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DEVELOPMENT APPLICATION 
I 

Com.mu:rity Developmmt Depattmem 
250 North Slh Street, Gnmd Junction. CO 81501 
(303) 2+4-1\430 

j(Z-90---;35 
Receipt ________ _ 

Date 
Rcc'd:-::By:----------.,--

File Wo. -~---------
We. the 'tlndet-slgnM, being 1M OW)fl!I'J ofp,operly 

PETITION 

0 Subdivision 
Plat/Plan 

~ Plamted 
Development 

0 Conditional Use 

D ofAnnex 

D 

~PROPERTY OWNER 

:>1 I CHEL T. SilYDE~ & 

Name 

407 r;o~TH SEVENTH 
Address 

GRAND JUNCTION, CO. 
City/Stat~Zip 

241-4000 

Stt114. tn described herein do 

(r 

l }(:] DEVEWPER 

WI~HMETTA CORf~E JUDY 
I 

L. Sf•li TH 
Name 

1060 GRAND AVENUE 

Address 

GRAND JUNCTION, COLORADO 
City/Stmc/Zip 

245-1829 

Bush;J.ess Pbone No. 

NOTE: Legal p-roperty oWfter i$ o~er of record on date of submli:tJil, 

ZONE 

this: 

LAND USE 

D Right-of w~ 

0 Easern~nt 

f5J REl''RF.SENT A TIVE 
JUDY L. SMITn 

N~60 GRAND AVENUE 

Address 

GRAND JUNCTION, COLORADO., 
City/Stllte/Zip 245-1829 

Business Phone No. 

We Jzueby admo,led!;f! that ~~<e havt fomiliar~d ou;n/Vf!:, with the rvles and regulations with refj'ttet ro the preparation of this submittal, that tk foregCJing 
ln/orMllfi em is t~ and compleh: to the but of ()Ur knowledge, and .that WI! l1SSW'I'Ie thf rupr;msibility to monit('Jr rhe sft:lha of the 4pplication and the nview 
comnunts. We recognfu that we or co/ ,.,pnsentative(s) must be presetU at all retjllired N!arl~. In the evtmt thnt the petitiorzer ty not reprt!sented, ~ item 
will be bopped from Vu! ag4ndt!. and 4n (1(/dlt/onalfee clt4~ged lo CCNer re.Jchedufing I!:Xp!!l'/nS bg.{CT~ it crm Qfi:ain. be plcu:ed on rite agenda. 

Date 

1 



VIRGINIA K & THEODORE S JORDAN 
440 N 7TH ST 
GRAND JUNCTION, CO 81501-3304 

MANCEL E PAGE 
AS 
PO BOX 1706 
GRAND JUNCTION, CO 81502-1706 

JUDY L SMITH 
1060 GRAND AVE, APT #1 
GRAND JUNCTION, CO 81501 

PAULINE M MAST 
445 N 7TH ST 
GRAND JUNCTION, CO 81501-3302 

STEVEN R BELOW 
ADRIENNE L SENATORE 
636 GRAND AVE 
GRAND JUNCTION, CO 81501-2738 

KATHLEEN E COOK 
631 OURAY AVE 
GRAND JUNCTION, CO 81501-2739 

WILLIAM J HOCKING 
BARBARA A 
2010WOOD CT 
GRAND JUNCTION, CO 81503-9757 

MARISA ASSOCIATES 
C/0 GEORGE WHEELER 
3045 TELLER AVE 
GRAND JUNCTION, CO 81504-5861 

ROBERT S BROOKS 
428 N 7TH ST 
GRAND JUNCTION, CO 81501-3304 

FIRST BAPTIST CHURCH 
OF GRAND JUNCTION 

720 GRAND AVE 
GRAND JUNCTION, CO 81501-3423 

MICHEL SNYDER 
201 MIRA MONTE DR 
GRAND JUNCTION, CO 81503 

DAVID JOE HASTY 
433 N 7TH ST 
GRAND JUNCTION, CO 81501-3302 

GLADYS V NYLUND 
611 OURAY AVE 
GRAND JUNCTION, CO 81501-2739 

EDWARD L CLEMENTS 
VOLINE L -CO-TRUSTEES 
2528 N 12TH ST 
GRAND JUNCTION, CO 81501-8203 

ROYCE C GIBSON 
MARIANNA R 
3118W KIMBERLYWAY 
PHOENIX, AZ 85027 

VIOLA J CRONE 
ETAL 
742 GRAND AVE 
GRAND JUNCTION, CO 81501-3423 

SCHOOL DISTRICT 51 
LOWELL SCHOOL 
2115 GRAND AVE 
GRAND JUNCTION, CO 81501-8007 

WILHMETTA J CORTESE 
11 06A WEST 36TH ST 
HAYES, KS 67601 

JACK D BERRY 
cu 
417 N 7TH ST 
GRAND JUNCTION, CO 81501-3302 

ALLEN S NIKKEL 
ALICE S 
621 OURAY AVE 
GRAND JUNCTION, CO 81501-2739 

JAMES GOLDEN 
PO BOX 398 
GRAND JUNCTION, CO 81502-0398 

REGAL BUILDING INC 
C/0 WARREN F REAMS 
PO BOX 118 
GRAND JUNCTION, CO 81502-0118 
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REVIEW COMMENTS -

Page 1 of 2 

FILE #RZ-95-138 

LOCATION: 407 N. 7th St. 

PETITIONER: Judy Smith 

PETITIONER'S ADDRESS/TELEPHONE: 

TITLE HEADING: Rezone - PR-8 to PB - Dove 
Designs 

1060 Grand Avenue 
Grand Junction, CO 81501 
245-1829 

STAFF REPRESENTATIVE: Kathy Portner 

NOTE: THE PETITIONER IS REQUIRED TO SUBMIT FOUR (4) COPIES OF WRITTEN 
RESPONSE AND REVISED DRAWINGS ADDRESSING ALL REVIEW COMMENTS ON OR BEFORE 
5:00P.M., AUGUST 25, 1995. 

CITY FIRE DEPARTMENT 
Hank Masterson 

The Fire Department has no problems with this Rezone. 

CITY DEVELOPMENT ENGINEER 
lody Kliska · 

8/4/95 
244-1414 

8/16/95 
244-1447 

Please provide a site plan drawn to scale showing the proposed parking configuration. Include the 
location of the existing utility pole and phone box, dimensions to alley. We need to know the 
square footage .of the business use to determine the required parking. 

CITY POLICE DEPT. 
Dave Stassen 

8/16/95 
244-3587 

The police department has no concerns with the proposed rezone. Is there enough· room to the 
West of the building to make the parking work? 

COMMUNITY DEVELOPMENT DEPT. 
Kathy Portner 

See attached comments. 

8/16/95 
244-1446 



RZ-95-138 I REVIEW COMMENTS I page 2 of 2 

CITY UTILITY ENGINEER 
Trent Prall 
WATER- City of Grand junction 
SEWER- City of Grand junction 

8116195 
244-1590 

1. Upon conversion from residential to business there may be changes in plant investment fees 
for sewer. This is dependent upon the eventual business specifics such as number of 
employees, hours of operation, etc. Utility Billing 244-1580 can answer specific questions 
regarding the potential change in fees. 

TO DATE, NO COMMENTS RECEIVED FROM: 
City Attorney 
Downtown Development Authority 



Rezone Criteria Answer Sheet 

A) The existing zone change adopted by the city in 1983 to 
Historical Residential has shut off this property to anything 
but residential. This was an error at the time of adoption. 

1 )The property is boundried on two sides by major arterial 
arteries. Seventh street on the east and Grand Avenue on 
the south. 

2}Grand Avenue corridor guidelines maintain 77 feet of 
right-of-way as well as 7th Street requires 77 feet of 
right-of-way. 

3)These right-of-ways cause a serious factor to the size 
of the lot. 

4)The neighborhood picture at the time of this rezone was 
primarily the same. Now however in 1994 the Grand Avenue 
corridor was improved to a four lane and elimanated a curb 
cut directly into the garage. 

5)The surrounding business in the direct area of this home 
was never taken into consideration at the time of rezone in 
1983. 

B)There has been a great deal of change in the charactor of the 
area, new public facilites wider sidewalks, new curb cut, zoned 
to Historical Residential. New growth very evident by Grand 
Avenue traffic increased four times. Deterioration of traffic 
flow in and out of the property and size of the lot. Develop
ment of the city has increased traffic to one of the busiest 
streets in the city. 

C}The rezone purposed would best fit the needs of the property 
by elminating the traffic hazard caused by a residence. Pre
sently the family can only safely have two cars on the prop
erty. This is a very large, 4661 square foot, home making it 
highly impractical that they would only have two cars and no 
visitors. 

1)The garage needs to be elimanated and traffic could drive 
in safely, turn around and leave facing the traffic or the 
alley. At the least the garage needs relocated on the 
property. Moving the garage is not covered under the His
torical guidelines because it was built in 1961. 

2)After the parking problem were solved a business of light 
traffic magnitude such as professional offices would best 
suit the needs of this corner. The continued use of a 



large family becomes hazardous to the health of small child 
ren surrounded by traffic and a business used alley way. 
Because of these latest developments of the street, the 
sale as a residential property has become slight at best. 
Consideration should be taken, the purposed owner will 
still reside on the premises. 

3)The community would benefit because traffic would be 
lighter and the corner safer to travel past. 

O)The proprosed rezone is quite compatible because the outside 
of the structure would be better maintained. The proposed 
buyeris a well known design firm, noted for upgrades in the 
areafor six generations since 1896. 

The surrounding area includes professional offices at the 
immediate rear, across Grand Avenue to the south, R-5 High 
School adjacent southeast corner and Baptist church across the 
street. This home is litterly the last residence on the corner. 

E)The benefits derived by the community will be a corner very 
well maintained, lower use than a family, thereby eliminating 
existing traffic problems, a safer corner. Business known for 
low impact on a community and contributations to safty and en
hancement. Increased property values to the entire area by 
improvements to a corner and the needs of the area. 

This meets all needs, the owner lives on residence. Main
tence and beautifacation is there business. The property and 
surrounding property will benefit one and all. Low user 
friendly business, most all business is off premises. Good 
transition of business to residential. Much better than exist
ing stii:uation. 

This is not a proposal for an apartment complex which would 
bevery high use and debtimental to the surrounding area. 

F)This proposal is in conformance with the policies, intents and 
requirements of the Downtown Residential Guidelines and the 
Grand Avenue Corridor Guidelines. 

1)Book1718 page296 ... allow for a subunit within a principal 
strcuture through a special use permit if the main house is 
owner occupied and the single family apperance of the home 
is retained. 

2)Book1718 page 297 ... Guidelines adopted by City Council on 
July 8,1988. 

Business/Commercial uses should be confined 
to the major corridors ie Grand Avenue as per the Corridor 
Guidelines. 

3) Book 1718 page 298 ... Renovation of structures for 
professional offices is encouraged in the 
transitional/buffer areas between business/commercial and 
residential uses. 



B) GRANO AVENUE GUIDELINES - state in article 2) 
non-residential developement of this kind will not adversely 
affect existing nearby residential neighborhoods, after the 
purposed paving and parking lot it will have less effect than at 
the present time. 

4) Alley way usage as access to private parking lots is 
discouraged. At present it is the only way to leave the 
property safely. The purposal would improve greatly the 
accessibility and the existing traffic problem eliminated. 

5) Imediate neighbors are highly in favor of a planned 
rezone to light commercial, due to the lack of maintence at 
this time and thigh use of the alley due to the location of the 
garage. 

6) Landscaping and architectual design will be retained 
and only upgraded due to the nature of the business, more so 
than residential. 

This planned zone use change to a Design firm will only 
~omplament the downtown are nothing of the artful charac~ar or 
style will ever be compromised. 

SEVENTH STREET GUIDELINES - maintaines it serves as a major 
north/south traffic carrier. The goal is to carry traffic in an 
efficient manner while retaining the existing character and 
positive image. 

This purposal will more than meet these intended goals. 
Policy provides for consistent informed decision making. 

This purposal conforms to providing protection to the existing 
neighborhoods by maintaining a low profile, well maintained 
property, at the same time provides a focus for further 
transitional areas, thereby maintaining the property values of 
the are~. At this time this property zoned residential 
decreases in value. 

NOTE; THE NATIONAL TRUST-ARCHITECTURAL HISTORICAL 
PRESERVATION recommends edges in a transitional area be zoned to 
light office Bed and breakfast or low impact retail ie: Design 
firms. FURTHER the society RECOMMENDS these changes toPROTECT 
FOR THE FURTURE THE ENTIRE NETWORK OF THE HISTORICAL AREA. 

G. Adequate facilities are easily attainable by reworking 
traffic flow to existing property. Thereby enhancing traffic 
for the entire corner. 
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STAFF REVIEW 

FILE: #RZ-95-138 

DATE: August 17, 1995 

STAFF: Kathy Portner 

REQUEST: Rezone to PB--Dove Design 

LOCATION: 407 N. 7th Street 

APPLICANT: Judy Smith 
~!';l'Wmwm:~·'·•=·~'m;jjjjjru~,~~i'1:'i.<m."f.Mtm'i'f~m 

EXISTlNG LAND USE: Single Family Residential 

PROPOSED LAND USE: Single F~ly Residential and Business 

SURROUNDING LAND USE: 
NORTH: Single Family Residential 
SOUTH: Business 
EAST: Church 
WEST: Business 

EXISTING ZONING: PR (Planned Residential) 

PROPOSED ZONING: PB (Planned Business) 

SURROUNDING ZONING: 
NORTH: PR (Planned Residential) 
SOUTH: B-1 (Limited Business) 
EAST: PR 
WEST: B-1 

RELATIONSHIP TO COMPREHENSIVE PLAN: 

The Grand A venue Corridor Guideline states that this comer of 7th and Grand might be 
appropriate for office conversions which are sensitive to the character of the historic corridor. 
The 7th Street Corridor Guideline states that the existing uses and zoning along the 7th Street 
Historic District are appropriate and adequate. It goes on to state that the single family 
residential character should be retained to help reserve the historic character, architecture and· 
scale of this section of 7th Street. The Downtown Residential Neighborhood Guideline refers 
to the respective Corridor Guidelines. 



-

STAFF ANALYSIS: 

Issues to be Addressed: 

1. Provide a breakdown of the square footage of all the proposed uses for the house. 

2. The parking as proposed does not function. The required number of spaces is 2 for the 
single family residential use and 1 space per each 300 sq.ft. of office use. The parking 
area must be redesigned. Staff recommends 1 row of parking along the alley with a 
landscaping strip behind the sidewalk to be extended to the alley. The design should 
maintain all of the existing backyard landscaping if possible. 

3. Obtain a letter from the· appropriate state or federal official confirming their stance on 
the business residence and what effect, if any, that would have on the historic 
designation for the. property. 

4. Indicate the type, size and placement of all proposed signage. 

5. All business activity should be confined to the rear of the building, with the business 
entrance being in the rear, accessing from the parking area. 

STAFF RECOMMENDATION: 

Staff will not make a recommendation until reviewing the petitioner's response to comments. 



STAFF ANALYSIS: 

Issues to be .1\ddressed: 

1. Provide a breakdown_ of the square footage of all the proposed uses for the house. 
S££ #TTACfit..D 

2. The parking as proposed does not function. The required number of spaces is 2 for the 
single family residential use and 1 space per each 300 sq.ft. of office use. The parking 
area must be redesigned. Staff recommends 1 row of parking along the alley with a 
landscaping strip behind the sidewalk to be extended to the alley. The design should 
maintain all of the existing backvard landscaping if possible. 
S£~ 4TTA-C.J-IED -

3. 

4. 

5. 

Obtain a letter from the appropriate state or federal official confirming their stance on 
the business residence and what effect, if any, that would have on the historic 
designation for the property. , _ 

LEi1t..'i2. t'3EtjJG ~J!Y'.?\t-:=.._0- Ai<c.':-1 rTc·21u,'(tL 1-\.,.s:ot..:..icl-lL 

Indicate the type, size and placement of all proposed signage. 
S E.E 411 AC 1·4!::: ~) 

All business activity should be confined to the rear of the building, vvith the business 
entrance beingjn the rear, accessing from the parking area. 
~e~ms ~ea$o~~b~£ 

STAFF RECOl'vilvfENDATION: 

Staff will not make a recommendation until reviewing the petitioner's response to comments. 



STAFF REVIEW 

FILE: #RZ-95-138 

DATE: August 30, 1995 

STAFF: Kathy Portner 

REQUEST: Rezone to PB--Dove Design 

LOCATION: 407 N. 7th Street 

APPLICANT: Judy Smith 

EXISTING LAND USE: Single Family Residential 

PROPOSED LAND USE: Single Family Residential and Business 

SURROUNDING LAND USE: 
NORTH: Single Family Residential 
SOUTH: Business 
EAST: Church 
WEST: Business 

EXISTING ZONING: PR (Planned Residential) 

PROPOSED ZONING: PB (Planned Business) 

SURROUNDING ZONING: 
NORTH: PR (Planned Residential) 
SOUTH: B-1 (Limited Business) 
EAST: PR 
WEST: B-1 

RELATIONSHIP TO COMPREHENSIVE PLAN: 

The Grand A venue Corridor Guideline states that this corner of 7th and Grand might be 
appropriate for office conversions which are sensitive to the character of the historic corridor. 
The 7th Street Corridor Guideline states that the existing uses and zoning along the 7th Street 
Historic District are appropriate and adequate. It goes on to state that the single family 
residential character should be retained to help preserve the historic character, architecture and 
scale of this section of 7th Street. The Downtown Residential Neighborhood Guideline refers 
to the respective Corridor Guidelines. 



STAFF ANALYSIS: 

In 1984 the 7th Street Corridor, from Grand Avenue to Hill Avenue, was rezoned from RMF-
32 to PR-8 (Planned Residential, 8 units per acre). At that time the corridor also received 
designation as a National Historic District. The PR-8 zoning protects the historic design of the 
corridor and established the allowed uses as those that existed at the time of the rezoning. At 
that time there were 22 single family residences, 23 multi-family units, 1 day care facility, 2 
churches and 1 boarding/rooming house. 

The intent of the PR zone district along this corridor was to preserve the historical character 
of the 7th Street Corridor, preserve property values for the residents and property owners, and 
reduce impacts on existing uses which may be caused by the future conversion of single family 
structures to other uses. The description of the zone as appears in Development File #11-84 
also states that the district is not intended to categorically prevent any future use changes, but 
to ensure that if they occur, they are done properly. It also states that changes of use that 
would be primarily business would not be allowed without a zone change to Planned Business. 
Approvals to change a use should be conditioned on maintaining the appearance and character 
of the structure, providing proper parking, access, and traffic circulation. 

This proposal is to convert a portion of the large residence on the northwest corner of 7th 
Street and Grand A venue to a professional office use for Dove Designs, an interior decorating 
business. The business use would occupy 655 square feet of the lower level of the house and 
591 square feet of the upper level for offices. The remainder of the house would remain as 
a single family residential use for the owner of the business. The applicant has agreed to limit 
the business use and entrance to the rear of the building, accessing from the alley off of Grand 
Avenue. The proposed 18" x 18" sign for the business would also be located to the rear of the 
building along Grand A venue. The applicant would maintain the single family character of the 
house along the 7th Street Corridor. The applicant is also proposing to remove the existing 
garage to the rear of the house, which is not a historic structure, to provide a parking area for 
the residence and business. 

Staff sees merit in both retaining this property for strictly single family use and allowing the 
conversion of a portion of the house for a business/residence use. Staff feels that the proposal 
for a limited business residence at this location could be appropriate and maintain the integrity 
of the historic district. The appearance and use of the structure along 7th Street would not 
change. The business use would be restricted to the rear of the building along the Grand 
A venue corridor which is transitioning to business uses. Similar business uses north of this 
property, along the 7th Street Corridor, would not be appropriate. 

On the other hand, retaining the historic district as strictly residential uses and not allowing any 
encroachment of business uses also makes sense. Even though this proposal is for a very 
limited business use of the property, the fear of some of the residents along 7th Street is that 
this is just the beginning. That once any type of business use is allowed the integrity of the 
historic district as a residential neighborhood is lost and that business will eventually be 
allowed to expand and other requests for rezoning will be more easily approved. 



STAFF RECOMMENDATION: 

Given the lack of overwhelming reasons to support the rezone Staff is recommending denial 
of the request to rezone to PB for a business use. 

If Planning Commission chooses to approve the rezone, Staff recommends the following 
conditions of approval: 

1. The outside appearance of the house may not be substantially altered without review 
and approval by the Planning Commission. 

2. The business use will be limited to 655 square feet on the lower level and 591 square 
feet on the upper level. 

3. The remainder of the house must be used as a single family residence for the owner, 
operator or employee of the business. 

4. The business uses shall be limited to Dove Designs. Future changes to that use would 
require review and approval by the Planning Commission. 

5. Six off-street parking spaces shall be provided to the rear of the building along the 
alley. The design shall retain the mature spruce tree along Grand A venue and shall 
retain as many of the other 3 mature trees as possible in the backyard and shall include 
a landscaping strip behind the sidewalk along Grand A venue and a strip along the alley. 
One entrance to the parking area shall be provided as far north along the alley as 
possible. The lot must be paved and striped. The final parking lot design shall be 
approved by City Staff. 

6. A maximum of one free standing sign shall be allowed which shall be located to the 
rear of the building along Grand A venue and shall not exceed 3 square feet in size and 
shall be no more than 4' in height. The sign shall be non-illuminated. 

7. The change in use of the building must meet all Building and Fire Code requirements. 

8. The business entrance and activity shall be confined to the rear of the building 
accessing from the parking area. 

RECOMMENDED PLANNING COMMISSION MOTION: 

Mr. Chairman, on item #RZ-95-138, I move we forward this onto City Council with a 
recommendation of approval for the rezone and final plan subject to the staff recommendation. 

(Staff recommendation is to deny the motion) 



STAFF REVIEW 

FILE: #RZ-95-138 

DATE: September 28, 1995 

STAFF: Kathy Portner 

REQUEST: Rezone to PB--Dove Design 

LOCATION: 407 N. 7th Street 

APPLICANT: Judy Smith 

EXECUTIVE SUMMARY: 

An appeal of a Planning Commission denial of a request to rezone property at the northwest 
corner of 7th Street and Grand A venue from PR (Planned Residential) to PB (Planned 
Business). 

EXISTING LAND USE: Single Family Residential 

PROPOSED LAND USE: Single Family Residential and Business 

SURROUNDING LAND USE: 
NORTH: Single Family Residential 
SOUTH: Business 
EAST: Church 
WEST: Business 

EXISTING ZONING: PR (Planned Residential) 

PROPOSED ZONING: PB (Planned Business) 

SURROUNDING ZONING: 
NORTH: PR (Planned Residential) 
SOUTH: B-1 (Limited Business) 
EAST: PR 
WEST: B-1 

RELATIONSHIP TO COMPREHENSIVE PLAN: 

The Grand A venue Corridor. Guideline states that this corner of 7th and Grand might be 
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appropriate for office conversions which are sensitive to the character of the historic corridor. 
The 7th Street Corridor Guideline states that the existing uses and zoning along the 7th Street 
Historic District are appropriate and adequate. It goes on to state that the single family 
residential character should be retained to help preserve the historic character, architecture and 
scale of this section of 7th Street. The Downtown Residential Neighborhood Guideline refers 
to the respective Corridor Guidelines. 

STAFF ANALYSIS: 

In 1984 the 7th Street Corridor, from Grand Avenue to Hill Avenue, was rezoned from RMF-
32 to PR-8 (Planned Residential, 8 units per acre). At that time the corridor also received 
designation as a National Historic District. The PR-8 zoning protects the historic design of the 
corridor and established the allowed uses as those that existed at the time of the rezoning. At 
that time there were 22 single family residences, 23 multi-family units, 1 day care facility, 2 
churches and 1 boarding/rooming house. 

The intent of the PR zone district along this corridor was to preserve the historical character 
of the 7th Street Corridor, preserve property values for the residents and property owners, and 
reduce impacts on existing uses which may be caused by the future conversion of single family 
structures to other uses. The description of the zone as appears in Development File # 11-84 
also states that the district is not intended to categorically prevent any future use changes, but 
to ensure that if they occur, they are done properly. It also states that changes of use that 
would be primarily business would not be allowed without a zone change to Planned Business. 
Approvals to change a use should be conditioned on maintaining the appearance and character 
of the structure, providing proper parking, access, and traffic circulation. 

This propo.sal is to convert a portion of the large residence on the northwest corner of 7th 
Street and Grand A venue to a professional office use for Dove Designs, an interior decorating 
business. The business use would occupy 655 square feet of the lower level of the house and 
591 square feet of the upper level for offices. The remainder of the house would remain as 
a single. family residential use for the owner of the business. The applicant has agreed to limit 
the business use and entrance to the rear of the building, accessing from the alley off of Grand 
Avenue. The proposed 18" x 18" sign for the business would also be located to the rear of the 
building along Grand A venue. The applicant would maintain the single family character of the 
house along the 7th Street Corridor. The applicant is also proposing to remove the existing 
garage to the rear of the house, which is not a historic structure, to provide a parking area for 
the residence and business. 

Staff sees merit in both retaining this property for strictly single family use and allowing the 
conversion of a portion of the house for a business/residence use. Staff feels that the proposal 
for a limited business residence at this location could be appropriate and maintain the integrity 
of the historic district. The appearance and use of the structure along 7th Street would not 
change. The business use would be restricted to the rear of the building along the Grand 
A venue corridor which is transitioning to business uses. Similar business uses north of this 
property, along the 7th Street Corridor, would not be appropriate. 



-
On the other hand, retaining the historic district as strictly residential uses and not allowing any 
encroachment of business uses also makes sense. Even though this proposal is for a very 
limited business use of the property, the fear of some of the residents along 7th Street is that 
this is just the beginning. That once any type of business use is allowed the integrity of the 
historic district as a residential neighborhood is lost and that business will eventually be 
allowed to expand and other requests for rezoning will be more easily approved. 

STAFF RECOMMENDATION: 

Given the lack of overwhelming reasons to support the rezone Staff is recommending denial 
of the request to rezone to PB for a business use. 

If Planning Commission chooses to approve the rezone, Staff recommends the following 
conditions of approval: 

1. The outside appearance of the house may not be substantially altered without review 
and approval by the Planning Commission. 

2. The business use will be limited to 655 square feet on the lower level and 591 square 
feet on the upper level. 

3. The remainder of the house must be used as a single family residence for the owner, 
operator or employee of the business. 

4. The business uses shall be limited to Dove Designs. Future changes to that use would 
require review and approval by the Planning Commission. 

5. Six off-street parking spaces shall be provided to the rear of the building along the 
alley. The design shall retain the mature spruce tree along Grand A venue and shall 
retain as many of the other 3 mature trees as possible in the backyard and shall include 
a landscaping strip behind the sidewalk along Grand Avenue and a strip along the alley. 
One entrance to the parking area shall be provided as far north along the alley as 
possible. The lot must be paved and striped. The final parking lot design shall be 
approved by City Staff. 

6. A maximum of one free standing sign shall be allowed which shall be located to the 
rear of the building along Grand A venue and shall not exceed 3 square feet in size and 
shall be no more than 4' in height. The sign shall be non-illuminated. 

7. The change in use of the building must meet all Building and Fire Code requirements. 

8. The business entrance and activity shall be confined to the rear of the building 
accessing from the parking area. 
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PLANNING COMMISSION RECOMMENDATION: 

Planning Commission, at their September 12, 1995 hearing, denied the request to rezone to PB. 
The petitioner has appealed that decision. 



STAFF ANALYSIS: 

Issues to be Addressed: 

1. Provide a breakdown_ of the square footage of all the proposed uses for the house. 
S~ £. ;4TT l1C H t.. D 

2. The parking as proposed does not function. The required number of spaces is 2 for the 
single family residential use and 1 space per each 300 sq.ft. of office use. The parking 
area must be redesigned. Staff recommends 1 row of parking along the alley with a 
landscaping strip behind the sidewalk to be extended to the alley. The design should 
maintain_all of the .~xisting backyard landscaping if possible. 

SEf= 4TTI+C.HED 

3. Obtain a letter from the appropriate state or federal official confirming their stance on 
the business residence and what effect, if any, that would have on the historic 
designation for the property. . _ _ 

L.EliE..'i2_ l3Et~G Coc(f?\1-E.D- Ai<e.l-lrTEClit,rttL- l{,.s:t-'12-ICt~L ~.<.:scn.:AI(t'L• 
4. Indicate the type, size and placement of all proposed signage. j)tc.~.·denT ---J: IYl L ·~ t~:\'1 

SEE 411AC!iEi) ·~ 

5. All business activity should be confined to the rear of the building, with the business 
entrance being_jn the rear, accessing from the parking area. 
~e.e.ms l<.et:tSorJr.+bl..-£ 

STAFF RECOMMENDATION: 

Staff will not make a recommendation until reviewing the petitioner's response to comments. 
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National Trust for Historic Preservation 

MEMOBANQUM 

TO: State Repraeatative Tim Foster, Graqd .Juaetioa, CO 
FROM: Jim Lindbet-g, Natioual Trust for lf'lstoric Preservation, Mouatailllll'laiu 

Regioaal Office, Deaver 
DATE: September 1, 1995 
SUBJECT: Noo•resideatial uses in bistori~ districts 

In response to your request, I have gathered some information for you on how other communities 
have handled the question of non-residential uses of properties in local historic distriets where the 
underlying zoning is residential. Please bear in mind that this is proW!ed as information only, not 
as a recommendation for any particular course of action that might be taken in Grand Junction. 

Historic DistricU. 
I would like to start with a little background on historic districts. As I mentioned on the phone, 
there are two main types of historic district designations. Districts listed on the National Rsgister 
of Historic Places are approved by the National Park Service. through the State Histo~ 
PreseiVation Office (Colorado Historical Society). Listing a site or district on the Nasional 
Register provides some protection for the property from federally funded or liceDsecl activity 
(example: federal highway widening), but does not affect private actions. The strongest 
protection for historic properties is provided by local preservation ordinances. Lot~~ onliDances 
can designate properties or districts outside established National Register districts_ These 
ordinances vary widely in their provisions, but most set up some kind of review and approval 
process for proposed demolitions and significant alterations to the exterior of historic properties. 

The National Trust for Historic Preservation. 
The National Trust is a private, non-profit preser\'ation organization that was chartered by 
Congress in 1949 and now includes more than 250,000 members nationwide. Through our 
regional offices we provide preservation information, organization assistance and tinaJlcial suppon 
for local, regional and statewide preseiVation efforts. The National Trust has no formal role in 
either the National Register or the local historic district designation process. 

N ou-nsidential uses in residential historic districts. 
As the examples below will demonstrate, the issue of non-residential use of historic homelt in 
historic residential districts is complex. On the one ~ large older residences may be 
impractical as private homes, particularly when they are located on busy streets where noise and 
safety are concerns. (From a preservation standpoint, it is critical that a property have a viable 
economic use; ''demolition by neglect" is a real problem in many areas.) In response, some 
communities have found it beneficial to allow certain, limited non-residential uses in historic 

Mountains/Plains Regional Office 
910 16th Street, SuitE J 100 
Denver, 0Jlo. 80202 
(.303) 623-1504/ FAX (.303) 623·1508 

National office: 
1 785 Massachusetts Avenue, N,W, 
Washington, D.C. 200.36 
(202l 673-4000 
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residential districts, generally on a case-by-case basis_ These uses typically include offices and bed 
and breakfasts. 

In other historic districts, however, residents are fighting am: non-residentiaJ uses because they 
see this as the first step in the erosion of the neighborhood character they are trying to protect and 
encourage. In Durango, for example, the preservation planner explained that during the "down" 
years in the economic cycle some of the older homes were believed to be unviable as residences 
and seemed destined for neglect. Five years later, however, the economy picked up and these 
same homes were being returned to single family use. 

Here are some other examples gathered in my informal survey: 

Lincoln, NE 
Lincoln's local preservation ordinance dates from the early 1980s and includes numerous districts 
of a largely residential character. Recognizing that the original uses of some historic properties 
may no longer be economically viable, the zoning code establishes a "Special Use Permit" 
procedure (copy attached), whereby "in any zoning district a special pennit may be granted to 
allow the preservation of a historic structure or site and the reuse thereof This pennit shall be 
limited to structures or sites designated as landmarks." Detailed site plans must be submitted to 
make sure that parking and landscaping are addressed in a sensitive manner~ changes to exteriors 
are generally not permitted. 

City preservation planner Ed Zimmer descnoed a couple of situations where these permits have 
been granted to allow for non-residential uses of historic structures. Jq one case, a special permit 
was granted to the owner of a large historic home located on a busy one-way street to allow 
conversion for office use. The same property has since been converted back to a combined 
residence and bed and breakfast. In another instance, a property owner received a permit to 
convert a fonner church to a small printing shop. In both instances, the underlying zoning 
remained residential. 

Ft. Collins, CO 
Fort Collins has a local preservation ordinance that includes residential and commercial districts. 
The City recently established Neighborhood Conservation Buffer zones and Neighborhood 
Conservation Medium and Low Density zones to protect residential character. In the Buffer 
Zones, office (professional or medical/dental) and p~sonal service (beauty salon, etc.) use of 
existing structures is allowed and does not require public review unless the exterior of the building 
is altered, in which case the landmark commission is consulted and a public hearing is held. 

Boulder, CO 
·Boulder is facing a housing shortage, especially in the downtown area, so the city has been 

~003 
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hesitant to approve changes to allow non-residential uses in historic districts. The preservation 
planner pointed out how in some instances residential use on a busy street can be more disruptive 
to neighborhood character than office use: residents often install 6-foot high privacy fences to 
stop traffic noise, while professional office owners may put up a 3-foot high picket fence to 
increase the visibility of their historic property. 

Deaver, CO 
In Denver's locally landmarked historic districts, R4 uses (office, bed and breakfast, art gallery) 
are permitted in R3 zones. In the historic district just south of Colfax Avenue (as it heads east 
from downtown) there are several older residences that have been successfuUy converted to 
offices. 

Sarasota, FL 
Sarasota authorizes variances and special exceptions to zoning rules to make it easier for owners 
of historic structures to find economically viable uses for thier properties: "Owners of historically 
designated structures ... may petition the Planning Board for a special exception for any type of use 
which would serve to perpetuate the viable contemporary utilization of the historic structure, 
regardless of whether such use is permitted by special exception in the zone district in which the 
historic structure is located." 

I hope that this information will prove useful to you and the City in your deliberations next week. 
If there are questions or further information is needed, please don't hesitate to call me at (303) 
623-1504. I plan to be back in the office nearly full-time next week. but if you should need to 
reach me at home, my number there is (303) 722-3306. 

!ll 004 
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IN REPLY REfER TO: 

NATIONAL PARK SERVICE 
WASHINGTON, D.C. 20240 

The Director of the National Park Service is pleased to inform you that the following properties have 
been entered in the National Register of Historic Places beginning January 1, 1984 and ending January 
7, 1984. For further information call (202) 343-9552. 

STATE, County, Vicinity,Properl)r,Address,(Date Listed) 

ALABAMA, Calhoun County, Piedmont, Southern Railway Depot, 200 N. Center Ave. (01/05/84) 
ALABAMA, Mobile County. Mobile, Dahrn House,7 N. ClaibomeSt.(01/05/84) 
ALABAMA, Mobile County, Mobile, Denby House, 558 Conti St. {01/05/8l.j) 
ALABAMA, Mobile Cou:1ty, Mobile, Meaher-Zoghby House, 5 N. Claiborne St.(01/05/84) 
ALABAMA, Mobile County, Mobile, Metzger House, 7 N. Hamilton St. (01/05/84) 
ALABAMA, Mobile County, Mobile, Monterey Place, 1552 Monterey Pl. (01/05/84) 
ALABAMA, Mobile County, Mobile, Neville House, 255 St. Francis St. (01/05/84) 
ALABAMA, Mobile County, Mobile, Phillippi House, 53 N. Jackson St. (01/05/84) 

• ALABAMA, Mobile County, Mobile, Scottish Rites Temple, 351 St. Francis St. (01/05/84) 
ALABAMA, Mobile County, Mobile, St. Francis Street Methodist Church, 15 N. Joachim St. (01/05/84) 
ALABAMA, Wilcox County, Cam den, Liberty Hall, A L 221 (01/05/84) 

CALITORNIA, Fresno County, Fresno, Fresno Brewing Company Office and Warehouse, 100M St. 
(01/05/84) 
CALIFORNIA, Humboldt County, Arcata, Hotel Arcata, 708 9th St. (01/05/84) 
CALIFORNIA, Marin County, Larkspur, Alexander-Acacia Bridge, Alexander Ave. between Acacia and 
Monte Vista Aves. (01/05/84) · 
CALIFORNIA, Orange County, Tustin, Stevens, Sherman, House, 228 W. Main St. (01/05/84) 
CALIFORNIA, San Francisco County, San Francisco, Koshland House, 3800 Washington St. (01/05/84) 

COLORADO, Arapahoe County, Aurora, Melvin School, l.j950 S. Laredo St. (01/05/84) 
COLORADO, Boulder County, Hygiene vic., Church ofthe Brethren, 17th Ave. (01/05/84) 
COLORADO, Boulder County, Longmont, Er:::pson Cannery, 15 3rd. Ave. (01/05/84) 
COLORADO, Clear Creek County, Idaho Springs, Idaho Spring~ Downtown Commercial District, 
Roughly bounded by Center Alley, 14th Ave., Riverside Dr., and Idaho St. (01/05/84) 
COLORADO, Denver County, Denver, Eppich Apartments, 1266 Emerson St. (01/05/84) . 
C 0 L 0 R AD 0, Denver County, Denver, Stone men's Row Historic District, South side 28th Ave. between 
Umatilla and Vallej:) Sts. (01/05/84) 
COLORADO, Gunnison County, Gunnison, Fisher-Zugelder House and Smith Cottage, 601 N. Wisconsin 
St. (0 1 /05/84) 
COLORADO, Larimer County, Fort Collins, Fort Collins Municipal Railway Birnery Safety Streetcar 
No. 21, 1801 W. Mountain Ave. (01/05/84) 
C 0 LOR AD 0, Mesa County, Grand Junction, ~orth Seventh Street Historic Residential Distri<l, 7th St. 
between Hill and White Aves. (01/05/84) ~-:--

C 0 NNE C TIC U T, Fairfield County, Ridgefield, Weir, J. Alden, Farm (District), Nod Hill Rd. and 
Pelham Lane (01/05/84) .. 
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\J. Seventh 
je~ignated 

as historic 
ly T. Michael Crowell 
ientinel staff writer 

. JAN 1 7 19M 
A four-block section of North 

Seventh Street has a new address 
-the National Register of Historic 
Places. 
A"''':'s. Interior Department panel 

agreed last week to historical des
ignation for the corridor and noti· 
fled the Colorado coordinator of 
t}le national register Monday, It is 
now the only Grand Junction neigh
borhood included in the national 
register. 

The register is the offical Hst of 
historical properties recognized by 
the federal government as worthy 
of preservation for their signifl· 
cance in American history, archi· 
tecture, archeology, engineering 
and culture. 

Federal approval was expected. 
but nevertheless was welcome 
news f<>r residents in the corridor, 
defined as the homes and buildings 
on either side of North Seventh 
from just south of Grand Avenue 
and north to Hill Street 

"I just couldn't be happier," said 
Kathy Jordan upon hearing news of· 
the designation. "This is the best 

. news I've heard in a long time. I'm 
going to celebrate tonight" 

Jordan, whose 1902 yellow-and· 
white Victorian home at 440 N. Sev

~ enth St is often featured as an ex, 
ample of Grand Junction at the 

' turn of the century, began the effort. 
to gain the designation in June of 
last year. She shepherded the do
cumentation- through the designa
tion process and was the first North 
Seventh resident notified of the de
cision. 

/ I9,e .North Seventh Street corri7 
:dor was selected because it repre~ 
len ted the oldest, intact residential 
neighborhood in Grand Junction, 
said Gloria Mills, coordinjltor of · 
Colorado's historical register. 

"The North Seventh Street dis· 
trict is a distinctive neighborhood 
within Grand Junction because it 
rtpresents the most intact histork 
midential area in the commum
ti," Mills said, "as well as the mo'$.t 
significant in terms of the archite'C· 

\..... ture and quality ofdesigrf. · 
"As a collection, the structures 

are important local examples of 
'~·;1p,: nooul~r during the period of 
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to gain the designation in June of 

i last year. She shepherded the do
i cumentation through the designa
! tion process and was the first North 
f S~~enth resident notified of the de-

k ClSlOn. . 
. The North Seventh Street corri

ii dor was selected because it repre-
" 1 sen ted the oldest, intact residential 

j 
neighborhood in Grand Junction, 

.• said Gloria Mills, coordinator of 
: . Colorado's historical register. 
· "The North Seventh Street dis-

!
. ttict is a· distinctive neighborhood 

within Grand Junction because it 
represents the most intact historic 
residential area in the communi
ty," Mills said, "as well as the most 
significant in terms of the architec
ture and quality of:design. 

"As a collection, the structures 
are important local examples of 
styles popular during the period of 
development of the district. The 
wjde, tree-lined boulevard with its 
grassed metfian adds to the ambi
ance ofthe district." 

!~elusion in the national register 
allows residents no special bene
fits, either financial or otherwise. 
Listing provides cities and counties 

· a general guideline when those 
agencies are considering planning 
and zoning changes in a historical 
designated area. 

Income-producing properties 
meeting a special criteria can be 
considered for certain tax benefits 
if those properties are within the 
district and are being renovated. 

When the nomination was made, 
other homes were considered for 
inclusion. It was decided, however, 
that outside of the Grand to Hill 
corridor on Seventh Street, there 
were inany intrusions- non-quali
fying structures - which could 
have jeopardized the designation. 

Of the 35 structures within the 
corridor, only five are considered 
intrusions. 

"And we definitely want to keep 
it that way," said Jordan, whose 
family has lived in her home for . 
about 20 years. "We'd like to see .. ·· • 
the street's integrity perserved a~ a 
residential district, and this (the 
historical designation) goes a long 
way to help us do that." 

Now that the desigr.ation is in 
place, Jordan, along with her hus
band, Teddy, and neighbors Pat 
and Marilyn Olson, of 505 N. Sev
enth St., are planning an open 
house celebration Jan. 29 for all 
residents and property owners in 
the district. 

The Downtown Development Au
thority, along with a number of _ 
other residents in the district, were 

\

' also instrumental in obtaining the 
necessary documentation for the 
historical designation. 

·,.:. 
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Commission reject the proposal by Dove Interiors to change the zoning at 
407 N. 7th St. from Planned Residential to Commercial. 
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To the Editor: 

It is our urgent concern that the City Planning 

Commission and City Council reject a proposed zoning 

change of the Bull House l 7th and Grand. northwest 

corner) from "Residential" to "Planned Business." 

If this dangerous precedent is set now. the whole com

munity will soon be saying with the City's Develop

ment Director Larry Timm Cin Monday's "Sentinel"): 

"The sins of the past are coming back to haunt us." 

It would be a sin to alter the residential zoning 

at 7th and Grand. The proposed "light use" interior 

design shop most likely will be sold easily and quickly 

(its new business zoning will accompany the sale auto

rna tically) to make way for the noisy and flashy use 

of what has always been a fine old Spanish-mission-style 

family home. The home next door could then easily 

be granted a zoning change for business use also. 

Theri the Planning Commission and City Council could 

ignore their own Seventh Street Corridor Guidelines, 

reversing their veto of a bank's extension on the corner 

of 7th and Teller: That wise denial of exactly the 

same kind of zoning change as proposed at Grand was 

made only a year ago. Before you know it, the Seventh 

Street Historical Residential District would mimic 

the worst mish-mash of Grand Avenue and eventually 

would shriek like the worst NEON of North Avenue. 

It would be a sin for Grand Junction to go back 

on its 1984 commitment to the National Register of 

Historical Places and refuse to maintain the Seventh 

Page 1 ., 
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Street neighborhood as "the most intact historical 

residential area in the community" (the Re~ister's 

own words). That nationally recognized designation 

of our own local heritage requires much more than keep

ing a bunch of old buildings from falling down. We 

are obliged to preserve this historical neighborhood 

as a unified residential environment -- pleasant to 

live in -- and pleasantly on view to the thousands 

of local people and tourists who travel every day on 

our more or less famous four-lane street. 

It would be a sin for our community to approach 

the year 2000 with painful regrets churned up by a 

very unwise zoning change 

S36 ':f . 76k Jf;, 
6Aa... ::.r-~~o--.-

now. 

/2/7-~;(~~dZ:: ~£..·~. 
September 5, 1995 R.N. Schmidt, Ph.D. 
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Keep integr•cy of 7th St .... ··~~' 

G. rand Junction's Sev- · ,. But the fact remains jh~t_-,; 
enth Street Residen- the property needs to· ·:be ' 
tial Historical District rezoned to accommodate · · 

is one of the few neighbor- business. And therei'n. 
hoods iii the Grarid Valley the crux ofthe matter. . 
that remains an intact resi- Rezoning the house · · · 
dential district with a genu- undermine the 

· inely historical flavor. The the residential ;histo 
key word is "residen.tial." district. It would set a 
And it should stay that way. ·' . dent -that others"' .. ·" IT1Tir11T1 

: . That's why the Grand June- .. district could icite )f.' 
tion Planning Commission decided to . operat~ , 
ought to concur with the ci~y ·~ nesses there,· and 
stafrs recommendation to· make it difficult fot 
reject the latest 'request cials to reject future 
seeking a commerc1al . :cations for similarre 
:exemption to the zoning. '. ' . .. . of' ... 
: .It's true enough as Larry will ~be 
:r'imm, the city's ~ommunity 
!fevelopment dir~tor, points 
out -.that the~· equested 
rezone is a clo . · ·call. The. ·. _of ~h~'l;P. . . 
business to be rir o·ut of the· . · Su~h ~-~~~~,pr~~al .•. 
house would be an interior _',;hoods are .. p1. sh~rt . 
:des~~.~·· busine's~>. Sup.h .a {~t~~ valier~ 1_'be c~ty .... 
home-based busmess ·Is .,_•well t<> recogmze · 
i iJ. d e 'e' d r eJ a' t i v e t' -y· .:~''keeping the' ~istrict's . 
un,9~tru~ive. ::~ J· . . _,-'· _.· dent_ial_ zqning.~~~ly 

.rl·fi~tt~fs::·,tl~~:se~entlls 
:_ 1'-.. ,:. ' ' 
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The Daily Sentinel ( 

Friday, September 8, 1995 

·-·~ ., ·""~-··~ Grand Junction to 
· Don't its 1984 commitment to the 

· ,:':.s~~nth :R.egister. of Historical Places 
. . . ·. I' ' · ... ' . . ·. . . refusE:., to maintain tbe Seventh 
· · Editor- · ·• '~ ·., ; · Street ne.ighborhood as "the most intact 

It is'oJr\lrgent 'hlstoricar~sidential area in the commu- . 
Junction Planning · nity'' .<the Register's own words). That 
Council reject a proposed zoning ~hange. ~i~nationally recognized designation or our 

. of the Bull House (Seventh· a:nd 'Gran4, ~.;~'own local lieritage requires much more 
northwest corner) from "Residential" .to ·: than keeping ·a bunch of old buildings 

· 
1'Planned Business." If this dangerous ·:: from falling down .. We are obliged to 
p~eced_ent is set now, .the w~ole com!D~- . ;1 preserve th!s. historical nei~borhood as 
mty will soon be saying wtth the !!Ity s .11, -a unified residential environment -
development ~irector •. La~ Tim~. (in , pleasant to live in - and 'pleasantly on 
the Sept. 4 Dally Sentmel): . The sms of . view to the thousands of local people and 
the past are comi~g back to haunt us:" · tourists who travel every day on our 

It would be a sm to alter the res1den- more-or-less famous four-lane street 
tial zoning at Seventh and Grand. The R N SCHMIDT 
proposed "light use" interior design shop L~VERNE GIBSON 
m~st likely will be sold eas!.ly and and 10 others 
quickly to make way for the n~y and · 
flashy use. of w~at. has always b~e~ a fine 
old Spamsh·misswn-style family home. 
Before you know it, the Seventh Street 
Historical Residential District would 
mimic the worst mish-mash of12 Grand 
Avenue and eventually would shriek like 
the worst neon of North Avenue. ' 
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october 16, 1~~5 

Grand Junction City Council 
250 N. 5th St. 
Grand Junction, co 81501 

RE: Proposed Change Of Use For Property At 407 N. 7th St. 

Dear Councilmen: 

A historical district has been created to preserve specific area 
buildings and a neighborhood community. There was a purpose in 
creating such a district as an official designation in addition 
to the standard residential zoning regulations. Granting an 
exception to both the residential zoning and the historical 
district preservation goals would require twice the compelling 
reason for granting the exception. 

There is no compelling reason for granting the exception. In the 
neighborhood there is great opposition to violating the official 
requirements of this neighborhood residential zoning. In the 
city at large there is opposition to violating the goals of an 
official historical district. 

An anticipated argument would be that some exceptions to the 
principle already exist from the time before adoption of zoning 
regulations. This only illustrates the need for the regulations 
and the need to comply with them. 

Personal exceptions which are directly counter to the intent of 
zoning and directly counter to the intent of creating a histori
cal district are not in the interest of the neighborhood and are 
not in the interest of our city. 

cordia~ly, 

H. R. Bull, M.D. 
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