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DEVELOPI'JlENT '\PPLICATION 
Community Oevelc~ 1t Department 
250 North 5th Street Grand Junction. CO 81501 
(303) 244-14:30 

Original 
Do NOTRe~ 
J:rom Office 

Mec21ct /~ 
Date . i/-:: 
Rec·d By __ 

F!ie No. 18 7 9 4 

We, !he undersigned. being the owners of prooerty situated in Mesa County, 
State of Coloraao. as cescnbed herem do nerecy petition this: 

PETlTlON 

[ J Subdivision 
Plat/Plan 

{] Rezone 

f] Planned 
Development 

PHASE 

[ ] Minar 
[] Major 
( J Resub 

(] OOP 
( ] Prelim 
[ J Final 

SJZE LOCATION ZONE LAND USE 

From: To: 

r................... , I . 
[ 1 Zone of Annex ~~~~~~/~~~~~~~~?~~~~~~~~~~~~~~~~] 1 : 

PROPERn' 6WNER. DEVELOPER 

Norbert J. Lukas L&R of Grand Junction 
Name 

4865 Sterling Drive 739 Horizon Drive 
;..aaress Aaaress 

Boulder, CO 80301 Grand Junction, CO 81506 
C:::y 1 State/Zio City I State/'-~P 

(303)243-6614 
Susmess Phone No. Business Phone No. 

NOTE: Legai property owner is owner of record on date of submittai. 

: ] Right-ot-\Vay 
[ J =asement 

· REPRESENTATIVE 

Banner Associates, Inc. 
:'-Jame 

2777 Crossroads Blvd. 
Aaaress 

Grand Junction, CO 81506 
C:ty;Statef"-~0 

(303)243-2242 
Business Phone No. 

We hereoy acl<nowiedge that we have famiiiarized ourselves with tne rules and reguiations with respec: to tt'le preoaration of ~.,is sucmi'ttai. ::-:at ~"1e 
foregoing information is true and complete to the best of our know1ecge. and U'1at we assume tne responsibility to monitor me status ot tl'1e accticanor. 
and the revtew comments. We recogmze that we or our represemative(s) must be present at all hearings. In the event ~hat the oetitioner is nco: 
recresented. 1te cropped from t agenda. ana an additionai fee cnarged to cover rescneduling excenses oetore it can agam be ~~a~ 
on the age a. 

I 1- Ol- c:;4 
Signature at Person Completing Appiication Date 

Signature of Property Owner(s) - Attach Additionai Sheets if Necessary 
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-,., PRE-APPLICATION CONFE~CE 

£~~=cc -ti! ~ ~£~ 18 i /1 Cid[Ver 1 :MdJ' f}i$_bd 
Loc:uion: l...U. oF Gl:z:~ IAA6r: ~~I ~A-i ~~ -b-tl~l;tuJA~ e:;;c:> 

Tax Parcel Number: 2446- z.G4- 02.- 00'3 
Review Fee: .;Jiz50 
(Fee is due at the time of submittal. Make (;heck payable to the City of Grand Junction.) 

Additional ROW required? 
Adjacent road improvementS required? 
Area identified us u need in the ;\!laster Plan of P:.1rks and Rcc:~tion? 

XP:J.rks und Open Space fees required'! Esumated Amount: 
Recording fees required? Estimated .-\moum: 

X Hulf street improvement fees required? rz.P Estimated Amount: 
Revocable Permit required'? 

Xstatc Highway Access Permit req~ired'!_ 
.r 

Applicable Plans, Policies and Guidelines 
-

Located in identitied t1oodp!ain! AR!v£ panel it 
Loc:.ued in other geohazard area'! 

Located in established Airport Zone? Clear Zone, Critic:!! Zone. Area of Inr1uence? 
.-\ v~gation Easement required? 

\Vhile Jll factors in a development proposal require c:1rcful thought. preparation and design, the following ·· ;!'le:ked" 
items are brought to the petitioner's attention as needing spec:al ~:mention or consideration. Other items of special 
concern may be identified during the review process. 

0 Access/Parking 0 ScreeninyBuriering 0 Lmd Use Compatibility 
0 Drainage 0 Landscaping 0 Traffic Gl!nemtion 
0 Floodplain/Wetlands Mitigation 0 AvailabiliLy of ~ .. :r.ilities 0 Gcoiogic Ha.urds1Soils 
0 Other 
Reiatcd Files: 

It is recommended that the applicant inform the neighbonng ;ropeny owners :md te:13!US or :..1e ;=rooosa1 ;;nor :o 
the public hearing and preferably prior to submittai to the c:~y. 

PRE-APPLIC.ATION CONFERENCE 

\VE RECOGNIZE that we. ourselves. or our represenrative(s) must be present at ail hearings relative to this proposal 
and it is our responsibility to know when and where those h~gs 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 Deparunent prior to those changes being accepted. 

WE UNDERSTAND that incomplete submittals will not be accepted and submittals with insufficient inionnation. 
identified in the review process. which has not been addressed by the applicant. may be withdrawn from the agenda. 

WE RJRTHER UNDERSTAND that failure to meet :my d~fied by the Community Development 
Depmment for the review process may result in the projec: not be' sch ~g or being pulled from 

theG~da. C ~ . 
1;5,. -'>. • \ = 4U.. 0----- . 
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Signatu.re(s) of Represemative(sJ Signature~s) of Petitioner(s) 

- -- " - -- .. --- -- -



MAHINDER BAJAJ 
200 Grand Ave., #101 
Grand Junction, CO 81501 

WHEELING PITTSBURGH 
STEEL CORPORATION 
1134 Market Street 
Wheeling, WV 26003-2906 

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 

~)o NOT Removt? 
From Office 



GENERAL PROJECf REPORT 
BURGER KING RESTAURANT-ORCHARD MESA 

t)dgFnal 

18 7 94 

D " 0 NOT Remov~ 
From Office 

INTRODUCTION 

This proposed project is to construct a Burger King Restaurant on Orchard Mesa adjacent 
to the existing City Market store near 27% Road and Blh Road. This site is located 
entirely within the NW¥4 of the SE¥4 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. 

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 Blh 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 28Vz Road. 
Heading west the Frontage Road is just over a quarter mile in length at which point it 
intersects again with the Highway and BVz 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. 



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 BYz Road and in 273/4 Road. These line sizes are 18" and 8" respectfully. 
Similarly, the sanitary sewer, which is in the Orchard Mesa Sanitation District, is located 
in BYz Road and also a north-south line just to the west of the City Market store. Field 
observations show that the sewer in BYz 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 BYz 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 comer 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: 

PETITIONER'S REPRESENTATIVE: 

739 Horizon Drive 
Grand Junction, CO 81506 
(303)243-6614 

David Chase I Banner Associates I 243-2242 

STAFF REPRESENTATIVE: Kristen 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. 

CI'IY DEVELOPMENT ENGINEER 

1. No response necessary. 

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

3. 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. 

4. 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. 

2. No response necessary. 

3. It is anticipated that the seating capacity will be between 100 - 114 persons. 

4. 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 Bllz 
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. 

5. This required drainage easement is also being negotiated for. 

6. Building elevations will be provided. 

7. Drawings of proposed signage will be provided. 

8. No response 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 112 of parcel). The access across the City 
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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 3 8 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 1 7 4 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 3 0 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 

Mr. David Chase 
Banner Associates, Inc. 
2777 Crossroads Boulevard 
Grand Junction, Colorado 81506 

Grand Junction Community Development Department 
Planning • Zoning • Code Enforcement 
250 North Fifth Street 
Grand Junction, Colorado 81501-2668 
(303) 244-1430 FAX (303) 244-1599 

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 COOT access permit 
requirements. If the circulation or building location on the revised plan is 
significantly changed due to compliance with the COOT 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; 

4) payment of the TCP, Open Space Fees and Drainage Fees; 
. 5)) revise plan to indicate all proposed signage; and 
~-6) 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 

81501-2668 
FAX: (303) 244-1599 David Chase 

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 corrunents: 

1. 

3 . 

All other 
acceptable 

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 
generate_d. 

Pr~de ~ement des~pti~ by metes and bounds with 
- r property owner. Easement shall be filed 
with Mesa County Clerk and Recorder prior to the issuance 
of a sewer clearance.for a building permit. 

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

are 

Respect full) 
FOR THE CITI 

/{r!J/ 
o,t:. (z:r e ~<![1'"-~ c-e- 6oj('~ 

cu;'tt h ~~~~-~(a~ 
Bill Cheney 
Utility Em.gi 

or jl r /V--d- f!.e, /r 2.__0 ~ y· 0~~ 

cc: · Corrununi 



March 20, 1995 

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

Re: Burger King Restaurant - Orchard Mesa 

Dear Dave, 

City of Grand Junction, Colorado 
250 North Fifth Street 

81501-2668 
FAX: (303) 244-1599 

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 
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 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 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 

OdzPCZ~ 
Bill Cheney 
Utility Enginee~ 

cc:· Community Development 

@ Printed on recycled paper 
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****~********.************~***************************************************~***** 

LEGAL DESCRIP110N 

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 comer of Lot 3, which is a tract of land located entirely 
within the NWl/4 of the SEl/4 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. 

18 7 9" 
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