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—GORMLEY 225

Patrick A. Gormley
James S. Gormley (1904-1973)
Delos W. Lise, Manager

Real Estate — Appraisals

Property Management

May 18, 1989 ' J

R.T. Mantlo, Mayor

City of Grand Junction
Fifth and Rood

Grand Junction, CO 81501

Dear R.T.:

S wféfz%‘e:‘ sk cowridos plliess

Last year you approached me representing the City Council

concerning the interest the Gormley family had in annexing

the properties on the west side of first street at Patterson

Road. We are prepared to consider an annexation at this time 4
subject to our understanding of a number of issues. Those v

issues are involved in the planning process, the zoning Q§ \
regulations and the corrider policies which have been in 0 5&
effect for First Street and Patterson Road for some time. X) %Pw

. . 1 ~ . < K
We would appreciate your staff's response to our questions Q? X

A
and also some Indication as to the Council's policy relative NN \3 g
to those issues. Q @yﬁ

‘ g %
. ,b t “\ L
Our questions are as follows: R \Q"\w&v}/

. _\D

1. The northwest corner of First and Patterson is Q? é)y95y \§¥
currently zoned Planned Business (south half) and PV R
Planned Residential (7.5 per acre north side). The %\$‘QW W\
property south of Patterson has been in a multi-family @y
zone. Can we at least keep that zoning? Would hearings
be required? , . Q§D y
. N i
2. VWhat process would be required if we wish to upgraded§ Q@
the northwest corner of First and Patterson to )
commercial zoning in its entirety? Q?

/“X LQ}K

5. What process must the City and County undertake to ;’Q,v
redefine both the First Street corrider policy and the KYVQ
Patterson Road corrider policy? The Patterson Road
corrider policy currently requires residential zoning on
the north side of Patterson from 25 1/2 Road

to 26 Road. % o

4. It is our understanding that if the City accepts
this property with an established zoning, then the 0
requirement that the development proceed on some -
scheduled basis, as is the case in the County, is no
longer necessary. Is this correct? o

5. What would be the specific advalorem tax impact on
the properties after the annexation? -

P. O. Box 1508 « Rood at 6th Street, Grand Junction, Colcrado 815602 A Phone 242-5211
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6. Presuming that no immediate development takes place,

are there limitations on my continuing to raise the Q..
sheep or other livestock on the approximately 20 acres 0\\@
on the south side of Patterson west of First Street?

7. What is the implication for Dr. Mary Moore's
property which 1s south of our property and which south
boundary constitutes the city limits? I intend to

inform Dr. Moore that we are gseriously considering ¥
annexation. “\\\ Q’ @)
i
There are probably other issues that your response will @&'h? é}
raise. Q;§§w dy

Sincerely, Xy@f

%{Séa%
Pat Gormley

PG/ jw

cc Mark Achen
Karl Metzner L
John Gormley




Grand Junction Planning Department
250 North Fifth Street

Grand Junction, Colorado 81501-2668

(303) 244-1430

June 26, 1989

Rhonda and Garrett McClary
2502 North 1st Street
Grand Junction, CO 81501

Dear Rhonda and Garrett:

I've been discussing possible uses of the Cherry Hill property with
Pat Gormley. He mentioned bed and breakfast and small group (6-8) person
retreats. I have also received your letter of June 19, 1989 about weddings and
receptions for up to 100 people. On June 19, 1989, I also inspected the premi-
ses with Pat.

I can see a potential for the use of the property as a bed and breakfast
operation and for the small group retreats. To accommodate these uses, the
driveway entrance should be widened to the north and additional parking area
provided to the rear of the house. A rezoning to PR would be required, similar
to the zone change you did on your Gatehouse location.

The use of Cherry Hill for weddings and receptions as per your letter is
a different matter. Even assuming some level of carpooling, a 100-person event
could be expected to generate a minimum of 40 cars to the site. My opinion,
from a planning perspective, is this level of activity is not compatible with
the residential neighborhood. My best guess is that you would encounter neigh-
borhood opposition during the rezoning process. Due to the nature of the events
you are proposing, I would also be concerned about the traffic impacts on st
Street with 40 (or more) cars arriving within a short period of time.

I should remind you that Pat Gormley's properties are not currently in
the City, so my comments should be taken as advisory only. 1 suggest that you
contact the Mesa County Planning office, if you have not already done so, to see
if their views of how this site could be used are different.

FasTE




Rhonda and Garrett McClary
June 26, 1989
Page 2

‘w2 Bl

Please Tet me know if I can provide any additional information or assis-

tance.
Sincerely,
lcjf:;;l G. Metzner
Director of Planning
KGM/tt

xc: Pat Gormley
Bennett Boeschenstein
Steve Anderson
Jim Shanks
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SITE ANALYSIS OF GORMLEY PROPERTY
NORTHWEST CORNER OF 1ST AND PATTERSON

Site contains approximately 7.5 acres of flat, vacant
ground. The north boundary of the site is at the:base of a
ridge that runs generally east and west.

First Street is two-laned, with 1987 traffic volumes of
4,400 ADT north of Patterson and 8,700 ADT south of Pat-
terson. Classitfied as a minor arterial.

Patterson Road will shortly be all four-laned, with a 1987
ADT o+ 13,200 west of 1st Street. The access of Willow-
brook Subdivision has been relocated, correcting a previous
problem intersection. Classified a major arterial.

Land uses directly north of this site are now, and are
expected to remain, very low denmsity residential. High
density residential is projected for areas northwest of the
site.

Previously planned extension of Horizon Drive has been de-
leted.

Using criteria of existing neighborhood business zone for
current retail sites shows two areas overlapping this site:
Cedar Square at 7th and Patterscon and City Market at lst

and Orchard. The Cedar Square center could be discounted v
since 1t has evolved to mostly hospital/medically—-oriented ’
uses. The only other retail in the general area is a small

convenience store at 25 Road and Patterson and the Centen-
nial Plaza/Village Fair complex at 12th Street and Patter-

SoON.
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ISSUES AND CONCERNS

Access

As with most corner lots on arterial intersections, access to
this site would have to be designed with care to avoid cre-—
ating circulation problems and unsafe conditions. Access con-
straints would be a primary factor affecting site design for
any high—-traffic use. The downhill grade on 1st Street
compounds the problem by shortening sight distance in the
southbound lane. The Northridge Drive intersection may also
contribute to access concerns on 1Ist Street.

Neighborhood Impact

Uses north, east and west of the site are low density single
family residential. There are various potential impsacts
assoclated with the development of this site that should be
considered in determining the types of appropriate uses as
well as the specific site design.

- Visual appearance

- Noise

~ Trash, dust, {fumes v
~ Traffic circulation ’
-~ SBecreening/landscaping/buffering
- Hours of operation

- Lighting

Character of the Corridor

Currently, the Fatterson Road/lst Street Corridor Guidelines
discourage the development of strip commercial (North Avenue)

with its associated problems. However, it can be assumed that
this site is not suitable for development as single family
residential. The selection of uses, as well as their orienta-

tions, should consider the overall objective of discouraging
strip commercial development on either lst Street or Patterson
Road.

Service Areas and Needs

Patterson Road serves as a major transportation corridor from
Mesa Mall/24 Road to Clifton. Major connections exist to I-
70, the airport, downtown, and the Redlands. The area north
of Patterson Road, in the general vicinity, is exclusively
residential. Need may exist in this area for neighborhood
business, both retail and service. A need may also exist for
providing services to travelers on Patterson Road.




LAND USE CONSIDERATIONS AT THE INTERSECTION
OF 1ST AND PATTERSON

SOUTHEAST - The southeast corner of this intersection is cur-
rently developed with multi-family residential units.. The units
are well maintained, and the development can be expected to re-
main viable for some time.

SOUTHWEST -~ The southwest corner of 1lst and Patterson is a 20~
acre tract currently used as pasture. A hill generally bisects
the tract, providing excellent views to the Bookcliffs and the
Monument. This topography provides the opportunity for a high
quality residential development, since adequate room exists for
buffering from 1st and Patterson. Primary access should be
gained from Patterson Road at Meander Lane.

NORTHEAST - The northeast corner is a vacant tract of approxi-
mately .89 acres bisected by the Independent Ranchman's Ditch.
Abutting the tract are Willowbrook Subdivision to the east and
proposed future filings of Northridge Subdivision to the north.
The physical configuration and usable size of this parcel present
severe constraints to development. It can be assumed that single
family residential uses will not be proposed on this parcel. Any
potential uses should be low volume traffic generators and re-
spect the residential character of Willowbrook and Northridge.

NORTHWEST - The northwest corner consists of /.5 acres of flat,
vacant ground. It extends along Patterson Road approximately 650
feet from 1st Street to Meander Drive. The easterly portion of
this site appears to be heavily impacted by the noise, dust, and
fumes of the 1st and Patterson intersection, but the western
portion does not seem as heavily impacted. North Avenue-type
strip development, with its attendant problems, should be avoided
on Patterson Road. Non-residential (business) use may be most
appropriate on the eastern portion of this tract, but a clear de-
markation should be established to prevent a westward expansion
of such uses. This might be best accomplished by developing
residential on the west portion of the tract to establish a
character for future development/redevelopment of other proper-
ties.
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RESPONSE TO PAT GORMLEY'S QUESTIONS

(Combined answer to questions 1-3)

The most critical element in determining the zoning at 1st
and Patterson will be a review and possible amendment of the
1st Street and Patterson Road Corridor Guidelines. These
Guidelines are elements of the City's comprehensive plan and
must be considered when zoning any property. Planning Com-
mission and staff would review existing and potential devel-
opment trends and infrastructure in the vicinity. Based on
that analysis, a proposal would be prepared for Planning
Commission and City Council public hearings.

Upon annexation, the Planning Department will process a Zone
of annexation in accordance with the recommendations of the
Corridor Guidelines. The zone of annexation will reguire
public hearings before Planning Commission and City Council.
The City Attorney advises that prior to annexation a contrac-
tual agreement could be prepared which would assure a par-
ticular zoning if the property were annexed.

If the City zones the northwest property Planned Business,
the zoning would be retained in an inactive status until
there is a specific development proposal. The plan of
development for such a proposal would regquire Planning
Commisson approval in accordance with the final plan pro-
cedures of the Zoning and Development Code. There is no
annual review process such as currently exists in the County.

There 1is an existing conflict between animal regulations con-
tained in the Code of Ordinances and the Zoning Code. The
City will correct those conflicts, and animals can continue
to be raised on the property as is currently being done.

If other owners in the area do not wish to participate in the
annexation at this time, they would remain as an unincorpor-
ated enclave. After three vyears, the City can unilaterally
annex this enclave.
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West Middle
School
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Franklin Avenue

Lilac Park

Section 4
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Sec’gion 3
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G Road to Walnut Avenue

The intent of this section of the
corridor is to protect and respect the
existing residential land uses. This
section serves as a major north/south
connector with two lanes north of Orchard
Avenue and four lanes south of Orchard
Avenue.

~ Because the existing zoning and uses
are appropriate, the single family
residential character should be
respected and protected. Therefore,
ccmmercial development is discour-

Ty S

- Multifamily uses ma pg appropriate
at the 3 of 1st and
Patterson and near existing
neighborhood shopping areas as
transitional buffers between the
different uses,

-~ Business or developnent
is di <~ around the
intersection of Patterson

/ would add traffic
a difficult

intersect Since Horizon Drive
is not to bg extended to 1lst Street
there onger a/need for that
type of d

- Low profiNe lards ;mg and upgrad-
ing of gi's” Ditch for a
possible b trail at the

" ist and Patterson is
aintain a positive
and help identify

Walnut Avenue to Franklin Avenue

The intent of this section of the
corridor is to define the transitional
area from residential to business uses.

- The existing single family residen-
tial character should be protected
and respected on the east side of
1st Street between Orchard and
Kennedy Averues as indicated by
area resident.

Firsf Street Corridor Guideline

A G . s
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General Guidelines (continueda)

—

4) New commercial and  business development and
redevelopment  shouid not adversely affect the
existing neghborhoods with traffic, parking,
lighting or noise. Good site planning can help
mitigate these concerns.

5) In cases where parcels have frontages on roads
in addition to f Road, those frontages will be
considered preferred access points, uniess it is
shown that such access points would have an
undesirable impact on the neighborhood or area.

6) Curb cuts and access points on Patterson (F) Road
should be {imited and consolidated to encourage the
concept of shared access for proposed and future
development. ¥herever possible, accesses should
align with any existing accesses on the opposite
side of the roadway to minimize traffic hazards and
help the flow of traffic entering the roadway.

1) When development which may create a traffic hazard
is proposed near an intersection, turning movements
will be controlled to allow for the best traffic
flow.

8) Access points must be desiagned to maintain a clear
site distance for vehicuiar, bike and pedestrian
traffic safety.

9) Adequate walkways should be provided to encourage
and accomodate pedestrian use along F Road.

18} Development should provide adequate setbacks for
structures from the public right of way, to-be used
in oart for landscaping. The intent is to provide
attractive surroundings for the tenants, resigents,
motorists and pedestrians throughout the corridor,
Within the setbacks landscaping amenities such as
berming, bufferina and streetscapes should be
included.

1) Drainage considerations to adequately accommodate
run-of f shouid be addressed with ail new
develooments or redeveiopments.

12} MNeighborhood discussion is encouraged with the
petitioner throughout the development process.

13) The

undergrounding of wutilities should occur
wherever feasible along this corridor.
R —_—
!

- Residentiat
and south sides
“\ Road tq. Ist Street.

25 Road

o S A A ;
24 Road J
|

i

!l_’il

Section 1

R —————ar

'édgsq M'zill

u
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14) Other corridor guidefines may also be applicable
and should be considered in the review of new
deve{opment.

Highway 6 & 50 to First Street

The intent of this section of the corridor guideline is
to provide a3 parkway atmosphere and also accommodate
pedestrian access. Because of the existing mixed uses,
landscaping, berming and buffering are encouraged along
Patterson (F) Road to help minimize the adverse effects
of the high traffic volume associated with this

corridor.
In keeping with the existing uses and zoning:

- New commercial development is appropriate on the
south side of Patterson (F) Road from Highway 6 ¢ 50
to 25 1/4 Road.

- Commercial and mixed-use development is appropriate
on the north side of Patterson (F) Road from 24 1/2
to 25 1y2 Road.

. ) .
lopent is appropriat€ on the. sarth ¢

Road from 25 1/2
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INITIATED BY

ACTION PROPOSED

PRESENTED BY

COMMENTS

City of Grand Junction, Karl Metzner

Corridor Guideline Amendments

Karl Metzner

SUGGESTED MOTION MOVED BY

APPROVAL :

DENIAL:

YES

"Mr. Chairman, on item #37-8%9, a request to amend the
Ist Street and Patterson Road Corridor Guidelines, I
move that we forward this on to City Council with the
recommendation of approval since the size, topography
and orientation of properties fronting the north side
of FPatterson Road from 25 1/2 to 26 Road is not
appropriate for new residential development."

"Mr. Chairman, on item #37-8%, a regquest to amend the
st Street and Patterson Road Corridor Guidelines, I
move that we forward this on to City Council with the
recommendation of denial for the following reason(s)
(state reasons)."

NO TABLE
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AMENDING 1ST STREET CORRIDOR GUIDELINES

- Because of parcel size, topography, and traffic impacts, the
northwest corner of 1st and Patterson does not appear suitable for
residential development. Proposed business uses should respect
surrounding residential development in terms of site and structure
design. ‘

— The size and topography of the southwest corner of lst and Patterson

will allow mitigation af traffic impacts making it suitable for
multifamily residential development.

AMENDING PATTERSON ROAD CORRIDOR GUIDELINES

- Light business and mixed use development is appropriate along the
north of Patterson Road from 25 1/2 to Ist Street, and residential
development is appropriate on the south side of Patterson Road from
25 1/2 to lst Street.

PO, 12/5/87 - [Keemmaond %%«W&,K B
3-Z
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