
 To Access the Agenda and Backup Materials electronically, go to www.gjcity.org 

 
 

PLANNING COMMISSION AGENDA 
CITY HALL AUDITORIUM, 250 NORTH 5TH STREET 

 
TUESDAY, APRIL 23, 2013, 6:00 PM 

 
Call to Order 
Welcome.  Items listed on this agenda will be given consideration by the City of 
Grand Junction Planning Commission.  Please turn off all cell phones during the 
meeting. 
 
Copies of the agenda and staff reports are located at the back of the auditorium. 
 
Announcements, Presentations and/or Prescheduled Visitors 
 
Consent Agenda 
Items on the consent agenda are items perceived to be non-controversial in 
nature and meet all requirements of the Codes and regulations and/or the 
applicant has acknowledged complete agreement with the recommended 
conditions. 
 
The consent agenda will be acted upon in one motion, unless the applicant, a 
member of the public, a Planning Commissioner or staff requests that the item be 
removed from the consent agenda.  Items removed from the consent agenda will 
be reviewed as a part of the regular agenda.  Consent agenda items must be 
removed from the consent agenda for a full hearing to be eligible for appeal or 
rehearing. 
 
1. Minutes of Previous Meetings Attach 1 

None available at this time. 
 
2. Peony Heights Annexation – Zone of Annexation Attach 2 

Forward a recommendation to City Council to zone 0.92 +/- acres from County 
RSF-4 (Residential Single Family - 4 du/ac) to a City R-5 (Residential - 5 du/ac) 
zone district. 
FILE #: ANX-2013-96 
APPLICANT: Ron Abeloe - Chaparral West Inc 
LOCATION: 612 Peony Drive 
STAFF: Scott Peterson 

 
* * * END OF CONSENT CALENDAR * * * 

 

http://www.gjcity.org/


PLANNING COMMISSION APRIL 23, 2013 

* * * ITEMS NEEDING INDIVIDUAL CONSIDERATION * * * 
 
Public Hearing Items 
On the following item(s) the Grand Junction Planning Commission will make the 
final decision or a recommendation to City Council.  If you have an interest in 
one of these items or wish to appeal an action taken by the Planning 
Commission, please call the Planning Division (244-1430) after this hearing to 
inquire about City Council scheduling. 
 
3. Department of the Interior CUP - Conditional Use Permit Attach 3 

Consideration of a request for a Conditional Use Permit for offices with a fleet 
vehicle and outdoor storage yard located on 4.374 acres at 302 West Ouray Avenue 
and 445 West Gunnison Avenue for the Department of the Interior within a C-1 
(Light Commercial) zone district. 
FILE #: CUP-2013-69 
APPLICANT: SBC Archway LLC 
LOCATION: 302 West Ouray Avenue and 445 West Gunnison Avenue 
STAFF: Brian Rusche 

 
General Discussion/Other Business 
 
Nonscheduled Citizens and/or Visitors 
 
Adjournment 
 



 

Attach 1 
Minutes of Previous Meetings 
 
None available at this time. 



 

 

Attach 2 
Peony Heights Zone of Annexation 
 
CITY OF GRAND JUNCTION MEETING DATE:  April 23, 2013 
PLANNING COMMISSION PRESENTER:  Scott D. Peterson 
 
AGENDA TOPIC:  Peony Heights Zone of Annexation – ANX-2013-96 
 
ACTION REQUESTED:  Forward a recommendation to City Council on a Zone of 
Annexation. 
 

STAFF REPORT / BACKGROUND INFORMATION 

Location: 612 Peony Drive 

Applicants:  Chaparral West, Inc., Owner 
Ron Abeloe, Applicant/Owner 

Existing Land Use: Vacant lot 
Proposed Land Use: Residential single-family detached subdivision 

Surrounding Land 
Use: 
 

North Two-family dwelling 
South Two-family dwelling 
East Single-family detached 
West Single-family detached 

Existing Zoning: RSF-4 (Residential Single Family – 4 du/ac) 
(County) 

Proposed Zoning: R-5 (Residential – 5 du/ac) 

Surrounding 
Zoning: 
 

North RSF-4 (Residential Single Family – 4 du/ac) 
(County) 

South RSF-4 (Residential Single Family – 4 du/ac) 
(County) 

East RSF-4 (Residential Single Family – 4 du/ac) 
(County) 

West RSF-4 (Residential Single Family – 4 du/ac) 
(County) 

Future Land Use Designation: 
 
Residential Medium Low (2 – 4 du/ac) 
 

Blended Residential Land Use 
Categories Map: Residential Low (Rural – 5 du/ac) 

Zoning within density range? X Yes  No 
 
PROJECT DESCRIPTION:  A request to zone the 1.12 acre Peony Heights 
Annexation, consisting of one parcel located at 612 Peony Drive to a R-5 (Residential – 
5 du/ac) zone district. 



 

 

 
RECOMMENDATION:  Recommend approval to the City Council of the R-5 
(Residential – 5 du/ac) zone district. 
ANALYSIS: 
 
1. Background: 
 
The 1.12 acre Peony Heights Annexation consists of one vacant parcel located at 612 
Peony Drive in the Redlands.  The property owner has requested annexation into the 
City and a zoning of R-5 so that he can develop the property with 3 to 4 single-family 
detached homes.  Under the 1998 Persigo Agreement between the City and Mesa 
County, all proposed development within the Persigo Wastewater Treatment boundary 
requires annexation and processing in the City.  The City shall zone newly annexed 
areas with a zone that is either identical to current County zoning or with a zone that 
implements the City’s Comprehensive Plan Future Land Use Map. 
 
Blended Residential Land Use Categories Map 
 
The applicant is requesting a Zone of Annexation under the Comprehensive Plan’s 
Blended Residential Land Use Categories Map (Blended Map).  The Blended Map is a 
tool the Comprehensive Plan established to encourage and support housing choice 
throughout the City.  It allows a broader range of densities and mix of housing types to 
occur within the same land use category.  The Blended Map identifies three residential 
categories of appropriate density ranges that can be utilized city-wide.  Using the 
Blended Map, compatible densities are combined into three land use categories. The 
Residential Low category allows all residential zone districts with densities ranging from 
Rural (1 dwelling unit per 5 acres up to 5 dwelling unit per acre); the Residential 
Medium category includes densities from 4 to 16 dwelling units per acre; and the 
Residential High category includes densities from 16 to 24+ dwelling units per acre. The 
Blended Map allows a property owner to request a zone district that implements the 
broader land use category, even though that zone district may not implement the 
applicable future land use designation. 
 
The Comprehensive Plan Future Land Use Map designation of the subject property is 
Residential Medium Low (2 – 4 dwelling units per acre).  The applicant could request 
the R-4 zone district which implements the current land use designation and be able to 
construct the 3-4 single-family detached dwelling units that are proposed but the total 
density for this property would be limited to a maximum of 4 dwelling units per acre.  
The properties located immediately to the north and south of the subject property 
contain duplex housing units and eventually will be annexed into the City (see 
properties outlined in yellow on map below).  The R-4 zone district does not allow 
duplex units except on corner lots, therefore the two properties would be nonconforming 
if they were annexed and zoned R-4.  The two properties are also large enough to 
redevelop with an additional duplex unit on each lot.  Creating additional duplex 
housing units is consistent with the goals and vision of the Comprehensive Plan and 
should be encouraged when and where appropriate. 



 

 

 

 
 
Utilizing the Comprehensive Plan’s Blended Map, the applicant is requesting a zone 
district of R-5, which will allow for the proposed 3-4 dwelling units and create the 
opportunity for higher density should the applicant decide to construct a duplex or other 
housing type.  The Blended Map has established a broader range of compatibility (1 
dwelling unit per 5 acres up to 5 dwelling units per acre) for this area of the City which 
supports the request to rezone to R-5 with a maximum of 5 dwelling units per acre.  
Establishing the R-5 zone district adjacent to two properties that need to be zoned R-5 
upon annexation makes sense for the long range planning for these properties and 
supports the goals and vision of the Comprehensive Plan. 
 
Zone of Annexation 
 
Upon annexation, property shall be zoned in accordance with the County zoning applied 
to the property (RSF-4) or in accordance with the Comprehensive Plan Future Land Use 
designation (Residential Medium Low (2 – 4 du/ac), which allows a zone of R-4 but not 
R-5.  The County zoning allows a maximum density of 4 dwelling units an acre but the 
applicant would like the opportunity to provide development up to a density of 5 dwelling 
units an acre.  The R-4 and R-5 zone districts are included within the range of densities 
of the Residential Low category of the Blended Map, however, only the R-5 allows 



 

 

development up to 5 dwelling units per acre.  The applicant is requesting R-5, which is 
consistent with the Blended Map, to allow density up to 5 dwelling units per acre. 
 
Neighborhood Meeting 
 
A Neighborhood Meeting was held on January 21, 2013.  Five residents of the area 
attended the meeting and to date City Staff has not heard any negative comments 
regarding the proposed zoning of R-5, nor the proposed subdivision. 
 
2. Consistency with the Comprehensive Plan: 
 
The proposed zone of annexation meets with Goals 1, 3, and 5 of the Comprehensive 
Plan by implementing land use decisions that are consistent with the Comprehensive 
Plan, spreading future growth throughout the community and by providing a broader mix 
of housing types in the community to meet the needs of a variety of incomes, family 
types and life stages. 
 
Goal 1:  To implement the Comprehensive Plan in a consistent manner between the 
City, Mesa County and other service providers. 
 
Goal 3:  The Comprehensive Plan will create ordered and balanced growth and spread 
future growth throughout the community. 
 
Goal 5:  To provide a broader mix of housing types in the community to meet the 
needs of a variety of incomes, family types and life stages. 
 
3. Section 21.02.140 (a) of the Grand Junction Zoning and Development Code: 
 
Zone of Annexation:  The requested zone of annexation to the R-5 (Residential – 5 
du/ac) zone district is consistent with the Blended Residential Land Use Categories Map 
designation of Residential Low (Rural – 5 du/ac).  The existing County zoning is RSF-4 
(Residential Single Family – 4 du/ac).  Section 21.02.160 (f) of the Grand Junction 
Zoning and Development Code, states that the zoning of an annexation area shall be 
consistent with the adopted Comprehensive Plan and the criteria set forth. Generally, 
future development should be at a density equal to or greater than the allowed density 
of the applicable County zoning district.  The request for R-5 is consistent with the 
Comprehensive Plan and the proposed density is equal to or greater than the existing 
County zoning. 
 
In addition to a finding of compatibility with the Comprehensive Plan, one or more of the 
following criteria set forth in Section 21.02.140 (a) of the Code must be met in order for 
the zoning to occur: 
 

(1) Subsequent events have invalidated the original premises and findings. 
 



 

 

Subsequent events have not invalidated the original premises and findings.  The 
requested annexation and zoning is being triggered by the Persigo Agreement 
between Mesa County and the City of Grand Junction in anticipation of 
development.  The Persigo Agreement states that new development requires 
annexation of land from unincorporated Mesa County into the City prior to 
development.  The requested zone of annexation (R-5) implements the 
Comprehensive Plan Blended Map of Residential Low (Rural – 5 du/ac).  The 
property owner wishes to develop the property in the near future for a residential 
subdivision of 3 to 4 single-family detached dwelling units which is appropriate 
development for the Residential Medium Low (2 – 4 du/ac) and Residential Low 
(Rural – 5 du/ac) designations per the adopted Comprehensive Plan. 
 
This criterion has not been met. 
 
(2) The character and/or condition of the area has changed such that the 
amendment is consistent with the Plan. 
 
The residential character of this area of the Redlands and Peony Drive is 
single-family detached and two-family dwellings on properties ranging in size 
from 0.71 acres to large acreage.  The character and condition of the area has 
not changed. 
 
This criterion has not been met. 
 
(3) Public and community facilities are adequate to serve the type and scope of 
land use proposed. 
 
Adequate public and community facilities and services are available to the 
property and are sufficient to serve residential uses within the R-5 density. Ute 
Water, City sanitary sewer, Xcel Energy gas are presently located in Peony 
Drive.  Xcel Energy electric service is located in the rear of the property.  Peony 
Drive connects to Broadway (Hwy. 340) for ease of transportation access to and 
from the Grand Valley and nearby is a local neighborhood commercial center 
(Monument Village Shopping Center) that has a restaurant, coffee shop and 
grocery store.  Local schools are also located nearby (Redlands Middle School, 
Broadway Elementary, etc.). 
 
This criterion has been met. 
 
(4) An inadequate supply of suitably designated land is available in the 
community, as defined by the presiding body, to accommodate the proposed 
land use. 
 
There is very little R-5 zoning within the City, therefore there is an inadequate 
supply of suitably designated land available in the community.  The property is 
currently vacant and has never been utilized nor developed previously.  The 



 

 

property owner is requesting to annex and zone the property in accordance with 
the adopted Persigo Agreement between Mesa County and the City of Grand 
Junction in order to develop the property as a single-family detached residential 
subdivision to match the land use of what is currently developed on adjacent 
properties in the area.  The request to zone the subject property R-5 is 
consistent with the Blended Residential Land Use Map designation of Residential 
Low (Rural – 5 du/ac). 
 
This criterion has been met. 
 
(5) The community or area, as defined by the presiding body, will derive benefits 
from the proposed amendment. 
 
The Comprehensive Plan Blended Map allows the applicant to request a zone of 
annexation of R-5 which supports Goals 1, 3, and 5 of the Comprehensive Plan.  
The benefit to the area and community will be the utilization of a residential 
property that has been vacant and allows for new development that provides a 
need for additional housing options within the community. 
 

Alternatives: In addition to the zoning that the petitioner has requested, the following 
zone districts would also be consistent with the Comprehensive Plan designations for 
the subject property. 
 

a. R-R (Residential – Rural) 
b. R-E (Residential – Estate) 
c. R-1 (Residential – 1 du/ac) 
d. R-2 (Residential – 2 du/ac) 
e. R-4 (Residential – 4 du/ac) 
 

If the Planning Commission chooses to recommend an alternative zone designation, 
specific alternative findings must be made supporting the Planning Commission’s 
recommendation. 
 
FINDINGS OF FACT/CONCLUSIONS: 
 
After reviewing the Peony Heights Annexation, ANX-2013-96, for a Zone of Annexation, 
I recommend that the Planning Commission make the following findings of fact and 
conclusions: 
 

1. The requested zone district of R-5, (Residential – 5 du/ac) is consistent with the 
goals and policies of the Comprehensive Plan and implements the Blended 
Residential Land Use Categories Map designation of Residential Low (Rural – 5 
du/ac). 
 

2. The applicable review criteria in Section 21.02.140 (a) of the Grand Junction 
Zoning and Development Code, specifically criteria 3, 4 and 5, have been met. 
 



 

 

STAFF RECOMMENDATION: 
 
I recommend that the Planning Commission forward a recommendation of approval of 
the R-5 (Residential – 5 du/ac) zone district for the Peony Heights Annexation, 
ANX-2013-96 to the City Council with the findings and conclusions listed above. 
 
RECOMMENDED PLANNING COMMISSION MOTION: 
 
Mr. Chairman, on the Peony Heights Zone of Annexation, ANX-2013-96, I move that the 
Planning Commission forward to the City Council a recommendation of approval of the 
R-5 (Residential – 5 du/ac) zone district for the Peony Heights Annexation with the facts 
and conclusions listed in the staff report. 
 
Attachments: 
 
Annexation - Site Location Map / Aerial Photo Map 
Comprehensive Plan Map Future Land Use Map / Existing City and County Zoning Map 
Blended Residential Map 
Zoning Ordinance 



 

 

 



 

 

 

 
 



 

 

 

 



 

 

CITY OF GRAND JUNCTION, COLORADO 
 

ORDINANCE NO. 
 

AN ORDINANCE ZONING THE PEONY HEIGHTS ANNEXATION 
TO R-5, (RESIDENTIAL – 5 DU/AC) 

 
LOCATED AT 612 PEONY DRIVE 

 
Recitals 
 

The 1.12 acre Peony Heights Annexation consists of one parcel located at 612 
Peony Drive in the Redlands.  The property owner has requested annexation into the 
City and a zoning of R-5.  Under the 1998 Persigo Agreement between the City and 
Mesa County, all proposed development within the Persigo Wastewater Treatment 
boundary requires annexation and processing in the City and shall be zoned consistent 
with current County zoning or with the Comprehensive Plan.  The proposed zoning of 
R-5 (Residential – 5 du/ac) implements the Blended Residential Land Use Map of the 
Comprehensive Plan. 
 

After public notice and public hearing as required by the Grand Junction 
Municipal Code, the Grand Junction Planning Commission recommended approval of 
zoning the Peony Heights Annexation to the R-5 (Residential – 5 du/ac) zone district 
finding that it conforms with the Blended Residential Land Use Map of the 
Comprehensive Plan, furthers the Comprehensive Plan’s goals and policies, is 
generally compatible with land uses located in the surrounding area and meets the 
zoning criteria found in Section 21.02.140 of the Grand Junction Zoning and 
Development Code. 

 
After public notice and public hearing before the Grand Junction City Council, 

City Council finds that the R-5 (Residential – 5 du/ac) zone district is in conformance 
with the applicable criteria of Section 21.02.140 of the Grand Junction Zoning and 
Development Code, implements and is consistent with the Comprehensive Plan and is 
compatible with the surrounding neighborhood. 
 
BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GRAND JUNCTION 
THAT: 
 
The following property be zoned R-5 (Residential – 5 du/ac). 
 

PEONY HEIGHTS ANNEXATION 
 
A certain parcel of land lying in the Southeast Quarter of the Southeast Quarter (SE 1/4 
SE1/4) of Section 15 and the Northeast Quarter of the Northeast Quarter (NE 1/4 NE 
1/4) of Section 22, all in Township 11 South, Range 101 West of the 6th Principal 



 

 

Meridian, County of Mesa, State of Colorado and being more particularly described as 
follows: 
 
BEGINNING at the Northeast corner of Lot 4, Peony Subdivision, as same is recorded 
in Plat Book 14, Page 369, Public Records of Mesa County, Colorado and assuming the 
South line of the Southeast Quarter (SE 1/4) of said Section 15 bears S 89°26’44” E 
with all other bearings contained herein being relative thereto; thence from said Point of 
Beginning, S 04°20’36” W along the East line of said Lot 4, a distance of 214.96 feet to 
a point being the Southeast corner of said Lot 4; thence N 86°32’19” W, along the South 
line and the Westerly extension thereof of said Lot 4, a distance of 214.47 feet to a point 
within the right of way for Peony Drive; thence S 03°21’34” W, through said right of way, 
a distance of 542.17 feet; thence N 89°47’50” E along a line 2.00 feet North of and 
parallel with the North line of Panorama Point Annexation No. 1, Ordinance No. 4283, 
as same is recorded in Book 4731, Page 827, Public Records of Mesa County, 
Colorado, a distance of 312.18 feet; thence S 00°12’10” E, a distance of 2.00 feet to a 
point on the North line of said Panorama Point Annexation No. 1; thence S 89°47’50” W, 
along the North line of said Panorama Point Annexation No. 1, a distance of 575.50 
feet; thence N 00° 12’10” W, a distance of 2.00 feet; thence N 89°47’50” E, along a line  
2.00 feet North of and parallel with, the North line of said Panorama Point Annexation 
No. 1, a distance of 261.32 feet; thence N 03°21’34” E a distance of 754.47 feet to a 
point intersecting the Westerly extension of the North line of said Lot 4, Peony 
Subdivision; thence S 87°15’28” E, along said North line and its Westerly extension, a 
distance of 220.18 feet, more or less, to the Point of Beginning. 
 
CONTAINING 48,855 Square Feet or 1.122 Acres, more or less, as described. 
 
INTRODUCED on first reading the ___ day of ___, 2013 and ordered published in 
pamphlet form. 
 
ADOPTED on second reading the  day of , 2013 and order published in pamphlet 
form. 
 
ATTEST: 
 
 ____________________________ 
 President of the Council 
 
____________________________ 
City Clerk 
 



 

 

Attach 3 
Department of the Interior CUP 
 
CITY OF GRAND JUNCTION MEETING DATE:  April 23, 2013 
PLANNING COMMISSION PRESENTER:  Brian Rusche 
 
AGENDA TOPIC:  Department of the Interior - CUP-2013-69 
 
ACTION REQUESTED:  Consideration of a request for a Conditional Use Permit 
(CUP) 
 

BACKGROUND INFORMATION 

Location: 445 W. Gunnison Avenue 
302 W. Ouray Avenue 

Applicant:  SBC Archway VIII, LLC 

Existing Land Use: Formerly Gene Taylors Sporting Goods Store 
Vacant lot(s) 

Proposed Land Use: Department of the Interior offices along with a fleet 
vehicle and outdoor storage yard 

Surrounding Land 
Use: 

North Commercial 
Vacant lot 

South Residential 
East Commercial 

West Residential 
Commercial 

Existing Zoning: C-1 (Light Commercial) 
Proposed Zoning: C-1 (Light Commercial) 

Surrounding 
Zoning: 

North C-1 (Light Commercial) 
South R-8 (Residential 8 du/ac) 
East C-1 (Light Commercial) 

West R-8 (Residential 8 du/ac) 
C-2 (General Commercial) 

Future Land Use Designation: Commercial 
Zoning within density range? X Yes  No 
 
PROJECT DESCRIPTION:  Applicant requests approval of a Conditional Use Permit 
(CUP) for offices with an accessory fleet vehicle and outdoor storage yard, located on 
4.374 acres of property at 302 W. Ouray Avenue and 445 W. Gunnison Avenue for the 
Department of the Interior located within an existing and expanded structure all within a 
C-1 (Light Commercial) zone district. 
 
RECOMMENDATION:  Approval, with conditions, of the Conditional Use Permit. 



 

 

ANALYSIS: 
 
Background 
 
SBC Archway VIII, LLC is seeking to expand and remodel the former Gene Taylors 
Sporting Goods store into office space and to establish an accessory fleet vehicle and 
outdoor storage yard, all for the United States (US) Department of the Interior.  The site 
consists of 2.916 acres at 445 W. Gunnison Ave, which includes the building, and 1.458 
acres at 302 W. Ouray Ave, which is currently undeveloped. 
 
The proposed government office building is considered a use by right, pursuant to the 
Use Table found in Grand Junction Municipal Code (GJMC) Section 21.04.010.  The 
proposed outdoor storage yard is an accessory use to the office building.  In 
accordance with GJMC Section 21.03.070(d)(3)(ii), in a C-1 (Light Commercial) zone 
district, outdoor storage and permanent display areas shall only be allowed in the rear 
half of the lot, beside or behind the principal structure except when a CUP has been 
issued.  The configuration of 302 W. Ouray Avenue technically places the storage yard 
in front of the building, though the front of the building actually faces W. Gunnison 
Avenue.  SBC Archway VIII, LLC is seeking approval of a CUP.  The Planning 
Commission is responsible for consideration of the Conditional Use Permit for the entire 
site, which includes the office building and the outdoor storage yard. 
 
The former Gene Taylors Sporting Goods building at 445 W. Gunnison Avenue was 
constructed in 1978. 
 
The property known as 302 W. Ouray Avenue was originally platted in 1890 as part of 
Carpenter’s Subdivision No. 2.  Reviews of aerial photos indicate that this property has 
been vacant for decades and does not appear to have ever had a permanent structure. 
 



 

 

The site is adjacent to a residential neighborhood known as “El Poso”.  Residential uses exist from Mulberry Street west 
to Maldonado Street and from W. Chipeta Avenue south to Highway 340.  There are approximately 47 dwelling units 
within the neighborhood, along with a few vacant lots zoned for residential use. 
 

 
 

El Poso neighborhood (looking south) 
 

W. Ouray Avenue 

Site 

Maldonado Street 



 

 

To the north of the neighborhood are commercial uses, including outdoor storage, fronting both sides of W. Gunnison 
Avenue.  These include a number of businesses, such as auto repair, mini-storage, contractor/trade shops, and home 
improvement stores (furniture, carpeting, cabinets, etc.).  The most recent developments include the rezoning of two lots 
at 555 W. Gunnison Avenue to C-2 (General Commercial) and the creating of an outdoor storage yard on the north side of 
W. Chipeta Avenue.  After amending the Comprehensive Plan for 531 Maldonado Street from Residential Medium to 
Commercial, the property was rezoned to C-1 (Light Commercial).  It is anticipated that the Grand River Mosquito Control 
District will complete a new facility at this location. 
 

 
 

W. Gunnison Avenue (looking north) 

W. Gunnison 
A  

Site 
531 Maldonado 



 

 

The property consists of several platted lots including public right-of-way which was vacated on March 7, 2007 (Ordinance 
4040).  The property will be replatted into two (2) lots, to be known as Lot 1 (445 W. Gunnison) and Lot 2 (302 W. Ouray) 
of the Archway Subdivision.  Easements were retained for access and utilities and are properly shown on the plat.  
Additional right-of-way (ROW) along Mulberry Street and Multipurpose Easements (MPE) along all street frontage(s) will 
be dedicated with the plat.  In addition, the remaining alley behind Lot 1 will be committed to participation in an Alley 
Improvement District, if one is formed in the future, using a Power of Attorney (POA). 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

Neighborhood Meetings 
 
A Neighborhood Meeting was held on December 19, 2012.  A meeting summary is 
attached and included as a part of this report.  Several concerns were expressed at this 
meeting, including that the property was improperly zoned, that the existing irrigation 
lines through the vacant lot(s) would be impacted, that the detention pond would create 
a breeding ground for mosquitoes, that the chain-link fence with barbed wire was 
incongruent with the residential neighborhood, and that access to Mulberry Street would 
be dangerous. 
 
In response to these concerns, the City and the applicant met with representatives of 
the El Poso Neighborhood.  These meetings culminated in a second Neighborhood 
Meeting, held on January 30, 2013.  A notification radius of 800’ was used for this 
neighborhood meeting, exceeding the minimum 500’ required by GJMC Sec. 
21.02.080(e), in order to include the entire El Poso neighborhood.  A meeting summary 
is included in this report and incorporated herein. 
 
Proposed Uses 
 
The proposed facility consists of a two-story building totaling 51,473 square feet, of 
which 32,506 square feet will be devoted to office space, 15,016 square feet of 
warehouse space, and 3,951 square feet of mezzanine.  Parking (124 spaces) will be 
provided for the facility, while the outdoor storage yard will be used for fleet vehicles and 
equipment storage such as boats and trailers.  The yard will be gravel and will be 
accessed only from the former Peach Street, which is a vacated right-of-way (ROW) 
that connects to W. Gunnison Avenue.  There will be no access to the yard from W. 
Ouray Avenue or Mulberry Street.  The yard will not encroach upon or otherwise 
restrict access to the public along the former Peach Street. 
 
The yard will contain a detention pond designed in accordance with City standards.  
This design allows water from a storm event to slowly (maximum of 40 hours) enter the 
storm drain(s) and filters the water prior to doing so.  The entire property will be 
landscaped, utilizing existing landscaping islands along Vine Street and the former 
Peach Street ROW and installing landscaping along W. Ouray Avenue and Mulberry 
Street.  This landscaping will be located in front of a proposed eight (8) foot masonry 
wall, with spike strips for security, that will run adjacent to the property at 314 W. Ouray 
Avenue, then setback 15 feet along both W. Ouray Avenue and Mulberry Street, turning 
the corner of the property and becoming a six foot chain link security fence adjacent to 
the back of 325 W. Gunnison Avenue. 
 
The applicant will retain the existing sign from Gene Taylors and replace the panel(s) 
with new signs for the tenant. 
 
Consistency with the Comprehensive Plan 
 



 

 

A Growth Plan amendment from Residential Medium and Commercial to the 
Commercial land use designation was approved on April 4, 2007 for the property 
located at 302 W. Ouray Avenue by Resolution 52-07.  The property was rezoned on 
May 16, 2007 from R-8 (Residential 8 dwelling units per acre) to C-1 (Light Commercial) 
by Ordinance 4080,  The property known as 445 W. Gunnison Avenue was already 
designated Commercial and zoned C-1.  The Comprehensive Plan, adopted on 
February 17, 2010, established the Future Land Use Map designation of Commercial for 
the entire site.  The C-1 (Light Commercial) zone district implements the Commercial 
future land use designation. 
 
The proposed uses are consistent with the Comprehensive Plan, as required by Section 
21.02.080(d)(1) and implements the following Goals and Policies: 
 

Goal 4:  Support the continued development of the downtown area of the City 
Center into a vibrant and growing area with jobs, housing and tourist attractions. 
 
The relocation of a significant employer just outside the downtown area will bring 
jobs with easy access to daytime services, such as restaurants and other 
professional offices located in the downtown area. 
 
Goal 6: Land use decisions will encourage the preservation of existing buildings 
and their appropriate reuse. 
 
The Gene Taylor Sporting Goods store has gone out of business and was 
purchased by the applicant with the specific purpose of fulfilling the needs of the 
Department of the Interior contract, as indicated in the applicant’s report. 
 
The reuse of a vacant building discourages vandalism and other detrimental 
consequences that may result from a significant long-term vacancy. 
 
Goal 7:  New development adjacent to existing development (of a different 
density/unit type/land use type) should transition itself by incorporating 
appropriate buffering. 
 
The proposed storage yard will provide screening, by an 8’ masonry wall, 
adjacent to the residence at 314 W. Ouray Avenue, as well as at the entrance to 
the El Poso neighborhood along W. Ouray Avenue and Mulberry Street, where 
the wall will be located at least 15 feet behind the existing sidewalk, an area that 
will be devoted to landscaping along both frontages. 
 
Goal 12:  Being a regional provider of goods and services, the City will sustain, 
develop and enhance a healthy, diverse economy. 
 
The offices of the Department of the Interior are an example of a service that is 
available in Grand Junction due to its regional location.  Many branches of local, 
state, and federal offices are located in Grand Junction, due to its size and 



 

 

significance on the Western Slope.  Federal offices, in particular, have a 
far-reaching jurisdiction, representing several counties, districts, or even parts of 
other states.  As one of the largest landowners in Mesa County, the Department 
of the Interior is tasked with being a steward of public land.  The applicant has 
indicated that they have a long-term lease with the Department of the Interior, 
who will have the responsibility of being a steward of this property as well. 
 

Section 21.02.110(c), Approval Criteria, of the Grand Junction Municipal Code 
 
A Conditional Use Permit shall be required prior to the establishment of any conditional 
use identified in Chapter 21.04 Grand Junction Municipal Code (GJMC) or elsewhere in 
the Code.  Requests for a Conditional Use Permit must demonstrate that the proposed 
development will comply with all of the following, found in Section 21.02.110(c): 
 

(1) Site Plan Review Standards. 
 
All applicable site plan review criteria in GJMC 21.02.070(g) and conformance 
with Submittal Standards for Improvements and Development (GJMC Title 
22), Transportation Engineering Design Standards (GJMC Title 24), and 
Stormwater Management Manual (GJMC Title 26) manuals. 
 
The applicant has submitted a complete site plan and associated construction 
documents that has been reviewed and found to have met site plan review 
standards by the appropriate review agencies. 
 
Access to the storage yard is from W. Gunnison Avenue through the former 
Peach Street, which has been retained as an easement.  No access to 
Mulberry Street or W. Ouray Avenue is proposed.  The proposed access 
meets TEDS standards. 
 
Stormwater will be addressed by providing underground infrastructure to 
convey runoff to the proposed stormwater detention / water quality pond at 
the southwest corner of the site.  This pond will be required to be maintained 
under an Operation and Maintenance Agreement with the 5-2-1 Drainage 
Authority. 
 
There are no identified Flood Plains or Urban Trails that impact this site. 
 
(2) District Standards. 
 
The underlying zoning districts standards established in Chapter 21.03 
GJMC, except density when the application is pursuant to GJMC 
21.08.020(c). 
 
The underlying C-1 (Light Commercial) zone district standards are met by the 
existing structure and the proposed addition. 

http://www.codepublishing.com/CO/GrandJunction/html2/GrandJunction21/GrandJunction2104.html#21.04
http://www.codepublishing.com/CO/GrandJunction/html2/GrandJunction21/GrandJunction2103.html#21.03
http://www.codepublishing.com/CO/GrandJunction/html2/GrandJunction21/GrandJunction2108.html#21.08.020


 

 

 
A fence in excess of six (6) feet must meet principal structure setbacks, which 
are 15 feet in the front yard, 10 feet in the side yard when abutting residential, 
and 10 feet in the rear yard in the C-1 zone, according to Section 
21.03.070(d). 
 
A fence or wall may vary from the standards of fences generally if approved 
as part of a development plan on a site with a conditional use permit, 
according to Section 21.04.040(i)(1)(iv)(B).  The applicant is requesting to 
vary the height of the fence to eight feet and to place the wall on the property 
line rather than at the setback along the edge of the property that abuts the 
residential zone. 
 
The applicant is proposing an 8’ tall masonry wall, with spike strips as 
required by federal government standards. 
 

The wall will be installed along Mulberry Street and W. Ouray Avenue, which 
will be located at the required 15’ front yard setback line, with street frontage 
landscaping provided between the wall and the back of the sidewalk, in 
accordance with Section 21.06.040(d). 
 
The wall will extend along the property line shared with 314 W. Ouray 
Avenue, to meet the standards set forth in Section 21.06.040(k), which 



 

 

requires a wall when developing a C-1 property adjacent to an R-8 property.  
This wall will be adjacent to the property, rather than being setback as a 
building would, in order to provide the maximum screening of the outdoor 
storage yard.  No storage will be allowed within 10’ of this section of the wall, 
since this is the required setback adjacent to a residential use.  This will 
further reduce the impact.  In addition, the wall will continue along the north 
property line adjacent to 601 Mulberry Street until it reaches the edge of an 
existing building on that property, where it will then become a standard 6’ 
chainlink fence with not more than 3 strands of barbed wire, which is 
permitted by the fence code. 
 

 
 
The proposed wall will provide complete screening of the outdoor storage 
yard when viewed from W. Ouray Avenue or Mulberry Street and is intended 
to address the concerns of the neighborhood regarding the industrial versus 
residential aesthetic at that intersection.  The 8’ wall is taller than the 
standard 6’ fence that is generally required by the Code, is setback out of the 
clear vision triangle, and is more substantial than a standard subdivision 
perimeter enclosure because it is solid and completely blocks the view of the 
interior storage yard.  As the City’s project manager I find that the increased 
wall height is more compatible with the surrounding land uses due to the 
increased height and being of solid materials than a non-solid fence meeting 
the 6’ height requirements would be. 
 
(3) Specific Standards. 
 

Proposed 
W ll 



 

 

The use-specific standards established in Chapter 21.04 GJMC. 
 
The request meets the applicable requirements of Section 21.04.040(h)(2) 
governing outdoor storage in commercial zones; specifically: 
 

(i) Junk or rubbish will not be stored within the yard.  Fleet vehicles and 
field equipment, such as boats and trailers, camper shells, and cable 
cars used by Department of the Interior employees will be stored there. 

 
(v) Screening of the storage yard will be accomplished by the combination 

of landscaping and 8’ masonry wall along all street frontages and the 
adjacent residential property. 

 
(vi) No outdoor storage will be located in the front yard or side yard 

setback abutting the adjacent residential property.  Except for integral 
units, stored items will not project above the 8’ wall. 

 
(4) Availability of Complementary Uses. 
 
Other uses complementary to, and supportive of, the proposed project shall 
be available including, but not limited to: schools, parks, hospitals, business 
and commercial facilities, and transportation facilities. 
 
The site is accessible to US Highway 6 & 50 and Highway 340.  The site is 
between Downtown Grand Junction, which includes the Federal Courthouse 
and other government buildings, and the Rimrock Marketplace, which 
provides restaurants and other retail services to potential employees.  In 
addition, other government facilities with similar land uses exist within close 
proximity, including the Grand River Mosquito Control District and the CO 
Parks and Wildlife Department. 
 
(5) Compatibility with Adjoining Properties. 
 
Compatibility with and protection of neighboring properties through measures 
such as; 
 

Protection of Privacy.  The proposed plan shall provide reasonable 
visual and auditory privacy for all dwelling units located within and 
adjacent to the site.  Fences, walls, barriers and/or vegetation shall be 
arranged to protect and enhance the property and to enhance the 
privacy of on-site and neighboring occupants; 
 
The proposed 8’ masonry wall, as discussed above, coupled with 
landscaping that will be provided along the street frontage, screens the 
yard from the view of traffic which exceeds other storage yards in the 
vicinity of this site. 

http://www.codepublishing.com/CO/GrandJunction/html2/GrandJunction21/GrandJunction2104.html#21.04


 

 

 

 
 

 
Examples of existing storage yards 

 
Protection of Use and Enjoyment.  All elements of the proposed plan 
shall be designed and arranged to have a minimal negative impact on 
the use and enjoyment of adjoining property; 
 
All access to the proposed facility will be from W. Gunnison Avenue 
which is already a commercial street that connects the highway to the 
Rimrock Marketplace.  No access will be provided from either W. Ouray 
Avenue, which is the primary entrance to the residential neighborhood, 



 

 

or Mulberry Street.  The Grand Valley Transit (GVT) bus stop on 
Mulberry Street will be retained. 
 
The proposed 8’ masonry wall, as discussed above, screens the storage 
yard from the view of the adjacent property at 314 W. Ouray Avenue. 
 
Compatible Design and Integration.  All elements of a plan shall coexist 
in a harmonious manner with nearby existing and anticipated 
Development.  Elements to consider include; Buildings, outdoor storage 
areas and equipment, utility structures, Buildings and paving coverage, 
Landscaping, lighting, glare, dust, signage, views, noise, and odors.  
The plan must ensure that noxious emissions and conditions not typical 
of land Uses in the same Zoning district will be effectively confined so as 
not to be injurious or detrimental to nearby properties. 
 
The proposed 8’ masonry wall will screen the “front” of the outdoor 
storage yard and give the appearance of a residential perimeter 
enclosure.  The access to the yard will be off the former Peach Street, 
which is beside and behind the “customer” entrance to the facility.  The 
present appearance into the neighborhood is that of a vacant lot, with 
the ability to see the existing commercial businesses along W. 
Gunnison. 
 
The renovation and expansion of the former Gene Taylor store will 
improve the building by adding windows along the first and second floors 
where there were none before, as well as new architectural elements to 
the front facing W. Gunnison. 
 



 

 

 
Proposed elevation(s) 

 
All parking lot lighting will conform to the standards for outdoor lighting 
found in Section 21.06.080 and will not “spill over” into the adjacent 
residential area. 
 

FINDINGS OF FACT/CONCLUSIONS AND CONDITIONS: 
 
After reviewing the Department of the Interior application, CUP-2013-69 for a 
Conditional Use Permit, I make the following findings of fact, conclusions and 
conditions: 
 

3. The requested Conditional Use Permit is consistent with and meets the goals 
and policies of the Comprehensive Plan. 

 
4. The review criteria in Section 21.02.110 of the Grand Junction Municipal have 

all been met. 
 
5. Applicable use-specific standards of 21.04.040(h)(2) have been met; further 

finding that requested height and placement of the masonry screen wall are 
consistent with the review criteria for a CUP found in Section 21.02.110. 

 
6. As part of the Conditional Use Permit application, the applicant will utilize the 

existing signage. 
 
7. Approval of the project being conditioned upon the following: 



 

 

• Obtaining final approval for construction from the Grand Junction Public 
Works Department, including signed construction drawings. 

• Obtaining final building permits from the Mesa County Building 
Department for all structures to be located on the site, including fences or 
walls in excess of six feet. 

• Recording of the Archway Subdivision plat prior to receiving a Certificate 
of Occupancy. 

• Recording of a Power of Attorney for alley improvements prior to receiving 
a Certificate of Occupancy. 

• Recording of the Post Construction Stormwater Operation and 
Maintenance Agreement prior to receiving a Certificate of Occupancy. 

• Lot 1 and Lot 2 must continue to function together as one site and the 
outdoor storage yard must continue to qualify as the accessory use to the 
use on Lot 1. 

 
STAFF RECOMMENDATION: 
 
I recommend that the Planning Commission approve the requested Conditional Use 
Permit, CUP-2013-69 with the findings, conclusions and conditions of approval listed 
above. 
 
RECOMMENDED PLANNING COMMISSION MOTION: 
 
Mr. Chairman, on the request for a Conditional Use Permit for the Department of the 
Interior, number CUP-2013-69, located at 445 W. Gunnison Avenue and 302 W. Ouray 
Avenue, I move that the Planning Commission approve the Conditional Use Permit with 
the findings of fact, conclusions and conditions listed in the staff report. 
 
Attachments: 
 
Site Location Map / Aerial Photo Map 
Future Land Use Map / Existing Zoning Map 
General Project Report 
Neighborhood Meeting Information 
Construction Plans 
Proposed Elevations 
Proposed Subdivision Plat 
Prior Ordinances for the subject property 
Petition from the El Poso neighborhood 
Letter from the applicant dated March 1, 2013 
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