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 PLANNING COMMISSION AGENDA 
 CITY HALL AUDITORIUM, 250 NORTH 5TH STREET 
 

 TUESDAY, APRIL 24, 2018, 6:00 PM 
 
 
 
Call to Order - 6:00 P.M. 
 
 
1.  Minutes of Previous Meetings  
 
There are no previous minutes to approve with this agenda. 
 
 
2.  Freddy's Utility Easement Vacation Attach 1 
 FILE # VAC-2018-59 
 
Consider a request to vacate a public utility easement. 
 
Action: Recommendation to City Council 
 
Applicant: N3 Real Estate - Mark Huonder 

Location: 2489 HWY 6 AND 50  

Staff Presentation: Kristen Ashbeck 

 
3.  Darla Jean Walkway Vacation  Attach 2 
 FILE # VAC-2018-44 
 
Consider a request to vacate a platted Walkway located in the Darla Jean Subdivision. 
 
Action: Recommendation to City Council 
 
Applicant: Raquel Mollenkamp 

Location: Darla Jean  

Staff Presentation: Kristen Ashbeck 
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4.  Tallman Zone of Annexation  Attach 3 
 FILE # ANX-2018-90 
 
Consider a request to zone 5.20 acres of the proposed Tallman Annexation including 
3.79 acres from County RSF-4 (Residential-Single Family - 4 units per acre) to a City 
C-2 (Heavy Commercial) zone district and 1.41 acres from County RSF-4 
(Residential-Single Family - 4 units per acre) to a City R-8 (Residential 8 du/ac) 
 
Action: Recommendation to City Council 
 
Applicant: Joyce Luster 

Location: 2734 B 1/4 RD  

Staff Presentation: Dave Thornton 

 
5.  York Zone of Annexation  Attach 4 
 FILE # ANX-2018-110 
 
Consider a request to zone 5.93 acres of the proposed York Annexation from County 
RSF-R (Residential-Rural) to a City I-1 (Light Industrial) zone district. 
  
Action: Recommendation to City Council 
 
Applicant: Dale & Cindy York 

Location: 2122 H RD  

Staff Presentation: Kathy Portner 
 
6.  Tiara Rado East Subdivision  Attach 5 
 FILE # CPA-2018-182 / RZN-2018-181 
 
Consider a request for a Comprehensive Plan Amendment to change the Future Land  
Use Designation from Park to Estate on 37 acres and rezone the property from CSR 
(Community Services and Recreation) to R-2 (Residential 2 du/ac). 
  
Action: Recommendation to City Council 
 
Applicant: City of Grand Junction - Rob Schoeber 

Location: 2064 S BROADWAY  

Staff Presentation: Kathy Portner 

 
7. Other Business 
 
8. Adjournment 
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Attach 1 
 
 

 

 
 
 
EXHIBIT LIST 
 

 

FREDDY’S EASEMENT VACATION                    FILE NO. VAC-2018-59 
 

Exhibit Item  Description 
1 Freddy’s Easement Vacation Information Submitted by Applicant 
2 Staff Report dated April 24, 2018 
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PLANNING COMMISSION AGENDA ITEM 
 
Project Name: Freddy’s Utility Easement Vacation 
Applicant: DCTN3 470 Highway 6 & 50 LLC 
Representative:Mark Huonder 
Location:  2489 Highway 6 & 50 
Existing Zoning: C-2 (General Commercial) 
Staff:Kristen Ashbeck, Senior Planner 
File No.VAC-2018-59 
Date:April 24, 2018 
 
 
I. SUBJECT 
Consider a request to vacate a utility easement on the property located at 2489 
Highway 6 & 50.   
 
II. EXECUTIVE SUMMARY 
The property located 2489 Highway 6 & 50 is currently occupied by Freddy’s Frozen 
Custard and Steakburgers and the property is requesting to vacate an existing utilities 
easement upon which the building was constructed.  During construction of the 
building, the utilities that had been in the easement were relocated elsewhere on the 
site but the easement itself was not vacated.  There are currently no utilities in the 
easement thus vacation of the easement will remove the encumbrance on the property.   
 
III.  BACKGROUND 
The Freddy’s Frozen Custard and Steakburgers restaurant establishment located at 
2489 Highway 6 & 50 completed construction in early 2017.  A utilities easement that 
runs east-west across the site originally protected various dry utilities.  However, prior 
to construction of the building, all utilities were relocated elsewhere on the site so the 
east-west easement was no longer needed but it was not formally vacated at that time.  
The easement must be vacated in order for the owner to clear the property of the 
encumbrance and be able to perform a number of real estate activities, including the 
sale or refinance of the property.   
 
There is another easement that appears on the attached drawings that is perpendicular 
to the easement that is requested to be vacated and is also partially under the building.  
This easement was deeded specifically to Xcel and has been extinguished via quit claim 
deed from Xcel to the current property owner.  Thus, is no longer an encumbrance to 
the property. 
 
IV.  NOTIFICATION REQUIREMENTS 
Notice was completed consistent to the provisions in Section 21.02.080 (g) of the City’s 
Zoning and Development Code.  Mailed notice of the application submittal in the form 

Exhibit 2 
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of notification cards was sent to surrounding property owners within 500 feet of the 
subject property and the subject property was posted with an application sign on 
February 2, 2018. The notice of this public hearing was published April 3, 2018 in the 
Grand Junction Daily Sentinel.   
 
 
V.  ANALYSIS 
Pursuant to Section 21.02.100 of the Zoning and Development Code, the vacation of 
public right-of-way or easement shall conform to the following: 
 

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

 
The proposed utility easement vacation is addressed by the following Goal of 
the Comprehensive Plan. 

 
Goal 11:  Public facilities and services for our citizens will be a priority in 
planning for growth. 
 
Vacation of this utility easement will have no impact on public facilities or 
services provided to the general public.  Staff therefore finds this request 
conforms with this criterion.  

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

The request to vacate the utility easement will not render any parcel 
landlocked.  Therefore, staff finds the vacation request meets with this 
criterion. 
 

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

 
No access to any parcel will be restricted by the vacation of this utility 
easement. Staff finds this criterion has been met.  

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

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

 
The utility easement that is requested to be vacated no longer protects 
utilities provided to the site.  There will be no adverse impacts to the 
community and no impacts on the public facilities and services that serve this 
or any adjacent parcel of land.  
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The application was reviewed by all potentially-affected utilities and the only 
comment was from Ute Water.  There is an additional easement on the west 
end of the utility easement that is requested to be vacated. This additional 
easement is dedicated to Ute Water.  While the Ute Water easement slightly 
overlaps the utility easement, vacation of the latter will not impact the Ute 
Water easement. 
 
Staff therefore has found this request conforms with this criterion. 

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

any property as required in Chapter 21.06 of the Grand Junction Municipal 
Code. 

 
Adequate public facilities and services exist for this parcel without the need 
for this utility easement since there are no utilities within it. No facilities and 
services will be impacted or inhibited by this request.  Staff has therefore 
found this request to conform with this criterion. 

 
f. The proposal shall provide benefits to the City such as reduced maintenance 

requirements, improved traffic circulation, etc. 
 

Vacation of this easement will provide benefit to the City by removing an 
encumbrance and allowing it to remain a viable commercially-developed 
property.  Staff finds this request conforms with this criterion. 

 
VI. STAFF RECOMMENDATION AND FINDINGS OF FACT 
 
After reviewing VAC-2018-59, a request to vacate a utility easement located on the 
property at 2489 Highway 6 & 50, the proposal was found to conform with Section 
21.02.100 (c) of the Grand Junction Zoning and Development Code; 

 
Therefore, staff recommends approval of the request to vacate the utility easement.  
 
VII. RECOMMENDED MOTION 
 
Madam Chairman, on the request to vacate a utility easement located on the property at 
2489 Highway 6 & 50, file number VAC-2018-59, I move that the Planning Commission 
forward a recommendation of approval with the findings of fact listed in the staff report. 
 
Attachments: 
 

1. Vicinity Map 
2. Improvement Survey Showing Easement to be Vacated 
3. Easement Vacation Detail Sketch 
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 Plat Shsjhwing Easement to be Vacated 

Freddy’s Improvement Survey  

Utility Easement to be Vacated 

Ute Water Easement 10’ 
x 14’ Not being vacated 

Xcel Easement Already 
Extinguished 
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Freddy’s Utility Easement (Blue) 
Vacation Detail Sketch  
Ute Water Easement (Green) – not being vacated 
Xcel Easement (Purple) – previously extinguished 
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Attach 2 
 
 
 
 
 
 
 
EXHIBIT LIST 
 
 

 

DARLA JEAN WALKWAY VACATION                  FILE NO. VAC-2018-44 
 

Exhibit Item  Description 
1 Darla Jean Walkway Vacation Information Submitted by Applicant 
2 Staff Report dated March 27, 2018 
3 Correspondence from Citizens 
4 Darla Jean Petition 
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PLANNING COMMISSION AGENDA ITEM 
 
Project Name: Darla Jean Walkway Vacation 
Applicant: Raquel Mollencamp  
Representative:Raquel Mollencamp 
Location:  Platted Walkway between Lots 15 and 16 and Lots 9 and 10, Block 

5 Darla Jean Subdivision 
Existing Zoning: R-5 (Residential 5 dwelling units per acre) 
Staff:Kristen Ashbeck, Senior Planner 
File No.VAC-2018-44 
Date:March 27, 2018 
 
 
I. SUBJECT 
Consider a request to vacate a walkway tract within the Darla Jean Subdivision.  
 
II. EXECUTIVE SUMMARY 
The Darla Jean subdivision was platted in Mesa County in 1975 and annexed to the 
City in 1994.  The subdivision plat includes a 20-foot wide tract of land indicated as 
Walkway that runs from Jean Lane to Darla Drive between Lots 9 and 10 and Lots 15 
and 16 of Block 5 of the subdivision.  There is no dedication language on the 
subdivision plat for the walkway; it is just depicted on the map; also, there is no 
recorded deed granting the tract to any person or entity, public or private.  A 
reasonable presumption, given Colorado case law on missing dedication language, is 
that the intent was for the pedestrian right-of-way to be public.  The four neighbors 
abutting the tract have requested that the public interest in the walkway be vacated.  
 
III.  BACKGROUND 
The 33.32-acre Darla Jean subdivision includes 101 single family lots, a 2.798 public 
park site and a walkway that runs from Jean Lane to Darla Drive between four of the 
lots of the subdivision.  There is no dedication language on the subdivision plat and no 
recorded deed conveying the tract.  The 20-foot wide by approximately 240 feet long 
walkway has never been improved as such with a sidewalk or path; it has remained 
vacant with historically little maintenance.  
 
The Darla Jean neighborhood has a water users’ association (the Association) with an 
irrigation line serving the neighborhood running under the walkway tract that has been 
in use for many years.  City staff recommends retaining and granting, without any 
warranties of title, an irrigation easement for/to the Association, in order to help protect 
the Association’s interest in and ability to maintain the line in this area and to help 
perfect the Association’s implied irrigation easement.   

Exhibit 2 
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Written public comments have been received and are attached for review.  In general, 
these written comments do not support the vacation, primarily due to potential 
maintenance of the irrigation line (in which the City has no interest or responsibility), not 
because of its use as a neighborhood walkway.  It is intended that the reservation/grant 
of easement for the irrigation line will help address these neighbor concerns.   
 
In addition, the area contains a power line administered by Grand Valley Power as well 
as other public utilities.  Therefore, Staff recommends that the City retain a utility 
easement over the area for Grand Valley Power and other dry utilities within the tract.  
 
IV.  NOTIFICATION REQUIREMENTS 
 
A Neighborhood Meeting was held on October 12, 2017 consistent with the 
requirements of Section 21.02.080 (e) of the Zoning and Development Code. Eleven 
citizens attended the meeting along with the Applicant.  Comments were both 
supportive and against the proposal, with concerns raised about an existing irrigation 
line that is within the walkway tract and future access to it if needed.  
 
Notice was completed consistent to the provisions in Section 21.02.080 (g) of the City’s 
Zoning and Development Code.  Mailed notice of the application submittal in the form 
of notification cards was sent to surrounding property owners within 500 feet of the 
subject property and the subject property was posted with an application sign on 
January 23, 2018. The notice of this public hearing was published March 20, 2018 in the 
Grand Junction Daily Sentinel.   
 
V.  ANALYSIS 
 
Pursuant to Section 21.02.100 of the Zoning and Development Code, the vacation of 
public right-of-way or easement shall conform to the following: 
 

g. The Comprehensive Plan, Grand Valley Circulation Plan, and other adopted 
plans and policies of the City. 

 
The proposed walkway vacation is supported by the following Goals and Policies 
of the Comprehensive Plan. 

 
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. 
 
This walkway is not an improved walkway nor does it have an entity charged 
with improving or providing for ongoing maintenance of the walkway.  Thus, it 
is viewed as being potentially detrimental to the visual quality of this 
neighborhood.  By virtue of it not meeting the above stated goal and policy of 
the Comprehensive Plan, vacation of the walkway would allow for this tract of 
land to become integrated into adjacent properties and have greater potential 
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for the property to be incorporated into the developed yards of the adjacent 
homeowners.  

 
The Grand Valley Circulation Plan does not show, require or otherwise 
contemplate this particular pedestrian walkway. It is presently an undeveloped 
tract. Adjacent streets will not be impacted by the vacation of this presumed 
pedestrian right-of-way. 
 
This request conforms with the Comprehensive Plan, the Grand Valley 
Circulation Plan and other adopted plans of the City. Staff therefore finds this 
request conforms with this criterion.  

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

The request to vacate the walkway tract in Block 5, Darla Jean Subdivision, of 
approximately 0.1 acres, will not render any parcel landlocked.  Moreover, 
the tract does not provide contiguous access to any adjacent parcel(s).  
Therefore, the vacation request meets with this criterion. 
 

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

 
No access to any parcel will be restricted. The adjacent properties will 
continue to have access from the public streets along the front of the parcels. 
This criterion is met.  

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

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

 
The walkway tract is not needed to provide emergency or sanitation services 
to adjacent parcels.  Such services are provided from the public streets 
adjacent to the residential lots.  The request was sent as a referral to all of 
the potentially-affected utility providers including Charter, Century Link, Grand 
Valley Power and Xcel Energy.  Of these, Grand Valley Power indicated that 
there is underground high voltage single-phase power is in the area to be 
vacated and that it should be retained as a utility easement and a no structure 
zone.  The other utilities had no comment or concern but the applicants 
requested a utility locate and there appear to be other public utilities in 
portions of the tract.  The City Development Engineer commented that an 
easement be retained for this tract to allow for the continued existence of the 
irrigation line.   

 
Those requesting the vacation state that there are public safety concerns with 
the tract, specifically related to loitering and crime.  City staff has not 



Planning Commission April 24, 2018 
 

24 
 
 
 

independently verified these claims and has not determined whether vacation 
of the tract would result in a measurable improvement to public safety in the 
neighborhood. However, since the tract serves no real public purpose and its 
public nature is bothersome to abutting property owners, Staff recommends 
vacation of the public interest in the tract. 
 
It is not anticipated that there will be any adverse impacts on the health, 
safety, and/or welfare of the general community, nor will the quality of public 
facilities and services provided to any parcel of land be reduced as a result of 
this vacation request. Staff therefore has found this request conforms with this 
criterion. 

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

any property as required in Chapter 21.06 of the Grand Junction Municipal 
Code. 

 
Adequate public facilities exist for these parcels. No additional services will be 
impacted or inhibited by this request.  Staff has therefore found this request 
to conform with this criterion. 

 
l. The proposal shall provide benefits to the City such as reduced maintenance 

requirements, improved traffic circulation, etc. 
 

With the vacation of this walkway, the area can be included in the front and 
side yards of the adjacent parcels and may be improved by the owners to 
enhance the overall visual quality of the neighborhood. The City does not 
currently provide maintenance to this tract. With the vacation, there is 
potential for visual and aesthetic improvements, however no improvements 
are specifically guaranteed. Staff finds this request conforms with this 
criterion. 

 
VI. STAFF RECOMMENDATION AND FINDINGS OF FACT 
 
After reviewing VAC-2018-44, a request to vacate a walkway tract within the Darla Jean 
Subdivision, the following findings of fact have been made: 
 

1. The proposal conforms with Section 21.02.100 (c) of the Grand Junction Zoning 
and Development Code; 
 

2. An irrigation easement should be reserved for and granted to the Darla Jean 
Water Users Association for maintenance of the irrigation line existing in the tract, 
without any warranties of title;  
 

3. A utilities easement should be reserved for public utilities in the tract; and 
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4. The four abutting property owners should execute an easement in favor of the 
Darla Jean Water Users Association for maintenance of the irrigation line to be 
recorded concurrent with the vacation ordinance. 

 
Therefore, staff recommends approval of the request to vacate the walkway tract within 
the Darla Jean Subdivision subject to the conditions that an easement for irrigation 
facilities be reserved for and granted to the Darla Jean Water Users Association and an 
easement be reserved for public utilities.  
 
VII. RECOMMENDED MOTION 
 
Madam Chairman, on the request to vacate a walkway tract within the Darla Jean 
Subdivision, file number VAC-2018-44, I move that the Planning Commission forward a 
recommendation of approval with the findings of fact and conditions as listed in the staff 
report. 
 
 
 
Attachments: 
 

4. Vicinity Map 
5. Subdivision Plat Showing Subject Tract to be Vacated 
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Darla Jean Walkway Vacation Vicinity Map 
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Darla Jean Subdivision Plat 
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Attach 3 
 
 
 
 
 
 
EXHIBIT LIST 
TALLMAN ZONE OF ANNEXATION  FILE NO. ANX-2018-90 

 
 

Exhibit Item # Description 
1 Application dated February 5, 2018 
2 Staff Report dated April 24, 2018 
3 Staff Presentation dated April 24, 2018 
  
  

 



Planning Commission April 24, 2018 
 

41 
 

  

Exhibit 1 



Planning Commission April 24, 2018 
 

42 
 

  



Planning Commission April 24, 2018 
 

43 
 

 
  



Planning Commission April 24, 2018 
 

44 
 

 
 
 
 
 
 
 
 
PLANNING COMMISSION AGENDA ITEM 
 
Project Name: Zoning of the Tallman Annexation 
Applicant:Joyce Luster 
Representative:Austin Civil Group 
Address: 2734 B ¼ Road & 2723 Highway 50 
Zoning:Proposed R-8 and C-2 
Staff:David Thornton 
File No.ANX-2018-90 
Date:April 24, 2018 
 
 
 
I. SUBJECT 
Consider a request to zone 1.41 acres from County RSF-4 (Residential Single Family, 4 
dwelling units per acre) to City R-8 (Residential, 8 dwelling units per acre) and zone 
3.79 acres from County RSF-4 (Residential Single Family, 4 dwelling units per acre) to 
City C-2 (Heavy Commercial) zone districts.  The two properties are located at 2734 B 
¼ Road & 2723 Highway 50 respectively.  
 
II. EXECUTIVE SUMMARY 
The Applicant, Joyce Luster, is requesting zoning of two properties associated with the 
5.197-acre Tallman Annexation.  The request includes seeking an R-8 (Residential, 8 
dwelling units per acre) zone district for 1.41 acres located at 2734 B ¼ Road and a C-2 
(Heavy Commercial) zone district for 3.79 acres of property located at 2723 Highway 
50. The 2734 B ¼ Road property proposed as R-8 is currently being used as residential 
with five residential buildings containing six dwelling units. The 2723 Highway 50 
property proposed as C-2 has a residential duplex (2 units), not allowed in C-2 located 
at the north end with a commercial RV outdoor storage yard, allowed in C-2 on the 
south end.  The middle portion of the lot is vacant.  The proposed zoning is consistent 
with the Comprehensive Plan Future Land Use Map.   
  
III.  BACKGROUND 
The Tallman Annexation consists of two parcels of land for a total of 5.197 acres 
located at 2734 B ¼ Road & 2723 Highway 50.  There is no right-of-way included in the 
annexation.  The property owner has requested annexation for future development of 
the properties, which is anticipated to constitute “Annexable Development” and, as 
such, will be required to annex in accordance with the Persigo Agreement.  Future 
development may include subdividing 2734 B ¼ Road into five lots and expanding the 
RV Storage facility on the 2723 Highway 50 property.  In addition, annexation is being 
requested to resolve County Code violations, see below.   

Exhibit 2 
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2734 B ¼ Road property 
This property is 1.41 acres in size and is currently being used for residential purposes. 
The property is currently fully developed with five residential buildings containing 6 
dwelling units located on it.  The property owner has submitted a request to subdivide 
the property into five lots, each with a single detached dwelling unit except one lot will 
have a duplex. 
 
The property owner is requesting a R-8 (Residential – 8 units per acre) zone district.  
The R-8 zone district allows single family, duplex and multi- family development, 
amongst other uses.  The property is currently zoned in the County as RSF-4 
(Residential Single Family, 4 dwelling units per acre).  The R-8 zone district 
implements the Comprehensive Plan’s Future Land Use designation of Residential 
Medium (4 to 8 units per acre) and is needed to bring the existing property density into 
conformance with the Comprehensive Plan and allow for the property to be divided into 
individual lots each with an existing residential structure.  The 2734 B ¼ property is in 
violation of County zoning for density and building permit violations, the proposed 
zoning of R-8 will bring this property into conformance and allow for the Building 
Department to issue certificates of occupancy for these residential dwellings. 
 
2723 Highway 50 property 
This property is 3.79 acres in size and is currently developed with a residential duplex (2 
units) located at the north end of the property and has a RV outdoor storage yard on the 
south end of the property.  The middle portion of the lot is vacant.  The Applicant is 
requesting a zoning of C-2 (Heavy Commercial).   
 
The C-2 zone district is a district for heavier commercial uses such as outdoor storage, 
but does not allow for residential land uses.  C-2 is proposed for this property due to 
the existing land use of RV storage, adjacent commercial uses and zoning, and existing 
property access coming from the Highway 50 frontage road.  The Future Land Use 
Map shows a split land use designation of Commercial and Residential Medium (4 to 8 
units per acre) on the property allowing for either designation to be acceptable.  The 
owner is seeking C-2 zoning for the entire approximate 3.79-acre property which would 
result in the existing RV storage being a conforming land use while rendering the 
existing duplex a legal but non-conforming use. Under Section 21.08.020(a) 
Nonconforming uses in the Zoning Code, “A lawful use made nonconforming by the 
adoption of this code or other City ordinances may continue only for so long as such 
use is not abandoned, expanded, increased or changed” except as provided in the 
Code which includes language related to expansion, abandonment and destruction.  
This property is currently zoned in the County as RSF-4 which allows for the residential 
duplex use, but is in violation with County zoning for the establishment of a commercial 
RV storage facility in RSF-4 where the land use is not allowed. The proposed C-2 
zoning will permit this land use.  
 
IV.  NOTIFICATION REQUIREMENTS 
A Neighborhood Meeting was held on February 1, 2018 consistent with the 
requirements of Section 21.02.080 (e) of the Zoning and Development Code.  One 
neighbor attended the meeting along with the Applicant, Applicant’s representative and 
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City Staff.  The Applicant discussed the proposed annexation and zoning and the plan 
to annex both properties and request zoning of R-8 and C-2, subdividing the existing 
residential structures into multiple lots and potential future request for an expansion of 
the existing RV storage were discussed. The neighbor expressed his concern with 
potential future residential development on other undeveloped properties along B ¼ 
Road that are not part of this application and the need to provide vehicular access from 
these potential developments to the Highway 50 frontage and road and pedestrian 
access through this area to the B 1/2 Road overpass.   
 
Notice was completed consistent to the provisions in Section 21.02.080 (g) of the City’s 
Zoning and Development Code.  Mailed notice of the public hearing in the form of 
notification cards was sent to surrounding property owners within 500 feet of the subject 
property on April 12, 2018. The subject property was posted with an application sign on 
April 6, 2018 and notice of the public hearing was published April 17, 2018 in the Grand 
Junction Sentinel. 
 
V. ANALYSIS 
Pursuant to Section 21.02.140 (a) of the Grand Junction Zoning and Development 
Code, the City may rezone property if the proposed changes are consistent with the 
vision, goals and policies of the Comprehensive Plan and must meet one or more of the 
following rezone criteria as identified:    

 
(1) Subsequent events have invalidated the original premises and findings; 
and/or 
 
The current zoning in unincorporated Mesa County is RSF-4 (Residential Single 
Family,4 units per acre) for the entire annexation area.  However, the Future 
Land Use Map adopted in 2010, designated the southern portion of the 
annexation area as Residential Medium which can be implemented by the 
requested R-8 zone district, and the northern portion as Commercial, which can 
be implemented by the requested C-2 zone district.  In addition, the Adams 
Annexation, also within this Residential Medium area was approved for R-8 
zoning in February 2018, a change from the RSF-4 zoning previously zoned in 
Mesa County.  Though the current zoning of RSF-4 is not in the City, the 
subsequent event of adopting the 2010 Comprehensive Plan and its associated 
land use designations therefore Staff finds that this criterion 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 
 
Properties to the east of the Tallman Annexation are still outside the City limits 
and zoned C-2 in Mesa County commercial businesses.  Some properties to the 
west and south are inside the City limits and City R-8 and Residential Planned 
Development and County RSF-4.  Development on those properties include a 
mobile home park (Western Hills) and single family and agricultural lands uses 
that have been there for 20 plus years.  The area to the north is US Highway 50 
and the B ½ Road overpass. 
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Staff has not found that the character of the area has changed and therefore 
finds this criterion has not 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 future development of uses allowed with the 
R-8 and C-2 zone districts.  Ute Water and City sanitary sewer are both 
presently available in Highway 50 frontage road and B ¼ Road.  Property can 
also be served by Xcel Energy natural gas and electric.  Due to the proximity 
and availability of services and facilities, staff finds 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 
 
The portion of this property that is proposed for C-2 zoning is within the 
commercial designation on the Future Land Use Map of the Comprehensive 
Plan.  Commercial along this area of Highway 50 were identified along major 
highways in the community to serve business and citizen needs with a mix of 
commercial uses.  The commercial designation includes a large area to the east 
that is already zoned C-2 in Mesa County and the City.   
 
Nine percent of the City is zoned R-8.  The R-8 zone district is the most flexible 
residential zone district in the City since it allows for a variety of housing types 
and choice.  Housing types include single family, two family and multiple family 
type housing.  Zoning land to R-8 within the Residential Medium land use 
designation on the Future Land Use Map provides for the anticipated densities of 
the Comprehensive Plan.  The R-8 zone district has a minimum density 
requirement of 5.5 units per acre which better aligns with the Residential Medium 
Land Use designation of 4 to 8 units per acre.  In contrast, the R-4 zone district 
has a minimum of 2 dwelling units per acre which does not meet the 4 to 8 
dwelling unit range anticipate by the Comprehensive Plan.   
 
Three percent of the City is zoned C-2, and the proposed C-2 zoning is 
conforming to the Future Land Use map’s commercial designation in this area.   
 
Based on both the Comprehensive Plan’s recognition of these needed land use 
designations as well as the small percentages of the availability of these zoning 
districts, Staff finds that there is an inadequate supply of these zoning 
designations in this area and, therefore, has found this criterion to have been 
met.   
 
(5) The community or area, as defined by the presiding body, will derive benefits 
from the proposed amendment. 
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The area and community, in general, would derive benefits from the proposed 
zoning of this property as it would provide additional commercial opportunities in 
the vicinity of Highway 50 and have the potential to increase population near a 
neighborhood center that includes an existing grocery store and other services 
located north of Highway 50.  This supports the Comprehensive Plan and 
furthers the goal of promoting infill development.  Because the community and 
area will derive benefits, staff has found this criterion has been met. 
 

Section 21.02.140 of the Grand Junction Zoning and Development Code states that the 
City may rezone property if the proposed changes are consistent with the vision, goals 
and policies of the Comprehensive Plan. 
 
The Comprehensive Plan Future Land Use Map designates the property as Residential 
Medium and Commercial.  The request for a R-8 zone district is consistent with the 
Residential Medium designation and a request for C-2 zone district is consistent with 
the commercial designation.  Both work to implement the Comprehensive Plan. 
Further, the zoning request is consistent with the following goals and policies of the 
Comprehensive Plan. 
 

Goal 1:  To implement the Comprehensive Plan in a consistent manner between 
the City, Mesa County, and other service providers. 

 
Policy A:  City and County land use decisions will be consistent with the 
Future Land Use Map. 

 
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 number of trips generated for 
shopping and commuting and decrease vehicle miles traveled. 

 
Section 21.02.160(f)  
Section 21.02.160(f) of the Grand Junction Municipal Code, states that the zoning of an 
annexation area shall be consistent with the adopted Comprehensive Plan and the 
criteria set forth. The Comprehensive Plan shows this area to develop in the Residential 
Medium and Commercial categories.  The Applicants’ request to zone the property to 
R-8 and C-2 is consistent with the Comprehensive Plan.   

 
VI. STAFF RECOMMENDATION AND FINDINGS OF FACT 
After reviewing the Zoning of the Tallman Annexation, ANX-2018-90, a request to zone 
the 1.41-acre property to the R-8 zone district and the 3.79-acre property to the C-2 
zone district, the following findings of fact have been made:  
 

1. For each property, the requested zone is consistent with the goals and policies of 
the Comprehensive Plan. 
 

2. For each property more than one of the applicable review criteria in Section 
21.02.140 of the Grand Junction Municipal Code have been met. 
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3. For each property the applicable review criteria in Section 21.02.160(f) of the 

Grand Junction Municipal Code have been met. 
 
Therefore, Staff recommends approval. 

 
VII. RECOMMENDED MOTION 
Madam Chairman, on the Tallman Annexation Zoning application, ANX-2018-90, I move 
that the Planning Commission forward to the City Council a recommendation of 
approval of the R-8 and C-2 zone districts with the findings of facts as listed in the staff 
report. 
 
Attachments: 
 

6. Vicinity Map 
7. Location Map 
8. Aerial Photo Map 
9. Comprehensive Plan Future Land Use Map 
10. City / County Existing Zoning Map 
11. Site Photos 
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Mesa County Zoning Map 
Only 
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2734 B ¼ Road - View from B ¼ Road looking north 
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2723 Highway 50 - View from Hwy 50 Frontage Road looking south 
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Attach 4 
 
 
 
 
EXHIBIT LIST 
 
RK ANNEXATION ZONING                                        FILE NO. ANX-2018-110 

 
Exhibit Item  Description 

1 York Annexation Information Submitted by Applicant 
2 Staff Report dated April 24, 2018 
3 H Road/Northwest Area Plan Memo 
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PLANNING COMMISSION AGENDA ITEM 
 
Project Name: Zoning of the York Annexation 
Applicant:Dale and Cindy York 
Representative:Same 
Address: 2122 H Road 
Zoning:Proposed I-1 (Light Industrial) 
Staff:Kathy Portner 
File No.ANX-2018-110 
Date:April 24, 2018 
 
 
 
I. SUBJECT 
Consider a request to zone approximately 5.9 acres from County RSF-R (Residential 
Single Family, Rural) to a City I-1 (Light Industrial) zone district.  The property is 
located at 2122 H Road.  
 
II. EXECUTIVE SUMMARY 
The Applicants, Dale and Cindy York, are requesting zoning of I-1 (Light Industrial) for 
5.9 acres located at 2122 H Road currently being considered for annexation.  The 
proposed zoning is consistent with the Comprehensive Plan Future Land Use Map. The 
property is currently being used as a large lot single-family residence.  The owners 
have requested annexation for future development of the property for outdoor storage, 
which will constitute “Annexable Development” and, as such, would be required to 
annex in accordance with the Persigo Agreement.   
  
III.  BACKGROUND 
The York Annexation consists of one 5.943-acre parcel of land located at 2122 H Road, 
and also includes 196.07 lineal feet of half of the developed H Road which is not 
currently dedicated as Right-of-Way, but will be dedicated as part of the annexation.   
The property is currently used as a large lot single-family residence. The owners have 
requested annexation for future development of the property as an outdoor storage yard 
with a business residence for a traffic control business, which constitutes “Annexable 
Development” and, as such, is required to annex in accordance with the Persigo 
Agreement.   
 
The property was zoned RSF-R (Residential Single Family, Rural) in the County.  The 
Applicant is requesting I-1 (Light Industrial) zoning, which is consistent with the 
Comprehensive Plan Future Land Use Map designation of Commercial/Industrial.   

Exhibit 2 
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IV.  NOTIFICATION REQUIREMENTS 
A Neighborhood Meeting was held on February 22, 2018 consistent with the 
requirements of Section 21.02.080 (e) of the Zoning and Development Code.  Two 
citizens attended the meeting along with the Applicants and City Staff.  The Applicant 
discussed the proposed annexation, zoning and the plan to establish a business with 
outdoor storage on the property.  No concerns or objections were stated by the 
attendees. 
 
Notice was completed consistent to the provisions in Section 21.02.080 (g) of the City’s 
Zoning and Development Code.  Mailed notice of the application submittal in the form 
of notification cards was sent to surrounding property owners within 500 feet of the 
subject property on April 13, 2018. The subject property was posted with an application 
sign on April 13, 2018 and notice of the public hearing was published April 17, 2018 in 
the Grand Junction Sentinel.   
 
V. ANALYSIS 
Pursuant to Section 21.02.140 (a) of the Grand Junction Zoning and Development 
Code, the City may rezone property if the proposed changes are consistent with the 
vision, goals and policies of the Comprehensive Plan and must meet one or more of the 
following rezone criteria as identified:    

 
(1) Subsequent events have invalidated the original premises and findings; 
and/or 
 
The current zoning in unincorporated Mesa County is RSF-R (Residential Single 
Family, Rural), which is inconsistent with the Comprehensive Plan Future Land 
Use Map designation of Commercial/Industrial that was adopted in 2010 
subsequent to the original zoning.  The Commercial/Industrial designation can 
be implemented by the requested I-1 zone district.  Though the current zoning is 
not in the City, the subsequent event of adopting the 2010 Comprehensive Plan 
and its associated land use designations has invalidated the current/original 
zoning and therefore Staff finds that this criterion 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 
 
Properties to the east and west of the York Annexation are still outside the City 
limits and zoned RSF-R with large-lot single family uses.  Properties to the south 
that are outside the City limits are zoned RSF-R and C-2, and those that are 
inside the City limits are zoned I-1.  Properties to the north are inside the City 
limits and are zoned I-1.  The surrounding properties have developed with uses 
consistent with the Commercial/Industrial Comprehensive Plan designation. 
 
Staff finds that the character of the area has changed as the surrounding 
properties have developed in a manner consistent with the Light Industrial zone 
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district category and consistent with the Comprehensive Plan and therefore finds 
this criterion has been met.  
 
(3) Public and community facilities are adequate to serve the type and scope of 
land use proposed; and/or 
 
The property is served by Ute Water and the existing water distribution system 
adjacent to or near the site consists of 2 inch lines, which would likely be 
inadequate to serve major development in the area.  Further, the closest sewer 
lines are in 21 ½ Road, approximately 1,312 feet from this property.  While the 
Applicants’ existing use and proposed storage yard would not require extension 
of either of these services, significant upgrades would be required for most 
development allowed in the I-1 zone district.  Therefore, given existing 
conditions, Staff finds this criterion has not 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 
 
The property and surrounding area is designated Commercial/Industrial on the 
Future Land Use Map of the Comprehensive Plan.  Applicable zone district in 
Commercial/Industrial designation include C-2 (General Commercial), MU (Mixed 
Use), BP (Business Park), I-O (Industrial Office), and I-1 (Light Industrial).  The 
Comprehensive Plan designated this area as Commercial/Industrial as it 
anticipated the need for the northwest area to accommodate a significant portion 
of the commercial and industrial development for the community.  All of the 
surrounding properties that have been annexed into the City have been zoned  
I-1. 
 
Consistent with the Comprehensive Plan, Staff finds that there is an inadequate 
supply of this zoning designation in this area and, therefore, has found this 
criterion to have been met.   
 
(5) The community or area, as defined by the presiding body, will derive benefits 
from the proposed amendment. 
 
The area and community, in general, would derive benefits from the proposed 
zoning of this property as it would provide additional property to accommodate 
the needed commercial/industrial development for the community.  Because the 
community and area will derive benefits, staff has found this criterion has been 
met. 
 

Section 21.02.140 of the Grand Junction Zoning and Development Code states that the 
City may rezone property if the proposed changes are consistent with the vision, goals 
and policies of the Comprehensive Plan. 
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The Comprehensive Plan Future Land Use Map designates the property as 
Commercial/Industrial.  The request for I-1 zone district is consistent with the 
designation and works to implement the Comprehensive Plan. Further, the zoning 
request is consistent with the following goals and policies of the Comprehensive Plan: 
 

Goal 1 / Policy A.:  Land use decisions will be consistent with the Future Land 
Use Map. 
Goal 12 / Policy B:  The City will provide appropriate commercial and industrial 
development opportunities.   

 
Section 21.02.160(f)  
Section 21.02.160(f) of the Grand Junction Municipal Code, states that the zoning of an 
annexation area shall be consistent with the adopted Comprehensive Plan and the 
criteria set forth. The Comprehensive Plan shows this area to develop in the 
Commercial/Industrial category.  The Applicants’ request to zone the property to I-1 is 
consistent with the Comprehensive Plan.   

 
VI. STAFF RECOMMENDATION AND FINDINGS OF FACT 
After reviewing the Zoning of the York Annexation, ANX-2018-110, a request to zone 
the 5.943-acre property to the I-1 zone district, the following findings of fact have been 
made:  
 

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

5. More than one of the applicable review criteria in Section 21.02.140 of the Grand 
Junction Municipal Code have been met. 
 

6. The applicable review criteria in Section 21.02.160(f) of the Grand Junction 
Municipal Code have been met. 

 
Therefore, Staff recommends approval. 

 
VII. RECOMMENDED MOTION 
Madam Chairman, on the York Annexation Zoning application, ANX-2018-110, I move 
that the Planning Commission forward to the City Council a recommendation of 
approval of the I-1 zone district with the findings of facts as listed in the staff report. 
 
Attachments: 
 

12. Site Location Map 
13. Comprehensive Plan Future Land Use Map 
14. City / County Existing Zoning Map 
15. Site Photos 
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2122 H Road looking north 
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Attach 5 
 
 
 
 
EXHIBIT LIST 
 

 

TIARA RADO EAST REZONE                        FILE NO. CPA-2018-182; RZN-2018-181 
 

Exhibit Item  Description 
1 Staff Report dated April 24, 2018 
2 Public Comment 
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PLANNING COMMISSION AGENDA ITEM 
 
Project Name: Tiara Rado East Comprehensive Plan Future Land Use Map 
Amendment and Rezone 
Applicant:City of Grand Junction 
Representative:Rob Schoeber, Parks and Recreation Director 
Address: 2064 South Broadway 
Zoning:Proposed Estate Designation and R-2 (Residential, 2 units/acre) 
Zoning 
Staff:Kathy Portner, Community Services Manager 
File No.CPA-2018-182; RZN-2018-181 
Date:April 24, 2018 
 
 
 
I. SUBJECT 
Consider a request for a Comprehensive Plan Amendment and Rezone to change the Future Land Use 
Map designation to “Estate” and rezone to R-2 (Residential, 2 du/acre) 37 acres located at 2064 South 
Broadway.  
 
II. EXECUTIVE SUMMARY 
The City owns 80 acres at 2064 South Broadway across from the Tiara Rado Golf Course.  
Approximately half of the property is being used for the existing driving range and irrigation ponds.  The 
City intends to sell 37 acres of the unused property for purposes of future development and is requesting 
to change the Future Land Use Map designation from “Park” to “Estate” and rezone the property from 
CSR (Community Services and Recreation) to R-2 (Residential, 2 du/acre).   
 
III.  BACKGROUND 
The City owns 80 acres at 2064 South Broadway; the property is across from the Tiara Rado Golf 
Course.  Approximately half of the property is being used for the existing driving range and irrigation 
ponds.  The property was purchased in 1993 for possible expansion of the Golf Couse.  The driving 
range and irrigation ponds were completed in 1999.  In 2006 a private developer proposed a residential 
development in conjunction with a possible expansion of the Golf Course.  With the downturn in the golf 
market and the prior development proposal being non-viable, the City has determined that an expansion 
will not occur and is proposing to sell 37 acres for residential development.   
 
Notwithstanding that the property has never been planned or programmed as a park or for a park use, the 
Comprehensive Plan/Future Land Use designation for the property is “Park.” Plans for this site have 
never included traditional community park development, but rather a combination of residential 
development with limited golf expansion.  The property was purchased through the golf fund, an 
enterprise account that is held separate from the City’s General Fund, for the sole purpose of supporting 
the very specific activity of golf.  In the event that another community use was desired for this property, it 
would require a purchase from the golf fund.  The “Park” designation in the Comprehensive Plan would 
be more appropriately applied to an active park or recreation site with significant public access.  The 
“Park” FLU designation on this property reasonably may be found to be in error.  Because expansion of 
the golf course will not occur, the Park FLU designation is not valid and staff recommends the FLU Map 
be changed to “Estate.”  The properties surrounding the 37 acres are designated “Estate” by 
Comprehensive Plan/ Future Land Use map.     
 
In addition to the Future Land Use Map, the Comprehensive Plan also includes a 
Blended Residential Land Use Categories Map (“Blended Map”).  The Blended Map 
shows residential densities in three categories, Low, Medium and High and within each 
of those categories, although the zoning densities of each parcel may be different, 
compatibility is apparent because all uses are residential.  The Blended Map    
provides some flexibility to accommodate residential market preferences and trends, 

Exhibit 1 
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streamline the development process and support the Comprehensive Plan’s vision of 
providing for a mix of housing types by recognizes that use not specific density is an 
important consideration in determining compatibility.   Having some “overlap” of zoning 
all within same residential use category allows for a mix of density for an area while still 
being compatible with adjacent development.  The area surrounding the 37 acres is 
designated as Residential Low (maximum of 5 du/acre) on the Blended Map.   
 
The property is currently zoned CSR (Community Services and Recreation), as is all of the Tiara Golf 
property.   The Zoning and Development Code defines uses in the CSR zone district to include parks, 
open space, schools, libraries and recreational facilities, as well as environmentally sensitive areas.  
Because the intended use of the 37 acres is proposed to change, a rezone is being requested.  With 
rezoning the property will be offered for residential development.   
 
Properties to the north and east are not in the City limits – the County zone designations on those are 
RSF-4 (Residential Single Family, 4 du/acre.) Properties to the south (across Desert Hills Road) are in the 
City limits and are zoned R-E (Residential Estate, 1 du/acre).   
 
IV.  NOTIFICATION REQUIREMENTS 
As required by § 21.02.080 (e) of the Zoning and Development Code a Neighborhood Meeting was held 
on January 29, 2018.  Fifty people attended the meeting along with City Staff.  The City presented 
information on the history of the property, the proposal to sell a portion of the property and the proposed 
rezone.  Many concerns were voiced by those in attendance, including keeping the property in public 
ownership, the need for parks and open space in the area, the proposed zoning density being too high, 
not being compatible with the surrounding area and traffic issues.   
 
Notice was provided in accordance with §21.02.080 (g) of the Zoning and Development Code. On April 
13, 2018 notice of the application was mailed to property owners within 500 feet of the subject property.  
An application sign was posted on the property on or before April 13, 2018 and notice of the public 
hearing was published April 17, 2018 in the Daily Sentinel.   
 
V. ANALYSIS – Comprehensive Plan Amendment 
Pursuant to §21.02.130 the City may amend the Comprehensive Plan 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 subject property is currently within the Future Land Use category of “Park”. The “Park” 
designation is for active park and recreation sites with significant public access.  When the 
Comprehensive Plan was adopted in 2010, the entire 80 acres was considered for expansion of golf 
facilities.  It has now been determined that the eastern 37 acres will not be developed as a golf 
course and the City desires to sell the property for development.  Therefore, Staff finds this criterion 
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 majority of the development that has occurred since the adoption of the 
Comprehensive Plan is south and west of South Broadway, adjacent to Tiara Rado 
Golf Course.  The character and/or condition of the area adjacent to the Golf 
Course has seen significant development ranging in density from approximately 4 
du/acre to 12 du/acre. While the area directly adjacent to the property has had very 
little development activity, the proximate area as a whole (within ½ to ¼ mile) has 
seen significant development and therefore, Staff finds that this criterion has been 
met. 
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(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 future use as allowed with the Estate future land use 
designation; an 8-inch Ute water line, with fire hydrants, is in Desert Hills Road and 
sanitary sewer is also available in Desert Hills Road.  Xcel Energy provides electric 
and gas. A neighborhood commercial center, including an office complex, bank, 
medical clinic, veterinary clinic, convenience store and car wash is located at 
Highway 340 and the Redlands Parkway.  In addition, Fire Station No. 5 is located 
within 2 miles of the property and the property is located nearby to Broadway 
Elementary School, Redlands Middle School and Wingate Elementary School. Staff 
finds 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 

 
This larger area of the Redlands, south of Highway 340, between Monument Road 
and 20 Road where it adjoins the Cooperative Planning Area (Buffer), has a variety 
of Future Land Use designations, from Rural (1 du/5 acres) to Residential Medium 
High (8-16 du/acre to accommodate a variety of residential densities and housing 
types.  Because of the variety of designations in the proximate area, Staff finds that 
there is not an inadequate supply of any one designation and 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 amendment to the Comprehensive Plan Future Land Use Map to Estate is consistent 
with the designation of the surrounding properties and would allow for consideration of Residential 
zoning and development compatible with the surrounding area.  
 
The community will derive benefits from the proposed amendment by creating an opportunity for 
future residential development on this property which will provide additional residential housing 
opportunities for residents of the community. The property is 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, 
staff finds that this criterion has been met.   

 
This Comprehensive Plan amendment request is consistent with the following vision, goals and/or 
policies of the Comprehensive Plan. 
 
Guiding Principle 3:  Housing Variety—allow, encourage more variety in housing types (more than just 
large lot single family homes) that will better meet the needs of our diverse population—singles, couples, 
families, those just starting out, children who have left home, retirees, etc. 
 

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. 
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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 A:  In making land use and development decisions, the City will balance the  
needs of the community. 
 

Policy B:  Encourage mixed-use development and identification of locations for increased density. 
 

Policy C: Increasing the capacity of housing developers to meet housing demand. 
 
VI. ANALYSIS--Rezone 
Pursuant to §21.02.140 (a) of the Zoning and Development Code, the City may rezone property if the 
proposed changes are consistent with the vision, goals and policies of the Comprehensive Plan and must 
meet one or more of the following rezone criteria as identified:    

 
(1) Subsequent events have invalidated the original premises and findings; 
and/or 
 
The current zoning of CSR reflects the ownership and intended use of the 
property for expansion of the golf facilities.  The request to amend the Future 
Land Use designation to Estate would allow for the rezone to R-2.  In addition to 
the Future Land Use Map, the Comprehensive Plan also includes a Blended 
Residential Land Use Categories Map (“Blended Map”).  The Blended Map 
combines compatible residential densities in 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 for a 
mix of density for an area without being limited to a specific land use designation, 
while still being compatible with adjacent development.  The surrounding area is 
designated as Residential Low (maximum of 5 du/acre) on the Blended Map.   
 
The Future Land Use designation of Estate in conjunction with the Blended Map 
designation of Residential Low, allows for consideration of zoning of up to five 
dwelling units per acre. Therefore, the request to amend the Future Land Use 
designation to Estate would allow for the rezone to R-2 which has no minimum 
density be has a maximum density of 2 dwelling units per acre 
 
The determination that the 37 acres will not be developed for public purposes 
and the adoption of the Blended Map in 2010 are subsequent events that have 
invalidated the original zoning of CSR.  Staff therefore finds this criterion 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 majority of the development that has occurred since the adoption of the 
Comprehensive Plan is south and west of South Broadway, adjacent to Tiara 
Rado Golf Course.  The character and/or condition of the area adjacent to the 
Golf Course has seen significant development ranging in density from 
approximately 4 du/acre to 12 du/acre. While the area directly adjacent to the 
property has had very little development activity, the proximate area as a whole 
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(within ½ to ¼ mile) has seen significant development and therefore, Staff finds 
that this criterion 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 future use as allowed with the Estate 
future land use designation; an 8-inch Ute water line, with fire hydrants, is in 
Desert Hills Road and sanitary sewer is also available in Desert Hills Road.  
Xcel Energy provides electric and gas. A neighborhood commercial center, 
including an office complex, bank, medical clinic, veterinary clinic, convenience 
store and car wash is located at Highway 340 and the Redlands Parkway.  In 
addition, Fire Station No. 5 is located within 2 miles of the property and the 
property is located nearby to Broadway Elementary School, Redlands Middle 
School and Wingate Elementary School. Staff finds 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 
 
This larger area of the Redlands, south of Highway 340, between Monument 
Road and 20 Road where it adjoins the Cooperative Planning Area, has many 
different Future Land Use designations and zone districts, from R-R (Residential 
Rural) to R-12 (Residential, 12 du/acre) to accommodate a variety of residential 
densities and housing types.  While there is a variety of zone district 
designations in the proximate area, there is very little R-2 zoning; therefore, Staff 
finds that there is an inadequate supply of the R-2 zone district and as a result 
this criterion has been met. 
 
(5) The community or area, as defined by the presiding body, will derive benefits from the 
proposed amendment. 
 
The community will derive benefits from the proposed rezone by creating an opportunity for future 
residential development on this property which will provide additional residential housing 
opportunities for residents of the community. The property is 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.  
 
The proposed R-2 zoning will provide a transition from the higher densities surrounding the Tiara 
Rado Golf Course to the large lot development to the south and east.  Staff finds this criterion 
has been met.  
 

Section 21.02.140 of the Grand Junction Zoning and Development Code states that the City may rezone 
property if the proposed changes are consistent with the vision, goals and policies of the Comprehensive 
Plan. 
 
This rezone request is consistent with the following vision, goals and/or policies of the Comprehensive 
Plan: 
 
Guiding Principle 3:  Housing Variety—allow, encourage more variety in housing types (more than just 
large lot single family homes) that will better meet the needs of our diverse population—singles, couples, 
families, those just starting out, children who have left home, retirees, etc. 
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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 A:  In making land use and development decisions, the City will balance the  
needs of the community. 
 

Policy B:  Encourage mixed-use development and identification of locations for increased density. 
 

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

 
VII. STAFF RECOMMENDATION AND FINDINGS OF FACT 
After reviewing the Tiara Rado East Comprehensive Plan Amendment and Rezone (CPA-2018-182 and 
RZN-2018-181) a request to change the Future Land Use Map designation to “Estate” and rezone to R-2 
(Residential, 2 du/acre) 37 acres, located at 2064 South Broadway, the following findings of fact have 
been made:  
 

7. The requested Comprehensive Plan Amendment and Rezone is consistent with the goals and 
policies of the Comprehensive Plan. 
 

8. More than one of the applicable review criteria in §21.02.130 of the Grand Junction Municipal 
Code have been met. 
 

9. More than one of the applicable review criteria in §21.02.140 of the Grand Junction Municipal 
Code have been met. 
 

Therefore, Staff recommends approval. 
 
VIII. RECOMMENDED MOTION 
 
The Planning Commission may approve, approve with conditions, deny or continue these requests. Staff 
recommends the Planning Commission consider two separate motions for the consideration of the two-
part request for the amendment of the Comprehensive Plan and the Rezone, as follows: 
 
Madam Chairman, on the request to amend the Comprehensive Plan as presented in file CPA-2018-182, 
I move that the Planning Commission forward a recommendation of approval for a Comprehensive Plan 
Amendment to change the Future Land Use Map designation from "Park” to “Estate" on the 37 acres 
located at 2064 South Broadway with the findings of fact as listed in the staff report. 
 
Madam Chairman, on the request to Rezone the subject property as presented in file RZN-2018-181, I 
move that the Planning Commission forward a recommendation of approval for a Rezone from CSR 
(Community Services and Recreation) to R-2 (Residential, 2 du/acre) on the 37 acres located at 2064 
South Broadway with the findings of fact as listed in the staff report. 
 
Attachments: 
 

16. Site Location Map 
17. Comprehensive Plan Future Land Use Map 
18. City / County Existing Zoning Map 
19. Site Photos
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Desert Hill Road looking west 

Tiara Rado East Property 
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East end of property looking north 

Tiara Rado East Property 
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