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PLANNING COMMISSION AGENDA 

CITY HALL AUDITORIUM, 250 NORTH 5TH STREET 

 

TUESDAY, AUGUST 28, 2018, 6:00 PM 
 

Call to Order - 6:00 P.M. 

 

1.  Minutes of Previous Meetings Attach 1 

Action:  Approve the minutes from the July 24, 2018 meeting. 

2.  Monument Waste Easement Vacation Attach 2  

 FILE # VAC-2018-356 

 

Consider a request for the vacation of an ingress, egress and utility easement. 

 

Action: Recommendation to City Council 

 

Applicant: Monument Waste – Dan Kirkpatrick 

Location: 2410 Blue Heron Road 

Staff Presentation: Kristen Ashbeck 

 

 

3.  TJ Cruisers Conditional Use Permit Attach 3  

 FILE # CUP-2018-390 

 

Consider a request for a Conditional Use Permit to allow a tavern with greater than 25% 

gross sales of alcohol on 2.349474 acres in a C-1 (Light Commercial) zone district. 

 

Action: Final Decision 

 

Applicant: Tiara Knoblich and James Hadrath 

Location: 2692 Highway 50, Units O, Q, and S 

Staff Presentation: Lori Bowers 

http://www.gjcity.org/


Planning Commission August 28, 2018 

4.  RESCHEDULED BY STAFF TO SEPTEMBER 11, 2018 - Mosaic Planned 

Development, Zoning, Zone of Annexation, Comprehensive Plan Amendment and 

Plat Vacation  

  

 FILE # PLD-2017-562 

 FILE # VAC-2017-561 

 

Consider a request for multiple actions including the following: 

1) A Comprehensive Plan Future Land Use Amendment from Commercial Industrial 

to Residential High and Residential Medium and Residential Medium Low on 

approximately 30 acres located within the Twenty Three Park Plaza Filing No. 

One Replat, and changes to the Future Land Use Map boundaries for Residential 

Medium and Residential Medium Low designations on approximately 40 acres 

located at 789 23 Road; 

2) A rezone to Planned Development (PD) with default zones of R-8 and R-24 for 

the Twenty Three Park Plaza Filing No. One Replat property; 

3) A Zone of Annexation to Planned Development (PD) with default zones of R-8 

and B-1 for the property located at 793 23 Road known as the Taurus Park Plaza 

Annexation; 

4) An Outline Development Plan (ODP) for mixed use development on 

approximately 70 acres including the Twenty Three Park Plaza Filing No. One 

Replat and the property located at 793 23 Road; and 

5) Vacation of a plat known for the property known as Twenty Three Park Plaza 

Filing No. One Replat consisting of 30.85 acres including 30 lots, rights-of-way 

and easements. 

 

Action: Recommendation to City Council 

 

Applicant: Club Deal 113/114 Park Plaza – Douglas Gilliland 

Location: 789 23 Road and the property located between 789 23 Road 

and I-70, west of 23 Road 

Staff Presentation: Dave Thornton 

 

 

Other Business 

 

Adjournment 

 



 
 

Attach 1 
 

GRAND JUNCTION PLANNING COMMISSION 
July 24, 2018 MINUTES 
6:00 p.m. to 7:10 p.m. 

 
The meeting of the Planning Commission was called to order at 6:00 p.m. by Chairman 
Reece.  
 
Those present were Planning Commissioners Christian Reece, Kathy Deppe, Keith 
Ehlers, George Gatseos, Andrew Teske, Steve Tolle and Bill Wade. 
 
Also present were Community Development Department–Tamra Allen, (Community 
Development Director), Scott Peterson (Senior Planner) and David Thornton, (Principal 
Planner). 
 
Deputy City Attorney Jamie Beard and Secretary Lydia Reynolds. 
 
There were approximately 5 citizens in attendance during the hearing. 
 
1. Minutes of Previous Meetings 
 

Action: Approve the minutes from the June 26th 2018  
 

Chairman Reece asked for a motion to approve the minutes. 
 
Commissioner Teske moved to approve the minutes as written.  
 
Commissioner Wade seconded the motion. The motion passed unanimously by a vote 
of 7-0. 
 
Chairman Reece explained the purpose of the meeting and outlined the order of the 
public hearing.  

 
* * * INDIVIDUAL CONSIDERATION * * * 

 
2.  Dual Immersion Academy FILE # VAC-2018-188 

Consider a request to vacate a sanitary sewer easement located at 552 West Main 

Street. 

 
The applicants, Mesa County School District 51, were represented by Mark Austin, 
(Austin Civil Group). 
 
Chairman Reece began by asking if the required public notice was given pursuant to the 
City’s noticing requirements. Mr. Thornton replied in the affirmative. 
 



 

 
Staff Presentation 

Dave Thornton (Principal Planner) stated that this request is to vacate a sanitary sewer 

easement located at 552 West Main Street. The applicant for this request is Mesa 

County School District 51. 

 
Applicants Presentation 
The Applicant’s representative was present and offered to answer any questions that 
came up.  
 
Public Comment 
Chairman Reese opened the public hearing for public comment. No comment was 
received.  
 
Commissioner Discussion 
Commissioner Gatseos noted that he agreed with the staff report. 
 
Motion and Vote 
Commissioner Gatseos moved to recommend approval to City Council. 
 
Commissioner Wade seconded the motion. The motion passed unanimously by a vote 
of 7-0. 

3.  River Walk Subdivision                             FILE # RZN-2018-273 

Consider a request to rezone 9.37 acres from R-4 (Residential - 4 du/ac) to R-8 
(Residential - 8 du/ac) located at 3125 D Road.  

 

The applicant, Dustin Gehrett (3125 D Road LLC) was present and represented by 
Tracy States, River City Consultants.  
 

Chairman Reece began by asking if the required public notice was given pursuant to the 
City’s noticing requirements. Mr. Peterson replied in the affirmative. 
 
Staff Presentation 
Mr. Peterson stated that the request is to consider a request to vacate a platted 
walkway located in the Darla Jean Subdivision. The applicant for this request is Dustin 
Gehrett (3125 D Road LLC).  
 
Applicants Presentation 
The Applicant’s representative was present and offered to answer any questions that 
came up. 
 
Public Comment 
Chairman Reese opened the public hearing for public comment. No comment was 
received.  



 

 
Questions for Staff 
Mr. Peterson addressed questions from the Planning Commission regarding possible 
traffic concerns that were brought up at the neighborhood meeting. 
 
Motion and Vote 
Commissioner Wade moved to recommend approval to City Council. 

 
Commissioner Teske seconded the motion. The motion passed by a vote of 7-0.  
 
4.  Short Term Rentals FILE # ZCA-2018-316 
Consider a request to amend Sections 21.04.030(h), 21.10.020, 21.04.010 and 
21.06.050 of Title 21, allowing and regulating Short Term Rentals and incorporating Bed 
and Breakfasts as Short Term Rentals.  
 
The applicant was the City of Grand Junction. 
 
Chairman Reece began by asking if the required public notice was given pursuant to the 
City’s noticing requirements. Ms. Allen replied in the affirmative. 
 
Staff/Applicant Presentation 
Ms. Allen stated that the request is to consider a request to amend Sections 
21.04.030(h), 21.10.020, 21.04.010 and 21.06.050 of Title 21, allowing and regulating 
Short Term Rentals and incorporating Bed and Breakfasts as Short Term Rentals.  
 

Public Comment 

Chairman Reese opened the hearing for public comment. The following citizen provided 
comments: Abram Herman. 
 
Questions for Staff 
Ms. Allen addressed questions from the Planning Commission regarding the nature of 
the changes and owner occupied vs non-owner occupied status.  
 
Commissioner Discussion 
Commissioner discussion included the need to address short term rentals in the code, a 
brief background of the committee work leading up to this proposal and lodging tax. 
 
Motion and Vote 
Commissioner Wade moved to recommend approval to City Council.  
 
Commissioner Gatseos seconded the motion. The motion passed unanimously by a 
vote of 7-0.  
 
5.  Greater Downtown Plan AmendmentFILE # ZCA-2018-317 

Consider a request to amend Sections 24.12.130, 24.12.140, 24.12.160, Section 

24.12.170 and 24.12.180 of Title 24, modifying design standards and guidelines in the 



 

Transitional and Residential areas of the Greater Downtown Overlay. 

 

The applicant was the City of Grand Junction. 
 
Chairman Reece began by asking if the required public notice was given pursuant to the 
City’s noticing requirements. Ms. Allen replied in the affirmative. 

 

Staff/Applicant Presentation 
Ms. Allen stated that the request is to consider a request to amend Sections 24.12.130, 
24.12.140, 24.12.160, Section 24.12.170 and 24.12.180 of Title 24, modifying design 
standards and guidelines in the Transitional and Residential areas of the Greater 
Downtown Overlay.  
 
Questions for Staff 
Ms. Allen addressed questions from the Planning Commission regarding the approach 
and conclusions of the assessment.  
 
Public Comment 

Chairman Reese opened the public hearing for public comment. No comment was 
received.  
 
Commissioner Discussion 
Commissioner discussion included commending the staff on the work involved with the 
public hearings that were conducted, acknowledgement that the original plan has held 
up well and that the amendments proposed should fine tune the document.  
 
Motion and Vote 
Commissioner Teske moved to recommend approval to City Council.  
 
Commissioner Wade seconded the motion. The motion passed unanimously by a vote 
of 7-0. 
 

6. Voting procedures/organization revisionsFILE # ZCA-2018-335 

Consider a request to amend certain text in Chapters 1, 2 and 7 of Title 21, to establish 

voting procedures of the Planning Commission and to simplify, clarify and better 

organize other text describing the authority of the zoning and development 

decision-making bodies. 

 
The applicant was the City of Grand Junction. 
 
Chairman Reece began by asking if the required public notice was given pursuant to the 
City’s noticing requirements. Ms. Allen replied in the affirmative. 

 

 



 

Staff/Applicant Presentation 
Ms. Allen stated that the request is to consider a request to amend certain text in 
Chapters 1, 2 and 7 of Title 21, to establish voting procedures of the Planning 
Commission and to simplify, clarify and better organize other text describing the 
authority of the zoning and development decision-making bodies.  
 
Public Comment 

Chairman Reese opened the public hearing for public comment. No comment was 
received.  
 
Motion and Vote 
Commissioner Wade moved to recommend approval to City Council. 
 
Commissioner Teske seconded the motion. The motion passed unanimously by a vote 
of 7-0. 
 
Other Business 
None 
 

Adjournment 
The meeting was adjourned at 7:10 PM 
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EXHIBIT LIST 
 
 

MONUMENT WASTE EASEMENT VACATION            FILE NO. VAC-2018-356 
 

Exhibit Item  Description 

1 Monument Waste Easement Vacation Information Submitted by 
Applicant 

2 Staff Report dated August 28, 2018 

3 PowerPoint Presentation dated August 28, 2018 
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PLANNING COMMISSION AGENDA ITEM 
 
Project Name: Monument Waste Public Utility Easement Vacation 
Applicant: Monument Waste 
Representative:Ted Ciavonne, Ciavonne, Roberts and Associates 
Location:  2410 Blue Heron Road 
Existing Zoning: I-2 (General Industrial) 
Staff:Kristen Ashbeck, Senior Planner 
File No.VAC-2018-356 
Date:August 28, 2018 
 
 
I. SUBJECT 
Consider a request to vacate a public utility easement on the property located at 2410 Blue Heron Road.   
 
II. EXECUTIVE SUMMARY 
The Applicant, Grand Valley Land Company, LLC is requesting the vacation of a public utility easement 
on the property located at 2410 Blue Heron Road. The Applicant is currently in the process of completing 
construction of a recycle facility for which a Conditional Use Permit was granted in September 2017.  The 
Applicant recently acquired a vacant .99-acre parcel (2405 Blue Heron Road) adjacent to the southwest 
corner of the 2410 Blue Heron Road property.  The provision for utility services to this parcel was initially 
to be via this dedicated public easement that runs along the southern boundary of the 2410 Blue Heron 
Road property.  Since the Applicant is in the process of replatting the two properties into a single 
property whereby utility services can be provided within the combined parcel, there is no longer a need 
for the utility easement to serve the parcel at 2405 Blue Heron Road.  There are no utilities located within 
the easement that is requested to be vacated.  
 
III.  BACKGROUND 

The owner of the subject property is Grand Valley Land Company, LLC, and the project 

underway is known as the Monument Waste Services Recycling Facility.  The developer is close to 
completing the construction of this recycle transload and processing facility in an I-2 zone district.  A 
Conditional Use Permit for a recycling facility was approved by Planning Commission on September 26, 
2017 and a Site Plan Review was approved administratively on February 15, 2018.   

 
During the various processes noted above, Grand Valley Land Company, LLC, acquired an additional .99-
acre property at 2405 Blue Heron Road (parcel 2945-092-00-130), previously known as the Coorstec 
parcel.  With this acquisition and pending lot consolidation, the Applicant is requesting vacation of the 
public utility easement that is no longer needed to provide utility services to the property at 2405 Blue 
Heron Road.  The Applicant is proposing to construct weight scales in the area of the utility easement 
proposed to be vacated.  
 
The Applicant is currently processing a simple subdivision review to combine the noted two properties 
(2410 and 2405 Blue Heron Road into one parcel, while creating a separate parcel that is being dedicated 
to the City of Grand Junction per the Condition of Approval for the CUP).  This Simple Subdivision will 
create a City-owned parcel of 1.32 acres referred to as Lot 1, and a 6.55-acre parcel referred to as Lot 2.  
 
There are three other easements on this property that appear on the attached drawings provided by the 
Applicant that are not being impacted by this vacation request.  The first is a private 30-foot Ingress 
Egress easement, the second, a 20-foot Railroad and Utility Easement along the eastern property line for 
an existing rail spur, and the third is a 30-foot Sanitary Sewer and Utility Easement that crosses the 
western end of the 30-foot ingress, egress and utility easement requested to be vacated.   
 

Exhibit 2 
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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 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 July 18, 2018. The notice of this public hearing was published August 
21, 2018 in the Grand Junction Daily Sentinel.   
 
V.  ANALYSIS 
Pursuant to Section 21.02.100 of the Zoning and Development Code, the vacation of the 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 public 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 public 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 public 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 public utility easement that is requested to be vacated no longer protects utilities provided 
to the .99-acre parcel that has been acquired and is being combined with the adjacent parcel.  
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.  

 
The application was reviewed by all potentially-affected utilities and there were no concerns 
raised with the vacation request.  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 these properties without the need for this public 
utility easement since as no utilities are located within the easement.  No facilities and services 
will be impacted or inhibited by this request.  Staff has therefore found this request to conform 
with this criterion. 
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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 unnecessary 
encumbrance on the property and allow the area to be used for development of the new use on 
the property (construction of weight scales in the area of the vacated easement) and become a 
viable industrially-developed property, contributing to the City economy.  Staff finds this 
request conforms with this criterion. 

 
VI. STAFF RECOMMENDATION AND FINDINGS OF FACT 
 
After reviewing VAC-2018-356, a request to vacate a public utility easement located on the property at 
2410 Blue Heron Road, the following findings of fact were made: 
 

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

 
Therefore, staff recommends approval of the request to vacate the public utility easement. 
 
VII. RECOMMENDED MOTION 
 
Madam Chairman, on the request to vacate a public utility easement located on the property at 2410 Blue 
Heron Road, file number VAC-2018-356, 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. Excerpt of Proposed Monument Waste Subdivision Plat 
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MONUMENT WASTE IMPROVEMENT SURVEY 

Recently-Acquired 
.99-acre Parcel 

Railroad and Utility 
Easement Not Vacated 
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EXCERPT PROPOSED MONUMENT WASTE SUBDIVISION 

Recently-Acquired 
.99-acre Parcel 
Combined with 2410 
Parcel 

To be Deeded to City 
per Condition of CUP 
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 EXHIBIT LIST 
 

TJ Cruisers – Request for Conditional Use Permit – bar/tavern 

Exhibit Item # Description 

1 Application Binder dated July 2, 2018 

2 Staff Report dated August 28, 2018 

3 PowerPoint Presentation dated August 28, 2018 

  

  
  

  

 
  

Date:  August 28, 2018 

Staff:  Lori Bowers 

File #: CUP-2018-390 
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PLANNING COMMISSION AGENDA ITEM 
 

Project Name: Conditional Use Permit for TJ Cruisers Bar 
Applicants:James Hadrath and Tiara Knoblich 
Representative:Tiara Knoblich, 
Address: 2692 Highway 50, Units Q, S, and O 
Zoning:C-1 (Light Commercial) 
Staff:Lori V. Bowers 
File No.CUP-2018-390 
Date:August 28, 2018 
 
 
 
I. SUBJECT 
Consider a request for a Conditional Use Permit (CUP) for the property located 2692 
Highway 50, Units Q, S and O, to allow a bar/nightclub where the sale of alcoholic 
beverages will comprise more than 25% of the gross receipts in a C-1 (Light Commercial) 
zone district. 
 
II. EXECUTIVE SUMMARY 
The Applicants are requesting approval of a Conditional Use Permit to allow a 
bar/nightclub to be called TJ Cruisers Bar in an existing building located at 2692 
Highway 50, Orchard Mesa Plaza.  Three adjoining units (Q, S and O) will be combined 
into one unit for the proposed neighborhood bar.  The shopping center is west of the 
Maverick convenience store and east of the True Value hardware store on the north 
side of Highway 50.  There is a standalone Subway sandwich shop on the property as 
well as two restaurants, a computer store and a laundromat. The Zoning and 
Development Code requires a Conditional Use Permit for a bar/nightclub use where the 
sale of alcoholic beverages will comprise more than 25% of the gross receipts in a C-1 
zone district. 
  
III.  BACKGROUND 
The Applicants are requesting approval of a Conditional Use Permit for a neighborhood 
bar in the Orchard Mesa Plaza shopping center, an existing building that was 
constructed in 1981. The Applicants intends to lease approximately 4,200 square feet 
that will be occupied by the bar and is also proposing to use 720 square feet of the 
existing front patio area for outdoor seating. The owners of the bar currently operate a 
location off of Horizon Drive.  This location of TJ Cruisers Bar would be a second 
location for the Applicants.   
 
The bar is planned to be located in the existing shopping center in three units that are 
currently vacant, previously occupied by a tanning salon, shipping and packing store 
and an office use. No exterior additions or remodeling is planned beyond adding 
landscaping and a portion of sidewalk to the site.  All other improvements will be in the 
interior of the unit for the purposes of conversion into a bar excluding the addition of 

Exhibit 2 
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fencing to the existing perimeter of the small patio area located at the front entrance 
(see photo page 13) to be in compliance with State liquor laws.   
 

In addition to alcoholic beverages, TJ Cruisers will also serve small personal pan pizzas 
but do not anticipate any additional food service.  No live music is planned for this 
business.  The business will be a neighborhood sports bar with pool tables and large 
screen televisions for sporting events. The hours of operation will be late afternoon until 
midnight on weekdays and closing at two o’clock on the weekends. 

The Applicants have stated they have a good working relationship with the City Police 
and Mesa County Sheriff’s departments. In addition, at their existing location they work 
with three different cab services to get their patrons home safely if need be and plan on 
the relationships with these cab services to continue.  All employees of the bar will be 
trained through the City’s alcohol awareness program.  

 
 
IV.  NOTIFICATION REQUIREMENTS 
A Neighborhood Meeting was held on August 2, 2018 consistent with the requirements 
of Section 21.02.080 (e) of the Zoning and Development Code.  Four citizens attended 
the meeting that was held at the proposed location, along with the Applicants, property 
owners and city staff.  The Applicants discussed the proposed request and how the 
plans to operate the business if the CUP is approved.  Area residents who attended did 
not express any major concerns with the proposal and agreed that it would help revive 
the shopping center.  Their concerns were focused on the speed of traffic on 27 Road 
and transients in the area. To date, the City has not received any public comments 
concerning the proposed use.    
 
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 August 16, 2018. The subject property was posted with application 
signs on July 23, 2018 and notice of the public hearing was published August 17, 2018 
in the Grand Junction Sentinel.  Out of 57 notices sent, four citizens attended. 
 
V. ANALYSIS 
The review of a conditional use permit is subject to both the General Approval Criteria 
for all Permits requiring a public hearing (Section 21.02.080(d)) as well as the specific 
review criteria for Conditional Use Permits. 
 

(d)    General Approval Criteria. No permit may be approved unless all of the following 

criteria are satisfied: 

(1)    Compliance with the Comprehensive Plan and any applicable adopted plan. 

The site is currently zoned C-1 (Light Commercial) with the Comprehensive Plan 

Future Land Use Map identifying this area as Commercial. The proposed land use 

furthers Goal 6 of the Comprehensive Plan: “Land use decisions will encourage 
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preservation and appropriate reuse”.  The renovation and reuse of these units will 

further this Comprehensive Plan goal by appropriately reusing the existing 

building. In addition, the use as a neighborhood bar/tavern is viewed as a 

complimentary use to the surrounding businesses that include multiple restaurants 

nearby. Staff finds this request is in compliance with the Comprehensive Plan. 

(2)    Compliance with this zoning and development code. 

The site meets the standards of the C-1 zone including the site not having outdoor 

storage or display with the proposed use. The building was constructed in 1981 

and continues to meet the bulk standards required for this district.  Staff finds this 

request is in compliance with the Zoning and Development Code. 

(3)    Conditions of any prior approvals. 

There are no conditions of prior approvals regarding this site/property therefore 

staff finds this criterion to be met.  

(4)    Public facilities and utilities shall be available concurrent with the 

development. 

Public facilities and utilities have been in place for these units since building 

construction in 1981.  No additional demand for public facilities or utilities is 

anticipated, therefore staff finds this criterion has been met.  

(5)    Received all applicable local, State and federal permits. 

The Applicant will be required to obtain a liquor license through the State and City 

to operate their business. In order to obtain the license, the Applicants must first 

obtain a Conditional Use Permit through this CUP application and review process.  

Should this CUP application be approved, the Applicants may then obtain a tavern 

license to be incompliance with the City’s Zoning and Development Code and 

State law. Operation as a bar is subject to their ongoing maintenance of a liquor 

license under State and Local laws. The occupancy load will be equal or less than 

99 people.  

 
Pursuant to Section 21.02.110 (a) of the Grand Junction Zoning and Development 
Code, a Conditional Use review is to provide an opportunity to utilize property for an 
activity which under usual circumstances could be detrimental to other permitted uses, 
and which normally is not permitted within the same district. A Conditional Use may be 
permitted under circumstances particular to the proposed location and subject to 
conditions that provide protection to adjacent land uses. A Conditional Use is not a use 
by right; it is one that is otherwise prohibited within a given zone district without approval 
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of a Conditional Use Permit. The application shall demonstrate that the proposed 
development will comply with the following: 

 
(1)    District Standards. The underlying zoning districts standards established in 
Chapter 21.03 GJMC, except density when the application is pursuant to GJMC 
21.08.020(c) [nonconformities]; 
 

The site is zoned C-1 (Light Commercial).  The site meets the standards of the C-
1 zone including the site not having outdoor storage or display with the proposed 
use. The C-1 performance standards require that all service entrances and loading 
areas be located only in the rear and side yard. In this existing building the service 
entrances are in the rear of the building and may be accessed from B ¾ Road.   
 
The site is currently out of conformance with the requirements of the City’s Code 
regarding landscaping. This deficiency is considered a non-conformity as it is not-
compliant due to the City’s adoption of new landscaping requirements since this 
building was constructed in 1981.  Though not a requirement of this project, the 
property owners of the shopping center will be providing new landscaping and 
sidewalks to bring the property into conformance with the Code. Staff finds this 
criterion has been met. 
 
(2)    Specific Standards. The use-specific standards established in Chapter 21.04 
GJMC; 
 

The use falls under the retail sales and service portion of the Code.  There are no 
use-specific standards for a restaurant/bar or tavern, therefore staff finds this 
criterion has been met. 
 
(3)    Availability of Complementary Uses. Other uses complementary to, and 
supportive of, the proposed project shall be available including, but not limited to: 
schools, parks, hospitals, business and commercial facilities, and transportation 
facilities. 
 

Other uses in the area are complementary to this use and include a sandwich shop 
and two restaurants. Uses that are generally not perceived as complementary such 
as schools and parks are located at least one-half mile away. Staff therefore finds 
this criterion has been met. 

 
(4)    Compatibility with Adjoining Properties. Compatibility with and protection of 
neighboring properties through measures such as: 
 

(i)    Protection of Privacy. The proposed plan shall provide reasonable visual 
and auditory privacy for all dwelling units located within and adjacent to the 
site. Fences, walls, barriers and/or vegetation shall be arranged to protect 
and enhance the property and to enhance the privacy of on-site and 
neighboring occupants; 

http://www.codepublishing.com/CO/GrandJunction/html2/GrandJunction21/GrandJunction2103.html#21.03
http://www.codepublishing.com/CO/GrandJunction/html2/GrandJunction21/GrandJunction2108.html#21.08.020
http://www.codepublishing.com/CO/GrandJunction/html2/GrandJunction21/GrandJunction2104.html#21.04
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The proposed site is within an existing building constructed in 1981 and not 
directly adjacent to a residential neighborhood.  The nearest residence is 
located behind the building, across B ¾ Road at an approximate distance of 
200 feet. The Applicants are proposing to include an existing 720 square feet 
outdoor seating area for use by its patrons.  The seating area is proposed to 
be fenced (as required by liquor laws). The Applicants and staff do not 
anticipate this outdoor use being visual or auditorily disruptive to other users 
and/or tenants of the shopping center.  At the Neighborhood Meeting, the 
adjacent restaurant owner on the west indicated that he looked forward to the 
bar opening as he felt it will compliment his business. Staff finds this criterion 
has been met. 

 
(ii)    Protection of Use and Enjoyment. All elements of the proposed plan 
shall be designed and arranged to have a minimal negative impact on the use 
and enjoyment of adjoining property; 

 

No building expansion is proposed with this application and the Applicants 
wish to utilize an existing building that previously was leased to a tanning 
salon, packing supply store and an office space.  The Applicants are 
proposing to fence the existing outdoor patio area to allow for outdoor seating 
for its patrons.  The Applicants and Staff do not anticipate that the use will 
have any negative impact on surrounding uses or the enjoyment of adjoining 
properties.  Staff finds that this criterion has been met. 

 
(iii)    Compatible Design and Integration. All elements of a plan shall coexist 
in a harmonious manner with nearby existing and anticipated development. 
Elements to consider include; buildings, outdoor storage areas and 
equipment, utility structures, building and paving coverage, landscaping, 
lighting, glare, dust, signage, views, noise, and odors. The plan must ensure 
that noxious emissions and conditions not typical of land uses in the same 
zoning district will be effectively confined so as not to be injurious or 
detrimental to nearby properties. 

 

The proposed bar will occupy three currently vacant spaces in the Orchard 
Mesa Plaza shopping center.  No additions or expansions are planned. The 
Applicant is proposing to utilize the existing front patio for outdoor seating and 
will be required to fence the patio space per the liquor license requirements.  
No other outdoor uses are planned. The existing building is an integral part 
of the Orchard Mesa Plaza mall and the proposed use will not impact the 
compatibility of design or integration. The Applicants have stated that they 
will work to ensure any potential impact to the adjacent neighborhood are 
minimized, including prohibiting excessive noise in the parking lot and patio 
area and conforming to all liquor laws. The restaurant owner directly next door 
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attended the neighborhood meeting and was happy about the business 
addition to the shopping center.  Staff has found this criterion has been met. 

 
VI. STAFF RECOMMENDATION AND FINDINGS OF FACT 
After reviewing the Conditional Use Permit application, for TJ Cruisers, CUP-2018-390, 
the following findings of fact and conclusions have been determined: 
 

1. In accordance with Section 21.02.080(d) the Application has satisfied the criteria 
for general approval.  
 

2. In accordance with Section 21.02.110 of the Zoning and Development Code, the 
application has demonstrated compliance with the criteria for a Conditional Use 
Permit.  
 

VII. RECOMMENDED MOTION 
Madam Chairman, on the application for a Conditional Use Permit for TJ Cruisers Bar, 
CUP-2018-390, I move that the Planning Commission recommend approval.  
 
Attachments: 
 

4. Site Location Map 
5. Aerial Photo Map 
6. Comprehensive Plan Future Land Use Map 
7. City Zoning Map 
8. Site Photos  
9. Site Sketch 
10. Neighborhood Meeting Minutes 
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Site 

Maverick Convenience Store 

Subway Sandwich Shop 
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Patio Area - in front of all 
three doors – to be 
fenced. 
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N 

3 shop fronts O, S, Q 



 
 

50 
 
 
 

Neighborhood Meeting Minutes from August 2, 2018 – TJ Cruisers 
 
The meeting that took place at 2692 Hwy 50 for following units Q, S, O for Cruisers Bar started at 5:34 
pm. We had a few residents who came to the meeting and asked questions about what our plans were for 
Cruisers. Some of the concerns were the noise level, we were able to speak with them and let them know 
that Cruisers Bar has a great reputation of taking care of our business as well as the surrounding area. 
We answered any doubts and were able to calm any uneasiness that they may have had. After speaking 
with them about what our bar was about they were welcoming and excited for us to be here. This bar is 
going to be the staple of the orchard mesa area and will make a for an enjoyable, safe, friendly 
community. We made it very clear if they had any questions they were able to contact us with any 
concerns and it will be taken care of. 
4 Citizens attended the meeting, the meeting was over at 6:10 pm.  
 
Sincerely, 
Tiara Knoblich 
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