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PLANNING COMMISSION AGENDA 

IN-PERSON/VIRTUAL HYBRID MEETING 
CITY HALL AUDITORIUM, 250 N 5th STREET 

TUESDAY, JULY 14, 2026 - 5:30 PM 
Attend virtually: bit.ly/GJ-PC-7-14-26 (Case Sensitive) 

 

  

 
 
Call to Order - 5:30 PM 
  
Consent Agenda 
 
1. Minutes of Previous Meeting(s) 
  
Regular Agenda 
 
1. Consider a request by Grand Junction Land Company, LLC (Owner of Part), Redlands 

Three Sixty, LLC (Owner of Part), and La Plata Communities, LLC (Applicant) to amend 
the Redlands 360 Planned Development Outline Development Plan (ODP), incorporate 
approximately 29.08 acres into the ODP, including Parcel Nos. 2945-172-00-183, 2945-
183-00-005, and 2945-183-00-006, and establish Planned Development (PD) Zoning for 
newly added lands, resulting in a total ODP area of approximately 629.08 acres, and 
amend the ODP to modify certain bulk and lighting standards for property located South of 
the Redlands Parkway and Highway 340 Intersection 

  
2. Consider a request by the Housing Affordability Code Task Force to amend Section 

21.07.040 and § 21.09.060(a)(1) of the Zoning and Development Code (Title 21 of the 
Grand Junction Municipal Code) regarding Preservation of Significant Trees 

  
Other Business 
  
Adjournment 
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GRAND JUNCTION PLANNING COMMISSION  
June 23, 2026, 5:30 PM 

MINUTES 

The meeting of the Planning Commission was called to order at 5:30 p.m. by Chair Sandra 
Weckerly.  
 
Those present were Planning Commissioners; Ian Thomas, Gregg Palmer, Ian Moore, Robert 
Quintero, Keith Ehlers, and Orin Zyvan. 
 
Also present were Jamie Beard (Assistant City Attorney), Thomas Lloyd (Planning Manager), Tim 
Lehrbach (Zoning Supervisor), Sam Wuebbles (Associate Planner), and Madeline Robinson 
(Planning Technician). 

 
There were 4 members of the public in attendance, and 2 virtually. 
 
CONSENT AGENDA                                                                                                                       _ 

 
1. Approval of Minutes                                                                                                                     _  

Minutes of Previous Meeting(s) from June 9, 2026.  
2. Mesa Mall West Easement Vacation                                                                     VAC-2025-318 

Consider a Request by EVC-WDG Mesa LLC to Vacate a 20-foot Wide Sanitary Sewer 
Easement Located on a 7.84 acre Parcel at 2405 Patterson Road.  
 
Commissioner Palmer moved to approve the Consent Agenda. 
 
Commissioner Quintero seconded; motion passed 7-0. 
 

REGULAR AGENDA                                                                                                                       _ 
 

1. Monument Vista Zone of Annexation                                                                      ANX-2026-47 
Consider a request by 4PF GZ Impact Land Fund LLC to zone 40.18 acres from Mesa County 
Residential Single Family – Rural (RSF-R) to Residential Low 5 (RL-5) located at 888 21 Road. 
 
Staff Presentation  
Sam Wuebbles, Associate Planner, introduced exhibits into the record and provided a 
presentation regarding the request. 
 

Questions for Staff  
There were no questions from Commissioner’s for staff.  
 
Applicant’s representative Tracy States made a brief comment about the parcel to the south, and 
that it went through a minor subdivision and Comprehensive Plan Amendments before being 
rezoned.  
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Public Hearing  
The public comment period was opened at 5:00 p.m. on Tuesday, June 16, 2026, via 
www.gjcity.org.  
 
There were no public comments. 
 
The public hearing was closed at 5:43 p.m. on June 23, 2026.  
 
Discussion  
There was no discussion among the commissioners.  
 

Motion and Vote  
Commissioner Quintero made the following motion “Chair, on the Zone of Annexation request for 
the property located at 888 21 Road, I move that the Planning Commission forward a 
recommendation of approval to City Council with the finding of fact as listed in the staff report.”  
 

Commissioner Palmer seconded; Motion passed 7-0. 
 

2. Zoning Code Amendment - Bicycle Parking and Storage                                    ZCA-2026-30 
Consider a request by the Housing Affordability Code Task Force to amend sections of the 
Zoning and Development Code (Title 21 of the Grand Junction Municipal Code) regarding 
Bicycle Parking and Storage. 
 
Staff Presentation  
Tim Lehrbach, Zoning Supervisor, introduced exhibits into the record and provided a 
presentation regarding the request. 
 

Questions for Staff  
Commissioner Quintero asked if there would be any maximum thresholds for bicycle parking.  
 
Commissioner Moore asked where rentable storage spaces fell on the chart and what their 
required minimum bicycle storage would be. Also, he inquired if industrial uses could be 
mandated to require bicycle spaces. 
 
Mark Austin, member of the task force, made comment that he was present and able to answer 
any questions commissioners may have.  
 
Commissioner Zyvan asked Mark Austin as to why certain uses, instead of zones, were used to 
determine the number of bicycle spaces.  
 
Commissioner Weckerly asked if a burden would be created if industrial uses mandated bicycle 
parking. 
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Public Hearing  
The public comment period was opened at 5:00 p.m. on Tuesday, June 16, 2026, via 
www.gjcity.org.  
 
There were no public comments. 
 
The public hearing was closed at 6:32 p.m. on June 23, 2026.  
 
Discussion  
Commissioner Quintero made a statement that bicycle storage will not solve the housing 
affordability issues, but every little bit does help. However, nothing is stopping developers from 
providing bicycle storage if they decide to do so.  
 
Commissioner Thomas made statements that developers are a business, and numbers have 
been lacking from the task force. Lower-income families rely heavily on bicycle modes of 
transportation and by having bicycle storage would be incredibly beneficial to them.  
 
Commissioner Quintero asked Thomas the percentage of people that use public transportation 
instead of utilizing bicycles for their transportation.  
 
Commissioner Zyvan made mention of the different perspectives revolving around this topic.  
 
Commissioner Quintero made comment that the proposal is not getting rid of bicycle parking but 
allows builders to decide what they need for their customer base.  
 
Commissioner Weckerly made a comment that the long-term bicycle storage from past projects 
were not being utilized.  
 
Commissioner Palmer appreciates the passion from the individuals that are pro bicycles. Does 
not see the benefit of putting the burden of providing bicycle parking on developers. 
 
Commissioner Ehlers resonated with Commissioner Palmer’s statements and asked where the 
balance needs to occur.  
 
Commissioner Moore made comments that this will always be a problem and what is the best 
solution for bicycle usage and their storage. There is no other way to increase bicycle usage 
than to start mandating amenities for bicycles. Proposed an amendment to the item that all 
zones should have a minimum of 2 bicycle spaces.  
 

Motion and Vote  
Commissioner Quintero made the following motion “Chair, on the request to amend Title 21 of 
the Zoning and Development Code of the Grand Junction Municipal Code regarding bicycle 
parking and storage, City file number ZCA-2026-30, I move that the Planning Commission 
forward a recommendation of approval to City Council, based on the finding of fact provided in 
the staff report.”  
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Commissioner Palmer seconded; Commissioner Moore requested to amend the motion to add 
back a minimum of two short-term spaces for industrial and other non-residential uses. 
Commissioner Thomas seconded the amended motion.  
 
The vote to amend the motion failed 3-4 with Commissioners Weckerly, Quintero, Palmer, and 
Ehlers voting No. 
 
Commissioner Palmer restated his second to Commissioner Quintero’s original motion. 
 
Motion passed 4-3 with Commissioners Zyvan, Moore, and Thomas voting No. 
 

3. Zoning Code Amendment - Certified Irrigation Designers                                   ZCA-2026-51 
Consider a request by the Housing Affordability Code Task Force to amend sections of the 
Zoning and Development Code (Title 21 of the Grand Junction Municipal Code) regarding 
Certified Irrigation Designers. 
 
Staff Presentation  
Tim Lehrbach, Zoning Supervisor, introduced exhibits into the record and provided a 
presentation regarding the request. 
 

Questions for Staff  
Commissioner Quintero and Palmer asked what will happen a few years down the road and 
there is still no certified individual for this type of work.  
 
Commissioner Zyvan asked what the reasoning is for three more years for this deferral.  
 
Commissioner Ehlers asked if certification is required for installing irrigation systems. Was 
confirmed that only the design of the irrigation system needs to be from a certified irrigation 
individual by Zoning Supervisor Tim Lehrbach. Ehlers further asked if there was an expiration for 
the certified design.  
 
Commissioner Moore further asked about clarification for the three-year time mark for the 
deferral, instead of one or two years. Also asked what the delay with projects has been not 
having a certified irrigation plan.   
 
Public Hearing  
The public comment period was opened at 5:00 p.m. on Tuesday, June 16, 2026, via 
www.gjcity.org.  
 
There were no public comments. 
 
The public hearing was closed at 7:56 p.m. on June 23, 2026.  
 
Discussion  
Commissioner Quintero made comment that water is super important, especially this year.  
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Commissioner Palmer made comment that if this has been delayed once before, then why does 
it need to be a regulation at all.  
 
Commissioner Zyvan made comment that three years seems like a long time, when it takes only 
a few months to get a certification. Likened the idea of having the deferral for two years.  
 
Commissioner Thomas stated this proposal felt like another stop gap. Proposed regulatory relief 
if a developer can provide a certified plan in a timely manner.  
 
Commissioner Ehlers wants to reject the proposal in its entirety and seems that this certification 
is just forced bureaucracy. Landscape architects are already doing the work that the certification 
is mandating.  
 
Commissioner Moore made comments that the two-year deferral made more sense. If things 
have still not changed then maybe getting rid of this regulation entirely for right now. But also 
stated concerns that later down the road if water scarcity is still an issue, and Grand Junction 
has not provided any documentation that they are conserving water these issues may be more 
punitive.  
 

Motion and Vote  
Commissioner Quintero made the following motion “Chair, on the request to amend Title 21 
Zoning and Development Code of the Grand Junction Municipal Code, City file number ZCA-
2026-51, I move that the Planning Commission forward a recommendation of approval to City 
Council with the finding of fact listed in the staff report.”  
 

Commissioner Palmer seconded; Motion passed 7-0. 
 

4. Zoning Code Amendment – Shared Driveways                                                   ZCA-2026-319 
Consider a request by the City of Grand Junction to amend sections of the Zoning and 
Development Code (Title 21 of the Grand Junction Municipal Code) regarding Shared 
Driveways. This item is being continued to the July 14, 2026 hearing. 
 

OTHER BUSINESS                                                                                                                          _ 
Commissioner Palmer made a motion to elect Commissioner Weckerly as Chair of the Planning 
Commission. 
Commissioner Ehlers seconded; Motion passed 7-0. 
 
Commissioner Quintero made a motion to elect himself as Vice Chair of the Planning 
Commission. 
Commissioner Ehlers seconded; Motion passed 7-0. 
 
Commissioner Moore made a request to create reserve items for upcoming workshops. For in the 
instance when the main items for a workshop are canceled, the reserve items can be brought up 
and a workshop can still take place instead of just cancelling it.  
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ADJOURNMENT                                                                                                                             _ 
Commissioner Quintero made a motion to adjourn the meeting.  
The vote to adjourn was 7-0.  
 
The meeting adjourned at 8:18 p.m. 
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #1. 

  
Meeting Date: July 14, 2026 
  
Presented By: Daniella Acosta, Principal Planner 
  
Department: Community Development 
  
Submitted By: Daniella Acosta, Principal Planner 
  
  

Information 
  
SUBJECT: 
  
Consider a request by Grand Junction Land Company, LLC (Owner of Part), Redlands 
Three Sixty, LLC (Owner of Part), and La Plata Communities, LLC (Applicant) to amend 
the Redlands 360 Planned Development Outline Development Plan (ODP), incorporate 
approximately 29.08 acres into the ODP, including Parcel Nos. 2945-172-00-183, 2945-
183-00-005, and 2945-183-00-006, and establish Planned Development (PD) Zoning 
for newly added lands, resulting in a total ODP area of approximately 629.08 acres, and 
amend the ODP to modify certain bulk and lighting standards for property located South 
of the Redlands Parkway and Highway 340 Intersection 
  
RECOMMENDATION: 
  
Staff recommends approval 
  
EXECUTIVE SUMMARY: 
  
The applicant, Grand Junction Land Company, LLC, requests approval of an 
amendment to the Redlands 360 PD ODP. The amendment would incorporate 
approximately 29.08 acres into the existing PD, increasing the total PD area from 
approximately 600 acres to 629.08 acres. The acreage being added includes two 5-
acre parcels located north of the Ute Water tank and one approximately 18.96-acre 
parcel located southeast of the terminus of 23 Road. The 18.96-acre parcel is being 
annexed concurrently with this request and would receive PD zoning upon 
incorporation into the ODP. 
 
The proposed amendment updates the Redlands 360 ODP exhibits to reflect the 
inclusion of the additional acreage and revises certain development standards to align 
with the current Zoning and Development Code. The amendment does not alter the 
overall development vision of the Redlands 360 community but expands the project 
boundary and incorporates the newly added properties into the approved land use 
framework. The applicant anticipates that the added acreage could accommodate 
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approximately 74 additional dwelling units through future development phases. The 
amended ODP would continue to provide for a mix of residential neighborhoods, open 
space, trails, and supporting infrastructure consistent with the approved Redlands 360 
development pattern. 
 
The application also proposes the addition of a new Outdoor and Site Lighting exhibit 
establishing lighting standards applicable throughout the Redlands 360 development. 
The proposed standards are intended to minimize light pollution, preserve dark-sky 
conditions, reduce light trespass, and maintain compatibility with the historic lighting 
character of the Redlands while providing adequate illumination for public safety. The 
standards address street lighting, pedestrian and trail lighting, parking areas, building 
entries, signage, and other site lighting elements. 
  
BACKGROUND OR DETAILED INFORMATION: 
  
BACKGROUND OR DETAILED INFORMATION:  
The Redlands 360 PD and associated ODP were approved by City Council in February 
2022. The approved ODP established a master-planned community on approximately 
600 acres, including a mix of residential land uses, limited commercial development, 
and open space. 
 
Since approval of the PD ODP, four filings have been approved, three of which have 
been platted, and portions of the development are under construction. The current 
request proposes amendments to the PD ODP to incorporate approximately 29.08 
additional acres into the PD, increasing the total PD area to approximately 629.08 
acres, and to establish updated outdoor and site lighting standards applicable 
throughout the development.  
 
Location and Surrounding Land Use  
The Redlands 360 PD is generally located south of Highway 340 (Broadway), east of 
South Camp Road, west of the Ridges area, and north of lands managed by the Bureau 
of Land Management. The site is largely undeveloped, with portions of the approved 
development currently under construction. 
The site is designated Residential Low on the Comprehensive Plan Future Land Use 
Map. Surrounding properties are designated Residential Low to the north, east, and 
west, Commercial at several intersections along Highway 340, and Parks and Open 
Space to the south. Existing development in the vicinity consists primarily of low-density 
residential neighborhoods, open space, recreational trail systems, and public lands.  
  
Site Access and Transportation System  
The Redlands 360 PD is served by a network of existing and planned roadway 
connections identified in the Grand Junction Circulation Plan. Regional access to the 
development is provided from Highway 340, with primary connections to the site from 
23 Road, Easter Hill Drive, Redlands Parkway, and Canyon Rim Drive. These access 
points are intended to distribute traffic throughout the development and provide 
connectivity to the surrounding transportation network. 
The approved ODP includes an internal roadway system designed to support phased 
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development while accommodating vehicle, bicycle, and pedestrian travel. The 
proposed ODP amendment does not substantially modify the approved circulation 
framework. The additional acreage proposed for inclusion within the PD is expected to 
develop as part of future phases and will connect to the existing and planned 
transportation network. The applicant has indicated that the amendment would add 
approximately 74 dwelling units, which is not anticipated to significantly alter the traffic 
assumptions evaluated as part of the original PD approval and subsequent filings. 
 
The ODP also includes a network of trails and pedestrian facilities intended to provide 
internal connectivity and connections to surrounding neighborhoods, open space areas, 
and regional trail systems. The proposed amendment maintains the planned multimodal 
transportation network and will incorporate pedestrian and bicycle facilities consistent 
with the approved ODP.  
  
Availability of Utilities  
All utilities are available and adjacent to the Development site.  Utility providers are:  
  
• Water – Ute Water District    
• Sewer – City of Grand Junction  
• Irrigation – Redlands Water and Power  
• Electric and Gas – Xcel Energy  
• Communications – TBD  
  
Special or Unusual Demands on Utilities  
The proposed Development has no special nor unusual demands on utilities. 
Recognizing that the Development is one of the largest planned developments that the 
community has considered, the plan proposes land uses and densities with lower 
demands than all of the guiding plans for density, traffic, water, and sewer that the City 
has already incorporated into growth projections for the Redlands and the community 
as a whole.  With the Ute Water tank being at the high point of this property, there are 
existing large, buried intake and outflow pipes that have been considered and avoided 
in the layout of the proposed plan.    
  
Effects on Public Facilities  
The proposed ODP amendment is not anticipated to create impacts on public facilities 
beyond those previously evaluated through the approval of the Redlands 360 PD and 
subsequent development filings. The amendment primarily incorporates approximately 
29.08 acres into the existing PD boundary and establishes lighting standards for the 
development. While the additional acreage may accommodate a limited number of 
future dwelling units, public services and infrastructure demands are expected to 
remain consistent with the long-range development assumptions for the project. Future 
development will continue to be reviewed for compliance with applicable City standards 
and utility requirements at the time of subdivision and site development review.  
  
Site Soils, Geology and Geologic Hazards  
Geotechnical conditions within the Redlands 360 PD have been evaluated through 
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studies prepared in support of the original ODP and subsequent development filings. 
Additional geotechnical investigations will continue to be conducted as necessary with 
future subdivision and development applications. The proposed ODP amendment does 
not alter the site's overall geologic conditions, and future development within the 
amended PD will remain subject to applicable geotechnical review and engineering 
requirements.  
  
Irrigation  
As part of the original PD ODP approval, the applicant proposed a xeric landscape 
approach for both common areas and individual lots to reduce irrigation demand while 
limiting the extent of irrigated turf areas. The approved plan identified the use of 75 
shares of Redlands Water and Power (RWP) water for irrigation of parks, common 
open space landscaping, streetscapes, entry features, and disturbed areas requiring 
revegetation. The current ODP amendment does not propose any changes to the 
approved irrigation strategy.  
  
Proposed Use and Zoning Overview  
The Redlands 360 PD and associated ODP were approved by City Council in 2022 to 
establish a master-planned community consisting of a mix of residential land uses, 
limited commercial/mixed-use development, and a significant open space network. The 
approved ODP established the overall land use framework, density ranges, circulation 
system, open space areas, and development standards for the approximately 600-acre 
project. The PD currently allows a range of 1,300 to 1,750 dwelling units and up to 100 
residential units within the commercial/mixed-use areas. 
The current application does not propose substantive changes to the approved land 
use pattern, residential density range, or overall development program. Instead, the 
request would amend the ODP to incorporate approximately 29.08 additional acres into 
the PD boundary, resulting in a total PD area of approximately 629.08 acres. The 
amendment also includes revisions to certain ODP standards and exhibits, including 
the adoption of outdoor and site lighting standards and updates to ensure consistency 
with the current Zoning and Development Code. 
 
Following the amendment, the PD would continue to provide for low-density residential, 
medium-density residential, multifamily/high-density residential, commercial/mixed-use, 
and open space land use categories generally consistent with the approved ODP. The 
proposed changes do not alter the overall vision, character, or long-term development 
framework of the Redlands 360 PD.  
  
Public Benefit Overview  
The Redlands 360 PD was originally approved in 2022 based on findings that the 
project would provide long-term community benefits through a coordinated master-
planned approach to development. The approved ODP established a framework for 
residential development, transportation infrastructure, open space preservation, trail 
connectivity, and utility improvements across a large infill property within the City's 
growth boundary. The PD approach allowed the site to be planned comprehensively 
while preserving substantial open space and accommodating a variety of housing types 
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consistent with the goals of the Comprehensive Plan. 
The proposed ODP amendment continues to support those objectives. The amendment 
would incorporate approximately 29.08 additional acres into the existing PD, allowing 
the added properties to develop under the same planning framework, design standards, 
and infrastructure network as the remainder of the Redlands 360 community. The 
amendment does not substantially alter the approved land use program, density range, 
open space system, or circulation network that formed the basis for the original PD 
approval. 
 
Staff finds that the amendment maintains the public benefits associated with the 
approved PD by preserving a coordinated development pattern, extending planned 
infrastructure and multimodal connections, and maintaining the extensive open space 
network that surrounds and connects the development. The proposed lighting 
standards further support community objectives by establishing development-wide 
requirements intended to reduce light trespass, preserve dark-sky conditions, and 
maintain compatibility with the character of the Redlands area. Collectively, the 
proposed amendments continue to advance the long-term planning goals established 
through the approved ODP while providing a consistent regulatory framework for future 
development within the expanded PD boundary.  
  
NOTIFICATION REQUIREMENTS 
Pursuant to GJMC Section 21.02.030(c), a Neighborhood Information Meeting for the 
proposed Redlands 360 PD ODP Amendment was held on October 21, 2025, at 
Monument Baptist Church from 5:30 p.m. to 7:00 p.m. Notice of the meeting was 
mailed on October 8, 2025, to property owners within 500 feet of the subject property in 
accordance with City requirements. 
 
Approximately 37 individuals attended the meeting, including representatives of 
Redlands 360/ONE LaPlata, neighboring property owners, and City staff. 
Notice was completed consistent with the provisions in Section 21.02.030(g) of the 
GJMC. The subject properties were posted with an application sign on December 15, 
2025. Mailed notice of the public hearings before Planning Commission and City 
Council in the form of notification cards was sent to surrounding property owners within 
500 feet of the subject properties on July 3, 2026. The notice of the Planning 
Commission public hearing was published on July 4, 2026, in the Grand Junction Daily 
Sentinel.    
  
ANALYSIS  
 
ZONE OF ANNEXATION/REZONE ANALYSIS  
The approval criteria for evaluation of a zone of annexation for approximately 18.96 
acres east of 23 Road, previously zoned RSF-4 in Mesa County and presently without a 
City zoning designation, and a rezone of two 5-acre parcels located on the western 
periphery of the project that are currently within the Grand Junction city limits and 
zoned RL-4 (Residential Low, 4 du/ac), are the same as the criteria for evaluation of a 
PD ODP. Therefore, for purposes of avoiding redundancy, these criteria are addressed 
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in the PD ODP analysis that follows. 
 
ODP ANALYSIS 
The Planning Commission shall review and recommend, and the City Council shall 
review and decide on an ODP based on demonstrated conformance with all of the 
following criteria: 

A. The Comprehensive Plan, Grand Junction Circulation Plan and other adopted 
plans and policies; 

 
The Redlands 360 PD and associated ODP were approved by City Council in 
2022 following findings that the development was consistent with the One Grand 
Junction Comprehensive Plan, the Grand Junction Circulation Plan, and 
applicable City policies. The current application proposes amendments to the 
approved ODP, including the incorporation of approximately 29.08 additional 
acres into the PD boundary, the establishment of PD zoning for the added 
properties, revisions to certain bulk standards, and the adoption of development-
wide outdoor and site lighting standards. The amendment does not substantially 
alter the approved land use framework, density range, circulation network, open 
space system, or overall development concept established through the original 
ODP approval. 
 
The subject property is designated Residential Low on the Future Land Use Map. 
The amended ODP continues to provide a mix of residential land uses, limited 
commercial opportunities, and a substantial open space network consistent with 
the intent of the Comprehensive Plan. The approved density range of 1,300 to 
1,750 dwelling units remains unchanged and continues to fall within the density 
range contemplated by the Residential Low designation. The amendment also 
maintains the project's emphasis on preserving open space, providing trail 
connectivity, and accommodating a variety of housing types within a master-
planned development pattern. 
 
The Grand Junction Circulation Plan identifies roadway connections serving the 
site from Highway 340, 23 Road, Redlands Parkway, Easter Hill Drive, and 
Canyon Rim Drive. The proposed amendment does not modify the overall 
circulation framework previously evaluated through the ODP approval. Planned 
roadway, bicycle, pedestrian, and trail connections remain in place and continue 
to support the multimodal transportation objectives of the Circulation Plan. 
 
Staff finds that the proposed amendment remains consistent with the goals and 
policies of the One Grand Junction Comprehensive Plan, the Grand Junction 
Circulation Plan, and other adopted plans and policies. The amendment 
preserves the planning framework established by the approved ODP while 
incorporating additional acreage into the development and updating development 
standards to address project-specific needs and evolving Code requirements. 
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Therefore, staff finds this criterion met.  

B. The applicable corridor guidelines and other overlay districts in GJMC Titles 
23, 24 and 25; 

 
The subject properties are not located within any adopted corridor or overlay 
district; therefore, no corridor or overlay-specific guidelines apply. Staff finds this 
criterion has been met. 

C. The rezoning criteria provided in GJMC § 21.02.050(m); 

 
See Rezoning Analysis.  

D. A Planned Development which allows the construction and/or use of single 
unit detached dwellings shall allow accessory dwelling units (ADUs)in 
accordance with GJMC § 21.04.040 and shall not have any standards 
regarding ADUs that are more restrictive than this Code. All ADU applications 
shall be reviewed through the administrative process in GIMC § 21.02.040. 

 
The amended ODP permits single-unit detached dwellings within the residential 
land use categories. Staff reviewed the ODP Use Table (Exhibit 6A) and found 
that accessory dwelling units are identified as an allowed use within the applicable 
residential districts. Additionally, staff did not identify any provisions within the 
ODP that prohibit ADUs or impose standards that are more restrictive than those 
contained in GJMC 21.04.040. Any future ADU applications within the 
development will be subject to the applicable requirements and administrative 
review procedures of the Grand Junction Municipal Code. 
 
Staff finds this criterion has been met. 

E. The ODP specifically shows the following requirements of a planned 
development: 

 
a. Adequate public services and facilities shall be provided concurrent with the 
projected impacts of the development; 

 
The amended ODP demonstrates that adequate public services and facilities can 
be provided concurrent with the projected impacts of development. The Redlands 
360 development is planned as a phased project over an anticipated 20-plus-year 
buildout period, allowing infrastructure improvements and public services to be 
extended in a logical manner as development occurs. Public utilities, including 
water, sanitary sewer, irrigation, electric, natural gas, and other utility services, 
are available to serve the project area, and future extensions will be reviewed with 
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each filing to ensure adequate capacity is maintained. The proposed amendment 
does not increase the approved overall residential density range of the 
development and is anticipated to add approximately 74 dwelling units through 
the incorporation of the additional 29.08 acres into the ODP. The applicant's 
supporting materials indicate that this increase will not substantially alter the 
utility, traffic, or public facility assumptions that formed the basis of the original 
PD/ODP approval. Public services and infrastructure improvements will continue 
to be evaluated at the subdivision and development stage, where more detailed 
engineering, traffic, utility, drainage, and agency reviews will occur. Therefore, 
staff finds this criterion has been met. 

 
b. Adequate circulation and access shall be provided to serve all development 
pods/areas to be developed; 
 
The amended ODP provides for adequate circulation and access to serve the 
various development areas within Redlands 360. The overall circulation 
framework approved with the original ODP remains in place and includes multiple 
access points to the development from 23 Road, Easter Hill Drive, Redlands 
Parkway, and Canyon Rim Drive. The amendment does not alter the fundamental 
roadway network but instead incorporates additional acreage into future phases of 
development that will connect to the established circulation system. The Grand 
Junction Circulation Plan identifies the surrounding transportation network, 
including Highway 340 as a Principal Arterial and Redlands Parkway and South 
Camp Road as Major Collectors. The proposed development has been designed 
to integrate with this network while distributing traffic among multiple access 
points and maintaining connectivity throughout the project area. The amended 
ODP also retains the planned pedestrian and bicycle network, including both 
internal trail connections and connections to existing regional trails and open 
space areas. A traffic study was completed as part of the original ODP approval, 
and the applicant indicates that the addition of approximately 74 dwelling units 
associated with the amendment is not expected to materially alter the conclusions 
of that analysis. More detailed traffic, access, and circulation evaluations will 
continue to occur with subsequent subdivision filings and development 
applications to ensure that roadway improvements, emergency access, 
pedestrian facilities, and bicycle connections are provided concurrent with 
development.  
 
Therefore, staff finds this criterion has been met. 

 
c. Appropriate screening and buffering of adjacent property, uses, and structures 
shall be provided; 
 
The amended ODP maintains the overall development pattern approved in 2022, 
including substantial open space areas that provide separation between 
development areas and adjacent properties. Detailed landscaping, screening, and 
buffering requirements will continue to be reviewed with future subdivision and 
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site development applications to ensure compatibility with surrounding uses.  
 
Therefore, staff finds this criterion has been met. 

 
d. An appropriate range of density for the entire property or for each development 
pod/area to be developed; 
 
The amended ODP maintains the overall density framework established with the 
original 2022 approval while incorporating approximately 29 additional acres into 
the development boundary. The ODP continues to provide for a total residential 
yield of 1,300 to 1,750 dwelling units across approximately 629 acres, resulting in 
an overall density that remains consistent with the Residential Low future land use 
designation of the One Grand Junction Comprehensive Plan. The additional 
acreage is proposed to accommodate approximately 74 dwelling units and does 
not materially alter the approved density range or development pattern. The mix 
of low-, medium-, and higher-density residential areas, along with commercial and 
open space components, continues to provide an appropriate distribution of uses 
across the site. Staff finds the proposed density range remains compatible with 
adopted planning policies and appropriate for the property. Therefore, staff finds 
this criterion has been met. 

 
e. An appropriate set of base zone district standards for the entire property or for 
each development pod/area to be developed; 
 
The amended ODP establishes base zoning standards for each development 
area through the land use framework and default standards identified in Exhibit 3. 
The ODP applies zoning districts and development standards that correspond to 
comparable districts in the Grand Junction Zoning and Development Code, 
including RL-4, RM-12, RH-16, MU-1, and P-1 standards. The proposed 
amendment updates these standards to align with the current Code while 
maintaining flexibility for future development phases. Staff finds the proposed 
standards provide an appropriate regulatory framework for the various residential, 
mixed-use, and open space areas within the development and will ensure future 
development occurs in a manner consistent with City regulations.  
 
Therefore, staff finds this criterion has been met. 

 
f. An appropriate phasing or development schedule for the entire property or for 
each development pod/area to be developed; 
 
The amended ODP includes an updated Development Progression Plan that 
identifies a logical sequence for future development phases and associated 
infrastructure improvements. The phasing plan reflects current market conditions, 
anticipated housing product types, infrastructure availability, and coordination with 
the Redlands 360 Metropolitan District. While the timing of future phases may 
evolve over the anticipated buildout period, the ODP establishes an organized 

Packet Page 16



framework for development and identifies periodic updates to City Council as 
additional phases are initiated. The proposed amendment does not alter the 
overall phased development approach approved in 2022 but updates the 
progression schedule to reflect current project conditions and the incorporation of 
the additional acreage. Staff finds the proposed phasing plan provides an 
appropriate development schedule for the property and ensures that infrastructure 
and public improvements can be provided in an orderly manner concurrent with 
development. Therefore, staff finds this criterion has been met. 

 
g. Any requested adjustments to the standards of the base zone district(s) and/or 
other applicable standards such as landscaping, uses, or parking shall be 
identified both by location on the site plan and in an accompanying narrative 
summary; and; 
 
The proposed amendment identifies each requested adjustment through the 
amended ODP exhibits and supporting narrative. The incorporation of 
approximately 29.08 acres into the PD boundary is depicted on Exhibit 3 (Land 
Use and Default Zones), which identifies the location of the additional properties 
and their corresponding default zoning districts. Exhibit 3 also identifies the 
proposed revisions to the default bulk and dimensional standards applicable to 
each land use designation. 

 
Exhibit 6 identifies the proposed revisions to the ODP Use Table, including 
specific additions, removals, and modifications to permitted and conditional uses 
within each land use designation to ensure consistency with the current Zoning 
and Development Code. These revisions are applied across the mapped land use 
areas shown on Exhibit 3, allowing staff and future applicants to clearly determine 
where each use is allowed within the development. New Exhibit 8 identifies the 
proposed outdoor and site lighting standards applicable throughout the 
development and establishes a comprehensive, project-specific lighting 
framework. The exhibit organizes standards by use area, including public streets, 
bicycle and pedestrian facilities, commercial and multifamily parking lots, 
playgrounds, under-canopy areas, signage, building entrances, and general site 
lighting. For each category, the exhibit specifies allowable fixture types, maximum 
mounting heights, illumination levels, shielding requirements, and operational 
limitations such as curfews or dimming controls. These standards are applied 
development-wide and are intended to supplement and, where applicable, modify 
the City's general lighting standards, clearly identifying the extent and location of 
the proposed adjustments. 

 
Accordingly, staff finds this criterion has been met. 

 
h. An appropriate community benefit shall be described through the application 
narrative, which incorporates at least one of the following: 
 
The amended PD continues to provide several community benefits consistent with 
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the intent of the Planned Development provisions of the Zoning and Development 
Code. The development is located within the City's existing growth boundary and 
implements the Residential Low land use designation through a coordinated, 
master-planned development pattern. The amendment does not alter the overall 
vision established with the 2022 ODP approval but instead expands the PD 
boundary and updates development standards while preserving the project's 
overall planning framework. 

 
The amended ODP maintains over 30 percent of the property as open space, 
preserving natural landforms, existing trail corridors, and recreational 
opportunities while providing separation between development areas. The 
development continues to cluster residential neighborhoods in a manner that 
responds to the site's topography, consolidates infrastructure, and maximizes the 
preservation of open space. The project also maintains an interconnected network 
of roads, sidewalks, bicycle facilities, and trails that provides internal connectivity 
and links to surrounding neighborhoods and regional recreational resources. 
 
The ODP continues to provide a diverse mix of residential housing types within a 
master-planned community and incorporates limited neighborhood-serving 
commercial uses consistent with the Comprehensive Plan. Public infrastructure, 
parks, open space, drainage improvements, and transportation facilities are 
planned comprehensively and are intended to be constructed in coordination with 
each phase of development. In addition, the proposed outdoor and site lighting 
standards establish development-wide requirements that minimize light trespass 
and preserve the dark-sky character of the Redlands while providing lighting 
necessary for public safety. Therefore, staff finds this criterion has been met. 

 
REZONING ANALYSIS  
A. Consistency. The proposed zoning is generally consistent with applicable provisions 
of the Comprehensive Plan.  
 
The proposed PD zoning is generally consistent with the One Grand Junction 
Comprehensive Plan. The subject properties are designated Residential Low on the 
Future Land Use Map, which contemplates residential development at densities 
between 2 and 5.5 dwelling units per acre. The proposed amendment does not modify 
the approved residential density range or overall development pattern established by 
the Redlands 360 PD. The incorporation of approximately 29.08 additional acres into 
the PD boundary and the associated zoning actions extend the existing master-planned 
development onto adjacent properties while maintaining consistency with the 
Residential Low designation. 
 
The PD continues to implement the Comprehensive Plan's policies supporting compact, 
contiguous growth within the City's growth boundary by incorporating adjacent 
properties into an existing coordinated development rather than creating isolated 
development patterns. The amended ODP maintains a mix of housing types, 
interconnected pedestrian and bicycle facilities, substantial open space, and limited 
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neighborhood-serving commercial uses, consistent with the Plan's objectives for 
housing choice, multimodal connectivity, and preservation of recreational opportunities. 
The project also continues to coordinate infrastructure, transportation improvements, 
parks, and open space through a unified development plan, supporting the 
Comprehensive Plan's goals for fiscally responsible growth and efficient infrastructure 
delivery. The proposed zoning amendment does not alter the fundamental land use 
framework approved in 2022. Rather, it expands the PD boundary and updates 
development standards while preserving the planning principles upon which the original 
PD was approved. Therefore, staff finds the criterion to be met. 
 
B. Development Patterns.The proposed zoning will result in logical and orderly 
development pattern(s). 
 
The proposed PD zoning will continue the logical and orderly development pattern 
established through the original Redlands 360 ODP approval. The amendment 
incorporates approximately 29.08 acres adjacent to the existing PD, eliminating isolated 
zoning districts and extending the existing master-planned development onto 
contiguous properties. The additional acreage is integrated into the established land 
use framework, roadway network, open space system, and development phasing rather 
than creating stand-alone development areas. 
 
The amended ODP retains the established land use pattern shown on Exhibit 3, 
including the distribution of RL-4, RM-12, RH-16, MU-1, and P-1 areas, and extends 
that pattern onto the additional 29.08 acres. Exhibit 3 shows the added parcels 
incorporated into adjacent RL-4 and RM-12 areas rather than designated as separate 
or standalone districts, and the mapped street network extends into these parcels to 
connect with existing planned internal roads. The exhibit also shows the continuation of 
the open space network across the expanded boundary, maintaining connections 
between previously approved open space areas and the newly added land. The 
Development Progression Plan assigns these areas to later phases that correspond 
with the planned extension of public streets and utilities, indicating that development will 
occur only as infrastructure is extended. The phasing diagram also shows continuous 
roadway and trail alignments across phase boundaries, demonstrating that circulation 
routes are intended to be constructed in sequence rather than leaving disconnected 
segments. Therefore, staff finds this criterion has been met. 
 
C. Benefits. The community or area, as decided by the reviewing body, derives an 
overall benefit(s) from the proposed zoning. 
 
The proposed PD amendment provides community benefits by requiring development 
to occur within a coordinated master-planned framework rather than through 
independent subdivision approvals. The amended ODP continues the integrated design 
of the original Redlands 360 development by coordinating land use, transportation, 
open space, utilities, and infrastructure across the entire 629-acre site. The additional 
29.08 acres are incorporated into this established framework rather than developing as 
separate residential enclaves, allowing the expanded property to share the existing 
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street network, utility infrastructure, trail system, and open space network. 
 
The amended ODP preserves a minimum of 185 acres of open space, representing 
more than 30 percent of the overall development. Rather than distributing open space 
as isolated remnants, the plan clusters residential development on the site's more 
developable areas while preserving continuous open space corridors that contain 
natural drainage features, ridgelines, and existing trail systems. This design maintains 
approximately 7.5 miles of existing trails, expands pedestrian connections throughout 
the development, and provides recreational opportunities that serve both residents and 
the surrounding community. Public parks, neighborhood gathering areas, and trail 
corridors are integrated with residential neighborhoods to provide direct pedestrian 
access to recreation without reliance on the street network. 
 
The PD also provides long-term public infrastructure benefits through coordinated 
construction and maintenance. Roadways, utilities, parks, and open space 
improvements are constructed in conjunction with each phase of development and are 
supported through the Metropolitan District, ensuring that infrastructure is delivered 
concurrently with growth. The project also incorporates development-specific design 
standards, including outdoor lighting standards that limit fixture intensity, location, and 
illumination levels to preserve the Redlands' dark-sky character while maintaining 
lighting at key intersections, pedestrian crossings, and public spaces for safety. 
Therefore, staff finds this criterion has been met. 
  
STAFF FINDINGS OF FACT AND RECOMMENDATION  
After reviewing PLD-2025-714, a request to amend the Redlands 360 Planned 
Development Outline Development Plan (ODP) to incorporate approximately 29.08 
acres, including Parcel Nos. 2945-172-00-183, 2945-183-00-005, and 2945-183-00-
006, resulting in a total ODP area of approximately 629.08 acres; establish PD zoning 
for the newly added lands, including Parcel No. 2945-172-00-183, which was recently 
annexed without a City zoning designation, and rezone Parcel Nos. 2945-183-00-005 
and 2945-183-00-006 from RSF-4 to PD; and amend the ODP to modify certain bulk 
and lighting standards for properties located south of the Redlands Parkway and 
Highway 340 intersection. 

1. The Redlands 360 PD ODP amendment meets the rezone criteria in Section 
21.02.140 of the Zoning and Development Code as applicable to the zone of 
annexation for a portion of the property, the rezone of a portion of the 
property. 

2. The Redlands 360 PD ODP meets the PD and ODP criteria in Sections 
21.02.150 
and 21.05 of the Zoning and Development Code. 

3. Long-term community benefit will be derived from development of the project. 

4. The Applicant has taken and will take appropriate measures to minimize the 
impact on hillsides of slopes greater than 30 percent, minimize the amount of 
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hillside cuts, and has taken measures to mitigate the aesthetic impact of cuts 
through landscaping or other measures such that development on slopes of 
greater than 30 percent may be permitted. 

5. The default zone districts shall remain as follows: Low Density Residential - 
R-4; Medium Density Residential - R-12; Multifamily/High Density Residential 
- R-16; Commercial - B-1; and Open Space–CSRas depicted on Exhibit 3 
Land Use and Default Zones. 

6. The project meets criteria to allow approval of deviations to proposed default 
zone districts standards depicted on Exhibit 3 and Exhibit 8 Outdoor and Site 
Lighting. 

 
Therefore, Staff recommends approval of the PD ODP for the Redlands 360 
development with an expiration date of December 31, 2046, with the ODP being subject 
to and conditioned on the Applicant, or its successor(s) in interest if any, providing the 
City a land valuation assessment for each subsequent phase or filing of the 
Development.  Said assessment(s) shallconfirmsthe open space requirements per § 
21.06.020 of the 2021 Zoning and Development Code are met. 
  
SUGGESTED MOTION: 
  
Chair, on the amendment on the Planned Development Outline Development Plan for 
the Redlands 360 development that will incorporate approximately 29.08 acres, 
including Parcel Nos. 2945-172-00-183, 2945-183-00-005, and 2945-183-00-006, 
resulting in a total ODP area of approximately 629.08 acres; establish PD zoning for the 
newly added lands, including Parcel No. 2945-172-00-183, which was recently annexed 
without a City zoning designation, and rezone Parcel Nos. 2945-183-00-005 and 2945-
183-00-006 from RSF-4 to PD; and amend the ODP to modify certain bulk and lighting 
standards for property located south of the Redlands Parkway and Highway 340 
intersection, City File Number PLD-2025-714, I move that the Planning Commission 
forward a recommendation of approval to the City Council with the findings of fact listed 
in the staff report. 
  

Attachments 
  
1. Draft Ordinance 
2. Exhibit 1. Development Application 
3. Exhibit 2. Neighborhood Meeting Minutes 
4. Exhibit 3. Amended ODP 
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CITY OF GRAND JUNCTION 

ORDINANCE NO. 5051 

AN ORDINANCE AMEND THE REDLANDS 360 PLANNED DEVELOPMENT OUTLINE 
DEVELOPMENT PLAN (ODP), INCORPORATE APPROXIMATELY 29.08 ACRES INTO THE 

ODP, INCLUDING PARCEL NOS. 2945-172-00-183, 2945-183-00-005, AND 2945-183-00-
006, AND ESTABLISH PLANNED DEVELOPMENT (PD) ZONING FOR NEWLY ADDED LANDS, 
RESULTING IN A TOTAL ODP AREA OF APPROXIMATELY 629.08 ACRES, AND AMEND THE 
ODP TO MODIFY CERTAIN BULK AND LIGHTING STANDARDS FOR PROPERTY LOCATED 

SOUTH OF THE REDLANDS PARKWAY AND HIGHWAY 340 INTERSECTION 

Recitals: 

Grand Junction Land Company LLC (GJLC) and Redlands Three Sixty LLC (360) 
(collectively, "Owners"), in conjunction with La Plata Communities LLC ("Applicant"), 
request approval of an amendment to the Redlands 360 Planned Development (PD) 
Outline Development Plan (ODP), originally approved by the City Council in 2022, for 
approximately 629.08 acres of land generally located south of the Redlands Parkway and 
Highway 340 intersection, east of South Camp Road, west of the Ridges development, and 
north of public lands in the City of Grand Junction. 

The proposed amendment would incorporate approximately 29.08 acres into the existing 
PD, including Parcel Nos. 2945-172-00-183, 2945-183-00-005, and 2945-183-00-006, 
increasing the total PD area from approximately 600 acres to approximately 629.08 acres. 
The amendment also establishes Planned Development zoning for the newly incorporated 
properties, including recently annexed lands, and amends certain bulk development 
standards and outdoor and site lighting standards while maintaining the overall 
development vision, land use framework, and planning objectives established by the 
approved ODP. 

After public notice and public hearing as required by the Grand Junction Zoning and 
Development Code ("Code"), the Planning Commission conducted a public hearing and, at 
the conclusion thereof, recommended approval of the proposed amendment to the 
Planned Development Outline Development Plan, finding that the amendment conforms 
with the 2020 One Grand Junction Comprehensive Plan, the Comprehensive Plan 
amendment criteria, the rezoning criteria, and the Planned Development Outline 
Development Plan criteria of the Code. 

After public notice and public hearing, the Grand Junction City Council finds, for the 
reasons stated in the record, that the proposed amendment to the Redlands 360 Planned 
Development Outline Development Plan conforms with the applicable One Grand Junction 
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Comprehensive Plan, the rezoning criteria, and the Planned Development Outline 
Development Plan criteria of the Code, and that approval of the amendment will continue 
to provide the coordinated planning, public benefits, and development framework 
established through the original Planned Development approval. 

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GRAND JUNCTION THAT, IN 
CONSIDERATION OF THE FOREGOING RECITALS AND THE RECORD OF THE ACTION OF 
THE PLANNING COMMISSION AND THE CITY COUNCIL, THE REDLANDS 360 PLANNED 
DEVELOPMENT (PD) OUTLINE DEVELOPMENT PLAN (ODP), AS ORIGINALLY APPROVED BY 
ORDINANCE NO. 5051, IS HEREBY AMENDED TO INCORPORATE APPROXIMATELY 29.08 
ACRES INTO THE PD, ESTABLISH PLANNED DEVELOPMENT (PD) ZONING FOR THE NEWLY 
ADDED LANDS, REZONE THE IDENTIFIED RL-4 PROPERTIES TO PD, AND AMEND CERTAIN 
BULK DEVELOPMENT STANDARDS, OUTDOOR AND SITE LIGHTING STANDARDS, AND 
RELATED ODP EXHIBITS AS DEPICTED AND DESCRIBED IN EXHIBITS 3, 6A, 6B, AND 8, 
ATTACHED HERETO AND INCORPORATED HEREIN BY THIS REFERENCE. THE AMENDED 
ODP, AS SET FORTH HEREIN, IS HEREBY APPROVED AND ADOPTED, SHALL BE EFFECTIVE 
AND ENFORCEABLE IN ACCORDANCE WITH APPLICABLE LAWS, RULES, AND 
REGULATIONS, AND ALL OTHER PROVISIONS OF THE REDLANDS 360 PLANNED 
DEVELOPMENT OUTLINE DEVELOPMENT PLAN NOT EXPRESSLY AMENDED BY THIS 
ORDINANCE SHALL REMAIN IN FULL FORCE AND EFFECT, ALL OF WHICH ARE APPROVED 
FOR THE FOLLOWING DESCRIBED PROPERTY 

[INSERT] 

INTRODUCED on first reading this 15th day of July 2026 and ordered published in pamphlet 
form.  

ADOPTED on second reading this 5th day of August 2026 and ordered published in 
pamphlet form.  

             
        ___________________________ 
        Laurel Lutz 

President of the Council  
ATTEST: 
 
_______________________ 
Selestina Sandoval 
City Clerk 
 
  

Packet Page 23



 

 

 

Packet Page 24



 

 

 

Packet Page 25



 

 

 

Packet Page 26



 

 

 

Packet Page 27



 

 

 

Packet Page 28



 

 

 

Packet Page 29



 

 

 

Packet Page 30



 

 

 

Packet Page 31



 

 

 

Packet Page 32



 

Packet Page 33



Packet Page 34



Packet Page 35



Packet Page 36



Packet Page 37



Packet Page 38



Packet Page 39



Packet Page 40



 

  

      
       

 

,� __ ___. 

STATE OF COLORADO 
I NOTARY ID 20034024415 

MY COMMISSION EXPIRES 07123/2027 

OWNERSHIP STATEMENT- CORPORATION OR LIMITED LIABILITY COMPANY 

(a) Grand Junction Land Company, LLC ("Entity") is the owner of the following property: 

(b) No Physical Address, Parcel Nos. 2945-181-22-999 

A copy of the deed(s) evidencing the owner's interest in the property is attached. Any documents conveying any 
interest in the property to someone else by the owner are also attached. 

g_erI am the (c)_M_a_n _a -= _________ for the Entity. I have the legal authority to bind the Entity regarding 

obligations and this property. I have attached the most recent recorded Statement of Authority of the Entity. 

(i' My legal authority to bind the Entity both financially and concerning this property is unlimited. 
r My legal authority to bind the Entity financially and/or concerning this property is limited as follows: 

(i' The Entity is the sole owner of the property. 
r The Entity owns the property with other(s). The other owners of the property are: 

On behalf of Entity, I have reviewed the application for the (d) Simple Subdivision 

I have the following knowledge or evidence of a possible boundary conflict affecting the property: 

(e) None 

I understand the continuing duty of the Entity to inform the City planner of any changes regarding my authority to bind 
the Entity and/or regarding ownership, easement, right-of-way, encroachment, lienholder and any other interest in the 
land. 
I swear under penalty of perjury that the information • this Ownership Statement is true, complete and correct. 

Signature of Entity representativ�� /"'], ,;...,;x.�----

Printed name of person signing: Michael C. Maple as COO of Dunrene Management, Inc. Manager of Grand Junca 

State of Colorado 

County of Pitkn ss. 

1 1111 day o f o� , 20 .J-Lj.Subscribed and sworn to before me on this 
� O�--

1 '- C. Liv\ A GK-

Witness my hand and seal. AUDREY I ELLIS 
NOTARY PUBLIC 

My Notary Commission expires on 
J7, t�3 �7 

Lh 'i.JLL 
�blic Signature 
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Redlands 360 ODP and PD Amendment General Project Report                                                                                                        
Page 1 of 20 

GENERAL PROJECT REPORT – REVISED JUNE 2026 
Redlands 360 Planned Development Amendment 

Amend Planned Development Zoning and Outline Development Plan  
 
 
A. PROJECT DESCRIPTION  

 
1. Background 
The original Planned Development Outline Development Plan (PD ODP) zoning 
ordinance for the Redlands 360 project was adopted by City Council in February 2022 
(Ordinance No 5051, Reception Number 3021721). Since then, the developer has 
submitted Filings 1, 2 and 4, all of which are varying densities of residential 
development and Filing 3 that entails the platting of a 2.63 acre Commercial/Mixed Use 
parcel, a 4.47-acre Higher Density Residential parcel and a roadway access from 
Highway 340 into the central portions of the project.  Filing 1 is under construction and 
the others are proposed to begin construction in Winter 2025-2026. 

The original 600-acre ODP area includes approximately 60.5 acres of Lower Density 
Residential, 317.4 acres of Medium Density Residential, 31.6 acres of Higher Density 
Residential, 5.5 acres of Commercial / Mixed Use, and 185 acres of Open Space 
(minimum). The Open Space, which is more than 30% of the property, surrounds the 
Residential Planned Community, respects the natural conditions of the site, preserves 
the existing perimeter trails, and legitimizes other significant existing bike and hiking 
trails.  
 
The PD ODP includes a mixture of Low to Medium Residential with a targeted density of 
1100 to 1500 lots; High Density Multi-Family Residential with a targeted density of 200 
to 250 units; and the Commercial / Mixed Use areas with the potential for up to 100 
units. This provides a total ODP Density request with a range of 1,300 to 1,750 units 
which is consistent with the City’s Comprehensive Plan Land Use Plan that shows the 
site as Residential Low with pockets of Commercial.   
 
For purposes of Metro District studies, traffic studies, etc., 1,750 residential units were 
considered along with the potential of up to 30,000 square feet of Limited Commercial 
Space.   
 
2. Site Location and Description 
The project location can be generally described as the large vacant land (except for 
Filing 1 presently under construction on Easter Hill Drive) south and east of the 
intersection of the Redlands Parkway and South Camp Road.  It is the northeast-facing 
property north of the base of the Ute Water Storage Tanks and elevated with 
spectacular panoramic views of the valley.  The property currently has a gated gravel 
road that is primarily for Ute Water to access its facilities.  
 
The land is dry with sandy to rocky soil conditions and limited rock outcrops; nearly 300 
feet of elevation change exists over the span of a mile across the property, with several 
undulating drainage ways and areas of hills. Wetlands have been identified, primarily in 
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the northwest corner of the site (intersection of South Camp Road and Redlands 
Parkway) which are being incorporated into Filing 2 that was recently approved.  

3. Proposed PD ODP Amendment 
The primary purpose of this proposed PD ODP Amendment is to incorporate 
approximately 29 acres of land recently acquired by the developer into the Redlands 
360 PD ODP – two 5-acre parcels (total 10 acres) just north of the Ute Water tank and a 
19-acre parcel southeast of the present end of 23 Road and south of the Redlands First 
Lift Canal (refer to the Location Map). 

The two five-acre parcels are on the western periphery of the project and are already 
within the City limits of Grand Junction and current zoning on both pieces is Residential 
Low 4 units per acre (RL-4).  It is anticipated that these parcels will be incorporated into 
residential areas already depicted on the PD ODP but with a revised phasing plan to be 
incorporated into the Amended PD ODP as part of Phase 8.  The parcels will be 
developed as detached single family units with a preliminary estimate of 40 units total 
on the 10 acres. 

The 19-acre parcel on the northeast edge of the Redlands 360 development is presently 
outside the Grand Junction city limits but is being annexed to the City concurrent with 
the PD ODP Amendment.  It is anticipated that this parcel will be developed as part of 
Phase 10 on the proposed new phasing plan, adding approximately 34 dwelling units 
with open space on the periphery, comparable to development in adjacent areas 
already within the PD ODP. 

All exhibits attached to the original PD ODP ordinance (Exhibits 1 through 7b) are 
revised to incorporate the additional three parcels and adjust bulk standards and the 
uses to better align with the recently adopted Zoning and Development Code.  The 
proposed PD ODP Amendment also proposes an additional exhibit (Exhibit 8) that 
addresses Outdoor Lighting in the entire development to minimize the contribution of 
outdoor lights in the development to the general dark sky conditions that exist in the 
Redlands portion of the City. 
 
Bulk Standards Revisions 
With adoption of this Amended ODP, the applicant is requesting revisions to the Bulk 
Standards as adopted with the original ODP.  Originally, the ODP specified dimensions 
for the setbacks and other bulk standards of each land use area, defined by typical, 
comparable zone districts in the Zoning and Development Code.  As depicted on Table 
1 of Exhibit 3: Land Use and Default Zones, the land use areas are still defined by 
underlying comparable zone districts and bulk standards other than setback are still 
listed.  However, there are no specific setbacks listed for the land use categories.  It is 
intended, as noted in Table 1 of Exhibit 3: Land Use and Default Zones those 
dimensional standards for lot area, width and frontage and setbacks for principal and 
accessory structures be that of the corresponding or similar zone district established in 
the Grand Junction Zoning and Development Code in effect at the time of application for 
each phase of development. 
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Lighting Revisions 
Outdoor lighting in the Redlands has historically been minimized, particularly in the 
areas on the south side of Highway 340 which includes the Redlands 360 ODP area. In 
keeping with Code purposes and the historic treatment of lighting in the Redlands, and 
specifically to be consistent with lighting within surrounding neighborhoods and nearby 
developments in the Redlands 360 area (e.g. The Ridges/Redlands Mesa, Granite 
Falls), the Applicant is proposing a lighting policy and standards as depicted on Exhibit 
8: Outdoor and Site Lighting of the amended Redlands 360 Outline Development Plan 
(ODP).  The proposed standards apply to public streets; bicycle and pedestrian trails 
and outdoor public gathering spaces; multifamily parking lots; playgrounds under-
canopy areas, signage and accent landscape lighting and building entries.  In general, 
lighting in these areas is minimized in as much as possible without compromising safety 
requirements for lighting. 
 
B. PUBLIC BENEFIT 
 
The Redlands 360 (R360) Planned Development (and as Amended) will create a 
residential neighborhood that meets the intent of the 2020 One Grand Junction 
Comprehensive Plan, the development requirements of the City of Grand Junction, and 
the Circulation Plan.  Public benefits include: 
 

o the development of infill properties within the City 201 boundary; 
o the planned development of a project with a 20+ year development horizon; 
o the creation of a residential project meeting the intentions and densities of the 

Comprehensive Plan; 
o the placement of residential development, clustered to respect the land, 

consolidate infrastructure, and maximize open space; 
o the creation of a development that will continue to promote the recreational 

opportunities that have been allowed over the last 20 years; extensive on- and 
off-street pedestrian networks are preserved and proposed, legitimizing and 
stabilizing the numerous ‘social trails’ existing on the property; 

o significant open space dedication, over 30% of the entire project; determination 
of public ownership and maintenance responsibilities subject to discussions with 
the City; 

o the creation of a Metropolitan District for public improvements financing as well 
ownership and maintenance of all parks and open space within Redlands 360, 
and assurances to the City for road and utility improvements that meet City 
standards; 

o the creation of strong Design Guidelines to assure quality development that will 
maintain property values and ensure a consistent vision for the overall 
community; 

o drainage improvements that control historic flows. 
 
C. NEIGHBORHOOD MEETING 
 
A neighborhood information meeting for the above-referenced projects was held 
Tuesday, October 21, 2025, at Monument Baptist Church, from 5:30 pm to 7:00 pm. 

Packet Page 46



Redlands 360 ODP and PD Amendment General Project Report                                                                                                        
Page 4 of 20 

The initial letter notifying the neighboring property owners within the surrounding 500 
feet was sent on October 8, 2025, per the mailing list received from the City of Grand 
Junction. There were approximately 37 people in attendance, including representatives 
from O|NE LaPlata/Redlands 360; Jane Quimby (Project Manager), Doug Quimby, 
Cody Humphrey and Don Gravette. The City of Grand Junction was represented by 
Jessica Johnson, Zoning Supervisor. Also in attendance was Tracy States, Project 
Coordinator with River City Consultants, Inc. 
 
D. PROJECT COMPLIANCE, COMPATIBILITY AND IMPACT 
 
1. Adopted Plans and Policies 
At the time of original approval, the Redlands 360 PD ODP demonstrated compliance 
with all applicable adopted plans and policies including the appropriate sections of the 
Zoning and Development Code in effect at the time, the 2020 One Grand Junction 
Comprehensive Plan and the then-in effect Redlands Area Plan.  The proposed 
amendments to the Redlands 360 PD ODP do not change compliance with existing 
adopted plans and policies.  
 
The Planned Development zone allows the Redlands 360 Planned Development to best 
address compliance, compatibility, and impact with a well-planned, modern, and unique 
community. The original PD ODP and the proposed amendment meets and/or exceeds 
the intent of the 2020 One Grand Junction Comprehensive Plan / Future Land Use Plan 
(FLU), the development requirements of the City of Grand Junction, and vehicular, 
bicycle and pedestrian considerations of the Grand Junction Circulation Plan.       

In addition, the Planned Development zone provides opportunities, in conjunction with 
other City Code tools, that have been incorporated in the Redlands 360 ODP. The 
proposed ODP density range in Redlands 360 is 1300 units (minimum) to 1750 units 
(maximum), which represents a density range of 2.1 to 3.1 units per acre. Based on this 
analysis the proposed density is at the low end of what is allowed via adopted plans and 
policies. 
 
Compliance with One Grand Junction Comprehensive Plan 
The Redlands 360 Planned Community has provided reports, studies, plans, and most 
of all ‘vision’ in the development of the existing and proposed amended ODP that 
strongly supports the following Principles within the 2020 One Grand Junction 
Comprehensive Plan: 

 
Principle 2 – Resilient and Diverse Economy 

1. Foster a vibrant, diverse, and resilient economy 
1a – Economic Diversity – Support the further diversification of the economy 
that is prepared to anticipate, innovate and proactively respond to the cyclical 
economic fluctuations and evolution 

6. Invest in key infrastructure that supports businesses 
6a – Attainable Housing – Encourage the development of attainable housing for 
early and mid-career employees consistent with the City’s housing goals. 
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6d – Regional Amenities – Continue to invest in parks, recreation and its 
connected trail system that serve as attractions for tourism and amenities for 
locals. 

 
Principle 3 – Responsible and Managed Growth 

1. Support fiscally responsible growth and annexation policies that promote a 
compact pattern of growth, maintain or improve levels of service, and encourage 
the efficient use of land. 
2.  Encourage infill and redevelopment to leverage existing infrastructure. 
3. Collaborate with regional entities and service providers on growth and 
infrastructure issues. 
4. Maintain and build infrastructure that supports urban development. 

4h – Parks and Recreational Facilities - Provide residents with access to parks 
and recreational opportunities, recognizing that projected needs, types of 
opportunities, and facilities will vary based on location. Strive to provide park 
facilities within the defined level of service consistent with Chapter 3 and the 
Parks and Recreation Master Plan for all homes within the city. 
4j – TRAILS - Evaluate current policy for responsibility related to construction of 
City’s Active 
Transportation Network. 

5. Plan for and ensure fiscally responsible delivery of City services and 
infrastructure. 

5e – Special Assessment Districts 
6. Support the development of neighborhood-centered commercial uses and 
mixed-use development. 

6e – Context-Sensitive Development - Ensure that all development contributes 
to the positive character of the surrounding area. Tailor building materials, 
architectural details, color range, building massing, and relationships to streets 
and sidewalks to the surrounding area. 

7. Continue efforts to create a community that provides a sense of arrival, 
attractive design, and well-maintained properties. 

7a – Gateways - Enhance and accentuate the community’s gateways, 
including Interstate 70 interchanges, Interstate 70 Business Loop, and 
State Highway 50 to provide a coordinated and attractive community 
entrance. Gateway design elements may include streetscape design, 
supportive land uses, building architecture, landscaping, signage, 
lighting, and public art. 
7b – Design Standards - Develop basic design standards for key 
corridors to improve the overall visual cohesiveness and appeal of an 
area as well as improve upon the overall physical appearance of the 
city. 
7c – Streetscape - Continue to implement cost-effective improvements 
to the streetscape, including functional improvements to hardscape and 
green infrastructure as well as artistic and design elements. 

 
Principle 5 – Strong Neighborhoods and Housing Choices 

1. Promote more opportunities for housing choices that meet the needs of people 
of all ages, abilities, and incomes. 
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1c – Housing Types - Promote a variety of housing types that can provide 
housing options while increasing density in both new and existing 
neighborhoods, such as duplexes, triplexes, multiplexes, apartments, 
townhomes, and accessory dwelling units, while maintaining neighborhood 
character. 

4. Promote the integration of transportation mode choices into existing and new 
neighborhoods. 

4a – Neighborhood Connections - Connect new and existing neighborhoods 
with features such as sidewalks, trails, parks, schools, community gardens, and 
other gathering spaces to provide opportunities for interaction and strengthen a 
sense of community. 
4b – Connectivity and Access - Promote housing density located near existing 
or future transit routes and in areas where pedestrian and bicycle facilities can 
provide a safe and direct connection to neighborhood and employment centers. 
4c – Missing Links – Prioritize walking and bicycling infrastructure 
improvements needed to complete gaps or “missing links” between existing 
neighborhoods and other community destinations such as schools, transit, 
stops, neighborhood centers, parks, public open space, and trailheads. 
4d – Infrastructure Improvements - Prioritize infrastructure improvements, such 
as traffic calming enhancements, sidewalk repairs, bikeways, street tree 
plantings, and undergrounding of overhead utilities to improve safety and 
quality of life for neighborhood residents based on documented deficiencies. 

5. Foster the development of neighborhoods where people of all ages, incomes, 
and backgrounds live together and share a feeling of community. 

5a – Neighborhood Partnerships - Foster partnerships with Neighborhood 
Associations to identify specific needs, develop and implement programs/ 
projects, identify infrastructure deficiencies, and otherwise assist in building 
capacity in individual neighborhoods. 
5b – Connectedness – Continue to implement programs and events that 
convene neighborhoods, help build relationships, and foster a feeling of 
connectedness among neighbors, especially those that are underserved or 
identify as minorities. 
5c – Innovative Design. Encourage creativity, flexibility, and innovation in the 
design and  
construction of new developments and neighborhoods to adapt to unique site 
conditions and that promote an engaged community and facilitate active and 
healthy lifestyles (e.g., co-housing, community gardens, and recreational 
amenities). 

 
Principle 6 – Efficient and Connected Transportation 

1. Continue to develop a safe, balanced, and well-connected transportation 
system that enhances mobility for all modes. 

1c – Circulation Plan – Maintain and regularly update the City’s Circulation 
Plan. All new development is required to construct vehicular, transit, bicycle, 
and/or pedestrian improvements consistent with the adopted Circulation Plan. 
1d – Bicycle and Pedestrian Plan - Collaborate with RTPO and Mesa County to 
develop and implement a Bicycle and Pedestrian Plan. Continue to prioritize 
projects designed to address “missing links” in the system and improve the 
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accessibility of under-served neighborhoods. Ensure the plan has a reporting 
mechanism so the community can follow progress on bicycle and pedestrian 
infrastructure improvements. 
 

4. Encourage the use of transit, bicycling, walking, and other forms of 
transportation. 

4d – First and Last Mile Connections - Prioritize pedestrian and bicycle 
improvements in areas where transit service exists to provide safe and 
continuous routes between transit stops and adjacent uses and to increase the 
accessibility of transit service. 
4g – Urban Trails System - Improve the urban trail system on and connecting to 
Active Transportation Corridors focusing on utilizing existing corridors such as 
drainage ways, canals, ditches, rivers, and roadways. 
4h – Wayfinding - Implement wayfinding to help people navigate when biking or 
walking. 

 
Principle 7 – Great Places and Recreation 

1. Provide a safe and accessible network of parks, recreational amenities, open 
space, and trails. 
2. Ensure parks, recreational and open space facilitates meet community needs 
and equity 
of location. 
3. Foster opportunities to bring people together by developing great public 
spaces. 
5. Maintain access to public lands at the urban/rural interface. 

 
The approved original PD ODP and the proposed amendment are based on submitted 
reports and exhibits that further demonstrate conformance.  Recognition of this approval 
and demonstrated compliance are being requested with this application.  
 
A detailed analysis of pertinent sections of the Zoning and Development Code included 
in section E. below further addresses project compliance, compatibility, impact, and 
adopted policies. 
 
2. Land Use in the Surrounding Area 
Surrounding land use noted in the City GIS is not the best indicator of the existing land 
use as it notes Single Family Residential, Entertainment / Recreation, Livestock, 
Communication/ Utilities, and Vacant as its categories. 
 
Surrounding zoning provides a better indicator of Land Use in the surrounding area, and 
includes: City R-2R, RL-4, and PD and County RSF-2 to the west; City R-1R and 
Redlands Mesa PD, and County RSF-R to the south; City Redlands Mesa PD and 
County RSF-4 to the east; and City R-2R and PD, and County RSF-4 to the north. 
 
3. Site Access and Traffic Patterns 
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The Grand Junction Circulation Plan denotes the Existing and Proposed Road 
Standards, a portion of which is depicted in the map below. The maps shows that 
Broadway/Highway 340 (in red) is designated as a Principal Arterial; Redlands Parkway 
and South Camp (in dark blue) are designated as Major Collectors; Renaissance 
Boulevard and Canyon Rim Drive (in light blue) are designated as Minor Collectors; and 
two proposed roads through the property (in dashed yellow) are shown as Unclassified 
which means the classification will be determined as the project evolves. More specific 
discussion of roads and access and bicycle and pedestrian infrastructure follows. 

• Roads and Access 
o There are four access points into the project, three of which are on the City 

Circulation Plan 
 23 Road, with a reconfigured intersection with South Broadway 
 Easter Hill Drive 
 Redlands 360 

• The connection through Renaissance was prohibited by grade 
• The shift over to Redlands Parkway through Filing 2 removes the 

awkwardness of backtracking through the Renaissance 
neighborhood 

• There will still be a connection to Athens Way 
 Canyon Rim Drive 

• This connection has been looked at in more detail with the following 
being incorporated into the proposed plan:  
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o Approved narrowing of road sections through the Canyon Rim 
360 development for traffic calming 

o The developers have been aiding the City in working with the 
BLM for crossing its property; road narrowing in Canyon Rim 
360 will continue through the BLM property 

o Planning for specific deterrents to better distribute traffic in and 
out of all four accesses into Redlands 360: 
 the proposed road network does NOT connect the upper 

road system into a ‘loop’; a ‘loop’ road within the proposed 
Redlands 360 Planned Development is not part of our 
vision, nor our plan, although we do support and provide a 
looped pedestrian trail connection. 

  
A Traffic Study by Kimley-Horn and Associates was submitted with the original PD ODP 
application.  With the addition of only an estimated 74 residential units, the proposed 
amended PD ODP will not significantly alter the traffic analyses that have been provided 
with the initial PD ODP and subsequent filings.  More detailed traffic information will be 
provided as development progresses to the parcels being added to the PD ODP in 
proposed Phases 8 and 10. 
 
• Pedestrian and Bicycle Analysis  
 
o Exhibit 1 of the existing approved PD ODP indicates the proposed network of 

main trails through the development.  This proposed network, most of which 
exists on site, will not change.  The three parcels to be incorporated into the 
amended PD ODP will have pedestrian and bicycle amenities consistent with the 
approved plan.  The Pedestrian and Bicycle Analysis Worksheet was submitted 
with the PreApplication for the PD ODP amendment and there were no comments 
regarding it and a separate analysis is included with this application.  More 
detailed Pedestrian and Bicycle Analysis Impact per TEDS Section 29.08.050 will 
be included at each phase of development. 

 
 
4. Availability of Utilities 
All utilities are available and adjacent to the site. 

Utility providers are:  
 Water – Ute Water District 

o With the Ute Water tank being at the high point of this property, there are 
existing large, buried intake and outflow pipes that have been considered 
and avoided in the layout of the proposed plan.   

 Sewer – City of Grand Junction 
 Irrigation water – Redlands Water and Power (RWP)*  
 Power – Xcel Energy 
 Gas – Xcel Energy 
 Communications – TBD 
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*In an effort to mitigate irrigation requirements on the site, the landscape vision for the 
community is to incorporate an enhanced desert- or xeric-look for both community 
common spaces (as well as residential lots), while avoiding the installation of large, 
unneeded irrigated turf areas if unnecessary.  Seventy-five shares of RWP are available 
for this site. These shares will be used to irrigate parks and common open space 
landscaping, streetscapes and entry landscaping, as well as exposed, disturbed areas 
that require rehabilitation.  
 
5. Special or Unusual Demands on Utilities 
The proposed project has no special nor unusual demands on utilities. Recognizing that 
the Redlands 360 project is one of the largest planned residential projects that the 
community has considered, the plan proposes land uses and densities with lower 
demands than all of the guiding plans for density, traffic, water, and sewer that the City 
has developed and planned for.   
 
6. Effects on Public Facilities 
The Redlands 360 Planned Development is a 629-acre infill project which will have 
expected, but not unusual impacts on public facilities that are commensurate with this 
20+ year build-out community.   As noted, total residential units will be less than the 
maximum that the 2020 One Grand Junction Comprehensive Plan allows, and flexibility 
is anticipated in product type and demographic. To this end, and through this submittal 
process, Redlands 360 has asked for full input from the police, fire, and school district, 
responding to and adjusting the plan accordingly.  
 
7. Hours of Operation - NA 
 
8. Number of Employees - NA 
 
9. Signage Plans 
Signage is utilized at the project entries and throughout the planned development.  The 
locations and detailed design have been and will be addressed with each phased 
subdivision submittal.  
 
10. Site Soils and Geology 
Soil investigations were done by Huddleston Berry Geotechnical Engineers with the 
original PD ODP application.  Additional studies have been submitted with the 
applications for Filings 1-4 as required.  
 
11.  Impact on Geology and Geological Hazards 
The Geologic Hazards and Preliminary Geotechnical Investigation prepared by 
Huddleston-Berry Engineering and Testing and additional geotechnical investigations 
conducted by Goodrich Engineering LLC, provide the following conclusions and 
recommendations: 
 
• Based upon the available data sources, field investigation, and nature of the 

proposed subdivision, geotechnical engineers do not believe that there are any 
geologic conditions which should preclude development of the site. However, 
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foundations, pavements, and earthwork will have to consider the impacts of the 
shallow bedrock and presence of moisture sensitive soils and/or bedrock.  

• Due to the extensive size of the site, the geotechnical engineers recommend that 
additional geotechnical investigations be conducted at the site for each filing of the 
project. Once site grading plans, lot layouts, etc. have been finalized, more 
geotechnical borings should be conducted for each filing to better understand the 
soil and bedrock conditions at the site to develop specific recommendations for each 
filing. 

   
E. Review Criteria for PD ODP Amendment (Section 21.02.050(j)) 
 
Review Criteria for ODP 
The Planning Commission shall review and recommend, and the City Council shall review 
and decide on an ODP based on demonstrated conformance with all of the following 
criteria: 
 
(A)  The Comprehensive Plan, Grand Junction Circulation Plan and other adopted plans 
and policies;   
 
Response:  See analysis in section D. above. 
 
(B)  The applicable corridor guidelines and other overlay districts in GJMC Titles 23, 24 
and 25;  
 
Response: There are no overlay districts that apply to this property/project. 
 
(C)  The rezoning criteria provided in GJMC § 21.02.050(m); 
 
Review Criteria. 
An applicant for Rezoning has the burden of producing evidence that proves each of the 
following criteria: 
 
(A) Consistency. 
The proposed zoning is generally consistent with applicable provisions of the 
Comprehensive Plan. 
 
Response: Refer to discussion in section D. above. 
 
(B) Development Patterns. 
The proposed zoning will result in logical and orderly development pattern(s). 
 
Response:  Exhibit 5 of the ODP illustrates the proposed development progression over 
the anticipated 20+ year buildout.  The developer is currently targeting development 
progression based on logical development of infrastructure and variety of housing 
products and is closely tied to the Metropolitan District Plan.   
 
(C) Benefits. 
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The community or area, as decided by the reviewing body, derives an overall benefit(s) 
from the proposed zoning. 
 
Response: Refer to discussion in section B. above. 
 
(D)  A Planned Development which allows the construction and/or use of single unit 
detached dwellings shall allow accessory dwelling units (ADUs) in accordance with 
GIMC § 21.04.040 and shall not have any standards regarding ADUs that are more 
restrictive than this Code. All ADU applications shall be reviewed through the 
administrative process in GIMC § 21.02.040 
 
Response: Per Exhibit 6A, Use Table, of the ODP, ADUs are allowed in the lower 
density areas and there will be no other standards regarding ADUs with the ODP that 
are more restrictive than the Zoning and Development Code. 
 
(E) The ODP specifically shows the following requirements of a planned development: 
 
a. Adequate public services and facilities shall be provided concurrent with the projected 
impacts of the development; 
 
Response: Adequate public services and facilities will be provided concurrent with each 
phase of development and review by the City and appropriate agencies to confirm the 
infrastructure exists or will be provided with construction of each phase.  Any additional 
studies/analyses will be provided as required with each phase. 
 
b. Adequate circulation and access shall be provided to serve all development 
pods/areas to be developed; 
 
Response: Adequate circulation and access will be provided concurrent with each 
phase of development and review by the City and appropriate agencies to confirm the 
infrastructure exists or will be provided with construction of each phase. Any additional 
studies/analyses will be provided as required with each phase. 
  
c. Appropriate screening and buffering of adjacent property, uses, and structures shall 
be provided; 
 
Response: Detailed site and landscape plans will be provided with construction of each 
phase that will ensure appropriate screening and buffering of adjacent property, uses 
and structures.  
 
d. An appropriate range of density for the entire property or for each development 
pod/area to be developed; 
 
Response:  The range of density for the gross acreage of the property (629 acres) 
depicted on Exhibit 3 of the PD ODP results in a density of approximately of 2.1 units 
per acre which is within the range of density in the Residential Low (2-5.5 units per 
acre) land use category of the One Grand Junction Comprehensive Plan.  
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e. An appropriate set of base zone district standards for the entire property or for each 
development pod/area to be developed; 
 
Response: The proposed zone district standards depicted on Exhibit 3 of the PD ODP 
have been revised since the original approved ODP.  The proposed revised standards 
are consistent with the Zoning and Development Code zone districts and thus are 
appropriate as each pod/area are developed.    
 
f. An appropriate phasing or development schedule for the entire property or for each 
development pod/area to be developed. 
 
Response: Exhibit 5 of the PD ODP has been revised to update and reflect current 
logical development of infrastructure and variety of housing products and is closely tied 
to the Metropolitan District Plan. Refer to section F. below. 
 
g. Any requested adjustments to the standards of the base zone district(s) and/or other 
applicable standards such as landscaping, uses, or parking shall be identified both by 
location on the site plan and in an accompanying narrative summary; and 
 
Response:  Requested standards, uses and outdoor lighting are depicted on Exhibits 3, 
6 and 8 respectively.  
 
h. An appropriate community benefit shall be described through the application 
narrative, which incorporates at least one of the following: 
 
1. The PD protects, preserves, and/or manages areas of significant natural resources 
beyond the requirements of the base zoning regulations; 
 
2. The general arrangement of proposed uses in the PD better integrates future 
development into the surrounding neighborhood, either through more compatible street 
layout, architectural styles, and housing types, or by providing better transitions 
between the surrounding neighborhood and the PD with compatible development or 
open space buffers; 
 
3. Areas of open space, their intended levels of use, and their relationship to other 
proposed uses in the PD provide enhanced opportunities for community gathering 
areas; 
 
4. The PD features outstanding site design and construction, such as best management 
practices for on-site storm water management, green building materials, and/or water 
and energy efficiency: 
 
5. Site design in the PD will create a diverse neighborhood with a mix of housing 
choices; or 
 
6. The PD features enhanced opportunities for walkability or transit ridership, including 
separated parking bays, off street walking paths, shorter pedestrian routes than 
vehicular routes, linkages to or other provisions for bus stops, etc. 
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Refer to section B. above for community benefit discussion.  All 6 benefits outlined 
above are incorporated into the Redlands 360 PD ODP. 
 

***          ***         *** 
 
The following additional elements of the Zoning and Development Code are applicable 
to this development thus are addressed below: 
 

 Section 21.06.010 (f) – Hillside Development standards implementation 
 Section 21.06.010(g) – Ridgeline Development standards implementation 
 Outdoor Lighting 
 Requests for credits and/or reimbursements for required parks and open 

space fees 
 

Hillside Development.  The Hillside Development Standards have been integral in the 
planning and design of this development, and meet the provisions of this code section:  
 
The provisions hereof are designed to accomplish the following: 
 

(i) Prohibit development or uses which would likely result in a hazardous situation 
due to slope instability, rock falls, or stormwater runoff and excessive soil erosion; 

 
Response: Development has been clustered within the flatter slopes on the site; 
trail corridors will provide setbacks to the ridgelines; lots will have setback 
requirements from the ridgelines; and existing natural drainage corridors will be 
enhanced. 
 

(ii) Minimize the threat and consequent damages resulting from hillside area fires by 
establishing fire protection measures and adequate emergency vehicle access; 

 
Response:  The site is not classified as having wildfire hazard (see 21.07.020 (d)) 
and roadways have been designed to meet City code; these roadways provide per 
code access to emergency vehicles.  

 
 (iii)   Preserve natural features, wildlife habitats, natural vegetation, trees and other 

natural plant formations; 
 

This development preserves over 30% of the site as dedicated open space. This open 
space captures the most diverse vegetative, topographic and rock outcrop areas on 
the property. 

 
(iv)  Provide for safe vehicular circulation and access to recreation areas, natural 

drainage channels, paths and trails; 
 

Response: The road network design is a purposeful ‘Design Driver’ of this project 
since its onset. It encourages community and ‘random’ connectivity to internal and 
external surrounding neighborhoods. A loop road would invite ‘danger’ in the form of 
speeding and short cutting; having unimpeded open space from north to south in the 
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center of the community minimizes vehicular and pedestrian conflict; it spreads out the 
ADT and discourages traffic going through Canyon Rim.  The proposed road types 
purposefully encourage and discourage traffic concentration to meet the intent of this 
pedestrian-based development.  Trails and roads are predominantly separate, there 
are two major trail loops; an outer loop consisting of a variety of existing soft surface 
and single-track trails and potentially hard surface trails, and an inner loop consisting 
of an 8’ wide concrete trail. Neighborhood connectivity is accomplished via trails within 
subdivisions, and at adjacent cul-de-sacs and open space corridors. Any instance of 
trails paralleling roads will be detached. 

 
In addition to safe vehicular circulation, this development acknowledges natural 
drainages and includes extensive bicycle and pedestrian circulation within the 
development and to the open space areas.  Much of the open space area has over 7.5 
miles of historic trails that will be legitimized by the approval of this ODP. Limited 
roadway conflicts with the open space/trail corridors are purposely designed to create 
safe pedestrian/biking passageways. 

 
 (v)   Encourage the location, design and development of building sites in a manner 

that will provide for greater aesthetic appeal, blend with the slopes and hillside 
terrain, minimize the scarring and erosion effects of cutting, filling and grading of 
hillsides and prohibit development of ridge lines as defined; and 

 
Response: The homesites are clustered and placed on the flatter and most 
developable slopes, which while having excellent views to the Grand Valley, are 
themselves back dropped by the site.  

 
(vi)  Encourage preservation of open space by encouraging clustering or other design 
techniques to preserve natural terrain, views and vistas. 
 
Response: As discussed above, over 30% of the property is dedicated Open Space 
that is achieved by clustering the homesites on the flatter portions of the site. Long 
established trails and open spaces are being preserved and enhanced for 
sustainability purposes and continued public use. 

 
In meeting the intent of these Hillside Regulations the requirement that development 
only occur on slopes of 30 percent or less was addressed with the original PD ODP.  
The analysis at that time is still valid, therefore it is not necessary to be addressed with 
this amendment. 
 
Ridgeline Development. The Ridgeline Development Standards have been considered 
in the planning and design of this development. Of the proposed development area the 
potential for concerns is limited to the streets that abut the project on the western and 
northern areas of the site; this is where there are existing mesa cliffs and proposed 
homes could be quite visible. With the original approved PD ODP, twelve locations were 
examined and selected to illustrate sections per criteria established in the Zoning and 
Development Code that were depicted on approved Exhibits 7a and 7b of the PD ODP 
(sections A – L). With this amendment, an additional cross section location (M) has 
been included on proposed amended Exhibits 7a and 7b.  Consistent with Code criteria, 
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there are no two story homes visible from the adjacent roadways.    
 
Response: The provided sections depicted on Exhibits 7a and 7b of the Redlands 360 
ODP address the ridgelines depicted in the Zoning and Development Code. Analysis 
was provided with the original approved ODP and no changes are proposed other than 
the addition of a cross-section across the two new western parcels; therefore further 
analysis is not necessary to be addressed with this amendment.   
 
Outdoor Lighting.  Outdoor lighting in the Redlands has historically been minimized, 
particularly in the areas on the south side of Highway 340 which includes the Redlands 
360 ODP area.  The excerpt below is from the Redlands Neighborhood Plan adopted by 
the City and County in 2002.  While this plan has since been sunset by the City, the 
information is still relevant to the importance of protecting the night sky and how lighting 
on the Redlands has been treated over time.  Exhibit 8 of the proposed amended PD 
ODP depicts the outdoor lighting standards to be utilized throughout Redlands 360.  
 

Outdoor Lighting  
The enjoyment of the night-sky is also a high priority for residents of the 
Redlands.  Specific standards should be developed to address light 
pollution concerns.  The varying topography and proximity to the Colorado 
National Monument makes it that much more important that the amount of 
lighting in certain areas of the Redlands be kept to a minimum.  Generally, 
that area south of Highway 340 should have reduced requirements for 
street lighting and other public space lighting, allowing the lighting to be 
low level and spaced to provide the minimum light necessary to meet 
safety needs.  
 

Goal:    
• Enhance and maintain, to the greatest extent possible, the darkness of 

the night sky.  
 
 

Policies  
• Minimize the number and intensity of street lighting and public space 

lighting.  
• Encourage homeowners to minimize outdoor lighting.  
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These policies have historically been applied to developments in the Redlands.  Even 
so, it appears pedestrian and vehicular safety has not been compromised by the 
reduction of lighting.  The crash data available on the City website (map below) does 
not identify any areas within the Redlands communities as flagged for concern.  There 
have been one or two incidents over the last two years, however this clearly is not an 
issue with the current lighting and traffic patterns in this area.  It can be concluded that 
new developments should be able to maintain similar standards to those existing. 

 
In addition, the crime statistics shown on the map below over the last year also 
demonstrate that the Redlands area would not benefit from similar standards to the rest 
of the City. 
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As illustrated on the following map, the majority of neighborhoods surrounding Redlands 
360 do not adhere to the 250' standard, to include recent developments in the area. As 
such any newer neighborhoods aligning with the existing development standards in the 
area would not benefit from the increased lighting warranted in other areas of the valley. 
Rather it would directly conflict with the original intent of the Redlands Area plan as was 
agreed upon in earlier adoptions of the Zoning Code.  
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Requests for Credits and/or Reimbursements 

Exhibit 2 of the proposed amended PD ODP depicts proposed public park areas in 
Redlands 360 and includes a Community Benefit Chart.  This chart breaks down the 
commitments for the noted 185 acres of Open Space, recognizing that this too could 
fluctuate between 185 acres and 225 acres. The breakdowns include: 35 acres of 
‘Traditional’ Public Parks (over half on slopes less than 10%, close to 90% on slopes 
less than 20%); 50 to 60 acres of ‘Unique’ Public Parks; and 100 to 120 acres of open 
space and perimeter trails. 
 
With approval of the original Redlands 360 PD ODP, Open Space Fees and Park 
Development Fees were initially eliminated for this project, in recognition of the fact that 
the developer was directly incurring expenses for parks and open space improvements 
as provided for in the IGA. The developer has maintained a record of all qualified parks 
and open space expenses allowable under the provisions of the IGA, with appropriate 
supporting documentation which is provided to the City on an annual basis. Beginning in 
August 2025 the City began collecting Parks and Open Space Fees in accordance with 
standard practice. Those fees are reimbursable to the developer, providing the costs of 
specific parks and open space improvements and amenities, as specified in the IGA, 
exceed the value of the collected fees.  
 
In addition, the original approval of the Redlands 360 PD ODP stipulated that any street 
improvements for streets functioning as Collector streets or greater shall be eligible for 
either credit or reimbursement from the TCP fees associated with this development.  
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Similarly, the original approval of the Redlands 360 PD ODP stipulated that for any 
water or sanitation pipelines and facilities constructed in excess sizing capacity 
available for third parties, the City shall agree to enter into a cost recovery agreement 
for the improvements. 
 
F. DEVELOPMENT SCHEDULE AND PHASING 

Development Phasing 
Due to the 629-acre size of this project, a 20+ year buildout is anticipated.  The 
developer is currently targeting development progression based on logical development 
of infrastructure and variety of housing products and is closely tied to the Metropolitan 
District Plan.  As stated above, the two 5-acre parcels on the west side are to be 
incorporated into proposed Phase 8 and the 19-acre parcel on the northeast edge of the 
Redlands 360 development will be incorporated into Phase 10 on the revised 
Development Progression Plan (Exhibit 5).  This exhibit has been revised since that 
adopted with the original PD ODP but better reflects current conditions. 
 
There is purposeful flexibility built into the ODP with 1,300 to 1,750 housing units (single 
family, multi-family, and commercial). This flexibility in density allows the project to 
adapt to potential market changes over the 20+ year long-term project. No changes to 
the original density of the PD ODP are being proposed with the amendment. 
 
Proposed Dates 
ODP Amendment/Annexation Submittal:  December 2025 

Property Closing: The three parcels to be incorporated into the amended PD/ODP have 
already been acquired by Redlands 360 

Development Construction Initiation:   

• With the exception of some homes, construction is complete in Filing 1 
 

• Filings 2, 3 and 4 are anticipated to start construction in the first quarter of 
2026 
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GENERAL PROJECT REPORT – REVISED JUNE 2026 
Redlands 360 Planned Development Amendment 

Amend Planned Development Zoning and Outline Development Plan  
 
 
A. PROJECT DESCRIPTION  

 
1. Background 
The original Planned Development Outline Development Plan (PD ODP) zoning 
ordinance for the Redlands 360 project was adopted by City Council in February 2022 
(Ordinance No 5051, Reception Number 3021721). Since then, the developer has 
submitted Filings 1, 2 and 4, all of which are varying densities of residential 
development and Filing 3 that entails the platting of a 2.63 acre Commercial/Mixed Use 
parcel, a 4.47-acre Higher Density Residential parcel and a roadway access from 
Highway 340 into the central portions of the project.  Filing 1 is under construction and 
the others are proposed to begin construction in Winter 2025-2026. 

The original 600-acre ODP area includes approximately 60.5 acres of Lower Density 
Residential, 317.4 acres of Medium Density Residential, 31.6 acres of Higher Density 
Residential, 5.5 acres of Commercial / Mixed Use, and 185 acres of Open Space 
(minimum). The Open Space, which is more than 30% of the property, surrounds the 
Residential Planned Community, respects the natural conditions of the site, preserves 
the existing perimeter trails, and legitimizes other significant existing bike and hiking 
trails.  
 
The PD ODP includes a mixture of Low to Medium Residential with a targeted density of 
1100 to 1500 lots; High Density Multi-Family Residential with a targeted density of 200 
to 250 units; and the Commercial / Mixed Use areas with the potential for up to 100 
units. This provides a total ODP Density request with a range of 1,300 to 1,750 units 
which is consistent with the City’s Comprehensive Plan Land Use Plan that shows the 
site as Residential Low with pockets of Commercial.   
 
For purposes of Metro District studies, traffic studies, etc., 1,750 residential units were 
considered along with the potential of up to 30,000 square feet of Limited Commercial 
Space.   
 
2. Site Location and Description 
The project location can be generally described as the large vacant land (except for 
Filing 1 presently under construction on Easter Hill Drive) south and east of the 
intersection of the Redlands Parkway and South Camp Road.  It is the northeast-facing 
property north of the base of the Ute Water Storage Tanks and elevated with 
spectacular panoramic views of the valley.  The property currently has a gated gravel 
road that is primarily for Ute Water to access its facilities.  
 
The land is dry with sandy to rocky soil conditions and limited rock outcrops; nearly 300 
feet of elevation change exists over the span of a mile across the property, with several 
undulating drainage ways and areas of hills. Wetlands have been identified, primarily in 
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the northwest corner of the site (intersection of South Camp Road and Redlands 
Parkway) which are being incorporated into Filing 2 that was recently approved.  

3. Proposed PD ODP Amendment 
The primary purpose of this proposed PD ODP Amendment is to incorporate 
approximately 29 acres of land recently acquired by the developer into the Redlands 
360 PD ODP – two 5-acre parcels (total 10 acres) just north of the Ute Water tank and a 
19-acre parcel southeast of the present end of 23 Road and south of the Redlands First 
Lift Canal (refer to the Location Map). 

The two five-acre parcels are on the western periphery of the project and are already 
within the City limits of Grand Junction and current zoning on both pieces is Residential 
Low 4 units per acre (RL-4).  It is anticipated that these parcels will be incorporated into 
residential areas already depicted on the PD ODP but with a revised phasing plan to be 
incorporated into the Amended PD ODP as part of Phase 8.  The parcels will be 
developed as detached single family units with a preliminary estimate of 40 units total 
on the 10 acres. 

The 19-acre parcel on the northeast edge of the Redlands 360 development is presently 
outside the Grand Junction city limits but is being annexed to the City concurrent with 
the PD ODP Amendment.  It is anticipated that this parcel will be developed as part of 
Phase 10 on the proposed new phasing plan, adding approximately 34 dwelling units 
with open space on the periphery, comparable to development in adjacent areas 
already within the PD ODP. 

All exhibits attached to the original PD ODP ordinance (Exhibits 1 through 7b) are 
revised to incorporate the additional three parcels and adjust bulk standards and the 
uses to better align with the recently adopted Zoning and Development Code.  The 
proposed PD ODP Amendment also proposes an additional exhibit (Exhibit 8) that 
addresses Outdoor Lighting in the entire development to minimize the contribution of 
outdoor lights in the development to the general dark sky conditions that exist in the 
Redlands portion of the City. 
 
Bulk Standards Revisions 
With adoption of this Amended ODP, the applicant is requesting revisions to the Bulk 
Standards as adopted with the original ODP.  Originally, the ODP specified dimensions 
for the setbacks and other bulk standards of each land use area, defined by typical, 
comparable zone districts in the Zoning and Development Code.  As depicted on Table 
1 of Exhibit 3: Land Use and Default Zones, the land use areas are still defined by 
underlying comparable zone districts and bulk standards other than setback are still 
listed.  However, there are no specific setbacks listed for the land use categories.  It is 
intended, as noted in Table 1 of Exhibit 3: Land Use and Default Zones those 
dimensional standards for lot area, width and frontage and setbacks for principal and 
accessory structures be that of the corresponding or similar zone district established in 
the Grand Junction Zoning and Development Code in effect at the time of application for 
each phase of development. 
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Lighting Revisions 
Outdoor lighting in the Redlands has historically been minimized, particularly in the 
areas on the south side of Highway 340 which includes the Redlands 360 ODP area. In 
keeping with Code purposes and the historic treatment of lighting in the Redlands, and 
specifically to be consistent with lighting within surrounding neighborhoods and nearby 
developments in the Redlands 360 area (e.g. The Ridges/Redlands Mesa, Granite 
Falls), the Applicant is proposing a lighting policy and standards as depicted on Exhibit 
8: Outdoor and Site Lighting of the amended Redlands 360 Outline Development Plan 
(ODP).  The proposed standards apply to public streets; bicycle and pedestrian trails 
and outdoor public gathering spaces; multifamily parking lots; playgrounds under-
canopy areas, signage and accent landscape lighting and building entries.  In general, 
lighting in these areas is minimized in as much as possible without compromising safety 
requirements for lighting. 
 
B. PUBLIC BENEFIT 
 
The Redlands 360 (R360) Planned Development (and as Amended) will create a 
residential neighborhood that meets the intent of the 2020 One Grand Junction 
Comprehensive Plan, the development requirements of the City of Grand Junction, and 
the Circulation Plan.  Public benefits include: 
 

o the development of infill properties within the City 201 boundary; 
o the planned development of a project with a 20+ year development horizon; 
o the creation of a residential project meeting the intentions and densities of the 

Comprehensive Plan; 
o the placement of residential development, clustered to respect the land, 

consolidate infrastructure, and maximize open space; 
o the creation of a development that will continue to promote the recreational 

opportunities that have been allowed over the last 20 years; extensive on- and 
off-street pedestrian networks are preserved and proposed, legitimizing and 
stabilizing the numerous ‘social trails’ existing on the property; 

o significant open space dedication, over 30% of the entire project; determination 
of public ownership and maintenance responsibilities subject to discussions with 
the City; 

o the creation of a Metropolitan District for public improvements financing as well 
ownership and maintenance of all parks and open space within Redlands 360, 
and assurances to the City for road and utility improvements that meet City 
standards; 

o the creation of strong Design Guidelines to assure quality development that will 
maintain property values and ensure a consistent vision for the overall 
community; 

o drainage improvements that control historic flows. 
 
C. NEIGHBORHOOD MEETING 
 
A neighborhood information meeting for the above-referenced projects was held 
Tuesday, October 21, 2025, at Monument Baptist Church, from 5:30 pm to 7:00 pm. 
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The initial letter notifying the neighboring property owners within the surrounding 500 
feet was sent on October 8, 2025, per the mailing list received from the City of Grand 
Junction. There were approximately 37 people in attendance, including representatives 
from O|NE LaPlata/Redlands 360; Jane Quimby (Project Manager), Doug Quimby, 
Cody Humphrey and Don Gravette. The City of Grand Junction was represented by 
Jessica Johnson, Zoning Supervisor. Also in attendance was Tracy States, Project 
Coordinator with River City Consultants, Inc. 
 
D. PROJECT COMPLIANCE, COMPATIBILITY AND IMPACT 
 
1. Adopted Plans and Policies 
At the time of original approval, the Redlands 360 PD ODP demonstrated compliance 
with all applicable adopted plans and policies including the appropriate sections of the 
Zoning and Development Code in effect at the time, the 2020 One Grand Junction 
Comprehensive Plan and the then-in effect Redlands Area Plan.  The proposed 
amendments to the Redlands 360 PD ODP do not change compliance with existing 
adopted plans and policies.  
 
The Planned Development zone allows the Redlands 360 Planned Development to best 
address compliance, compatibility, and impact with a well-planned, modern, and unique 
community. The original PD ODP and the proposed amendment meets and/or exceeds 
the intent of the 2020 One Grand Junction Comprehensive Plan / Future Land Use Plan 
(FLU), the development requirements of the City of Grand Junction, and vehicular, 
bicycle and pedestrian considerations of the Grand Junction Circulation Plan.       

In addition, the Planned Development zone provides opportunities, in conjunction with 
other City Code tools, that have been incorporated in the Redlands 360 ODP. The 
proposed ODP density range in Redlands 360 is 1300 units (minimum) to 1750 units 
(maximum), which represents a density range of 2.1 to 3.1 units per acre. Based on this 
analysis the proposed density is at the low end of what is allowed via adopted plans and 
policies. 
 
Compliance with One Grand Junction Comprehensive Plan 
The Redlands 360 Planned Community has provided reports, studies, plans, and most 
of all ‘vision’ in the development of the existing and proposed amended ODP that 
strongly supports the following Principles within the 2020 One Grand Junction 
Comprehensive Plan: 

 
Principle 2 – Resilient and Diverse Economy 

1. Foster a vibrant, diverse, and resilient economy 
1a – Economic Diversity – Support the further diversification of the economy 
that is prepared to anticipate, innovate and proactively respond to the cyclical 
economic fluctuations and evolution 

6. Invest in key infrastructure that supports businesses 
6a – Attainable Housing – Encourage the development of attainable housing for 
early and mid-career employees consistent with the City’s housing goals. 
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6d – Regional Amenities – Continue to invest in parks, recreation and its 
connected trail system that serve as attractions for tourism and amenities for 
locals. 

 
Principle 3 – Responsible and Managed Growth 

1. Support fiscally responsible growth and annexation policies that promote a 
compact pattern of growth, maintain or improve levels of service, and encourage 
the efficient use of land. 
2.  Encourage infill and redevelopment to leverage existing infrastructure. 
3. Collaborate with regional entities and service providers on growth and 
infrastructure issues. 
4. Maintain and build infrastructure that supports urban development. 

4h – Parks and Recreational Facilities - Provide residents with access to parks 
and recreational opportunities, recognizing that projected needs, types of 
opportunities, and facilities will vary based on location. Strive to provide park 
facilities within the defined level of service consistent with Chapter 3 and the 
Parks and Recreation Master Plan for all homes within the city. 
4j – TRAILS - Evaluate current policy for responsibility related to construction of 
City’s Active 
Transportation Network. 

5. Plan for and ensure fiscally responsible delivery of City services and 
infrastructure. 

5e – Special Assessment Districts 
6. Support the development of neighborhood-centered commercial uses and 
mixed-use development. 

6e – Context-Sensitive Development - Ensure that all development contributes 
to the positive character of the surrounding area. Tailor building materials, 
architectural details, color range, building massing, and relationships to streets 
and sidewalks to the surrounding area. 

7. Continue efforts to create a community that provides a sense of arrival, 
attractive design, and well-maintained properties. 

7a – Gateways - Enhance and accentuate the community’s gateways, 
including Interstate 70 interchanges, Interstate 70 Business Loop, and 
State Highway 50 to provide a coordinated and attractive community 
entrance. Gateway design elements may include streetscape design, 
supportive land uses, building architecture, landscaping, signage, 
lighting, and public art. 
7b – Design Standards - Develop basic design standards for key 
corridors to improve the overall visual cohesiveness and appeal of an 
area as well as improve upon the overall physical appearance of the 
city. 
7c – Streetscape - Continue to implement cost-effective improvements 
to the streetscape, including functional improvements to hardscape and 
green infrastructure as well as artistic and design elements. 

 
Principle 5 – Strong Neighborhoods and Housing Choices 

1. Promote more opportunities for housing choices that meet the needs of people 
of all ages, abilities, and incomes. 
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1c – Housing Types - Promote a variety of housing types that can provide 
housing options while increasing density in both new and existing 
neighborhoods, such as duplexes, triplexes, multiplexes, apartments, 
townhomes, and accessory dwelling units, while maintaining neighborhood 
character. 

4. Promote the integration of transportation mode choices into existing and new 
neighborhoods. 

4a – Neighborhood Connections - Connect new and existing neighborhoods 
with features such as sidewalks, trails, parks, schools, community gardens, and 
other gathering spaces to provide opportunities for interaction and strengthen a 
sense of community. 
4b – Connectivity and Access - Promote housing density located near existing 
or future transit routes and in areas where pedestrian and bicycle facilities can 
provide a safe and direct connection to neighborhood and employment centers. 
4c – Missing Links – Prioritize walking and bicycling infrastructure 
improvements needed to complete gaps or “missing links” between existing 
neighborhoods and other community destinations such as schools, transit, 
stops, neighborhood centers, parks, public open space, and trailheads. 
4d – Infrastructure Improvements - Prioritize infrastructure improvements, such 
as traffic calming enhancements, sidewalk repairs, bikeways, street tree 
plantings, and undergrounding of overhead utilities to improve safety and 
quality of life for neighborhood residents based on documented deficiencies. 

5. Foster the development of neighborhoods where people of all ages, incomes, 
and backgrounds live together and share a feeling of community. 

5a – Neighborhood Partnerships - Foster partnerships with Neighborhood 
Associations to identify specific needs, develop and implement programs/ 
projects, identify infrastructure deficiencies, and otherwise assist in building 
capacity in individual neighborhoods. 
5b – Connectedness – Continue to implement programs and events that 
convene neighborhoods, help build relationships, and foster a feeling of 
connectedness among neighbors, especially those that are underserved or 
identify as minorities. 
5c – Innovative Design. Encourage creativity, flexibility, and innovation in the 
design and  
construction of new developments and neighborhoods to adapt to unique site 
conditions and that promote an engaged community and facilitate active and 
healthy lifestyles (e.g., co-housing, community gardens, and recreational 
amenities). 

 
Principle 6 – Efficient and Connected Transportation 

1. Continue to develop a safe, balanced, and well-connected transportation 
system that enhances mobility for all modes. 

1c – Circulation Plan – Maintain and regularly update the City’s Circulation 
Plan. All new development is required to construct vehicular, transit, bicycle, 
and/or pedestrian improvements consistent with the adopted Circulation Plan. 
1d – Bicycle and Pedestrian Plan - Collaborate with RTPO and Mesa County to 
develop and implement a Bicycle and Pedestrian Plan. Continue to prioritize 
projects designed to address “missing links” in the system and improve the 
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accessibility of under-served neighborhoods. Ensure the plan has a reporting 
mechanism so the community can follow progress on bicycle and pedestrian 
infrastructure improvements. 
 

4. Encourage the use of transit, bicycling, walking, and other forms of 
transportation. 

4d – First and Last Mile Connections - Prioritize pedestrian and bicycle 
improvements in areas where transit service exists to provide safe and 
continuous routes between transit stops and adjacent uses and to increase the 
accessibility of transit service. 
4g – Urban Trails System - Improve the urban trail system on and connecting to 
Active Transportation Corridors focusing on utilizing existing corridors such as 
drainage ways, canals, ditches, rivers, and roadways. 
4h – Wayfinding - Implement wayfinding to help people navigate when biking or 
walking. 

 
Principle 7 – Great Places and Recreation 

1. Provide a safe and accessible network of parks, recreational amenities, open 
space, and trails. 
2. Ensure parks, recreational and open space facilitates meet community needs 
and equity 
of location. 
3. Foster opportunities to bring people together by developing great public 
spaces. 
5. Maintain access to public lands at the urban/rural interface. 

 
The approved original PD ODP and the proposed amendment are based on submitted 
reports and exhibits that further demonstrate conformance.  Recognition of this approval 
and demonstrated compliance are being requested with this application.  
 
A detailed analysis of pertinent sections of the Zoning and Development Code included 
in section E. below further addresses project compliance, compatibility, impact, and 
adopted policies. 
 
2. Land Use in the Surrounding Area 
Surrounding land use noted in the City GIS is not the best indicator of the existing land 
use as it notes Single Family Residential, Entertainment / Recreation, Livestock, 
Communication/ Utilities, and Vacant as its categories. 
 
Surrounding zoning provides a better indicator of Land Use in the surrounding area, and 
includes: City R-2R, RL-4, and PD and County RSF-2 to the west; City R-1R and 
Redlands Mesa PD, and County RSF-R to the south; City Redlands Mesa PD and 
County RSF-4 to the east; and City R-2R and PD, and County RSF-4 to the north. 
 
3. Site Access and Traffic Patterns 
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The Grand Junction Circulation Plan denotes the Existing and Proposed Road 
Standards, a portion of which is depicted in the map below. The maps shows that 
Broadway/Highway 340 (in red) is designated as a Principal Arterial; Redlands Parkway 
and South Camp (in dark blue) are designated as Major Collectors; Renaissance 
Boulevard and Canyon Rim Drive (in light blue) are designated as Minor Collectors; and 
two proposed roads through the property (in dashed yellow) are shown as Unclassified 
which means the classification will be determined as the project evolves. More specific 
discussion of roads and access and bicycle and pedestrian infrastructure follows. 

• Roads and Access 
o There are four access points into the project, three of which are on the City 

Circulation Plan 
 23 Road, with a reconfigured intersection with South Broadway 
 Easter Hill Drive 
 Redlands 360 

• The connection through Renaissance was prohibited by grade 
• The shift over to Redlands Parkway through Filing 2 removes the 

awkwardness of backtracking through the Renaissance 
neighborhood 

• There will still be a connection to Athens Way 
 Canyon Rim Drive 

• This connection has been looked at in more detail with the following 
being incorporated into the proposed plan:  
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o Approved narrowing of road sections through the Canyon Rim 
360 development for traffic calming 

o The developers have been aiding the City in working with the 
BLM for crossing its property; road narrowing in Canyon Rim 
360 will continue through the BLM property 

o Planning for specific deterrents to better distribute traffic in and 
out of all four accesses into Redlands 360: 
 the proposed road network does NOT connect the upper 

road system into a ‘loop’; a ‘loop’ road within the proposed 
Redlands 360 Planned Development is not part of our 
vision, nor our plan, although we do support and provide a 
looped pedestrian trail connection. 

  
A Traffic Study by Kimley-Horn and Associates was submitted with the original PD ODP 
application.  With the addition of only an estimated 74 residential units, the proposed 
amended PD ODP will not significantly alter the traffic analyses that have been provided 
with the initial PD ODP and subsequent filings.  More detailed traffic information will be 
provided as development progresses to the parcels being added to the PD ODP in 
proposed Phases 8 and 10. 
 
• Pedestrian and Bicycle Analysis  
 
o Exhibit 1 of the existing approved PD ODP indicates the proposed network of 

main trails through the development.  This proposed network, most of which 
exists on site, will not change.  The three parcels to be incorporated into the 
amended PD ODP will have pedestrian and bicycle amenities consistent with the 
approved plan.  The Pedestrian and Bicycle Analysis Worksheet was submitted 
with the PreApplication for the PD ODP amendment and there were no comments 
regarding it and a separate analysis is included with this application.  More 
detailed Pedestrian and Bicycle Analysis Impact per TEDS Section 29.08.050 will 
be included at each phase of development. 

 
 
4. Availability of Utilities 
All utilities are available and adjacent to the site. 

Utility providers are:  
 Water – Ute Water District 

o With the Ute Water tank being at the high point of this property, there are 
existing large, buried intake and outflow pipes that have been considered 
and avoided in the layout of the proposed plan.   

 Sewer – City of Grand Junction 
 Irrigation water – Redlands Water and Power (RWP)*  
 Power – Xcel Energy 
 Gas – Xcel Energy 
 Communications – TBD 
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*In an effort to mitigate irrigation requirements on the site, the landscape vision for the 
community is to incorporate an enhanced desert- or xeric-look for both community 
common spaces (as well as residential lots), while avoiding the installation of large, 
unneeded irrigated turf areas if unnecessary.  Seventy-five shares of RWP are available 
for this site. These shares will be used to irrigate parks and common open space 
landscaping, streetscapes and entry landscaping, as well as exposed, disturbed areas 
that require rehabilitation.  
 
5. Special or Unusual Demands on Utilities 
The proposed project has no special nor unusual demands on utilities. Recognizing that 
the Redlands 360 project is one of the largest planned residential projects that the 
community has considered, the plan proposes land uses and densities with lower 
demands than all of the guiding plans for density, traffic, water, and sewer that the City 
has developed and planned for.   
 
6. Effects on Public Facilities 
The Redlands 360 Planned Development is a 629-acre infill project which will have 
expected, but not unusual impacts on public facilities that are commensurate with this 
20+ year build-out community.   As noted, total residential units will be less than the 
maximum that the 2020 One Grand Junction Comprehensive Plan allows, and flexibility 
is anticipated in product type and demographic. To this end, and through this submittal 
process, Redlands 360 has asked for full input from the police, fire, and school district, 
responding to and adjusting the plan accordingly.  
 
7. Hours of Operation - NA 
 
8. Number of Employees - NA 
 
9. Signage Plans 
Signage is utilized at the project entries and throughout the planned development.  The 
locations and detailed design have been and will be addressed with each phased 
subdivision submittal.  
 
10. Site Soils and Geology 
Soil investigations were done by Huddleston Berry Geotechnical Engineers with the 
original PD ODP application.  Additional studies have been submitted with the 
applications for Filings 1-4 as required.  
 
11.  Impact on Geology and Geological Hazards 
The Geologic Hazards and Preliminary Geotechnical Investigation prepared by 
Huddleston-Berry Engineering and Testing and additional geotechnical investigations 
conducted by Goodrich Engineering LLC, provide the following conclusions and 
recommendations: 
 
• Based upon the available data sources, field investigation, and nature of the 

proposed subdivision, geotechnical engineers do not believe that there are any 
geologic conditions which should preclude development of the site. However, 
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foundations, pavements, and earthwork will have to consider the impacts of the 
shallow bedrock and presence of moisture sensitive soils and/or bedrock.  

• Due to the extensive size of the site, the geotechnical engineers recommend that 
additional geotechnical investigations be conducted at the site for each filing of the 
project. Once site grading plans, lot layouts, etc. have been finalized, more 
geotechnical borings should be conducted for each filing to better understand the 
soil and bedrock conditions at the site to develop specific recommendations for each 
filing. 

   
E. Review Criteria for PD ODP Amendment (Section 21.02.050(j)) 
 
Review Criteria for ODP 
The Planning Commission shall review and recommend, and the City Council shall review 
and decide on an ODP based on demonstrated conformance with all of the following 
criteria: 
 
(A)  The Comprehensive Plan, Grand Junction Circulation Plan and other adopted plans 
and policies;   
 
Response:  See analysis in section D. above. 
 
(B)  The applicable corridor guidelines and other overlay districts in GJMC Titles 23, 24 
and 25;  
 
Response: There are no overlay districts that apply to this property/project. 
 
(C)  The rezoning criteria provided in GJMC § 21.02.050(m); 
 
Review Criteria. 
An applicant for Rezoning has the burden of producing evidence that proves each of the 
following criteria: 
 
(A) Consistency. 
The proposed zoning is generally consistent with applicable provisions of the 
Comprehensive Plan. 
 
Response: Refer to discussion in section D. above. 
 
(B) Development Patterns. 
The proposed zoning will result in logical and orderly development pattern(s). 
 
Response:  Exhibit 5 of the ODP illustrates the proposed development progression over 
the anticipated 20+ year buildout.  The developer is currently targeting development 
progression based on logical development of infrastructure and variety of housing 
products and is closely tied to the Metropolitan District Plan.   
 
(C) Benefits. 
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The community or area, as decided by the reviewing body, derives an overall benefit(s) 
from the proposed zoning. 
 
Response: Refer to discussion in section B. above. 
 
(D)  A Planned Development which allows the construction and/or use of single unit 
detached dwellings shall allow accessory dwelling units (ADUs) in accordance with 
GIMC § 21.04.040 and shall not have any standards regarding ADUs that are more 
restrictive than this Code. All ADU applications shall be reviewed through the 
administrative process in GIMC § 21.02.040 
 
Response: Per Exhibit 6A, Use Table, of the ODP, ADUs are allowed in the lower 
density areas and there will be no other standards regarding ADUs with the ODP that 
are more restrictive than the Zoning and Development Code. 
 
(E) The ODP specifically shows the following requirements of a planned development: 
 
a. Adequate public services and facilities shall be provided concurrent with the projected 
impacts of the development; 
 
Response: Adequate public services and facilities will be provided concurrent with each 
phase of development and review by the City and appropriate agencies to confirm the 
infrastructure exists or will be provided with construction of each phase.  Any additional 
studies/analyses will be provided as required with each phase. 
 
b. Adequate circulation and access shall be provided to serve all development 
pods/areas to be developed; 
 
Response: Adequate circulation and access will be provided concurrent with each 
phase of development and review by the City and appropriate agencies to confirm the 
infrastructure exists or will be provided with construction of each phase. Any additional 
studies/analyses will be provided as required with each phase. 
  
c. Appropriate screening and buffering of adjacent property, uses, and structures shall 
be provided; 
 
Response: Detailed site and landscape plans will be provided with construction of each 
phase that will ensure appropriate screening and buffering of adjacent property, uses 
and structures.  
 
d. An appropriate range of density for the entire property or for each development 
pod/area to be developed; 
 
Response:  The range of density for the gross acreage of the property (629 acres) 
depicted on Exhibit 3 of the PD ODP results in a density of approximately of 2.1 units 
per acre which is within the range of density in the Residential Low (2-5.5 units per 
acre) land use category of the One Grand Junction Comprehensive Plan.  
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e. An appropriate set of base zone district standards for the entire property or for each 
development pod/area to be developed; 
 
Response: The proposed zone district standards depicted on Exhibit 3 of the PD ODP 
have been revised since the original approved ODP.  The proposed revised standards 
are consistent with the Zoning and Development Code zone districts and thus are 
appropriate as each pod/area are developed.    
 
f. An appropriate phasing or development schedule for the entire property or for each 
development pod/area to be developed. 
 
Response: Exhibit 5 of the PD ODP has been revised to update and reflect current 
logical development of infrastructure and variety of housing products and is closely tied 
to the Metropolitan District Plan. Refer to section F. below. 
 
g. Any requested adjustments to the standards of the base zone district(s) and/or other 
applicable standards such as landscaping, uses, or parking shall be identified both by 
location on the site plan and in an accompanying narrative summary; and 
 
Response:  Requested standards, uses and outdoor lighting are depicted on Exhibits 3, 
6 and 8 respectively.  
 
h. An appropriate community benefit shall be described through the application 
narrative, which incorporates at least one of the following: 
 
1. The PD protects, preserves, and/or manages areas of significant natural resources 
beyond the requirements of the base zoning regulations; 
 
2. The general arrangement of proposed uses in the PD better integrates future 
development into the surrounding neighborhood, either through more compatible street 
layout, architectural styles, and housing types, or by providing better transitions 
between the surrounding neighborhood and the PD with compatible development or 
open space buffers; 
 
3. Areas of open space, their intended levels of use, and their relationship to other 
proposed uses in the PD provide enhanced opportunities for community gathering 
areas; 
 
4. The PD features outstanding site design and construction, such as best management 
practices for on-site storm water management, green building materials, and/or water 
and energy efficiency: 
 
5. Site design in the PD will create a diverse neighborhood with a mix of housing 
choices; or 
 
6. The PD features enhanced opportunities for walkability or transit ridership, including 
separated parking bays, off street walking paths, shorter pedestrian routes than 
vehicular routes, linkages to or other provisions for bus stops, etc. 
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Refer to section B. above for community benefit discussion.  All 6 benefits outlined 
above are incorporated into the Redlands 360 PD ODP. 
 

***          ***         *** 
 
The following additional elements of the Zoning and Development Code are applicable 
to this development thus are addressed below: 
 

 Section 21.06.010 (f) – Hillside Development standards implementation 
 Section 21.06.010(g) – Ridgeline Development standards implementation 
 Outdoor Lighting 
 Requests for credits and/or reimbursements for required parks and open 

space fees 
 

Hillside Development.  The Hillside Development Standards have been integral in the 
planning and design of this development, and meet the provisions of this code section:  
 
The provisions hereof are designed to accomplish the following: 
 

(i) Prohibit development or uses which would likely result in a hazardous situation 
due to slope instability, rock falls, or stormwater runoff and excessive soil erosion; 

 
Response: Development has been clustered within the flatter slopes on the site; 
trail corridors will provide setbacks to the ridgelines; lots will have setback 
requirements from the ridgelines; and existing natural drainage corridors will be 
enhanced. 
 

(ii) Minimize the threat and consequent damages resulting from hillside area fires by 
establishing fire protection measures and adequate emergency vehicle access; 

 
Response:  The site is not classified as having wildfire hazard (see 21.07.020 (d)) 
and roadways have been designed to meet City code; these roadways provide per 
code access to emergency vehicles.  

 
 (iii)   Preserve natural features, wildlife habitats, natural vegetation, trees and other 

natural plant formations; 
 

This development preserves over 30% of the site as dedicated open space. This open 
space captures the most diverse vegetative, topographic and rock outcrop areas on 
the property. 

 
(iv)  Provide for safe vehicular circulation and access to recreation areas, natural 

drainage channels, paths and trails; 
 

Response: The road network design is a purposeful ‘Design Driver’ of this project 
since its onset. It encourages community and ‘random’ connectivity to internal and 
external surrounding neighborhoods. A loop road would invite ‘danger’ in the form of 
speeding and short cutting; having unimpeded open space from north to south in the 
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center of the community minimizes vehicular and pedestrian conflict; it spreads out the 
ADT and discourages traffic going through Canyon Rim.  The proposed road types 
purposefully encourage and discourage traffic concentration to meet the intent of this 
pedestrian-based development.  Trails and roads are predominantly separate, there 
are two major trail loops; an outer loop consisting of a variety of existing soft surface 
and single-track trails and potentially hard surface trails, and an inner loop consisting 
of an 8’ wide concrete trail. Neighborhood connectivity is accomplished via trails within 
subdivisions, and at adjacent cul-de-sacs and open space corridors. Any instance of 
trails paralleling roads will be detached. 

 
In addition to safe vehicular circulation, this development acknowledges natural 
drainages and includes extensive bicycle and pedestrian circulation within the 
development and to the open space areas.  Much of the open space area has over 7.5 
miles of historic trails that will be legitimized by the approval of this ODP. Limited 
roadway conflicts with the open space/trail corridors are purposely designed to create 
safe pedestrian/biking passageways. 

 
 (v)   Encourage the location, design and development of building sites in a manner 

that will provide for greater aesthetic appeal, blend with the slopes and hillside 
terrain, minimize the scarring and erosion effects of cutting, filling and grading of 
hillsides and prohibit development of ridge lines as defined; and 

 
Response: The homesites are clustered and placed on the flatter and most 
developable slopes, which while having excellent views to the Grand Valley, are 
themselves back dropped by the site.  

 
(vi)  Encourage preservation of open space by encouraging clustering or other design 
techniques to preserve natural terrain, views and vistas. 
 
Response: As discussed above, over 30% of the property is dedicated Open Space 
that is achieved by clustering the homesites on the flatter portions of the site. Long 
established trails and open spaces are being preserved and enhanced for 
sustainability purposes and continued public use. 

 
In meeting the intent of these Hillside Regulations the requirement that development 
only occur on slopes of 30 percent or less was addressed with the original PD ODP.  
The analysis at that time is still valid, therefore it is not necessary to be addressed with 
this amendment. 
 
Ridgeline Development. The Ridgeline Development Standards have been considered 
in the planning and design of this development. Of the proposed development area the 
potential for concerns is limited to the streets that abut the project on the western and 
northern areas of the site; this is where there are existing mesa cliffs and proposed 
homes could be quite visible. With the original approved PD ODP, twelve locations were 
examined and selected to illustrate sections per criteria established in the Zoning and 
Development Code that were depicted on approved Exhibits 7a and 7b of the PD ODP 
(sections A – L). With this amendment, an additional cross section location (M) has 
been included on proposed amended Exhibits 7a and 7b.  Consistent with Code criteria, 

Packet Page 78



Redlands 360 ODP and PD Amendment General Project Report                                                                                                        
Page 16 of 20 

there are no two story homes visible from the adjacent roadways.    
 
Response: The provided sections depicted on Exhibits 7a and 7b of the Redlands 360 
ODP address the ridgelines depicted in the Zoning and Development Code. Analysis 
was provided with the original approved ODP and no changes are proposed other than 
the addition of a cross-section across the two new western parcels; therefore further 
analysis is not necessary to be addressed with this amendment.   
 
Outdoor Lighting.  Outdoor lighting in the Redlands has historically been minimized, 
particularly in the areas on the south side of Highway 340 which includes the Redlands 
360 ODP area.  The excerpt below is from the Redlands Neighborhood Plan adopted by 
the City and County in 2002.  While this plan has since been sunset by the City, the 
information is still relevant to the importance of protecting the night sky and how lighting 
on the Redlands has been treated over time.  Exhibit 8 of the proposed amended PD 
ODP depicts the outdoor lighting standards to be utilized throughout Redlands 360.  
 

Outdoor Lighting  
The enjoyment of the night-sky is also a high priority for residents of the 
Redlands.  Specific standards should be developed to address light 
pollution concerns.  The varying topography and proximity to the Colorado 
National Monument makes it that much more important that the amount of 
lighting in certain areas of the Redlands be kept to a minimum.  Generally, 
that area south of Highway 340 should have reduced requirements for 
street lighting and other public space lighting, allowing the lighting to be 
low level and spaced to provide the minimum light necessary to meet 
safety needs.  
 

Goal:    
• Enhance and maintain, to the greatest extent possible, the darkness of 

the night sky.  
 
 

Policies  
• Minimize the number and intensity of street lighting and public space 

lighting.  
• Encourage homeowners to minimize outdoor lighting.  

 

Packet Page 79



Redlands 360 ODP and PD Amendment General Project Report                                                                                                        
Page 17 of 20 

These policies have historically been applied to developments in the Redlands.  Even 
so, it appears pedestrian and vehicular safety has not been compromised by the 
reduction of lighting.  The crash data available on the City website (map below) does 
not identify any areas within the Redlands communities as flagged for concern.  There 
have been one or two incidents over the last two years, however this clearly is not an 
issue with the current lighting and traffic patterns in this area.  It can be concluded that 
new developments should be able to maintain similar standards to those existing. 

 
In addition, the crime statistics shown on the map below over the last year also 
demonstrate that the Redlands area would not benefit from similar standards to the rest 
of the City. 
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As illustrated on the following map, the majority of neighborhoods surrounding Redlands 
360 do not adhere to the 250' standard, to include recent developments in the area. As 
such any newer neighborhoods aligning with the existing development standards in the 
area would not benefit from the increased lighting warranted in other areas of the valley. 
Rather it would directly conflict with the original intent of the Redlands Area plan as was 
agreed upon in earlier adoptions of the Zoning Code.  
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Requests for Credits and/or Reimbursements 

Exhibit 2 of the proposed amended PD ODP depicts proposed public park areas in 
Redlands 360 and includes a Community Benefit Chart.  This chart breaks down the 
commitments for the noted 185 acres of Open Space, recognizing that this too could 
fluctuate between 185 acres and 225 acres. The breakdowns include: 35 acres of 
‘Traditional’ Public Parks (over half on slopes less than 10%, close to 90% on slopes 
less than 20%); 50 to 60 acres of ‘Unique’ Public Parks; and 100 to 120 acres of open 
space and perimeter trails. 
 
With approval of the original Redlands 360 PD ODP, Open Space Fees and Park 
Development Fees were initially eliminated for this project, in recognition of the fact that 
the developer was directly incurring expenses for parks and open space improvements 
as provided for in the IGA. The developer has maintained a record of all qualified parks 
and open space expenses allowable under the provisions of the IGA, with appropriate 
supporting documentation which is provided to the City on an annual basis. Beginning in 
August 2025 the City began collecting Parks and Open Space Fees in accordance with 
standard practice. Those fees are reimbursable to the developer, providing the costs of 
specific parks and open space improvements and amenities, as specified in the IGA, 
exceed the value of the collected fees.  
 
In addition, the original approval of the Redlands 360 PD ODP stipulated that any street 
improvements for streets functioning as Collector streets or greater shall be eligible for 
either credit or reimbursement from the TCP fees associated with this development.  
 

Packet Page 82



Redlands 360 ODP and PD Amendment General Project Report                                                                                                        
Page 20 of 20 

Similarly, the original approval of the Redlands 360 PD ODP stipulated that for any 
water or sanitation pipelines and facilities constructed in excess sizing capacity 
available for third parties, the City shall agree to enter into a cost recovery agreement 
for the improvements. 
 
F. DEVELOPMENT SCHEDULE AND PHASING 

Development Phasing 
Due to the 629-acre size of this project, a 20+ year buildout is anticipated.  The 
developer is currently targeting development progression based on logical development 
of infrastructure and variety of housing products and is closely tied to the Metropolitan 
District Plan.  As stated above, the two 5-acre parcels on the west side are to be 
incorporated into proposed Phase 8 and the 19-acre parcel on the northeast edge of the 
Redlands 360 development will be incorporated into Phase 10 on the revised 
Development Progression Plan (Exhibit 5).  This exhibit has been revised since that 
adopted with the original PD ODP but better reflects current conditions. 
 
There is purposeful flexibility built into the ODP with 1,300 to 1,750 housing units (single 
family, multi-family, and commercial). This flexibility in density allows the project to 
adapt to potential market changes over the 20+ year long-term project. No changes to 
the original density of the PD ODP are being proposed with the amendment. 
 
Proposed Dates 
ODP Amendment/Annexation Submittal:  December 2025 

Property Closing: The three parcels to be incorporated into the amended PD/ODP have 
already been acquired by Redlands 360 

Development Construction Initiation:   

• With the exception of some homes, construction is complete in Filing 1 
 

• Filings 2, 3 and 4 are anticipated to start construction in the first quarter of 
2026 
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PEDESTRIAN AND BICYCLE ANALYSIS 
Redlands 360 Planned Development Amendment 

Amend Planned Development Zoning and Outline Development Plan  
 

 

PEDESTRIAN INFRASTRUCTURE 
There are pedestrian facilities sidewalks in most of the developments to the west and 
south of the Redlands 360 site but are non-existent in developments adjacent to the 
Redlands 360 site are non-existent in developments east and north of the site.  For the 
most part, the sidewalks are attached to the street cross-section as required to meet 
local street standards.  Detached walks/trails exist on major roadways in the vicinity 
such as South Camp Road and Redlands Parkway. With Filing 1 of Redlands 360, 
detached sidewalks were constructed along adjacent South Broadway and Easter Hill 
Drive.  As with Filing 1 and adjacent Canyon Rim 360 on the southwest side of 
Redlands 360, pedestrian infrastructure will be provided as the development 
progresses, including sidewalks and access to off-street trails (e.g. north end of Canyon 
Rim Trail). 
 
The remainder of undeveloped Redlands 360 is crisscrossed by numerous off-road 
trails that are presently utilized by both pedestrians and cyclists.  Many of these will 
continue to exist and/or be enhanced and trailheads established (e.g. trailhead on east 
end of Canyon Rim Drive and east end of Easter Hill Drive) as the development 
progresses as illustrated on Exhibit 1 of the PD ODP.  
 
BICYCLE INFRASTRUCTURE 
Existing bicycle facilities in the vicinity include striped bike lanes and detached paved 
bike/pedestrian trails along South Camp Road and Redlands Parkway.  The detached 
sidewalk constructed along South Broadway with Filing 1 of Redlands 360 and the 
attached sidewalk on the north side of Canyon Rim Drive constructed with Canyon Rim 
360 are also depicted as a shared bike/pedestrian trail on the City of Grand Junction 
Transportation Map.  
 
Otherwise, bicycle infrastructure within the site consists of the numerous existing off-
road shared trails mentioned above, many of which will continue to exist and/or be 
enhanced and trailheads establish as development progresses as illustrated on Exhibit 
1 of the PD ODP. 
 
CONNECTIVITY AND COMPLIANCE 
Pedestrian and bicycle connectivity to/from the Redlands 360 development has begun 
with the early filings to date and will continue to be established and or enhanced as the 
project develops.  This is evidenced by the previous approval of the PD ODP that 
included Exhibit 1.  This amendment will not change the approved PD ODP other than 
to illustrate how the infrastructure will be extended in the three parcels added to the 
development that is shown on an amended Exhibit 1. 
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SUMMARY 
The proposed amended PD ODP will not have an adverse impact existing or proposed 
pedestrian and bicycle facilities.  The overall Redlands 360 development will improve 
facilities and connectivity as it develops.  
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SURVEYOR'S STATEMENT

I, Alec K Thomas, a registered Professional Land Surveyor in the State of Colorado, do hereby state: the
Improvement Survey represented hereon was performed by me or under my responsible
charge; it is based upon my knowledge, information and belief; it is in accordance with applicable standards
of practice. This statement is not a guaranty, either expressed or implied.

Alec K Thomas,
Colorado PLS 38274

215 Pitkin Avenue, Unit 201
Grand Junction, CO 81501

Phone: 970.241.4722
Fax: 970.241.8841

RIVER CITY
C    O    N    S    U    L   T    A    N    T    S

www.rccwest.com

NOTICE: According to Colorado law you must commence any legal action based upon any
defect in this survey within three years after you first discover such defect. In no event
may any action based upon any defect in this survey be commenced more than ten years
from the date of the certification shown hereon.

PROPERTY DESCRIPTION (as recorded at reception number 3100476 and 3100471):
The W1/2 NW1/4 SE1/4 SW1/4 of Section 18, Township 1 South, Range 1 West of the Ute Meridian;
The E1/2 NW1/4 SE1/4 SW1/4 of Section 18, Township 1 South, Range 1 West of the Ute Meridian;

Lineal Units of Measurement are U.S. Survey Foot.

BASIS OF BEARINGS

The bearings hereon are grid bearings of the Mesa County Local Coordinate System, GVA, as defined at
http://emap.mesacounty.us/gps_survey/GVAZONE.htm, determined by GPS observation of the south line of
the SE1/4 SE1/4 NW1/4 of Section 16, T.1S., R.1E., Ute Meridian, the Center 1/4 corner of said Section 16,
being a 3.25" aluminum cap on a pipe marked "LS 37904 MCSM" whence the Center-West 1/16 Corner of said
Section 16, being a 3" brass cap marked "LS 37904 MCSM", bears South 89�54'32"West, as shown hereon.

This survey plat does not constitute a title search by the undersigned surveyor or River City Consultants, Inc.
and no certification as to title or ownership of any parcels shown hereon is made by either. All recorded and
apparent rights-of-way and easements shown hereon were researched by the professional land surveyor,
other documents may exist which would affect this property.

This plat is a graphical representation of the professional opinion of the undersigned surveyor of the location
of the property as described in the title documents referenced. The bearings of the boundary lines on the
drawing represent the title description rotated to grid north of the Mesa County Local Coordinate System
(MCLCS) noted above. The geometric integrity of the lines has been preserved except where they yield to
record monuments and/or senior or controlling lines.

Subsurface and environmental conditions were not examined or considered as a part of this survey. No
statement is made concerning the existence of underground vessels that may affect the use or development of
this land.

No improvements were observed as of the date of the field survey, December 3rd 2025.
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ON THIS PLAT
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MCSM: MESA COUNTY SURVEY MARKER
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NO: NUMBER
PLS: PROFESSIONAL LAND SURVEYOR
R: RANGE
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ROW: RIGHT OF WAY
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215 Pitkin Ave, Unit 201 (970) 241-4722  dfoster@rccwest.com 

GRAND JUNCTION, CO 81501 (970) 241-8841 (Fax) 

 
s:\projects\1988 la plata communities, inc\038 bennett parcel\design\drainage\01-report\1988-038 drainage letter odp amend.docx 

RIVER CITY CONSULTANTS, INC. ◼ 215 PITKIN AVENUE, UNIT 201 ◼ GRAND JUNCTION, COLORADO 81501 ◼ 970.241.4722 

December 4th, 2025 

 

 

 

Rick Dorris, Development Engineer 

City of Grand Junction 

250 North 5th Street 

Grand Junction, CO 81501 

 
RE: Drainage Letter adding parcels 2945-172-00-183, 2945-183-00-006, and 2945-183-00-005  

 

 

Dear Rick, 

 

This letter provides an overview of how the three additional parcels will be incorporated into 

the existing Master Drainage Plan developed for the Redlands 360 project. These parcels 

(2945-172-00-183, 2945-183-00-006, and 2945-183-00-005) have been acquired by 

Redlands Three Sixty and are currently being added to the approved ODP. 

 

Parcel 2945-172-00-183 

Located on the northeast portion of the site, this 18.96-acre parcel will require an additional 

detention pond. This pond will be designed, analyzed, and constructed during final 

development. Its purpose will be to provide water quality treatment and detention to the 

greatest reasonable extent. As with the rest of the site, this area typically results in over-

detention, which helps minimize downstream impacts; the new pond will be designed with 

the same approach.  

 

The new pond will discharge into the storm drain system that conveys flows from Pond B3, 

as identified in the Master Drainage Report. Any runoff that cannot be directed to the new 

pond will be conveyed to Pond C2. Pond C2 will be re-analyzed during future design phases 

and adjusted as necessary to account for the additional drainage area. Ultimately, Pond C2 

discharges into the storm drain network that flows toward Red Canyon Wash. 

 

Parcels 2945-183-00-006 and 2945-183-00-005 

These parcels will also be evaluated in detail during their respective development phases due 

to their unique location and interaction with the existing Master Drainage Plan. 

Most of Parcel 2945-183-00-006 (~4.99 acres) has already been incorporated into the current 

Master Drainage Plan. Development of this parcel will require a supplemental drainage letter 

or report confirming how flows will be directed to the pond delineated for Redlands 360 

Filings 3 & 4 and to the Master Plan system. Pond A1, which is included in the R360 Filing 4 

construction plans, will be expanded in the future to increase its footprint and storage 

capacity. Its final design will account for the additional lots proposed for inclusion in the 

ODP amendment. 
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215 Pitkin Ave, Unit 201 (970) 241-4722  dfoster@rccwest.com 

GRAND JUNCTION, CO 81501 (970) 241-8841 (Fax) 

 
s:\projects\1988 la plata communities, inc\038 bennett parcel\design\drainage\01-report\1988-038 drainage letter odp amend.docx 

RIVER CITY CONSULTANTS, INC. ◼ 215 PITKIN AVENUE, UNIT 201 ◼ GRAND JUNCTION, COLORADO 81501 ◼ 970.241.4722 

Parcel 2945-183-00-005 (~5.0 acres) currently drains partially to Pond A1. The remaining 

area is intended to be redirected to Pond A1 as well, either through a storm drain system or 

through site grading to maintain gravity flow. If it is determined that the entire parcel cannot 

reasonably drain to Pond A1, an additional pond will be designed to provide water quality 

treatment, detention, and—consistent with the overall project—likely over-detention. 

 

Additional Information 

Figure 4 from the Master Drainage Study is included with this letter to illustrate the proposed 

drainage infrastructure and show the relationship of the additional parcels to both the ODP 

amendment and the completed Master Drainage Plan. 

 

RCC is confident that the inclusion of these parcels will have minimal impact on the overall 

drainage system and can be effectively managed during final design and development. Please 

feel free to contact me with any questions or concerns. 

 

Thank you, 

 

 
 

Dillon Foster, P.E. 

Project Engineer 
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215 Pitkin Avenue, Unit 201
Grand Junction, CO 81501

Phone: 970.241.4722
Fax: 970.241.8841

RIVER CITY
C    O    N    S    U    L   T    A    N    T    S

www.rccwest.com

Redlands Three Sixty, LLC
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Redlands 360 Development – ODP Amendment/Annexation of 19 Acre Parcel 
 

 
SUMMARY OF NEIGHBORHOOD INFORMATION MEETING  

TUESDAY, OCTOBER 21, 2025, FROM 5:30 PM TO XXXPM 
MONUMENT BAPTIST CHURCH, 486 23 ROAD, GRAND JUNCTION, CO 

 
A neighborhood information meeting for the above-referenced projects was held Tuesday, October 
21, 2025, at Monument Baptist, from 5:30 pm to 7:00 pm. The initial letter notifying the 
neighboring property owners within the surrounding 500 feet was sent on October 8, 2025, per the 
mailing list received from the City of Grand Junction. There were approximately 37 people in 
attendance, including representatives from LaPlata Communities/Redlands 360; Jane Quimby, 
Project Manager, Doug Quimby, Cody Humphrey and Don Gravette. The City of Grand Junction 
was represented by Jessica Johnson, Zoning Supervisor. Also in attendance was Tracy States, 
Project Coordinator with River City Consultants, Inc.  
 
Jane Quimby made introductions and explained the purpose of the meeting was to identify new 
areas being brought into the ODP/PD (Outline Development Plan/Planned Development zoning) 
and changes to the 2022 approved ODP. She then introduced Cody who gave a power point 
presentation. 
 
Cody Humphrey began his presentation, a copy of which is included as an attachment to this 
summary. Cody showed the original ODP and the areas to be brought into the ODP. He stated the 
total area was approximately 628 acres, including Renaissance and Canyon Rim. Cody talked 
about the density, 1,300 – 1,750 units, with 6 acres of commercial and approximately 35 acres of 
parks.   
 
Cody gave a summary of the submittal and made the following points: 

• Will be amending the approved ODP to incorporate the additional 29 acres (two 5 acre 
parcels already in the city limits and one 19 acre parcel in the county, to be annexed into 
city limits). 

• The ODP provides zoning and anticipates land use. 
• The phasing and graphics will be updated. 
• Implementation of outdoor lighting policy/dark sky lighting, limiting streetlights, etc. 
• Would like to mimic what exists in Redlands Mesa. 

 
Cody then showed the current approved plan and the new parcels in relation to the approved ODP. 
He explained that the density of the development is medium density, up to 12 units per acre. He 
explained that the “bubbles” shown on the approved ODP don’t necessarily equate to development. 
The topography is very challenging and 12 units or higher density would work better on flatter 
ground, like the attached dwelling units in Filing 2. He said that the 29 acres would lean more 
toward single family detached product because of the topography. Questions/comments ensued. 
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The conversation had very little to do with the ODP Amendment/Annexation. 
 

• Complaint about S. Broadway one-way street. 
• How does traffic flow work? 

o Cody and Jane explained that there will be two roundabouts and turn lanes to calm 
traffic flow. 

• Is 19 acre parcel next to S. Broadway? 
o No – separated by the ditch and a piece of land. 

• Will there be access to the slide show? 
o Part of neighborhood meeting summary/public record. 

• Project is too dense. Where are the buyers coming from? 
o Some out of state, some from other parts of Colorado. The original ODP was 

approved four years ago and was a very long process with many opportunities for 
public comment. 

o Jane noted that the project is an infill project and the City wanted higher density. 
This is a 25-year project to build out. The project may struggle to get to the 
minimum required density of 1,300 dwelling units. 

• How much of the wetlands on the corner parcel are retained? 
o All. 

 
Cody began to wrap up his presentation and the conversation shifted to traffic mitigation with the 
three added parcels. Cody explained that the added parcels don’t generate enough traffic to change 
the existing traffic impact studies. Jane talked about current traffic mitigation including the 
roundabout at 23 Road and Broadway, planned left turn lanes and the planned internal round about, 
all of which will mitigate traffic and create a safer environment. 
 
Questions about the annexation of roadways and what is the eventual plan for Hwy 340. Cody and 
Jane explained that the 340 roundabout will start as one lane but can accommodate two lanes based 
on the design. The City’s ultimate plan is for 340 to become four lanes from Ridges Blvd. to 
Redlands Parkway. When the roadway is widened to four lanes, the roundabout will also be 
modified to accommodate two lanes of traffic. 
 
Question about how irrigation will be handled. It was explained that the overall project has 75+ 
irrigation shares and only the common areas will be irrigated. It was also explained that the project 
will keep most of the trails and maintain current hillsides. The recent 500-year storm event and 
drainage issues were discussed. Drainage for county residents is an issue and they were advised to 
talk to the county about the existing issues. 
 
The attendees brought up the power outages that are still regularly occurring. Jane explained that 
they had notifications of regular outages with regards to the irrigation pumps. She noted that the 
development is required to install infrastructure as they go, including transformers, lines, etc. The 
outages tend to occur when it is very windy or hot. 
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The conversation shifted back to the ODP Amendment and dark sky policy. Cody reiterated that 
the phasing plan will likely change. He and Jane advised they are working with the city on the dark 
sky definition. Jane added that most existing residences are in the county and that the Redlands 
360 development has to try and find a compromise that meets city code while providing a safe 
environment without overexposing. Redlands Mesa is a good example. The attendees wanted to 
know if there will be lighting limits on retail areas and the response was yes. 
 
Final questions: 
 

• Recap common areas/open space? 
o There are 11 parks, 7 trailheads or about 1/3 of the total acreage. 

• When will construction of Filing 2 begin. 
o February 2026 

• Filings 3 and 4? 
o About the same time. 

 
The meeting adjourned at 7 PM. 
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Outline Development Plan
Amendment & Annexation

October 21, 2025

Packet Page 113



• The property, consisting of 628.9 acres (including 
Renaissance 360 & Canyon Rim 360), will be 
developed with a spectrum of residential products 
and a variety of active and passive recreational 
opportunities.

• A range of 1,300 to 1,750 residential units are planned 
for the community creating an approximate gross 
density range of 2.16 to 2.92 dwelling units per acre.  

• Six acres of commercial/mixed use property are also 
planned for the community. 

• A minimum of 35 acres of traditional parks and 150 
acres of unique parks and open space totaling 30% of 
the total acreage will be built and open to the public. 
The City code requires 10% of the land be dedicated 
as park/open space.

Project Overview
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Redlands 360 Outline Development Plan (ODP) 
Amendment & Annexation 

Summary

• Amend the currently approved Redlands 360 ODP to incorporate +/- 29 acres of land recently 
acquired by Redlands Three-Sixty, LLC.
o Two 5-acre parcels and a 19-acre parcel

• Update the ODP with these three parcels of land which will depict single family detached land 
use for the zoning for each parcel with a preliminary estimate of 74 lots on 29 acres.

• The ODP Development Progression Plan (phasing plan) will also be updated with what has 
currently been completed as well as changes to the phasing based on current development and 
market information for the project. 

• All Redlands 360 ODP graphics that do not currently show these parcels included will need to be 
updated.

• An ODP Outdoor Lighting policy and graphic will be added to the ODP amendment. This policy 
will adopt dark sky standards for street and pedestrian lighting that will apply solely to this 
community and applied outside of the City’s current lighting code.

• The 19-acre parcel is currently outside the City limits and will be annexed into the City as part of 
this process. 
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Purchases:
Ms. Bennet – 19.0 ac
Mr. Lippoth – 5.0 ac
Mr. Oberto – 5.0 ac

Adjacent Land 
Purchases
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19 acres

10 
acres
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Outdoor Lighting Policy
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Outdoor Lighting Policy
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Outdoor Lighting Policy

Street Lighting Pedestrian Lighting
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Thank you
Questions?
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Multiple parcels of land situated in Section 17, Section 18 and Section 19 of Township 1 

South, Range 1 West, of the Ute Meridian, County of Mesa, State of Colorado, being more 

particularly described as follows: 

Lot 100 of Canyon Rim 360 Subdivision Filing Number One, as recorded at Reception 

Number 3002807, 

(307.91 acres more or less.) 

Together with Lot 999 of Bubar Subdivision, as recorded at Reception Number 3140639, 

(193.01 acres more or less.) 

Together with the northeast quarter of the southeast quarter of the southwest quarter of 

said Section 18, 

(9.99 acres more or less.) 

Together with a parcel of land situated in the southwest quarter of the northwest quarter of 

Section 17, Township 1 South, Range 1 West of the Ute Meridian, being more particularly 

described as follows; 

Beginning at 2.25" brass cap marked MESA COUNTY SURVEY MARKER NO 352 1966 for the 

west quarter corner of said Section 17, whence a 2.5" aluminum cap marked LS 33650 

2006 for the center-west sixteenth corner of said Section 17 bears North 89°54'43" East 

with all bearings herein relative thereto; 

Thence North 00°02'39" West, a distance of 527.27 feet to an illegible 1.5" aluminum cap 

on the south line of Right of Way per Reception Number 978831; 

Thence North 89°55'24" East, a distance of 199.86 feet to a 1.5" aluminum cap marked PLS 

4307 USW; 

Thence North 00°03'32" West, a distance of 146.83 feet to a 1.5" aluminum cap marked 

PLS 4307 USW on the purported south line of the Redlands Water and Power Company 

First Lift Canal and the beginning of a curve concave to the northwest having a radius of 

225.00 feet and a central angle of 67°08'11" and being subtended by a chord which bears 

North 47°43'22" East a distance of 248.82 feet; 

Thence easterly along said curve, a distance of 263.64 feet to a point of reverse curvature; 

Thence northerly a distance of 191.31 feet along the arc of said curve concave to the south 

having a radius of 100.00 feet and a central angle of 109°36'50" being subtended by a chord 

bearing North 68°57'42" East a distance of 163.44 feet; 

Thence South 56°13'53" East tangent to said curve, a distance of 223.54 feet; 

Thence South 49°55'24" East, a distance of 179.16 feet; 

Thence South 45°06'06" East, a distance of 490.80 feet; 

Thence South 37°19'22" East, a distance of 162.46 feet; 

Thence South 24°18'00" East, a distance of 41.78 feet to the east line of the southwest 

quarter of the northwest quarter of said Section 17; 

Thence South 00°03'38" West, a distance of 145.10 feet to the said center-west sixteenth; 

Thence South 89°54'43" West, a distance of 1322.08 feet to the Point of Beginning.  

(18.96 acres more or less.) 

(TOTAL ACREAGE 529.87, more or less) 

 

&[Date]12/08/2025
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Redlands 360 Development – ODP Amendment/Annexation of 19 Acre Parcel 
 

 
SUMMARY OF NEIGHBORHOOD INFORMATION MEETING  

TUESDAY, OCTOBER 21, 2025, FROM 5:30 PM TO XXXPM 
MONUMENT BAPTIST CHURCH, 486 23 ROAD, GRAND JUNCTION, CO 

 
A neighborhood information meeting for the above-referenced projects was held Tuesday, October 
21, 2025, at Monument Baptist, from 5:30 pm to 7:00 pm. The initial letter notifying the 
neighboring property owners within the surrounding 500 feet was sent on October 8, 2025, per the 
mailing list received from the City of Grand Junction. There were approximately 37 people in 
attendance, including representatives from LaPlata Communities/Redlands 360; Jane Quimby, 
Project Manager, Doug Quimby, Cody Humphrey and Don Gravette. The City of Grand Junction 
was represented by Jessica Johnson, Zoning Supervisor. Also in attendance was Tracy States, 
Project Coordinator with River City Consultants, Inc.  
 
Jane Quimby made introductions and explained the purpose of the meeting was to identify new 
areas being brought into the ODP/PD (Outline Development Plan/Planned Development zoning) 
and changes to the 2022 approved ODP. She then introduced Cody who gave a power point 
presentation. 
 
Cody Humphrey began his presentation, a copy of which is included as an attachment to this 
summary. Cody showed the original ODP and the areas to be brought into the ODP. He stated the 
total area was approximately 628 acres, including Renaissance and Canyon Rim. Cody talked 
about the density, 1,300 – 1,750 units, with 6 acres of commercial and approximately 35 acres of 
parks.   
 
Cody gave a summary of the submittal and made the following points: 

• Will be amending the approved ODP to incorporate the additional 29 acres (two 5 acre 
parcels already in the city limits and one 19 acre parcel in the county, to be annexed into 
city limits). 

• The ODP provides zoning and anticipates land use. 
• The phasing and graphics will be updated. 
• Implementation of outdoor lighting policy/dark sky lighting, limiting streetlights, etc. 
• Would like to mimic what exists in Redlands Mesa. 

 
Cody then showed the current approved plan and the new parcels in relation to the approved ODP. 
He explained that the density of the development is medium density, up to 12 units per acre. He 
explained that the “bubbles” shown on the approved ODP don’t necessarily equate to development. 
The topography is very challenging and 12 units or higher density would work better on flatter 
ground, like the attached dwelling units in Filing 2. He said that the 29 acres would lean more 
toward single family detached product because of the topography. Questions/comments ensued. 
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The conversation had very little to do with the ODP Amendment/Annexation. 
 

• Complaint about S. Broadway one-way street. 
• How does traffic flow work? 

o Cody and Jane explained that there will be two roundabouts and turn lanes to calm 
traffic flow. 

• Is 19 acre parcel next to S. Broadway? 
o No – separated by the ditch and a piece of land. 

• Will there be access to the slide show? 
o Part of neighborhood meeting summary/public record. 

• Project is too dense. Where are the buyers coming from? 
o Some out of state, some from other parts of Colorado. The original ODP was 

approved four years ago and was a very long process with many opportunities for 
public comment. 

o Jane noted that the project is an infill project and the City wanted higher density. 
This is a 25-year project to build out. The project may struggle to get to the 
minimum required density of 1,300 dwelling units. 

• How much of the wetlands on the corner parcel are retained? 
o All. 

 
Cody began to wrap up his presentation and the conversation shifted to traffic mitigation with the 
three added parcels. Cody explained that the added parcels don’t generate enough traffic to change 
the existing traffic impact studies. Jane talked about current traffic mitigation including the 
roundabout at 23 Road and Broadway, planned left turn lanes and the planned internal round about, 
all of which will mitigate traffic and create a safer environment. 
 
Questions about the annexation of roadways and what is the eventual plan for Hwy 340. Cody and 
Jane explained that the 340 roundabout will start as one lane but can accommodate two lanes based 
on the design. The City’s ultimate plan is for 340 to become four lanes from Ridges Blvd. to 
Redlands Parkway. When the roadway is widened to four lanes, the roundabout will also be 
modified to accommodate two lanes of traffic. 
 
Question about how irrigation will be handled. It was explained that the overall project has 75+ 
irrigation shares and only the common areas will be irrigated. It was also explained that the project 
will keep most of the trails and maintain current hillsides. The recent 500-year storm event and 
drainage issues were discussed. Drainage for county residents is an issue and they were advised to 
talk to the county about the existing issues. 
 
The attendees brought up the power outages that are still regularly occurring. Jane explained that 
they had notifications of regular outages with regards to the irrigation pumps. She noted that the 
development is required to install infrastructure as they go, including transformers, lines, etc. The 
outages tend to occur when it is very windy or hot. 
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The conversation shifted back to the ODP Amendment and dark sky policy. Cody reiterated that 
the phasing plan will likely change. He and Jane advised they are working with the city on the dark 
sky definition. Jane added that most existing residences are in the county and that the Redlands 
360 development has to try and find a compromise that meets city code while providing a safe 
environment without overexposing. Redlands Mesa is a good example. The attendees wanted to 
know if there will be lighting limits on retail areas and the response was yes. 
 
Final questions: 
 

• Recap common areas/open space? 
o There are 11 parks, 7 trailheads or about 1/3 of the total acreage. 

• When will construction of Filing 2 begin. 
o February 2026 

• Filings 3 and 4? 
o About the same time. 

 
The meeting adjourned at 7 PM. 
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Outline Development Plan
Amendment & Annexation

October 21, 2025
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• The property, consisting of 628.9 acres (including 
Renaissance 360 & Canyon Rim 360), will be 
developed with a spectrum of residential products 
and a variety of active and passive recreational 
opportunities.

• A range of 1,300 to 1,750 residential units are planned 
for the community creating an approximate gross 
density range of 2.16 to 2.92 dwelling units per acre.  

• Six acres of commercial/mixed use property are also 
planned for the community. 

• A minimum of 35 acres of traditional parks and 150 
acres of unique parks and open space totaling 30% of 
the total acreage will be built and open to the public. 
The City code requires 10% of the land be dedicated 
as park/open space.

Project Overview
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Redlands 360 Outline Development Plan (ODP) 
Amendment & Annexation 

Summary

• Amend the currently approved Redlands 360 ODP to incorporate +/- 29 acres of land recently 
acquired by Redlands Three-Sixty, LLC.
o Two 5-acre parcels and a 19-acre parcel

• Update the ODP with these three parcels of land which will depict single family detached land 
use for the zoning for each parcel with a preliminary estimate of 74 lots on 29 acres.

• The ODP Development Progression Plan (phasing plan) will also be updated with what has 
currently been completed as well as changes to the phasing based on current development and 
market information for the project. 

• All Redlands 360 ODP graphics that do not currently show these parcels included will need to be 
updated.

• An ODP Outdoor Lighting policy and graphic will be added to the ODP amendment. This policy 
will adopt dark sky standards for street and pedestrian lighting that will apply solely to this 
community and applied outside of the City’s current lighting code.

• The 19-acre parcel is currently outside the City limits and will be annexed into the City as part of 
this process. 
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Purchases:
Ms. Bennet – 19.0 ac
Mr. Lippoth – 5.0 ac
Mr. Oberto – 5.0 ac

Adjacent Land 
Purchases
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19 acres

10 
acres

Packet Page 270



Packet Page 271



Packet Page 272



Packet Page 273



Packet Page 274



Outdoor Lighting Policy
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Outdoor Lighting Policy
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Outdoor Lighting Policy

Street Lighting Pedestrian Lighting
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Thank you
Questions?
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**FOR EXAMPLE: INCLINE/ADVANCED HIKING OR RUNNING, TRAIL CORRIDORS (ALL TYPES),
CIRCUIT TRAINING/EVENTS.

EXISTING SLOPE BREAKDOWN OF
PARKS (TRADITIONAL)

0-10% SLOPE 18 ACRES 51%

10-20% SLOPE 13 ACRES 37%

20-30% SLOPE 3 ACRES 9%

>30% SLOPE 1 ACRES 3%

TOTAL 35 ACRES 100%
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Exhibit 2: Public Park Areas
Redlands 360 Outline Development Plan
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TABLE 1

DEFAULT STANDARDS

City Default Zone Criteria
R-4 R-12 R-16 B-1 CSR

Dimensional Summary Table

Lot

Area (min. ft.)

Width (min. ft.)

Frontage (min. ft.)

Frontage on cul-de-sac (min. ft.)

Setback

Principal Structure

Front (min. ft.)

Side (min. ft.)

Side  - abutt residential (min. ft.)

Rear (min. ft.)

Accessory Structure

Front (min. ft.)

Side (min. ft.)

Side  - abutt residential (min. ft.)

Rear (min. ft.)

Bulk / Other Dimensional

Lot coverage (max.)

Height (max. ft.)

Density (min. units per acre)

Density (max. units per acre)

Cluster  allowed

0 0 0 0 0

60 30

20 20

20 0 0

20 0 0

0 0
0 0 0

20 20
20 0 15

5 5
5 5 0

0 0
0 10

25 10
10 0

10

10

20 25
25 25 15

3 3

3 0 0

0 0

0 0 5

5 5
5 0 10

50% 75%
75% 100% 100%

40 40
50 50 65

0 2
5.5 0 0

4 12

16 18 0

No No
No

CSR
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B-1

LAND USE AREA

MIN 298 ACRES

MEDIUM DENSITY

RESIDENTIAL

OPEN SPACE/CSR

NO LESS THAN 185 ACRES

UP TO 6 ACRES

COMMERCIAL / MIXED USE

MAX 32 ACRES
MULTI FAMILY/HIGH DENSITY

MINIMUM

DENSITY

- - - - -

596 UNITS

384 UNITS

0 UNITS

TABLE 2

MIN 60 ACRES

LOW DENSITY

RESIDENTIAL

60 UNITS

MAXIMUM

DENSITY

- - - - -

3576 UNITS

512 UNITS

100 UNITS

240 UNITS

PLANNED DEVELOPMENT RANGE

 1300 UNITS  1750 UNITS

COMMERCIAL

OPEN SPACE

TRAILS

ACCESS POINTS

ROAD NETWORK

NORTH

Exhibit 3: Land Use and Default Zones
Redlands 360 Outline Development Plan
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Exhibit 4: Slope Analysis
Redlands 360 Outline Development Plan
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DEVELOPMENT PROGRESSION SCHEDULE

CITY COUNCIL REPORT SCHEDULE
PHASE # UPDATED MEETINGS WITH CITY COUNCIL

PHASES 2-7 2027
2032

PHASES 8-12 2037
2042

1 - COMPLETE

2 - TARGETED START 2026

3 - TARGETED START 2026

4 - TARGETED START 2026

5 - TARGETED START 2027

6 - TARGETED START 2029

7 - TARGETED START 2030

8 - TARGETED START 2032

9- TARGETED START 2034

10 - TARGETED START 2037

11 - TARGETED START 2040

12 - TARGETED START 2042

OPEN SPACE; SEE EXHIBIT 2

TRADITIONAL PARK; SEE EXHIBIT 2

TRAILHEAD; SEE EXHIBIT 2

Disclaimer: This Progression Plan is conceptual in nature and is our best estimate at
this point as to how the master plan will be developed into the future. Factors such as
market trends, product mix, etc., will dictate future decisions on how the community
will be developed with future phases.
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Exhibit 5: Development Progression Plan
Redlands 360 Outline Development Plan
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USE CATEGORY  PRINCIPAL USE

RESIDENTIAL

Household Living -
residential occupancy
of a dwelling unit by a
"household"

Group Living -
residential occupancy
of a structure by a
group of people who
do not meet the
definition of
"Household Living"

Home Occupation

Colleges and
Vocational Schools -
colleges and
institutions of higher
learning

INSTITUTIONAL AND CIVIC

Community Service -
uses providing a local
service to the
community

Cultural -
establishments that
document the social
and religious
structures and
intellectual and artistic
manifestations that
characterize a society

Day Care - care,
protection and
supervision for childern
or adults on a regular
basis away from their
primary residence for
less than 24 hours per
day

Detention Facilities -
facilities for the
detention or
incarceration of people

USE CATEGORY  PRINCIPAL USE
treatment or surgical
care to patients

Parks and Open
Space - natural areas
consisting mostly of
vegetative landscaping
or outdoor recreation,
community gardens,
etc.

Religious Assembly
meeting area for
religious activities

Funeral
Home/Mortuary

Crematory
Safety Services -
public safety and
emergency response
services

Schools - schools at
the primary,
elementary, middle,
junior high or high
school level

Utility, Basic -
infrastructure services
that need to be located
in or near the area
where the service is
provided

Utility Corridors -
passageways for bulk
transmitting or
transporting of
electricity, gas, oil,
communication
signals, or other
similar services

Entertainment Event,
Major - activities and
structures that draw
large numbers of
people to specific
events or shows

Lodging - hotels,
motels, short-term
rentals and similar
establishments

Office - activities
conducted in an office
setting and generally
focusing on business,
government,
professional, or
financial services

Parking,
Commercial - parking
that is not necessary
to serve a specific use
and for which fees
may be charged

COMMERCIAL

Physical and Mental
Rehabilitation (Resident)

All Other

Cemetery

Golf Course

Golf Driving Ranges

Parks, Lakes, Reservoirs,
Other Open Spaces

All

All

All

All

Boarding Schools

Elementary Schools
Secondary Schools

Utility Service Facilities
(Underground)

All Other Utility, Basic

Transmission Lines
(Above Ground)

Transmission Lines
(Underground)
Utility Treatment
Production or Service
Facility

All Other

Indoor Facilities

Outdoor Facilities

Hotels and Motels

Short-Term Rentals

General Offices

Office with Drive-Through

All

Recreation and
Entertainment,
Outdoor - large,
generally commercial
uses that provide
continuous recreation
or entertainment-
oriented activities

Recreation and
Entertainment,
Indoor - large,
generally commercial
uses that provide
indoor recreation or
entertainment-oriented
activities including
health clubs, movie
theaters, skating rinks,
arcades

Retail Sales and
Service - firms
involved in the sale,
lease or rental of new
or used products to
the general public.
They may also provide
personal services or
entertainment, or
provide product repair
or services for
comsumer and
business goods.

Campgrounds

Resort Cabins and Lodges

Swimming Pools,
Community
Shooting Ranges, Outdoor

Amusement park,
Miniature Golf

Riding Academy, Roping
or Equestrian Area

Zoo

All Other Outdoor
Recreation

Health Club

Movie Theater, Skating
Rink, Arcade

Shooting Ranges, Indoor

All Other Indoor
Recreation

Adult Entertainment
Alcohol Beverage
Production

Animal
Care/Boading/Sales,
Indoor
Animal
Care/Boarding/Sales,
Outdoor
Delivery and Dispatch
Services (Vehicles On-
Site

Drinking Establishment

Drive-Through Uses
(Restaurants)
Food Service, Catering

Food Service, Restaurant
(Including Alcohol Sales)

Farm
Implement/Equipment
Sales/Service

Farmers Market
Flea Market

Feed Store
Fuel Sales,
Automotive/Appliance

Fuel Sales, Heavy Vehicle

General Retail Series,
Indoor Operations, Display
and Storage
General Retail Sales,
Outdoor Operations,
Display or Storage

Landscaping Materials
Sale/Greenhouse/Nursery

Manufactured Buliding
Salves and Service

Marijuana Related
Business

Business Residence

Two Family Dwelling

Single-Family Detached
Multifamily
Accessory Dwelling Unit

Agricultural Labor Housing

Manufactured Housing
Park

All Other Household Living

Home Occupation
Small Group Living
Facility
Large Group Living
Facility

Unlimited Group Living
Facility

Fraternities/Sororities

Rooming/Boarding House

Other Group Living (e.g.,
dormitory style living)

Colleges and Univiersities

Vocational, Technical and
Trade Schools

Community Activity
Building

All Other Community
Service

Museums, Art Galleries,
Opera Houses, Libraries

Home-Based Day Care (1
-12)

General Day Care

Jails, Honor Camps,
Reformatoreis
Community Corrections
Facility
Law Enforcement
Rehabilitation Centers

      A           A     

A             A                    A

A                        
               A            A       A
A             A  

                                                              A

         

               A  

A             A            A       A

A             A            A       A
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Exhibit 6a: ODP Use Table
Redlands 360 Outline Development Plan
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Self-Service Storage

Vehicle Repair -
repair service to
passenger vehicles,
light and medium
trucks and other
consumer motor
vehicles

Vehicle Service,
Limited - direct
services to motor
vehicles where the
driver or passengers
generally wait in the
car or nearby while the
service is performed

Manufacturing and
Production - firms
involved in the
manufacturing,
processing,
fabrication, packaging,
or assembly of goods

USE CATEGORY  PRINCIPAL USE

Mobile Food Ventor

Mobile Food Vendor Court

Produce Stands
Rental Service, Indoor
Display/Storage

Rental Service, Outdoor
Display/Storage

Repair, Small Appliance

Repair, Large Appliance

Personal Services

All Other Retail Sales and
Services

Mini-Warehouse

Auto and Light Truck
Mechanical Repair
Body Shop

Truck Stop/Travel Plaza

Tire Recapping and
Storage

All Other Vehicle Repair

Car Wash, Gasoline
Service Station, Quick
Lube

All Other Vehicle Service,
Limited

Indoor Operations and Storage

Assembly

Food Products

Manufacturing/Processing
Marijuana Related
Business

Indoor Operations with Outdoor Storage

Assembly

Food Products

Manufacturing/Processing
Marijuana Related
Business

Outdoor Operations and Storage

Assembly
Food Products

Manufacturing/Processing

Marijuana Related
Business
All Other Industrial
Service, Including any
Hazardous Occupancy per
the International Fire Code
or International Building
Code

INDUSTRIAL

Self-Service Storage

Industrial Services -
Contractors and
Trade Shops, Oil, and
Gas Support
Operations without
hazardous materials

Junk Yard

Impound Lot

Heavy Equipment
Storage/Pipe Storage

Warehouse and
Freight Movement -
firms involved in the
storage or movement
of freight

Waste-Related Use -
uses that receive solid
or liquid wastes from
others, uses that
collect sanitary
wastes or uses that
manufacture or
produce goods or
energy from the
composting of organic
material

Wholesale Sales -
firms involved in the
sale, lease or rental
of products primarily
intended for industrial,
institutional or
commercial
businesses

Agricultural

Aviation or Surface
Passenger Terminal
- facilities for the
landing and takeoff of
flying vehicles or
stations for
ground-based
vehicles and
unloading areas

Indoor Operations and
Storage

Indoor Operations and
Outdoor Storage
(including Heavy Vehicles)

Outdoor Storage and
Operations
Research, Testing and
Laboratory Facilities -
Indoors (includes
Marijuana Testing
Facilities)

Junk Yard

Impound Lot

All

Indoor Operations, Storage
and Loading
Indoor Storage with
Outdoor Loading Docks
Outdoor Storage or
Loading

Gas or Petroleum Storage

Sand or Gravel Storage

All Other

Non-Hazardous Waste
Transfer Station

Medical/Hazardous Waste
Transfer Station
Solid Waste Disposal Sites

Recycling Collection Point

All Other Waste-Related

Wholesale Business (No
Highly Flammable
Materials/Liquids)

Agricultural Products

All Other Wholesale Uses

Animal Confinement
Dairy

Confined Animal Feeding
Operation, Feedlot

Forestry, Commercial

Marijuana Related
Business
Pasture, Commercial

Winery

All Other Agriculture

Airports/Heliports

Bus/Commuter Stops

Bus/Railroad Depot

Helipads
All Other Aviation or
Surface Passenger
Terminal

Mining - mining or
extraction of mineral or
aggregate resources
from the ground for off-
site use

Telecommunications
Facilities -
devices and supporting
elements necessary to
produce nonionizing
electromagnetic
radiation operating to
produce a signal

Oil or Gas Drilling

Sand or Gravel Extraction
or Processing

All Other Mining

Facilities on Wireless
Master Plan Priority Site
WHen Developed in
Accordance with Wireless
Master Plan Site-Specific
Requirements

Temporary PWSF (e.g.,
COW)

Co-Location

Tower Replacement

Dual Purpose Facility

DAS and Small Cell
Facilities
Base Station with
Concealed Attached
Antennas

Base Station with
Non-Concealed Attached
Antennas

Tower, Concealed
Tower, Non-Concealed
Broadcast Tower

NOTES:
*     Refer to Chapter 5.15 GJMC
**     Except NOT allowd on structures the principal use of which is single - or two-family
residential, group living or day care, or on multifamily structures of fewer than three stories.
***   Except NOT allowed on any site or lot where the principal use is single - or two-family
residential.
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The City of Grand Junction Zoning and Development Code includes chapters 21.11, Outdoor Lighting
and Chapter 25.04, Site Lighting.

Chapter 21.11. Outlines the following purposes of lighting regulations:

1) Minimize light pollution, light trespass, and glare
2) Conserve energy and resources
3) Provide safe roadways for motorists, bicyclists, and pedestrians
4)Promote wildlife habitation and migration by minimizing light pollution into and adjacent to habitat

areas
5) Ensure sufficient lighting can be provided where needed to promote safety and security
6) Protect and reclaim the ability to view the night sky

Outdoor lighting in the Redlands has historically been minimized, particularly in the areas on the south
side of Highway 340 which includes the Redlands 360 ODP area.  The excerpt below is from the
Redlands Neighborhood Plan adopted by the City and County in 2002.  While this plan has since been
sunset by the City, the information is still relevant to the importance of protecting the night sky and how
lighting on the Redlands has been treated over time.  With the increase in development on the
Redlands, retaining the characteristics of dark skies has been repeatedly cited by residents as a priority
during neighborhood meetings and in comments to development applications.

Outdoor Lighting
The enjoyment of the night-sky is also a high priority for residents of the Redlands. Specific
standards should be developed to address light pollution concerns. The varying topography and
proximity to the Colorado National Monument makes it that much more important that the
amount of lighting in certain areas of the Redlands be kept to a minimum. Generally, that area
south of Highway 340 should have reduced requirements for street lighting and other public
space lighting, allowing the lighting to be low level and spaced to profived the minimum light
necessary to meet safety needs. (See also Land Use/Growth Management Action Plan, Page
21)

GOALS, POLICIES, IMPLEMENTATION

Goals
* Enhance and maintain, to the greatest extent possible, the darkness of the night sky.

Policies
* Minimize the number and intensity of street lighting and public space lighting.
* Encourage homeowners to minimize outdoor lighting.

In keeping with Code purposes and the historic treatment of lighting in the Redlands, and specifically to
be consistent with lighting within surrounding neighborhoods and nearby developments in the Redlands
360 area (e.g. The Ridges/Redlands Mesa, Granite Falls), the Applicant is proposing the following
lighting policy for the amended Redlands 360 Outline Development Plan (ODP):

Public Streets
Residential Collector Streets are to be provided with standard Cobra Head fixtures (See Figure 1). This
lighting standard will be placed at high intensity intersections with other major roadways. Less intensity
intersections along Residential Collector Streets such as with Residential Local Streets, trail or
mid-block sidewalk crossings may be illuminated with the Lantern Head fixtures.

Residential Local Streets are to be provided with standard Lantern fixtures (See Figure 2). The lighting
standard at the less intensity intersections shall be determined at the time of each filing submittal for
Redlands 360. This lighting standard will not be required at the end of cul-de-sacs on Residential Local
Streets. Any location where a trail or mid-block sidewalk crossing occurs may be illuminated with a
Pedestrian Light (See Figure 3).

Streetlights other than at locations listed above are to be limited and primarily only used to illuminate
roadway areas such as curves and crests in the grade.

Bicycle & Pedestrian Trails and Outdoor Public Gathering Spaces
In keeping with the prevailing outdoor lighting character in the Redlands, lighting of public pedestrian
gathering spaces and formal bicycle and pedestrian trails shall be minimized. However, these
circulation elements shall be highlighted by visible light sources that clearly indicate an entrance to a
primary trailhead/ path or its intersection with a street, sidewalk or other pedestrian area or path (if there
is no other lighting in the vicinity). Pedestrian level lighting will be used to highlight circulation systems
as needed by visible light sources that clearly indicate the path of travel ahead or highlight points of
deviation or conflict but do not necessarily illuminate all portions of the path.

Pedestrian area and pathway lighting shall be mounted close to the ground and use a low level of
illumination, such as a Pedestrian Light, a Pedestrian Bollard Light (See Figure 4) or similar low mount
fixture.  Pedestrian Lights will be a maximum of 14 feet in height. Pedestrian Bollard Lights will be a
maximum of 4 feet in height. Solar fixtures are allowed and preferred for this type of lighting.  Fixtures
are to be provided at entrances to primary walkways, at trail intersections, stairways, and similar conflict
points. Pedestrian lighting in other locations than listed above are to be limited but not required.
Minimum intensity for such lighting shall be 0.5 footcandles; maximum 10 footcandles.  All lighting shall
be shielded and downcast as needed to minimize the impact of illumination on adjacent areas.

All single-track hiking and biking trails, whether existing or proposed, located throughout the designated
community open space are exempt from the requirements of pedestrian lighting listed above.

Commercial/Multifamily Parking lots.
Provide parking lot lighting to meet the IES Parking Facilities Standard for Low Levels of Activity in
General Parking and Pedestrian Areas of 0.2 footcandle minimum and 6 footcandles maximum on the
pavement with a uniformity of 4 footcandles or less.  Parking lots/areas not classified as commercial
and/or multifamily parking lots will not be required to have lighting.

Playgrounds
As consistent with other public parks/playgrounds, lighting is not required, and the use of playgrounds
shall be restricted/posted for use in daytime (dawn until dusk) hours only. Lighting within any park to be
dedicated to the City shall be approved by the City.  Developer will determine lighting needs within
Metropolitan District parks depending on the proposed program and use of the park.

Under-Canopy Areas
Stand-alone canopy lighting is not required, however where employed such as at a canopy over a mail
kiosk, lighting may be controlled by motion-detection for automatic on and off control. Where the
canopy does not exist near a site power distribution supply, exterior rated solar/battery power supply for
lighting to provide a minimum 2 footcandles, maximum 5 footcandles will be provided. Lighting
source(s) will be shielded by inherent design of the luminaire or construction of the canopy, to minimize
fixture visibility and lighting spillover along the roadway or adjacent lots and restrict most of the
luminance of the fixture to a footprint within 10 feet from the edge of canopy.

Signage and Accent Landscape Lighting
Signage and accent landscape lighting is not required. However, where provided for entry/development
identification and aesthetics, the lighting may be shielded to minimize fixture visibility and lighting
spillover along the roadway or adjacent lots; illumination shall be limited to 15 footcandles and it shall
be limited to illumination from sunset to midnight and from an hour before dawn to dawn.

Signage and Accent Landscape Lighting shall all be accomplished utilizing in-ground fixtures that do not
extend above ground more than one (1) foot.

Lighting for other signage, such as on non-residential buildings or sites is not allowed one hour after
closing, and before one hour of opening.

Building Entries
Lighting at non-residential or multi-unit buildings shall be located on the building with 5 footcandles
minimum, and 10 footcandles maximum. Lighting at other than main entrances is to be directed so as
not to spill more than 15 feet from entrance.

General Lighting Standards
All light fixtures may be aimed at and shielded so that the direct illumination shall be confined to the
property boundaries of the light source. Lighting shall not be aimed onto adjacent properties, except in
cases of shared parking, shared pedestrian pathways, or for coordinated development sites spanning
multiple parcels.

For lighting fixtures that exceed 3 feet in height, light shall be directed away from drivers' direct line of
sight and away from residential uses but shall not interfere with the safe operation of vehicles moving
on or near the site.

Disclaimer: Light fixture images shown on this graphic are
for representational purposes only. Final light fixtures to be
installed will be submitted and approved by the City of
Grand Junction.

USE/AREA* MINIMUM INTENSITY MAXIMUM INTENSITY
         (footcandles)*         (footcandles)*

Bicycle and Pedestrian Trails and 0.5 10.0
Outdoor Public Gathering Spaces

Commercial/Multifamily Parking Lots** 0.2 6.0

Under-Canopy Areas 2.0 5.0

Signage and Accent Landscape Lighting 0.0 15.0

Building Entries 5.0 10.0

*Refer to details above for further requirements including standard style, height, location and spacing of lighting.

** Parking lots/areas not classified as commercial and/or multifamily parking lots
will not be required to have lighting.
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #2. 

  
Meeting Date: July 14, 2026 
  
Presented By: Tim Lehrbach, Principal Planner 
  
Department: Community Development 
  
Submitted By: Tim Lehrbach, Zoning Supervisor 
  
  

Information 
  
SUBJECT: 
  
Consider a request by the Housing Affordability Code Task Force to amend Section 
21.07.040 and § 21.09.060(a)(1) of the Zoning and Development Code (Title 21 of the 
Grand Junction Municipal Code) regarding Preservation of Significant Trees 
  
RECOMMENDATION: 
  
Staff recommends denial. 
  
EXECUTIVE SUMMARY: 
  
The Housing Affordability Code Task Force requests removing Section § 21.07.040 and 
removing a reference to mature trees at § 21.09.060(a)(1) of the Zoning and 
Development Code, which provides for the identification, preservation, and mitigation of 
significant trees during development and the protection of mature trees during the 
subdivision of property. 
  
BACKGROUND OR DETAILED INFORMATION: 
  
BACKGROUND 
The Housing Affordability Code Task Force (HACTF) requests removing Section § 
21.07.040 and removing a reference to mature trees at § 21.09.060(a)(1) of the Zoning 
and Development Code, which provides for the identification, preservation, and 
mitigation of significant trees during development and the protection of mature trees. 
 
The HACTF recommendation states that these regulations create additional complexity, 
cost, time, and uncertainty for housing providers and staff, and that the regulations rely 
on punitive measures related to the presence and removal of trees on private property. 
 
The HACTF further recommends that the City Council “direct staff to explore a non-
punitive, voluntary incentive for Significant Tree preservation in the future as resources 
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allow.” 
 
EXISTING SIGNIFICANT AND MATURE TREE REGULATIONS 
The preservation of significant trees has been in the Zoning and Development Code 
since at least 1989, at which time the code required that “[t]he appeal and character of 
the site shall be preserved and enhanced by retaining and protecting existing trees, 
planting additional trees and other flora, and other site features.   
 
The code changed over time, and in 2011 the code required “Preservation of Significant 
Landscape Features. Existing landscape features such as escarpments, large or old 
trees or stands, heavy vegetative cover, ponds and bluffs shall be identified by the 
Director as part of the development review process. To the extent the Director deems 
practicable, such features shall be preserved by the final plans and to such extent, 
count toward landscape and open space area requirements. Features to be preserved 
shall be protected throughout site development. If a significant live feature which was to 
be preserved dies or is substantially damaged, the developer shall replace it with an 
equivalent feature as determined by the Director. No person shall kill or damage a 
landscape feature required to be preserved by this section. The developer shall protect 
trees from compaction under the canopy drip line of the tree unless the City Forester 
says otherwise.”  This code provision remained in place until more recent landscaping 
code changes became effective in January 2023. The code also required ‘significant 
natural features, including stands of mature trees to be identified and excluded from 
areas of development and “Mature trees and/or stands of native vegetation to be 
protected.”  
 
In 2022, the Highlander Subdivision located near North 12th Street and G Road was 
approved, and when construction began, several neighbors expressed concern that the 
project was approved without properly preserving trees, as was required under the 
code. This event led the City to reexamine the code provision requiring “protection of 
mature trees” and ultimately recommend revisions to the code providing standards and 
creating alternatives (mitigation) to create a predictable code for developers, staff, and 
the community. In reaching the recommendation, the City formed a task force in 2022 
that met six times with the intent to revise the landscaping code with three main 
purposes: to define and create predictable regulations for the preservation of significant 
trees, to reduce landscaping requirements, and to create predictable regulations for 
projects wanting to implement xeric landscaping. 
 
A significantly revised landscaping code was approved by City Council by Ordinance 
5114, adopted December 21, 2022, which included more specific provisions for the 
preservation of significant trees. The revised code established a structured framework 
for identifying, preserving, and mitigating impacts on existing trees as part of the 
development review process. Since adoption, the regulations apply to new residential, 
mixed-use, and commercial development, as well as certain redevelopment activity, 
while exempting all development in industrial zone districts.  
 
As part of development review, applicants are required to submit a surveyed inventory 
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of significant trees unless a preliminary site review by a qualified landscape 
professional determines that no potentially significant trees are present, in which case 
the survey requirement is waived. Significant trees proposed for preservation must be 
clearly identified on the project’s landscaping plan. 
 
Significant trees are defined as trees that are 15 inches or greater in diameter at breast 
height (DBH), are in fair or better condition, are free of irreparable structural defects, 
and are not affected by pests or disease that would threaten the health of other trees. 
Trees identified as excluded on the Suitable Plants List are not considered significant 
for purposes of this section. 
 
Where significant trees are present, the regulations require that at least one tree and no 
less than 30 percent of significant trees be preserved. Preservation may occur on 
individual lots, within private common areas, or on land dedicated for public use. In 
addition, the City Forester may allow well-established, healthy trees under 15 inches 
DBH to receive preservation credit at an equivalent DBH. 
 
The Code establishes a sequential approach to compliance that prioritizes preservation 
first. If meeting the minimum preservation requirement would impede the primary 
development of a site, the Director may grant limited development deviations, including 
up to a 10 percent adjustment to minimum setbacks, lot size, parking lot interior 
landscaping, and parking count requirements, or allow the use of cluster development. 
The City Forester may also adjust dripline protection standards to provide additional 
flexibility for development around preserved trees. 
 
If these flexibility measures do not provide a viable means of developing the site while 
preserving the minimum required significant trees, the developer may elect to remove 
all or some significant trees, subject to mitigation requirements. Tree 
mitigation/replacement is required based on the percentage of trees preserved, with 
replacement ratios ranging from one caliper inch per three inches DBH to three caliper 
inches per five inches of DBH. Replacement trees may be planted on-site within 
individual lots or private common areas. 
 
When on-site replacement is not feasible, the regulations allow payment of a fee in lieu, 
calculated based on the value and installation cost of the required replacement trees. 
Fee-in-lieu payments are used by the City to purchase and plant replacement trees on 
nearby public property. 
 
Finally, the provisions include standards for protecting preserved trees during 
construction, including fencing beyond the dripline, prohibitions on vehicle parking or 
material storage within protected areas, and irrigation requirements to ensure tree 
health and survival throughout the construction process. 
 
In addition to Section § 21.07.040 regarding significant trees, which is proposed for 
deletion altogether, a reference to mature trees at § 21.09.060(a)(1) is proposed to be 
deleted from the features which must be included and protected on a plat to the extent 
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that the Director deems reasonable to protect public health and safety. 
 
OBSERVED OUTCOMES 
There is no local information available yet to demonstrate how these provisions affect 
residential development, including whether they create material impacts to project 
feasibility, cost, or timing. The city has limited other examples to reference, but does 
have two projects that have elected to protect significant trees. One project, SPN-2023-
256, a 10,000 square foot office, warehouse, and metals processing building on 
approximately 9.10 acres, preserved an existing row of mature trees along the northern 
property boundary. The site was designed to avoid disturbance to these trees, 
maintaining an existing buffer to adjacent properties and reducing the need for 
additional landscaping. Although the project was exempt from preserving the trees, the 
project was able to avoid additional screening, buffering, and landscaping costs that 
would have otherwise been incurred. Minor site plan, SPN-2024-442, also preserved a 
significant tree in their landscaping plan.  
 
NOTIFICATION REQUIREMENTS 
Notice was completed as required by Section 21.02.030(g). Notice of the public hearing 
was published on July 4, 2026, in the Grand Junction Daily Sentinel. 
 
ANALYSIS   
Section § 21.02.050(d) of the Zoning and Development Code establishes the criteria for 
Code Text Amendments. An applicant is required to address in writing the reasons for 
the proposed amendments and the applicant for a Code Text Amendment has the 
burden of producing evidence that proves each of the following criteria: 
 

(A) Consistency with Comprehensive Plan. The proposed Code Text Amendment 
is generally consistent with applicable provisions of the Comprehensive Plan. 
 
With respect to consistency with the Comprehensive Plan, the HACTF provided the 
following as excerpted from the attached HACTF Recommendation Form: 

• Plan Principle 5 – Encourage flexibility and innovation in development 
design.  Currently the code to preserve significant trees restricts site design 
and removing this language would be consistent with this section of the Comp 
Plan as it increases flexibility in site planning which is explicitly encouraged by 
the Comp Plan. 

• Plan Principle 3, Responsible and Managed Growth prioritizes infill and 
redevelopment within City limits. Tree preservation requirements can make 
redevelopment harder and by eliminating the significant tree language, 
removes obstacles to urban infill. 

• Plan Principle 11- 3(e) Equitable Considerations.  Include considerations in 
equity in decision-making processes across the City organization to ensure 
that benefits and/or burdens of City actions or investments are shared fairly 
and do not disproportionately affect a particular group or geographic location 
over others. 
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• The Comp Plan recognizes that housing supply is insufficient. The plan 
encourages mixed-density housing, higher-density housing, and more 
housing production. Development regulations increase housing costs and by 
eliminating the significant tree code language, development costs may be 
reduced leading to increased housing supply. 

• Plan Principle 8- Resource Stewardship supports the City’s green 
infrastructure through retention and protection of healthy established trees. 
The tree preservation requirements as written are a dis-incentive for property 
owners to maintain healthy established trees. We should not have a code that 
punishes a property owner that has provided years or more likely decades 
worth of the very benefit this code aims to achieve. While some undeveloped 
properties have more trees than others, developed property overall is 
responsible for the majority of our existing canopy today. 

 
Staff has reviewed the Comprehensive Plan in consideration of determining 
consistency with the proposed amendments and finds the following: 
 
Plan Principle 5: Strong Neighborhoods and Housing Choices 5.c. INNOVATIVE 
DESIGN. Encourage creativity, flexibility, and innovation in the design and 
construction of new developments and neighborhoods to adapt to unique site 
conditions and that promote an engaged community and facilitate active and healthy 
lifestyles (e.g., co-housing, community gardens, and recreational amenities). 
 
This strategy calls for development to “adapt to unique site conditions.” Unique site 
conditions typically include both existing natural features such as steep slopes, trees, 
and wetlands as well as existing features in the built environment such as buildings.  
 
Research examining developer perspectives on tree preservation identifies several 
factors that can influence implementation. These include site grading requirements, 
financial considerations, and coordination challenges between developers and 
regulatory agencies. However, the research notes that these constraints are not 
unique to tree preservation but are part of broader site development conditions that 
projects routinely navigate. Importantly, the same research highlights that developers 
are typically willing to work collaboratively with local governments, and that 
alternative design and innovative construction practices can reduce conflicts 
between development and tree preservation, while also creating opportunities for 
cost efficiencies and advancing community goals.  
 
In addition to the flexibility available through site design, the City’s significant trees 
preservation section is structured to accommodate redevelopment and infill 
conditions through multiple layers of flexibility. The code requires preservation of a 
minimum of 30 percent of significant trees, allowing for removal of up to 70 percent 
based on site design needs. Where preservation creates challenges, there exists the 
ability to grant up to a 10 percent modification to development standards such as 
setbacks, lot size, and parking requirements, or to allow cluster development. 
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Additional flexibility is provided by the City Forester, who may adjust tree protection 
standards to facilitate development around significant trees. If preservation cannot 
be reasonably achieved for the minimum 30 percent threshold, the code allows for 
removal with replacement or fee-in-lieu compliance. These provisions establish 
multiple pathways for development to proceed, even on constrained sites.  
 
Plan Principle 5: Strong Neighborhoods and Housing Choices 1.c. HOUSING 
TYPES. Promote a variety of housing types that can provide housing options while 
increasing density in both new and existing neighborhoods, such as duplexes, 
triplexes, multiplexes, apartments, townhomes, and accessory dwelling units, while 
maintaining neighborhood character. 
 
Building typology including scale and architecture of structures as well as site 
features such as mature trees are often understood by residents to be a part of 
“neighborhood character.”  
 
Plan Principle 7: Great Places and Recreation. 5.c. FLEXIBLE DESIGN. Encourage 
cluster development, flexible lot sizes, and other design innovations where such 
approaches would provide open space, protect sensitive environmental resources, 
scenic vistas, and cultural resources. To the extent possible, resulting open space 
should provide continuous and usable corridors that create links to existing and/or 
proposed open spaces, parks, and trails. 
 
Studies of conservation subdivisions have found that these developments routinely 
preserve substantial open space, often 50 percent or more of the site, while still 
meeting underlying zoning density and achieving project feasibility.  Additional 
research comparing conservation subdivisions to conventional layouts shows that 
clustered designs can meet environmental and community objectives without 
reducing unit counts, and in some cases may improve economic efficiency through 
reduced infrastructure costs and more marketable site design.  Accordingly, the 
relationship between tree preservation and infill is not one of incompatibility but of 
design approach. 
 
Plan Principle 8: Resource Stewardship. 4.a. ENVIRONMENTALLY SENSITIVE 
AREAS. Review policies to ensure they adequately address protection and 
conservation of significant wildlife habitats, slopes, drainageway environments, 
prominent ridgelines, mature stands of trees, and other natural and scenic resources 
for purposes of safety, wildlife survival, recreation, and aesthetics. 
 
This plan strategy specifically calls for the protection and conservation of mature 
stands of trees. From this, it could be inferred that it has a relationship to preserving 
significant trees generally but may also be evaluated to be imply that a significant 
tree, in absence of several (“a stand”), does not necessarily merit protection. A stand 
of trees is described as a contiguous community of trees sufficiently uniform in 
species, age, size or condition. 
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Plan Principle 8: Resource Stewardship. 5a. URBAN FORESTRY MANAGEMENT. 
Develop an Urban Forestry Master Plan and support the implementation of goals, 
objectives, and action items defined in this Plan upon adoption. 
 
This strategy establishes urban forestry as an active, ongoing responsibility 
supported through both public and private development. As demonstrated in the 
City’s data, the majority of the urban canopy exists on private property, meaning that 
development decisions play a critical role in both the retention and loss of canopy 
over time.  Because development activity is a primary driver of canopy loss, policies 
that address tree preservation at time of development are important to maintain and 
expand the urban forest as outlined in the Comprehensive Plan, the Urban Forestry 
Management Plan, and the Sustainability and Adaptation Plan. Without such 
standards, the cumulative impact of site development would likely result in continued 
canopy decline.  
 
In Grand Junction, the urban forest removes approximately 65,000 pounds of 
particulate matter from the air annually, improving air quality and reducing respiratory 
illness. Access to trees is also linked to measurable public health outcomes, 
including improved mental health, cognitive function and reduced rates of stress, 
asthma, and heart disease. From an environmental standpoint, the city’s tree canopy 
sequesters roughly 3,927 tons of carbon each year and stores an estimated 166,000 
tons long-term, while also reducing stormwater infrastructure costs by approximately 
$395,000 annually. At the household level, strategic tree placement can lower 
energy costs by $100 to $250 per year.  
 
The economic value of the urban forest is similarly substantial. The total replacement 
value of Grand Junction’s tree canopy exceeds $1 billion, and the presence of 
mature trees can increase the value of a single-family home by approximately 
$23,400.  
 
Plan Principle 8: Resource Stewardship. 5.c. TREE INSTALLATION, 
REPLACEMENT AND PROTECTION. Support the City’s green infrastructure 
through the retention and protection of healthy, established trees and incorporation 
of new trees in both public and private spaces as part of public improvement 
projects, new development, infill/redevelopment and major renovations. Establish 
criteria for the identification of significant trees and preservation thereof and establish 
mechanisms for the replacement of established trees in instances where retention is 
not feasible due to location, site constraints, or other factors. 
 
This strategy explicitly calls for the “retention and protection of healthy, established 
trees as a component of resource stewardship.” Regulations for significant (mature) 
tree preservation provisions are directly aligned with the objective of establishing a 
framework to retain existing canopy during development, when the risk of tree loss is 
greatest.  
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The strategy specifically calls for the establishment of criteria to identify significant 
trees, ensure their preservation, and provide replacement mechanisms when 
retention is not feasible. This is consistent with the purpose of Section § 
21.07.040(d)(1). 
 
While housing affordability is an important community goal and strategy in the 
Comprehensive Plan, the Plan contemplates a coordinated approach in which 
housing, environmental stewardship, and neighborhood quality are advanced 
together; these goals and strategies are not inherently in conflict. In this context, the 
principle that zoning and development regulations must remain consistent with the 
Comprehensive Plan underscores that affordability objectives should be pursued 
alongside rather than in place of other adopted priorities, including the protection of 
natural resources, urban canopy, and overall site design quality. Features such as 
mature tree canopy can contribute to neighborhood desirability and property value, 
while also providing direct cost savings and quality-of-life benefits to residents. In this 
way, tree preservation supports both immediate livability and longer-term economic 
resilience for homeowners. Beyond these quantifiable benefits, trees provide 
essential services such as shade, wildlife habitat, erosion control, and improvements 
to air and water quality. Collectively, these considerations demonstrate the 
substantial and ongoing public value of tree preservation, which warrants being 
weighed alongside site-specific development constraints in the City’s decision-
making process.  
 
Therefore, staff finds this criterion is not met. 
 
(B) Consistency with Zoning and Development Code Standards. The proposed 
Code Text Amendment is consistent with and does not conflict with or contradict 
other provisions of this Code. 
 
The HACTF provides the following justification for this criterion as excerpted from the 
HACTF recommendation form: 

• This amendment is supported in the City’s 2024 Housing Strategy Update under 
Strategy 1 – Continue to implement land use code changes that facilitate 
attainable housing development and housing diversity.  Specifically listed in the 
recommended actions for Grand Junction is the evaluation of additional code 
changes to allow for innovative practices in zoning to encourage affordability and 
diversity of housing product. 

• Removing reference to “mature trees” in 21.09.060(a)(1) reduces confusion in 
the code in reference to this section. 

 
Staff provides the following analysis regarding this criterion: 
 
Section § 21.07.010 of the Code establishes the purpose of landscaping standards, 
including enhancing aesthetic quality, reducing heat and glare, improving air quality, 
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facilitating stormwater infiltration, and conserving neighborhood character and 
property values. Removal of significant tree preservation requirements is not 
consistent with these stated purposes whereby preservation helps enhance aesthetic 
quality, reduce heat, improve air quality and arguably conserves both neighborhood 
character and property value. 
 
Section § 21.09.010(d) explicitly calls for the “protection of existing natural resources 
and wildlife habitat, including the preservation of mature trees and native 
vegetation.”  
 
Section § 21.09.060(a)(1) implements this purpose insofar as it also identifies mature 
trees and native vegetation as key site features to be preserved during development 
(also proposed to be deleted by the HACTF text amendment), including ecologically 
important species such as cottonwoods, which provide critical nesting and roosting 
habitat for bald eagles in riparian systems in the West .  
 
Section § 21.09.010(l) discourages repetitive building and lot layouts, which are often 
facilitated by clearing sites of existing natural features.  
 
The proposed amendment would not be consistent with the stated purposes of 
multiple sections of the code. The recommendation that the City Council “direct staff 
to explore a non-punitive, voluntary incentive for Significant Tree preservation in the 
future as resources allow” does not provide a substitution for consistently applying 
the purposes of the Zoning and Development Code consistent with implementation 
of the Comprehensive Plan. The City Council may provide such direction irrespective 
of the proposed amendment. If such direction preceded the abolition of significant 
(and mature) tree regulations, and alternatives were found to implement the adopted 
principles, goals, and strategies of the City while maintaining consistency within the 
Zoning and Development Code, then the proposed amendment could be coupled 
with the implementation of new policies, programs, or regulations. Instead, the 
recommended sequence removes significant tree protections immediately and 
leaves uncertain the future means for implementing the purposes of the City’s 
adopted plans and codes, let alone the projected outcomes. Therefore, the effect of 
the proposed amendment is to create a gap in the code where, presently, provisions 
requiring the identification, protection, and mitigation of significant (and mature) trees 
are regulatory tools adopted explicitly to implement those purposes. 
 
Staff finds this criterion is not met. 
 
(C) Specific Reasons. The proposed Code Text Amendment shall meet at least one 
of the following specific reasons: 
 

a. To address trends in development or regulatory practices; 
 
The HACTF provides the following as excerpted from their recommendation form: 
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• A common development trend is removing or simplifying regulations that 
add procedural steps or discretionary review to development. Section 
21.07.040 Preservation of significant trees requires additional site analysis, 
professional consultant costs, and additional review steps. Eliminating this 
section would reduce pre-development studies, simplify the development 
review process and reduce project timelines. 

• Many communities have moved away from tree preservation mandates tied 
to individual development sites and instead rely on citywide urban forestry 
programs. Tree canopy goals may be better addressed at the citywide 
scale rather than site-by-site preservation mandates. 

 
Staff provides the following with respect to addressing trends in development or 
regulatory practice:  
 
While streamlining regulations can improve efficiency, simplification is not 
inherently beneficial if it results in the removal of standards that implement 
adopted policy objectives. Pre-development analysis is a routine and expected 
component of site planning and feasibility review, typically including evaluation of 
site constraints such as grading, drainage, utilities, and existing natural features. 
Industry guidance consistently identifies the inventory and assessment of existing 
vegetation, including trees, as a standard step in this process rather than an 
additional requirement. As such, incorporating tree identification into site analysis 
may not represent a significant additional burden, but instead builds on typical 
due diligence and may inform more responsive and efficient site design. 
 
Best practice in code reform emphasizes targeted adjustment that improve clarity 
and predictability while maintaining desired outcomes. Contemporary planning 
codes generally focus on integrating environmental and site design into 
consideration into the development process rather than eliminating them. A 
review of comparable jurisdictions further indicates that tree preservation 
requirements tied to development remain a standard and widely applied planning 
tool rather than a declining practice. Municipalities across Colorado, including 
several peer communities on the Western Slope including communities such as 
Aurora, Arvada, Fort Collins, Layfette, Longmont, Durango, Telluride, and 
Glenwood Springs consistently implement development-triggered tree 
preservation frameworks that require tree inventory, site design consideration, 
and mitigation when removal occurs. While specific approaches vary, these 
regulations commonly include size-based thresholds for protected trees, 
construction protection standards, and replacement or fee-in-lieu requirements 
tied to tree value or diameter. Many jurisdictions also incorporate flexibility 
mechanisms, such as clustering, design adjustments, or incentives, to balance 
preservation with development feasibility. It may be notable that the City of Fruita 
does not require preservation but does require planting and maintenance of one 
new tree in every front yard of a new single-unit and duplex unit.  
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Tree preservation and landscaping regulations ensure that development activity 
contributes to, rather than diminishes, the urban forest. In Grand Junction, 
approximately 75 percent of the urban tree canopy is located on private 
property.  The City’s 2023 Urban Forestry Management Plan reinforces this 
dynamic, noting that in a typical year private development results in the planting of 
more than ten times as many trees as are installed by the City in parks and along 
streets. This demonstrates that private-sector activity is not only a contributor, but 
a primary mechanism for canopy expansion. 
 
Further, canopy distribution data indicates that the highest levels of coverage 
occur in residential areas (approximately 52 percent), underscoring the 
importance of site-level decisions in shaping overall canopy outcomes. Consistent 
with this, the Urban Forestry Management Plan explicitly identifies the integration 
of trees into site and development planning as a key strategy, reinforcing the role 
of regulatory tools in achieving citywide goals. Tree preservation represents the 
most cost-effective and financially responsible strategy for maintaining urban 
canopy, particularly when compared to mitigation through replacement planting.  
 
Grand Junction’s urban forest is appraised at over $1.1 billion, reflecting the 
replacement cost of existing trees at their current size. This includes 
approximately $838 million in tree value on private property and $285 million on 
public land. At an individual level, small trees are valued at approximately $500, 
medium trees at $2,100, and large trees at $8,400.  This valuation underscores a 
critical limitation of mitigation-based approaches: replacement requirements do 
not replicate the economic or ecological value of mature trees. Even when 
replacement ratios are increased, newly planted trees represent only a fraction of 
the value and functional benefit of the trees they replace and require decades to 
reach comparable size and performance. 
 
It is also important to note that the current code exempts single-unit and duplex 
lots from interior landscaping requirements. Within residential subdivision 
projects, landscaping is generally limited to perimeter street frontages, with no 
requirement for internal streets. As a result, many subdivisions may provide 
minimal on-site landscaping, contributing to uneven distribution of tree canopy 
and exacerbating inequities in neighborhood greening. This limitation is 
particularly significant given that single-unit detached housing comprises the 
majority of the City’s housing stock. 
 
b. To expand, modify, or add requirements for development in general or to 
address specific development issues; 
 
The HACTF provides the following, as excerpted from their recommendation 
form:  
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• Modify by removing the significant tree code language.  The significant tree 
requirement adds cost for the following reasons, trees must be surveyed 
and protected, which may limit the area where development can occur, and 
may limit lot layout and design. 

• The current code §21.07.040(d)(1) can constrain or conflict with site layout 
efficiency. Eliminating the code would allow site design to respond directly 
to development needs, reduce the need for administrative adjustments, 
and improve feasibility for smaller constrained sites. 

• Because the regulation applies only during development review, property 
owners may remove trees prior to submitting an application, limiting the 
effectiveness of the preservation requirement.   

 
Staff provides the following regarding the criterion to expand, modify, or add 
requirements for development in general or to address specific development 
issues;  
 
As discussed above, pre-development analysis, including the identification of site 
constraints such as existing vegetation, is a routine component of site planning 
and feasibility review. Staff has not been provided evidence to support the claim 
that incorporating tree inventory into this process represents a substantial 
additional burden but rather builds on standard due diligence already undertaken 
as part of development design. 
 
As addressed earlier, tree preservation does not inherently limit overall unit yield 
when site design principles, consistent with and promoted by the Comprehensive 
Plan, are applied. However, as noted by HACTF, staff agrees that the presence of 
significant trees and the requirement to preserve trees may constrain the site, 
even though mitigation options are available. 
 
The potential for preemptive removal of regulated features is not unique to tree 
preservation and does not necessarily justify eliminating the standard. This issue 
is also acknowledged in the City’s Urban Forestry Management Plan, which 
identifies unlawful tree removal on private property, particularly in advance of 
development, as an enforcement and regulatory clarity challenge. The Plan 
recommends refining permitting processes and clarifying requirements, rather 
than eliminating tree protection standards altogether. 
 
c. To add, modify or expand zone districts; or 
 
Not applicable. 
 
d. To clarify or modify procedures for processing development applications. 
 
Not applicable. 
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Because the HACTF recommendation clearly modifies requirements for 
development in general (specific reason b), staff finds this criterion is met. 

 
FINDING OF FACT AND RECOMMENDATION  
Pursuant to GJMC § 21.02.050(d), an applicant for a Code Text Amendment has the 
burden of producing evidence that proves each of three criteria has been met. After 
review of the proposed text amendment, the following finding of fact has been made: 
 
In accordance with GJMC §21.02.050(d) of the Grand Junction Zoning and 
Development Code, the proposed text amendment to Title 21 is not consistent with the 
Comprehensive Plan, is not consistent with the Zoning and Development Code, and 
does meet at least one of the specific reasons outlined. One of the three required 
criteria has been met. 
 
Therefore, staff recommends denial. 
  
SUGGESTED MOTION: 
  
Chair, on the request to amend Title 21 Zoning and Development Code of the Grand 
Junction Municipal Code, City file number ZCA-2026-51, I move that the Planning 
Commission forward a recommendation of denial to City Council with the finding of fact 
as provided in the staff report. 
  

Attachments 
  
1. Significant Trees Recommendation Form 03.5.26 revised 
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Recommendation Form – Significant Trees 
1. Problem Statement 
The Significant Tree provisions of the code introduce additional regulatory requirements for development 
projects, including tree surveys, preservation thresholds, and replacement requirements.  These provisions 
can increase project complexity, extend review timelines, and add costs for applicants and staff review.  
Questions remain regarding the overall effectiveness and efficiency of this code as a regulatory tool.  Since 
adoption of this provision, there is no evidence of significant trees being preserved and no fees-in-lieu have 
been paid. 
 
2. Outcome Statement (Goal / Objective) 
The significant trees portion of the code should be removed. 
 
3. Proposed Change (Draft Concept) 
The recommendation is to remove the entire section of 21.07.040 from the code and to direct staff to 
explore a non-punitive, voluntary incentive for Significant Tree preservation in the future as resources 
allow. 
Proposed Code Section for Removal, Grand Junction Municipal Code §21.07.040 – Preservation of 
Significant Trees and remove reference to mature trees in 21.09.060(a)(1). 
§ 21.07.040Preservation of significant trees. 
(a) This section applies to the following: 
(1) New residential, mixed-use, and commercial development; 
(2) Redevelopment as follows: 
(i) Preservation is required for all lots in MU-3. 
(ii) Preservation is required for lots larger than one acre in all other zone districts unless otherwise 
exempt. 
(3) All development in Industrial zone districts is exempt from this section. 
(b) Existing landscape features such as escarpments, large trees or stands, heavy vegetative cover, ponds, 
and bluffs shall be identified by the applicant as part of the development review process. 
(1) This identification shall include a surveyed inventory of significant trees. Prior to undertaking a survey, 
an applicant may have a landscape professional view the site and determine whether there are any 
potential significant trees on the site. If there are no potentially significant trees on the site, the applicant 
may request the Director waive the survey requirement. 
(2) Any significant tree to be preserved during development shall be identified on the proposed 
landscaping plan. 
(c) All trees, except those identified as 'excluded' on the Suitable Plants List, that meet all of the following 
criteria as determined by a certified arborist shall be considered significant: 
(1) Are 15 inches or larger in DBH; 
(2) Are in fair or better condition; 
(3) Are free from irreparable structural defects; and 
(4) Are not infested with a disease or pestilence that threatens the good health of other trees. 
(d) Preservation Required. 
(1) Where significant trees exist on a property, at least one and no less than 30% of significant trees shall 
be preserved during development. 
(i) Significant trees may be preserved in individual lots or private common areas. 
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(ii) Significant trees may also be preserved in land dedicated for public use while still credited to the site 
tree preservation requirement. Where the value of the land dedication does not meet the minimum 
assessment requirement of GJMC § 21.05.030(a), the valuation of the significant tree shall not be 
considered separately from or added to the assessment total. 
(iii) The developer may request review by the City Forester to determine if well-established. healthy trees 
under 15 inches in diameter may be approved for credit towards preservation at an equivalent DBH. 
(2) If the 30% minimum preservation requirement impedes the proposed Primary Development of a site, 
then the Director may grant a 10% adjustment of the minimum setbacks, lot size, parking lot interior 
landscaping, and parking count requirements, or allow the use of cluster development. 
(3) Furthermore, the City Forester may adjust the drip line protection standards described in Subsection 
(d)(6)(i) of this section so to allow for additional flexibility for the development to occur around the 
identified significant trees. 
(4) If the provisions in Subsections (d)(2) and (3) do not provide a viable means of development the site 
with the preservation of the minimum required significant trees then, at the developer's discretion, the 
developer may remove significant trees present on the site. Tree replacement shall be required for all 
significant trees removed on a property at the following ratios: 
Table 21.07-3: Tree Replacement Requirements 

Percent of Trees Preserved Tree Replacement Ratio 

Minimum 30% preservation 3 caliper inches per 5 inches DBH [1] 

Above 30% minimum 1 caliper inch per 3 inches DBH [2] 

Significant trees damaged or killed during construction 3 caliper inches per 5 inches DBH [1] 

 
Notes: 

[1] If developer cannot replace trees on-site, they may pay a fee-in-lieu according to GJMC § 21.07.040(f). 

[2] See GJMC § 21.07.040(d)(1)(ii) for credit applied to preserved trees. 
(e) Replacement of Significant Trees. 
Replacement trees may be planted in individual lots and private common areas. 
(f) Fee-In-Lieu. 
The fee in-lieu shall be based on the value of the required replacement tree(s) not planted on site, along 
with the total cost of installation. The City shall use this payment to purchase the required replacement 
trees not planted on-site and plant them on nearby public property. 
(g) Features to be preserved shall be protected throughout site development. No person shall kill or 
damage a landscape feature required to be preserved by this section. The developer shall protect trees 
from compaction. 
(1) During construction, existing plant material to be preserved shall be enclosed by a temporary fence at 
least five feet outside the canopy dripline. In no case shall vehicles be parked, or materials or equipment be 
stored or stockpiled within the enclosed area. 
(2) Irrigation shall be provided to trees preserved during construction of sufficient quantity to ensure their 
health and survival. 
§ 21.09.060 Open and undeveloped spaces. 
(a)(1) Stream beds and corridors, bluffs, ridges, steep slopes, mature trees and/or stands of native 
vegetation, rock outcroppings, wetlands, native upland ecosystems, riparian areas, and wildlife corridors; 
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Code Text Amendment Criteria – City of Grand Junction Land Use Code §21.02.050.(d)(3)(iii) 
An applicant for a Code Text Amendment has the burden of producing evidence that proves each of 
the following criteria: 
 
Review Criteria 

A. Consistency with Comprehensive Plan.  The proposed Code Text Amendment is generally 
consistent with applicable provisions of the Comprehensive Plan. 

• Plan Principle 5 – Encourage flexibility and innovation in development design.  Currently 
the code to preserve significant trees restricts site design and removing this language would 
be consistent with this section of the Comp Plan as it increases flexibility in site planning 
which is explicitly encouraged by the Comp Plan. 

• Plan Principle 3, Responsible and Managed Growth prioritizes infill and redevelopment 
within City limits.  Tree preservation requirements can make redevelopment harder and by 
eliminating the significant tree language, removes obstacles to urban infill. 

• Plan Principle 11- 3(e) Equitable Considerations.  Include considerations in equity in 
decision-making processes across the City organization to ensure that benefits and/or 
burdens of City actions or investments are shared fairly and do not disproportionately 
affect a particular group or geographic location over others. 

• The Comp Plan recognizes that housing supply is insufficient.  The plan encourages mixed-
density housing, higher-density housing, and more housing production.  Development 
regulations increase housing costs and by eliminating the significant tree code language, 
development costs may be reduced leading to increased housing supply. 

• Plan Principle 8- Resource Stewardship supports the City’s green infrastructure through 
retention and protection of healthy established trees.  The tree preservation requirements 
as written are a dis-incentive for property owners to maintain healthy established trees.  
We should not have a code that punishes a property owner that has provided years or more 
likely decades worth of the very benefit this code aims to achieve.  While some undeveloped 
properties have more trees than others, developed property overall is responsible for the 
majority of our existing canopy today.  
 

B. Consistency with Zoning and Development Code Standards.  The proposed Code Text Amendment 
is consistent with and does not conflict with or contradict other provisions of this Code. 

• This amendment is supported in the City’s 2024 Housing Strategy Update under Strategy 1 
– Continue to implement land use code changes that facilitate attainable housing 
development and housing diversity.  Specifically listed in the recommended actions for 
Grand Junction is the evaluation of additional code changes to allow for innovative practices 
in zoning to encourage affordability and diversity of housing product. 

• Removing reference to “mature trees” in 21.09.060(a)(1) reduces confusion in the code in 
reference to this section. 
 

C. Specific Reasons. 
a. To address trends in development or regulatory practices; 
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• A common development trend is removing or simplifying regulations that add procedural 
steps or discretionary review to development.  Section 21.07.040 Preservation of significant 
trees requires additional site analysis, professional consultant costs, and additional review 
steps.  Eliminating this section would reduce pre-development studies, simplify the 
development review process and reduce project timelines. 

• Many communities have moved away from tree preservation mandates tied to individual 
development sites and instead rely on citywide urban forestry programs.  Tree canopy goals 
may be better addressed at the citywide scale rather than site-by-site preservation 
mandates. 

b. To expand, modify, or add requirements for development in general or to address specific 
development issues; 

• Modify by removing the significant tree code language.  The significant tree requirement 
adds cost for the following reasons, trees must be surveyed and protected, which may limit 
the area where development can occur, and may limit lot layout and design. 

• The current code §21.07.040(d)(1) can constrain or conflict with site layout efficiency. 
Eliminating the code would allow site design to respond directly to development needs, 
reduce the need for administrative adjustments, and improve feasibility for smaller 
constrained sites. 

c. Because the regulation applies only during development review, property owners may 
remove trees prior to submitting an application, limiting the effectiveness of the 
preservation requirement.   

d. To add, modify or expand zone districts; or 
• N/A 
e. To clarify or modify procedures for processing development applications. 
• N/A 
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Metrics 
Amendment Title/Reference: 
Significant Trees – Code Language §21.07.040 

Description: 
Remove section §21.07.040  

      
 

Which of the City Council Strategic Priorities is the proposal implementing?  

   Check All Boxes that Apply   

 
Strategic Pillar 1:  Core 
Services   

 

 Strategic Pillar 2: Housing X  
 

 
Strategic Pillar 3: Fiscal 
Policy & Position   

 

 
Strategic Pillar 4: Gov. 
Transparency   

 

 
Strategic Pillar 5: Gov. 
Efficiency X  

 

      
 

Cost Consideration Metric Point 
Positive 
Impact 
(Reduce 

Cost) 

Neutral 
Impact             

(No 
Change) 

Negative 
Impact 

(Increase 
Cost) 

Description of impact 
(Notes) 

 

Direct 
Cost / 
Expenses:           

 

  Land / Entitlements: x   
Tree survey requirement, 
calculations, increased 
meetings, negotiation, 
ambiguity in the code 

 

  Infrastructure x   
Influence on design except 

in some circumstances 
where the existence of 
trees have no conflict 

 

  Vertical Building x   Influence on Design when 
conflicts with housing 

 

Cost of 
Time:       

 

 Entitlement Process: x   
Adds time in navigation, 

providing documentation, 
etc 

 

  Infrastructure: x   Design and construction 
limitations 

 

 Market Conditions 
Fluctuation 

     

Intangible
s:       
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 Land Use Efficiency X   
When  there is aconflict 

with infrastructure or 
housing and significant 

trees 

 

  Risk & Predictability 
Confidence X   Ambiguity in code and 

forester involvement 
 

 
  

 
      

 

Which Comprehensive Plan Principals is the proposal implementing?  

       

Check 
Boxes 

that Apply  

 

 
Plan Principle 1: Collective 
Identity         

 

 
Plan Principle 2: Resilient and Diverse 
Economy            

 

 
Plan Principle 3: Responsible and Managed 
Growth       X  

 

 
Plan Principle 4: Downtown and University 
Districts         

 

 
Plan Principle 5: Strong Neighborhoods and 
Housing Choices    X  

 

 
Plan Principle 6: Efficient and Connected 
Transportation       

 

 
Plan Principle 7: Great Places and 
Recreation             

 

 
Plan Principle 8: Resource 
Stewardship             X   

 

 
Plan Principle 9: Quality Education and 
Facilities            

 

 
Plan Principle 10: Safe, Healthy, and Inclusive 
Community       

 

 
Plan Principle 11: Effective and Transparent 
Government     X  
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