @ noon @ various 

locations (usually at Parks 
Administration Offices) 

Chris Kennedy 

Riverfront Commission 3
rd
 Tuesday of each month at 5:30 

p.m. in Training Room A, Old 
Courthouse 

Bennett Boeschenstein 

Mesa County Separator Project 
Board (PDR) 

Quarterly @ Mesa Land Trust, 1006 
Main Street 

Bennett Boeschenstein 

Grand Valley Regional 
Transportation Committee 
(GVRTC)  

4
th
 Monday @ 3:00 pm @ GVT 

Offices, 525 S. 6
th
 St., 2

nd
 Floor   

Phyllis Norris 

Grand Junction Economic 
Partnership 

3rd Wednesday of every month @ 
7:30 am @ GJEP offices, 122 N. 6

th
 

Street 

Barbara Traylor Smith 

Colorado Water Congress Meets 3-4 times a year in Denver Duncan McArthur 
 

5-2-1 Drainage Authority Meets quarterly, generally the 4
th
 

Wednesday of month at 3:00 p.m. in 
 Old Courthouse in Training Rm B 

Duncan McArthur  

Club 20 The board of directors meets at least 
annually. The time and place for 
board meetings are determined by 
the Executive Committee.  

Rick Taggart 

Orchard Mesa Pool Board Meets twice a year of each month at 
8:00 A.M. at a designated location. 

Duncan McArthur 

 



 

 

 

Ad Hoc Committees Date/Time 2016 Council Representative 

Avalon Theatre Committee 
 

Third Thursday at 8:00 a.m. Bennett Boeschenstein 

Council Agenda Setting 
Meeting 

Wednesday before next City Council 
Meeting in the a.m. 

Mayor Pro Tem  

Homeless/Vagrancy Committee Meets as needed and scheduled Duncan McArthur, Bennett 
Boeschenstein, Marty Chazen 

Property Committee Meets as needed and scheduled Barbara Traylor Smith, 
Bennett Boeschenstein 

Zoning and Development Code 
Review* 

Meets as needed and scheduled Duncan McArthur, 
Bennett Boeschenstein 

Regional Communication 
Center Committee 

Meets as needed and scheduled Phyllis Norris, Chris Kennedy 

Other Boards  

Board Name Date/Time 2016 Council Representative 

Who Attends Regularly 

Associated Members for 
Growth and Development 
(AMGD) 

1
st
 Wednesday, 7:30 a.m., Realtors 

Association Offices, 2743 
Crossroads Blvd. 

Duncan McArthur is facilitator,  
Open to all 

Building Code Board of Appeals 

* 

As needed NA 

Commission on Arts and 

Culture * 

4
th
 Wednesday of each month at 

4:00 p.m. 
Bennett Boeschenstein 

Forestry Board * First Thursday of each month at 8:00 
a.m. 

NA 

Historic Preservation Board * 1
st
 Tuesday of each month at 4:00 

p.m. 
Bennett Boeschenstein 

Homeless Coalition Meets on the third Thursday of the 
month at 10:00 a.m. at St. Mary’s 
Pavilion 

Duncan McArthur,  
Bennett Boeschenstein 

Horizon Drive Association 

Business Improvement District * 

3rd Wednesday of each month at 
10:30 a.m. 

Bennett Boeschenstein 

Persigo Board (All City and 
County Elected) 

Annually All 

Planning Commission * 2
nd

 and 4
th
 Tuesday at 6:00 p.m. NA 

Public Finance Corporation * Annual meeting in January NA 

Ridges Architectural Control 

Committee * 
 

As needed NA 

Riverview Technology 

Corporation * 
 

Annual meeting in January Bennett Boeschenstein 

State Leasing Authority * 2
nd

 Tuesday in January, other times 
as needed 

NA 
 

Urban Trails Committee * 2
nd

 Tuesday of each month at 5:30 
p.m. 

Bennett Boeschenstein 

Visitor and Convention Bureau 

Board of Directors * 

2
nd

 Tuesday of each month at 3:00 
p.m. 

NA 

Zoning Code Board of Appeals 

* 

As needed NA 

*No Council representative required or assigned - City Council either makes or ratifies appointments - may or 
may not interview dependent on particular board 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 



 

 



 

 



 

 



 

 



 

 



 

 



 

 

 



 

 

 



 
AAttttaacchh  22  

  

CCIITTYY  CCOOUUNNCCIILL  AAGGEENNDDAA  IITTEEMM  
 

 

 
 

Subject:  Outdoor Dining Lease for Bella Balsamic & The Pressed Olive, Inc, Located 
at 555 Main Street 
 

Action Requested/Recommendation:  Adopt Proposed Resolution Authorizing the 
Lease of Sidewalk Right-of Way to Bella Balsamic & The Pressed Olive, Inc, Located 
at 555 Main Street 
 

Presenter(s) Name & Title:  Kathy Portner, Interim Downtown Development Authority 
                                               Director 
 

 

Executive Summary:   

 
Bella Balsamic & The Pressed Olive, Inc, located at 555 Main Street, is requesting an 
Outdoor Dining Lease for an area measuring approximately 200 square feet in front of 
and immediately across the sidewalk from the building.   

 

Background, Analysis and Options:   

 
Bella Balsamic & The Pressed Olive, Inc is requesting an Outdoor Dining Lease for the 
area directly across the sidewalk from 555 Main Street.  The Outdoor Dining Lease 
would permit the business to have a revocable license from the City to expand the 
licensed premise and operate from the public right-of-way.  This business does not 
have a liquor license.   

 

How this item relates to the Comprehensive Plan Goals and Policies:   

 
Goal 4:  Support the continued development of the downtown area of the City Center 
into a vibrant and growing area with jobs, housing and tourist attractions. 
 
The addition of outdoor dining areas supports the vibrant atmosphere of the downtown 
area, and offers a significant business opportunity for increased sales and greater 
customer satisfaction. 
 

 

 

 

Date: July 18, 2016  

Author:  Kathy Portner  

Title/ Phone Ext:  Interim DDA 

Director/1420 

Proposed Schedule:  August 3, 2016 

2nd Reading (if applicable):   

File # (if applicable):   



 

 

 

How this item relates to the Economic Development Plan: 

 
Strategy 1.5:  The opportunity for outdoor dining areas support and strengthens existing 
businesses by providing for expanded services and dining experience. 

 

Board or Committee Recommendation:   

 
There are no board or committee recommendations. 

 

Financial Impact/Budget:   

 
The lessee will pay rent at the rate of $1.00 per square foot per year.   
 

Legal issues:   

 
The City Attorney has reviewed and approved the form of the lease. 
 

Other issues:   
 
No other issues have been identified. 
 

Previously presented or discussed:   
 
This property has not had an outdoor dining lease in the past. 
 

Attachments:   
 
Resolution Authorizing the Lease of Sidewalk Right-of-Way to Bella Balsamic & The 
Pressed Olive, Inc, with supporting documents. 
 



 

 

 

RESOLUTION NO.__________ 

 

A RESOLUTION AUTHORIZING THE LEASE OF SIDEWALK RIGHT-OF-WAY TO 

BELLA BALSAMIC & THE PRESSED OLIVE, INC, LOCATED AT 555 MAIN STREET 
 

Recitals: 
 
The City has negotiated an agreement for Bella Balsamic & The Pressed Olive, Inc to 
lease a portion of the sidewalk right-of-way located in front of 555 Main Street from the 
City for use as outdoor dining; and 
 
The City Council deems it necessary and appropriate that the City lease said property 
to Bella Balsamic & the Pressed Olive Inc. 
 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION, COLORADO: 
 
The City Manager is hereby authorized and directed to sign the Lease Agreement 
leasing the city-owned sidewalk right-of-way abutting 555 Main Street for an initial term 
commencing August 15, 2016 for the rental sum of $200.00, to Bella Balsamic & the 
Pressed Olive Inc. 
 
 
 PASSED and ADOPTED this ______day of_________, 2016. 
 
 
 
 
      _________________________________ 
      President of the Council 
 
Attest: 
 
 
 
 
______________________________ 
City Clerk 
 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 

 



 

 

 



 

 

 

 



 

 

 

 



 

 

 



 

 

 



 
AAttttaacchh  33  

  

CCIITTYY  CCOOUUNNCCIILL  AAGGEENNDDAA  IITTEEMM  
 

 

 
 

Subject:  Contract for the 2016 Curb, Gutter, and Sidewalk Replacement Project 
 

Action Requested/Recommendation:  Authorize the City Purchasing Division to 
Enter into a Contract with All Concrete Solutions, LLC of Grand Junction, Colorado for 
the 2016 Curb, Gutter, and Sidewalk Replacement Project in the Amount of 
$58,624.65 
 

Presenter(s) Name & Title:  Greg Lanning, Public Works Director 
                                               Jay Valentine, Internal Services Manager 

 

Executive Summary:   

 
This request is to award a construction contract for the 2016 Curb, Gutter, and Sidewalk 
Replacement Project at various locations throughout the City of Grand Junction.  These 
locations have been identified through the City of Grand Junction’s “Fix It” Program.  
This work shall include, but may not be limited to, the removal and replacement of 
damaged curb, gutter, and sidewalk that are the highest priority of the “Fix It” requests 
received.  In all, a total of 28 locations have been selected for replacement in 2016. 

 

Background, Analysis and Options:   

 
The 2016 Curb, Gutter and Sidewalk Replacement Project consists of the removal and 
replacement of damaged concrete throughout the City.  The focus of the project is to 
address tripping hazards and drainage issues that have been received by City staff via 
the City’s “Fix It” program.  Currently there are 124 locations identified throughout the 
City that meet the criteria for repairs.  Utilizing the available funds staff has prioritized 
the most severe areas to be repaired in 2016.   

 
A formal Invitation for Bid was issued via BidNet (an on-line site for government agencies 
to post solicitations), posted on the City’s website, advertised in The Daily Sentinel, and 
sent to the Grand Junction Chamber of Commerce and the Western Colorado 
Contractors Association (WCCA). One company submitted a formal bid, which was found 
to be responsive and responsible, in the following amount: 

 
Company City, State Price for MCC 

Replacement 
Percent Difference 

All Concrete Solutions, LLC Grand Junction, CO $58,624.65 - 

Date: July 13, 2016  

Author: Jerod Timothy 

Title/ Phone Ext: Project Manager/ 

1565 

Proposed Schedule: August 3
rd

, 2016 

2nd Reading (if applicable): N/A 

File # (if applicable): N/A 



 

 

 

 

How this item relates to the Comprehensive Plan Goals and Policies:   

 

Goal 9: Develop a well-balanced transportation system that supports automobile, 
local transit, pedestrian, bicycle, air, and freight movement while protecting air, 
water and natural resources. 
 
The curb, gutter, and sidewalk replacement project corrects defects in concrete along 
streets that need to convey water as well as provide a safe means of travel to the 
general public. This maintenance is necessary to maintain the existing street system to 
move pedestrians as well as traffic throughout the community safely and efficiently. 
 

How this item relates to the Economic Development Plan: 

 
Public Safety:  This project emphasizes the City’s effort in maintaining existing curb, 
gutter and sidewalk which indirectly addresses steps toward the City’s Economic 
Development Plan in that the maintenance will continue to improve the general safety 
and infrastructure, thereby indirectly strengthening the marketability of the community. 

 

Board or Committee Recommendation:   

 
There is no committee or board recommendation. 

 

Financial Impact/Budget:   
 

Sources 
  2016 Curb, Gutter and Sidewalk Replacement Budget   $50,000 
  Contract Street Maintenance Budget        33,862 
  Total Sources       $83,862 
 

Uses  
  CGS Replacement Contract (This Action)     $58,625 
  Other Miscellaneous Repair Projects        25,237 
  Total Uses        $83,862 
 
This project is scheduled to begin mid-August with an expected final completion of no 
later than September 30

th
, 2016. 

 

Legal issues:   

 
If awarded, the form of the contract will be reviewed by the City Attorney. 

 

Other issues:   
 
No other issues have been identified. 
 

 

 



 

 

 

Previously presented or discussed:   
 
This project was part of the 2016 budget discussions. 
 

Attachments:   
 
Vicinity Map 



 

 



 
Attach 4 

 

CITY COUNCIL AGENDA ITEM 
 

Subject:  Revocable Permit for an Existing Gazebo, Located at 376 Bonny Lane 

Action Requested/Recommendation:  Adopt Resolution Granting a Revocable 
Permit for an Existing Gazebo and Concrete Patio, Located within the Bonny Lane 
Right-of-Way  

Presenters Name & Title:  Scott D. Peterson, Senior Planner 

 

Executive Summary: 
 
The Moberly Family is requesting a Revocable Permit to officially document an existing 
gazebo and concrete patio that is located within the unimproved Bonny Lane right-of-
way.  
 

Background, Analysis and Options: 
 
When a property owner wants to place improvements within a right-of-way, a revocable 
permit is needed to ensure that the improvements are appropriate and placed in a 
manner that does not pose potential burdens on the public.  Furthermore the revocable 
permit documents to the public, applicant, and future owners that the City may, at any 
time, remove the private improvements, at the owner’s expense. 
 
The applicant received approval to construct a detached shed on their property in April, 
2016 (Planning Clearance #PCR-2016-289).  While installing electricity to the permitted 
shed, the applicant also dug a trench for electricity to an existing gazebo.  Upon review 
it was found that no planning clearance or permit was issued for the gazebo and that it 
was located within the Bonny Lane right-of-way.  The Bonny Lane right-of-way is 
currently gravel and has never been constructed as a street (no curb, gutter, walk, or 
asphalt).  The applicant has indicated that they believed that the area was part of their 
property.  One remedy to the gazebo being in the right-of-way would be to require that it 
be removed; however, given the circumstances, staff is recommending that a 
Revocable Permit be issued to allow the improvements to remain until such time that 
the right-of-way is needed.  If the Revocable Permit is approved by City Council, the 
applicant is aware that if Bonny Lane would ever be constructed, the existing gazebo, 
concrete patio, and private utility lines would need to be removed at the owner’s 
expense.    
 
The existing single-family detached home is considered a legal nonconforming land use 
since the property is zoned I-1 (Light Industrial) and does not permit single-family 
homes.  Under Section 21.08.020 (c) of the Zoning and Development Code, allows a 
nonconforming residential use to be expanded by up to 20 percent of the gross floor 
area, if no additional dwelling units are created and all other provisions of the code are 

Date:  July 19, 2016 

Author:  Scott D. Peterson 

Title/ Phone Ext:  Senior 

Planner/1447 

Proposed Schedule:  August 3, 2016 

File #:  RVP-2016-289 



 

 

 

met.  This section also allows accessory structures such as a garage or storage shed if 
the provisions of Section 21.04.040 (a) and (b) are met.  With the exception of being 
placed in the right-of-way, the gazebo meets the provisions of Section 21.04.040 (a) 
and (b). 
 

How this item relates to the Comprehensive Plan Goals and Policies: 
 
Granting the Revocable Permit allows the applicant to officially document and utilize a 
portion of the right-of-way which supports the following goal from the Comprehensive 
Plan. 
 

Goal 6:  Land use decisions will encourage preservation of existing buildings and 

their appropriate reuse. 
 
Policy A:  In making land use and development decisions, the City and County will 
balance the needs of the community. 
 

Economic Development Plan: 

 
The purpose of the adopted Economic Development Plan by City Council is to present 
a clear plan of action for improving business conditions and attracting and retaining 
employees.  The proposed Revocable Permit for the Moberly Family is for an existing 
residential accessory structure encroachment into the right-of-way and officially 
demonstrates to the public the encroachment and would not be applicable for 
compliance with the adopted Economic Development Plan.      
 

Board or Committee Recommendation: 
 
There is no committee or board recommendation. 
 

Financial Impact/Budget: 
 
No financial impact for this item. 
 

Legal issues: 
 
City Legal Staff has reviewed the requested Revocable Permit application. 
 

Other issues: 
 
No other issues have been identified. 
 

Previously presented or discussed: 
 
The Revocable Permit application has not been previously discussed.   

 

Attachments: 
 

1. Staff report/Background information 

http://www.codepublishing.com/CO/GrandJunction/html2/GrandJunction21/GrandJunction2104.html#21.04.040
http://www.codepublishing.com/CO/GrandJunction/html2/GrandJunction21/GrandJunction2104.html#21.04.040


 

 

 

2. Site Location Map 
3. Aerial Photo Map 
4. Comprehensive Plan Future Land Use Map  
5. Existing Zoning Map 
6. Letter from Applicant 
7. Photos of gazebo and concrete patio area 
8. Resolution 
9. Revocable Permit 
10. Agreement 



 

 

 

 
 

BACKGROUND INFORMATION 

Location: 376 Bonny Lane 

Applicant: Myrna A. Moberly, Owner 

Existing Land Use: Bonny Lane right-of-way 

Proposed Land Use: 
Maintain an existing gazebo and concrete patio 
area within the public right-of-way of Bonny Lane. 

Surrounding Land 

Use: 

North Single-family detached 

South Vacant lot (zoned light industrial) 

East Single-family detached 

West Light industrial property 

Existing Zoning: I-1 (Light Industrial) 

Proposed Zoning: N/A 

Surrounding 

Zoning: 

North I-1 (Light Industrial) 

South I-1 (Light Industrial) 

East I-1 (Light Industrial) 

West I-1 (Light Industrial) 

Future Land Use Designation: Industrial 

Zoning within density range? X Yes  No 

 

Section 21.02.180 (c) of the Grand Junction Zoning and Development Code: 
 
Requests for a revocable permit must demonstrate compliance with all of the following 
criteria: 
 

a. There will be benefits derived by the community or area by granting the 
proposed revocable permit. 

 
Granting the Revocable Permit allows the applicant and the City to officially 
document this existing building encroachment into the Bonny Lane right-of-
way.  The Bonny Lane right-of-way is not needed at this time for future street 
or sidewalk expansion therefore, the applicant’s existing gazebo and concrete 
patio area is acceptable and benefits the community by documenting the 
encroachment to the current and future property owners and allows 
maintenance of public right-of-way until the City improves the street.  
Therefore, this criterion has been met.    
 
b. There is a community need for the private development use proposed for 

the City property. 
 



 

 

 

Granting the Revocable Permit allows the applicant and the City to officially 
document this existing building encroachment into the Bonny Lane right-of-
way.  The Bonny Lane right-of-way is not needed at this time for future street 
or sidewalk expansion therefore, the applicant’s existing gazebo and concrete 
patio area is acceptable and  benefits the community by documenting the 
encroachment to the current and future property owners and allows 
maintenance of public right-of-way until the City improves the street.  
Therefore, this criterion has been met.   
 
c. The City property is suitable for the proposed uses and no other uses or 

conflicting uses are anticipated for the property. 
 
The property is effectively located at the end of a cul-de-sac as the 
unimproved road ends at this property and there is no thru traffic. The 
existing gazebo and concrete patio encroachment into the right-of-way of 
Bonny Lane does not interfere with any anticipated future City improvements 
and does not create a site distance problem.  The granting of the Revocable 
Permit does not inhibit the City or other utility companies from maintaining 
their required infrastructure, if necessary.  Therefore, this criterion has been 
met.   
 
d. The proposed use shall be compatible with the adjacent land uses. 
 
All adjacent properties are zoned light industrial.  The surrounding uses 
include single family to the north and east, vacant to the south and 
landscaping material storage to the west. The existing gazebo is considered 
to be an accessory structure to the nonconforming single-family home.  
Therefore, this criterion has been met. 
 
e. The proposed use shall not negatively impact access, traffic circulation, 

neighborhood stability or character, sensitive areas such as floodplains or 
natural hazard areas. 

 
The existing property is located at the end of the street.  It would be 
physically difficult to continue to drive to the south due to an existing open 
irrigation ditch that crosses the right-of-way.  The existing gazebo and 
concrete patio does not negatively interfere with any anticipated future City 
improvements, traffic circulation or neighborhood stability or character and 
does not create a site distance problem.  The subject site and adjacent right-
of-way are located outside of the floodplain or any natural hazard area.   
 
No adverse comments concerning the proposed Revocable Permit were 
received from the utility review agencies during the staff review process, 
including Xcel Energy.  Ute Water and City sanitary sewer are not located 
within this area of the Revocable Permit.  Therefore, this criterion has been 
met. 
 
f. The proposed use is in conformance with and in furtherance of the 

implementation of the goals, objectives and policies of the Comprehensive 



 

 

 

Plan, other adopted plans and the policies, intents and requirements of 
this Code and other City policies. 

 
The proposal conforms to all standards, codes and regulations.  See previous 
section regarding Comprehensive Plan and Economic Development Plan 
compliance.  Therefore, this criterion has been met. 
 
g. The application complies with the submittal requirements as set forth in 

the Section 127 of the City Charter, Chapter Two of the Zoning and 
Development Code and the SSID Manual. 

 
The application complies with all submittal requirements for a Revocable 
Permit.  Therefore, this criterion has been met.  

 

FINDINGS OF FACT/CONCLUSIONS AND CONDITIONS 
 
After reviewing the Moberly Family application, RVP-2016-289 for the issuance of a 
Revocable Permit for an existing gazebo and concrete patio area encroachment, City 
Staff makes the following findings of fact, conclusions and conditions: 
 

1. The review criteria in Section 21.02.180 (c) of the Grand Junction Zoning and 
Development Code have all been met or addressed. 
 

2. The proposed Revocable Permit only applies to the existing gazebo and 
concrete patio area.  No new additional buildings or encroachments may be 
placed within the Bonny Lane right-of-way.  Any new accessory buildings 
would be required to meet all applicable building setbacks and zoning codes. 

 

STAFF RECOMMENDATION: 
 
City Staff recommends that the City Council approve the requested Revocable Permit 
for the Moberly Family, RVP-2016-289 with the findings of fact, conclusions and 
conditions as identified within the Staff Report. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 

 
 
 
 
 
 
 



 

 

 

 

 
 
 
 
 
 



 

 

 

 
 

 
 
 
 
 



 

 

 

 
 
 

 
 
 
 



 

 

 

 
 
 
 

 
 
 



 

 

 

RESOLUTION NO. ___-16 

 

A RESOLUTION CONCERNING 

THE ISSUANCE OF A REVOCABLE PERMIT TO 

THE MOBERLY FAMILY, LOCATED AT 376 BONNY LANE  

 

Recitals. 
 
A.  Myrna A. Moberly, hereinafter referred to as the Petitioner, represents it is the owner 
of the following described real property in the City of Grand Junction, County of Mesa, 
State of Colorado, to wit: 
 

Lot 10, Block 1, Amelang Subdivision  
 

B.  The Petitioner has requested that the City Council of the City of Grand Junction 
issue a Revocable Permit to allow the Petitioner and the City to officially document an 
existing gazebo and concrete patio area within the following described public right-of-
way: 

 
A strip of land, situate in the NE 1/4 NW 1/4 of Section 24, Township 1 South, Range 1 
West of the Ute Meridian and lying within the right-of-way of Bonny Lane as dedicated 
on the Amelang Subdivision under Reception No. 835144, City of Grand Junction, 
Mesa County, Colorado, being described as follows: 
 
Commencing at the C-N 1/16 corner of said Section 24; 
thence N70°08'03"W, being the basis of bearing, a distance of 357.65 feet to the west 
right-of-way line of said Bonny Lane; 
thence S25°50'40"W a distance of 21.84 feet to the point of beginning; 
thence S64°09'20"E a distance of 50.00 feet; 
thence S25°50'40"W a distance of 25.81 feet; 
thence N64°09'20"W a distance of 50.00 feet; 
thence N25°50'40"E a distance of 25.81 feet to the point of beginning. 
 
Said strip contains 1290 square feet, more or less. 

 
C.  Relying on the information supplied by the Petitioner and contained in File No. RVP-
2016-289 in the office of the City’s Community Development Division, the City Council 
has determined that such action would not at this time be detrimental to the inhabitants 
of the City of Grand Junction. 
 
 NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 
OF GRAND JUNCTION, COLORADO: 
 
 1.  That the City Manager is hereby authorized and directed to issue the attached 
Revocable Permit to the above-named Petitioner for the purpose aforedescribed and 
within the limits of the public right-of-way aforedescribed, subject to each and every 
term and condition contained in the attached Revocable Permit. 



 

 

 

 
 
 PASSED and ADOPTED this ______ day of ________, 2016. 
 
 
Attest: 
   
 President of the City Council 
  
City Clerk 

 
 
 
 
 



 

 

 



 

 

 

 
 
 
 

REVOCABLE PERMIT 
 

Recitals. 
 
A.  Myrna A. Moberly, hereinafter referred to as the Petitioner, represents it is the owner 
of the following described real property in the City of Grand Junction, County of Mesa, 
State of Colorado, to wit: 
 

Lot 10, Block 1, Amelang Subdivision  
 

B.  The Petitioner has requested that the City Council of the City of Grand Junction 
issue a Revocable Permit to allow the Petitioner and the City to officially document an 
existing gazebo and concrete patio area within the following described public right-of-
way: 
 
A strip of land, situate in the NE 1/4 NW 1/4 of Section 24, Township 1 South, Range 1 
West of the Ute Meridian and lying within the right-of-way of Bonny Lane as dedicated 
on the Amelang Subdivision under Reception No. 835144, City of Grand Junction, 
Mesa County, Colorado, being described as follows: 
 
Commencing at the C-N 1/16 corner of said Section 24; 
thence N70°08'03"W, being the basis of bearing, a distance of 357.65 feet to the west 
right-of-way line of said Bonny Lane; 
thence S25°50'40"W a distance of 21.84 feet to the point of beginning; 
thence S64°09'20"E a distance of 50.00 feet; 
thence S25°50'40"W a distance of 25.81 feet; 
thence N64°09'20"W a distance of 50.00 feet; 
thence N25°50'40"E a distance of 25.81 feet to the point of beginning. 
 
Said strip contains 1290 square feet, more or less. 
 
C.  Relying on the information supplied by the Petitioner and contained in File No. RVP-
2016-289 in the office of the City’s Community Development Division, the City Council 
has determined that such action would not at this time be detrimental to the inhabitants 
of the City of Grand Junction. 
 
 NOW, THEREFORE, IN ACCORDANCE WITH THE ACTION OF THE CITY 
COUNCIL OF THE CITY OF GRAND JUNCTION, COLORADO: 
 
 There is hereby issued to the above-named Petitioner a Revocable Permit for 
the purpose aforedescribed and within the limits of the public right-of-way 
aforedescribed; provided, however, that the issuance of this Revocable Permit shall be 
conditioned upon the following terms and conditions: 
 



 

 

 

1. The Petitioner’s use and occupancy of the public right-of-way as authorized 
pursuant to this Permit shall be performed with due care or any other higher standard of 
care as may be required to avoid creating hazardous or dangerous situations and to 
avoid damaging public improvements and public utilities or any other facilities presently 
existing or which may in the future exist in said right-of-way. 
 

2. The City hereby reserves and retains a perpetual right to utilize all or any portion 
of the aforedescribed public right-of-way for any purpose whatsoever. The City further 
reserves and retains the right to revoke this Permit at any time and for any reason. 
 

3. The Petitioner, for itself and for its successors, assigns and for all persons 
claiming through the Petitioner, agrees that it shall defend all efforts and claims to hold, 
or attempt to hold, the City of Grand Junction, its officers, employees and agents, liable 
for damages caused to any property of the Petitioner or any other party, as a result of 
the Petitioner’s occupancy, possession or use of said public right-of-way or as a result 
of any City activity or use thereof or as a result of the installation, operation, 
maintenance, repair and replacement of public improvements. 
 

4. The Petitioner agrees that it shall at all times keep the above described public 
right-of-way in good condition and repair. 
 

5. This Revocable Permit shall be issued only upon the concurrent execution by the 
Petitioner of an agreement that the Petitioner and the Petitioner’s successors and 
assigns shall save and hold the City of Grand Junction, its officers, employees and 
agents harmless from, and indemnify the City, its officers, employees and agents, with 
respect to any claim or cause of action however stated arising out of, or in any way 
related to, the encroachment or use permitted, and that upon revocation of this Permit 
by the City the Petitioner shall, at the sole cost and expense of the Petitioner, within 
thirty (30) days of notice of revocation (which may occur by mailing a first class letter to 
the last known address), peaceably surrender said public right-of-way and, at its own 
expense, remove any encroachment so as to make the aforedescribed public right-of-
way available for use by the City or the general public.  The provisions concerning 
holding harmless and indemnity shall survive the expiration, revocation, termination or 
other ending of this Permit. 
 

6. This Revocable Permit, the foregoing Resolution and the following Agreement 
shall be recorded by the Petitioner, at the Petitioner’s expense, in the office of the Mesa 
County Clerk and Recorder. 
 

7. Permitee shall obtain all applicable Planning Clearance’s from City Planning and 
Mesa County Building Department. 
 

8. This Revocable Permit only applies to the existing gazebo and concrete patio 
area.  No new additional buildings or encroachments may be placed within the Bonny 
Lane right-of-way.  Any new accessory buildings would be required to meet all 
applicable building setbacks and zoning codes. 
 
  
 



 

 

 

 
 
 
 

Dated this    day of     , 2016. 
 
 
    The City of Grand Junction, 
    a Colorado home rule municipality 
 
Attest: 
 
    
City Clerk City Manager 
 
 
 

Acceptance by the Petitioner: 
 
 
 ___________________________________ 

Myrna A. Moberly 



 

 

 

 

 
 
 
 

 

 



 

 

 

 

 

 

 

AGREEMENT 
 
 
Myrna A. Moberly, for itself and for its successors and assigns, does hereby agree to: 
 
(a) Abide by each and every term and condition contained in the foregoing Revocable 
Permit; 
 
(b) Indemnify and hold harmless the City of Grand Junction, its officers, employees and 
agents with respect to all claims and causes of action, as provided for in the approving 
Resolution and Revocable Permit; 
 
(c) Within thirty (30) days of revocation of said Permit by the City Council, peaceably 
surrender said public right-of-way to the City of Grand Junction; 
 
(d) At the sole cost and expense of the Petitioner, remove any encroachment so as to 
make said public right-of-way fully available for use by the City of Grand Junction or the 
general public. 
 
 
 Dated this    day of    , 2016. 
 
 
 
 
 
 
   
 Myrna A. Moberly 
 
State of Colorado ) 
   )ss. 
County of Mesa  ) 
 
 The foregoing Agreement was acknowledged before me this_____ day of 
________________, 2016, by Myrna A. Moberly. 
 
 
My Commission expires:  
Witness my hand and official seal. 
 
   
 Notary Public 



 

 

 
Attach 5 

 

CITY COUNCIL AGENDA ITEM 
 

 

Subject:  Redlands Hollow Rezone, Located at 508 22 ¼ Road  

Action Requested/Recommendation:  Introduce a Proposed Ordinance and Set a 
Public Hearing for August 17, 2016 

Presenters Name & Title:  Scott D. Peterson, Senior Planner 

 

Executive Summary: 
 
A request to rezone 2.88 acres from R-2 (Residential - 2 du/ac) to R-4 (Residential - 4 
du/ac) zone district in anticipation of developing a residential subdivision. 
 

Background, Analysis and Options: 
 
The subject property (Lot 2, Krause Subdivision), located at 508 22 ¼ Road, currently 
contains a single-family detached home and detached garage on 2.88 +/- acres.  The 
applicant, Redlands Investment Properties, LLC, is in negotiations to purchase the 
property and is requesting to rezone the property to R-4 in anticipation of developing a 
residential subdivision. 
 
The site was annexed into the City in 1999 as part of the Krause Annexation No. 1 and 
No. 2.  The annexed property was zoned R-2 (Residential – 2 du/ac) which was in 
conformance with the Residential Low designation of the City’s Growth Plan.  
 
In 2010 the City and County adopted the Comprehensive Plan which included the 
Future Land Use Map and the Blended Residential Land Use Categories Map 
(“Blended Map”).  The new Future Land Use Map continued to designate the area 
where the property is located as Residential Low.  The following zone districts are listed 
as appropriate zone districts to implement the Residential Low future land use category: 
RR, R-E, R-1, R-2, R-4, and R-5.  The Blended Map as applied to this property allows 
up to five dwelling units per acre.  
 
Therefore the proposed R-4 zone is compatible with (1) the Comprehensive Plan Future 
Land Use Map; (2) the Blended Map; (3) the surrounding R-2 (City) and RSF-4 (County) 
zoning; and (4) the surrounding single family uses. 
 

Neighborhood Meeting: 
 
A Neighborhood Meeting regarding the proposed zone change and subdivision 
application was held on April 19, 2016 with 11 citizens along with the applicant, 
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applicant’s representative’s and City Project Manager in attendance.  Area residents in 
attendance voiced concerns regarding increased traffic on 22 ¼ Road as a result of the 
proposed subdivision, increase in the overall density on the property and also some 
residents would like to keep a rural setting and not become part of a more urban 
environment.   
 

How this item relates to the Comprehensive Plan Goals and Policies: 
 
The proposed rezone meets the following Comprehensive Plan goals and policies: 

 

Goal 3:  The Comprehensive Plan will create ordered and balanced growth and spread 
future growth throughout the community. 
 

Policy B:  Create opportunities to reduce the amount of trips generated for 
shopping and commuting and decrease vehicle miles traveled thus increasing air 
quality. 

 

Goal 5:  To provide a broader mix of housing types in the community to meet the needs 
of a variety of incomes, family types and life stages. 
 

Policy C: Increasing the capacity of housing developers to meet housing demand. 
 

How this item relates to the Economic Development Plan: 

 
The purpose of the adopted Economic Development Plan by City Council is to present 
a clear plan of action for improving business conditions and attracting and retaining 
employees.  The proposed Rezone provides additional residential housing opportunities 
for residents of the community, located within the highly desirable Redlands area and 
near neighborhood commercial centers, elementary and junior high schools, which 
could contribute positively to employers’ ability to attract and retain employees.  
 

Board or Committee Recommendation: 
 
The Planning Commission recommended approval of the proposed rezone application 
at their July 12, 2016 meeting on a 5 - 2 vote. 
 

Legal Issues: 
 
City legal staff has reviewed and approved the form of the Ordinance. 
 

Other issues: 
 
There are no other issues identified.   
 

Previously presented or discussed: 
 
This proposal has not been previously discussed. 
 

 



 

 

 

 

Attachments: 
 

11. Background information 
12. Staff report 
13. Site Location Map 
14. Aerial Photo Map 
15. Comprehensive Plan Future Land Use Map 
16. Blended Residential Land Use Categories Map 
17. Existing Zoning Map 
18. Correspondence received from the public 
19. Minutes from July 12, 2016 Planning Commission meeting (will be added for 2

nd
 

Reading City Council Staff Report) 
20. Ordinance



 

 

 

 

BACKGROUND INFORMATION 

Location: 508 22 ¼ Road  

Applicant: 
Barbara Krause, Owner 
Redlands Investment Properties LLC, Applicant 

Existing Land Use: Single-family detached home 

Proposed Land Use: Residential single-family detached subdivision 

Surrounding Land 

Use: 

North Single-family detached 

South Single-family detached 

East Single-family detached 

West Single-family detached 

Existing Zoning: R-2 (Residential – 2 du/ac) 

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

Surrounding 

Zoning: 

North 
County RSF-4 (Residential Single-Family – 4 
du/ac) 

South R-2 (Residential – 2 du/ac) 

East R-2 (Residential – 2 du/ac) 

West 
County RSF-4 (Residential Single-Family – 4 
du/ac) 

Future Land Use Designation: Residential Low (0.5 – 2 du/ac) 

Zoning within density/intensity 

range? 
X Yes  No 

 

Section 21.02.140 of the Grand Junction Zoning and Development Code: 
 
The City may rezone property if the proposed changes are consistent with the vision 
(intent), goals and policies of the Comprehensive Plan and meets one or more of the 
following criteria: 
 
(1) Subsequent events have invalidated the original premise and findings; and/or 
 

The property was annexed and zoned R-2 in 1999.  In 2010 the City of Grand 
Junction and Mesa County jointly adopted a Comprehensive Plan, replacing the 
Growth Plan and establishing new land use designations.  The Comprehensive Plan 
includes a Future Land Use Map and a Blended Residential Land Use Categories 
Map (“Blended Map”).  The Blended Map blends compatible residential densities 
into three categories (Low, Medium and High), allowing overlapping of zones to 
provide flexibility to accommodate residential market preferences and trends, 
streamline the development process and support the Comprehensive Plan’s vision.  
The overlap of zones allows an appropriate mix of density for an area without being 
limited to a specific land use designation and does not create higher densities than 
what would be compatible with adjacent development.  
 



 

 

 

The adoption of the Blended Map is a subsequent event or change that allows the 
property to be rezoned to a higher zone and therefore this criteria has been met. 
 

(2) The character and/or condition of the area has changed such that the amendment is 
consistent with the Plan; and/or 
 

The residential character within the immediate vicinity of the proposed rezone has 
not changed since the area developed in the 1980’s.  Within a larger area several 
residential developments have occurred since 2004.  These developments were 
annexed and zoned R-4 and include Redlands Valley Subdivision (Swan Lane), 
Schroeder Subdivision (2 lots adjacent to Reed Mesa Drive), D & K Lucas 
Subdivision (Lucas Court) and Boulders Subdivision (Milena Way).  
 
There are approximately 134 residential parcels within 1,000 feet of the proposed 
rezone with an overall average lot size of 0.85 acres.   
 
Though the character and/or condition of the immediate vicinity of the property has 
not changed significantly within the last 30 years, the broader area has seen growth 
since the property was annexed and zoned in 1999.  Also, given that the criterion 
includes that "the amendment is consistent with the Plan," and the requested zone 
is compatible with the surrounding single family uses/densities and consistent with 
the Comprehensive Plan, this criteria has been met. 
 

(3) Public and community facilities are adequate to serve the type and scope of land 
use proposed; and/or 

 
Adequate public and community facilities and services are available to the property 
and are sufficient to serve the residential land uses allowed in the R-4 zone district.  
Ute Water and City sanitary sewer are presently located within 22 ¼ Road.  Property 
is also being served by Xcel Energy electric and natural gas.  To the northeast, is a 
neighborhood commercial center that includes an office complex, veterinary clinic, 
convenience store, car wash and gas islands.  Further to the east is another car 
wash, bank and medical clinic.  Within walking distance are Broadway Elementary 
School, Redlands Middle School and area churches, located north of Broadway 
(Hwy 340).  Less than a mile from the property is Grand Junction Redlands Fire 
Station No. 5.   
 
Therefore, this criterion has been met.   
 

(4) 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/or 
 

There is an adequate supply of suitably designed land available in the community as 
the R-4 zone district comprises the second largest amount of residential acreage 
within the City limits behind the R-8 zone district (Over 1,862 acres within the City 
limits is zoned R-4).   
 
Therefore, this criterion has not been met.   
 



 

 

 

(5) The community or area, as defined by the presiding body, will derive benefits from 
the proposed amendment. 
 

The proposed R-4 zone would implement Goals 3 & 5 of the Comprehensive Plan 
by creating an opportunity for future residential development which will provide 
additional residential housing opportunities for residents of the community, located 
within the highly desirable Redlands area and near neighborhood commercial 
centers, elementary and junior high schools, which could contribute positively to 
employers’ ability to attract and retain employees. 
 
Therefore, this criterion has been met.   
 

Alternatives:  The following zone districts would also be consistent with the Future Land 
Use designation of Residential Low for the subject property: 
 

a. R-R (Residential – Rural) 
b. R-E (Residential – Estate) 
c. R-1 (Residential – 1 du/ac) 
d. R-5 (Residential – 5 du/ac) 

 
In reviewing the other zoning district options, the residential zone districts of R-R, R-E 
and R-1, would have a lower overall maximum density than what the property is 
currently zoned (R-2), and the R-5 zone district would allow more density.  The 
applicant has requested an R-4 zone. 
 

FINDINGS OF FACT AND CONCLUSIONS 
 
After reviewing the Redland Hollow Rezone, RZN-2016-253, a request to zone 2.88 
acres from R-2 (Residential – 2 du/ac) to R-4 (Residential – 4 du/ac) zone district, the 
following findings of fact and conclusions have been determined: 
 

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

 
2. All review criteria Section 21.02.140 of the Grand Junction Municipal Code, 

except for criterion 4, have been met. 
 
 



 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 

 
 
 
 
 
 



 

 

 

 
 
 
 
 
 
 
 
 
 

Blended Residential Land Use 

Categories Map 



 

 

 

 
 



 

 

 

 

 

 

 

From:  "John F. Whitcomb" <jfwhitcomb@gmail.com> 

To: <scottp@gjcity.org> 

Date:  5/13/2016 6:29 PM 

Subject:  Redlands Hollow Subdivision 
 
Dear Mr. Peterson, 
 
My name is John Whitcomb and I live at 484 22 1/4 Rd. My wife and I are 
very concerned about the proposed re-zoning of the land on 22 1/4 Rd to 
allow six residential homes to be built. We have a quiet neighborhood here, 
with homes built on large lots. You could fit 3 of these proposed homes on 
our lot alone. We don't need to crowd these homes on to tiny lots. Traffic 
is already a problem on our street where many vehicles turn from Broadway on 
to Reed Mesa or South Broadway as a shortcut to Redlands Pkwy or Broadway 
to avoid the intersection. With the scheduled construction of a roundabout 
at that intersection. Adding the traffic that these houses would bring 
would only exacerbate the already steady flow of vehicles through what was 
once a quiet area. Please do not over crowd our little streets and further 
complicate our traffic problems. 
 
The builder states he wants "High End" homes but there is no guarantee of 
that. High end homes aren't built on 0.3 acres lots. We also have a water 
runoff problem here from the Riggs hill area down towards these lots. 
 
In summary, if homes must be built on this property they should be 
restricted to 3 homes on 1/2 acre lots not 6 houses crammed into a small 
space. 
 
Sincerely, 
 
1

st
 Sgt John F. Whitcomb USMC Ret. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

From:  <keibo21@aol.com> 

To: <scottp@gjcity.org> 

CC: <Keibo21@aol.com>, <SPGarden@aol.com> 

Date:  5/17/2016 9:21 AM 

Subject:  Proposed Redlands Hollow Subdivision 
 
Hello Scott, 
  
(A previous, incomplete version may have been sent to you, if that is so, then this is the 
complete email we intended to send you) 
  
Our names are Campbell and Susan Stanton and we have lived at 503 Reed Mesa 
Drive for nearly 25 years. We reside approximately 1 block west of the proposed 
"Redlands Hollow Subdivision" which would consist of six small lots/houses tentatively 
planned to be located along the east side of 22 1/4 Road contingent on rezoning of the 
property. Our neighborhood is unique in that it has homes on fairly good sized lots that 
are not crammed right up to each other thus providing an open, country feel that we all 
enjoy and savor. This was one of the principal reasons we and others moved here. 
Although some traffic utilizes our streets as a shortcut around the Hwy 340/Redlands 
Parkway intersection, it is relatively quiet and traffic is tolerable. 
While we're not opposed to development of vacant land, we are opposed to the integrity 
of our neighborhood being compromised by overdevelopment. We oppose the rezoning 
of the lots from R-2 to R-4.  We feel that no more than three or four homes should be 
permitted on larger parcels within the proposed subdivision if the project were to 
proceed. 
 
We thank you for your consideration and appreciate the opportunity to voice our opinion 
on this matter. 
 
Sincerely, 
 
Campbell & Susan Stanton 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

From:  Sharon Sigrist <sharonsigrist@gmail.com> 

To: <scottp@gjcity.org> 

Date:  5/12/2016 10:34 AM 

Subject:  Redlands Hollow Subdivision 
 
To whom it concerns, 
 
My name is Sharon Sigrist I live at 2215 Dixon Ave. My husband, myself and 
our neighbors are very concerned over the purposed rezoning of the land on 
22 1/4 rd. to allow 6 residential homes to be built there. Our concerns are 
traffic, and over crowding in one little area. There is plenty of open land 
in this area, we do not need to crowd one street, on block one 
neighborhood.  Traffic is a problem already with people using Reed Mesa to 
South Broadway as a short cut around the Redlands Parkway - Broadway 
intersection.  This short cut is probably uncontrollable but adding 30+ 
more vehicle trips a day by adding 6 homes can be prevented. Please do not 
over crowd our neighborhood and further complicate the traffic problems in 
these few little streets. 
     The builder states he wants to build high end homes, but what if he 
doesn't? We will have low rent transient renters that are not healthy for 
an established family neighborhood. He also, does not have to put in curb & 
gutter. I realize the rest of the neighborhood does not have nor want, but 
I am not convinced that is the right way to proceed.  There is a huge water 
run off problem already in this neighborhood, yes it only happens once or 
twice a year but non the less I do not think just a retention pond is the 
answer and could open a can of worms. 
 
It is quiet here, we have had lots of new homes built in this area, they 
have ALL been built on large lots EXCEPT what is being asked for here! 
 
Sharon Sigrist 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

From:  Sharon Sigrist <sharonsigrist@gmail.com> 

To: Scott Peterson <scottp@ci.grandjct.co.us> 

Date:  5/24/2016 8:36 AM 

Subject:  Re: Redlands Hollow Subdivision 
 
Scott, Please keep me up dated as to the Redlands Hollow Subdivision. Has 
the builder submitted a plan? How many homes does he PLAN to build? Some 
workers were out 2 weeks ago and they were very rude to the home owners 
around the lot. They parked their equipment blocking driveways. One of my 
neighbors came home with a new born & could not get to her drive. I do not 
know where this lack of consideration is coming from but I hope that 
changes, too.  DO NOT CHANGE THE ZONING PLEASE! 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

From:  Ruth Reed <ruthreed2221@gmail.com> 

To: <scottp@gjcity.org> 

Date:  5/16/2016 3:07 PM 

Subject:  Redlands Hollow Subdivision 
 
We do not need to change the zoning in our little enclave.  I agree with 
all of my neighbors for all of the reasons stated in their correspondence 
that the zoning is fine just the way it is. No changes please. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

From:  Audrey Mullis <yerdua6454@hotmail.com> 

To: "scottp@gjcity.org" <scottp@gjcity.org> 

Date:  5/31/2016 11:46 AM 

Subject:  Redlands Hollow Subdivision 
 
Dear Mr. Peterson, 
 
My name is Audrey Mullis, 2208 Mudgett St, GJ, CO 81507.  I spoke with you by phone 
last week.  You requested that I put my concerns about the Redlands Hollow 
Subdivision in writing.  Although I now live west of the area on Mudgett St, I formerly 
lived at 517 22 1/4 Road for 25 years and am very familiar with the Reed Mesa 
Subdivision in general and thus interested in preserving the rural atmosphere.  My 
concerns are: 
 
1 - Traffic...due to a full scale commercial Auto Repair operation that has somehow 
developed (I assume illegally) at 519 Reed Mesa Drive, the traffic coming and going 
from Broadway has increased substantially.  There are as many as 20+ vehicles in the 
yard at any given time, with trailers delivering and picking up these units on a daily 
basis.  With only Reed Mesa Drive and Mowry Drive for ingress & egress, the traffic 
situation is obviously already strained.  The addition of six more homes/families would 
add that much more. 
 
2 - Property Values:  The Reed Mesa Subdivision has grown considerably since we 
moved here in 1969, but it has managed until recently to retain the rural atmosphere. 
Adding six closely-packed homes would not only change that concept but in the 
process would also lower property values.  It might be reasonable to add 3 or 4 homes 
on that entire property with lots similar in size to those adjacent to the property, but 
certainly not the development as proposed. 
 
 
Thank you, 
 
 
Audrey Mullis 
 
970-243-5184 

 

 

 

 

 

 



 

 

 

 

 

From:  "Debbie Moesser" <dmoesser@bresnan.net> 

To: <scottp@gjcity.org> 

Date:  5/15/2016 12:35 PM 

Subject:  Redlands Hollow Subdivision 
 
May 15, 2016 
 
To Scott or Whom It May Concern, 
 
My name is Debbie Moesser and I live at 2220 Claudia Ct.  My neighbors and I 
are VERY concerned over the purposed rezoning of the land on 22 ¼ Rd, 
allowing 6 residential homes to be built there.  Our concerns are traffic 
(there are too many SPEEDING down Reed Mesa now) and over crowing in one 
little area.  There is plenty of open land in this area.  We do not need to 
crowd one street is this neighborhood. 
 
Traffic is a problem already with people using Reed Mesa, once again 
SPEEDING, with kids playing, to South Broadway as a short cut around 
Redlands Parkway – Broadway intersection.  This short cut is probably 
uncontrollable but adding 30+ more vehicle trips a day be adding 6 homes can 
be prevented. 
 
PLEASE do not over crowed our neighborhood and further complicate the 
traffic problems on the little streets. 
 
The builder says he wants to build high end homes, but what if he does not? 
We will have low rent transient renters that are not healthy for an 
established family neighborhood. 
 
It is a quiet neighborhood.   The homes that have been built in the area 
have been built on LARGE lots EXCEPT what is being asked for here! 
 
PLEASE DO NOT LET HIM BUILD! 
 
Thank you, 
 
 
Debbie Moesser 
 
2220 Claudia Ct. 

 

 

 

 

 

 

 



 

 

 

 

From:  Sarah Livingston <sarah.m.livingston@gmail.com> 

To: <scottp@gjcity.org> 

Date:  7/2/2016 6:09 PM 

Subject:  Redlands hollow subdivision-rezoning 
 
To whom it may concern,  
My name is Sarah Livingston and I live at 517 22 1/4 at the end of the cul-de-sac, 
directly across the street from the proposed Redlands Hollow Subdivision. I am in 
opposition to the request to rezone 2.88 +/- acres from an R-2 to R-4 zone district. I am 
in opposition of this rezoning for a few reasons: 
1. The lot sizes will be significantly smaller therefore changing the fabric & historical 
character of the neighborhood. 
2. There is already a lot of traffic that turns around and my personal driveway because 
they do not realize it is not a "thru street". I do not want six houses because this will 
cause even more traffic. 
3. The narrowness of our street will not allow for people to turn their cars around except 
in my driveway.  
4. Our view of the Book Cliffs will be obstructed.  
5. It is highly likely that property tax will raise much higher due to the value of these 
homes proposed (we were told they would be in the $400,000 range). 
 
I understand that I cannot to stop the development of four homes, but I would like to 
stop the development of six. These are the reasons that I oppose the rezoning of the 
Redlands hollow subdivision. 
 
Respectfully,  
Sarah Livingston  
 
Sent from my iPhone 



 

 

 

 
 

 

 

 

 



 

 

 

 
 

 

 

 

 



 

 

 

 

 

 

 

 

From:  Naomi Rintoul <n.rintoul@icloud.com> 

To: <scottp@gjcity.org> 

Date:  7/11/2016 12:58 PM 

Subject:  Redlands Hollow Subdivision 

Attachments: neighborhood.docx 
 
Dear Mr. Peterson, 
 
You have already heard from many of my neighbors and my husband, Garrett Williams 
about our opposition to the rezoning in our neighborhood on 22 1/4 Road.  I truly don't 
know what else can be said, so I have included some pictures of where we live and why 
the level of proposed density would be out of character.  Thank you much and we will 
see you at the meeting tomorrow. 
 
Sincerely, 
 
Naomi Rintoul 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 
 

 



 

 

 

 

 

 

 
 

 



 

 

 

 
 

 

 

 

 



 

 

 

 

 

CITY OF GRAND JUNCTION, COLORADO 
 

ORDINANCE NO. 

 

AN ORDINANCE ZONING THE PROPOSED REDLANDS HOLLOW REZONE   

TO R-4 (RESIDENTIAL – 4 DU/AC) 
 

LOCATED AT 508 22 1/4 ROAD 
 

Recitals: 
 
 After public notice and public hearing as required by the Grand Junction Zoning 
and Development Code, the Grand Junction Planning Commission recommended 
approval of zoning the proposed Redlands Hollow Subdivision to the R-4 (Residential – 
4 du/ac) zone district, finding that it conforms to and is consistent with the Future Land 
Use Map designation of Residential Low Density and the Blended Residential Land Use 
Map category of Residential Low Density of the Comprehensive Plan and the 
Comprehensive Plan’s goals and policies and is generally compatible with land uses 
located in the surrounding area.   
 
 After public notice and public hearing, the Grand Junction City Council finds that 
the R-4 (Residential – 4 du/ac) zone district is in conformance with at least one of the 
stated criteria of Section 21.02.140 of the Grand Junction Zoning and Development 
Code. 
 

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GRAND JUNCTION 

THAT: 
 
The following property shall be zoned R-4 (Residential – 4 du/ac): 
 
Lot 2, Krause Subdivision as identified in Reception # 1902961 in the Office of the 
Mesa County Clerk and Recorder. 
 
Introduced on first reading this ______day of _________, 2016 and ordered published in 
pamphlet form. 
 
Adopted on second reading this ______ day of ______, 2016 and ordered published in 
pamphlet form. 
 
ATTEST: 
 
 
 
_______________________________ ______________________________ 
City Clerk Mayor 
 



 

 
  

AAttttaacchh  66  

  

CCIITTYY  CCOOUUNNCCIILL  AAGGEENNDDAA  IITTEEMM  
 

 
 

Subject:  Amending the Outline Development Plan and Planned Development 
Ordinance for Highlands Apartments, Located at 805 and 825 Bookcliff Avenue 

Action Requested/Recommendation:  Introduce a Proposed Ordinance and Set a 
Public Hearing for August 17, 2016 

Presenter(s) Name & Title:  Lori V. Bowers, Senior Planner                                         
  

 

Executive Summary:   
The Grand Junction Housing Authority is requesting to amend Ordinance No. 4652 (see 
attached), an Ordinance rezoning approximately 3.76 acres from R-16 to PD (Planned 
Development) with a default zone of R-24 for the Highlands Apartments.  The request is 
to add four additional dwelling units, which exceeds the maximum density range by .63 
dwelling units.      
 

Background, Analysis and Options:   
The Grand Junction Housing Authority was granted approval of the Highlands 
Apartment project on January 7, 2015.  The Ordinance allows for the construction of 
128 senior multi-family dwelling units, in two phases, along with some ancillary uses at 
805 and 825 Bookcliff Avenue.  A zoning density range of 24 to 32 dwelling units per 
acre is provided in Ordinance No. 4652.  The request is to amend the Outline 
Development Plan from 128 units to 136 units.  The addition of four more residential 
units is internal to the structure and does not expand or change the approved foot-print, 
or the elevations of the building.  It does however exceed the maximum density of 32 
units per acre by 0.63.  The Zoning and Development Code allows changes in the bulk 
standards up to 10 percent so long as the character of the site is maintained.  The 
character of the site is maintained since the new additional units would be internal to 
the structure.   

 

How this item relates to the Comprehensive Plan Goals and Policies:   

Goal 5: To provide a broader mix of housing types in the community to meet the needs 
of a variety of incomes, family types and life stages. 
   
The proposed project will provide affordable senior apartment living in an area where 
needed services are readily available.     
 

How this item relates to the Economic Development Plan: 

Goal: Continue to make strategic investments in public amenities that support Grand 
Junction becoming “the most livable community west of the Rockies by 2025.”   
 

Date: July 12, 2016 

Author:  Lori V. Bowers 

Title/ Phone Ext:  Sr. Planner / 256-

4033 

Proposed Schedule: PC-July 12, 2016  

CC- 1
st

 reading August 3, 2016 

2nd Reading: August 17, 2016 

File #: PLD-2016-326 



 

 

 

The proposed project is a quality development and will provide visual appeal through 
attractive public spaces throughout the Planned Development.  It will also provide a 
needed housing type.   

 

Board or Committee Recommendation:   
The Planning Commission forwards a recommendation of approval to the City Council. 

 

Legal issues:   
The City Attorney has reviewed and approved the form of the proposed ordinance. 
 

Other issues:   
No other issues have been identified. 
 

Previously presented or discussed:   
This request has not been previously presented or discussed. 
 

Attachments:   
Staff Report 
Site Location Map  
Ordinance No. 4652 
Proposed Ordinance  



 

 

 

 

BACKGROUND INFORMATION 

Location: 805 and 825 Bookcliff Avenue 

Applicants:  
Grand Junction Housing Authority, owner and 
developer.  Rich Krohn, representative. 

Existing Land Use: Vacant land 

Proposed Land Use: Residential 

Surrounding Land 
Use: 
 

North 
St Mary’s Hospital property and Colorado West 
Senior Citizens housing 

South Tope Elementary School 

East Apartment building and single-family residences 

West Business offices 

Existing Zoning: PD (Planned Development) 

Proposed Zoning: PD (Planned Development) 

Surrounding Zoning: 
 

North 
PD (Planned Development) & R-16 (Residential – 
16 du/ac) 

South R-8 (Residential – 8 units per acre) 

East R-16 (Residential – 16 units per acre) 

West B-1 (Neighborhood Business) 

Future Land Use Designation: Business Park Mixed Use 

Zoning within density range? X Yes  No 

 
 
Background 
 
The proposed project is located on the south side of Bookcliff Avenue between 7th 
Street and 9th Street across from the south terminus of Little Bookcliff Avenue.  The 
Grand Junction Housing Authority purchased the subject property in August 2013.  The 
parcel was annexed into the City in 1964 as the McCary Tract Annexation.  Air photos, 
dating back as far as 1937 show the property as vacant.      
 
The property consists of 3.785 acres.  Per Section 21.03.040(i)(1)(i) for the purpose of 
calculating density on any parcel, one-half of the land area of all adjoining rights-of-way 
may be included in the gross lot area.  The half street right-of-way at the north boundary 
of the subject property is 30 feet by 550 feet (16,500 square feet) or .379 acres, making 
the total acreage for density calculation 4.168 acres.  The applicants were specific in 
their proposal to develop the property into 128 units of multi-family senior residential 
units in two phases.  In addition, areas for indoor amenities such as an office for a 
resident manager, office areas for service providers such as home health care, a 
visiting office for the Veterans Administration, together with fitness, wellness, and 
socializing areas will be constructed.  
 



 

 

 

While the Recitals of the Ordinance is specific to 128 units, a density range of 24 to 32 
units per acre was provided in the Ordinance.  The applicants are requesting to 
increase the maximum allowed density by one to provide an additional four units in 
Phase 2.  The total number of units for the project will be 136, exceeding the maximum 
number of dwelling units by just over a half a unit (0.63).  The zoning density range will 
have a maximum of 33 dwelling units per acre, which is well under the 10 percent 
deviation allowed by the Code.  
 
The additional four units are internal to the structure and does not expand or change 
the approved foot-print of the building or the exterior elevations.  This is accomplished 
by deleting some of the smaller amenities that were planned for Phase 2 of the project. 
 Onsite parking will remain unchanged at 154 spaces.  This corresponds to 1.13 spaces 
per unit. There are also 27 on street parking spaces available on Bookcliff Avenue.  
Based on the Housing Authorities extensive experience with similar developments it 
has constructed in the past, this will provide sufficient parking for this development.    
 
Consistency with the Comprehensive Plan 
 
The proposed ODP is consistent with the Comprehensive Plan Goal 5:  To provide a 
broader mix of housing types in the community to meet the needs of a variety of 
incomes, family types and life stages.   
 
The Future Land Use Map of the Comprehensive Plan shows this area to develop with 
the designation of Business Park Mixed Use.  Applicable zones that support this 
designation include R-8, R-12, R-16, R-24, R-O, B-1, CSR, BP and I-O.  R-24 is the 
default zone for the Planned Development. 
 
Review criteria of Section 21.02.150(e) Amendments to Approved Plans of the Grand 
Junction Municipal Code 
 
The use, density, bulk performance and default standards contained in an approved PD 
rezoning ordinance may be amended only as follows, unless specified otherwise in the 
rezoning ordinance: 
 
 (i)    No use may be established that is not permitted in the PD without amending 
 the rezoning ordinance through the rezoning process. Uses may be transferred 
 between development pods/areas to be developed through an amendment to the 
 ODP provided the overall density for the entire PD is not exceeded; 
 
 This is not a request for a change in use, only to allow four more dwelling units,  

which exceeds the allowed density range by a little over six tenths of a percent.  
It is just a fraction over the allowed density range of Ordinance 4652. The default 
zone  of R-24 has no maximum density. 

  
 (ii)   The maximum and minimum density for the entire PD shall not be exceeded 
 without amending the rezoning ordinance through the rezoning process;  
 
 The request is to increase the maximum density currently allowed for in the PD 
 Ordinance by one. 



 

 

 

 
(iii)    The bulk, performance and default standards may not be amended for the 
PD or a development pod/area to be developed without amending the PD 
rezoning  ordinance through the rezoning process. 

 
Density is a bulk standard.  The density will exceed the current density allowed 
within the Ordinance by one.  Because Ordinance No. 4652 specified 128 
dwelling units the Ordinance must be amended to allow four additional units, and 
expand the maximum density range already provided within Ordinance No 4652.  

 
 
FINDINGS OF FACT/CONCLUSIONS 
 
After reviewing the Grand Junction Housing Authority application, PLD-2016-326 for an 
amendment to the Planned Development, Outline Development Plan Ordinance, Staff 
makes the following findings of fact and conclusions: 
 

1. The requested amendment to the Planned Development, Outline 
Development Plan Ordinance is consistent with the Comprehensive Plan. 

 
2. The review criteria in Section 21.02.150(e) of the Grand Junction Municipal 

Code have all been met.  
 
 
 
 
 



 

 

 

 

 
 
 
 



 

 

 



 

 

 



 

 

 



 

 

 

 



 

 

 

CITY OF GRAND JUNCTION, COLORADO 

 

ORDINANCE NO.  

 

AN ORDINANCE AMENDING ORDINANCE NO. 4652  

BY AMENDING THE PLANNED DEVELOPMENT FOR THE 

GRAND JUNCTION HOUSING AUTHORITY SENIOR LIVING  

PLANNED DEVELOPMENT – HIGHLANDS APARTMENTS 

LOCATED AT 805 AND 825 BOOKCLIFF AVENUE 
 

Recitals: 
 
 A request to amend the Outline Development Plan from 128 units of multi-family 
residential to 136 units of multi-family residential has been submitted.  The addition of 
four units is internal to the structure and does not expand or change the approved foot-
print, or the elevations of the building. This exceeds the maximum zoning density range 
of 32 dwelling units by .63 units per acre as provided in Ordinance No. 4652.   This 
Ordinance will expand the maximum density to 33 dwelling units per acre. 
 
 In public hearings, the Planning Commission and City Council reviewed the 
request for the proposed amendment to the Outline Development Plan and determined 
that it satisfied the criteria as set forth and established in Section 21.02.150(e) of the 
Grand Junction Municipal Code.  The proposed amendment to the Outline 
Development Plan is consistent with the purpose and intent of the Comprehensive 
Plan. 
 
NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION, ORDINANCE NO. 4652 IS HEREBY AMENDED TO ALLOW 136 
MULTI-FAMILY RESIDENTIAL UNITS.  
 

 

 INTRODUCED on first reading on the ___ day of __, 2016 and ordered 
published in pamphlet form. 
 

 ADOPTED on second reading this _____ day of _______________, 2016 and 
ordered published in pamphlet form. 
. 
 
 
 
ATTEST: 
 

_____________________________  
      President of Council 
 
 
 
___________________________ 
City Clerk 



 

 

 
Attach 7 

 

CITY COUNCIL AGENDA ITEM 
 

 

 

Subject:  Amending Title 25 of the Grand Junction Municipal Code, 24 Road Corridor 
Design Standards 

Action Requested/Recommendation:  Introduce a Proposed Ordinance and Set a 
Public Hearing for August 17, 2016 

Presenter(s) Name & Title:  David Thornton, Principal Planner 

 

Executive Summary:   

 
The proposed ordinance amends the 24 Road Corridor Design Standards, Title 25, of 
Volume II:  Development Regulations of the Grand Junction Municipal Code (GJMC).  
The purpose of the amendments are to clarify existing requirements, eliminate 
redundancies, and provide a more user friendly text to help development achieve the 
vision of the 24 Road Corridor Sub-Area Plan. 

 

Background, Analysis and Options:   

 
The Grand Junction City Council has requested that Staff propose amendments to City 
codes and regulations as needed to be dynamic and responsive.  The proposed 
amendment will enhance the responsiveness of the 
Code to the concerns of citizens and enhance its 
effectiveness.  City Council also developed an 
Economic Development Plan.  The proposed 
amendments implement this Plan by streamlining 
processes and support Grand Junction becoming “the 
most livable community west of the Rockies by 2025. 
 
24 Road Corridor Design Standards 
The 24 Road Corridor Design Standards were 
adopted by the City at the same time the 24 Road 
Corridor Sub-area Plan was adopted on November 1, 
2000.  The Design Standards implement the Sub-
area Plan.  The vision of the 24 Road Corridor Sub-
area Plan is the following: 

(a)    Achieve high-quality development in the corridor 
in terms of land use, site planning and architectural 
design. 

(b)    Provide market uses that complement existing 

Date:  July 25, 2016  

Author:  David Thornton  

Title/ Phone Ext:  Principal Planner / x.1450 

Proposed Schedule:  PC – July 12, 2016  

 CC – 1
st

 Reading August 3, 2016 

2
nd

 Reading: August 17, 2016 

File # (if applicable):  ZCA-2016-111  



 

 

and desired uses and benefit the Grand Junction community. 

(c)    Take advantage of and expand upon existing public facilities in the corridor to 
create a “civic” presence. 

(d)    Achieve a distinctive “parkway” character along the roadway that can serve as a 
gateway to the Grand Junction community. 

(e)    Encourage development that is consistent with the Grand Junction Growth Plan. 

(f)    Adjust and/or amend the Grand Junction Land Use Code and Growth Plan to 
achieve the Road 24 vision, concept, and plan and to create a predictable environment 
for future development of the area.  
 
24 Road Corridor Subarea Plan 
The concept of the Subarea Plan is to provide a land use and transportation framework 
for future development in the 24 Road Corridor that: 
(a)    Allows for flexibility in land uses (type, intensity, and density) while recognizing 
inherent differences between development on small parcels compared with larger 
parcels. 
(b)    Establishes a transportation network that interconnects to create a logical urban 
pattern. 
(c)    Establishes a high-quality image through zoning, design standards, and public 
improvements.  
 
24 Road Corridor Design Standards and Sub-area Plan work together 

The vision and concepts for the 24 Road 
area remain intact today and continue to be 
achieved through the provisions of the 24 
Road Corridor Design Standards and 
Guidelines.  The City is realizing consistent 
development meeting the vision of the 
corridor and standards established in the 
overlay in this very important corridor, a 
gateway to the community.  However, 
implementing the vision through existing 
development regulations is sometimes 
confusing to the user of the Code, including 
staff and the development community. 
 
It has been 15 years now and what has 
been learned?  What can be done to make 
the Design Standards better understood, 
less redundant and more user friendly?   
 
Development within the sub-area has grown 
concentrically (with the exception of the 
Community Hospital campus), extending 
out from the Mesa Mall area growing north 
towards Canyon View Park.  

24 Road 
Gateway 
cityArchitec
ture 



 

 

 
In addition, the past 15 years has seen City-wide changes to the Zoning and 
Development Code including new design standards for 

 site development,  

 building architecture,  

 site lighting, and  

 landscape development.   
 
Road and access standards have been updated through the Grand Valley Circulation 
Plan’s last amendment in 2010 and through the City’s Transportation Engineering and 
Design Standards (TEDS) manual.  These newer standards are either the same as or 
have exceed the adopted 24 Road Design Standards from 2000.  This causes 
confusion and redundancy and can be intimidating to the Code user developing in the 
24 Road area while determining what standards apply and where.   

Planning staff proposes amending the Design Standards to:  

1. Reduce redundancy, include only standards and eliminate guidelines that are 
only advisory in nature as written and often redundant with the standards,  

2. Eliminate sections that are better stated and regulated through other sections 
found in the Zoning and Development Code; and  

3. Clarify code language overall, simplifying and clarifying what the standards are 
the City is requiring to achieve the vision of the corridor. 

 
The following is a brief summary of the proposed changes to each of the sections found 
under Title 25, 24 Road Corridor Design Standards. 

25.04  (new 25.01)  Introduction – Propose deleting 
everything except a short introduction of the 
background and intent of the overlay. 

25.08    Community Framework – Propose deleting 
entire section since it can be found in the Grand Valley 
Circulation Plan and Transportation Engineering and 
Design manual (TED’s) except moving a couple of 
standards to Site Development.  These include moving 
and updating the “Community Framework” exhibit, the 
“Natural Corridor Plan” exhibit and the “Natural Corridor 

Pedestrian amenity 
“Gathering Place” along 
  Leach Creek Trail 
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Section” exhibit. 

25.12  (new 25.02)  Site Development – Propose deleting portions of this section’s 
content, but keep and clarify the Standards that have been defining 24 Road since 
2000, including on-site open space; organizing features or gathering places; site 
grading and drainage; building and parking setback; building location and orientation; 
parking, access and circulation; auto-oriented uses; and pedestrian and bicycle 
circulation.  Deletions include lot and block dimentional standards,  transitions and 
interconections, and the section on multi-unit residential parking areas.  These 
proposed deleted sections are already adequately addressed in the Code. 

25.16    Landscape Development – Propose deleting entire 
section.  Landscaping (including street trees) and irrigation 
standards are already a part of the Code. 

25.20    (new 25.03)  Architectural Design – Propose to 
combine purpose statements; insert language from big box 
standards to apply to all buildings in overlay; eliminate all 
guidelines except one and make it a standard.  Creating 360 
degree architecture in the 24 Road area is a key element of 
the plan to make this corridor unique in Grand Junction.  This 
update further clarifies the need for all building sizes to 
adhere to such standards by incorporating the Big Box 
standards to achieve this for all building sizes.  

25.24    (new 25.04)  Site Lighting – Propose keeping pedestrian lighting and delete 
street lighting and parking area lighting which are already addressed and required in 
code.  Also propose language to modify accent and security lighting. 

25.28    (new 25.05)  Signs – Propose to define which sign types are allowed, keep 
maximum size at 100 sq. ft., maximum height at 12 ft., and define what sign types are 
permitted.  Also propose eliminating requirement for a sign program package, since an 
option is currently available already in the Code and continue the ban of billboards. 

 

The following graphic depicts the key elements that have been required for 
development in the 24 Road Sub-area Plan and Overlay since 2000.  It is important that 
these standards are maintained for current and future development in the corridor as 
envisioned by the Plan. 

Key Elements of the 24 Road Design Standards
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How this item relates to the Comprehensive Plan Goals and Policies:   

 

Goal 3:  The Comprehensive Plan will create ordered and balanced growth and spread 
future growth throughout the community. 

Policy A: To create large and small “centers” throughout the community that 
provide services and commercial areas. 

 
The Mesa Mall/24 Road area has been identified as a “Village Center” in the 
Comprehensive Plan.  As a Village Center, mixed use development is allowed and 
services designed for a larger geographical area are anticipated with future 
development and are being realized with existing development. 

 

Goal 8:  Create attractive public spaces and enhance the visual appeal of the 
community through quality development. 

Policy A: Design streets and walkways as attractive public spaces. 

Policy B: Construct streets in the City Center, Village Centers, and 
Neighborhood Centers to include enhanced pedestrian 
amenities. 

Policy C: Enhance and accentuate the City ‘gateways’ 
including interstate interchanges, and other major arterial 
streets leading into the City. 

 
The 24 Road interchange with I-70 has been developed with two 
round-abouts and public art and aesthetics enhancing and 
accentuating it as a major gateway to the City.  Pedestrian 
amenities have been designed as attractive public spaces and are 
a large part of the vision for the 24 Road Sub-area Plan. 
 

Goal 9:  Develop a well-balanced transportation system that supports automobile, local 
transit, pedestrian, bicycle, air, and freight movement while protecting air, water and 
natural resources. 

Policy D: A trails master plan will identify trail corridors linking neighborhoods 
with the Colorado River, Downtown, Village Centers and Neighborhood Centers 
and other desired public attractions. 

 
A major component of the 24 Road Sub-area Plan is for the establishment of the Leach 
Creek corridor as a pedestrian/bicycle amenity providing ultimate connections to the 
Colorado River while preserving its natural resources as a public open space and storm 
water facility.  24 Road is a major arterial street serving auto and freight needs for the 
community.  It also provides for bicycle and pedestrian needs as well. 
 

Goal 10:  Develop a system of regional, neighborhood and community parks protecting 
open space corridors for recreation, transportation and environmental purposes. 

Policy B: Preserve areas of scenic and/or natural beauty and, where possible, 
include these areas in a permanent open space system. 

 

24 Road 
Gateway 



 

 

The Leach Creek corridor is being preserved permanently for recreation, transportation 
and environmental purposes.  Canyon View Park is a City “regional park” that is a major 
public amenity in the 24 Road Sub-area Plan and vision.  Existing and future pedestrian 
and bicycle connections are envisioned as part of the Sub-area Plan. 
 

Goal 12: Being a regional provider of goods and services the City and County will 
sustain, develop and enhance a healthy, diverse economy. 

Policy B:  The City and County will provide appropriate commercial and 
industrial development opportunities. 

 
The 24 Road corridor is a major entrance into the community.  How it looks, the 
services it provides and the amenities it has are a part of the first impression a new 
visitor will make about Grand Junction and the quality of community assets residents 
seek.  Maintaining design standards that implements a vision that has been adopted for 
this very important gateway is crucial. 

 

How this item relates to the Economic Development Plan: 

 
The purpose of the adopted Economic Development Plan by City Council is to present 
a clear plan of action for improving business conditions and attracting and retaining 
employees.  
 
This supports the City’s 2014 Economic Development Plan in the following ways: 

 Section 1.5 Supporting Existing Business: Streamline processes…while 
working within the protections that have been put in place through the 
Comprehensive Plan.  Action Step: Be proactive and business friendly and 
review development standards and policies to ensure that they are 
complimentary and support the common mission; and 

 Section 1.6 Investing in and Developing Public Amenities: Continue to make 
strategic investments in public amenities that support Grand Junction becoming 
“the most livable community west of the Rockies by 2025”,  Action Step: 
Developing a system of regional…parks protecting open space corridors for 
recreation and multi-modal transportation.  Action Step: Create attractive public 
spaces and enhance the visual appeal of the community through quality 
development.  Action Step: Enhance and accentuate the city’s “gateways” 
including interstate interchanges and other major arterial streets leading into the 
city. 

 

Board or Committee Recommendation:   

 
The Planning Commission recommended approval of the amendments July 12, 2016 
with a vote of 7 - 0. 

 

Financial Impact/Budget:   

 
There will not be a financial impact. 



 

 

Legal issues:   

 
The City Attorney has reviewed and approved the form of the ordinance. 

 

Other issues:   
 
No other issues have been identified. 
 

Previously presented or discussed:   
 
This was discussed as part of Staff’s work plan with City Council at a Council 
Workshop. 

 

 

Attachments: 
 

 Proposed Text Amendment Ordinance- Showing strikethroughs as deletions and 
underlined text as additions. 

 Proposed Text – Clean Copy 



 

 

CITY OF GRAND JUNCTION, COLORADO 

 

ORDINANCE NO.  _______ 

 

AN ORDINANCE AMENDING TITLE 25, 24 ROAD CORRIDOR DESIGN 

STANDARDS, OF THE GRAND JUNCTION MUNICIPAL CODE,  

RELATING TO ZONING AND DEVELOPMENT IN THE 24 ROAD CORRIDOR 

 

Recitals: 
 
The City Council desires that the City’s zoning and development regulations be 
amended as needed so that they will be dynamic and responsive to the demands of the 
community and development trends, without compromising health, safety and welfare, 
and to streamline processes and regulations that may have become, over time, 
unnecessarily complex or difficult to apply. 
The City Council adopted the 24 Road Corridor Sub-area Plan and the 24 Road 
Corridor Design Standards on November 1, 2000, in order to:  

 Achieve high-quality development in the corridor in terms of land use, site 
planning and architectural design; 

 Provide market uses that complement existing and desired uses and benefit the 
Grand Junction community; 

  Take advantage of and expand upon existing public facilities in the corridor to 
create a “civic” presence; 

 Achieve a distinctive “parkway” character along the roadway that can serve as a 
gateway to the Grand Junction community; 

 Allow for flexibility in land uses (type, intensity, and density) while recognizing 
inherent differences between development on small parcels compared with 
larger parcels; 

 Establish a transportation network that interconnects to create a logical urban 
pattern; 

 Establish a high-quality image through zoning, design standards, and public 
improvements. 

 
In the past 15 years there have been City-wide updates to development standards for 
site development, building architecture, site lighting, landscaping, and road, access and 
circulation, which meet or in some cases exceed the existing 24 Road Corridor Design 
Standards; the proposed amendments will eliminate confusion as to which standards 
are applicable and eliminate redundancies in development regulations. 

 

NOW THEREFORE BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 

GRAND JUNCTION THAT: 

 

Title 25 of the Grand Junction Municipal Code (24 Road Corridor Design 

Standards) is amended as follows (text deletions struck through, text additions 

underlined, graphics and pictures added and deleted as labeled): 

24 Road 
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Title 25 

24 ROAD CORRIDOR DESIGN STANDARDS 

Chapters: 

25.04  25.01  Introduction 

25.08    Community Framework 

25.12   25.02 Site Development 

25.16    Landscape Development 

25.20   25.03 Architectural Design 

25.24   25.04 Site Lighting 

25.28   25.05 Signs 
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Chapter 25.04 25.01 

INTRODUCTION 

Sections: 

25.04.01025.01.010 Background and intent.   

25.04.020    Format of the Design Standards and Guidelines.  

25.04.030    Administration of the Design Standards and Guidelines.  

25.04.010 25.01.010 Background and intent. 

The 24 Road Corridor Design Standards and Guidelines (“standards and guidelines”) are intended to 

provide guidance and criteria development standards for the planning, design and implementation of 

public and private improvements in the 24 Road Corridor in order to implement the goals and objectives of 

the. If properly administered and adhered to, they should result in public and private development 

improvements that achieve, as a minimum, a common level of quality in terms of site design, architectural 

design, landscaping, and other site improvements. 24 Road Corridor Subarea Plan and to:   

The general purposes of the standards and guidelines are:  

(a)    To establish a practical, interconnected system of streets, parks, and parkways that allows easy 

orientation and convenient access for all modes of transportation.; 

(b)    To utilize natural open spaces, such as creeks, and developed public spaces, streets, parks and 

parkways, to organize and coordinate development.; 

(c)    To accommodate a broad mix of development types that encourage alternative transportation, 

especially walking, and transit use.; 

(d)    To provide common usable open space that is of mutual benefit to surrounding property owners, 

businesses, and residents.; and 

(e)    To construct the early phases of development in a manner that establishes establish a pattern and 

character for the long-term evolution of the corridor.  

(f)    Adherence to these standards will ensure that public and private improvements in the 24 Road 

Corridor will be well planned and executed in a high quality manner, which were important goals 

established through the 24 Road Corridor Subarea Plan. 

These standards and guidelines supplement other development regulations in the Grand Junction 

Municipal Code.  Where there is a conflict between this Title 25 and the Zoning and Development Code 

(Title 21), the more restrictive standard shall apply. such as the City of Grand Junction Zoning and 

Development Code (adopted in 2000), which includes detailed criteria by zone district, planned 

development regulations, design and improvement standards, supplemental use regulations and sign 

http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2504.html#25.04.010
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regulations. The development code also incorporates use-specific standards for “big box” development 

that are applicable to the type of development that is anticipated for portions of the 24 Road Corridor. 

The standards and guidelines identify design alternatives and specific design criteria for the visual 

appearance and physical treatment of private development and public improvement within the corridor. 

They are to be adopted by the City of Grand Junction through an overlay zoning district, which will 

establish the means by which the standards and guidelines will be administered and enforced.  

25.04.020 Format of the Design Standards and Guidelines. 

The 24 Road Corridor Design Standards and Guidelines are written in a standard format to include the 

following: 

(a)    Purpose. The “Purpose” sets forth the goals intent for development of the 24 Road Corridor. The 

standards and guidelines provide direction as to how the goals may be achieved.  

(b)    Standards. Design standards are objective criteria that provide specific direction based on the 

related purpose statement. Standards are used to define issues considered critical to achieving the 

purpose. Standards use the term “shall” to indicate that compliance is required. unless it can be 

demonstrated that an acceptable alternative meets one or more of the following conditions: 

(1)    The alternative better achieves the stated purpose.  

(2)    The purpose will not be achieved by application of the standard in this circumstance. 

(3)    The effect of other standards or guidelines will be improved by not applying this standard.  

(4)    Unique site factors make the standard impractical. 

(c)    Guidelines promote the goals defined by the purpose statements. Achieving guidelines may help in 

identifying alternative approaches to achieving standards. While the term “guidelines” is used, guidelines 

shall be applied unless the Director and/or Planning Commission otherwise determine. 

25.04.030 Administration of the Design Standards and Guidelines. 

Adherence to these standards and guidelines will ensure that public and private improvements in the 24 

Road Corridor will be well planned and executed in a high quality manner, which were important goals 

established through the 24 Road Corridor Subarea Plan.  

These standards and guidelines supplement City minimum regulations and may be more restrictive than 

other development regulations. 

A process of design review is to be established by the City of Grand Junction that will provide for the 

administration and enforcement of these standards and guidelines. It is the responsibility of the applicant 



 

 

to ensure compliance with all other local codes and regulatory issues concerning development within the 

corridor. The submittal process and requirements are available from the City of Grand Junction. 

 

 

View corridor along 24 Road highlights natural features 



 

 

 

Chapter 25.08 

COMMUNITY FRAMEWORK 

Sections: 

25.08.010    Introduction.   

25.08.020    Purpose.  

25.08.030    Open space, public parks, trail system and storm drainage 

25.08.040    Roadway system. 

25.08.050    Streetscape.  

25.08.060    Key gateways, intersections and entries.  

25.08.070    View sheds.  

25.08.010 Introduction. 

The overall planning concept for the 24 Road Corridor includes a community framework (Figure 2.1) that 

provides a distinctive image and organizing element for public and private development. The community 

framework includes public streets, parks, open spaces, natural drainages and future stormwater 

management facilities that serve and connect part or all of the corridor 

These community framework design standards and guidelines are intended to guide the planning, design 

and implementation of these elements, which will occur over time through a variety of actions by private 

property owners and public agencies, including the City of Grand Junction, Mesa County and the State of 

Colorado. 

These standards and guidelines include the following: 

(a)    Open space, public parks, trail system and storm drainage; 

(b)    Roadway system; 

(c)    Streetscape treatment; 

(d)    Key gateways, intersections and entries; 

(e)    View sheds. 
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Figure 2.1: Community Framework Plan  
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25.08.020 Purpose.   

The planning concept envisions a network of public streets, open spaces, drainage, and stormwater 

facilities and supporting infrastructure, which provide organization and identity for the corridor. 

Improvements to create the community framework will be constructed as City capital improvement 

projects or as development occurs. Primary objectives to be achieved through the framework include: 

(a)    Develop a distinctive identity for the corridor that reflects a high quality of site design, improvements, 

buildings and outdoor spaces.  

(b)    Establish an organizing framework that links the various uses and development parcels within the 24 

Road Corridor, which can be implemented in an incremental and phased manner.  

(c)    Create pedestrian connections between privately owned sites and the “public realm” of roadway 

corridors, open spaces and the natural corridor, parks and the multi-use trail system. 

(d)    Allow for and encourage the placement of public art within the subarea. 

 

Multi-purpose trail along a natural open space corridor 
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25.08.030 Open space, public parks, trail system and storm drainage. 

The open space system in the 24 Road Corridor currently is comprised of existing private open space 

associated with Leach Creek natural corridor and its tributaries, which run on private property along the 

east side of 24 Road, and Canyon View Park, a 120-acre City-owned regional park southeast of the 

Interstate-70 interchange. In the future, the open space system will be augmented by private open space 

on individual development parcels to meet the City’s on-site open space requirements. (See Figure 2.2.) 

The 24 Road Corridor includes a regional multi-use trail along Leach Creek that is planned between 

Canyon View Park and the Colorado River. Although much of this trail is planned on property that is 

privately owned, it is envisioned that the trail will be implemented through public and private cooperative 

efforts.  

(a)    Standards. 

(1)    Utilize existing and proposed open space to reinforce the community framework in the 

corridor, to create a well-planned setting and to provide for a variety of active and passive 

recreational and social opportunities. 

(2)    Develop existing riparian areas and drainages, such as Leach Creek and its tributaries, as 

natural open space corridors that provide for surface drainage and pedestrian trails. The 

preferred treatment of surface drainages is shall be an open channel with gently sloping sides 

and naturalized landscape, except for. It is recognized that the west bank of Leach Creek which 

is constrained by the 24 Road improvements and the preferred gently sloping bank cannot likely 

be achieved along the west bank. (See Figure 2.3.)   

(3)    Develop and utilize a comprehensive stormwater drainage master plan for the area that 

addresses future development and provides for open space and recreation. 

(4)    Where appropriate, utilize the setbacks on private sites as part of the common open space 

system to create a “seamless” open space transition between private and public property. 

(5)    Create a connection between Canyon View Park and the Colorado River Trail Corridor by 

way of an off-street multi-use trail. Establish linkages between this major trail corridor and other 

regional trails and parks. Provide intermediate connections to related pedestrian trails, bikeways 

and sidewalks. 

(6)    Develop Leach Creek, its tributaries and other stormwater facilities as public amenities, 

incorporating the planned multi-purpose trail where appropriate. 

(7)    Develop the trail on public and private property through cooperation between private 

landowners, developers and the City of Grand Junction.  

(b)    Guidelines. 



 

 

(1)    Build upon Canyon View Park as a major regional facility for active recreation.  

(2)    Future public parks should be developed in response to the scale and type of development 

in the area.  

(3)    Public art is encouraged in both public and private open space. 

(4)    The proposed multi-use trail along 24 Road should be designed to take advantage of the 

proposed natural corridor, which may be comprised of public and private property. 

 

Examples of trail systems through drainage areas 
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Figure 2.2: Natural Corridor Plan 

 

Figure 2.2 Natural Corridor Section 
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Existing Leach Creek drainage structure along 24 Road 

 

25.08.040 Roadway system.   

The roadway system envisioned for the 24 Road Corridor has been planned to provide for safe and 

efficient vehicular movement within the corridor as well as road connections to Interstate-70 and streets 

within Grand Junction.  

A road network has been planned for the corridor, which includes local streets, collector streets, arterial 

streets and the regional interstate. Each of these types of roads has functional traffic access and other 

characteristics. The network establishes a logical system of streets that facilitates access and connectivity 

for all modes of transportation throughout the site. The network also provides a balanced system of 

through streets, transit corridors, sidewalks, and trails in the corridor. This is illustrated in Figure 2.4. 

(a)    Standards. 

(1)    Establish a clear hierarchy of streets within the corridor, including arterial streets, collector 

streets and local streets, based upon City of Grand Junction standards. Coordinate plans 

between private property owners to ensure connectivity between streets at the arterial and 

collector level. Establish appropriate capacity and access characteristics and intersection 

controls. Refer to Figure 2.4. 

DELETE 
PICTURE/GRAPHIC 



 

 

(i)    24 Road – interim improvements include a three-lane section with the potential to be 

expanded to a five-lane arterial section in the future. Access to individual sites along 24 

Road shall be controlled to maintain traffic flow with the potential for traffic signals at major 

intersections with arterial and collector roads. Refer to Figures 2.5 and 2.6. 

(ii)    Patterson Road/F Road (east of 24 Road) – the existing improved five-lane segment 

shall be completed as an arterial with access control to sites, most of which are already 

developed. Refer to Figure 2.7. 

(iii)    Patterson Road/F Road (west of 24 Road) – to be developed similar to the segment to 

the east with a five-lane section (no median) collector/arterial. Refer to Figure 2.7. 

(iv)    G Road – to be developed in the future as a five-lane section (no median) 

collector/arterial. Refer to Figure 2.8. 

(v)    F 1/2 Road – to be developed as a three-lane collector section. Refer to Figure 2.7. 

(vi)    Collector streets – other collector streets shall be developed according to City 

standards. Refer to Figure 2.9. 

(vii)    Local streets – local streets shall be developed according to City standards. Refer to 

Figure 2.9.  

(2)    Provide a rational and identifiable roadway network to serve development in the corridor and 

to provide connections to the surrounding region. Extend the existing street and block patterns 

from surrounding neighborhoods into the 24 Road Corridor. Modifications and departures from 

the grid will be considered for necessary and logical reasons including parks, open space, and 

organizing features. In all cases, the block and street system shall be easily understood, 

walkable, and interconnected.  

    Full access intersections shall be provided on arterial streets only at locations approved by the 

City of Grand Junction. 

(3)    Pedestrian walks shall provide direct connections within neighborhoods to the nearest 

transit facilities, reinforced by regular block patterns that give transit patrons the widest range of 

connections with different transit stops serving different lines. 

(b)    Guidelines. 

(1)    The purpose and hierarchy of streets is critical to the determination of which type of street is 

applied to a specific location. Street classifications should be made with regard for both 

transportation needs and its ability to serve proposed land use along the street.  



 

 

(2)    Access to development sites should balance traffic flow with land development 

requirements. 

(3)    Local streets may be used to define the boundaries of natural or developed open space.  

(4)    In residential developments, alleys should be considered as a means of concealing parking 

and service areas, for locating utilities, and for minimizing curb cuts on the major streets.  

 

Figure 2.4: Roadway System 
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Figure 2.5: 24 Road Typical Section – 

Interim  

Figure 2.6: 24 Road Typical 

Sections  
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Figure 2.7: F/Patterson and F 1/2 Street Typical 

Sections  

 

 

Figure 2.8: G Road Typical Section 
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Figure 2.9: Collector and Local Typical Sections 

 

 

 

25.08.050 Streetscape. 

The streetscape includes the treatment of trees, pedestrian elements, lighting, signs and other 

landscaping improvements that are located within or near the road right-of-way. The streetscape is an 

important feature of both the road and open space systems of the corridor because it contributes to the 

visual image and sense of quality of the “public realm,” provides vegetation and associated environmental 
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benefits and helps to screen and soften the visual impact of structures and parking areas. Standard 

streetscape treatments are illustrated in Figures 2.5 through 2.9.  

(a)    Standards. Develop streetscape treatments for different categories of streets within the corridor to 

include the following: 

(1)    24 Road. The ultimate five-lane section of this street shall be completed with a landscaped 

median, landscaped right-of-way on the west and east (including transitions to the Leach Creek 

natural corridor), street lighting and detached sidewalk on the west side. No sidewalk is planned 

for the east side because a multi-use trail is planned for the Leach Creek natural corridor. The 

interim three-lane section will have minimal landscaping and no sidewalks. 

(2)    Patterson Road/F Road (East of 24 Road). The existing improved segment shall be 

completed with right-of-way landscaping, street lighting and detached sidewalks. 

(3)    Patterson Road/F Road (West of 24 Road). Future improvements shall include right-of-way 

landscaping, street lighting and detached sidewalks.  

(4)    G Road. Future improvements shall include right-of-way landscaping, street lighting and 

detached (drawing shows attached) sidewalks. 

(5)    F 1/2 Road. Future improvements shall include right-of-way landscaping, street lighting and 

(drawing shows attached) sidewalks. 

(6)    Collector Streets. Other collector streets shall include right-of-way landscaping, street 

lighting and attached sidewalks. 

(7)    Local Streets. Local streets shall include right-of-way landscaping, street lighting and 

attached sidewalks. 

(b)    Guidelines. 

(1)    In the development of streetscape treatments, recognize that existing development sites 

(such as northwest of the 24 Road and Patterson/F Road intersection) may be more constrained 

than greenfield development sites, and hence may require nonstandard solutions (such as 

attached sidewalks instead of detached sidewalks, and smaller parking and building setbacks).  

25.08.060 Key gateways, intersections and entries. 

Important intersections in the roadway network offer opportunities to develop a unique landscape theme 

and identity for the corridor. These intersections vary in scale and include the north and south “gateways” 

(near Mesa Mall and Interstate-70), along 24 Road intersections at Patterson/F Road, F 1/2 Road and G 

Road, intersections of collector and local streets and driveways to important sites (such as entrances into 

larger developments and Canyon View Park, for example). Each of these should be developed according 



 

 

to general concepts and criteria that are appropriate to their scale, function and importance. Concepts for 

key intersections are illustrated in Figure 2.10. 

(a)    Standards. 

(1)    Create gateways at the north and south end of the 24 Road Corridor that will visually identify 

the entries into Grand Junction (and specifically the 24 Road Corridor) by creating a “sense of 

arrival” (fountains, public art, paving patterns, landscaping, etc.), and to help promote the area to 

potential developers and tenants.  

(2)    Reinforce the “civic presence” of these gateways through special land treatment and other 

amenities, taking advantage of existing amenities such as Canyon View Park. Consider all four 

quadrants of the Interstate-70 interchange. 

(3)    Incorporate public art as appropriate into the design of gateways, key intersections and 

entries. Public art should generally constitute one percent of the cost of the project. 

 

Gateway signage at the freeway interchange identifies the local community 
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Figure 2.10: Typical Intersection Sketches  
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Enriched paving at crosswalks identifies pedestrian crossing 

 

25.08.070 View sheds. 

(a)    Preserving views along the 24 Road Corridor is important to maintaining the special identity of the 

area and creating a “sense of place.” Currently, there are abundant and spectacular views of the Book 

Cliffs, Colorado Monument and Grand Mesa. The purpose of the view sheds standards is to preserve 

views of important natural features that are currently visible along the 24 Road Corridor, wherever feasible 

and desirable. Additional objectives include:  

(1)    Maintain views into and from the natural open space corridor.  
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(2)    Preserve views to surrounding significant natural features currently visible from 24 Road 

(including the Book Cliffs, Colorado Monument and Grand Mesa). 

(b)    Standards. 

(1)    Utilize supplemental building and parking setbacks along 24 Road and other key road 

corridors, to create additional open space in the front of buildings that will provide a view corridor. 

These setbacks are described in Chapter 25.12 GJMC, Site Development. 

(2)    Investigate the potential to develop a specific view shed requirement through zoning. 

(c)    Guidelines. 

(1)    Consider building height restrictions or build-to lines. 

(2)    Plant trees in clusters to frame views or create “glimpses” of natural features. 

Chapter 25.12 25.02 

SITE DEVELOPMENT 

Sections: 

25.12.010  25.02.010  Purpose Introduction.   

25.12.020    Purpose. 

25.12.030    Standards.   

25.12.040    Guidelines.   

25.02.020    Community Framework  

25.12.050 25.02.030   On-site open space. 

25.12.060 25.02.040   Organizing features. 

25.12.070    Transitions and interconnections.   

25.12.080 25.02.050   Site grading and drainage. 

25.12.090 25.02.060   Building and parking setbacks. 

25.12.100 25.02.070   Building location and orientation. 

25.12.110 25.02.080   Parking, access, and circulation. 

25.12.120    Multi-unit residential parking areas.   

25.12.130 25.02.090   Auto-oriented uses. 

25.12.140 25.02.100   Pedestrian and bicycle circulation. 

25.12.150 25.02.110   Sidewalks. 

25.12.160 25.02.120   Bicycle circulation. 

25.12.010 25.02.010 PurposeIntroduction. 

The location and design of buildings and site improvements are key to establishing the overall character 

and function of the 24 Road Corridor. Important site development considerations include large area 

development planning and coordination, the placement of buildings on the lot, relative amounts of area 
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devoted to open space, buildings and parking areas, and vehicular and pedestrian circulation. Prototypical 

site layouts for different types of development anticipated in the corridor are presented in Figures 3.1 

through 3.4.  

25.12.020 Purpose. 

Because of the pattern of ownership of With large undeveloped land parcels such as those in the 24 Road 

Corridor, there are several opportunities is an opportunity to take implement a “big picture” vision for the 

development of these large areas. The intent of this section vision for the Corridor is to increase 

pedestrian movement and encourage the creation of a development pattern of smaller lots and blocks that 

encourage a mixture of development types and increase pedestrian movement,. The planning for these 

large areas should encourage mixed uses, including a mix of integrating housing products, commercial 

uses, neighborhood centers, shared parking opportunities, and the integration of different other 

appropriate land uses within neighborhoods and within buildings.  

Lots and blocks are the fundamental “building blocks” of the 24 Road Corridor subarea pattern. During the 

development process, the large area planning is the time to establish in a flexible pattern of lots and 

blocks throughout the corridor that extends the scale of the existing development pattern in Grand 

Junction. The lots and blocks will to allow site planning flexibility and consistency of development patterns.  

25.12.030 Standards. 

(a)    Block dimensions and proportions shall facilitate subdivision into lots that are generally regular in size 

and shape and avoid leftover parcels that are difficult to develop.  

(b)    All lots shall have frontage that is adjacent to a street. Street frontage shall typically not be less than 

25 percent of the lot depth. Flag lots are strongly discouraged.  

(c)    Lots shall be designed to minimize conflicts between automobiles, trucks, bikes, and pedestrians, as 

well as to create an organized system of entrances, driveways, parking lots, and delivery areas.  

(d)    Neighborhood retail and service uses, and horizontally and vertically mixed uses shall be designed 

as part of an overall site plan that achieves an organized, walkable commercial area when completed.  

25.12.040 Guidelines. 

(a)    Sites and buildings should be designed to provide edges or enclosure to streets and open space, to 

create linkages and gateways, as well as framing or terminating views.  

(b)    Consideration should be given to the opportunity for adjoining sites and buildings to share access, 

amenities, and relationships of form that will create a stronger overall identity.  

(c)    Large retail development should be organized in support of surrounding development in serving area 

housing, retailing and services, employment, and neighborhood public places.  



 

 

(d)    Blocks should range in dimension from 250 to 450 feet on any side, for a maximum of five acres.  

25.02.020 Community Framework 

The overall planning concept for the 24 Road Corridor includes a community framework (Figure 2.1) that 

provides a distinctive image and organizing element for public and private development. The community 

framework includes public streets, parks, open spaces, natural drainages and future stormwater 

management facilities that serve and connect part or all of the corridor. 



 

 

 

Figure 2.1: Community Framework Plan 
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25.12.050 25.02.030 On-site open space. 

On-site open space may be related to could be provided within areas that are also set aside for 

stormwater drainage, landscaped setbacks and other privately owned landscape areas associated with 

on-site buffer landscaping and amenities. Open space shall be provided on-site so as to implement and 

comply with the following: Residential development is also required to provide open space dedications or 

fees in lieu of dedications for the purchase of open space. 

 (a)    Standards.   

(a)(1)    Utilize well-defined natural and developed open spaces as features to serve as the focus of block, 

lot, and circulation patterns. 

(b)(2)    Supplement public open space such as parks and drainage corridors with privately developed 

open space that helps complete linkages and organize development. (Refer to open space requirements 

of zoning and development code.) 

(c)(3)    Open space, such as Leach Creek and developed parks and plazas, shall be used as a positive 

planning tool to organize and focus lot, block, and circulation patterns. Public access shall be provided to 

all public open space, natural and developed, directly from the public street/sidewalk system or through a 

public facility. Natural open space corridors and naturalized drainage ways (with trails) shall be publicly 

accessible at not less than 800-foot intervals.  

 (b)    Guidelines. 

(1)    Open space should be used to enhance the value and amenity of surrounding development. 

Left over, inaccessible, or nonusable open space should be avoided to the greatest degree 

practicable.  

(2)    Street, block, lot, and building patterns should respond to views, landscape, and 

recreational opportunities provided by proximity to natural open space.  

(3)    Developed, public, and common area private open spaces should be embedded into lot and 

block patterns and may be of a wide variety of sizes including small “pocket” parks and plazas. 

Lot and building frontages on public and private common areas are strongly encouraged. As long 

as street frontage and access is maintained, rear yards facing open spaces are strongly 

discouraged.  

(d)(4)    Buildings with frontage on open space should shall provide windows, doors, plazas, or other 

amenities and so forth to that encourage pedestrian activity and provide informal over-sights of views onto 

and/or are oriented toward the open space.  Mountain views along street corridors and from other public 

open space should be enhanced through careful consideration of building and landscape locations, 

massing, orientation, and 



 

 

height.

 

Example of Private development oriented to open space 

 

Examples of privately Privately developed and publicly developed open space amenities 

25.12.060 25.02.040 Organizing features. 

(a)  Purpose.  An organizing feature is a public open space around which development is focused. 

Organizing features shall can be included in large area planning to utilize natural open space, creeks, 

formal public spaces, streets, parks, and parkways to organize and coordinate development patterns.    

They may qualify as required open space dedications and may be utilized to justify variation of required 



 

 

street alignments. Organizing features should reinforce the pattern and orientation of streets and buildings 

through orderly arrangements of landscaping, pedestrian circulation and amenities, such as might be 

typical of a town square or campus quadrangle. Prominent amenities could be developed within open 

space to link building groups.  

 

Organizing features provide a focus for development 

(a)  (b)  Standards. 

(1)    At least one central feature or gathering place shall be located within a geographically 

distinct neighborhood, e.g., a convenient outdoor open space or plaza with amenities such as 

benches, monuments, kiosks, or public art. These places may be located on “civic blocks,” and 

may include buildings such as libraries, government offices, or public meeting places.  

(2)    Buildings shall not orient rear, blank, or service dominated facades toward an organizing 

feature and shall include an entry that is visible, convenient to use, and connected to a public 

sidewalk by a direct route. Facades facing an organizing feature shall be of at least comparable 

architectural quality to other primary building facades.  

(3)    Parking lots and parking spaces shall not be permitted within organizing features. 



 

 

(4)    Multi-building developments shall use an organizing feature to create an internal campus-

like arrangement of buildings and open space; provided, that the organizing feature is bounded 

along at least one side by a public street. 

(5)  Organizing features shall utilize natural open space, creeks, formal public spaces, streets, 

parks, and parkways, where such are available on or adjacent to the site, to organize and 

coordinate development patterns.   

(b)    Guidelines. 

(1)    Organizing features may be used as a focus for related or complementary developments, 

particularly uses that include pedestrian activities. Organizing features may provide a transition 

area between diverse uses to provide both buffering and connection.  

(2)    The City should consider the variation of planned collector street alignments in order to 

accommodate building groups organized around developed open space features.  

(3)    An organizing feature should be publicly accessible and designed to organize the placement 

of buildings to create a sense of place, character, or identity within a neighborhood or district.  

 

25.12.070 Transitions and interconnections. 

(a)    Purpose. Transitions and interconnections can create neighborhoods among different land uses on 

adjacent parcels. The transitions and interconnections can be natural or manmade features, such as open 

spaces, drainage corridors, streets, sidewalks, and/or trails. 

(b)    Standards. 

(1)    Significant shifts in the scale of development, such as lot size and building size, shall occur 

across rear lot lines, alleys, open space or arterial streets. In order to promote consistent street 

character and scale, developments of significantly different scale shall not face each other across 

a local street. This is not intended to discourage compatible uses of differing scales, such as 



 

 

retail and office, from locating together, nor is it intended to prevent small scale, neighborhood 

serving retail uses from integrating into residential areas.  

(2)    Transitions between differing uses and scales of development shall allow for 

interconnections at a logical scale. Transitions shall not be defined with privacy walls or fences. 

(3)    Where incompatible scale or activities cannot be mitigated through adequate transition, 

buffering and screening shall be required. Buffering (horizontal) and screening (vertical) 

strategies shall consider building and parking placement, building orientation, walls, fences, and 

landscaping.  

(4)    Residential development within a commercial mixed use project shall provide all necessary 

buffering and screening from other allowed uses within that district to ensure satisfactory 

maintenance and permanence.  

 

Retail establishment adjacent to residential building 

(c)    Guidelines. 

(1)    Compatible scale should be considered in terms of lot size, building dimensions, building 

placement, and orientation. Where practicable, similar sized lots or buildings should face each 

other across local streets, but not to the detriment of achieving an appropriate mix of uses at 
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edges of neighborhoods. Transitions of development scale are best accomplished laterally 

across side streets, side and rear lot lines, and across collector or arterial streets or natural 

features.  

(2)    New development should relate to other existing or proposed development on adjoining top 

properties to maximize useful interconnections and shared efficiencies.  

(3)    Important views and vistas, both natural and manmade, should be used as opportunities to 

create edges or to align public spaces and corridors to enhance the quality of the public 

experience. Views along public rights-of-way and public open spaces are of major importance. 

(Refer to GJMC 25.08.070 for additional information about view sheds.) 

(4)    Where development is phased, early phases should establish the long-term image of the 

project and its relationship to the streets, open space, and adjoining development.  

(5)    Gated communities are discouraged.  

 

Mixed use development incorporating multifamily housing and grocery store 

25.12.080 25.02.050 Site grading and drainage. 

(a)    Purpose. The site grading and drainage standards and guidelines ensure that development fits 

within existing topography, reinforces the community open space framework, and effectively diverts and 
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retains stormwater.  In addition to other site grading and drainage requirements of the Municipal Code, the 

following standards shall apply in the 24 Road Corridor: 

(1)    Encourage site grading that reflects the gentle topography of the existing landscape – rather 

than abrupt changes in slope or extreme. 

(2)    Establish an overall stormwater management plan for the planning subarea and/or drainage 

basin (this plan should encourage regional detention solutions).  

(3)    Utilize stormwater detention and conveyance facilities as part of the open space system.  

(4)    Provide for smooth grading transitions between adjacent development lots. 

 (b)    Standards. 

(a) (1)    Unless precluded by soil conditions, graded slopes shall not be steeper than 3:1 slope. 

Where space limitations demand, terracing with retaining walls is the preferred solution. 

(2)    Water quality “best management practices (BMPs)” shall be employed for all stormwater 

drainage facilities.  

(3)    Within development sites, concentrated drainage across walkways and other pedestrian 

areas is not permitted. Drainage across driveway entries is prohibited. 

(b)  (4)    All open space drainage facilities shall be landscaped with a natural “naturalized” 

treatment (for example, similar to the treatment recommended for the Leach Creek corridor). 

Existing riparian areas and drainages, such as Leach Creek and its tributaries, shall be 

developed and maintained as natural open space corridors that provide surface drainage and 

developed pedestrian trails. The treatment of surface drainages shall be an open channel with 

gently sloping sides and naturalized landscape, except for the west bank of Leach Creek which is 

constrained by the 24 Road improvements. (See Figures 2.2 & 2.3.)   



 

 

 

Figure 2.2: Natural Corridor Plan 

 

Figure 2.3: Natural Corridor Section 



 

 

(5)    Provide open space for residential sites in accordance with City of Grand Junction 

requirements. Locate this open space in a manner that it is usable for the project and connects 

with the off-site open space system. 

(6)    Open space for nonresidential sites is primarily for visual purposes, to provide screening 

and to reduce the impact of large parking areas.  

(7)    Drainage to adjacent sites should be limited to historic flows. 

(c)    Guideline. 

(1)    Wherever possible, combine drainage facilities with common open space to achieve 

aesthetic and functional facilities that maximize use of resources, land and which provide benefits 

to residents, employees and other 

users.

 

Open space incorporates drainage facility and amenities 



 

 

 

Buildings at the edges of project site with pedestrian connections through parking areas 

25.12.090 25.02.060 Building and parking setbacks. 

(a)    Purpose. The building Building and parking setback standards and guidelines are intended to 

establish a coordinated streetscape image, and provide sufficient space between buildings, roads and 

parking areas for adequate light, and privacy, views, and to provide sufficient space between roads, 

buildings and parking areas for privacy, sound control and landscaping. 

    The City should establish setbacks to achieve the following objectives: 

(1)    Provide an additional landscaped area on the lot perimeter that supplements minimal City 

requirements. 

(2)    Preserve views from 24 Road and other road corridors.  

(3)    Encourage the “village concept” in new development, such as minimizing dependence on 

the private automobile, and encouraging pedestrian activity and use of alternative modes.  

 

 



 

 

(b)    Standards. 

(1)    Minimum building and landscape setbacks according to zoning districts are provided in the 

zoning and development code. 

 (2)   In order to establish additional open space and maintain views, establish supplemental 

building and parking setbacks and parking setbacks along key road corridors. These are shall be 

provided as specified in Table 3.1.  

Table 3.1: Supplemental Building and Parking Setbacks 

Frontage Building Setback Parking Setback 

24 Road – west ROW 50′ 25′ 

24 Road – east ROW 35′ from edge of Leach Creek 

corridor 

10′ from edge of Leach Creek 

corridor 

Patterson Road (F Road) Per zoning 10′ 

F 1/2 Road Per zoning 10′ 

G Road Per zoning 10′ 

Notes: 

(a)    Width of Leach Creek drainage corridor to be determined and will include multi-use trail. (See Figure 

2.3.) 

(b)    All measurements are from the right-of-way. 

(3)    Driveway setbacks from adjacent property lines, other than along street frontages, shall be 

a minimum of 10 feet, except where access driveways are shared by adjacent owners and must 

comply with City standards. 

(4)    To establish an open landscape area at key intersection corners, no building or parking lot 

shall be located less than 35 feet from the intersection of the right-of-way of two public streets 

(arterial, collector and local). 

(5)    All areas within the parking setbacks, and the building setback if there is not an intervening 

parking lot, shall be landscaped and irrigated.  

(6)    No side or rear parking setback is required between adjoining industrial uses; provided, that 

the subject area is not visible from any public street, nonindustrial land use or common open 

space. Other parking setbacks are in accordance with zoning and development code 



 

 

regulations.

 

Coordinated landscaping in the building setback complements ROW landscaping 

25.12.100 25.02.070 Building location and orientation. 

(a)    Purpose. The purpose of the building location and orientation standards and guidelines is to To 

encourage the development orientation of buildings that provide orientation and access toward the street, 

reinforcing reinforce the character and quality of public streets and sidewalks,.  maximize useful 

interconnections, and enhance the appearance of the properties from the street, the following standards 

shall apply:   

(b)    Standards. 

(1a)    No development shall be permitted to place or orient buildings, parking, circulation, or 

service facilities on a lot in such a way as to treat primary street frontage(s) as a rear lot line. 

“Rear” shall be defined to mean a portion of the property lacking public access and containing a 

predominance of service functions and/or service facilities that significantly diminish the 

architectural or landscape quality of the development. 

(2b)    All sides of a building frontages that are visible from a street, residential area, public park 

or organizing feature shall have the equivalent architectural treatment of the primary building 

façade. and completely screen all service and loading facilities.  

(c) All service and loading facilities that are visible from a street, residential area, public park or 

organizing feature shall be completely screened from view.   

(3d)    Nonresidential uses located in the same block with residential uses shall be located on 

higher traffic streets and at the periphery or the end of each block having both uses and be 

effectively screened of light, noise, and pollution from service area or other incompatible 

activities.  



 

 

(4e)    Large retail buildings (over 20,000 gross square feet) shall be located to minimize the 

impact of windowless walls and service areas on public streets. On sites that include large retail 

buildings, smaller buildings in-line or on pads shall be located to form edges that frame and 

reinforce the space and appearance of public streets. Pad buildings shall locate at least one 

facade including windows and similar architectural features within 35 feet of the public right-of-

way. Pad buildings shall be located at site corners and entries. 

(5f)    All sites abutting adjoining Road 24 Road shall treat Road 24 Road as a primary frontage 

orientation with regard to the quality and orientation of buildings, site design, 

architecturearchitectural features, and parking area design. This shall be in addition to any other 

required access and orientation. Primary frontage is intended to include landscape and building 

design that conveys the project identity and character and is of equal or superior quality to any 

other frontage of the project. No truck docks or service areas shall be permitted to face 24 Road.  

(c)    Guidelines. 

(1)    Site planning should relate as much as possible to the existing or proposed development on 

adjoining properties, maximize useful interconnections, and enhance the appearance of the 

properties from the street.  

(2)    Buildings should be located as close to the street as possible, after setback and/or build-to 

zone requirements have been fulfilled. 

(3)    Smaller in-line tenant spaces may be “saddle-bagged” onto the outside of large retail 

buildings to relieve large blank facades and provide activity fronting streets or parking areas.  

(4)    The front setback of commercial uses on collector or local streets may be paved as an 

extension of the pedestrian zone with decorative paving and street trees in grates. Primary 

building entry should be located directly accessible and adjacent to the public sidewalk. 

(5)    I-70 frontage and U.S. 6 and 50 frontage is of secondary importance to 24 Road frontage. 

25.12.110 25.02.080 Parking, access, and circulation. 

(a)    Purpose. The purpose of the vehicular circulation and parking standards and guidelines is to In 

order to provide for safe and convenient movement of pedestrians and motor vehicles, limit 

vehicular/pedestrian conflicts, reduce paved areas, provide screening for paved areas and soften the 

visual impact of parking lots by providing interior planting, breaking up large lots into smaller 

increments.the following standards shall apply:   

    Comprehensive, multi-site parking strategies should minimize redundant access and maximize open 

space and landscaping as well as convenient auto and pedestrian circulation within and between sites. 



 

 

The standards and guidelines will contribute to the creation of a clearly organized system of entrances, 

driveways, parking areas, and pedestrian circulation. 

 

Sidewalks and landscaping break up and soften the visual impact of large parking lots into smaller 

increments 

(b)    Standards. 

(1)    Contiguous developments shall coordinate circulation to minimize curb cuts. Access for 

each lot will be reviewed with the project’s overall traffic circulation and capacity needs, and 

located according to City of Grand Junction standards. Direct driveway access to arterials, 

streets, and parkways shall minimize the number of driveways per block frontage.  

(2)    Shared parking and circulation is encouraged wherever practicable.  

(a)  (3)    No more than two double-loaded bays of parking, with a maximum length of 125 feet,  

shall be allowed in front of buildings smaller than in neighborhood retail (i.e., consumer retail and 

service, small-scale uses less than 20,000 square feet in size). The maximum allowable length of 

the parking area in front of retail buildings is 125 feet. 

(b)  (4)    For retail buildings larger than 20,000 to 30,000 square feet in size, no more than 50 

percent of the total surface parking area shall be located in the restricted area between buildings 



 

 

and arterial streets the street and a building in the restricted area. For retail buildings larger than 

30,000 square feet, no more than 60 percent of the total surface parking area shall be located in 

the restricted area.  the allowed parking in the restricted area may be enlarged to 60 percent. The 

restricted area is defined by that area located between the front facade of the principal structure 

and the primary abutting street. The restricted area shall be determined by drawing a line from 

the front corners of the building to the nearest property line as shown in the example.  lines 

extending toward the street at 45 degrees outward from the center of the building.  

 

 

 

 

 

Example of Restricted Area 

(5)    Vehicle access and circulation into retail sites shall be provided at each adjoining cross 

street, unless traffic safety precludes access. No perimeter of a retail site shall exceed 600 feet in 

length without vehicle access, except along arterials. 

(6)    All parking lots shall have an identifiable internal circulation pattern. Vehicle circulation on-

site shall be clearly organized to facilitate movement into and throughout parking areas. Parking 

drive lanes and intersections shall align wherever practicable. On-site intersections shall be 

located to preclude stacking of vehicles across intersections and onto public streets.  

(c)  (7)    No truck parking or docks are permitted Service entrances, service yards and loading 

areas shall not be located on a side of any building that faces facing 24 Road, any arterial street, 

I-70, or residential uses.  

(8)    Access drives for nonresidential and large-scale multifamily uses shall be coordinated with 

other access drives. Access drives across from other existing or planned drives shall meet City 

standards.  

(9)    Minimum parking quantities and stall dimensions shall be in accordance with applicable City 

of Grand Junction standards. 

(d)  (10)    Developments bounded by undeveloped parcels shall consider potential o 

Opportunities for future auto, pedestrian, and bicycle connections to adjoining sites shall be 

considered in all site design.  Such connections shall be provided where reasonably practicable. 
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(11)    Sites requiring large areas of surface parking shall attempt to distribute parking into 

smaller areas broken up by intervening areas of landscaping, open space and buildings wherever 

possible, rather than aggregating parking into continuous street-facing strips. 

 

Examples of pedestrian circulation systems within parking lots 

(c)    Guidelines. 

(1)    Driveway and curb cut widths should be minimized at the sidewalk to reduce their impact on 

the location of street trees and maximize the continuity of the tree lawn.  

(2)    Parking directly adjacent to buildings should be avoided wherever possible. A minimum 

setback of 15 feet shall be reserved for pedestrian circulation and landscaping between building 

and parking areas except for drop-off and loading zones. This distance may be reduced to 10 

feet in the industrial areas and may not require landscaping, depending on its proximity to streets 

and common open space. 

(3)    Driving lanes should not be provided between the building and adjacent public streets, 

sidewalks, or amenity zones. Off-street parking for small retail uses is strongly encouraged to be 

located behind the structure. 

(4)    Parking and vehicular circulation between the street and building should be limited where 

possible. Shared parking and circulation is encouraged wherever practicable. Auto-oriented and 

drive-through uses, where permitted, should locate drive-through lanes away from street 

frontage. Automobile gasoline service stations should orient parking, car wash, and service bays 

away from view of arterial streets. 

(5)    Wherever possible, office parking for employees should be located behind the building, with 

visitor parking between the building and the street.  

 

 



 

 

25.12.120 Multi-unit residential parking areas. 

(a)    Purpose. The purpose of these standards and guidelines is to establish residential streets and their 

associated open space as positive, useable features around which to organize the location and orientation 

of buildings in a manner that promotes a sense of security and community. 

(b)    Standards. 

(1)    No more than one double-loaded bay of parking shall be permitted between the street and 

the building’s street-oriented frontage.  

(2)    Parking lots, garages, carports, and building service areas shall be located so that their 

presence and access requirements minimize disruptions to adjoining public streets, sidewalks, 

and open space. 

(3)    Carports serving more than two vehicles shall not be permitted to be accessed directly from 

the street and shall use buildings or landscaping to screen parked cars from the view of public 

streets and open space. Carports are not allowed within the front setback area.  

(c)    Guideline. 

(1)    Back-out parking spaces into the major circulation system of development larger than 100 

dwelling units are 

discouraged.

 

25.12.130 25.02.090 Auto-oriented uses. 

(a)    Purpose. The purpose of the auto-oriented uses standards and guidelines is to To minimize impacts 

of auto circulation, queuing, drive-up facilities (including speaker systems and similar activities) and to 

promote on street-oriented building design, and pedestrian amenities, and orientation.the following 

standards shall apply: 



 

 

(b)    Standards. 

(a) (1)    Auto-oriented and drive-through uses, where permitted, shall locate drive-through lanes 

away from street frontage. Drive-up and drive-through facilities (order stations, pick-up windows, 

bank teller windows, money machines, car drop-off areas for auto service or rental, etc.) shall be 

located on the side or rear of a building and away from residential uses.   

(b) (2)    For buildings greater than 100 feet from the street and with no intervening buildings, 

drive-through windows may be allowed to face a perimeter street, and drive-through lanes may 

be allowed with adequate landscaping buffer from the right-of-way line. 

(c)    Guidelines. 

(1)    Automobile gasoline service stations should orient parking car wash and service bays away 

from street views.  
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Figure 3.1: Industrial Site 

Plan  

Figure 3.2: Office/Mixed Use Site Plan 
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Notes: 

•    Use similar materials, roof forms and architectural styles. 

•    Buffer loading docks and trash storage areas with landscaping and fencing. 

•    Arrange pad buildings to create: a project gateway; interest along the street; shared entries; outdoor 

eating areas; and parking. 

•    Place project “monument” signs along roadway. 

•    Group street trees at entries, and along major pedestrian and vehicular routes.  

•    Provide continuous pedestrian pathways, lighting and building entries close to transit facilities.  

•    Incorporate art, plazas, and other amenities where possible. 
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Figure 3.3: Retail Site Plan 
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Figure 3.4: Multifamily Residential Site Plan 

25.12.140 25.02.100 Pedestrian and bicycle circulation. 

(a)    Purpose. The purpose of the pedestrian and bicycle circulation standards and guidelines is to To 

promote free efficient and safe movement of pedestrians and bicyclists through the 24 Road Corridor,. 

This will provide sidewalk and/or multi-use trail links shall be provided between development sites and 

open space, including but not limited to an off-street multi-use trail connecting Canyon View Park and the 

Colorado River Trail. by way of sidewalks and multi-use trails. 

 

25.12.150 25.02.110 Sidewalks. 

(a)    Purpose. The purpose of the specific standards and guidelines for sidewalks is to provide 

continuous opportunities for pedestrian movement through the corridor.   

(b)    Standards. 

To provide opportunity for continuous pedestrian movement through the 24 Road Corridor, the following 

standards shall apply: 

(a) (1)    A direct pedestrian connection to the building entry shall be provided from the public sidewalk. 

(b)(2)    Development shall provide pedestrian circulation from public walks to parking areas, building 

entries, plazas, and open spaces. Walkways shall be provided to separate pedestrians and vehicles, and 

shall link ground level uses. Primary walks shall be a minimum of five feet wide. 

(c)(3)    Clear and safe pedestrian routes shall be defined through parking areas to provide pedestrian 

access between buildings with minimum conflicts with vehicles. Where walks Walkways crossing drive 

aisles, they should shall be clearly marked with signage, special paving, landscaping or other similar 

methods means of demarcation.  

(d)(4)    Sidewalks, no less than at least eight feet wide in width, shall be provided along any all building 

facade abutting facades that abut public parking areas and featuring feature a public entrance. Such 



 

 

sidewalks shall be located at least six feet from the facade of the building to provide planting beds for 

foundation landscaping, except where features such as arcades, or entryways, or display windows are 

part of the façade.; or street trees in grates or planted areas no less than 40 feet on center) are provided 

along the length of the facade.  

(e)(5)    Pedestrian walks incorporating bicycle lanes shall be not less than 10 feet in width.  

(f)(6)    All parking areas located between a street and building shall include a landscaped pedestrian walk 

linking the building with a public sidewalk.  

(g)(7)    Contiguous developments shall avoid erection of physical Physical barriers between projects 

contiguous development shall be prohibited unless necessary for safety or the mitigation of adverse 

impacts.  

(h)   Development shall provide pedestrian linkages between the Leach Creek trail corridor and other 

public ways and open space areas. 

 

(c)    Guidelines. 

(1)    All building entries, parking areas and public open space should be interconnected through 

convenient systems of pedestrian walks. 

(2)    Adjoining developments should create opportunities for interconnected pedestrian walk 

systems to facilitate pedestrian access between different developments, buildings, activities and 

uses; however, in no circumstance should on-site pedestrian walks substitute for required public 

sidewalks. 

25.12.160 25.02.120 Bicycle circulation. 

(a)    Purpose. The purpose of the bicycle circulation standards and guidelines is to To provide a safe, 

direct, and attractive system of interconnected public and private bikeways and bike routes throughout the 



 

 

corridor and to accommodate bicycle access by providing defined routes to primary building entries, the 

following standards shall apply.:  

 

(b)    Standards. 

(1)    Bicycle access shall be provided between bicycle lanes or multi-use trails and on-site 

bicycle parking areas.  

(2)    Two-way bikeways that are not combined with drives or parking lot surfaces shall be of 

concrete. 

(3)    Bicycle parking shall be provided in accordance with the City of Grand Junction 

requirements. 

(c)    Guidelines. 

(a)(1)    Bicycle parking should shall be located in visible, active, and well-lit areas; near building entries, 

convenient to primary bicycling access, and not encroaching on pedestrian walkways. If possible, locate 

racks where parked bicycles are bike parking shall be located so it is visible from the inside of adjacent 

buildings.  

(b)(2)    Bicycle circulation should shall connect and align with pre-existing and planned off-site bicycle 

routes. Crossings at intervening streets should shall be located where safe means for crossing can be 

provided.  . 

 
 

 



 

 

 

Chapter 25.16 

LANDSCAPE DEVELOPMENT 

Sections:   

25.16.010    Introduction. 

25.16.020    Standards. 

25.16.030    Guidelines. 

25.16.040    Parking lots. 

25.16.050    Streetscape within the public right-of-way. 

25.16.060    Irrigation. 

25.16.010 Introduction. 

Landscape improvements are of primary importance to the establishment of the design character of the 

24 Road Corridor. They are intended to enhance the landscape appearance through the use of common 

materials, to promote a well-maintained appearance in areas not covered by buildings or parking, to 

minimize the adverse visual and environmental impacts of large paved areas and to promote the 

conservation of water. Xeriscape and “naturalized” concepts are encouraged, particularly in large natural 

open spaces and passive use areas. 

 

A wide range of plant materials are appropriate for local landscaping requirements 

25.16.020 Standards. 

(a)    The City of Grand Junction Development and Zoning Code requirements for landscaping shall be in 

full force and effect unless specifically superseded by more stringent criteria herein. 

(b)    Landscape design for individual lots shall be developed according to a landscape plan. Each building 

or cluster of buildings within each development shall provide a plan that indicates all planned landscape 

materials, and their location, minimum size, quantity, and irrigation. All of the landscaped site area shall be 

included in one of the following categories: 

(1)    Landscaped and irrigated; 
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(2)    Low water landscapes; 

(3)    Native landscaping within drainage areas. 

(c)    All land areas not covered by buildings, streets, paved areas, or other planned and approved 

surfaces shall be planted with living plant material and mulches.  

(d)    Along arterial street frontages, landscape treatment shall be maintained to the greatest degree 

possible with allowance for required access drives.  

(e)    Landscape areas shall be continuous from one lot to another and shall incorporate landscape 

materials that are compatible with landscaping an adjacent lots, public streets, drainage corridors, and 

landscape easements. 

(f)    All plant material used shall meet the minimum standards established by the American Association of 

Nurserymen, as published in the American Standards for Nursery Stock (comply with ANSI Z60.1).  

25.16.030 Guidelines. 

(a)    All development areas should recognize the unique climate, open character, and gentle open 

topography of the western slope environment and should employ development, construction and 

landscape forms, materials, and methods that are appropriate to that environment. 

(b)    Landscaping should visually frame buildings and buffer parking, garage, and service areas. It should 

define and enhance the sense of arrival at appropriate site locations.  

(c)    Landscape pattern of adjacent lots should be consistent. 

(d)    Landscaped areas bordering natural open space should create a transition from developed and 

irrigated landscape to natural unirrigated landscape and vegetation.  

(e)    Landscaping should be used to mitigate areas of large undifferentiated building mass and screen 

walls. 

(f)    Water conserving planting design and irrigation practices should be employed.  

(g)    Existing healthy trees or other significant landscape features should be preserved to the greatest 

extent practicable. Existing damaged, decayed, or diseased trees or scrub vegetation should be removed.  

(h)    Construction near existing trees should follow established practices to ensure their survival.  

(i)    Substitute irrigation should be supplied to trees or other vegetation that have natural or drainage 

water diverted or eliminated due to site development or construction. 



 

 

25.16.040 Parking lots. 

(a)    Purpose. The purpose of the parking lots standards and guidelines is to reduce the visual impact of 

surface parking lots.  

(b)    Standards. 

(1)    Provide landscaped islands in parking lot interiors per City of Grand Junction requirements. 

(2)    Landscaped areas in and around surface parking lots shall be laid out with the intent of 

minimizing the perception of large, continuous expanses of pavement. 

(c)    Guidelines. 

(1)    Landscaping around parking lots should be designed so as to buffer the view of parked cars 

from the street and reduce the impact of headlights on nearby development.  

(2)    Parking areas between buildings and the street should consider the use of special paving 

materials to create parking courts with a higher level of pedestrian amenity. 

 

Trees and landscaping soften the visual impact of parked cars 

25.16.050 Streetscape within the public right-of-way. 

(a)    Purpose. The purpose of these streetscape standards and guidelines is to create tree-lined streets 

in the tradition of older neighborhoods and to create consistencies in tree plantings without creating 

monoculture problems. 

(b)    Standards. 

(1)    Street trees shall be provided along all public streets except in the industrial area. Along 

Patterson and 24 Road where there is a tree lawn, the trees shall be aligned in straight rows 

parallel to the curb, centered in the tree lawn. Irrigated turf and street trees shall be provided in 
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the tree lawn. Berms and inorganic groundcover shall not be permitted in the tree lawn area. The 

tree spacing shall be approximately 40 feet on center.  

(2)    Street trees in paved walks shall be covered with minimum five-foot by five-foot tree grates 

or planters.  

(3)    The minimum width of a tree lawn is four feet. 

(c)    Guidelines. 

(1)    Street tree species should be selected to maximize the cohesiveness of each block without 

creating monocultures that may be susceptible to disease. 

(2)    Planting within the tree lawn area should be limited to grass and trees. 

 

Well-designed pedestrian paths incorporating healthy landscaping 

25.16.060 Irrigation. 

(a)    Purpose. The purpose of the irrigation design standards and guidelines is to ensure that the 

landscape is provided with appropriate irrigation to ensure proper growth and maintenance. This applies to 

xeriscape and non-xeriscape planting and includes improved water conservation and water-efficient and 

low maintenance irrigation systems. 

(b)    Standard. 

(1)    All developed sites are to be irrigated with a permanent automatic system. All irrigation 

systems are to be below ground, fully automated systems in compliance with all applicable 

building codes. Use of water conserving systems such as trickle (drip) irrigation for shrub and 

tree plantings is encouraged. All backflow control devices are to be located or screened so that 

they are not visible from public streets or parking lots. All parking areas, drives and walks are to 

be “trimmed” to minimize spray into pavements. 

(c)    Guidelines. 
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(1)    Where appropriate, low water use landscape and xeriscape is to be irrigated (i.e., trees and 

shrubs). 

(2)    Trees that are appropriate in the Grand Junction environment tend to be indigenous and 

introduced species established and thriving in the lower elevations of Colorado’s Western Slope. 

A recommended plant materials list is available from the City of Grand Junction.  
 



 

 

 

Chapter 25.20 25.03 

ARCHITECTURAL DESIGN 

Sections: 

25.20.010 25.03.010   Purpose   Introduction.   

25.20.020  25.03.020  Building form and scale. 

25.20.030    Architectural details.   

25.20.040 25.03.030   Building materials.   

25.20.050 25.03.040   Multi-unit residential development.   

25.20.060 25.03.050   Fencing and walls.   

25.20.070 25.03.060   Service and storage areas.   

25.20.010 25.03.010 Purpose Introduction. 

These architectural design standards and guidelines are intended to: 

(a) encourage Encourage a consistent level of architectural quality throughout the 24 Road Corridor; 

(b)  and Create a unified architectural character at the project level., They addressing building form, 

and scale and for nonresidential and multifamily residential structures and architectural details 

and building materials for nonresidential structures. Criteria are also included for including for 

walls, fencing and service and storage areas. ; 

(c) Reinforce the urban character of streets and open spaces; 

(d) Provide human scale and orientation; 

(e) Define the base, body and top of building elevations through the use of color, materials and 

details; 

(f) Ensure that the highest level of architectural detail occurs adjacent to areas of pedestrian activity; 

(g) Ensure that service and storage areas are functional yet do not visually impact views from 

adjacent uses and public areas; 

(h) The standards and guidelines are intended to be flexible Provide flexibility to allow for a number of 

design alternatives for different building types and to encourage design creativity. 

Note: Additional criteria standards for architectural design are included in the Title 21 Grand Junction 

Zoning and Development Code. 
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Buildings in a variety of forms reinforce the pedestrian scale 

25.20.020 25.03.020 Building form and scale.  (Nonresidential and Multifamily Structures) 

 (a) Standards. 

The following standards shall apply to all building facades and exterior walls that are visible from adjacent 

public streets and other public spaces. These standards are intended to reduce the massive scale of large 

buildings, which, without application of these standards, may be incompatible with the 24 Road Corridor 

Overlay desired character. 

(a)    Facades greater than 150 feet in length, measured horizontally, shall incorporate wall plane 

projections or recesses having a depth of at least three percent of the length of the facade and extending 

at least 20 percent of the length of the facade. No uninterrupted length of any facade shall exceed 150 

horizontal feet. 

(b)    Ground floor facades that face public streets shall have display windows, entry areas, awnings, or 

other such features along no less than 60 percent of their horizontal length. If the facade of the building 

facing the street is not the front, it shall provide the same features and/or landscaping in scale with the 

facade. 

(c)    Variation in roof lines/roof materials, in order to add interest to and reduce the massive scale of large 

buildings, is required. Roofs shall have no less than two of the following features: 



 

 

(1)    Parapets concealing flat roofs and rooftop equipment, such as HVAC units, from public 

view. Parapets shall not exceed one-third of the height of the supporting wall and shall not be 

of a constant height for a distance of greater than 150 feet; 

(2)    Overhanging eaves, extending no less than three feet past the supporting walls, for no 

less than 30 percent of the building perimeter; 

(3)    Sloping roofs that do not exceed an average slope greater than or equal to one foot of 

vertical rise for every three feet of horizontal run and less than or equal to one foot of vertical 

rise for every one foot of horizontal run; and 

(4)   Three or more roof slope planes. 

(1)    Buildings shall be designed to relate directly to and reinforce the pedestrian scale and 

quality of street, civic, and open spaces. The following techniques shall be used to meet this 

objective: 

(i)    Shifts in building massing, variations in height, profile, and roof form that provide 

human scale while maintaining a consistent relationship of overall building form to the street 

edge. 

(ii)    Minimizing long expanses of wall at a single height or in a single plane. 

(iii)    Varying floor heights to follow natural grade contours if significant variation is present. 

(2)    Buildings shall be designed to provide human scale, interest, and variety. The following 

techniques may be used to meet this objective:  

(i)    Variation in the building form such as recessed or projecting bays. 

(ii)    Expression of architectural or structural modules and detail. 

(iii)    Diversity of window size, shape, or patterns that relate to interior functions.  

(iv)    Emphasis of building entries through projecting or recessed forms, detail, color, or 

materials. 

(v)    Variations of material, material modules, expressed joints and details, surface relief, 

color, and texture to break up large building forms and wall surfaces. Such detailing could 

include sills, headers, belt courses, reveals, pilasters, window bays, and similar features.  

(d)(3)    Building facades facing arterial streets shall either be the primary entry facade or shall be of 

comparable quality in terms of architecture, materials and detailing. Primary building entries shall be 



 

 

connected to the public street sidewalk by the most direct route practical. Corner buildings need only 

provide public entry on one street-oriented facade.  

(e)(4)    Ground floor retail shall have direct pedestrian entries onto public streets, parks, or plazas. 

Primary building entries must be easily and directly accessible from a street and shall be either oriented to 

or easily visible from the street.  

(5)    New construction shall reflect the building form associated with its function. Building design 

should emphasize horizontal elements and facade treatments. Vertical elements are to be used 

sparingly for special architectural statements such as entries or to delineate uses within a large 

structure. 

(6)    Building form shall incorporate projected and recessed elements to provide architectural 

variety, such as entryways, special functional areas, rooflines, and other features.  

(7)    Large, monolithic expanses of uninterrupted facades are not allowed. 

(f)    Entryway design elements and variations should give orientation and aesthetically pleasing character 

to the building. The following standards identify desirable entryway design features. Each principal building 

on a site shall have clearly defined, highly visible main entrances featuring no less than three of the 

following: 

(1)    Canopies or porticos; 

(2)    Overhangs; 

(3)    Recesses/projections; 

(4)    Arcades; 

(5)    Raised corniced parapets over the door; 

(6)    Peaked roof forms; 

(7)    Arches; 

(8)    Outdoor patios; 

(9)    Display windows; 

(10)    Architectural details such as tile work and moldings which are integrated into the 

building structure and design; and 

(11)    Integral planters or wing walls that incorporate landscaped areas and/or places for 

sitting. 



 

 

(g)    To the greatest extent possible, mechanical appurtenances shall be located within the structure. 

External mechanical appurtenances such as heating and air conditioning equipment shall be screened 

and finished to match the colors and materials of the building. 

 

Primary building entrances present inviting facades along arterial streets 

(b)    Guidelines. 

(1)    Buildings should be designed to meet site and context design objectives, such as providing 

edges or enclosure to streets and open space, creating linkages and gateways, as well as 

framing or terminating views. 

(2)    Large-scale variations of massing, such as simple shifts in building form and roof shape, 

may be important to providing light, air, and transitions to nearby properties. 

(3)    Providing human-scaled architectural features is particularly important in areas where 

pedestrian activity is occurring or encouraged. The highest level of detail should occur close to 

pedestrian areas, near streets and entries, and around the ground floor.  

(4)    The design of the roof form and other related elements such as roof material color, trim, 

and lighting should be an integral part of the architecture.  

(5)    Nonresidential building facades adjoining or oriented toward streets and pedestrian areas 

should incorporate a substantial proportion of transparent glazing at all occupied levels.  

(6)    Ground floor retail areas should have windows along sidewalks to create visual interest for 

pedestrians. All individual retail uses should have direct access from the public sidewalk.  

(7)    For larger buildings, simple flat roof at parapet profiles is preferred as the predominant non-

residential roof form (i.e., buildings larger than 20,000 SF in footprint).  

(8)    Roofs should not be designed as attention-getting devices related to the reinforcement of 

signage or as an identifiable corporate image.  



 

 

(9)    Building entry areas should express greater architectural detail and articulation than other 

portions of the building. Building entries should be designed at a pedestrian scale.  

(10)    Building facades should incorporate three-dimensional elements that provide detail and 

articulation of large surfaces, such as fenestration, offsets, undulations, and variety in surface 

pattern. Arcades, trellises and single-story lobbies and service appendages should also be used 

to help reduce monolithic building facades. 

(11)    The size of the building height and length should be in proportion and related to the site 

and its proposed function. 

 

Retail development includes pedestrian-scale open space 

25.20.030 Architectural details. 

(a)    Guidelines. 

(1)    Fenestration on the building shall respect the fundamental design of the building and create 

a rhythm and organization, although not necessarily symmetrical. 

(2)    Windows and openings should be used to break up the horizontal facade. Windows should 

consist of discrete openings in the wall surface, rather than large, continuous walls of glass. 

(3)    Building designs should define the base, body and top of the building elevations through the 

use of color, materials and details.   

 

(4)    Awnings are encouraged; however, they should respect the architectural integrity of the 

facades on which they are located. For example, awnings should be placed below the ground 

floor cornice line and should repeat the vertical, structural divisions of the building facade. 



 

 

(5)    First floors of buildings facing the public right-of-way should be 60 percent transparent. 

 

25.20.040 25.03.030 Building materials.  (Nonresidential Structures) 

 (a)    Standards. 

The following standards shall apply to nonresidential structures: 

(a)(1)    All primary buildings shall use materials that are durable, economically maintained, and of a 

quality that will retain their appearance over time including but not limited to stone, brick, stucco, pre-cast 

concrete, and architectural metals.  

(b)    Facade colors shall be nonspecular, neutral or earth tone colors. Use of high intensity, metallic, black 

or fluorescent color is prohibited. 

(c)    Building trim and accent areas may feature brighter colors, including primary colors. 

(d)    Predominant exterior building materials shall not include smooth-faced concrete block, smooth-faced 

tilt-up concrete panels, or prefabricated steel panels. 

 (2)    The following cladding materials shall be prohibited:  

(i)    Pre-cast concrete and tilt-up wall systems that are primarily structural in appearance 

(such as Twin-Ts) shall not be permitted.  

(ii)    Natural wood or wood paneling shall not be used as a principle exterior wall cladding 

system except for single-family development. Durable synthetic materials with the 

appearance of wood may be acceptable.  

(iii)    Natural cinder block is not permitted as exterior finish for any development.  
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(iv)    Materials intended for indoor finishes are not permitted for any exterior cladding.  

(3)    Reflective glass whose percentage of outdoor, visible light reflectivity is greater than 19 

percent or having a transmittance factor of less than 60 percent shall not be used. Reflective 

glazing shall be permissible for limited detail and aesthetic effects. Glazing within a facade which 

adjoins a public street pedestrian walk or bikeway should be generally transparent as viewed 

from the exterior during daylight hours. No first surface reflective coatings shall be permitted.  

(e)(4)    Ancillary buildings, enclosures and projected building elements shall be designed as an integral 

part of their primary facility. Where detached buildings are necessary, they shall be compatible to the main 

building in design, form, use of materials, and color.  

(f)(5)    Building materials should be used in a manner that achieves a coordinated design on all building 

facades (“360-degree design”).  

(g)(6)    High quality, durable materials (brick and concrete masonry, pre-cast concrete, stone) should be 

the dominant treatment on all building facades facing 24 Road, Patterson Road/F Road, F 1/2 Road, and 

G Road.  

(b)    Guidelines. 

(1)    High quality, durable materials that provide scale and detail, such as architectural masonry, 

should be included in street-facing facades. Where a variety of wall materials are used, changes 

in material should generally occur at inside corners or where the transition is accommodated 

through an architectural detail such as a cap or belt course. 

(2)    Durable, long lasting materials that also provide scale and detail should always be 

incorporated close to pedestrian areas, near streets and entries, and around the ground floor.  

25.20.050 25.03.040 Multi-unit residential development.  (Multifamily Structures) 

(a)    Purpose. The purpose of multi-unit residential development standards and guidelines is to ensure 

that the form and scale of multifamily residential architecture reinforces the urban character of streets and 

open spaces, as well as to provide human scale and orientation.   

(b)    Standards. 

To ensure that multifamily residential architecture provides human scale and orientation and reinforces the 

urban character of streets and open spaces, the following standards shall apply to multifamily residential 

development in the 24 Road Corridor: 

(a)(1)    Buildings shall be designed to provide human scale, interest, and variety. The following 

techniques may be used to meet this objective: 



 

 

(1)(i)    Variation in the building form related to the scale of individual dwelling units or rooms such 

as recessed or projecting bays, shifts in massing, or distinct roof shapes.  

(2)(ii)    Diversity of window size, shape, or patterns that relates to interior functions. 

(3)(iii)    Emphasis of building entries through projecting or recessed forms, detail, color, or 

materials.  

(4)(iv)    Variations of material, material modules, expressed joints and details, surface relief, 

color, and texture to break up large building forms and wall surfaces. Such detailing could include 

sills, headers, belt courses, reveals, pilasters, window bays, or similar features. Changes in 

materials should generally occur at inside corners or where the transition is accommodated 

through an architectural detail such as a cap or belt course. 

(b)(2)    Portions of buildings that are functionally limited from including significant window areas shall 

either be oriented away from public streets or shall make extensive use of the scaling methods defined 

above. 

(c)(3)    Garages and carports shall either be integrated into the primary building form or shall be 

constructed of the same materials as the primary 

buildings.

 

Examples of Multifamily multifamily housing that provides variety and human scale 



 

 

(c)    Guidelines. 

(1)    Building forms and facades should provide an awareness of the activity within the buildings 

through frequent doors and windows oriented toward public streets and open space. Visibility of 

public spaces from within residences should contribute to the sense of community safety. Ground 

floor residences that adjoin a public street or open space should provide direct resident access to 

the public street or open space by entrances or gates of similar design quality and prominence as 

the primary entries.  

(2)    Variations of massing, fenestration, materials, color, and detail should be combined and 

interrelated to create effective expressions of human scale. The highest level of detail should 

occur adjacent to areas of pedestrian activity. .   

(3)    Garages, carports, and service areas should be screened from on-site residential and 

recreation areas to the greatest degree practicable. If separate from the primary residential 

buildings, they should be broken up into small structures that relate to the scale and location of 

individual residential units. 

(4)    Buildings within a development should share service areas to the extent possible.  

25.20.060 25.03.050 Fencing and walls.  (Nonresidential and Multifamily Structures) 

(a)    Purpose. The purpose of the fencing and walls standards and guidelines is to provide for security, to 

screen unsightly areas, and to provide visual relief and buffers. Additional objectives include:  

(1)    Screen all loading and storage areas from public streets and nonindustrial land uses 

utilizing walls, fences and landscaping.  

(2)    Provide screening that is aesthetically pleasing and complementary to the building and its 

surroundings. 

(3)    Provide for the coordination of design and location of walls and fences to maximize the 

positive interrelationship of buildings, public streets, and open space. 

(4)    Avoid the predominance of long, unarticulated street-facing walls or fences and prevent 

“fence canyons.” 

 (b)    Standards. 

(1)    No fence or wall of any kind shall be constructed unless specifically approved by the City of 

Grand Junction. 



 

 

(2)    Walls and fences exceeding four feet in height that are located within the setback area 

adjoining a public street shall provide variety and articulation at intervals not exceeding 100 feet 

through not less than two of the following methods: 

(i)    Changes in plane of not less than two feet; 

(ii)    Expression of structure, such as post column, or pilaster not less than one foot in 

width; 

(iii)    Variation of material; 

(iv)    Variation of form, such as from solid to open pickets. 

To provide for security, to screen unsightly areas, and to provide visual relief and buffers, the following 

standards shall apply to multifamily and non-residential structures in the 24 Road Corridor:   

(a)  (3)    The design and materials for walls and fences shall be coordinated with the design and materials 

of the principal buildings in terms of color, quality, scale and detail. This is not intended to require identical 

materials and design.  

(b)  The combined height of walls and fences on top of an earth berm shall not exceed the maximum 

permitted height for the wall or fence alone.  

(c)  Fence and wallThe design will shall not include avoid long, unarticulated street fences facing walks 

and shall prevent “fence canyons.”  

 (4)    Objects such as communications towers, processing equipment, cooling towers, storage 

tanks, vents, vehicles, or any other auxiliary structures or equipment shall either be compatible 

with the building architecture or screened from adjacent nonindustrial properties, public right-of-

way and common open space.  

(5)    In nonindustrial areas, screen fences or walls shall be at least one foot higher than the 

materials or equipment being screened, and at least six feet tall.   

(6)    Materials and colors for fences and walls shall be compatible with the building architecture. 

(c)    Guidelines. 

(1)    Where an alley or service lane abuts a public open space, special effort should be applied 

to ensuring that the alley has an attractive appearance. For example, additional landscaping 

should be provided along the alley to blend its appearance with the open space and all 

refuse/service areas should be screened from the open space or adjoining uses across the alley.  



 

 

 (d)(2)    Chain link fencing in areas visible from nonindustrial properties, parking areas, public streets and 

pedestrian walkways shall be of a type and color that is aesthetically pleasing and complementary to the 

building and its surroundings.  

(e)  Chain link fencing and must shall be landscaped. While this type of fencing is not recommended, it 

may be used when no other solution is available.   

25.20.070 25.03.060 Service and storage areas.  (Nonresidential and Multifamily Structures) 

(a)    Purpose. The purpose of the service and storage area standards and guidelines is to ensure that 

service and storage areas are functional, yet do not visually impact views from adjacent properties, 

parking areas, common open space, public streets, pedestrian walkways and multi-use trails. It is also 

important that screening walls and fences match building architecture and design. .   

 (b)    Standards. 

(1)    Service and emergency drive lanes shall be designed as part of the site circulation system. 

Circulation and parking for service areas shall be designed to minimize disruption to the flow of 

traffic. 

(2)    Service areas and storage areas shall not front onto streets and open spaces. Such areas 

shall be located to the rear or side of buildings, screened from view from the street and/or open 

space. 

(3)    Refuse storage and pick-up areas shall be combined with other service and loading areas 

to the extent practicable. All outdoor refuse containers shall be screened from view from adjacent 

properties and streets. All trash containers must be covered. Reinforced concrete aprons are 

required in front of trash storage areas to accommodate trucks. 

To ensure that service and storage areas are functional while minimizing their visual impact on adjacent 

properties, parking and open space areas, public streets, walkways and trails, the following standards 

shall apply to nonresidential and multifamily structures in the 24 Road Corridor: 

(a)    Outdoor storage, loading and operations areas shall be attractively screened from adjacent parcels 

and streets. 

(1)    Outdoor storage, trash collection and/or compaction, loading or other such uses shall be 

located in the rear of the lot.  If because of lot configuration the Director determines that such 

placement is not feasible, then the side yard may be used, but in no case shall such area be 

located within 20 feet of any public street, public sidewalk or on-site pedestrian way. 

(2)    Outdoor storage, HVAC equipment, trash collection, trash compaction and other service 

functions shall be designed so as to be visually incorporated into the overall site design and 

architecture of the building(s).  



 

 

(3)  Views of outdoor storage, trash collection and/or compaction, HVAC equipment, loading and 

other service facilities and functions shall be screened from visibility from all property lines and 

screened and separated from sidewalks and on-site pedestrian ways.  Screening structures shall 

be made of the same materials as the principal structure. 

(b) (4)    Rooftop mechanical equipment, including satellite dishes and antennas over 30 inches in 

diameter, shall be screened from the view of public streets and open space. Alternate structures housing 

such equipment or wall-mounted painted-to-match units in unobtrusive locations in lieu of traditional 

screening will be considered;.  In the discretion of the Director, visual simulation may be required to 

demonstrate visual impacts on surrounding properties, open spaces, trails, parks, streets or walkways 

requested. 

(5)    Screening enclosures shall be incorporated into building architecture and utilize the same 

materials as the principal building to the greatest degree practicable. 

(6)    Screening and fences shall be one foot higher than the object being screened, but not more 

than eight feet high, on all sides where access is not needed. A metal gate shall be included 

where required for complete screening.  

(7)    Utility appurtenances within the right-of-way shall be located behind the sidewalk and out of 

the tree lawn, or, where it must be in the tree lawn, equipment shall be centered on the tree line 

and aligned with but no closer than 42 inches from the face of curb. This includes switch boxes, 

telephone pedestals, transformers, meters, irrigation, and similar equipment. The use of alleys is 

encouraged to locate all such equipment to the extent possible. 

(c) (8)    Utility connections to buildings, including but not limited to Switch switch boxes, wires and 

electrical, and gas or other meters, shall be screened or located out of view from the public streetsstreet. 

All utilities and their connections shall be underground where permitted by the utility provider and other 

regulations. 

(9)    Architectural screening of utility substations shall be required, including an architectural wall 

at least equal to the height of the equipment to be screened from view. 

(10)    All storage, loading, or service areas must be located in the side or rear yards of buildings. 

(11)    The outdoor storage of any goods, materials, machinery or equipment in nonindustrial 

sites requires screening.  

(12)    No service or storage area shall be visible from public streets or building entries. This may 

be accomplished through greenery or building design and location. 

(d)(13)    Loading and servicing areas shall be designed so that the entire loading or servicing operations 

are conducted within the confines of the building site. In addition, these areas must be integrated into the 



 

 

building architecture. Loading doors shall be recessed from the building face to minimize their visual 

prominence. 

(e)    In non-industrial areas, screen fences or walls shall be at least one foot higher than the materials or 

equipment being screened, and at least six feet tall.  

  

Screening blocks views of loading and storage areas 

 

 

Service areas incorporated into the architecture of the building 

 (c)    Guidelines. 

(1)    Where possible, utility equipment should be located to facilitate access and connection to 

multiple properties. 

(2)    Buildings within a development should share service areas to the extent practicable. 



 

 

 
Chapter 25.24 25.04 

SITE LIGHTING 

Sections: 

25.24.010  25.04.010  Pedestrian, accent and security lighting  Introduction.   

25.24.020    Street lighting – Public rights-of-way.   

25.24.030  Pedestrian lighting – Public rights-of-way.   

25.24.040    Parking area lighting.   

25.24.050 Accent and security lighting.   

The purpose of the site lighting standards and guidelines is In order to create a well-balanced, integrated 

lighting plan for public and private properties that enhances enhance vehicular and pedestrian visibility 

while minimizing lighting glare and contrast., prevent undesired off-site glare, Lighting should emphasize 

both public and private attractive features, illuminate sites and attract visitors to and destinations by using 

the a minimum amount of light to meet these objectives needed to do so,. It should provide needed 

illumination of the site and, at the same time, prevent undesired off-site glare.the following standards in 

addition to the lighting regulations in the City of Grand Junction Zoning and Development Code (Title 21) 

shall apply to lighting within the 24 Road Corridor: 

25.24.020 Street lighting – Public rights-of-way. 

(a)    Purpose. To provide lighting consistent with the function and character of the street.  

(b)    Standards. 

(1)    The spacing, location, height, fixture style, light source and level of illumination shall be 

subject to the standards and review of the City of Grand Junction.  

(2)    All light fixtures shall be of a uniform design. Pole and fixture color shall be selected by the 

City of Grand Junction.  

(c)    Guideline. 

(1)    Placement of fixtures should provide a coordinated and organized appearance that works 

with placement of street trees, curb cuts, signage and other features to contribute to the overall 

continuity of the streetscape.  

25.24.030 Pedestrian lighting – Public rights-of-way. 
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(a)    Purpose. To provide consistent systems of pedestrian lighting that add to the character, aesthetic 

appeal, and safety, and thereby promote greater pedestrian activity.  

 (b)    Standards. 

(a)    All new development shall provide pedestrian lighting along public streets and pedestrian/bicycle 

trails.  

(b)  (1) Lighting shall be designed to provide even and uniform light distribution without hot spots, dark 

spots, or glare.  

(c) Lighting shall be designed to minimize dark areas that could pose a security concern near pedestrian 

areas.  

(d) Pedestrian circulation systems shall be highlighted by visible light sources that clearly indicate the path 

of travel ahead.  

(2)    Pedestrian lighting shall use consistent fixtures, source colors, and illumination levels. 

(3)    Light fixtures shall be downcast or low cut-off fixtures to prevent glare and light pollution. 

©    Guidelines.   

Examples of appropriate pedestrian lighting 

(1)    When pedestrian lighting is used in conjunction with street lighting, the pedestrian lighting 

should be clearly distinguishable from the ambient street lighting to clearly define the pedestrian 

path of travel.  
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(2)    Light sources should generally be metal halide. Low wattage high-pressure sodium may be 

desirable in some residential settings where glare may be an issue.  

(3)    Placement of fixtures should provide a coordinated and organized appearance that 

facilitates uniform light levels and works with the placement of sidewalks, landscaping, signage, 

building entries and other features to contribute to the overall continuity of the streetscape and 

development. The use of a greater number of low fixtures in a well-organized pattern is preferred 

over the use of a minimum number of tall fixtures. 

25.24.040 Parking area lighting. 

(a)    Purpose. To light parking areas in a consistent, attractive, and unobtrusive manner that minimizes 

off-site impacts. 

(b)    Standards. 

(1)    Parking and interior drives shall be lighted to provide functional, attractive, and unified 

lighting systems throughout the lot. 

(2)    The maximum height of parking lot light fixtures shall be 35 feet above the ground. Fixtures 

shall be of low cut-off design to minimize spill light and glare onto adjacent properties. 

(3)    Parking area lighting adjacent to residential development shall direct the light away from 

residential units and limit off-site light levels.  

(4)    Parking area lighting shall be extinguished one hour after the close of business, except as 

needed to provide for minimum-security levels.  

©    Guidelines. 

(1)    Parking area lighting should complement the lighting of adjacent streets and properties and 

should use consistent fixtures, source colors and illumination levels. When adjacent to pedestrian 

circulation and gathering areas, parking area lighting should not overpower the quality of 

pedestrian area lighting.  

(2)    Poles should be placed to provide a unified, organized appearance throughout the parking 

area or development and should provide even and uniform light distribution. The use of a greater 

number of low fixtures in a well-organized pattern is preferred over the use of a minimum number 

of tall fixtures. 

(3)    At no point should lighting levels in parking and service areas, including service stations, 

exceed eight foot-candles when measured at the ground. 



 

 

25.24.050 Accent and security lighting. 

(a)    Purpose. To light building architecture and site areas so as to accentuate design features and 

promote security in an attractive and understated manner that minimizes off-site impacts. 

 (b)    Standards. 

(1)    Architectural accent lighting shall be limited to indirect lighting of architectural features only. 

No bare bulb or exposed neon lighting shall be used to accentuate building forms or details. 

Colored accent lighting is not permitted. Holiday lighting displays are exempted from restrictions 

on bare bulbs and colored accents. More prominent building lighting may be considered for 

buildings that adjoin I-70. The use of floodlights is not permitted.  

(e) (2)    Accent fixtures providing direct illumination shall be in character with the architectural and 

landscape design character of the development. 

(f)  Architectural lighting shall not be used to draw attention to or advertise buildings or properties.  

Architectural lighting may be used to highlight specific architectural, artistic or pedestrian features with the 

intent of providing accent and interest or to help identify entryways. 

(3)    Service area lighting shall be confined within the service yard boundaries and enclosure 

walls. No spillover shall occur outside the service or storage area. The lighting source shall not 

be visible from the street. Lights at service or exit doors shall be limited to low wattage downcast 

or low cut-off fixtures that may remain on throughout the night.  

(c)    Guidelines. 

(1)    Building lighting should only be used to highlight specific architectural features. Lighting of 

architectural features should be designed with the intent of providing accent and interest or to 

help identify entry and not to exhibit or advertise buildings or their lots.  

(g)(2)    Accent lighting of landscape and/or pedestrian areas shall should be low level be mounted close 

to the ground and use a low level of illumination, and background in appearance such as bollard lighting or 

similar low mount fixtures used for illuminating landscaping and pedestrian areas.  

(h)(3)    All accent and security lighting shall be shielded and downcast.  Outdoor storage areas including 

auto and truck parking and storage should be illuminated from poles similar to those used for parking lot 

lighting but at lower illumination levels. 

(4)    Security lighting should be limited to low-intensity specialty 

fixtures. The light source should not be visible from the street or 

adjoining properties. Other wall-mounted security lighting is 

discouraged.  

  Example of low level accent lighting
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Chapter 25.28 25.05 

SIGNS 

Sections: 

25.28.010    Introduction.   

25.28.020    General sign criteria.   

25.28.030    Site sign program.   

25.28.010 Introduction 25.05.010 Sign standards. 

In order to ensure that signsSigns in the 24 Road Corridor should communicate information for property 

owners, tenants and users while not without adding unnecessary to the visual pollution that is present in 

many road corridors to the Corridor, to encourage signage that is on a pedestrian scale, and to preserve 

and accentuate the views of the natural beauty of the Colorado National Monument and Colorado River 

corridor, and to ensure continuity of signs within a given project,. Additional sign criteria are necessary to 

accomplish this that supplement the following standards, which include restrictions on sign size, height of 

freestanding signs and prohibition of billboards, shall apply to signage in the 24 Road Corridor, in addition 

to the sign regulations in the City of Grand Junction Zoning and Development Code (Title 21).: 

25.28.020 General sign criteria. 

(a)    Purpose. These criteria include restrictions on temporary signs and billboards, as well as a 

requirement to develop a site sign program for individual projects.  

 

Signs should communicate information and not add to visual pollution  

(a) Only the following sign types are permitted:  freestanding signs. flush wall signs, exempt signs, 

and temporary signs as allowed/regulated by the Section 21.06.070, Zoning and Development 

Code, except as further restricted in this Chapter 25.05. 

 (b)    Standards. The following minimum criteria shall apply to all signs in the corridor: 

(b)(1)    Freestanding signs The height of a sign and support shall not exceed 12 feet in height 

from the finished site grade. 
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(c)(2)    Sign face area for freestanding and flush wall signs shall not exceed 100 square feet per 

sign.  

(d)(3)    Temporary signs and exempt signs shall be permitted in accordance with Section 

21.06.070 of the Zoning and Development Code. Signs shall not be located closer than 10 feet 

from the property line or right-of-way. (Directional signs may be located six feet from the curb. 

See guidelines in GJMC 25.28.030, Site sign program.) 

(4)    Temporary signs shall be permitted which identify the name of the proposed facility, the 

parties participating in its design, construction and financing, the anticipated date of occupancy, 

and leasing information. Temporary signs shall be limited to one eight-foot by four-foot 

freestanding project sign. All temporary signs shall be subject to time limitations established 

during the approval process.  

(e)  (5)    No off-premises signs for outdoor advertising billboard(s) shall be permitted in the 24 

Road Corridor.  Billboard(s) that were installed in accordance with a permit or planning clearance 

from the City prior to November 1, 2000 may remain, except that they may not be expanded, 

enlarged, converted to illuminated or changeable copy signage, or replaced once removed within 

the corridor subarea. 

(f)  (6)   Freestanding All information signage shall be placed perpendicular to approaching traffic 

and shall be positioned so there is a clear line-of-sight well before the point at which direction 

must be changed or action taken. 

(7)    Informational signage shall be positioned to avoid confusing backgrounds, particularly when 

directed to vehicular traffic. 

(8)    All traffic signs shall comply with the requirements of the State of Colorado Department of 

Transportation and the U.S. Manual on Uniform Traffic Control Devices. 

(9)    A licensed traffic engineer shall design the placement and type of regulatory signs. 

(10)    Regulatory signs may be necessary along some of the trails; in such cases the size and 

lettering shall be consistent with the design speed of the trail.  

(11)    If regulatory signage must communicate to vehicular traffic, it shall be placed so that it is 

visible. 

(c)    Guidelines. 

(1)    Signs within the corridor should be governed by similar restrictions relative to size, number, 

placement and illumination.  

(2)    The design of all signs should be coordinated to ensure a uniform appearance. 

http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2528.html#25.28.030


 

 

(3)    Signs for similar purposes should be consistent in style and detail. 

(4)    The sign construction system should be flexible to easily permit changes in message 

without excessive cost. 

(g)  (5)   Signs within a development project Continuity of the sign system should shall be 
designed and installed with continuity maintained by use of standard a coordinating scheme of 
color, typeface, materials, and construction details throughout the each project area. 

25.28.030 Site sign program. 

(a)    Purpose. The site sign program is intended to be flexible and adaptable to different sites and will 

address sign location, layout, organization, and length of the message, the typeface, the design of the 

supporting structures and the compatibility with other signs in the system.  

(b)    Standard. 

(1)    A site sign program shall be prepared for each development project within the 24 Road 

Corridor and address building and wall signs. Each site sign program shall be tailored to the 

requirements of the development (residential, commercial, office, industrial, etc.) and can specify 

the use of identifying logos. It should specify the height of sign and support, sign face area, 

location, illumination, type and number of signs for the project. Types of signs shall include 

entrance and building identification signs, directional signs and regulatory signs. Both permanent 

and temporary signs shall be addressed. 

(2)    The entrance identification sign panel shall include the corporate name, logo, or signature 

and optional descriptive identifier.  

(3)    The street address number must appear on the sign. In the case of multiple tenants, all may 

be identified on the sign, up to a maximum of three tenants. Where there are more than three 

tenants, the building should be identified with a name and the tenants listed on a directory inside 

the building.  

(4)    The entrance identification sign shall be placed perpendicular to approaching vehicular 

traffic.  

(5)    Building identification signs provide for specific building identification viewed from the site or 

adjoining street. Letters may be painted on windows, or mounted on or routed out of the wall or 

fascia panel (commercial users only) designed specifically for signage.  

(6)    Directional signs serve to guide the motorist or pedestrian in, around, and out of the 

development site. Confine directional signs to a limited number of key decision points along the 

primary circulation system.  



 

 

(7)    Consolidate directional signs by “grouping” signs to various destinations within one sign 

frame.  

(c)    Guidelines. 

(1)    Entrance signs identify individual building tenants or the name of the building. Tenant 

entrance identification signs should provide a distinctive sign style that will complement a variety 

of architectural styles.  

(h)  (2)    On freestanding signs,  All entry identification signs should be either externally or 

internally illuminated. Only only graphics and typography are to be illuminated.  

(i)  (3)   Freestanding Entrance identification signs should shall be single- or double-faced and 

constructed of a metal panel with stone or veneer base.  The sign may be single- or double-

faced. If the sign is single-faced, the backside should shall be painted the same color as the 

cabinet and poles.  

(4)    No identification sign should be located closer than 10 feet to any property line. 

(5)    Generally, one tenant identification sign is sufficient. More than one may be used where a 

site has more than one vehicular entrance on different sides of the building, or when the nature of 

the site and adjacent streets requires more than one sign for proper identification. The sign 

should be placed so it does not obscure any other identification, information or vehicular control 

signs. 

(j)  (6)    The owner or tenant of a building may elect to place the identification of the primary 

tenant on the surface of the building. Sign information should be limited to the display of the 

building name or the name of the business occupying the site. Only one building identification 

sign should be provided for each building. Secondary elements should be shown on the interior 

directory. The Flush wall signs sign shall not be illuminated externally; they may be either non-

illuminated or internally illuminated.  

(7)    To minimize clutter, directional signs should identify only primary tenants within the 

development site.  

(8)    The positioning of directional signage is critical to its effectiveness. Each site requires 

careful analysis of vehicular and pedestrian traffic. Decision points must be identified and proper 

information and directional signage provided. 

(9)    Directional signage should be placed no closer than six feet from the curb of a street or 

drive. 

(k)(10)    Trail route identification signs should shall be placed at critical locations which shall be 

determined by the Director during site plan review.   



 

 

INTRODUCED on first reading the    day of   , 2016 and ordered 
published in pamphlet form. 
 
PASSED and ADOPTED on second reading the ____ day of _____, 2016 and ordered 
published in pamphlet form. 
 
 
 ____________________________ 
 President of the Council 
ATTEST: 
 
____________________________ 
City Clerk 
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Chapter 25.01 

 

INTRODUCTION 

25.01.010 Background and intent. 

 

The 24 Road Corridor Design Standards provide development standards for public and 

private improvements in the 24 Road Corridor in order to implement the goals and 

objectives of the 24 Road Corridor Subarea Plan and to: 

(a)    establish a practical, interconnected system of streets, parks, and parkways that 

allows easy orientation and convenient access for all modes of transportation; 

(b)    utilize natural open spaces, such as creeks, and developed public spaces, streets, 

parks and parkways, to organize and coordinate development; 

(c)    accommodate a broad mix of development types that encourage alternative 

transportation, especially walking, and transit use; 

(d)    provide common usable open space that is of mutual benefit to surrounding 

property owners, businesses, and residents; and 

(e)    establish a pattern and character for the long-term evolution of the corridor.  

(f)    Adherence to these standards will ensure that public and private improvements in 

the 24 Road Corridor will be well planned and executed in a high quality manner, which 

were important goals established through the 24 Road Corridor Subarea Plan. 

 
These standards supplement other development regulations in the Grand Junction 
Municipal Code.  Where there is a conflict between this Title 25 and the Zoning and 
Development Code (Title 21), the more restrictive standard shall apply. 

 

 

 

 

 

 

 

View corridor along 24 Road 

highlights natural features 



 

 

Chapter 25.02 

 

SITE DEVELOPMENT 

Sections: 
 
25.02.010    Purpose 
25.02.020    Community Framework 
25.02.030   On-site open space 
25.02.040   Organizing features. 
25.02.050   Site grading and drainage. 
25.02.060   Building and parking setbacks. 
25.02.070   Building location and orientation. 
25.02.080   Parking, access, and circulation. 
25.02.090   Auto-oriented uses. 
25.02.100   Pedestrian and bicycle circulation. 
25.02.110   Sidewalks. 
25.02.120   Bicycle circulation. 
 

25.02.010 Purpose  

 

The location and design of buildings and site improvements are key to establishing the 

overall character and function of the 24 Road Corridor. Important site development 

considerations include large area development planning and coordination, the 

placement of buildings on the lot, relative amounts of area devoted to open space, 

buildings and parking areas, and vehicular and pedestrian circulation.  With large 

undeveloped parcels such as those in the 24 Road Corridor, there is an opportunity to 

implement a “big picture” vision. The vision for the Corridor is to increase pedestrian 

movement and encourage a mixture of development types integrating housing, 

commercial uses, neighborhood centers, shared parking, and other appropriate land 

uses within neighborhoods and within buildings in a flexible pattern of lots and blocks to 

allow site planning flexibility and consistency of development patterns. 

 

25.02.020 Community Framework 

 

The overall planning concept for the 24 Road Corridor includes a community framework 

(Figure 2.1) that provides a distinctive image and organizing element for public and 

private development. The community framework includes public streets, parks, open 

spaces, natural drainages and future stormwater management facilities that serve and 

connect part or all of the corridor. 

http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2512.html#25.12.010


 

 

 

Figure 2.1: Community Framework Plan 

 



 

 

25.02.030  On-site open space. 

 

On-site open space could be provided within areas that are also set aside for 

stormwater drainage, landscaped setbacks and other landscape areas associated with 

on-site buffer landscaping and amenities.  Open space shall be provided on-site so as 

to implement and comply with the following: 

(a)    Utilize well-defined natural and developed open spaces as features to serve as the 

focus of block, lot, and circulation patterns. 

(b)    Supplement public open space such as parks and drainage corridors with privately 

developed open space that helps complete linkages and organize development. (Refer 

to open space requirements of zoning and development code.) 

(c)    Open space, such as Leach Creek and developed parks and plazas, shall be used 

as a positive planning tool to organize and focus lot, block, and circulation patterns. 

Public access shall be provided to all public open space, natural and developed, directly 

from the public street/sidewalk system or through a public facility. Natural open space 

corridors and naturalized drainage ways (with trails) shall be publicly accessible at not 

less than 800-foot intervals. 

(d)    Buildings with frontage on open space shall provide windows, doors, plazas, or 

other amenities that encourage pedestrian activity and provide views onto and/or are 

oriented toward the open space. 

 
Examples of privately developed and publicly developed open space amenities 

 

 

 

 

 

 

 

 

 

Example of development oriented to open space   Organizing features provide a focus for development 



 

 

25.02.040 Organizing features. 

 

(a) Purpose.  An organizing feature is a public open space around which 

development is focused. Organizing features can utilize natural open space, creeks, 

formal public spaces, streets, parks, and parkways to organize and coordinate 

development patterns.  Organizing features should reinforce the pattern and orientation 

of streets and buildings through orderly arrangements of landscaping, pedestrian 

circulation and amenities, such as might be typical of a town square or campus 

quadrangle. Prominent amenities could be developed within open space to link building 

groups. 

(b)    Standards. 

(1)    At least one central feature or gathering place shall be located within a 

geographically distinct neighborhood, e.g., a convenient outdoor open space or 

plaza with amenities such as benches, monuments, kiosks, or public art. These 

places may be located on “civic blocks,” and may include buildings such as 

libraries, government offices, or public meeting places.  

(2)    Buildings shall not orient rear, blank, or service dominated facades toward 

an organizing feature and shall include an entry that is visible, convenient to 

use, and connected to a public sidewalk by a direct route. Facades facing an 

organizing feature shall be of at least comparable architectural quality to other 

primary building facades.  

(3)    Parking lots and parking spaces shall not be permitted within organizing 

features. 

(4)    Multi-building developments shall use an organizing feature to create an 

internal campus-like arrangement of buildings and open space; provided, that 

the organizing feature is bounded along at least one side by a public street. 

(5)  Organizing features shall utilize natural open space, creeks, formal public 

spaces, streets, parks, and parkways, where such are available on or adjacent to 

the site, to organize and coordinate development patterns.     

Open space incorporates drainage facility and amenities 



 

 

25.02.050 Site grading and drainage. 

 

The site grading and drainage standards ensure that development fits within existing 

topography, reinforces the community open space framework, and effectively diverts 

and retains stormwater.  In addition to other site grading and drainage requirements of 

the Municipal Code, the following standards shall apply in the 24 Road Corridor: 

(a)  Unless precluded by soil conditions, graded slopes shall not be steeper than 3:1 

slope. Where space limitations demand, terracing with retaining walls is the 

preferred solution. 

(b) Existing riparian areas and drainages, such as Leach Creek and its tributaries, 

shall be developed and maintained as natural open space corridors that provide 

surface drainage and developed pedestrian trails. The treatment of surface 

drainages shall be an open channel with gently sloping sides and naturalized 

landscape, except for the west bank of Leach Creek which is constrained by the 

24 Road improvements. (See Figures 2.2 & 2.3.) 

 

Figure 2.2: Natural Corridor Plan 

  Open space incorporates drainage facility and amenities 

 

Figure 2.3: Natural Corridor Section 

 

 

 



 

 

25.02.060 Building and parking setbacks. 

 

Building and parking setback standards establish a coordinated streetscape image and 

provide sufficient space between buildings, roads and parking areas for adequate light, 

privacy, views, sound control and landscaping.  In order to establish additional open 

space and maintain views, building and parking setbacks shall be provided as specified 

in Table 3.1. 

 

Table 3.1: Supplemental Building and Parking Setbacks 

Frontage Building Setback Parking Setback 

24 Road – west 

ROW 

50′ 25′ 

24 Road – east 

ROW 

35′ from edge of Leach 

Creek corridor 

10′ from edge of Leach 

Creek corridor 

Patterson Road (F 

Road) 

Per zoning 10′ 

F 1/2 Road Per zoning 10′ 

G Road Per zoning 10′ 

Notes: 

(a)    Width of Leach Creek drainage corridor to be determined and will include multi-

use trail. (See Figure 2.3.) 

(b)    All measurements are from the right-of-way. 

 

 

 

 

 

 

 

 

 

 

Coordinated landscaping in the building setback  

complements ROW landscaping 

 

 

Buildings at the edges of project site with pedestrian 

connections through parking areas 



 

 

25.02.070 Building location and orientation. 

 

To encourage the orientation of buildings toward the street, reinforce the character and 

quality of public streets and sidewalks, maximize useful interconnections, and enhance 

the appearance of properties from the street, the following standards shall apply: 

(a)    No development shall be permitted to place or orient buildings, parking, 

circulation, or service facilities on a lot in such a way as to treat primary street 

frontage(s) as a rear lot line. “Rear” shall be defined to mean a portion of the 

property lacking public access and containing a predominance of service 

functions and/or service facilities that significantly diminish the architectural or 

landscape quality of the development. 

(b)    All sides of a building that are visible from a street, residential area, public 

park or organizing feature shall have the equivalent architectural treatment of 

the primary building façade. 

(c)  All service and loading facilities that are visible from a street, public park, 

residential area or organizing feature shall be completely screened from view. 

(d)    Nonresidential uses located in the same block with residential uses shall 

be located on higher traffic streets and at the periphery or the end of each block 

having both uses and be effectively screened of light, noise, and pollution from 

service area or other incompatible activities.  

(e)    Large retail buildings (over 20,000 gross square feet) shall be located to 

minimize the impact of windowless walls and service areas on public streets. On 

sites that include large retail buildings, smaller buildings in-line or on pads shall 

be located to form edges that frame and reinforce the space and appearance of 

public streets. Pad buildings shall locate at least one facade including windows 

and similar architectural features within 35 feet of the public right-of-way. Pad 

buildings shall be located at site corners and entries. 

(f)    All sites abutting 24 Road shall treat 24 Road as a primary frontage with 

regard to the quality and orientation of buildings, site design, architectural 

features, and parking area design. This shall be in addition to any other required 

access and orientation. Primary frontage is intended to include landscape and 

building design that conveys the project identity and character and is of equal or 

superior quality to any other frontage of the project. No truck docks or service 

areas shall be permitted to face 24 Road.   

 



 

 

 

25.02.080  Parking, access, and circulation.   

 

In order to provide for safe and convenient movement of pedestrians and motor 

vehicles, limit vehicular/pedestrian conflicts, reduce paved areas, provide screening for 

paved areas and soften the visual impact of parking lots by providing interior planting, 

the following standards shall apply: 

(a) No more than two double-loaded bays of parking, with a maximum length of 125 

feet, shall be allowed in front of buildings smaller than 20,000 square feet in size. 

(b) For retail buildings 20,000 to 30,000 square feet in size, no more than 50 percent 

of the total surface parking area shall be located in the restricted area between 

the street and a building.  For retail buildings larger than 30,000 square feet, no 

more than 60 percent of the total surface parking 

area shall be located in the restricted area. The 

restricted area is located between the front 

facade of the principal structure and the primary 

abutting street. The restricted area shall be 

determined by drawing a line from the front 

corners of the building to the nearest property 

line as shown in the example.  

Example of Restricted Area 

(c) Service entrances, service yards and loading areas shall not be located on a 

side of any building that faces 24 Road, any arterial street, I-70, or residential 

uses. 

(d) Opportunities for future auto, pedestrian, and bicycle connections to adjoining 

sites shall be considered in all site design.  Such connections shall be provided 

where reasonably practicable. 

 

 

Examples of pedestrian circulation systems within parking lots 



 

 

 

 

 

 

Sidewalks and landscaping break up and soften the 

visual impact of large parking lots 

 

 

25.02.090 Auto-oriented uses. 

To minimize impacts of auto circulation, queuing, drive-up facilities (including speaker 

systems and similar activities) and to promote street-oriented building design and 

pedestrian amenities, the following standards shall apply:  

(a) Drive-up and drive-through facilities (order stations, pick-up windows, bank teller 

windows, money machines, car drop-off areas for auto service or rental, etc.) shall 

be located on the side or rear of a building and away from residential uses.   

(b) For buildings greater than 100 feet from the street and with no intervening 

buildings, drive-through windows may be allowed to face a perimeter street, and 

drive-through lanes may be allowed with adequate landscaping buffer from the right-

of-way line. 

 

25.02.100 Pedestrian and bicycle circulation 

 

To promote efficient and safe movement of pedestrians and bicyclists through the 24 

Road Corridor, sidewalk and/or multi-use trail links shall be provided between 

development sites and open space including but not limited to an off-street multi-use 

trail connecting Canyon View Park and the Colorado River Trail. 

 



 

 

 



 

 

25.02.110 Sidewalks 

To provide opportunity for continuous pedestrian movement through the 24 Road 

Corridor, the following standards shall apply: 

(a)  A direct pedestrian connection to the building entry shall be provided from the 

public sidewalk. 

(b) Development shall provide pedestrian circulation from public walks to parking 

areas, building entries, plazas, and open spaces.  Walkways shall be provided to 

separate pedestrians and vehicles, and shall link ground level uses.  Primary 

walks shall be a minimum of five feet wide. 

(c) Clear and safe pedestrian routes shall be defined through parking areas to 

provide pedestrian access between buildings with minimum conflicts with 

vehicles.  Walkways crossing drive aisles shall be clearly marked with signage, 

special paving, landscaping or other similar means of demarcation. 

(d) Sidewalks at least eight feet wide shall be provided along all building facades 

that abut public parking areas and feature a public entrance.   

(e) Pedestrian walks incorporating bicycle lanes shall be not less than 10 feet in 

width. 

(f) All parking areas located between a street and building shall include a 

landscaped pedestrian walk linking the building with a public sidewalk. 

(g) Physical barriers between contiguous development shall be prohibited unless 

necessary for safety or the mitigation of adverse impacts. 

(h) Development shall provide pedestrian linkages between the Leach Creek trail 

corridor and other public ways and open space areas. 

 



 

 

25.02.120  Bicycle circulation. 

To provide a safe, direct, and attractive system of interconnected public bikeways 

and bike routes throughout the corridor and defined routes to primary building 

entries, the following standards shall apply: 

(a) Bicycle parking shall be located in visible, active, and well-lit areas, near building 

entries, convenient to primary bicycling access, and not encroaching on 

pedestrian walkways.  If possible, bike parking shall be located so it is visible 

from the inside of adjacent buildings. 

(b) Bicycle circulation shall connect and align with pre-existing and planned off-site 

bicycle routes.  Crossings at intervening streets shall be located where safe 

means for crossing can be provided.   

 



 

 

 

Chapter 25.03 

 

ARCHITECTURAL DESIGN 

Sections: 

25.03.010 Purpose 

25.03.020  Building form and scale 

25.03.030 Building materials 

25.03.040  Multi-unit residential development 

25.03.050  Fencing and walls 

25.03.060  Service and storage areas 

 

25.03.010 Purpose 

 

These architectural design standards are intended to: 

(a) Encourage a consistent level of architectural quality throughout the 24 Road 

Corridor; 

(b) Create a unified architectural character at the project level, addressing building 

form, scale and materials, including for walls, fencing and service and storage 

areas; 

(c) Reinforce the urban character of streets and open spaces; 

(d) Provide human scale and orientation; 

(e) Define the base, body and top of building elevations through the use of color, 

materials and details; 

(f) Ensure that the highest level of architectural detail occurs adjacent to areas of 

pedestrian activity; 

(g) Ensure that service and storage areas are functional yet do not visually impact 

views from adjacent uses and public areas; 

(h) Provide flexibility to allow for a number of design alternatives for different building 

types and to encourage design creativity. 

Note:  Additional standards for architectural design are included in Title 21, Grand 

Junction Zoning and Development Code. 



 

 

 
Buildings in a variety of forms reinforce the pedestrian scale 

 

25.03.020 Building form and scale.  (Nonresidential and Multifamily Structures) 

 

The following standards shall apply to all building facades and exterior walls that are 

visible from adjacent public streets and other public spaces. These standards are 

intended to reduce the massive scale of large buildings, which, without application of 

these standards, may be incompatible with the 24 Road Corridor Overlay desired 

character. 

(a)    Facades greater than 150 feet in length, measured horizontally, shall incorporate 

wall plane projections or recesses having a depth of at least three percent of the length 

of the facade and extending at least 20 percent of the length of the facade. No 

uninterrupted length of any facade shall exceed 150 horizontal feet. 

(b)    Ground floor facades that face public streets shall have display windows, entry 

areas, awnings, or other such features along no less than 60 percent of their horizontal 

length. If the facade of the building facing the street is not the front, it shall provide the 

same features and/or landscaping in scale with the facade. 

(c)    Variation in roof lines/roof materials, in order to add interest to and reduce the 

massive scale of large buildings, is required. Roofs shall have no less than two of the 

following features: 

(1)    Parapets concealing flat roofs and rooftop equipment, such as HVAC 

units, from public view. Parapets shall not exceed one-third of the height of 



 

 

the supporting wall and shall not be of a constant height for a distance of 

greater than 150 feet; 

(2)    Overhanging eaves, extending no less than three feet past the 

supporting walls, for no less than 30 percent of the building perimeter; 

(3)    Sloping roofs that do not exceed an average slope greater than or equal 

to one foot of vertical rise for every three feet of horizontal run and less than 

or equal to one foot of vertical rise for every one foot of horizontal run; and 

(4)   Three or more roof slope planes. 

(d)     Primary building entries shall be connected to the public street sidewalk by the 

most direct route practical. Corner buildings need only provide public entry on one 

street-oriented facade.  

(e)   Ground floor retail shall have direct pedestrian entries onto public streets, parks, or 

plazas. Primary building entries must be easily and directly accessible from a street and 

shall be either oriented to or easily visible from the street.  

(f)    Entryway design elements and variations should give orientation and aesthetically 

pleasing character to the building. The following standards identify desirable entryway 

design features. Each principal building on a site shall have clearly defined, highly 

visible main entrances featuring no less than three of the following: 

(1)    Canopies or porticos; 

(2)    Overhangs; 

(3)    Recesses/projections; 

(4)    Arcades; 

(5)    Raised corniced parapets over the door; 

(6)    Peaked roof forms; 

(7)    Arches; 

(8)    Outdoor patios; 

(9)    Display windows; 

(10)    Architectural details such as tile work and moldings which are 

integrated into the building structure and design; and 

(11)    Integral planters or wing walls that incorporate landscaped areas 

and/or places for sitting. 

(g)    To the greatest extent possible, mechanical appurtenances shall be located within 

the structure. External mechanical appurtenances such as heating and air conditioning 

equipment shall be screened and finished to match the colors and materials of the 

building. 



 

 

 
Primary building entrances present inviting facades along arterial streets 

 
Retail development includes pedestrian-scale open space 

 

25.03.030 Building materials.  (Nonresidential Structures) 

 

The following standards shall apply to nonresidential structures: 

(a)    All primary buildings shall use materials that are durable, economically 

maintained, and of a quality that will retain their appearance over time including but not 

limited to stone, brick, stucco, pre-cast concrete, and architectural metals.  

(b)    Facade colors shall be nonspecular, neutral or earth tone colors. Use of high 

intensity, metallic, black or fluorescent color is prohibited. 

(c)    Building trim and accent areas may feature brighter colors, including primary 

colors. 

(d)    Predominant exterior building materials shall not include smooth-faced concrete 

block, smooth-faced tilt-up concrete panels, or prefabricated steel panels. 

(e)   Ancillary buildings, enclosures and projected building elements shall be designed 

as an integral part of their primary facility. Where detached buildings are necessary, 

they shall be compatible to the main building in design, form, use of materials, and 

color.  

(f)    Building materials should be used in a manner that achieves a coordinated design 

on all building facades (“360-degree design”).  



 

 

(g)   High quality, durable materials (brick and concrete masonry, pre-cast concrete, 

stone) should be the dominant treatment on all building facades facing 24 Road, 

Patterson Road/F Road, F 1/2 Road, and G Road. 

 

 

25.03.040 Multi-unit residential development.  (Multifamily Structures) 

To ensure that multifamily residential architecture provides human scale and orientation 

and reinforces the urban character of streets and open spaces, the following standards 

shall apply to multifamily residential development in the 24 Road Corridor: 

(a)   Buildings shall be designed to provide human scale, interest, and variety. The 

following techniques may be used to meet this objective: 

(1)    Variation in the building form related to the scale of individual dwelling units 

or rooms such as recessed or projecting bays, shifts in massing, or distinct roof 

shapes.  

(2)    Diversity of window size, shape, or patterns that relates to interior functions. 

(3)    Emphasis of building entries through projecting or recessed forms, detail, 

color, or materials.  

(4)    Variations of material, material modules, expressed joints and details, 

surface relief, color, and texture to break up large building forms and wall 

surfaces. Such detailing could include sills, headers, belt courses, reveals, 

pilasters, window bays, or similar features. Changes in materials should 

generally occur at inside corners or where the transition is accommodated 

through an architectural detail such as a cap or belt course. 

(b)    Portions of buildings that are functionally limited from including significant window 

areas shall either be oriented away from public streets or shall make extensive use of 

the scaling methods defined above. 

(c)    Garages and carports shall 

either be integrated into the 

primary building form or shall be 

constructed of the same 

materials as the primary 

buildings. 

 

 

 

 

 

 

 

Examples of multifamily housing that provides variety and human scale 



 

 

25.03.050 Fencing and walls.  (Nonresidential and Multifamily Structures) 

To provide for security, to screen unsightly areas, and to provide visual relief and 

buffers, the following standards shall apply to multifamily and non-residential structures 

in the 24 Road Corridor: 

(a)    The design and materials for walls and fences shall be coordinated with the 

design and materials of the principal buildings in terms of color, quality, scale and detail. 

This is not intended to require identical materials and design.  

(b)  The combined height of walls and fences on top of an earth berm shall not exceed 

the maximum permitted height for the wall or fence alone.  

(c)  Fence and wall design shall not include long, unarticulated street fences facing 

walks and shall prevent “fence canyons.” 

(d)    Chain link fencing in areas visible from nonindustrial properties, parking areas, 

public streets and pedestrian walkways shall be of a type and color that is aesthetically 

pleasing and complementary to the building and its surroundings.  

(e)  Chain link fencing shall be landscaped. 

 

25.03.060 Service and storage areas.  (Nonresidential and Multifamily Structures) 

 

To ensure that service and storage areas are functional while minimizing their visual 

impact on adjacent properties, parking and open space areas, public streets, walkways 

and trails, the following standards shall apply to nonresidential and multifamily 

structures in the 24 Road Corridor: 

(a)    Outdoor storage, loading and operations areas shall be attractively screened from 

adjacent parcels and streets. 

(1)    Outdoor storage, trash collection and/or compaction, loading or other such 

uses shall be located in the rear of the lot.  If because of lot configuration the 

Director determines that such placement is not feasible, then the side yard may 

be used, but in no case shall such area be located within 20 feet of any public 

street, public sidewalk or on-site pedestrian way. 

(2)    Outdoor storage, HVAC equipment, trash collection, trash compaction and 

other service functions shall be designed so as to be visually incorporated into 

the overall site design and architecture of the building(s).  

(3)  Views of outdoor storage, trash collection and/or compaction, HVAC 

equipment, loading and other service facilities and functions shall be screened 

from visibility from all property lines and screened and separated from sidewalks 

and on-site pedestrian ways.  Screening structures shall be made of the same 

materials as the principal structure. 

(b)   Rooftop mechanical equipment, including satellite dishes and antennas over 30 

inches in diameter, shall be screened from the view of public streets and open space. 

Alternate structures housing such equipment or wall-mounted painted-to-match units in 



 

 

unobtrusive locations in lieu of traditional screening will be considered.  In the discretion 

of the Director, visual simulation may be required to demonstrate visual impacts on 

surrounding properties, open spaces, trails, parks, streets or walkways. 

(c)   Utility connections to buildings, including but not limited to switch boxes, wires and 

electrical, gas and other meters, shall be screened or located out of view from public 

streets. All utilities and their connections shall be underground where permitted by the 

utility provider and other regulations. 

(d) Loading doors shall be recessed from the building face to minimize their visual 

prominence. 

(e) In non-industrial areas, screen fences or walls shall be at least one foot higher than 

the materials or equipment being screened, and at least six feet tall. 

 

 
Screening blocks views of loading and storage areas 

 
Service areas incorporated into the architecture of the building 



 

 

Chapter 25.04 

 

SITE LIGHTING 

 

25.04.010  Pedestrian, accent and security lighting.  

In order to enhance vehicular and pedestrian visibility while minimizing lighting glare 

and contrast, prevent undesired off-site glare, emphasize attractive features, illuminate 

sites and attract visitors to destinations using the minimum amount of light needed to do 

so, the following standards in addition to the lighting regulations in the City of Grand 

Junction Zoning and Development Code (Title 21) shall apply to lighting within the 24 

Road Corridor: 

(a)    All new development shall provide pedestrian lighting along public streets and 

pedestrian/bicycle trails.  

(b)  Lighting shall be designed to provide even and uniform light distribution without hot 

spots, dark spots, or glare.  

(c) Lighting shall be designed to minimize dark areas that could pose a security concern 

near pedestrian areas.  

(d) Pedestrian circulation systems shall be highlighted by visible light sources that 

clearly indicate the path of travel ahead. 

(e) Accent fixtures providing direct illumination shall be in character with the 

architectural and landscape design character of the development. 

(f) Architectural lighting shall not be used to draw attention to or advertise buildings or 

properties.  Architectural lighting may be used to highlight specific architectural, artistic 

or pedestrian features with the intent of providing accent and interest or to help identify 

entryways. 

(g) Accent lighting of landscape and/or pedestrian areas shall be mounted close to the 

ground and use a low level of illumination, such as bollard lighting or similar low mount 

fixtures used for illuminating landscaping and pedestrian areas.  

(h) All accent and security lighting shall be shielded and downcast. 

 

 

 

 

 

 

 

 

 

 

 
Examples of appropriate pedestrian lighting           Example of low level accent lighting. 



 

 

Chapter 25.05 

SIGNS 

25.05.010  Sign standards 

 

In order to ensure that signs in the 24 Road Corridor communicate information for 

property owners, tenants and users without adding unnecessary visual pollution to the 

Corridor, to encourage signage that is on a pedestrian scale, and to preserve and 

accentuate the views of the natural beauty of the Colorado National Monument and 

Colorado River corridor, and to ensure continuity of signs within a given project, the 

following standards, which include restrictions on sign size, height of freestanding signs 

and prohibition of billboards, shall apply to signage in the 24 Road Corridor, in addition 

to the sign regulations in the City of Grand Junction Zoning and Development Code 

(Title 21): 
(b) Only the following sign types are permitted:  freestanding signs, flush wall signs, 

exempt signs, and temporary signs as allowed/regulated by the Section 

21.06.070, Zoning and Development Code, except as further restricted in this 

Chapter 25.05. 

(c) Freestanding signs shall not exceed 12 feet in height from finished grade. 

(d) Sign face for freestanding and flush wall signs shall not exceed 100 square feet 

per sign. 

(e) Temporary signs and exempt signs shall be permitted in accordance with 

Section 21.06.070 of the Zoning and Development Code. 

(f) No billboards shall be permitted in the 24 Road Corridor.  Billboards that were 

installed in accordance with a permit or planning clearance from the City prior to 

November 1, 2000 may remain, except that they may not be expanded, 

enlarged, converted to illuminated or changeable copy signage, or replaced once 

removed.   

(g) Freestanding signage shall be placed perpendicular to approaching traffic. 

(h) Signs within a development project shall be designed and installed with 

continuity by use of a coordinating scheme of color, typeface, materials, and 

construction details throughout the project area. 

(i) On freestanding signs, only graphics and typography are to be illuminated. 

(j) Freestanding signs shall be single- or double-faced and constructed of a metal 

panel with stone or veneer base.  If the sign is single-faced, the backside shall 

be painted the same color as the cabinet and poles. 

(k) Flush wall signs shall not be illuminated externally; they may be either non-

illuminated or internally illuminated. 

(l) Trail route identification signs shall 

be placed at critical locations 

which shall be determined by the 

Director during site plan review.  

 

Signs should communicate information and not add to visual pollution  



 
AAttttaacchh  88  

  

CCIITTYY  CCOOUUNNCCIILL  AAGGEENNDDAA  IITTEEMM  
 

 
 

Subject:  Contract for Emergency Repairs to the South Side Interceptor Sewer 
 

Action Requested/Recommendation:  Approve the Emergency Repairs Made to the 
South Side Interceptor Sewer by Layne Inliner, LLC in the Amount of $180,128 
 

Presenter(s) Name & Title:  Greg Caton, City Manager 
                                               Greg Lanning, Public Works Director 
                                               Jay Valentine, Internal Services Manager 
 

 

Executive Summary:   

 
The South Side Interceptor is a 30” diameter reinforced concrete pipe installed in 1969. 
 Concrete pipe for sanitary sewers was widely accepted in the 1960’s and 1970’s.  
Since that time the industry has found that hydrogen sulfide gases generated within 
sewer collection systems cause degradation of concrete materials.  This pipe had 
significant damage as a result of hydrogen sulfide exposure and collapsed within the 
City Shops yard.  The line crosses under Highway 340 south of City Shops and under 
the main entrance to City Shops north of the failure.  Concern for the integrity of the 
pipe under these two busy traffic corridors was the reason for the prompt rehabilitation 
of the sewer line.   
 

Background, Analysis and Options:   

 
The South Side Interceptor is one of the larger interceptor sewer lines in the Persigo 
collection system.  The line conveys sewage from all of Orchard Mesa and some of the 
lower downtown basin.   
 
A section of the South Side Interceptor that is located through City Shops campus failed 
due to hydrogen sulfide damage of the existing concrete pipe.  TV inspection showed 
that significant damage had occurred within several hundred feet upstream and 
downstream of the failure.  Action to mitigate possible failure of the adjacent sections of 
pipe was needed immediately.  Staff contacted Layne Inliner LLC to schedule the 
emergency rehabilitation of the pipe as soon as feasibly possible.  There is 
considerable lead time for manufacturing the pipe materials used to provide insitu 
rehabilitation of larger pipes such as this one.  Without immediate repair, the driveway 
at City Shops would have likely collapsed. 
 

Date: July 11, 2016  

Author:  Bret Guillory  

Title/ Phone Ext:  Engineering 

Program Supervisor/1590  

Proposed Schedule: August 3, 2016 

2nd Reading (if applicable):   

File # (if applicable):   



 

 

 

The pipe rehabilitation work was completed the week of June 20, 2016.  
 

How this item relates to the Comprehensive Plan Goals and Policies:   

 

Goal 12:  Being a regional provider of goods and services the City and County will 
sustain, develop and enhance a healthy, diverse economy. 
 
The City of Grand Junction as managers of the Persigo sewer system is responsible for 
maintaining reliable waste water conveyance infrastructure.  This repair project will 
provide for safe conveyance of sewer from the Orchard Mesa basin.  
 

How this item relates to the Economic Development Plan: 

 
Infrastructure:  This emergency repair project is a good example of what we try to avoid 
with our annual Interceptor Rehabilitation Projects.  Being proactive in maintaining our 
larger sanitary sewer conveyance infrastructure helps ensure that the customers have 
reliable waste water service.  
 
Providing infrastructure that fosters and supports private investment:  The Persigo 
waste water collection system allows for adequate conveyance of waste water for the 
existing and future service area.   This critical infrastructure provides for safe 
conveyance of sewage from the Orchard Mesa basin, Pear Park area, and portions of 
the lower downtown commercial/industrial area that will ensure opportunities for private 
investment and redevelopment of the core area of the City and Orchard Mesa.  

 

Board or Committee Recommendation:   

 
There is no board or committee recommendation. 

 

Financial Impact/Budget:   
2016 Sewer Line Replacements   $1,719,545 
2016 Interceptor Rehabilitation   $2,767,155 
Total available     $4,486,700 
 
Layne Inliner Repair        $180,128 
 
Available       $4,306,572 
 

Legal issues:   

 
There are no known legal issues at this time. 
 

Other issues:   
 
There are no other issues. 
 



 

 

 

Previously presented or discussed:   
 
These was not previously presented or discussed. 
 

Attachments:   
 
Site of repair map. 
 



 

 

 

 
Repair section of South Side Interceptor shown in green. The purple line is a siphon 
that carries sewage from the Ridges and Rosevale lift stations and surrounding area.   
The configuration of the siphon connection (dashed purple line on attached GIS photo) 
to the 30” South Side Interceptor causes turbulence which in turn releases hydrogen 
sulfide gas.  The hydrogen sulfide gas coupled with the very humid conditions in the 
pipe results in sulfuric acid which attacks the cement material in concrete.  Over time 
this weakens the concrete causing failure of the pipe.   



 
AAttttaacchh  99  

  

CCIITTYY  CCOOUUNNCCIILL  AAGGEENNDDAA  IITTEEMM  
 

 

 
 

Subject:  Construction Contract for the Hallenbeck No. 1 Reservoir Downstream 
Slope Repair Project  
 

Action Requested/Recommendation:  Authorize the Purchasing Division to Execute 
a Construction Contract with M.A. Concrete Construction, Inc. for the Construction of 
the Hallenbeck No. 1 Reservoir Downstream Slope Repair Project in the Amount of 
$920,031 
 

Presenter(s) Name & Title:  Greg Lanning, Public Works Director 
                                               Jay Valentine, Internal Services Manager 
 

 

Executive Summary:   

 
The City received bids on Thursday, July 21, 2016 for the Hallenbeck No. 1 dam 
restoration project.  The City Water Department has received a grant and a loan from 
the Colorado Water Conservation Board (CWCB) to facilitate repair of the Hallenbeck 
No. 1 Reservoir Dam (a.k.a. Purdy Mesa Reservoir).  The dam experienced a structural 
failure on the downstream slope of the dam in June of 2014 and the reservoir has been 
drained since that time.  This project is aimed at restoring the downstream slope of the 
dam and installing a new toe drain system with a sand filter media for collecting 
seepage and conveying the seepage water out away from the structure.  
 

Background, Analysis and Options:   

 
Hallenbeck Reservoir No. 1 is one of the City’s 14 raw water reservoirs.  Water inflows 
into Hallenbeck No. 1 Reservoir are delivered from Juniata Reservoir that is 
immediately upstream from Hallenbeck No. 1.  Hallenbeck No. 1 Reservoir is classified 
by the Colorado State Engineer’s Office (SEO) as a large, high-hazard structure.  The 
dam is a homogenous earthfill structure, and the reservoir includes a low-level outlet 
pipe and a spillway.  The dam is approximately 1,000 feet long and 41 feet high.   
 
In 2014, City Staff developed plans to mitigate seepage that was occurring through the 
dam.  The plan procedure included evaluation of the dam at increasingly greater water 
storage depths.  During the evaluation process, seepage increased through the 
structure and an 80-foot longitudinal crack developed on the downstream face of the 
dam.  Water was immediately released from the reservoir in an effort to relieve 
hydrostatic pressure within the dam.  Shortly after the dam failure a forensics evaluation 

Date: July 15, 2016 

Author: Lee Cooper 

Title/ Phone Ext:  Project Engineer 

256-4155 

Proposed Schedule: August 3, 2016 

2nd Reading: (if applicable):   

File # (if applicable):   



 

 

 

of the dam was completed that included a geotechnical investigation and structural 
evaluation.  
 
The purpose of this project is to make repairs to the dam that will repair the structural 
failure area, and provide improved control of seepage through the structure with a new 
toe drain system. These dam improvements will allow the City Water Department to 
make use of its 1939 absolute irrigation right, and 1993 conditional municipal right. 
Construction is expected to begin in late August 2016 with completion around early 
November 2016. 
 
The grant and loan may be used to recover design costs already incurred, and cover 
cost to construct the project.  Estimated construction cost is $976,000.  The loan will be 
completed for the actual amount used.  The recommendation of the CWCB was to 
apply for a $1M loan that would allow for flexibility based on actual construction cost.    

 
A formal Invitation for Bid was issued via BidNet (an on-line site for government agencies 
to post solicitations), posted on the City’s website, advertised in The Daily Sentinel, and 
sent to the Grand Junction Chamber of Commerce and the Western Colorado 
Contractors Association (WCCA). Four companies submitted formal bids, all of which 
were found to be responsive and responsible, in the following amounts: 
 

 
Company City, State Bid Price  

M.A. Concrete Construction, Inc. Grand Junction, CO $920,031.00 

CON-SY, Inc. Grand Junction, CO $932,066.00 

Heeter Geotechnical Const., Inc. Mt. Morris, PA $1,169,995.00 

MM Skyline Contracting, Inc. Grand Junction, CO $1,180,944.00 

 

 

How this item relates to the Comprehensive Plan Goals and Policies: 

 

Goal 12:  Being a regional provider of goods and services the City and County will 
sustain, develop and enhance a healthy, diverse economy. 
 
The City of Grand Junction Water Department is responsible for maintaining a reliable 
water source during times of drought.  This project will provide for an additional 699 
acre feet of raw water storage, roughly 5% of the City’s total storage. 
 

How this item relates to the Economic Development Plan: 

 
Infrastructure:  This project emphasizes the City Water Departments diligence in 
maintaining adequate raw water storage supplies.  Being proactive in maintaining raw 
water infrastructure helps ensure that the customers have reliable high quality water 
service even during times of drought.  
 
Providing infrastructure that fosters and supports private investment:  The City of Grand 
Junction’s water service area is almost fully developed.  Nonetheless, the City needs to 
continue to be diligent in protecting and maintaining a reliable raw water source.  This 



 

 

 

critical infrastructure provides for clean domestic water to ensure opportunities for 
private investment and redevelopment of the core area of the City.  

 

Board or Committee Recommendation:   

 
There is no board or committee recommendation. 

 

Financial Impact/Budget:   

 
The term of the loan is 20 years, at 2.65% interest.  Loan initiation cost is $10,000.  
 

Sources 
  Water Supply Reserve Account Grant:         $   100,000 
  Colorado Water Conservation Board Loan:           1,010,000 

 Total Project Sources:        $1,110,000 

 

Uses 
  Design contract:          $   124,000 
  Construction Administration             65,969 
  Construction Contract:            920,031 

 Total Uses            $1,110,000 
 

Legal issues:   

 
The project will be contracted using the City’s standard contract documents, which have 
previously been reviewed and approved by the City Attorney. 
 

Other issues:   
 
No other issues have been identified. 
 

Previously presented or discussed:   
 
This was presented at the May 4, 2016 Council meeting.  The City Council approved 
Resolution No. 19-16 authorizing the execution of the loan.  The loan was approved by 
Ordinance No. 4707 on June 15, 2016     
 

Attachments:   

 
Dam Exhibit Sheets 
Resolution No. 19-16 
Ordinance No. 4707 



 



 

 

 



 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 

 



 

 

 



 
AAttttaacchh  1100  

  

CCIITTYY  CCOOUUNNCCIILL  AAGGEENNDDAA  IITTEEMM  
 

 
 

Subject:  Inclusion of Two Properties, Located at 750 Main Street and 310 N. 7
th

 
Street, into the Downtown Grand Junction Business Improvement District 
 

Action Requested/Recommendation:  Consider on Final Passage Proposed 
Ordinances Including Properties Located at 750 Main Street and 310 N. 7

th
 Street into 

the Downtown Grand Junction Business Improvement District and Order Final  
Publication in Pamphlet Form  
 
All Persons Having Objections Shall Appear and Show Cause Why the Verified 
Petitions for Inclusion of Property into the Downtown Grand Junction Business 
Improvement District Should Not be Granted 
 

Presenter(s) Name & Title:  Tim Moore, Deputy City Manager 
                                               Allison Blevins, Co-Director, Downtown Grand Junction 
                                               Business Improvement District 
 

 

Executive Summary:   

 
The City has received two petitions from property owners asking to be included into the 
Downtown Grand Junction Business Improvement District. PRDY, LLC petitions the City 
Council to include its property, located at 750 Main Street, into the Downtown Grand 
Junction Business Improvement District and the Grand Junction Downtown 
Development Authority petitions the City Council to include its property, located at 310 
N. 7

th
 Street, into the Downtown Grand Junction Business Improvement District. 

 

Background, Analysis and Options:   

 
The Downtown Grand Junction Business Improvement District (District) was formed by 
the City Council on August 17, 2005 by Ordinance No. 3815, in accordance with the 
Business Improvement District Act, Part 12 of Article 25 of Title 31 of the Colorado 
Revised Statutes (the Act).  It was first formed for a term of ten years, and then 
extended to a term of twenty years by Ordinance No. 4651 on December 17, 2014.  
The District consists of certain taxable real property that is not classified for property tax 
purposes as either residential or agricultural (see district map, attached).  The District 
was formed to provide resources to promote business activity and improve the 

Date: June 24, 2016  

Author: Shelly Dackonish 

Title/ Phone Ext:  Sr. Staff Attorney, 

x4042  

Proposed Schedule: July 20, 2016 

2nd Reading: August 3, 2016 

File # (if applicable):  n/a 



 

 

 

economic vitality and overall commercial appeal of the Downtown area.  Since its 
inception the District has operated in compliance with the Act. 
 
PRDY, LLC is the owner of that certain real property located at 750 Main Street, which 
property is described in the attached Verified Petition (the Property) executed by Aaron 
Young, Owner.  The Property abuts the boundary of the District and is not classified for 
property tax purposes as either agricultural or residential.  PRDY, LLC desires to be 
included in the District and to be subject to the rights and obligations thereof.  The 
Board of Directors of the District (Board) desires to expand the District boundaries to 
include the Property.  A map of the District’s current boundaries is attached.    
Section 31-25-1220 of the Colorado Revised Statutes provides that the boundaries of a 
business improvement district can be changed to include property upon the property 
owner’s request so long as the inclusion will not impair the organization or its rights, 
contracts, obligations, liens or charges. The Board has found that inclusion of the 
Property will not impair the rights, contract, obligations, liens or charges of the District, 
and that the District will benefit from inclusion of the Property.  City Staff concurs and 
recommends inclusion of the Property into the District boundaries. 
 
Grand Junction Downtown Development Authority is the owner of that certain real 
property located at 310 N 7

th
 Street, which property is described in the attached Verified 

Petition (the Property) executed by Katherine Portner, Interim DDA Director.  The 
Property abuts the boundary of the District and is not classified for property tax 
purposes as either agricultural or residential.  Grand Junction Downtown Development 
Authority desires to be included in the District and to be subject to the rights and 
obligations thereof.  The Board of Directors of the District (Board) desires to expand the 
District boundaries to include the Property.  A map of the District’s current boundaries is 
attached. Section 31-25-1220 of the Colorado Revised Statutes provides that the 
boundaries of a business improvement district can be changed to include property upon 
the property owner’s request so long as the inclusion will not impair the organization or 
its rights, contracts, obligations, liens or charges. The Board has found that inclusion of 
the Property will not impair the rights, contract, obligations, liens or charges of the 
District, and that the District will benefit from inclusion of the Property.  City Staff 
concurs and recommends inclusion of the Property into the District boundaries. 
 
At the public hearing, any person having objections can appear and show cause why 
the verified petitions for inclusion of property into the BID should not be granted 
 

How this item relates to the Comprehensive Plan Goals and Policies:   

 
It is a key concept of the Comprehensive Plan to enhance the City Center by, among 
other things, maintaining and expanding a strong downtown.  The District provides 
resources to promote business activity in the area and to improve the economic vitality 
and overall commercial appeal of the Downtown area, including among other things by 
participating and promoting downtown special events, and inclusion of the Properties 
will enhance the District’s financial resources.  Therefore inclusion of the Properties will 
help the City maintain and expand a strong downtown.   



 

 

 

 

How this item relates to the Economic Development Plan: 

 
Inclusion of the Properties into the District will help the District to fulfill its mission of 
improving the economic vitality and overall commercial appeal of the Downtown area.  
This furthers the City’s goals of marketing the City as a destination for tourists, 
supporting existing businesses, fostering a dynamic and business-oriented atmosphere 
and partnering with / promoting special events in the community. 

 

Board or Committee Recommendation:   

 
The Downtown Grand Junction Business Improvement District Board recommends 
expanding the District boundaries to include the Properties.  The DDA Board has 
authorized the petition for inclusion of the R-5 property in anticipation of future 
redevelopment and private investment.   

 

Financial Impact/Budget:   

 
Since the District levies its own taxes and assessments, the inclusion of the Property 
into the District boundaries will not have a financial impact on the City or its budget.  
Based on an assessment of .029/sf of lot and .088/sf of building 1

st
 floor for properties 

on Main Street, and .022/sf of lot and .066/sf of building 1
st
 floor for all others, the 

revenue amount to the BID will be approximately $1,340 for 750 Main Street and 
$2,971 for R-5, starting in 2016.  The current total 2016 assessment for the 303 
properties in the BID is $141,750.   
 

Legal Issues:  The City Attorney has reviewed and approved the form of the petitions 
and ordinances.   

 

Attachments:   
 
Verified Petitions for Inclusion of Property into the Downtown Grand Junction Business 
Improvement District  
Map of Downtown Grand Junction Business Improvement District boundaries 
Proposed Ordinances (2) 



 

 

 

 
 
 
 



 

 

 

 
 

 



 

 

 

 
 

 

 



 

 

 

 

 



 

 

 

 



 

 

ORDINANCE NO. 
 

AN ORDINANCE EXPANDING THE BOUNDARIES OF AND INCLUDING PROPERTY 

LOCATED AT 750 MAIN STREET INTO THE DOWNTOWN  

GRAND JUNCTION BUSINESS IMPROVEMENT DISTRICT  
 
Recitals: 
 
The Downtown Grand Junction Business Improvement District (District) was formed by 
the Grand Junction City Council by Ordinance No. 3815 on August 17, 2005 in 
accordance with the Business Improvement District Act, Part 12 of Article 25 of Title 31 
of the Colorado Revised Statutes (the Act).  The District’s term was extended from ten 
to twenty years by Ordinance No. 4651 on December 17, 2014. 
 
The District consists of taxable real property that is not classified for property tax 
purposes as either residential or agricultural (together with the improvements thereon).  
It was formed to provide resources to promote business activity and improve the 
economic vitality and overall commercial appeal of the Downtown area.  Since its 
inception the District has operated in compliance with the Act. 
 
PRDY, LLC owns real property in the Downtown area at 750 Main Street which it seeks 
to have included into the boundaries of the District. PRDY, LLC has submitted a 
Verified Petition for Inclusion of Property into the Downtown Grand Junction Business 
Improvement District (Petition).  
 
The District’s Board of Directors supports inclusion of the Property and finds that the 
rights, contracts, obligations, liens and charges of the District will not be impaired by the 
expansion of its boundaries to include the Property, and believes that the District will 
benefit from the inclusion.  
 
Notice was posted in accordance with C.R.S. §31-25-1220 informing all persons having 
objection to appear at the time and place stated in the notice and show cause why the 
petition should not be granted.   
 
The City Council finds that: 
 

 The Petitioner owns the Property requested to be included; 

 The Petition is sufficient; 

 The Property is not classified for property tax purposes as either agricultural or 
residential; 

 The District will not be adversely affected by the inclusion of the Property; 

 The failure of persons to appear and show cause against inclusion of the 
Property into the boundaries of the District is deemed to be assent on their part 
to the inclusion; 

 No cause has been shown that the Property should not be included; 
 



 

 

 

 Expansion of the boundaries of the District to include the Property furthers the 
goals and policies of the Comprehensive Plan and the Economic Development 
Plan and serves the interests of the District and the community. 

 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 

GRAND JUNCTION, COLORADO: 
 
The following real property together with improvements thereon shall be included in the 
Downtown Grand Junction Business Improvement District: 
 
 

Lots 20, 21, 22, 23, 24, and 25 and the East 3 feet of Lot 26 in Block 106 of  
CITY OF GRAND JUNCTION 
 
Address:  750 Main Street, Grand Junction, Colorado 81501 
 
Parcel Number: 2945-144-16-022 

 
The City Clerk is directed to file a certified copy of this Ordinance with the Mesa County 
Clerk and Recorder.   
 
Said property shall thereafter be subject to the levy of taxes for the payment of its 
proportionate share of any indebtedness of the district outstanding at the time of 
inclusion.  
 
Introduced on first reading this 20

th
 day of July, 2016 and ordered published in 

pamphlet form. 
 
Adopted on second reading this ______day of ______________ 2016 and ordered 
published in pamphlet form. 
 
 
 
 
       _____________________________ 
       President of the City Council 
 
ATTEST: 
 
 
 
________________________ 
City Clerk 



 

 

 

ORDINANCE NO.  
 

AN ORDINANCE EXPANDING THE BOUNDARIES OF AND INCLUDING PROPERTY 

LOCATED AT 310 N. 7
TH

 STREET (FORMER R-5 SCHOOL) INTO THE DOWNTOWN  

GRAND JUNCTION BUSINESS IMPROVEMENT DISTRICT  
 
Recitals: 
 
The Downtown Grand Junction Business Improvement District (District) was formed by 
the Grand Junction City Council by Ordinance No. 3815 on August 17, 2005 in 
accordance with the Business Improvement District Act, Part 12 of Article 25 of Title 31 
of the Colorado Revised Statutes (the Act).  The District’s term was extended from ten 
to twenty years by Ordinance No. 4651 on December 17, 2014. 
 
The District consists of taxable real property that is not classified for property tax 
purposes as either residential or agricultural (together with the improvements thereon).  
It was formed to provide resources to promote business activity and improve the 
economic vitality and overall commercial appeal of the Downtown area.  Since its 
inception the District has operated in compliance with the Act. 
 
Grand Junction Downtown Development Authority owns real property in the Downtown 
area at 310 N 7

th
 Street which it seeks to have included into the boundaries of the 

District. Grand Junction Downtown Development Authority has submitted a Verified 
Petition for Inclusion of Property into the Downtown Grand Junction Business 
Improvement District (Petition).  
 
The District’s Board of Directors supports inclusion of the Property and finds that the 
rights, contracts, obligations, liens and charges of the District will not be impaired by the 
expansion of its boundaries to include the Property, and believes that the District will 
benefit from the inclusion.  
 
Notice was posted in accordance with C.R.S. §31-25-1220 informing all persons having 
objection to appear at the time and place stated in the notice and show cause why the 
petition should not be granted.   
 
The City Council finds that: 
 

 The Petitioner owns the Property requested to be included; 

 The Petition is sufficient; 

 The Property is not classified for property tax purposes as either agricultural or 
residential; 

 The District will not be adversely affected by the inclusion of the Property; 

 The failure of persons to appear and show cause against inclusion of the 
Property into the boundaries of the District is deemed to be assent on their part 
to the inclusion; 

 No cause has been shown that the Property should not be included; 
 



 

 

 

 Expansion of the boundaries of the District to include the Property furthers the 
goals and policies of the Comprehensive Plan and the Economic Development 
Plan and serves the interests of the District and the community. 

 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 

GRAND JUNCTION, COLORADO: 
 
The following real property together with improvements thereon shall be included in the 
Downtown Grand Junction Business Improvement District: 
 
 

All of Block Eighty-four (84) in CITY OF GRAND JUNCTION; EXCEPT that 
parcel as conveyed to the City of Grand Junction, a Municipal Corporation in 

Deed recorded July 1, 1994 at Reception No. 1687577 (the “Property”) 
 
Address:  310 N. 7

th
 Street, Grand Junction, Colorado 81501 

 
Parcel Number: 2945-144-05-942 

 
The City Clerk is directed to file a certified copy of this Ordinance with the Mesa County 
Clerk and Recorder.   
 
Said property shall thereafter be subject to the levy of taxes for the payment of its 
proportionate share of any indebtedness of the district outstanding at the time of 
inclusion.  
 
Introduced on first reading this 20

th
 day of July, 2016 and ordered published in 

pamphlet form. 
 
Adopted on second reading this ______day of ______________ 2016 and ordered 
published in pamphlet form. 
 
 
 
 
       _____________________________ 
       President of the City Council 
ATTEST: 
 
 
 
________________________ 
City Clerk 
 



 
AAttttaacchh  1111  

  

CCIITTYY  CCOOUUNNCCIILL  AAGGEENNDDAA  IITTEEMM  
 

 

 
 

Subject:  Amending the Grand Junction Municipal Code Chapter 5.12, Alcoholic 
Beverages, to Change the Posting Date of Hearing Notices 

 

Action Requested/Recommendation:  Consider Final Passage of the Proposed 
Ordinance and Order Final Publication in Pamphlet Form  
 

Presenter(s) Name & Title:  Stephanie Tuin, City Clerk 
                                               John Shaver, City Attorney   
 

 

Executive Summary:   

 
The amendment to the Liquor Code will require applicants to post notice of the hearing 
on the application 14 days prior instead of ten days as required by the State Liquor 
Code. 

 

Background, Analysis and Options:   

 
In July 2015, the Liquor Hearing Officer issued an Administrative Regulation requiring 
applicants for new liquor or 3.2 % beer licenses or a Special Event Permit to post the 
notice of hearing by noon the fourteenth (14

th
) day prior to the hearing rather than the 

ten (10) days provided in State law.  The City holds its hearings on Wednesdays which 
places the tenth day prior to the hearing on Sundays.  The Administrative Regulation 
allowed for the posting of the notice to be verified prior to the ten day requirement as a 
finding of posting is required by law.  This amendment to the Municipal Code will bring 
the City into compliance with that Administrative Regulation.  
 
Additional days for posting of the notice also afford more opportunity for interested 
persons to inquire or participate in the licensing process.  In the last year, under the 
new regulation, there have been no objections or issues arising out of to the change.   

 
The purpose of an Administrative Regulation is to interpret, clarify and construe the 
requirements of the law; in this or any other case an Administrative Regulation is an 
interim measure until such time as an amendment could be considered.  

Date: July 5, 2016  

Author:  Stephanie Tuin  

Title/ Phone Ext:   City Clerk, x1511 

Proposed Schedule:  July 20, 2016 

First Reading   

2nd Reading  

(if applicable): August 3, 2016 

File # (if applicable): NA  

 



 

 

 

 

How this item relates to the Comprehensive Plan and Economic Development 

Plan Goals and Policies:   

 
This action to convert an administrative regulation to a part of the Municipal Code does 
not relate to the Comprehensive Plan or the Economic Development Plan. 
 

Board or Committee Recommendation:   

 
There is no board or committee recommendation. 

 

Financial Impact/Budget:   

 
There is no financial impact. 
 

Legal issues:   

 
The City has authority to impose the 14 day posting requirement as C.R.S. 12-47-
311(1) [pertaining to licenses] and C.R.S. 12-48-106(2) [pertaining to special events] 
provides (in relevant part) that the applicant shall post public for not less than [at least] 
ten days prior to such hearing.  The City may impose a more stringent requirement, 
which is proposed by the ordinance.  The City Attorney has reviewed and approved the 
form of the proposed Ordinance and determines it to be legally sufficient.  
 

Other issues:   
 
No other issues have been identified. 
 

Previously presented or discussed:   
 
This was presented for first reading at the July 18, 2016 City Council meeting. 
 

Attachments:   
 
Administrative Regulation 04-2015 adopted on July 15, 2015 
Proposed Ordinance 



 

 

 



 

 

 

ORDINANCE NO. 

 

AN ORDINANCE AMENDING THE GRAND JUNCTION MUNICIPAL CODE BY 

AMENDING CHAPTER 5.12, ALCOHOLIC BEVERAGES, SECTION 5.12.130 

HEARING PROCEDURES  

 

 

Recitals. 

 
The City of Grand Junction is the local licensing authority for licensing 3.2% Beer and 
Liquor Licenses, as well as issuing Special Event Permits. 
 
C.R.S. 12-47-311 and 12-48-106 of the Colorado Liquor Code requires that a notice for 
the hearing on any new license and any Special Event be posted at least ten days prior 
to the hearing.  Further, the law requires that the local licensing authority make a finding 
that such notice was posted in accordance with the statute.   
 
The City holds its hearings on Wednesdays which makes ten days prior to the hearing 
a Sunday. 
 
In order to allow for the schedule and for the Hearing Officer and local licensing 
authority to make the necessary findings, a City employee verifies that such notice was 
posted in a timely manner.  To better facilitate the schedule and confirmation of posting 
of notices the Hearing Officer issued an Administrative Regulation on July 15, 2015 
requiring the notice to be posted by noon on the fourteenth day prior to the hearing. 
 
The additional time also allows more notification to the public to participate in the 
licensing and hearing process.  
 
The City of Grand Junction is a home rule municipality and has the authority to amend 
the State Liquor Code by ordinance. 
 

NOW THEREFORE BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 

GRAND JUNCTION THAT: (ADDITIONS ARE UNDERLINED) 

 

Section 5.12.130 Hearing Procedures of the Grand Junction Municipal Code is 

hereby amended to read as: 

 

5.12.130 Hearing procedures. 

 
The Hearing Officer may establish such procedures to be followed in actions before him 
as may be consistent with the terms and conditions of the State liquor and beer codes 
and special events provisions. 
 
The premises for which an application has been made for a new 3.2% Beer License, an 
alcohol beverage license, or a Special Event Permit shall be posted no later than noon 
on the fourteenth day prior to the hearing. 

 



 

 

 

Introduced on first reading this 20
th

 day of July, 2016 and ordered published in 
pamphlet form. 
 
Approved and adopted on second reading this     day of    
  , 2016 and ordered published in pamphlet form. 
 
 
 
 
              
        President of the Council 
 
ATTEST: 
 
 
 
      
City Clerk 
 
 

 



 

SD

 


