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

 

TUESDAY, JUNE 26, 2012, 6:00 PM 
 

 
Call to Order 
Welcome.  Items listed on this agenda will be given consideration by the City of 
Grand Junction Planning Commission.  Please turn off all cell phones during the 
meeting. 
 
If you wish to speak, please sign in prior to coming up to the podium.  Sign in 
sheets are located on the table in the back of the auditorium.  In an effort to give 
everyone who would like to speak an opportunity to provide their testimony, we 
ask that you try to limit your comments to 3-5 minutes.  If someone else has 
already stated your comments, you may simply state that you agree with the 
previous statements made.  Please do not repeat testimony that has already been 
provided. Inappropriate behavior, such as booing, cheering, personal attacks, 
applause, verbal outbursts or other inappropriate behavior, will not be permitted. 
 
Copies of the agenda and staff reports are located at the back of the Auditorium. 
 
Announcements, Presentations and/or Prescheduled Visitors 
 
Consent Agenda 
Items on the consent agenda are items perceived to be non-controversial in 
nature and meet all requirements of the Codes and regulations and/or the 
applicant has acknowledged complete agreement with the recommended 
conditions. 
 
The consent agenda will be acted upon in one motion, unless the applicant, a 
member of the public, a Planning Commissioner or staff requests that the item be 
removed from the consent agenda.  Items removed from the consent agenda will 
be reviewed as a part of the regular agenda.  Consent agenda items must be 
removed from the consent agenda for a full hearing to be eligible for appeal or 
rehearing. 
 
1. Minutes of Previous Meetings Attach 1 

None available at this time. 
 
 

http://www.gjcity.org/


Planning Commission June 26, 2012 

2. Vodopich Subdivision – Subdivision – Extension Attach 2 
Request approval of a one-year extension of the Preliminary Subdivision Plan for 
Vodopich Subdivision, a 10-lot subdivision on 3.22 acres in an R-4 (Residential 4 
du/ac) zone district. 
FILE #: PFP-2006-243 
PETITIONER: Bill Nesheim – JBB Corporation  
LOCATION: 3023 F 1/2 Road 
STAFF: Greg Moberg 

 
3. Ute Water Tank Tower #2 – SBT Internet – Conditional Use Permit Attach 3 

Request approval of a Conditional Use Permit to allow the construction and 
maintenance of a telecommunications facility and support structure. 
FILE #: CUP-2012-276 
PETITIONER: Rex Jennings – SBT Internet 
LOCATION: 380 South Camp Road 
STAFF: Senta Costello 

 
* * * END OF CONSENT CALENDAR * * * 

 
* * * ITEMS NEEDING INDIVIDUAL CONSIDERATION * * * 

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



 

 

Attach 1 
No minutes available at this time. 
 



 

 

Attach 2 
Vodopich Subdivision 
 
CITY OF GRAND JUNCTION MEETING DATE:  July 26, 2012 
PLANNING COMMISSION PRESENTER:  Greg Moberg 
 
AGENDA TOPIC:  Vodopich Subdivision Extension – PFP-2006-243 
 
ACTION REQUESTED:  A request for a one-year extension of the approved Preliminary 
Subdivision Plan. 
 

BACKGROUND INFORMATION 

Location: 3023 F ½ Road 

Applicants:  Owner/Developer:  JBB Corporation 
Existing Land Use: Single-family Residential 
Proposed Land Use: Single-family Residential 

Surrounding Land 
Use: 
 

North Residential 
South Residential 
East Residential 
West Vacant 

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

Surrounding Zoning: 
 

North RSF-R (County) 
South RMF-5 (County) 
East RSF-R (County) 
West RSF-R (County) 

Comprehensive Plan 
Designation: Residential Medium Low – RML (2-4 du/ac) 

Zoning within density range? X Yes  No 
 
PROJECT DESCRIPTION:  Request approval of a one-year extension to the 
Preliminary Subdivision Plan for Vodopich Subdivision a 10-lot subdivision on 3.22 
acres in an R-4 (Residential 4 du/ac) zone district. 
 
RECOMMENDATION:  Approval of the one-year extension request. 
 



 

 

ANALYSIS: 
 
The Preliminary Subdivision Plan for Vodopich Subdivision was approved on 
September 11, 2007.  No phasing was proposed at the time of approval. 
 
On August 24, 2009, the Developer requested a one-year administrative extension.  
The Developer reported that due to restrictions placed on financial institutions, it had 
been unable to secure financing to develop the project.  The request for a one year 
administrative extension was approved on August 26, 2009 extending the expiration 
date of the Preliminary Development Plan to September 11, 2010. 
 
On June 11, 2010, the Developer requested a two-year extension due to the depressed 
real estate market and the inability to find a buyer interested in completing the 
development of the property.  On July 26, 2010, the Planning Commission approved the 
request extending the expiration date of the Preliminary Subdivision Plan to September 
11, 2012. 
 
On May 2, 2012, the Developer requested a one-year extension.  The request indicated 
that the Developer had been unable to sell as there are still a large number of 
undeveloped parcels for sale due to the depressed economy.  The request for extension 
was timely submitted. 
 
In accordance with Section 21.02.070(u)(4) of the Grand Junction Municipal Code: 
 

“If the applicant does not complete all steps in preparation for recording a final 
plat within two years of approval of the preliminary subdivision plan, the 
preliminary subdivision plan shall require another review and processing as 
per this section and shall then meet all the required current code regulations 
at that time.  One extension of 12 months may be granted by the Director so 
long as the plan is consistent with the Comprehensive Plan and current 
zoning requirements.  Additional extensions may be granted by the Planning 
Commission so long as the plan is consistent with the Comprehensive Plan 
and current zoning requirements.”  

 
The proposed Subdivision is a 10 lot single-family detached subdivision.  The parcel to 
be developed consists of 3.22 acres with one existing single-family residence.  
According to the approved preliminary subdivision plan, the existing residence will 
remain as part of the development and the garage for the residence will be relocated 
prior to recording the final plat.  The proposed plat meets the current standards and 
requirements found within the Zoning and Development Code.  To date, no 
improvements have been made to the property nor has any infrastructure been 
installed. 
 
Furthermore, the proposed density of 3.11 dwelling units per acre, meets the current 
density requirements of the R-4 zoning and the Residential Medium Low (2-4 du/ac) 
designation of the Comprehensive Plan Future Land Use Map. 
 
If the Planning Commission grants the requested extension, the Developer will have 
until September 11, 2013 to complete all steps in preparation for recording the final plat. 



 

 

 
FINDINGS OF FACT AND CONCLUSIONS: 
 
After reviewing the request for a one-year extension to the approved Preliminary 
Subdivision Plan for Vodopich Subdivision, PFP-2006-243, the following findings of fact 
and conclusions have been determined: 
 

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

2. The requested extension is consistent with the current zoning and development 
requirements. 

 
STAFF RECOMMENDATION: 
I recommend that the Planning Commission approve the request for a one-year 
extension for the Vodopich Preliminary Subdivision Plan, file number PFP-2006-243, 
with the findings of facts and conclusions listed above. 
 
RECOMMENDED PLANNING COMMISSION MOTION:  Mr. Chairman, I move we 
approve a one-year extension of the Preliminary Subdivision Plan approval for Vodopich 
Subdivision, file number PFP-2006-243, in accordance with Grand Junction Municipal 
Code Sections 21.02.070(u)(4) and 21.02.070(r)(6) with the findings of fact and 
conclusions in the staff report. 
 
 
Attachments: 
Staff Report from September 11, 2007. 



 

 

 
CITY OF GRAND JUNCTION MEETING DATE:  September 11, 2007 
PLANNING COMMISSION STAFF PRESENTATION:  Ken Kovalchik 
 
AGENDA TOPIC:  PFP-2006-243 Vodopich Subdivision 
 
ACTION REQUESTED:  Preliminary Subdivision Plan Approval 
 
 

BACKGROUND INFORMATION 

Location: 3023 F ½ Road 

Applicants:  
Owner/Developer:  JBB Corporation 
Representative:  Austin Civil Group, Inc. 
 

Existing Land Use: Single-family Residential 
Proposed Land Use: Single-family Residential 

Surrounding Land 
Use: 
 

North Residential 
South Residential 
East Residential 
West Residential 

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

Surrounding Zoning: 
 

North RSF-R (County) 
South RMF-5 (County) 
East RSF-R (County) 
West RMF-5 (County) 

Growth Plan Designation: Residential Medium Low – RML (2-4 du/ac) 

Zoning within density range? X Yes  No 
 
 
PROJECT DESCRIPTION:  A request for Preliminary Subdivision Plan approval for a 
10-lot subdivision containing single-family detached units on each lot, on 3.22 acres in 
an R-4 (Residential 4 du/ac) zone district.  This is a combined Preliminary/Final Plan 
submittal, the Final Plat is under administrative review concurrent with the request for 
approval of the Preliminary Plan. 
 
 
RECOMMENDATION:  Approval, with conditions, of the Vodopich Subdivision 
Preliminary Plan 
 
 
 



 

 

ANALYSIS 
 
1. Background 
 
The proposed Vodopich Subdivision, a 10 lot single-family detached subdivision is 
located south of F ½ Road, east of 30 Road and west of 30 ½ Road.  The current one 
(1) unplatted parcel of land consists of 3.22 acres with one existing single-family 
residence.  The existing residence will remain as part of the development and the 
garage for the residence will be relocated prior to recording the final plat. 
 
The density of the proposed subdivision will be approximately 3.11 dwelling units per 
acre, which meets the minimum density requirements of the Zoning and Development 
Code.  The Growth Plan Future Land Use Map indicates Residential Medium Low (2-4 
du/ac) and the existing zoning designation is R-4 (Residential 4 du/ac). 
 
The proposed subdivision has one ingress/egress point, with access provided from F ½ 
Road.  The internal streets for the proposed subdivision are designed according to the 
urban residential street standards.  A stub street connection, from Vodopich Drive, is 
provided to the adjacent parcel to the east.  As required by Code a 14’ wide landscape 
buffer will be installed adjacent to F ½ Road, which is a designated Major Collector 
Street (Tract A and Tract B on the plans). 
 
Tract C is a proposed shared driveway and Tract D will be used as a detention pond.  
Tract D also provides a 10 foot wide concrete path to Tract E.  Tract E is a 15 foot wide 
pedestrian/irrigation easement as required by the Urban Trails Plan, which designates 
the canal road as a future off road urban trail.  All tracts will be owned and maintained 
by the Home Owner’s Association, with Tract E being designated as an easement for 
public pedestrian use. 
 
Section 3.2.E.5 of the Zoning and Development Code permits setbacks to be reduced 
by the Director on lots that abut a tract, if conditions provided therein are met.  The 
applicant has requested to reduce the rear setback in Lots 3-5 in Block 2 and use a 
portion of Tract E as part of the setback.  The 15 foot setback reduction is equal to the 
15 foot width of Tract E.  The conditions set forth in Section 3.2.E.5 of the Code have 
been met and the director has approved the rear setback reduction on Lots 3-5 Block 2. 
 
2. Consistency with the Growth Plan 
 
The Future Land Use Map of the Growth Plan designates this parcel as Residential 
Medium Low (2-4 units per acre).  The proposed density of Vodopich Subdivision is 
3.11 units per acre, which is consistent with the Future Land Use Map designation (RML 
2-4 du/ac). 
 
3. Section 2.8.B.2 of the Zoning and Development Code 
 
The preliminary subdivision plan meets all the required criteria of Section 2.8.B.2 of the 
Zoning and Development Code. 
 



 

 

a. The Growth Plan, Grand Valley Circulation Plan, Urban Trails Plan and other 
adopted plans. 
 
Applicant’s Response:  This subdivision is in accordance with the Growth 
Plan of future land use zoning within this area.  The street plan for this 
subdivision is for a City of Grand Junction approved urban residential local 
street section.  The pedestrian trail tract along the Price-Thayer Drain is in 
compliance with the Urban Trails Master Plan. 
 
Staff’s Response:  The proposed Vodopich Subdivision with a density of 3.11 
dwelling units per acre is in compliance with the Growth Plan designation of 
Residential Medium Low (2-4 du/ac).  Public roads within the subdivision will 
be dedicated and constructed according to Urban Residential section 
standards. 
 

b. The Subdivision standards of Chapter 6. 
 
Applicant’s Response:  Vodopich Subdivision has been developed to meet 
the City of Grand Junction Subdivision standards including the utilization of 
any unique features on the land.  The use of this subdivision does not vary 
from the future land use indicated by the City of Grand Junction.  The lot 
layout has been designed to provide constructible lots.  All lots have access 
to Vodopich Drive and none have access to F ½ Road.  There are no flag lots 
in this subdivision.  A 20 foot wide shared asphalt driveway will allow access 
to Vodopich Drive for three (3) of the lots in block 2.  The road has been 
designed to the City of Grand Junction criteria and provides future expansion 
for the properties to the east.  There are no Hazard Areas within this 
subdivision.  The detention pond is located near the Price-Thayer Drain and is 
designed as Tract D. 
 
Staff’s Response:  The design of the proposed subdivision complies with the 
standards required by the Code. 
 

c. The Zoning standards contained in Chapter 3. 
 
Applicant’s Response:  The subdivision falls within the future land use zoning 
of RML 2-4 with a zoning of R-4 and there is no plan to change the zoning.  
Due to minimal lot depth for Lots 3-5, Block 2 put upon by Tract E and the 
Vodopich Drive the applicant will be utilizing the newly implemented Zoning 
and Development Code Text Amendment on setbacks for lots abutting tracts. 
 
Staff’s Response:  The design of the proposed subdivision complies with the 
standards required by the Code. 
 

d. Other standards and requirements of this Code and all other City policies and 
regulations. 
 
Applicant’s Response:  Vodopich Subdivision is in compliance with all 
standards, requirements and policies for the City of Grand Junction. 



 

 

 
Staff’s Response:  The proposed subdivision meets all requirements of the 
Transportation Engineering Design Standards (TEDS) and Stormwater 
Management Manual (SWMM).  All internal streets will be constructed 
according to the urban residential street standards. 
 

e. Adequate public facilities and services will be available concurrent with the 
subdivision. 
 
Applicant’s Response:  There is an existing 8-inch Central Grand Valley 
Sanitation District sanitary sewer main approximately 265 feet to the west that 
the subdivision will connect to.  This connection will be in compliance with the 
201 Boundary Agreement.  Clifton Water has reviewed the proposed 
subdivision and is able to provide service from their 16-inch main in F ½ 
Road.  This project will install an 8-inch water main in Vodopich Drive and 
stub to the east property line for a future loop system.  The required fire 
hydrants and water service will be provided from this new system. 
 
Staff’s Response:  Public and community facilities are adequate to serve the 
proposed residential density.  Needed infrastructure is in place or will be 
extended by the applicant to serve the proposed subdivision.  Infrastructure to 
be developed by the applicant will be secured by a Development 
Improvements Agreement (DIA). 
 

f. The project will have little or no adverse or negative impacts upon the natural 
or social environment. 
 
Applicant’s Response:  The subdivision will not adversely or negatively impact 
the environment.  The existing land consists of one home with associated 
outbuilding that will remain with the developed subdivision.  Bare ground with 
sparse amounts of grass and weeds consist of the remaining area of the site.  
Two (2) 14-foot wide landscape tracts, Tract A & B, run along F ½ Road and 
will provide a visual screening from street traffic.  Tract D, proposed detention 
pond, will also be landscaped and provide access to the Urban Master Plan 
Trail Tract along the Price-Thayer Drain. 
 
Staff’s Response:  The Colorado Geological Survey conducted a technical 
review of the proposed subdivision and found that there are no potential 
geologic hazards that would preclude the development as intended.  The 
primary geologic conditions likely to affect the development plan for this 
property are: surface drainage, erosion, and swelling / consolidating soils.  
Regional conditions such as radon, seismicity, and water availability may also 
affect development plans. CGS offers the following suggestions to be 
incorporated into the planning process for the proposed development of this 
property:  1) The geotechnical investigation conducted by Capstone West 
indicates a low to moderate swell/consolidation potential within the on-site 
soils. CGS is in general agreement with the mitigation recommendations 
detailed in the Capstone West report; and, 2) Site grading should be designed 
with consideration for increased erosion potential due to changes in 



 

 

stormwater runoff and surface flows.  Additionally, site grading should be 
designed to shed stormwater runoff away from the proposed structural 
foundations. 
 

g. Compatibility with existing and proposed development on adjacent properties. 
 
Applicant’s Response:  The 3.22-acre subdivision has recently been annexed 
into the City of Grand Junction with an R-4 zone district.  The surrounding 
properties are currently zoned in Mesa County with future land use 
designation of RML 2-4 du/ac.  Buffering as described in the Zoning and 
Development Code will be used for this subdivision. 
 
Staff’s Response:  The proposed subdivision is of the same or similar type of 
residential use and density as exists in the vicinity. 
 

h. Adjacent agricultural property and land uses will not be harmed. 
 
Applicant’s Response:  Surrounding agricultural properties adjacent to 
Vodopich Subdivision will not be harmed with the development.  As discussed 
above, Vodopich Subdivision’s zoning is compatible with surrounding future 
land uses. 
 
Staff’s Response:  Compliance with the SWMM requirements as well as with 
the required stormwater discharge permit will ensure runoff does not harm 
adjacent agricultural uses. 
 

i. Is neither piecemeal development nor premature development of agricultural 
land or other unique areas. 
 
Applicant’s Response:  There are no agricultural or unique areas within the 
subdivision.  The subdivision is the start of residential development in the 
area.  Future land uses will be similar as the Vodopich Subdivision. 
 
Staff’s Response:  The proposed Vodopich Subdivision will better utilize the 
sewer service and streets that have been made available to the property.  It is 
a logical extension of adjacent development. 
 

j. There is adequate land to dedicate for provision of public services. 
 
Applicant’s Response:  There is adequate land for public services.  
Complying with the 201 Boundary Agreement, Vodopich Subdivision will 
connect to the existing 8-inch Central Grand Valley Sanitation District sanitary 
main in F ½ Road.  An existing 16-inch water main will allow an 8-inch water 
main to service the subdivision.  There is a 14 foot multi-purpose easement 
along the road right-of-way of each lot for the use of electricity, gas and 
telephone and other service providers. 
 



 

 

Staff’s Response:  The proposed subdivision design provides appropriate 
residential density while accommodating existing conditions and providing the 
needed public infrastructure. 
 

k. This project will not cause an undue burden on the City for maintenance or 
improvement of land and/or facilities. 
 
Applicant’s Response:  This project will be developed using the City of Grand 
Junction standards for streets, access, storm sewer, storm water 
management and landscaping.  Therefore, there will be no burden on the 
City. 
 
Staff’s Response:  As required by Code, the applicant is responsible for 
construction of all infrastructure and private improvements for the 
development as well as payment of applicable impact fees.  There will be no 
burden on the City other than the typical ongoing maintenance of the public 
facilities (streets, utilities) within the development. 

 
FINDINGS OF FACT/CONCLUSIONS 
 
After reviewing the Vodopich Subdivision application, PFP-2006-243 for preliminary 
subdivision plan approval, I make the following findings of fact and conclusions: 
 

1. The proposed preliminary subdivision plan is consistent with the goals and 
policies of the Growth Plan. 

 
2. The preliminary subdivision plan is consistent with the purpose of Section 2.8 

and meets the review criteria in Section 2.8.B.2 of the Zoning and 
Development Code. 

 
3. The recommendations in the geotechnical report shall be followed in the 

development process. 
 
4. The garage will be relocated and portion of driveway removed prior to 

recording of the final plat 
 
STAFF RECOMMENDATION: 
 
The Planning Commission approve the proposed preliminary subdivision plan, PFP-
2006-243 with the findings, conclusions and conditions listed above. 
 
 
RECOMMENDED PLANNING COMMISSION MOTION: 
 
Mr. Chairman, I move that we approve the Preliminary Subdivision Plan for Vodopich 
Subdivision, PFP-2006-243, with the findings, conclusions and conditions listed in the 
staff report. 
 
 



 

 

 
Attachments: 
 
Site Location Map / Aerial Photo Map 
Future Land Use Map / Existing City and County Zoning Map 
Preliminary Subdivision Plan 
 



 

 

 
 

Site Location Map 

Figure 1 
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Aerial Photo Map 

Figure 2 
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Future Land Use Map 

Figure 3 
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Existing City and County Zoning 

Figure 4 

AVALO  
ROYAL CT

30
 1

/2
 R

D30
 R

D

F
A

IR
C

LO
U

D
 W

Y

F 1 /2  RD

R
O

U
N

D
 TA

B
L

E
 

S
T

A
R

LIG
H

T
 D

R
S

T
A

R
LIG

H
T

 D
R

SUNLIGHT DR

BENTLEY DRBENTLEY DR

F 1/2 RD F 1/2 RD
F 1/2 RD

30
 R

D
30

 R
D

30
 R

D
30

 R
D

ASPENWOOD LN

COUNTRY RD

F 1/2 RD

R
O

N
L

IN
 C

T

S
T

A
R

LIG
H

T
 D

R

S
T

A
R

LIG
H

T
 D

R

E ASPENWOOD CT

COUNTRY RD COUNTRY RD COUNTRY RD

F 1/2 RD F 1/2 RD

F 1/2 RD

F 3/10 RD

F 1/2 RD

LA
U

R
A

D
A

L
E

 D
R

M
O

N
A

R
C

H
 C

T

ERBROOK DR
SUNLIGHT DR

STARLIGHT DR

30
 R

D
30

 R
D

O
K

W
O

O
D

 C
T

30
 1

/2
 R

D

IM
P

E
R

IA
L LN

ROYAL CT ROYAL CT

 

NOTE:  Mesa County is currently in the process of updating their zoning map. Please contact Mesa 
County directly to determine parcels and the zoning thereof." 
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Attach 3 
Ute Water Tank Tower #2 
 
CITY OF GRAND JUNCTION MEETING DATE:  June 26, 2012 
PLANNING COMMISSION PRESENTER:  Senta Costello 
 
AGENDA TOPIC:  SBT Telecommunications Tower – CUP-2012-276 
 
ACTION REQUESTED:  Approval of a Conditional Use Permit (CUP) 
 
 

BACKGROUND INFORMATION 

Location: 380 South Camp Road 

Applicants:  Owner: Ute Water Conservancy District 
Applicant: SBT Internet – Rex Jennings 

Existing Land Use: Ute water tank; 80’ monopole telecommunications 
tower w/ 6 providers 

Proposed Land Use: New 110’ lattice telecommunications tower 

Surrounding Land 
Use: 

North Vacant residential 
South Vacant residential 
East Vacant residential 
West Vacant residential 

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

Surrounding 
Zoning: 

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

Future Land Use Designation: Conservation 
Zoning within density range? X Yes  No 
 
 
PROJECT DESCRIPTION:  A request for approval of a Conditional Use Permit to 
construct a new 110’ lattice telecommunications tower in a PD (Planned Development) 
zone district in accordance with Table 21.04.010 of the Grand Junction Municipal Code. 
 
 
RECOMMENDATION:  Approval of the Conditional Use Permit 
 



 

 

ANALYSIS: 
 
1. Background 
 
In 1999, the Applicant submitted an application for a telecommunications facility at 380 
South Camp Road.  The request was reviewed, approved, and constructed.  The 
following is a chronology of events relevant to the current application. 
 
October 20, 1999 Emergency Ordinance #3184, amending the Zoning and 

Development Code for the regulation of Telecommunications 
Facilities and Towers adopted. 

 
December 13, 1999 Application received for Site Plan Review to construct a new 

telecommunications facility at 380 South Camp Rd (Ute Water 
Tanks property).  The proposed monopole was 54’ with antennae 
that extended an additional 4’6” above the top of the monopole.  
The tower was to be located approximately 21’ from the water tank 
and 35’ from the nearest property line.  The application included a 
letter from the applicant’s engineer stating that the tower had to be 
a minimum of 13’ above the top of the tank in order to meet 
performance specifications. 

 
January 10, 2000 Site Plan Review approval for a monopole 56’ in height with an 

overall height of 58’6” including antennae located at the top of the 
telecommunications tower. 

 
March 7, 2001 Planning Clearance issued for an 8’ extension on top of the existing 

tower for co-location purposes making the overall height 66’6”.  1’6” 
was for a new monopole section and 6’6” for a new steel pipe 
extension and antennae. 

 
January 15, 2002 The Grand Junction Planning Commission approved with 

conditions the request for a Variance from the setback 
requirements and Conditional Use Permit for the height extension 
of the telecommunications facility to 80’.  The Variance and 
Conditional Use Permit approval were subject to the following 
Conditions: 

 
1. The tower cannot be extended above 80'. 
2. The tower must be maintained painted in color "Desert Sand" as 

stated on plans to match the water tank.  If the water tank 
should ever be removed, the tower will be painted with an earth 
tone color, to be approved by the Community Development 
Department, and the site be brought up to current Code 
requirements regarding landscaping. 

 
May 23, 2006 The Grand Junction Planning Commission approved a Conditional 

Use permit to allow T-Mobile to co-locate on the existing tower.  T-
Mobile proposed to mount 3 new antennae, each approximately 5’ 



 

 

high, on the tower at a height of 57’, below the existing Cingular 
antennae.  They are painted to match the existing tower and 
facilities.  Structural information was provided that showed the 
tower could support the proposed T-Mobile facilities.  Updated 
structural information showing the tower can support any additional 
co-locates will be required to be provided before any additional 
facilities will be approved. 

 
The current request is to construct a new 110’ lattice tower, southwest of the existing 
monopole structure.  The proposed tower is designed to support future collocates of up 
to 4 additional carriers. 
 
2. Consistency with the Comprehensive Plan 
 
The site is currently zoned PD (Planned Development) with the Comprehensive Plan 
Future Land Use Map identifying this area as Conservation.  While the zoning is 
Planned Development, no active plan exists for the property. 
 
The application is consistent with the Comprehensive Plan and implements the 
following Goals and Policies: 
 

Goal 11: Public safety facilities and services for our citizens will be a priority in 
planning for growth. 

 
This application provides for a current and future collocation on this facility, 
providing additional opportunities for communications growth and coverage in the 
community and the region for private and emergency communications needs. 
 
Goal 12: Being a regional provider of goods and services the City and County 

will sustain, develop and enhance a healthy, diverse economy. 
 
The tower will provide opportunities for wireless collocation to serve the Grand 
Junction area, as well as the applicant’s Vernal, Utah customers.  The wireless 
industry has built more than 250,000 cell sites in the United States in the past 20 
years, but many more cell sites are needed as iPhones, iPads and the like strain 
existing network capacity with data, email, computer and video applications.  
New cell sites and significant modifications to existing cell sites are also needed 
to further the federal government’s goal of using wireless to increase broadband 
speeds and coverage.  The proposed new tower will provide additional 
opportunities for meeting the increasing demand for wireless services in our 
modern, growing community. 
 

 
3. Section 21.02.110 the Grand Junction Municipal Code 
 
A conditional use permit shall be required prior to the establishment of any conditional 
use identified in Chapter 21.04 Grand Junction Municipal Code (GJMC) or elsewhere in 
the Code.  Requests for a Conditional Use Permit must demonstrate that the proposed 
development will comply with all of the following: 

http://www.codepublishing.com/CO/GrandJunction/html2/GrandJunction21/GrandJunction2104.html#21.04


 

 

 
(1) Site Plan Review Standards. 
 
All applicable site plan review criteria in GJMC 21.02.070(g) and conformance 
with Submittal Standards for Improvements and Development (GJMC Title 
22), Transportation Engineering Design Standards (GJMC Title 24), and 
Stormwater Management Manual (GJMC Title 26) manuals.  Site plan review 
standards have been met. 
 
(2) 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).  District standards are met by the proposal. 
 
(3) Specific Standards. 
 
The use-specific standards established in Chapter 21.04 GJMC.  The use 
specific standards are discussed below. 
 
(4) 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.  The site is accessible 
by gravel road and electricity is available to support the project.  Public 
emergency communication facilities will be allowed to collocate on the tower. 
 
(5) Compatibility with Adjoining Properties. 
 
Compatibility with and protection of neighboring properties through measures 
such as; 
 

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; 
 
The tower will have some visual effects which will be minimized by its 
design, including the lattice type and paint color (dull gray).  The terrain 
blocks view from closer neighborhoods.  Further away the tank and 
tower will be more visible but less noticeable. 
 
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; 
 

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


 

 

Electromagnetic emissions will comply with federal law.  Service 
providers will not be allowed to install facilities that interfere with 
emergency communications frequencies.  The tower will have some 
visual effects which will be minimized by its design, including the lattice 
type and paint color (the structure below the water tank height, including 
the antennas, will be painted the same color as the tank to camouflage 
the structure.  The structure above the tank will be left the dull gray that 
blends well with the changing color of the sky).  The terrain blocks view 
from closer neighborhoods.  Further away the tank and tower will be 
more visible but less noticeable.  No outdoor storage will be allowed on 
the site. 
 
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, Buildings 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 building will blend with the surrounding terrain; all equipment will be 
stored inside the building.  Electrical lines will be underground.  The 
tower will be visible but as mentioned above is designed to minimize 
visual impact. 

 
Staff has reviewed the project and finds that all applicable review criteria as listed above 
have been met.  Specifically, the request meets the requirements of Section 
21.04.030(q), Telecommunication Facilities/Tower, in the following ways: 

− (vii) Location. Shared use/colocation of wireless communications facilities on 
existing structures, towers or buildings in a manner that precludes the need for 
the construction of a freestanding structure of its own is encouraged.  This 
application provides for a current and future co-locates on this facility, providing 
additional opportunities for communications growth and coverage in the 
community and the region for private and emergency communications needs, 

− (i)Towers and telecommunications facilities shall be located to minimize any 
visual and other adverse impact to the neighborhood, especially residential areas 
and land uses.  The tank and proposed tower will be visible from several different 
angles, but the closer you are to the tank the less you can see, because the 
terrain blocks the view.  The further away from the tank the more visible it is but 
less noticed.  Also, the self supporting lattice tower has less visible light reflected 
from the surface area than a monopole tower.  Even though the surface area 
may be the same as a monopole, the background color is seen through the 
lattice structure and allows the dull gray color to blend easier than the solid 
monopole. 
The structure below the water tank height, including the antennas, will be painted 
the same color as the tank to camouflage the structure.  The structure above the 
tank will be left the dull gray that blends well with the changing color of the sky. 



 

 

− (ii) Telecommunications facilities and towers shall be set back from all 
adjacent residentially zoned or used property by a minimum of 200 feet or 200 
percent of the height of the proposed tower or facility, whichever is greater.  
Federal law supersedes application of zoning and development restrictions on 
wireless communications facilities where the applicant can demonstrate a gap in 
coverage.  (Telecommunications Act, 47 U.S.C. §332, and In re Cell Tower 
Litigation, 807 F. Supp.2d 928 (S.D. Cal. 2011).)  In this situation, a coverage 
gap is evidenced by “The City of Grand Junction needs better radio coverage for 
their police, fire and emergency response.  Their current coverage is from Black 
Ridge; it shoots over the top of the Redlands area and they lose communication.  
This communication loss may be when entering buildings, or just in an area that 
has a dead spot.”  And “The Redlands area also has issues with cell phone 
coverage.  I received several reports that residents cannot use their cell phone in 
their homes.” 

− (iii) All telecommunications facilities and towers shall be set back a minimum 
of 85 feet from the property line or at a 2:1 ratio (two feet of setback for every foot 
of tower height from the property boundary of the facility), whichever is greater, 
from non-residentially zoned or used property.  Federal law supersedes 
application of zoning and development restrictions on wireless communications 
facilities where the applicant can demonstrate a gap in coverage.  
(Telecommunications Act, 47 U.S.C. §332, and In re Cell Tower Litigation, 807 F. 
Supp.2d 928 (S.D. Cal. 2011).)  In this situation, a coverage gap is evidenced by 
“The City of Grand Junction needs better radio coverage for their police, fire and 
emergency response.  Their current coverage is from Black Ridge; it shoots over 
the top of the Redlands area and they lose communication.  This communication 
loss may be when entering buildings, or just in an area that has a dead spot.”  
And “The Redlands area also has issues with cell phone coverage. I received 
several reports that residents cannot use their cell phone in their homes.” 

− (v) Monopole tower structures shall be separated from all other towers, 
whether monopole, self-supporting lattice or guyed, by a minimum of 750 feet.  
Federal law supersedes application of zoning and development restrictions on 
wireless communications facilities where the applicant can demonstrate a gap in 
coverage.  (Telecommunications Act, 47 U.S.C. §332, and In re Cell Tower 
Litigation, 807 F. Supp.2d 928 (S.D. Cal. 2011).)  In this situation, a coverage 
gap is evidenced by “The City of Grand Junction needs better radio coverage for 
their police, fire and emergency response.  Their current coverage is from Black 
Ridge; it shoots over the top of the Redlands area and they lose communication.  
This communication loss may be when entering buildings, or just in an area that 
has a dead spot.”  And “The Redlands area also has issues with cell phone 
coverage.  I received several reports that residents cannot use their cell phone in 
their homes.” 

− (vi) Self-supporting lattice or guyed towers shall be separated from all other 
self-supporting lattice or guyed towers by a minimum of 1,500 feet.  The new 
tower will be at least 1500 feet from all other existing self-supporting lattice or 
guyed towers. 

− (x) No new tower or facility shall be permitted unless the applicant 
demonstrates to the satisfaction of the Director that no existing tower, structure 
or utility facility can be used in lieu of new construction for the applicant’s use.  
The applicant has demonstrated to the Director’s satisfaction that no existing 



 

 

facility can be used by the applicant for its purposes.  The applicant has also 
demonstrated that the height of the proposed tower is the minimum necessary for 
the facilities it needs to accomplish its goals and to provide reasonable 
collocation potential.  See attached General Project Report by SBT Internet. 
 

 
FINDINGS OF FACT/CONCLUSIONS AND CONDITIONS: 
 
After reviewing the SBT Telecommunications Tower application, CUP-2012-276 for a 
Conditional Use Permit, I make the following findings of fact, conclusions and 
conditions: 
 

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

 
2. The review criteria in Section 21.02.110 of the Grand Junction Municipal have 

all been met.  
 
3. Applicable and enforceable use-specific standards of Section 21.04.030(q) 

have been met. 
 
4. Approval of the project being conditioned upon the following: 

• The structures below the top of the water tank, including antennae, shall 
be painted the same color as the tank; the structures/facilities above the 
top of the tank will be painted dull gray to blend with the sky. 

• No signage other than that required by applicable telecommunications 
laws will be allowed. 

• Tower must be designed and constructed to allow, include and support no 
fewer than five collocations (the applicant’s proposed use plus four 
others). 

 
 
STAFF RECOMMENDATION: 
 
I recommend that the Planning Commission approve the requested Conditional Use 
Permit, CUP-2012-276 with the findings, conclusions and condition of approval listed 
above. 
 
 
RECOMMENDED PLANNING COMMISSION MOTION: 
 
Mr. Chairman, on the request for a Conditional Use Permit for SBT Telecommunications 
Tower application, number CUP-2012-276 to be located at 380 South Camp Road, I 
move that the Planning Commission approve the Conditional Use Permit with the facts, 
conclusions and conditions listed in the staff report. 
 
 
 
 



 

 

Attachments: 
 
Site Location Map / Aerial Photo Map 
Future Land Use Map / Existing Zoning Map 
Letter from Grand Junction Regional Communication Center Board 
General Project Report 
Site Plans 
Tower elevations 
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Comprehensive Plan Future Land Use Map
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