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DEVELOPMENT “PPLICATION Recaigt
Community Deve{r:;pwnt Department L Date  //-4-9
250 Naorth Sth Street Grand Juncticn, CO 8150t - Recd 8y _ /g’

(303) 2441430 ~riginal
Do gNOT Remove FieNo. 487 ¢ ﬁ

From Office

We, ‘he undersigned., being the owners of progerty situated in Mesa County,
State of Caiorado, as cescriced herein do herepy petition this:

PETITION | PHASE | __SIZE |__LOCATION | ZONE i LAND USE
l
[ ] Subdivision [ ] Minor ;
Plat/Plan [ ] Major i
(] |
{] Rezone | From: To:
{] Planned []oDP
Development (] Preiim
[ ] Final
Conditional Use £ EasF Food Cestzumm
X , , Hwy 59 #t.0. | w] dyiver

[ ] Zone of Annex

[] Text Amendment |

i ] Special Use

[ ] Vacation } " ] Rignt-of-Way
b1 Easement
o . i
¥ PROPERTY GWNER ¥ DEVELOPER D REPRESENTATIVE
Norbert J. lLukas 18R of Grand Junction Banner Associates, Inc.
Name Name Name
4865 Sterling Drive 739 Horizon Drive 2777 Crossroads Blvd.
~ddress Adaress Adcress
Boulder, CO 80301 Grand Junction, CO 81506 Grand Junction, CO 81506
City/State/Zp : City/State/dp City/State/Zip
(303)243-6614 (303)243-2242
Business FPhone No. Susiness rhone Na. Susiness Phane No.

NOTE: Legai property owner is cwner of record on date of submittai.
'We nereoy acknowiedge that ‘we have famiiiarized ourseives with e rules and reguiations with respec? o the preparation of tis sucmitial, thar ne
foregoing information is true and complete to the best of our knowieqge, and that we assume the respensibility to moniter e status of the apgticaucn

and the raview comments. We recognize that we or our representative(s) must te present at ail hearings. [n the event that the ceutioner is nc:
represented, e g aropped from the agenaa, ana an additional fee charged to caver rescheduling expenses Zefore it can again te ciacec

on the agepd ?/ //'0/' 74'

Signature of Person Compieting Appiication Date

R Coon L Nk Lgs

Signature of Property Owner(s) - Attach Additionai Sheets if Necessary
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PRE-APPLICATION CONFEWCE

Date: 4/@&[@4’ . \ : o
Conference Atfendgnce: KMZ;WJLJ» DWV// 6W Gl Lulver \72// tiiska
Proposal: __Toprae . Loo e PeeTaA e hn bt ’ i
Location: __(0. of Ciaty WAskeT o .l O HllanwWiAy =o

Tax Parcet Number: ZAd=- 264 - c2.- 003

Review Fee: __$250
(Fee is due at the time of submittal. Make check pavable to the City of Grand Junction.)

Additional ROW required? : 1
Adjacent road improvements required?
Arca identified as a need in the Master Plan ot Parks and Recreadon?
XParks and Open Space tées required? . Zsumated Amount
Recording fees required? Esumated Amount
Hall sircet improvement fees required? 170 Esumated Amount
Revocable Permit required?
Stue Highway Access Permit required?

it bbb il

*

Appiicable Plans, Poiicies and Guidelincs

: Located in identified floodplain? FIRM panel #
1 Located in other geohazard area?

H Located in established Airport Zone? Clecar Zone, Criticai Zone. Area of Influencs?
Avigation Easement required?

While all factors in a development proposal require careful thought, preparation and design, the following “checked”
items are brought to the pettioner’s attention as needing spec:ai anenuon or considerauon. Other items of special
concern may be identified during the review process.

! Q Access/Parking Q Screening/Burfering O Land Use Compatibility
QO Drainage O Landscaping O Trarfic Generation

Q Floodplain/Wetlands Mitigation O Availability of Utlities O Geoiogic Hazards/Soils
Q Other
Reiated Files:

b [t is recommended that the applicant inform the neighboring creperty owners and {2nants of i¢ Zroposal Tror 0
the public hearing and preferably prior to submiti (o the Clry.

I

PRE-APPLICATION CONFERENCE i

WE RECOGNIZE that we, ourseives, or our representanve(s) must be present at all hearings relative to this proposal
and it is our responsibility to know when and where those hearings are.

In the event that the petitioner is not represented, the proposed item will be dropped from the agenda, and an
additional fee shall be charged to cover rescheduling expenses. Such fee must be paid before the proposed item can
again be placed on the agenda. Any changes to the approved plan will require a re-review and approval by the
Community Development Department prior © those changes being accepted.

WE UNDERSTAND that incompiete submittals will not be accepted and submiuals with insuificient information,
identified in the review process, which has not been addressed by the applicant, may be withdrawn from the agenda.

WE FURTHER UNDERSTAND that failurc to meet any deadlines as ideqdfied by the Community Development

Department for the review process may result in the project not beipg schgduled for hearjpg or being puiled from
e %;

Signaturets) of Pettioner(s) Signature(s) of Represeniauve(s)
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DILLON REAL ESTATE CO INC.
c/o City Market

Post Office Box 729

Grand Junction, CO 81502-0729

WILLIAM R JARVIS JR
236 Arroyo Drive
Grand Junction, CO 81503-1706
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GENERAL PROJECT REPORT
BURGER KING RESTAURANT-ORCHARD MESA

Do NOT R |
From Offica "~

This proposed project is to construct a Burger King Restaurant on Orchard Mesa adjacent
to the existing City Market store near 27% Road and B%2 Road. This site is located
entirely within the NW¥% of the SE% of Section 25, Township 1 South, Range 1 West, Ute
P.M. It will be located on a 0.71 acre tract of land that can be legally described as Lot 3
of the Orchard Mesa Center Subdivision. This five lot subdivision was platted in 1982
around the City Market store with all the lots currently either being vacant or being used
as parking for the store. Located directly east of the parcel is Lot 4 of this subdivision, it
is being used as parking for City Market and is improved with an asphalt surface. Along
the south property line of the site, the parcel is bounded by the Frontage Road for U.S.
Highway 50. The remainder of adjoining land is an undeveloped, and unplatted, parcel of
land to the north and to the west.

INTRODUCTION

ACCESS

The platted access to the site is from the Frontage Road of U.S. Highway 50. The site is
located approximately 350 feet south of BY%2 Road and 600 feet northwest of 27% Road, at
which point 27% Road also intersects with Highway 50. The Frontage Road continues to
the east approximately half of a mile where it intersects with the Highway and 282 Road.
Heading west the Frontage Road is just over a quarter mile in length at which point it
intersects again with the Highway and B%: Road. This can be seen by referring to the
Vicinity Map included with the Site Plan.

Also as can be seen from the Site Plan, there are two access points being proposed onto
the Frontage Road. Since this road is in right-of-way managed by the Colorado
Department of Transportation, the required access permits are being applied for with
CDOT. One of these accesses will be an exit only that will primarily serve the drive up
window. The other access will be a ingress/egress for the restaurant parking lot. In
addition to these two access points on the south side of the site, another access point for
ingress/egress is being proposed on the east side of the site. Since this will using the
existing travel lanes for the private parking area for City Market, the petitioner is pursuing
the approval, and necessary easement, from City Market.

Interior parking and ingress/egress was designed in accordance with the policies of the City
of Grand Junction. Based on the number of seats in the restaurant, a total of 38 parking
spaces is required, of which two need to be handicap accessible. This parking requirement
has been met.



UTILITIES

Water and sewer to the parcel appear to be somewhat distant. Investigation into their
location reveal that the domestic water, which is in the Ute Water Conservancy District,
is located in B%2 Road and in 27% Road. These line sizes are 18" and 8" respectfully.
Similarly, the sanitary sewer, which is in the Orchard Mesa Sanitation District, is located
in B2 Road and also a north-south line just to the west of the City Market store. Field
observations show that the sewer in BY2 Road is a 15" line and the north-south line is an
8". From this investigation, neither of these utilities directly abut the parcel, nor were any
easements provided for to make any service extensions to the lot, although, Record
Drawings for the north-south sewer line show that a service was to be provided to Lot 3,
but no evidence can be found to verify its’ existence or location. The logical method of
extending these utilities to the site is to make connections to the existing lines in B2 Road
and proceed south to the site. However, since no easements currently exist, the petitioner
is pursuing their acquisition with the adjacent property owner.

It is anticipated that one fire hydrant will be required as the nearest hydrant is on the east
side of the City Market store 600 feet away. No unusual or special demands are
anticipated on utilities in the area. A grease trap vault is being proposed to be installed
on the sewer service prior to effluent discharging into the sewer main. Other utilities such
as telephone and electric appear to be closer as there is a overhead power line along the
Frontage Road as well as a electric transformer near the southeast corner of the site.

DRAINAGE

Topography at this site is very flat with less than a foot of fall from one end of the site to
the other for the majority of the parcel. Historic drainage patterns at the site is for runoff
to travel from the northeast to the southwest. This flow pattern is interrupted by the
presence of the Frontage Road, therefore a drainage swale carries any accumulated flow
west along the north side of the road. No drainage structures exist between this site and
the intersection with the Highway a quarter mile away. A 15-foot Utility and Drainage
Easement was provided for along the Frontage Road when this subdivision was platted.
A separate storm sewer currently exists in the City Market parking lot to the east of this
site. This storm sewer also has a short extension into the undeveloped parcel to the north
of the site. With this drainage pattern and the storm sewer it can be assumed that there
is little or no contributing runoff from adjacent lands on to this site.

Proposed grading for the site improvements for this Burger King Restaurant would be to
drain the site from the south to the north and take advantage of the existing storm sewer.
Because the site is relatively flat, no negative impact is anticipated by doing so. Initial
contact with the adjacent property owner has been made and this is agreeable to them. An
alternative routing of drainage would be to have runoff follow the historic pattern which
would be to the Frontage Road. Due to layout constraints, on-site detention is not feasible
with this alternative. With either alternative the petitioner is requesting to pay the
Drainage Fee in lieu of on-site detention. In addition the Department of Transportation



would not approve of the second alternative without detention.

This site is well outside the 100-year floodplain limits for either the Colorado River or the
Gunnison River. An attempt was made to determine the preliminary soils information
from the Grand Junction office of the Soils Conservation Service, however they are in the
process of reclassifying soils in this area so no information was obtained. However, due to
the existence of other buildings in the area, no adverse limitations are anticipated. Based
on visual observations at the site, no geologic hazards exist at this site.

MISCELLANEOUS

Signage plans for this restaurant is to be consistent with other Burger King Restaurants in
the valley. Following the Land Use Code, it is proposed to have a free standing sign, some
signage on the building and short directional signs for the parking area. The location of
these signs are shown on the Site Plan. The hours of operations are, at this time, to be
from 6:30 am to 11:00 pm.



RESPONSE TO REVIEW COMMENTS

FILE #187-94 TITLE HEADING: Conditional Use Permit/Site
Plan Review - Burger King
Drive-through

LOCATION: W of City Market on Highway 50

PETITIONER: L & R of Grand Junction

PETITIONER’S ADDRESS/TELEPHONE: 739 Horizon Drive
Grand Junction, CO 81506

(303)243-6614
PETITIONER’S REPRESENTATIVE: David Chase / Banner Associates / 243-2242

STAFF REPRESENTATIVE: Kiristen Ashbeck

CITY SOLID WASTE DIVISION

No response necessary.
CITY UTILITY ENGINEER

Petitioner to comply with comment.
CITY PARKS & REC. DEPT.

A appraisal was submitted to the Community Development staff as required.
UTE WATER

No response necessary.
GRAND JUNCTION FIRE DEPT.

The proposed water line extension will be increased to a 10" line as required.
MESA COUNTY PLANNING

No response necessary.



- -

ORCHARD MESA SANITATION DISTRICT

No response necessary.

CITY DEVELOPMENT ENGINEER

1.

2.

No response necessary.

The existing storm drain ties into a drainage tile on the south side of Bl
Road. This tile continues to the west as part of the area drainage system.

The radius of the drive through lane shown is 23 feet. This is fairly close to
that required for a large passenger car, which will satisfy most of the vehicles
using the drive through lane. With the small percentage of other vehicles in
the drive through, as well as the minimal amount of usage that will be seen
on the west side of the building, periodic occurrences of vehicles swinging out
of the drive through lane should not be a problem.

The pavement will be painted similar to that shown on the Site Plan to show
directional arrows and the drive through lane.

COMMUNITY DEVELOPMENT DEPT.

1.

Review comments received from CDOT indicated that they would not
approve two accesses onto the Frontage Road. Therefore, the Site Plan has
been revised to show a single access onto the Frontage Road.

No response necessary.
It is anticipated that the seating capacity will be between 100 - 114 persons.

The petitioner is continuing with negotiation, however, he is awaiting
approval of the plan to complete these negotiations. It should be stated that
the petitioner is simply interested in acquiring the easement, or permission,
to access the parking lot. How vehicles get to the parking lot from B2
Road, rather by frontage or easement, should already be in place. From
information gathered from the Mesa County Assessor’s Office. Lot 1 is not

owned by City Market.

This required drainage easement is also being negotiated for.
Building elevations will be provided.
Drawings of proposed signage will be provided.

No IE€Sponse necessary.



9. Plan has been modified accordingly.

10 Petitioner has no objection to placing shrubs in the landscape strip on the
east side of the lot. It is felt that a final decision will be based on what kind
of agreement is settled upon with City Market. If City Market would rather
have the area adjacent to the site landscaped, sod may be more appropriate.
If it is to be paved, shrubs may be substituted with the type being that listed
on the Site Plan.

ORCHARD MESA IRRIGATION DISTRICT

No response necessary.



STAFF REVIEW

FILE: 187-94

DATE: December 13, 1994

REQUEST: Conditional Use Permit - Restaurant with Drive-Through
LOCATION: West of City Market on U.S. Hwy 50

APPLICANT: L & R of Grand Junction

STAFF: Kristen Ashbeck

EXISTING LAND USE: Vacant
PROPOSED LAND USE: Fast Food Restaurant with Drive-Through

SURROUNDING LAND USE:
NORTH: Vacant
SOUTH: Veterans Memorial Park
EAST: City Market Grocery Store
WEST: Vacant

EXISTING ZONING: Highway Oriented (H.O.)

SURROUNDING ZONING:
NORTH: H.O.
SOUTH: PUD (Mesa County Zoning)
EAST: H.O.
WEST: H.O

STAFF ANALYSIS:

Zoning/Relationship to Comprehensive Plan. The petitioner is proposing a Burger King fast
food restaurant with a drive-through on Lot 3 of the Orchard Mesa Center Subdivision at 27-3/4
Road and U.S. Highway 50. A drive-through restaurant in the existing H.O. zoning on this
property requires a Conditional Use Permit. The development is consistent with the intent of the
U.S. Highway 50 corridor guidelines as well as the soon-to-be-adopted Orchard Mesa Plan which
encourage commercial development in this area of the City.

Access/Circulation/Parking. The Colorado Department of Transportation (CDOT) has indicated
that only one access to this property from the U.S. Highway 50 frontage road will be permitted.
They have also indicated that the permit to be formally issued this week will only allow an access
to be located west of the center of the property. The latest proposal is to have one access on the
frontage road and one access from the City Market parking lot to the east; however, it does not
conform with the location requested by CDOT (western 1/2 of parcel). The access across the City



187-94 / December 13, 1994 / page 2

market parcel (Lot 4 of the Orchard Mesa Center Subdivision) must be a recorded easement. Both
access points are proposed to have two-way access. Circulation for the drive-through must be
better designated with painted arrows and a stripe which are not indicated on the plan. Otherwise,
the proposal shows adequate turning radii and aisle widths for safe and efficient circulation on the
site. Payment of the Transportation Capacity Payment (TCP) in the amount of $13,734 will be
required prior to issuing a Planning Clearance for a Building Permit.

The parking requirement for the restaurant is 38 spaces as proposed on the plan. Staff suggested
that the applicant consider providing some oversize vehicle parking, perhaps in the undeveloped
strip between City Market’s parking lot and the eastern property line of the Burger King parcel.
This strip is on City Market’s property but perhaps an easement to develop it as parking and/or
landscape it could be negotiated along with the access easement that will be required.

Drainage. The developer is proposing to drain the site to the north to an existing storm drain line.
Placement of this proposed line will require a recorded easement from the property owner to the
north. Due to the impact of this new run-off on the existing system, payment of a drainage fee in
the amount of $3,978 will also be required prior to issuing a Planning Clearance.

Signage. Signage for a site is considered part of the approval for the Conditional Use Permit.

The sign allowance for this parcel is 296 square feet which may be distributed across the site
however the developer proposes. In this case, the developer is proposing a total of 174 square feet
with one freestanding sign, a wall sign, a roof sign and 3 directional signs. The directional signs,
as proposed will require a variance. The maximum size for directional signs is 3 square feet and
the proposal is for signs that would be 4.5 square feet. The maximum height for directional signs
is 30 inches.

Landscaping. The total square footage of landscaping is adequate; however, the right-of-way
must be landscaped per the recently-adopted ordinance 2785. The plan must be revised to reflect
this. The plan must also note that an underground, pressurized irrigation system will be provided.

Other. Payment of open space fees in the amount of $4,500 is required prior to issuing a
Planning Clearance.

STAFF RECOMMENDATION: Approval of the Conditional Use Permit for a drive-through
provided the applicant agrees to and or will resolve the following issues and design details prior to
issuing a Planning Clearance for a Building Permit.

1) provide a site design that is in compliance with CDOT access permit requirements. If the
circulation or building location on the revised plan is significantly changed due to compliance with
the CDOT access permit, a resubmittal for a revised Conditional Use Permit shall be required.

2) provide recorded easements for access across City Market parcel and for storm drain across
property to the north;

3) revise plan to better designate the drive-through with painted arrows and a stripe;

4) payment of the TCP, Open Space Fees and Drainage Fees;
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5) revise plan to indicate all proposed signage; and
6) revise plan to address staff comments on landscape plan.

SUGGESTED PLANNING COMMISSION MOTION: Mr. Chairman, on item 187-94, I move
that we approve the Conditional Use Permit for a drive-through fast food restaurant to be located
west of City Market on U.S. Highway 50 subject to the applicant resolving the issues stated in the

staff recommendation.



‘December 16, 1994

Grand Junction Community Development Department
Planning « Zoning « Code Enforcement

250 North Fifth Street

Grand Junction, Colorado 81501-2668

Mr. David Chase (303) 244-1430 FAX (303) 244-1599
Banner Associates, Inc.

2777 Crossroads Boulevard
Grand Junction, Colorado 81506

RE: Orchard Mesa Burger King (#187-94)

Dear David,

As you are aware, the Grand Junction Planning Commission approved the
Conditional Use Permit for a fast food restaurant with a drive-through to be located
on Lot 3 of the Orchard Mesa Center Subdivision at its December 13, 1994 hearing.
This approval was subject to the applicant resolving the following issues and design
details prior to issuing a Planning Clearance for a Building Permit:

1) provide a site design that is in compliance with CDOT access permit
requirements. If the circulation or building location on the revised plan is
significantly changed due to compliance with the CDOT access permit, a
resubmittal for a revised Conditional Use Permit shall be required.

2) provide recorded easements for access across City Market parcel (if access
is used) and for storm drain across property to the north;

3) revise plan to better designate the drive-through with painted arrows and a

stripe;

payment of the TCP, Open Space Fees and Drainage Fees;

- 5) revise plan to indicate all proposed signage; and

"B) ; revise plan to address staff comments on landscape plan (refer to Community

-~ Development Department comments dated 11/16/94).

Please call‘ you have any questions regarding this Conditional Use Permit approval.

Sincerely,

Kristen Ashbeck .
Planner

@ Printed on recycled paper



March 20, 1995 ~ City of Grand Junction, Colorado

' 250 North Fifth Street
o | o 81501-2668
David Chase : FAX: (303) 244-1599

Banner Associates, Inc.
2777 Crossroads Blvd.
Grand Junction, CO 81506

Re: Burger King Restaurant - Orchard Mesa

Dear Dave,

I have reviewed the plans submitted the week of March 13 and have
the following comments:

1. The grease trap configuration as shown is not acceptable
without having another service line which connects to the
rest of the plumbing in the building. The grease trap
intercepts flow only from areas where grease is being

75 67[}/&( generated.

= 2. pré;Z;;~;;§Z;;;€—;;;2;Z;z;;%>by metes and bounds with
nglu(‘; Spprovat—fTom property owner. Easement shall be filed
with Mesa County Clerk and Recorder prior to the issuance

of a sewer clearance. for a building permit.

3. There needs to be an easement for sewer on the Burger
King property unless all that area is designated as "Open
Space" on a revised plat since there are no sewer
easements on the existing plat for this lot.

All other are
acceptable ¢ y '
sy

fonrtiE IR O f for O Loarin e . oo nats
455;2245?11221 éunf(/ 4£Q fété;»ﬂ Co~e. cyﬁéé /{; %%;//

Bill Ch ,, Lo, b éf 7
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March 20, 1995 : City of Grand Junction, Colorado
250 North Fifth Street
) » 81501-2668
David Chase : FAX: (303) 244-1599

Banner Associates, Inc.
2777 Crossroads Blvd.
Grand Junction, CO 81506

Re: Burger King Restaurant - Orchard Mesa

Deaxr Dave,

I have reviewed the plans submitted the week of March 13 and have
the following comments:

1. The grease trap configuration as shown is not acceptable
without having another service line which connects to the
rest of the plumbing in the building. The grease trap
intercepts flow only from areas where grease 1is being

- generated.
2. Provide easement description by metes and bounds with
approval from property owner. Easement shall be filed

with Mesa County Clerk and Recorder prior to the issuance
of a sewer clearance for a building permit.

3. There needs to be an eagsement for sewer on the Burger
4 King property unless all that area is designated as "Open
‘ g Space" on a revised plat since there are no sewer
y easements on the existing plat for this lot.

All other items pertaining to the design of the sewer are
acceptable as shown. Please call if you have any questions.

Respectfully,
FOR THE CITY OF GRAND JUNCTION

Bill Cheney ‘
Utility Engineer

cc: Community Development

@ Printed on recycled paper
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4 "TYPE IZGAL CESCRIPTICN. (0) cnlihW, USING AL scius Cimtaao
SPACING WITH A CNE DIC'WIARGDI ON EaCH SITE.

****************************************xx***w**r*w-xwxx‘x-.v,-t-xxxwr*x**r**x**x***xwx**w

LEGAL DESCRIPTION

This project is to be located on Lot 3 of the Orchard Mesa Center Subdivision.

A meets and bounds decription is as follows:

Beginning at the southwest corner of Lot 3, which is a tract of land located entirely
within the NWV; of the SEY of Section 25, Township 1 South, Range 1 West of the
Ute P.M., whence the Center of said Section 25 bears N 45°37°00" W, 716.76 feet;

Thence N 00°03°00" E, 132.95 feet;

Thence S 89°57°00" E, 185.00 feet;

‘Thence S 00°03°00" W, 202.00 feet;

Thence N 62°29°00" W, 197.46 feet along the northerly Right-of-Way line for

U.S. Highway 50 to the Point of Beginning.

Lot 3 as decribed above contains 0.71 acres more or less.

5)"’ iginal
°© NOT p
From Offi. :rnove
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CONT. RED PARAPET LIGHT BAND (TYP.)

SEE DETAIL ®3 SHT. A-3.
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