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Gentlemen: 

,_ e 
IMPACT STATEMENT/PROJECT NARRATIVE 

November 4, 1988 

The following statements are herein submitted for vour consideration: 

1. I aM proposing to operate a motor vehicle sales lot dealing in the sales 
and service of used motor vehicles. 

2. The physical address of this business is at 1025 South Fifth Street, Grand 
Junction, Colorado, Countv of Mesa. 

3. The business known as A-1 Auto Sales is currently operating at this 
location ~~th all proper licenses reauired hv The State of Colorado, Mesa 
County and The Citv of Grand Junction which would preclude any phasir.g in 
operations at the moment. 

4. It "muJ d not appear that this existing operation would have ~my impact upon 
the area, both immediately surrounding it and within approximately one half mile 
of the op~ration but would conform to similar business activities in the area. 

5. Relative te: the surrounding area the compatabili ty would be on p::tr "-'"j th the 
existing business in the general area. 

6. The services to be provided include the sales and service of used motor 
vehicles for sale to the public and general light automotive repair. 

7. I would respectfully ask the governin9: authority for s•)t:cial consideration 
as related t0 this application in that A-1 Auto Sales has been in bus~ness in 
Grand Junction for many vears primarily at the location for Which this reQuest is 
being submitted as well as other locations within the City. I would also reQuest 
that any fees related to this application he waived due to economic hardship that 
payment of fees would create at this time of year when sales are down. 

8. This proposal to the best of knowledge and belief meets all criteria for 
conditional use as reQuired by law. 

Remar'ks: 

The previous tenant was engaged in tire recapping nctivitieR and when the 
business failed that tenant left the premises in a terrible condition. Hundreds 
of tire carcasses were stacked on and around the propertv which we have endeavored 
to clean up and which we are still in the process of doing. Ultimately we hope to 
put the property back into a condition which would enhance our operation and 
by doing so eliminate this terrible eyesore at the entrance of our City. 
We intend to devote a portion of the property to the installation of planters 
for flowers and shrubs as well as possibly some trees depending upon the 
instructions from the proper authorities in charge of plantin~s of this nature. 

Respectfully submitted, 

·~~~ 
~~k L. Belcastro 

d/b/a A-1 Auto Sales 
1025 South 5th Street 
Grand Junction, Co 81501 
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Mr. Patrick Belcastro 
Mr. Len Wheetley 
1025 South 5th Street 
Grand Junction, CO 81501 

Gentlemen: 

June 29, 1988 

Grand Junction Planning Department 
250 North Fifth Street 
Grand Junction, Colorado 81501-2668 
(303) 244-1430 

On June 15, 1988 the Grand Junction City Council approved your 
requested text amendment providing for the sale of automobiles/pick
up trucks/vans in the I-2 zone. The Council did, however, stipulate 
that this use be a conditional use and subject to the conditional 
use processing requirements of the Grand Junction Zoning and Devel
opment Code (attached). 

Please contact Mike Sutherland of this office (244-1430) as 
soon as possible to arrange for a preapplication conference. 

Thank you for your cooperation. 

KGM/tt 

xc: File #15-88 

Sincerely, 

!.u:l-.!1~ 
G. Metzner 

D1rector of Planning 
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October 14, 1988 

P,atrick or Marjorie Belcastro 
703 Ivanhoe Way 
Grand Junction, CO 81501 

Dear Mr. or Mrs. Belcastro: 

City of Grand Junction, Colorado 
81501-2668 

250 North Fifth Street 

The City's Planning Department has referred to me a zoning 
violation report which indicates that you are operating an 
automobile sales operation improperly in the I-2 zone. It is 
my understanding that such an operation can only be operated 
in the industrial-2 zone upon the issuance of a conditional 
use permit. 

In accordance with the standard procedures of the City, this 
letter is sent to you in order to inquire if you feel that 
there has been some misunderstanding on the part of the City. 
If so, please call me or write me at the address shown so 
that we might remedy the situation. 

If on the other hand, the use is in fact improperly being 
operated in the I-1 zone, you must immediately cease and 
desist such an operation. Failure to do so will result in my 
filing a summons in the Municipal Court alleging a violation 
of the Zoning and Development Code of the City of Grand 
Junction. 

Please contact me on or before October 27, 1988. 

YoFftO~y, 

Da~~son 
City Attorny 

DEW:dc 

cc: Planning Department 
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Move.ber 7. 1988 

Patrick Belcastro 
A-1 Auto Sales 
1025 s. 5th Street 
Grand Junction, Colorado 81501 

Dear Mr. Belcastro: 

: .. · . 

Your daughter dropp~d off your letter dated November 4, 1988, 
to me this •orning. 

I a• not yet willing to disaias this action pending co•pli
ance by yourself with the conditional use perait require
ments. Your daughter bas aet with the Plannin~ Department 
and I believe that the necessary steps to bring you into 
coapliance have been initiated. Once those steps have been 
co•pleted I will be prepared to dismiss this action since the 
purpose of the issuance of the citation/sua•ons was to obtain 
co•pliance with the Zoning Regulations. 

In order to allow you adequate time to proceed through the 
process I have instructed the Court Clerk to continue your 
first appearance on the citation until January 18. 1989, at 
3:00 p.m. Please write that down in a place where you will 
not forget that court appearance date. 

If you have any objections to this process or if you have any 
questions please feel free to call •e. 

Very truly, 

Dan 1. Wilson 
City Attorney 

DBW:t• 

cc: Louise Vig, Municipal Court Clerk 
Mike Sutherland, Planning Depertaeat 
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~rY'I'<\ -7 OWNER 1'A ~·d'-- :z M A fJ i-f''- &Lc Pr s l.vo ADDRESS 7o ?:> I" A 1"1 ~ c WA:J 
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TAX SCHEDULE#* 2.04~-231..-0J.3JJs VIOLATIONCJ.~s sn-lh lvf:'/--Ml_rwfd ~ :l-2-lf~· 
REFER TO SECTION # 1S OF CODE-~J.-./-3'-<-{ -1ST INSPECTION_1:_3_/l.....-z...---!-? _____ _ 

COMPLAINANT~': -s-rff, (r{, ADDRESS PHONE 
--~~--------~ -----------~ ------
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CITY OF GRAND JUNCTION 
ZONING VIOLATION REPORT 

OCCUPANT ~N t:J.eev~ 7/t?J?: ADDRESS 

OWNER __ ~---------__:_-_..:ADDRESS 

N0.~1: 
DATE * 

STATUS * 

------------------
------~----~----

PHONE ____ ~D I RECTI ONS __________ _;ZONE 

TAX SCHEDULE #~':-~-------V.IOLATION ----------------------------
REFER TO SECTION #'S OF CODE 1ST INSPECTION* 

COMPLAINANT* p@~ ICJ~[,:f ~ ADDRESS . . . . ---PH-0-NE----'---

. L~ttvBcetM-r~ed u ;9~ Adfo 
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Grand Junction Planning Department 
250 North Fifth Stre.et 
Grand Junction, Coiorado 81501-2668 
(303) 244-1430 

Notice of Violation 

THE PROPERTY LOCATED AT 
/ 

IS IN VIOLATION OF CITY REGULA-

TIONS I f J ( __ ,_-_:· 1,// )((I' . I. ~ 
reference 

SPECIFICALLY, THE VIOLATION CONCERNS ~t~~~-t~M~v~0~9~~·i~~~~~~~~~J~~,a~t~~~d~a,~t~~~~---

1ta-:~, :[-]l }J1h-L , 

THIS VIOLATION MUST BE CORRECTED BY /c rJ? ,. 

p 670 810 28c!l 
RECEIPT FOR CERTIFIED MAIL 

NO INSURANCE COVERAGE PROVIDED 
NOT FOR INTERNATIONAL MAIL 

(See Reverse) 

Sent tp, • 
~atr1ck & Marj. Belcast o 

OR THE CITY WILL BE REQUIRED TO INITIATE EN 
Street-;lM-J\Jo,- h 

tU.j 1Van oe Way 

SPECIFIED IN THE GRAND JUNCTION CODE OF 

WOULD APPRECIATE YOUR EFFORTS 'l'l"\ ,.,"' ___ _ 

} 

j 

F 
A 
D 
'I' 
F! 
Gl 

P 0 .. State and ZIP Code 

Grand Jet. 
Postage 

d and complete Items 3 
Ices are desire ' 

. 22\ 

. 75 l 

.70 
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2945-232-02-035 2945-232-000-008 
Jarvis Jr. William R. 
P.O. Box 682 

& Judith A.VanGundy, Elveta 

Grand Jet., Co. 81501 

2945-232-00-009 
Arrieta Jose & Dionicia 
445 Park Ave. 
Grand Jet., Co. 81501 

2945-232-00-010 
Boivin Rosaire M. & Patsy w. 
cjo Escrow Specialists Inc. 
P.O. Box 4370 
Grand Jet., Co. 81502 

2945-232-00-011 
Resendiz Porfirio & Mary 
1104 Bookcliff Ave. # 6 

2945-232-00-012 
Jarvis William R. 
P.O. Box 1944 
Grand Jet., Co. 81502 

2945-232-01-001 
Woods James L. & I.Dretta M. 
1014 S 4th St. 
Grand Jet., Co. 81501 

2945-232-01-002 

C/O Albert Wales 
1761 Palisade St. 
Grand Jet., Co. 81503 

2945-232-03-001 
Dunn, Frank M. 
2680 Capra Way 
Grand Jet., Co. 81501 

1945-232-01-008 Dunn, FranR H. 
2680 Capra Way 
Grand Jet., Co. 81501 

2945-232-03-009 
United States Welding Work 
600 S. Sante Fe 
Denver, Colo. 80223 

L. E. Schooley Inc. B. J. & L. Spor 
1533 Crestview Way 
Grand Jet., Co. 81501 

2945-232-01-006 
Valdez Helen 
130 Mira Monte Rd. 
Grand Jet., Co. 81503 

2945-232-01-007 
Garehime, Donavon H. 
4600 Whitehall Dr. 
Englewood, Co. 80110 

2945-232-01-008 
Wales Albert & M. E. 
1761 Palisade St. 
Grand Jet., Co. 81503 

& Margaret J. 

149 88 

• 

Inc. 

2945-232-01-009 
Morse, Vera w. 
401 Noland Ave. 
Grand Jet., Co. 81501 

2945-232-01-010 
Jarvis, William R. 
2491 s. Broadway 
Grand Jet., Co. 81503 

2945-232-02-031 
Jones I.Dyal R. 
Grand Jet., Co. 81501 

2945-232-02-017 
Van Gundy, Elveta 
C/O Albert Wales 
1761 Palisade St. 
Grand Jet., Co. 81503 

2945-232-02-019 
VanGundy, Earl H. 
C/0 Alan Bugg 
P.O. Box 40 
Grand Jet., Co. 81002 

2945-232-02-018 
VanGundy, Elveta 
C/0 Albert Wales 
1761 Palisade St. 
Grand Jet., Co. 81503 

2945-232-02-020 
Gardner Berta Don & Marilyn D. 
212 Alcove Dr. Kotich 
Grand Jet., Co. 81503 

2945-232-02-021 
VanGundy, Elveta 
C/O Albert Wales 
1761 Palisade St. 
Grand Jet., Co. 81503 

2945-232-02-022 
VanGundy, Elveta 
C/0 Albert Wales 
1761 Palisade st. 
Grand Jet., Co. 81503 

2945-232-02-023 
Dunn, Frank M. 
2680 Capra Way 
Grand Jet., Co. 81501 
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REV IE. N SHEET SUMI,.ARY 

FILE NO. 49-88 TITHE HEADING Belcastro Auto Sales DUE DATE 11/16/88 

ACTIVITY - PETITIONER - LOCATION - PHASE - ACRES~_:...;Pe::..!t~i~t~io::.!.nc=e.:._r=--: _.!..Pa~t"--!::B.:..el.!-!c~ac:.s~tr~o~----
Location: 1025 South 5th Street 

PETITIONER ADDRESS _ ___,l-"'0-'='25~S""o""'"u""'th"--"5"'-t!.!.h--:S~t,.._r.::.:ee""t"----"'Gr'-"awn""d-'J"-'u..._n"'c"'"t..ui ooLI.n'-''---"'COil......!.8ul"'-50.,_l.___ ________ _ 

ENGINEER._~n~a~--------------------------------
DATE REC. COMMENTS 

------------------------------------------------------------------------------
NOTE: WRITTEN RESPONSE BY THE PETITIONER TO THE REVIEW COMMENTS IS REQUIRED 

A MINIMUM OF 48 HOURS PRIOR TO THE FIRST SCHEDULED PUBLIC HEARING. 
------~---------~---------------------------~~~------------------------------

ll/09/88 Fire Dept. 

11/09/88 City Attorney 

ll/16/88 Planning Dept. 

We haven't any objection to this conditional use provided 
they meet our 1 ocaJ Fire Code. 

\ ., 
1. Set deadline; a da:J;e certain, in conjunction with John 

Knudsen (Fire) for property clean-up. 

2. Request for fee payment suggest applicant can pay, just 
not now. Please inquire when could pay. 

3. Deadline for landscaping. If this is a condition imposed, 
should be set with detailed plans. 

1. In the I-2 zone, 75% of the first 5 feet of street frontage 
must be landscaped. With a total of 385 feet of frontage, 
the required landscaped area is 1,443 square feet. There 
is some flexibility in where that area can be located. 
The two areas shown at the northeast corner and the west
ernmost area (along Noland Avenue) are acceptable, but 
the third area near the intersection would be more desir
able if it were in the corner. It would then provide an 
additional landscape buffer along 5th Street. 

2. The Grand Junction Zoning and Development Code specifies 
the landscape definition as: "An area set aside from 
structures and parking, which is developed with plantings, 
woods, stone, brick, rock, sand, textured or shaped concret 
and/or pedestrian facilities ... " The use of tires as a 
landscape element is not allowed. Some other form of 
retaining structure must be proposed such as railroad 
ties, wood beams, timbers, etc. prior to the Planning 
Commission hearing. Any plans of phasing the installation 
should be included in the proposal. 

3. Please note that all vehicles on the lot for sale must be 
parked entirely behind the right-of-way/property line. 

4. Regarding the waiver of fees, fees normally required for 
this type of application include: 1) $420 for the con
ditional use application fee, and 2) open space fees 
which are based on 5% of the appraised value of the land 
only (not structures and improvements). City Council has 
the authority to waive fees if it is appropriate. 
Following a decision by the Planning Commission, the re
quest for fee waiver will be scheduled for City Council, 
and a representative for A-1 Auto Sales will need to 
attend. If City Council denies the waiver of fees, an 
appraisal of the property will be required for determining 
open space fees. 

5. Written response to these comments needs to be returned to 
City Planning not later than 9:00 a.m. on December 5, 1988 
in order to resolve outstanding issues prior to the Decem
ber 6 Planning Commission hearing. 
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Common Location I 0 ~'.5 5o . 6 s+. 

Date ~ubmitted ______ _ Date Mailed Out ___ _ Date Poated ____ _ 

____ day Review Period Return by_____ ,. x" j/IAt.IIM we. cf,..: t /lte<!.d ; L 
Open Space Dedication (acreage)___ Open Space Fee Required $ Paid Receipt •---
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development summary 
F i I e # ---:..:49::.....-..::.:88:;..._ __ Name Belcastro Auto Sales Date 12-z-88 

PROJECT LOCATION: 
1025 South 5th Street 

PROJECT DESCRIPTION: Request for a Fee Waiver for Condit•iJonal Use 
Permit: $420; request for Open Space Fee Waiver: $750 to $850. Conditional Use 
Permit was given final approval by Planning Commission on December 6, 1988 pending 
a City Council decision on fees. 

REVIEW SUMMARY (Ma\or Concerns) 
POliCIES COMPLIANCE TE'GHNICAL REQUIREMENTS NO 

SATISFIED SATISFIED YES NO* 

Complies with adopted policies 
X 

Streets/Rights Of Way 
X 

Complies with adopted criteria X Water/Sewer X 

Meets guidelines of Comprehensive Plan X Irrigation/Drainage 
X 

landscaping/Screel)ing 
X 

Other: Fee Paj~ments 
X 

* See explanation below 

* 

Mr. Pat Belcas.tro operated an auto sales lot at this location for years, but then moved 
to a different location. The. property was s.ubsequently leased to Van Cleave Tire & 
Recappi.ng, who eventually went broke. Van Cleave left Mr. Belcastro liable for 
ex tens rve deots and a huge mess of tire: carcasses. Former 1 y, the auto sa 1 es was 
grandfathered i:nto the rndustri.al (J-21 zone out now requires a Conditional Use Permit, 
as well as Open Space Fees to oe pai:d and cons·i.derable landscaping (J443 square feet) 
to be lnstalled. With all of these costs, along with the fact that Mr. Belcastro feels 
it's an extreme filardshi.p s.i.nce he operated there before, he is. reques:.ting the waiver 
of fees. so his 1 imited res.ources can be used to pay for trre removal and Lns.tallation 
of 1 ands.caping. 

STATUS & RECOMMENDATIONS: 

Considering the unusual history of this property and the fact Mr. Belcastro is willing 
to make considerable improvements, staff would recommend that fees be waived if he 
does a good job on landscape and tire cleanup. 

Planning Commission Action 

Planning Commission approved the Conditional Use Permit subject to completion of 
landscaping by June 15, 1989. Planning Commission recommends denial of the Open 
Space Fee waiver. 
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March 31, 1989 

Mr. Patrick Belcastro 
A-1 Auto Sales 
1025 South 5th Street 
Grand Junction, CO 81501 

Dear Mr. Belcastro: 

-·~ ,;-;T, 'd'~\ 
. (: '"fill]·~!} 
~; ' .~; 
~ 

Grand Junction Planning Department 
250 North Fifth Street 
Grand Junction, Colorado 81501-2668 
(303) 244-1430 

One of the conditions of the Conditional Use granted to you by 
the Grand Junction Planning Commission is that the landscaping 
meeting the minimum zone requirements will be completed by June 15, 
1989. Dan Wilson, the City Attorney, said that you had expressed a 
concern about the disposal of the tires located on the property. 

I talked with "Ron" at the Orchard Mesa Landfill and he said 
they do accept tires there. He said that semi-tractor trailer 
loads of tires were not accepted, but pick-up truck and dump truck 
loads were okay. By the pick-up truck load, it costs $5.00 per 
load. If a dump truck is used, the cost is $3.10 per cubic foot. 
Ron said there was no problem accepting several loads a day, 
preferably during the morning. 

Some of the tires may be salvageable for retreading or resale. 
Whatever choices you make, the tires are to be removed before June 
15, 1989 in order for the landscaping to be finished. If you have 
questions about this, please call me at the Planning Department, 
244-1430. 

Sincerely, 

,P . /) I /.J--zsl 
.T,)L teet~ L ( · L'--'-" r; 

Linda A. Weitzel 
Planning Technician 

xc: Dan Wilson 
File 
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June 19, 1989 

Mr. Patrick Belcastro 
A-1 Auto Sales 
1025 South 5th Street 
Grand Junction, CO 81501 

Dear Mr. Belcastro: 

Grand Junction Planning Department 
250 North Fifth Street 
Grand Junction, cOlorado 81501-2668 
(303) 244-1430 

On December 6, 1988, the Grand Junction Planning Commission 
approved your request for a Conditional Use Permit for auto sales •· 
(A-1 Auto Sales) in a Heavy Industrial (I-2) zone at 1025 Soutn 5th 
Street. As part of that approval, the landscaping was to have met 
the minimum requirements of the Zoning & Development Code by June 
15, 1989. 

During the City Council Hearing of January 4, 1989, you stated 
that you hoped to have the tires removed by March, 1989. In a 
letter from this Department dated March 31, 1989, some options for 
tire removal were suggested. On June 16, 1989, I did a site check 
of A-1 Auto Sales. I saw no landscaping improvements and there 
were still piles of tires on the property. 

The City Zoning & Development Code states in Section 4-6-2-G. 
the following: 

A conditional use is valid as long as those conditions of 
approval are maintained by the owner of the property unless a 
specific time limit has been established ~t the hearing. 

Section 4-6-2-H. If conditions of approval are not maintained, 
it shall be considered a violation of this Code and subject 
to the provisions of Chapter 12, Administration and 
Enforcement. Staff will request voluntary compliance prior to 
initiating actions specified in Chapter 12. ! 

This is a formal request for voluntary compliance with the 
conditions of the approval of the Conditional Use. You are require~ 
to appear before the Planning Commission on July 11, 1989 at 7:30 
p.m. to show evidence or cause as to why the Conditional Use Permit 
should not be revoked. You failure to appear or your failure to 
show sufficient cause will subject you to the revocation of the 
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Conditional Use Permit. If that occurs, the business will be 
ordered to cease; therefore, you will be subject to both criminal 
and civil penalties if you fail to comply. 

Please contact me, in writing, if you are unable to attend the 
Planning Commission Hearing on July 11 or have question~· about this 
procedure. For your own benefit, you should contact an 'attorney 

for advice. 

Sincerely, 
I 

f 

-~~ c· Jfl-: ( rJ1 l ,~tt.__, ) . V·"'.Li-' (f' 
Linda A. Weitzel 
Planning Technician 

xc: File 
Dan Wilson 
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TO: 
FROM: 
DATE: 
RE: 

CITY COUNCIL MEMBERS j. 
PLANNING DEPARTMENT LA~ 
JULY 14, 1989 

Grand Junction Planning Department 
250 North Fifth Street 
Grand Junction, Colorado 81501-2668 
(303) 244-1430 

REVOCATION OF CONDITIONAL USE PERMIT 
FOR PAT BELCASTRO, 1025 SOUTH 5TH STREET 

The Planning Commission held a quasi-judicial hearing on Item 
#49-88 Revocation of Conditional Use at their regularly scheduled 
meeting on July 11, 1989. Attorney Don Huntzinger represented Mr. 
Patrick Belcastro and City Attorney, Dan Wilson was also present. 

Staff gave a brief summary of the history of 1025 South 5th 
Street. The revocation of the conditional use permit was requested 
because the required landscaping had not been completed by the 
deadline of June 15, 1989. Although some tires had been removed, 
Mr. Belcastro had indicated at the City Council Hearing of January 
4, 1989, that all of the tires would be removed by March of 1989. 

Attorney Huntzinger requested that Planning Commission extend 
more time to Mr. Belcastro so that Mr. Belcastro could meet the 
requirements of the Conditional Use Permit. Attorney Huntzinger 
offered a promissory note for Mr. Belcastro's tools in case the 
landscaping was not completed satisfactorily by the September 5, 
1989 meeting of the Planning Commission. 

Huntzinger also stated that Dennis Weaver, the movie star, is 
building a house made from junk and has made some type of agreement 
with Mr. Belcastro to remove all the 15 and 16 inch tires. A 
farmer in the west part of the valley is willing to take most or 
all of the larger tires. 

After a lengthy discussion, the Planning Commission decided to 
extend the deadline for landscaping to September 1, 1989 because 
the original deadline of June 15, 1989 may have been unrealistic. 
They also decided that the promissory note was not necessary. The 
disposition of the tires has been a hardship on Mr. Belcastro, 
especially since it was not a problem that he created. 

The item was tabled until the September 5, 1989 hearing. 
Prior to the hearing, staff will once again do a site check on the 
property and determine if all the requirements of the conditional 
use have been met. 
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• 
PROMISSORY NOTE 

July 11, 1989 
Grand Junction, co 

THE UNDERSIGNED (Obligor) promises to pay the City of Grand 

Junction on demand the sum of no more than $800.00 after 

September 1, 1989. 

This Promissory Note is given to induce the City to grant 

Obligor an extension of time to perform the conditions imposed on 

his conditional use permit regarding removal of tires and land

scaping on Obligor's property at 1025 s. Fifth street, in Grand 

Junction, Colorado. It is understood that in the event Obligor 

fails to perform these conditions, the City will have them 

performed and seek reimbursement hereby from Obligor. If the 

city performs the work, it shall present Obligor with an itemized 

statement of costs, which amount, not to exceed $800.00, shall be 

immediately due and payable. If Obligor fails to make immediate 

payment, the amount due shall carry interest at the rate of 12%. 

The City shall be entitled to recover all reasonable costs of 

collection, including a reasonable attorney fee. Obligor waives 

presentment, notice of dishonor and protest. This note shall be 

binding upon Obligor's successors, assigns and legal 

representatives. 

PATRICK BELCASTRO 
d/b/a A-1 Auto Sales 

I 
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September 18, 1989 

Mr. Patrick Belcastro 
A-1 Auto Sales 
1025 South 5th Street 
Grand Junction, CO 81501 

Dear Mr. Belcastro: 

' ,,I 
I' 

~ / 
~/ 

Grand Junction Planning Department 
250 North Fifth Street 
Grand Junction, Colorado 81501-2668 
(303) 244-1430 

Thank you for permission to measure your planters located at 
1025 South 5th Street. Chris Mack and I measured the three 
planters and took photos. 

Enclosed is a sketch of our findings. The planters total an 
area of 542 square feet. The existing trees do count as part of 
the total landscaping. I estimated 162 square feet of landscaped 
area for them. The total landscaped area required as per the 
Review Comments for the Conditional Use Permit was 1443 square 
feet. As of this date, 704 square feet have been landscaped, 
leaving a remainder of 739 square feet yet to be completed. 

In order to meet the conditions of the Conditional Use Permit, 
you are required to landscape the remaining 739 square feet of 
area. It is late in the season to be planting flowers. I called 
Bookcliff Gardens and spoke with Ed. Ed said trees and shrubs can 
be planted until frost. Spring bulbs should be planted now. There 
is still time to use sod for grass, or seeding for grass. 

I will be out of town from September 21 to September 29, 1989. 
Chris Mack will re-inspect the property at 1025 South 5th Street on _ 
September 21. If you have not satisfied the conditions of the 
Conditional Use Permit at that time, this office will proceed with 
the revocation of the Conditional Use Permit as per the directions 
of the Planning Commission. 

I 
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.. ... •__,. . "" 

If you have any questions regarding this matter, please call 
me at 244-1430. 

Sincerely 

'- /' ' ( ( /.' l7 (_ ( ----A I } cl"--' I . v· { - -~ . 
f/ __ 1"' '-..... - ~ • ./ 

Linda A. Weitzel 
Planning Technician 

xc: Dan Wilson 
Steve Love 
Don Huntzinger 
File 
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October 2, 1989 

Mr. Patrick Belcastro 
A-1 Auto Sales 
1025 South 5th Street 
Grand Junction, CO 81501 

Dear Mr. Belcastro: 

Grand Junction Planning Department 
250 North Fifth Street 
Grand Junction, Cplorado 81501-2668 
(303) 244-1430 

As per Chris Mack's inspection of your property on September 
21, 1989, you have met the landscape requirements of the 
Conditional Use Permit granted by the Planning Commission on 
December 6, 1988. 

The final landscaping that was done exceeds the required 
amount by approximately 29 square feet. All the areas landscaped 
must be maintained and kept weed free. If any of the vegetation 
should die, it shall be replaced. In case the landscaped areas are 
not maintained, the loss of the Conditional Use may become a 
reality. 

If you have further questions or concerns, please feel free to 
call or stop by the Planning Department. 

Sincerely, 

It· 1; (-, I . L? ( (. 
' I \.. , i.. '-·1 : ~"" 

, )' .L - ' , "' ,~_.' 

Linda A. Weitzel 
Planning Technician 

xc: Dan Wilson 
Planning Commission Members 
Don Huntzinger 
File 



BELCASTRO SUMMARY 
1025 South 5th Street 

A-1 Auto Sales, 1025 South 5th Street was allowed as a 
conditional use in the heavy industrial zone as per Planning 
Commission decision on December 6, 1989. According to the notes in 
the file, many years ago, Mr. Patrick Belcastro had an auto sales 
lot at this site. He then leased, with the option to buy, the 
property to Van Cleave Tire Company. Van Cleave went out of 
business, leaving Mr. Belcastro with a mass of tires on the 
property. In order to recoup his losses, Mr. Belcastro opened a 
used car lot on this property. 

At the time that Mr. Belcastro reopened his business, auto 
sales was not an allowed use in the I-2 zone. Mr. Belcastro's 
original auto sales business came into the city under the 
grandfather clause. Since the business was changed to tire sales, 
and continued as such for at least a year, he was not allowed to 
reopen as auto sales. A business that is grandfathered into the 
city may continue as a nonconforming use as long as it is not 
discontinued for more than a year. 

In March of 1988, a complaint was made about auto sales at 
1025 South 5th Street in the I-2 zone. A notice of violation was 
received by Mr. Belcastro on April 1, 1988. Mr. Belcastro did talk 
with the Planning Department and requested that a text amendment be 
made to allow auto sales in the I-2 zone. 

On June 7, 1988, the Planning Commission recommended approval 
for a Text Amendment for the Use/Zone Matrix, Figure 4-3-4 to allow 
as a conditional use auto sales in the heavy industrial zone. 

The City Council approved this request on June 15, 1988. A 
letter, dated June 29, 1988, was sent to Mr. Belcastro advising him 
of the City Council decision and to contact Mike Sutherland for a 
preapplication conference. 

Since this department had not heard from Mr. Belcastro, Dan 
Wilson, City Attorney, wrote to him on October 14, 1988 about the 
continued zoning violation, i.e., no Conditional Use to allow auto 
sales in the l-2 zone. A reply was requested on or before Oct9ber 
27, 1988. Since no reply came, a summons was issued to Mr. 
Belcastro on November 1, 1988 for a violation of the Code, Section 
4-3-4. 

Dan again wrote to Mr. Belcastro on November 7, 1988. In the 
letter, Dan stated that he was not yet willing to dismiss the 
action pending compliance. He did suggest that Mr. Belcastro meet 
with the Planning Department to begin the necessary steps to bring 
the auto sales into compliance. Mr. Belcastro & his daughter, 
Donna Kennedy did submit an application for conditional use for the 
December hearing. 

The submittal for conditional use came through the Planning 
Commission hearing on December 6, 1988. A request had been made by 
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the petitioner, Mr. Patrick Belcastro, for a fee waiver for the 
conditional use and for the open space. 

The Planning Commission approved the request for a conditional 
use for auto sales in the I-2 zone at 1025 South 5th Street with 
the "condition that the landscaping meet the minimum requirements 
of the Code and is completed by June 15, 1989". They further 
recommended denial for the request to waive the open space fees. 

According to the notes in the file, the required amount of 
landscaping is 1,443 square feet. As part of the Review Comments 
to the petitioner, Mike Sutherland (Planner) stated that tires were 
not allowed as part of the landscaping. 

During the City Council Hearing of January 4, 1989, for the 
request to waiver fees, Donna Kennedy & Patrick Belcastro were 
present but left the meeting early. Mike Sutherland explained the 
history of the property to Council. Council decided to waive both 
fees. Council explained the reasons for waiving the open space fee 
because of basic fairness. " ... it is not Council's intent that a 
property owner that had such an experience where a leasee or a 
purchaser failed to fulfill his obligation and then the property 
was returned to him to impose this financial burden on such an 
applicant." 

In a letter dated March 31, 1989, Mr. Belcastro was reminded 
of the landscaping requirements. Some suggestions were made as to 
the disposition of the tires. A site check was done on June 16, 
1989 by Linda Weitzel and Chris Mack. There appeared to be some 
landscaping near the A-1 Auto sign, but no other landscaping was 
apparent. There were still stacks of tires on the site. 

On June 19, 1989 I wrote Mr. Belcastro informing him of the 
site check and the lack of compliance with the conditional use. I 
requested voluntary compliance and required him to appear before 
the Planning Commission this evening to show evidence or cause as 
to why the Conditional Use Permit should not be revoked. 

I 
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5 MARCH 1991 

MR. PATRICK BELCASTRO 
A-1 AUTO SALES 
1025 SOUTH 5TH STREET 
GRAND JUNCTION, COLORADO 81501 

Dear Mr. Belcastro, 

Grand Junction Planning Department 
250 North Fifth Street 
Grand Junction, Colorado 81501-2668 
(303) 244-1430 

After receiving a complaint that a· possible zoning violation 
may exist on your property located at 1025 South 5th Street 
in the City of Grand Junction, I inspected the location on 
March 4, 1991. The complaint pertained to use of the land 
as a junk yard and to the storage of junk and junk vehicles. 
Please find enclosed photocopies of the pertinent sections 
of the Zoning and Development Code of the City. 

Previously you obtained a conditional use permit for the 
purposes of selling motor vehicles at this location. As you 
will recall one of the conditions of that permit was that 
you maintain appropriate landscaping and that if any of the 
landscaping should die it was to be replaced. My inspection 
on March 4, 1991 revealed that the landscaping may not now 
be in compliance with the Code requirements and that you 
have apparently not maintained the vegetation. 

Based upon the complaint and my observations I am by this 
letter serving notice of your non-compliance with the Zoning 
and Development Code of the City as it pertains to motor ve
hicles and the requirements of continuation of your condi
tional use permit. 

Compliance with all applicable Code requirements must be at
tained within 14 days of this letter or the matter will be 
referred to the Office of the City Attorney for initiation 
of legal proceedings. 

If you have questions please call or come by the Community 
Development Department at your convenience. 

Sincerely, 

~t-;r~f-V i:L~ft 
Blaine Powell 
Code Enforcement Officer 

Enclosure 

xc: John Shaver 
Assistant City Attorney 
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HtKl\N SCALE 
Buildings and spaces in scale with each other and in scale with the human 
use of these buildings and spaces. 

IDEN'l'IE'ICATION SIGN 
A sign which shall refer only to the princip:ll use of the parcel upon which 
the sign is located. 

U.t.Fr.JAL SIGlr 
A sign which is in violation of the requirements of this Code except for 
those signs qualifying as non-confonning (see Sign Regulation). 

:IMP:ROVEHENTS 
Right-of-way pavements, curbs, gutters, sidewalks, paths, bikeways, sedi-' 
mentation control facilities, revegetation, water mains, sanitary and storm 
se'W:!rs, drainways, gas lines, electrical and telephone lines and appurten
ances, street signs, trees and lights, lot pin monuments, range point 
1::x:lxes, and any other similar i tens required for canpliance with the regula
tions of this Code or the conditions of approval. 

INS'.l'ITU'l'IONAL SIGN 
A sign setting forth the name of a ~blic, charitable, educational, or 
religious institution. 

INTEGRAL SIGN 
Names of buildings, dates of erection, monumental citations, canmemorative 
tablets and the like which are carved into stone, concrete or similar 
material or made of bronze, aluminum, or other pennanent type construction ( 
and made an integral part of the structure. 

INTEGRAL UNITS 

JUNK 

Items, equipnent, or machinery which are assenbled or constructed to func
tion as a single unit, such as, but not limited to, large cranes, drilling 
rigs or other large vehicles, large diameter pipes or culverts, large scale 
motors or transformers, etc. 

Old, second-hand, or scrap; ferrous and nonferrous metals; paper or paper 
prcxiucts; fibers or fabrics, ~or wood products; manufactured rubber or 
plastic products; appliances, glass, clay, or porcelain products; trash or 
similar materials, and shall include dismantled machinery, equipnent, junk 
vehicles, and parts. The term "junk" shall not include either materials· or 
objects held and used by a manufacturer as an integral part of the manufac
turing process or to outside storage permitted as an accessory use under 
the provisions of Section 5-4-14D. 

V JUNK VEHICLE 
Any motor vehicle, trailer, or semi-trailer, as those tenns are defined by 
C.R.S. 42-1-102, that: is not operable in its existing condition 'oecause 
of damage or because parts necessary for operation such as, rut not lim
ited to, tires, engine, or drive train are removed, destroyed, damaged, or 
deteriorated; or, is not capable of being lawfully driven on a public 
high>"Jay or street pursuant to ,the minimum standards set forth in Title 42 
of the Colorado Revised Statutes. Any such motor vehicle, tra.iler, or 
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CHAPTER FIVE 
GENERAL REGULATIONS 

The developnent·, maintenance, or operation of any use shall be allaored ·only when 
it- complies with the standards and. regulations as~ described~ in this. Chapter: 
unless- it qualifies as a non-conforming . provisions· of . 

. SectionA-9·.. Unless ·othezwise: specified,. fr~.the:· regu-:-
. lations:,. contained:: in· this;; Chapter. shalL be in: accordance.:: 

· -.- .wi ~~--:-~-~-·prOvisions· of'. Chapter"· 10· ;.:. Vari~es··;~---~:~ ·:~:t:\~-~_:·t ·.- -- : · · -<- ·.:~ =-~ :· · --~.: .. :.~~~--: · 

. . . 
; .:.:~...:.~4-··~··H ...... -, < 

. --.::-~~-{~-4-~ -~ .. '-' . ~ ..... ---~--·"··~ •'"72 .. - . -·~ 

·. ... . -· -~~·;.:-: 

s;-1~i: GENERAL -Dust, fumes, odors, refuse matter·, smoke,_ vapc)r-, noise, 
electromagnetic. or equivalent interference, vibration, or similar noxious 
substances or· conditions. shall ·be effectively confined to the· premises 
where located, or effectively minimized so as not to be injurious or 
detrimental to the adjacent uses, neighborhood, or general public. 

5-1-2-8 OUTDOOR STORAGE 

A. No portion of any required front yard shall be used for the permanent 
storage of appliances, motor vehicles, trailers, airplanes, boats, , 
part of any of the foregoing, or building materials, except building 
materials for use on the premises and stored thereon during the time a 
valid permit is in effect for construction on the premises. Permanent 
storage, as used in this section, means presence for a period of 
forty-eight or more consecutive hours in the required front yard 
setback. 

Junk and junk vehicles (see Definitions) shall not be a11c:med to 
collect on any premises except as provided for in the Use/Zone Matrix, 
and except that a maximum of two vehicles intended for repair or 
restoration may be kept on the premises, but only if all of the 
following conditions are satisfied: 

1 . Vehicles must be owned by the owner or occupant of the premises 
upon which the vehicles are located. 

2. The vehicles shall be stored in an enclosed garage, "under an 
opaque cover designed for the vehicle, or· othezwise screened frc::m 
public view. 

3. Vehicles shall. not be stored within a front or side yard. 

4. There shall be no exterior storage of vehicular pa.rts. 
, ·,1\J. ju.,l D" ofe,-. porc.l. 

All outdoor storage, in any zone, which occupies a volume of more than 
150 cubic feet, shall comply with the following: 

1. No such storage sh.a.l.l be placed. or maintained in a required front 
yard setback; and 

39 

I 

I 



semi-trailer shall be presumed to be a junk vehicle if no current __ Colorad.o 
license plates are displayed thereol)...-. or if Colorado license plates have 
been invalid for more- than sixty (60) days. · The owner or possessor· of 
such a motor· vehicle, trailer, or semi-trailer rray- rebut such a presump
tion by providing proof of current registration or licensing (see Motor 
Vehicle Repair Shop) . 

,,·,quNKYARD!tl. ~-
A yard, lot, or other place·; covered or- uncovered, indoors or· in- an.. en-

·. closed building; · for; the--- storage';- .. keepiilg-; sale·; or- abandonment of· junk, 
including. scrap. metals·, or· other- scrap; rraterials, or· for- the· abandonment, 
dismantling; or- denolition of automobiles; or- other vehicles or machinery, 
or·- parts thereof. '1'h,e. term "junkyard."· shall. not include the· storage of 
agricultural vehicles on. agriculturally-used· property or to those·· facili
ties qualifying as a motor vehicle· repair· facility. The term "junkyard11 

shall include wrecking yard, · salvage yard, and autarobile impoundment lot, 
where stored vehicles are inoperative and/or unlicensed. 

JURISDICTION 
The sphere of responsibility of the Grand Junction City Council or a polit
ical subdivision of the State. 

KENNEL 
A facility in which four or more animals of the same species are housed, 
groomed, bred, boarded, trained in return for canpensation, or sold. SUch 
facility may offer incidental medical treatment. 

LANDI£X:KE:D PARCEL 
A parcel of land without access of record with the County Clerk and Re
corder. 

LANDSCAPE 
An area set aside from structures and parking which is developed with 
plantings ( i . e trees, shrubs, sod, vines, hedges, bedding plants) and 
vegetative ground covers. 

LANDSLIDE 
A mass movement where there is a distinct surface of rupture or zone of 
weakness which separates the slide material from more stable underlying 
material. 

LAND USE. 
List of uses within categories enumerated in this Code for various uses of 
land in the City. 

IATERAL SEWER 
A sewer which discharges into a trunk line and has only collection lines 
tributary to it. A line from a structure or use which discharges into a 
collection line is not a lateral. 
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• 

M:Yl'OR'. VEHICLE: REPAIR;: SHOP.·· .. '• 
A · shop· or place of business used; for the repair and maintenance or motor 
vehicles and. other motor vehiclec equipnent as; defined. in Title 42,. C.R.S .. 
The: owner of all motor· vehicle: equipnent on: .. th~ property shall. have-: a: valid. 
registration,,. have~ a. registration:._o:t::- titl~app1ied~ for·,. or: sha-1; a., work: 
order·;,_· Motor vehicle: equipment for. whicm.-~ shop: operator. holds~ no .. va-lid·. 

_: registration. or · work order sha:ll. bee classified: as: junk: and. shall. not be 
kept·, stored or worked. on, in or on the-property· of a motor vehicle· repair· 
shop. 

MJVABLE: OBJECTS 
Items such as trailers, motor vehicles, mobile hanes, tanks, lumber or 
other materials not anchored to the ground which are subject to transporta
tion by water. 

MJDF'I.(ltl 

A flowing mass of predaninantly fine-grained'earth material possessing a 
high degree of fluidity during movement. 

KJLTI -FP.MILY Il'mLLING 
A structure arranged, designed, and intended to be the residence of more 
than one housekeeping unit independent of other housekeeping units. 

MJNICIPALI'IY 
An incorporated city or taom. 

NATURAI. HAZARD 
A geologic, floodplain, or wildfire hazard. 

NATURAL RESOURCE 
A resource established through the ordinary course of nature. 

NET FLOOR AREA 

mDE 

The square footage of the primary use area of a building including rest
rooms, hallways and stai~lls, but not including normally unoccupied areas 
such as garages, storage rooms, furnace areas, etc. · 

An identifiable grouping of uses subsidiary and dependent upon a larger 
urban grouping of similar or related uses. 

NON-coNFORMING 
A legal use, structure, and/or development which existed prior to the 
adoption of this Code or any amendment thereto, which does not presently 
conform to this Code or its amendments. 

NON-PROFIT 
Organizations having 501C.3 filing status with the Internal Revenue 
Service. 

NURSERY-GRRENHOUSE 
A place where plants are raised, acquired, and maintained for transplanting 
or ::-XJ.Je. Sale or rental of small landscaping tools and s1..1.pplies may be an 
accessory use. 
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Nov~mber 20, 1991 

Patrick Belcastro 
A-1 Auto Sales 

,, 1025 S. 5th St. 
Grahd Junction, co 81501 

Mr. Belcastro, 

For the past week I have tried, unsuccessfully, to contact you 
regarding the landscaping standards at A-1 Auto Sales, 1025 S. 5th 
St .. 

This department would like to meet with you in regards to the 
landscaping standards which were required for your conditional use 
permit (file #49-88) . Maintenance of your landscaping was a 
mandatory requirement and it appears that you have failed to uphold 
this obligation. 

We would like to resolve this situation without requesting 
revocation of your conditional use permit. Please contact me at 
244-1583 or 244-1430, no later than November 27, 1991 to schedule 
a meeting in which we may discuss this situation. 

Respectfully, 

D::eh~~~ 
Code Enforcement Supervisor 

xc: Bennett Boeschenstein, Community Development Director 
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Dec mber 9, 1991 

Pattick Belcastro 
A-1 IAuto Sales 
102$ S. 5th St. 
Grand Junction, co 8150: 

I 
I 

I 

I 

Dea~ Mr. Belcastro, 

ThaJk you for takj ng the timE~ tn mPPt with Bennett Boeschenstein, 
Blaine PoweJ.l an.d myself on Decenbe):' 4th rega.rd1ng your landscaping 
req1irements. 

I 

We understand that winter is >.~nt: the opt:i.Jnnm planting Sf~aso::'l and 
tha~ you have agreed to meet your landscaping standards in the 
spring o.f 1992. I wi 11 be recheckiny yon:r· propPrty in March or 
Apr j 1 (dependent upon wea.t1:,.er cond:i. t ions) to conf irr:1. that new 
plarl.tings are in place. Although. U•.f~Y wc~r·e nerely suggestions, the 
dra~ings which we provided to yn11 included plant species which are 
~owlmaintenance and fav~rable to this climate and you may wish to 
1mp~ement them next sprlng. 

If Jou have any further questions p.lease feei f:t·ee to contact me I 

at ~44-1583 or 244-1430. 

I 
i 

Sincerel ,; , 
I ,.. 
I 

Jan :Koehn 
Code: Enforcement 

I 
I 

I 
I 
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I xc: 
1 

Bennett Boeschenstei.n 
Blaine Powell 
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