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PLANNING COMMISSION AGENDA
IN-PERSON/VIRTUAL HYBRID MEETING

CITY HALL AUDITORIUM, 250 N 5th STREET

TUESDAY, JULY 27, 2021 @ 5:30 PM

This meeting will be held as an in-person/virtual hybrid meeting. Join the meeting 
virtually by registering using the link below:

https://bit.ly/2W5zYlL

After registering, you will receive a confirmation email containing information about 
joining the webinar.

Call to Order - 5:30 PM
 

Consent Agenda

1. Minutes of Previous Meeting(s) from July 13, 2021.
 

Regular Agenda

1. Request Approval of Changes to a Conditional Use Permit for a Recycling Facility on 6.5 
Acres in an I-2 (General Industrial) Zone District

 

2. Consider a Request by Peterson Bros Holdings, LLC to Rezone One Parcel Totaling 
Approximately 9.98 Acres from I-2 (General Industrial) to I-1 (Light Industrial) Located at 
715 23 ½ Road.

 

Other Business
 

Adjournment
 

Packet Page 1

http://www.gjcity.org/
https://bit.ly/2W5zYlL


 

 

GRAND JUNCTION PLANNING COMMISSION  

July 13, 2021 MINUTES 

5:30 p.m. 

The meeting of the Planning Commission was called to order at 5:39 p.m. by Chair 

Andrew Teske.   

 

Those present were Planning Commissioners; Vice Chair Christian Reece, George 

Gatseos, Ken Scissors, Sandra Weckerly, and Shanon Secrest. 

 

Also present were Jamie Beard (Assistant City Attorney), Tamra Allen (Community 

Development Director), and Senta Costello (Associate Planner).  

 

There were 0 members of the public in attendance. 

 

CONSENT AGENDA______________________________________________________ 

Commissioner Reece moved to adopt Consent Agenda Item #1. Commissioner Scissors 

seconded the motion. The motion carried 6-0. 

 

1. Approval of Minutes______________________________________________________ 

Minutes of Previous Meeting(s) from June 8, 2021 and June 22, 2021.  

 

REGULAR AGENDA______________________________________________________ 

 

1. Stinker C-Store Annexation                                                              File # ANX-2021-252 

Consider a request by Stinker Stores Inc. for annexation and zoning of 1.68 acres from a 

County C-2 (General Commercial) to a City C-1 (Light Commercial) zone district.  In 

addition to the zoning requested by the petitioner, the following zone districts would also 

be consistent with the Comprehensive Plan designation of Residential Medium (5.5 – 12 

du/ac) for the subject properties: M-U (Mixed Use), B-P (Business Park), I-O (Industrial 

Office Park), C-2 (General Commercial), Mixed Use Residential (MXR-8), Mixed Use 

General (MXG-3, 5, 8), Mixed Use Shopfront (MXS-3, 5, 8), Mixed Use Opportunity 

Corridor (MXOC). 

 

Staff Presentation 

Senta Costello, Associate Planner, introduced exhibits into the record and provided a 

presentation regarding the request. 

 

Questions for Staff 

None. 
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Applicant Presentation 

The applicant was available for questions.  

 

Questions for Applicant 

None. 

 

Public Hearing 

The public hearing was opened at 5 p.m. on Tuesday, July 6, 2021 via 

www.GJSpeaks.org. 

 

None. 

 

The public hearing was closed at 5:53 p.m. on May 11, 2021. 

 

Questions for Applicant or Staff 

None. 

 

Discussion 

None. 

 

Motion and Vote 

Commissioner Reece made the following motion, “Chairman, on the Zone of Annexation 

for the Stinker C-Store Annexation to C-1 (Light Commercial) zone district, file number 

ANX-2021-252, I move that the Planning Commission forward a recommendation of 

approval to City Council with the findings of fact listed in the staff report.” 

 

Commissioner Weckerly seconded the motion. The motion carried 6-0. 

  

2. Other Business__________________________________________________________ 

None. 

 

3. Adjournment___________________________________________________________ 

 The meeting adjourned at 5:55 p.m. Reece moved, Scissors seconded 
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Grand Junction Planning Commission

Regular Session
 

Item #1.
 

Meeting Date: July 27, 2021
 

Presented By: Kristen Ashbeck, Principal Planner/CDBG Admin
 

Department: Community Development
 

Submitted By: Kristen Ashbeck
 

 

Information
 

SUBJECT:
 

Request Approval of Changes to a Conditional Use Permit for a Recycling Facility on 
6.5 Acres in an I-2 (General Industrial) Zone District
 

RECOMMENDATION:
 

Staff recommends approval of the request
 

EXECUTIVE SUMMARY:
 

The Applicant, Monument Waste Services with authorization from the property owner 
Grand Valley Land Company, LLC, has developed a Material Recovery Facility (MRF) 
with a previously approved (2017) Conditional Use Permit (CUP) in the I-2 zone 
district.  The MRF currently consists of one 11,882 square-foot building which contains 
the transloading and recycling recovery activities and the site circulation, parking and 
landscaping required for the operation.  The Applicant is proposing to construct an 
addition on the existing building, build a second structure on the site and has acquired 
adjacent property to include in the MRF operations.  Thus, an amendment to the 
original CUP is required.      
 

BACKGROUND OR DETAILED INFORMATION:
 

BACKGROUND
The 6.5-acre industrial property is located at 2410 Blue Heron Road at the west end of 
an existing cul-de-sac that currently serves two other industrial properties in the Blue 
Heron Lake Industrial Park.  The property has been developed as a Material Recovery 
Facility (MRF) with a previously approved Conditional Use Permit (CUP) for a recycling 
facility as required in the I-2 zone district. The MRF currently consists of one 11,882 
square-foot building which contains the transloading and recycling recovery activities 
and the site circulation, parking and landscaping required for the operation.
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The original site of the CUP included a 6.8-acre site.  The property has since been 
platted to dedicate 1.3 acres to the City for the adjacent riverfront trail and Leach Creek 
and add a one-acre parcel on the southwest side of the site.  The one-acre parcel was 
not originally part of the approved CUP.  

The Applicant is proposing to build a second structure on the site, add office space to 
the existing building and has identified a use for the additional property as part of the 
MRF operations.  These modifications to the site require that the approved CUP be 
amended.        

Should the amendment to the CUP be approved, the Applicant will be required to 
submit a Major Site Plan for review as well as concurrently submit for a Floodplain 
Development Permit due to a portion of the property being located in an Area of Special 
Flood Hazard. The land surrounding the property is either vacant or has existing 
industrial uses (Action Bindery and the GJ Tech Center).  The abutting properties to the 
north, east, and south are zoned I-2, and City owned property to the west is zoned 
CSR.  

Existing Operations
The existing recycling facility consists of scales, enclosed tipping floors, a transload 
bay, inside storage areas for baled products, a load out bay for outbound baled 
material, truck and equipment maintenance bays, offices for staff, ultimately an outside 
public drop off collection point and general outside uses including truck and container 
parking and storage.  All recycle material received at this facility is stored inside the 
existing building for transloading or processing. No loose material is stored outside of 
the facility; only processed baled material is staged outside while awaiting shipment to 
market.  

The facility’s perimeter is fenced with a 6-foot high chain link fence with required screen 
fencing in the western and southern portions of the site due to its proximity to the 
riverfront trail/public open space. There are two access gates, one on the north side of 
the facility for all commercial trucks to enter and exit the facility, and a second gate 
located on the south side of the facility serves as a perimeter gate to keep the public 
separated from the commercial activities.

Proposed Expansion/Changes to Approved Conditional Use Permit
The Applicant is proposing to add a 12,000 square foot building on the northern side of 
the site that will support the unloading, storage and transloading of Municipal Solid 
Waste from route collections by Monument Waste and other third-party haulers.  Waste 
will be collected entirely inside the new building from small trash trucks, unloaded into 
large live floor trailers (typically three small trucks to one large trailer) then the waste 
material will be transferred to local landfills.

The Applicant is also proposing to add 1,466 square feet of office space on the 
northeast corner of the existing building.  In addition, the one-acre parcel that was not a 
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part of the original CUP is proposed to be improved with a road base surface and used 
for outdoor storage of containers such as dumpsters, roll off boxes and trash carts used 
in the operations.

As stated in the Applicant’s General Project Report, “much like the existing facility, the 
new building will not have a retail sales area, will not cause perceptible vibration of the 
earth, will not exceed 65 decibels of noise, and will not have glare from lights”.  As 
previously stated, the solid and liquid waste will be contained within the building and 
there are no hazardous materials handled.  The storage of various-sized solid waste 
storage containers will be located at the southwest area of the property.  The 
containers will be emptied and washed down as needed prior to placing them in the 
storage area so they will not have a perceptible odor impact on nearby properties.

Neighborhood Meeting
A Neighborhood Meeting was held on April 15, 2021 via the Zoom virtual platform.  City 
staff and the Applicant’s representative were the only attendees.  

ANALYSIS
Pursuant to Section 21.02.110(f) of the Grand Junction Municipal Code, an 
expansion/change on a site that is subject to a Conditional Use Permit, shall be 
reviewed in accordance with the same criteria as the original Conditional Use Permit 
found in Section 21.02.110(c) of the Code.

(1)    District Standards. The underlying zoning districts standards established in 
Chapter 21.03 GJMC, except density when the application is pursuant to GJMC 
21.08.020(c);

The concept plan/site sketch included with the CUP amendment application indicates 
that all standards of the I-2 zone district can be met. The development will be required 
to proceed through subsequent Site Plan Review which will ensure compliance with all 
district standards. Thus, Staff finds this criterion has been met.

(2)    Specific Standards. The use-specific standards established in Chapter 21.04 
GJMC.
 
There are no use specific standards related to this type of recycling center. This 
criterion is not applicable.

(3)    Availability of Complementary Uses. Other uses complementary to, and 
supportive of, the proposed project shall be available including, but not limited to: 
schools, parks, hospitals, business and commercial facilities, and transportation 
facilities.

Other uses complementary and pertinent to the proposed expansion of the recycling 
facility are available, including existing roadway and access that were designed and 
constructed for heavy use by larger trucks.  In addition, the property is bordered by a 
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railroad spur which could be extended onto the property if the economics supported it. 
The proposed facility is located just off the Riverside Parkway in an easily accessible 
location for the general public as well as other complementary uses such as schools, 
hospitals, businesses, and commercial to use. Thus, Staff finds this criterion has been 
met.

(4)    Compatibility with Adjoining Properties. Compatibility with and protection of 
neighboring properties through measures such as:

(i)    Protection of Privacy. The proposed plan shall provide reasonable visual and 
auditory privacy for all dwelling units located within and adjacent to the site. Fences, 
walls, barriers and/or vegetation shall be arranged to protect and enhance the property 
and to enhance the privacy of on-site and neighboring occupants;

Details of the design that implement the standards will be addressed during the 
subsequent Site Plan review.  The site has existing screen fencing as required by Code 
and the approved CUP.  The subsequent Site Plan Review will ensure that this 
requirement is still being met in particular around the expanded area to be used for 
outdoor storage.  Staff finds this criterion has been met.

(ii)    Protection of Use and Enjoyment. All elements of the proposed plan shall be 
designed and arranged to have a minimal negative impact on the use and enjoyment of 
adjoining property;

With the fencing and screening of the property discussed above, the existing use and 
the proposed changes to it will have minimal negative impact on adjoining 
properties.  Staff finds this criterion has been met.

(iii)    Compatible Design and Integration. All elements of a plan shall coexist in a 
harmonious manner with nearby existing and anticipated development. Elements to 
consider include: buildings, outdoor storage areas and equipment, utility structures, 
building and paving coverage, landscaping, lighting, glare, dust, signage, views, noise, 
and odors. The plan must ensure that noxious emissions and conditions not typical of 
land uses in the same zoning district will be effectively confined so as not to be 
injurious or detrimental to nearby properties.

The site development standards implemented with the establishment of the existing 
use, along with the Applicant’s previously approved operational plan will ensure 
compatibility with adjacent uses.  Staff finds this criterion has been met.

Findings of Fact and Staff Recommendation
After reviewing the Monument Waste Material Recovery Facility request, file number 
CUP-2021-333, for expansion/change to the site of the approved Conditional Use 
Permit for a Material Recovery Facility, the following findings of fact have been made:

1.    In accordance with Section 21.02.110 of the Grand Junction Zoning and 
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Development Code, the criteria have been met.

Staff recommends approval of the request for expansion/change to site of the Material 
Recovery Facility with the Findings of Fact listed as provided in the staff report.
 

SUGGESTED MOTION:
 

Chairman, on the Monument Waste request to amend a Conditional Use Permit, file 
number CUP-2021-333, I move that the Planning Commission approve the 
expansion/change to site of the Material Recovery Facility with the Findings of Fact 
listed in the staff report.
 

Attachments
 

1. Location Maps
2. Application Including Proposed Site Sketch
3. 2017 Approved Site Sketch
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2410 Blue Heron Road – Vicinity Map 
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2410 Blue Heron Road – Aerial Photo Location Map 
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Monument Waste – 2410 Blue Heron Road 

CUP  
May 5, 2021 Revised June10, 2021 

General Project Report 
 
Project Overview 
The owner of the subject property is Grand Valley Land Company, LLC, and the project 
is called Monument Waste Services.  The owner acquired a CUP for a recycle center 
back in 2017.  During that process the applicant acquired adjacent land, but it was 
decided to NOT include it at that time.  The owner is now planning to pursue the 
construction of an additional 12,000 SF non-hazardous waste transfer station on the north 
boundary of the property (not connected to the existing recycling center).  The current 
transfer station will not be moved and will remain operating as it does now.  The current 
transfer facility supports unloading, storage and transloading for Single-Stream Recycle 
route collections.  The new facility will support the unloading, storage and transloading 
of Municipal Solid Waste from route collections by Monument Waste and third party 
haulers.  This new facility can be viewed as a ‘Hub and Spoke Operation’, waste will be 
collected from small trash trucks, unloaded at the facility, reloaded into large live floor 
trailers (typically 3 small trucks to one large trailer) then the waste material will be 
transferred to local landfills.  Additionally, the Applicant will add on an office expansion 
that will be connected to the existing facility.  The land on the southwest area of the 
property that was acquired in 2017 will be covered with rock and used as container 
storage area (dumpsters, roll off boxes, trash carts).  The new building, office expansion 
plus the additional land requires a new Conditional Use Permit in Grand Junction, and so 
the request will be for a CUP that allows both the recycle center and the new non-
hazardous waste transfer station on the entirety of the property.  
 
A. Project Description 
Location and Site Features  
• The +/- 6.55 acre industrial property is at 2410 Blue Heron Road, at the west end of 

an existing cul-de-sac. 
• The 6.55 acres is quite flat and generally slopes to the west.  With that in mind, the 

site has the following conditions: 
• The completed recycle transload and processing facility; 
• Along the east boundary of the property is a 20’ wide Railroad & Util. easement; 

B. Public Benefit: 
• There are no additional Public Improvements required, all roads and ROW is 

existing. 
• Expansion of processing facility helps with the recycling needs of the growing 

community. 
• The completed processing facility extends the life of the Mesa County Land Fill. 

 
C. Neighborhood Meeting 
A Neighborhood Meeting was held on Thursday, April 15, 2021 via Zoom.  Principal 
Planner, Kristen Ashbeck was in attendance.  No neighbors attended. 
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D.  Project Compliance, Compatibility, and Impact 

1. Adopted Plans and/or Policies   
• The Future Land Use Plan and Zoning Plan  
• Decision Letter for the Conditional Use Permit  
• Zoning and Development Code Approval Criteria  
 Criterion 1) – I-2 zoning district standards will be met with the additional 

facility.  Much like the existing facility, the new building will not have a retail 
sale area, will not cause perceptible vibration of the earth, will not exceed 65 
decibels of noise, and will not have glare from lights.  The solid and liquid 
waste will be contained within the facility.  There will be no hazardous 
materials.  The storage of trash bins will be located at the southwest area of 
the property and not in the front setback.   

 Criterion 2) – The new facility is a recycling processing/transfer facility which 
is considered “Waste-Related under Section 21.04.20(y). The new facility will 
provide 6’ fence around the property which meets Section 21.04.030 (d) and 
there will be no storage in the front setback/along right-of-way. 

 Criterion 3) – Currently Monument Waste offers a wide variety of trash and 
recycle services to residential and commercial users as well as construction 
collection. The new facility and office expansion allows for growth within the 
company that benefits the entire County; not only will it continue to provide 
the same services to the community as it currently does, it will also be able to 
expand services that extend the life of the Mesa County Land Fill.   

 Criterion 4) – This development provides a 6’ fence around the entire 
perimeter of the property. Most adjoining properties are in the same zone with 
the exception of a ‘short’ property line abutting a CSR Zone.  The original 
CUP and submittal included the dedication of land along the west side of 
Leach Creek to the City, which resulted in the existing Riverfront bike trail no 
longer being in a trespass situation.  Along the entire east side of Leach Creek, 
on Monument Waste property, a 6’ screen fence was installed, as well as 
along the ‘short’ property line abutting the CSR Zone. The new facility will be 
located on the north side of the property and the property adjacent to it is also 
heavy commercial with outdoor storage … which is compatible to this 
development.  The transfer of recycling and trash will happen inside the new 
facility as well as the existing facility which cuts down on noise/odors, etc.   

2. Surrounding Land Use 
The land surrounding the subject parcel is either vacant, or already industrial uses.  
The abutting properties to the north, east, south, and west are zoned I-2, and along 
a City owned property (zoned CSR) that abuts on the southwest.   

3. Site Access and Traffic 
The property is at 2410 Blue Heron Road, at the west end of an existing cul-de-
sac. Traffic will be associated with individual drop off, as well as commercial 
vehicle drop off and haul out.      

4 & 5. Availability of Utilities and Unusual Demands 
Sanitary Sewer is available within Blue Heron Road; Ute Water is also available. 

6. Effects on Public Facilities 
There will be no unusual impacts on the fire department and police department.  
There will be no impacts to the public school system.  
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7. Site Soils 
No unusual or unexpected soil issues are present at the proposed site. 

8. Site Geology and Geologic Hazards   
 Nothing unusual was encountered. 
9. Hours of Operation   
 Typical business hours, plus after hour drop off for non-commercial customers. 
10. Number of Employees  
 Current employee count is 18.  Anticipating 24 employees with the new 

additional facility. 
 11. Signage Plans  
 No new signage plans.  Existing Sign will remain 
12. Irrigation 
 Domestic.  

      
E.  Development Schedule and Phasing 
Conditional Use Permit – spring 2021 
Site Plan Review – summer 2021 
Construction - ASAP 
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C. Neighborhood Meeting 
A Neighborhood Meeting was held on Thursday, April 15, 2021 via Zoom.  Principal Planner, 
Kristen Ashbeck was in attendance.  No neighbors attended. 
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

 
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1.  If the project includes one or more one or two-family dwelling(s): 
a.  The maximum fire area (see notes below) for each one or two family dwelling will be 
b.  All dwelling units will , will not  include an approved automatic sprinkler system. 
Comments: NA

2.  If the project includes a building other than one and two-family dwelling(s): 
a. List the fire area and type of construction (See International Building Code [IBC]for all buildings used to  

determine the minimum fire flow requirements:
Fire Area = 14,100 s.f.,   Type of Construction = Type IIB

b. List each building that will be provided with an approved fire sprinkler system:
NA

3. List the minimum fire flow required for this project (based on Appendix B and C in the International Fire Code[IFC]):
2,500 GPM

Comments:

Note:   
Fire Area:  The aggregate floor area enclosed and bounded by fire walls, fire barriers, exterior walls or horizontal 
assemblies of a building.  Areas of the building not provided with surrounding walls shall be included in the fire area if 
such areas are included within the horizontal projection of the roof or floor next above. 
  

Fire Flow Rule: The City's Fire Code3 sets minimum fire flows for all structures.  In general, at least 1000 g.p.m. at 20 p.s.
i. is required for residential one or two family dwellings up to 3,600 square feet (sf) of fire area.  For dwellings greater than 
3,600 sf of fire area or all commercial structures, the minimum fire flow is  1,500 gpm at 20 p.s.i. (See Fire Flow Guidance 
Packet4.  Inadequate fire flows are normally due to water supply pipes that are too small or too little water pressure, or a 
combination of both. 
  
Applicant/Project Engineer:  Refer to City of Grand Junction most recently adopted IFC, Appendix B and C, [IFC 2012], 
to determine the minimum fire flow required for this project, based on the Water Purveyor's information (i.e., location, 
looping and size of water lines; water pressure at the site, etc.) and the type, density and location of all structures.  Base 
your professional judgment on the City approved utility plans and Water Provider information shown on this Form.  Each 
time the utility plans/other information relating to treated water changes, resubmit this form just as you did the first time. 
 

*End of Section A.  Section B continues on the next page*

Instructions to process the application: Step 1) Applicant's engineer should first fill out all items in Section A.  Step 2) 
Deliver/mail this form to the appropriate water purveyor.1  The water supplier signs and provides the required 
information of Section B.  Step 3) Deliver/mail the completed and fully signed form to the City or County Planning 
Department.2

Project Name: Monument Waste Services Addition
Project Street Address: 2410 Blue Heron Road

Date: April 2, 2021

Project Owner Name: Grand Valley Land Company LLC

City or County project file #:

Assessor's Tax Parcel Number: 2945-092-11-003

SECTION A 

Grand Junction Fire Department New Development Fire Flow Form

Name of Water Purveyor: Ute Water Conservancy District

Applicant Name/Phone Number: Dan Kirkpatrick / (970) 987-4412
Applicant E-mail: dan@monumentwaste.com

 square feet. 
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SECTION B 

1.  Circle the name of the water supplier:          Ute          Clifton          Grand Junction 

2.  List the approximate location, type and size of supply lines for this project, or attach a map with the same information:

3.  Attach the fire flow test data @ 20 p.s.i. for the fire hydrants nearest to the development/project that must be use to 
determine available fire flow.  Test data is to be completed within the previous 12 months or year.  Identify the fire 
hydrants used to determine the fire flow:

[Or: 1. attach a map or diagram with the same information, or 2. attach a map/diagram with flow modeling information.]

4.  If new lines are needed (or if existing lines must be looped) to supply the required fire flows, or if more information is
needed to state the available minimum g.p.m. @ 20 p.s.i. residual pressure, please list what the applicant/developer must do
or obtain:

Print Name and Title of Water Supplier Employee completing this Form: 

Date:   

Contact phone/E-mail of Water Supplier:

****************************************************************************************** 

Note:  Based on the facts and circumstances, the Fire Chief may require the applicant/developer to engage an engineer   to5

 verify/certify that the proposed water system improvements, as reflected in the approved utility plans submitted in support
of the application/development, will provide the minimum fire flows to all structures in this project.  If required, a State
of Colorado Licensed Professional Engineer shall submit a complete stamped-seal report to the Grand Junction Fire 
Department.  All necessary support documentation shall be included.

1 There are three drinking water suppliers:  Ute Water 970-242-7491, Clifton Water 970-434-7328 and City of Grand Junction water 970-244-1572. 
2 Address:  City – 250 N 5th St, Grand Junction, CO  81501; County – PO Box 20000, Grand Junction, CO  81502 
3 International Fire Code, 2012 Edition 
4 http://www.gjcity.org/residents/public-safety/fire-department/fire-prevention-and-contractors/

Grand Junction Fire Department New Development Fire Flow Form

Attach fire flow test data for the hydrants 
Failure to attach the fire flow test data and/or diagram may delay your project review.

5  City Code defines engineer as one who is licensed as a P.E. by the state of Colorado.

[To be completed by the Water Supplier] 
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SEE ATTACHED MAP
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hydrant_4
Typewriter
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Typewriter
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Fire Flow Hydrant Master

With Graph
Report Generated by: IMS by Hurco Technologies Inc. Page: 1

Company Name:

Address:

City:

State:

Zip:

Test Date:

NFPA Classification:

Ute Water Conservancy District

2190 H 1/4 Rd

Grand Junction

Colorado

81505

4/7/21   9:00 am

Blue

Test did not reach recommended drop of

25% per NFPA 291DUSTY K, RYAN SOperator:

AA

Work Order:  1,103

 4481.01

Test Hydrant:

Address:

Cross Street:

Location:

District:

Sub-Division:

Latitude:

Longitude:

State X / Y:

Elevation:

Model:

Manuf: Installed:

Main Size: Bury Depth:

1:

2:

3:

4:

5:

Flow Hydrant GPM Gallon Used

Static PSI:

Residual PSI:

Percent Drop:

Max GPM during test:

Total Gallons Used:Pitot / Nozzle PSI:

Elapsed Time Min:Sec: :

/

2357

569

BLUE HERON INDUSTRIAL SUB

Mueller

Centurion 4 1/2

01/01/1978

 0.00  0.00

4189

Flow Device

2.5" Hose Monster

Diameter

 2.50

 5  0

 1306.51  6532.56

 60.00

 118.00

 108.00

 8.47

 6532.56

Predicted GPM @ 20 PSI:  4481.01

4329043.733

4542

707265.777

Pumpers: Nozzles: Open Dir:

Vandal Proof:

24 1/4 RD

 1,306.51

0

20

40

60

80

100

120

115 110
105 100

95 90
85 80

75 70
65 60

55 50
45 40

35 30
25 20

15 10
5

0
682

1,158
1,505

1,795
2,049

2,278
2,489

2,687
2,872

3,048
3,215

3,376
3,530

3,678
3,822

3,961
4,097

4,228
4,356

4,481
4,603

4,722
4,839

4,954

GPM

P
S

I

Flow GPM2357

GPM rounded to nearest gallon Values inside grid below flow line are PSI @ predicted flow

Report Generated by: IMS by Hurco Technologies Inc. Page: 1
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Callout
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Textbox
2410 BLUE HERON RD.



U.S. DEPARTMENT OF HOMELAND SECURITY
Federal Emergency Management Agency
National Flood lnsurance Program

ELEVATION CERTIFICATE
lmportant: Follow the instructions on pages 1-9.

Copy all pages of this Elevation Certificate and all attachments for (1) community official, (2) insurance agenUcompany, and (3) building owner.

OMB No. 1660-0008
Expiration Date: November 30, 2022

SECTION A- PROPERW INFORMATION FOR INSURANCE COMPANY USE

41 . Building Owner's Name

GRAND VALLEY LAND COMPANY LLC
Policy Number:

A2. Building Street Address (including Apt., Unit, Suite, andlor Bldg. No.) or P.O. Route and
Box No.

2410 Blue Heron Road

Company NAIC Number:

City
Grand Junction

State
Colorado

ZIP Code
81505

A3. Property Description (Lot and Block Numbers, Tax Parcel Number, Legal Description, etc.)

2410 Blue Heron Road, Parcel #2945-092-25-001

44. Building Use (e.9., Residential, Non-Residential, Addition, Accessory, etc.) Non-Residential, Accessory

A5. Latitude/Longitude: Lat. 39deg051 1.60" Long. -108de936'23.87" Horizontal Datum: f] NAD 1927 p(] NAD 1933

A6. Attach at least 2 photographs of the building if the Certificate is being used to obtain flood insurance.

A7. Building Diagram Number 1A

A8. For a building with a crawlspace or enclosure(s):

a) Square footage of crawlspace or enclosure(s) sqft

b) Number of permanent flood openings in the crawlspace or enclosure(s) within 1.0 foot above adjacent grade

c) Total net area of flood openings in A8.b sq rn

d) Engineered flood openings? n yes n ruo

A9. For a building with an attached garage:

a) Square footage ofattached garage sqft

b) Number of permanent flood openings in the attached garage within 1.0 fool above adjacent grade

c) Total net area of flood openings in A9.b sq rn

d) Engineered flood openings? f]Yes X No

sEcfloN B - FLOOD TNSURANCE RATE MAP (FIRM) INFORMATION

81. NFIP Community Name & Community Number

City of Grand Junction 080115 0803 G

82. County Name

Mesa

83. State

Colorado

84. Map/Panel
Number

08077C0804

85. Suffix

G

86. FIRM lndex
Date

'tu1G2012

87. FIRM Panel
Effective/
Revised Date

1U1&2412

88. Flood
Zone(s)

AE

89. Base.Flood Elevation(s)
(Zone AO, use Base Flood Depth)

4il1.70

810. lndicate the source of the Base Flood Elevation (BFE) data or base flood depth entered in ltem 89:

n FIS Profile fi FIRM I Community Determined f] Other/Source:

811. lndicate elevation datum used for BFE in ltem 89: fl NGVD 1929 B NAVD 1988 f| Other/Source:

812. ts the building located in a Coastal Barrier Resources System (CBRS) area or Otherwise Protected Area (OPA)? [ Yes [] No

Designation Date: n CBRS f] OPA

FEMA Form 08&0-33 (1219) Replaces all previous editions. Form Page 1 of6
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IMPORTANT: ln these spaces, copy the coresponding information from Section A. FOR INSURANCE COMPANY USE
Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.

2410 Blue Heron Road

Policy Number:

City
Grand Junction

State
Colorado

ZIP Code
81505

Company NAIC Number

sEcTtoN c - BUTLDTNG ELEVATTON TNFORMATTON (SURVEY REQUTRED)

c1. Building elevations are based on: [} Construction Drawings- n Building Under Construction" I Finished Construction
*A new Elevation Certificate will be required when construction of the building is complete.

Elevations - Zones A1-A30, AE, AH, A (with BFE), VE, V1-V30, V (wilh BFE), AR, AR/A, AR/AE, AR/A1-A30, AR/AH, AR/AO.
Complete ltems C2.a-h below according to the building diagram specified in ltem A7. ln Puerto Rico only, enter meters.

c2.

Benchmark Utilized: VerticalDatum: NAVD88

lndicate elevation datum used for the elevations in items a) through h) below.

n NGVD 1929 I NAVD 1988 flOther/Source:
Datum used for building elevations must be the same as that used for the BFE.

Check the measurement used.

a)

b)

c)

d)

e)

Top of bottom floor (including basement, crawlspace, or enclosure floor)

Top of the next higher floor

Bottom of the lowest horizontal structural member (V Zones only)

Attached garage (top of slab)

Lowest elevation of machinery or equipment servicing the building
(Describe gpe of equipment and location in Comments)

Lowest adjacent (finished) grade next to building (LAG)

Highest adjacent (finished) grade next to building (HAG)

Lowest adjacent grade at lowest elevation of deck or stairs, including
structural support

I feet f] meters

f, feet ! meters

f feet I meters

feet I metersn
n
tr
E

feet n
n
n

D

s)

h)

4542-7 feet

feet4542.7

n n
SECTION D. SURVEYOR, ENGINEER, OR ARCHITECT CERTIFICATION

This certification is to be signed and sealed by a land surveyor, engineer, or architect authorized by law to certify elevation information.
I ceftify that the information on this Ceftificate represents my best efforts to interyret the data available. I understand that any false
statement may be punishable by fine or impisonment under 18 U.S. Code, Section 1001 .

Were latitude and longitude in Section A provided by a licensed land surveyorZ El Ves fl No I Cnecf here if attachments.

Certifie/s Name
Steven E. Sharpe

License Number
ca29u7

frWI- zgs+t ."lM
Title
President

Company Name
Sharper Engineering Services, lnc.

Address
1154 North 4th Street

City
Grand Junction

State
Colorado

ZIP Code
81501

'sn2zl7. Lg#'? Date
0G09-2021

Telephone
(970) 255-O90e

Ext.

Co[va+,F66-es of this Ele$etknrtertificCte and all attachments for (1) community official, (2) insurance agenUcompany, and (3) building owner.

Comments (including type of equipment and location, per C2(e), if applicable)

ELEVATION CERTIFICATE
OMB No. 1660-0008
Expiration Date: November 34, 2022

FEMA Form 086-G33 (12119) Replaces all previous editions. Form Page 2 ofO
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Ift4FORTANT: ln thass spac€s. scpy the corresponding inforrnati*n from $ection A. FOi? iN*qi.,IRAi\iCE COfulPANY U$E
Buiiding $ti'eet Addre*s iincluding Apt., Unit, $uite, andlor Bldg. No.i or F.O. Route ancl Bax No.

241OBlue Heron Road
Policy Nurnber:

City

Grand
$tate
Colorado

ZIP Co<i*

81 505Junction
Company lJAi* Number

$fCTlSN f - BUILDING ELEVATI*I\I lI\jFSRMATIOi\t {$l.iR\lrY NOT RE*UIREA}
FCIR ZCINr AO AFID ZCINr A {W|THOTJT *FE}

For Zones AO and A {u;ithoui BFE), compicie ltens F1-E5 lf the Ce*ificate is intendeci to $uppo!'t a r-Oi.iA or i"OMR-F i'eqr:est,
ccmpiete Sections A. f3,and C. For items E1-E;r, u$€ n*t!^rral grade, il availabie. Check the fieasureftefit used. in Fi;erto frico r:nly,
ei'rier fiiFtei's.

Ei. Pi'ovicie eievaticn infarrnaticn for the fcilovsing arid check the approp!'iate bcxes tc slicrv whether the eievation is abeve ar beiow
the high*st adiecent gmd€ {H.AG) and the lori/est adjacent grade (LA$).
ei Top of bottonr ficor {including bassment.

crawiepace, cr enclosrire! i*
bi i-ap of bottom floor (inciuding basem*nt.

crawlspace, 
"t 

*n"1ss1re,i ili

I f*et -j rnetero I above or [-] betow rhe l-iA*.

i-j feet lj nreters i"j abor;e cr i.'J belcvo the LAG.

E?. ForBuilc*ngDiagrenrs&-Bwrthpei"manentfioodopen,ngsprorrideci !nSecticnAltemsSartd/or9(se+pagesl-2ofin*t;'uctions),
the next higher fioor (el*vation C2.b in
th* diagranrs) oi the building is

E3. Attacheci garage (top of slabi is

ij f+et i-j nreters i.*j above oi' [f beiow the HAG

L,'l ieet i.] n'reters [-] above cr L--'l betow the HAG

tt i'ap of pla.{.orm of machinery and/or equipment
sei"ricing the huilriing is ii feet l-i nreters [,_] abov'e ai' i-i belov,r the HAG

Zlone A0 cnly. if no flooci depth nuinber is available, is the iop af ihe bcttam fiaor eievat*cj in accor'dance with the comniunity's
ficoclpiainnTanagenrentcrclinance? 1_j Ves i i Uc Ii Unknown. Thelocal official rnr-rstcertiiythieinfor:-nationinSection{i,

E5

sEcTl*N F - PRSPERTY OlryilER (OR OWNER',S REPRESSNTATTVEi CERTTFTCATTOi;

The ai'opeit'y swner cr orJne!"'s arifirorized representatve who conrpi*tes Sectii:ns A, B, and I fcr Zone A iwithout e FftdA{*sued *r
ccmmunity-issu*d BFF) *i'Zane A0 nrust sign h*re. The statements in $*ctions A, 8, and E are conect to ihe best of my knowledge,

Prope$y Ovrner or Slvnei''s Ar-rthorieed Refresentati'/e'e Name

Address $late ZiP Cc<Je

Signature i--:ate 'felephone

Conrn'reirts

i__] Cnecu here if aitachments.

HE-f; VATION CHR,T'FICATH
CMB No. 1660-S0CS
Expiration liate: November 3t], 2C22

FElvlA Form 0*6-0-33 (12l19) Repiaces ali prevlcus editigns Fornr Page 3 of 6
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Ifl'IPORTANT: ln f,rese $Faces, copy the eorresponding information som sectian A. FOR INSURANCH COMPANY i-J$E

Euilding $treet Addr'*ss iincluding Apt,, Unit, $rJite, andlar Bldg. No.) or F.O. Reute and l3ox No

2410 Blue Heron Road

Folicy Numher;

vrry
Grand Junction

State
Colorado

7iE f^"Ia

8'1505
*ompany NAIC Number

9ECTrOru G - COMMUNTTY INFORMATION {OpTTONAL}

The lccai of.ficial who is euthorieed by law or ordinance tr.: administar the cornmunity's fioodplain managernent ordinance can compJete
$ectians A, B, C (or Ei. and G of this Elevetion Ce*ificeto. Ccmpiete the appiicable irem(s) and sign below. Chock the measurement
used in ltems G8*S10. ln Puer{o Rico only, enter meter$.

G1 . il The infcrmation in $ection C was taken from other docu!'nentaticfi that has been signed and sealed by a licensed €uryeyor,
e*gineer. ar architect who is authorized by iaw b ceftify elevation infarmadon. {indicate the source and rJate of fhe elevatian
data in ihe Ccrnments area belovr.)

!1,) i-l A community cfficiai completed -{ectien E fcr a buiiding iacated in Zone A {withcut a FEMA-issuad or community-issued BF€i
cr Zone AO-

C . i:"j The foilowing infor"rneijon iltems G4-G10) is provided for community floodplain managemeni puiposes.

G4 Permit Nun:ber G5. Date Permit lssueci G0. Date Certificate of
Compliance/0ccupa noy issued

ft7 This pei"mit has been issued fcr: I Nevo Construcfion l] Substantiai lrnprovement

1::o

G10.

f ievation of as-buiit lov,rest floor {including baeement)
of the building:

BFE cr iin Zone AO) depth of fioociing at ttre buiiding sito:

Community's design fload ele.ration :

[_] feet f] nreters Darum

[l feet [_-i meter* Datum

[] feet [] nneters Datur*

Looai Cfficiel's Name Title

Communiiy Name Telephone

$ignature

Cumi"nents iinciuding type of equipment und lor:ation, per C2ie), if appli+ablei

[_i Ch**k here if attachmenis.

HLEUATISN CERTIFICATE
oMB lrto. 16S0-00S8
Expiratian Daie: November 30, 2422

FHMA Form 086-0-33 t12!19\ Replaces aii previous editions Form Page 4 of6
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IMPORTANT: ln ft*se $pace$, *opy the corresponding i*fsrrnation from $eation A. FOR INSIJRAIICF. COMPANY US€
Poiicy Nurnbei.

Company NAiC Numbsi'

f; tffi VAT'I*ru EHRTI FiCATH
B{"'tLSIhiS p${STSGR.AFH $

Se* lns?uciions for lterrr A$.

Buiiding Street Acldi'ess (lnciuding Apt., llnii, Suite. andlor Bldg. Nc.) or F.0. Rout* and Bax No

241O Blue Heron Road

OMB i!o. 16SC-00C4
Hxpiration ilate: November 30, 20?2

City
Grand Junction

$tate
Colorado

ZIP Coci*
81 505

lf using the El*vatian Certjfic*te ta obta!n l"jFlF fiocrj insiiranr>e, *ffix at least 2 birildinE prhot"ngi"*phs berlcw a*eordins ta the
in$truction$ for ltem 46. iC*ntif'y ail photcgralrhs v",ith date bken; "Frcnt View" and "R*ar-Viev;": anri. if requlred, "Right $iCe Vie.d' and
"Left Side View," ft'nen appiicable. phciiagraphs rntist ghovr the foundstiqrr rniith representative *xanrples ol the fiood op*ning* *r
vsnts, as indicated rfi $ecticn A3. li submitt'ng nloie phoiograph$ than will fit on iiris pag*= use the Contini"rati*n Page.

Photo One

Phclc C:rs

Fhoio One Caption Clea.t Phot6:Orre

Phcto Two

irlcto i-wj-!

Fhcto Trvo Capticn Cl€atF.hoto,Two

FEtviA Farm S*6-tl-33 !\1?!19\ Resiaces a!i ptevious eijitons Forrn P*ge 3 of 6

Packet Page 26



IfT4PORTANT; ln the*e $paces! copy the correspending infermatien frcnr $ection A. FCIt INSIJRANCE COfu1PA.NY LJ$E

Eiriiding $treei Address {lrrcluding Apt.. Unit, $uite. andlor Blcig Na.i oi- P.O. Route and i3cx No

241 0 Blue Heron Road
Policy Nurirber:

Crty

Grand Junction
$tate
Colorado

ZIP Code

B1 505 I 

Conrr:anr NAIC l-iumber'

lf sulrmitting nrore phoiographs than r.r,iil fit sn the preceding page, atlix r'he additionai photographs beiav.,. identify ali photcgraphs
w!th. daie taken, "Frcnt Viev;" end "Rear \iiev.r"; and. if required. "Right Side Vievl' and "Left Side Vie'+,,." Wren applicable,
ph*tographs must sho.v.; the fcundation u/ith i'€presentative exarnpies of the flo*d openings o!- verlfs. as indicated in Secticn AB.

Fhoto Three

iliiqic Titfee

Flhof+ J'hree Caption Gleat,PheX9,;1;111a9

Photo Four

iliot+ i:cLri

Firctr: Fcur"Capticri ,,eit4ati Fhats,Fo$i

frL€VATICIN CERTIFICATE
BUtt-*!t{G PH*T*GR&pH$

Continiration Page
t-fMB Ns. 166C-00S8
Expiraf.icn Date: Nover,r'oer- 30, 2t]22

FEL4A Fsri"n SS6-CI-33 (l?/1$) Repiaces a!i previous editions. Form Page 6 cf 6
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CONVERT EXISTING
FENCE TO 6' CHAIN LINK

EXISTING
SCREEN

FENCE

FFE 43.5

+/- 36.5 +/- 36.5

+/- 42.0

FFE 42.5

+/- 42.0

NORTH
0 40 80 120

SITE/COMPOSITE PLAN LEGEND

PROPOSED ROAD BASE

EXISTING ELECTRIC

EXISTING SANITARY SEWER SERVICE LINE

EXISTING WATER LINE

I-2
6.54 AC

PROPOSED CONCRETE

E

EXISTING FIRE HYDRANT

EXISTING STORM SEWERST

UTILITY PROVIDERS

DOMESTIC WATER UTE WATER DISTRICT 970-242-7491
SANITARY SEWER CITY OF GRAND JUNCTION 970-245-6378
IRRIGATION GRAND VALLEY IRRIGATION COMPANY 970-242-2762
ELECTRIC XCEL ENERGY 800-895-1999
GAS XCEL ENERGY 800-628-2121
COMMUNICATIONS CHARTER/SPECTRUM 970-210-2550

CENTURYLINK 970-244-4311

REQUIRED PARKING SPACES PER CODE

PER THE ZONING & DEVELOPMENT CODE A WASTE RELATED USE MUST PROVIDE THE FOLLOWING:

1 PARKING SPACE PER 1,000 SQUARE FEET OF BUILDING AREA.

EXISTING BUILDING AREA = 11,922 SF
THEREFORE: 11,922 / 1000 = 12 SPACES

PROPOSED BUILDING AREA = 13,466 SF
THEREFORE: 13,466 / 1000 = 14 SPACES

PARKING PROVIDED:
25 REGULAR PARKING SPACES
 1 HANDI-CAP ACCESSIBLE SPACES
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
























 



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Grand Junction Planning Commission

Regular Session
 

Item #2.
 

Meeting Date: July 27, 2021
 

Presented By: Jace Hochwalt, Senior Planner
 

Department: Community Development
 

Submitted By: Jace Hochwalt, Senior Planner
 

 

Information
 

SUBJECT:
 

Consider a Request by Peterson Bros Holdings, LLC to Rezone One Parcel Totaling 
Approximately 9.98 Acres from I-2 (General Industrial) to I-1 (Light Industrial) Located 
at 715 23 ½ Road.
 

RECOMMENDATION:
 

Staff recommends approval of the request.
 

EXECUTIVE SUMMARY:
 

The Applicant, Kevin Young, acting on behalf of the property owner, Peterson Bros 
Holdings, LLC, is requesting the rezone of one parcel totaling approximately 9.98 acres 
from I-2 (General Industrial) to I-1 (Light Industrial) located at 715 23 ½ Road. The 
requested I-1 zone district conforms with the Comprehensive Plan Land Use Map 
designation of Industrial.
 

BACKGROUND OR DETAILED INFORMATION:
 

The proposed rezone comprises one parcel totaling 9.98 acres situated at 715 23 ½ 
Road, just north of the 23 ½ Road and G Road intersection. The parcel has not been 
subdivided or developed in the past and is currently zoned I-2 (General Industrial). To 
the north, south, and west are primarily light and heavy industrial uses including a 
commercial tire service store, industrial drilling contractor facility, and warehouses. In 
addition, the Western Slope Center for Children is situated adjacent to the southwest, 
and Community Hospital is about one block south of the subject site. To the east is a 
vacant property zoned Planned Development (PD). This Planned Development is 
expected to provide for a mix of office park employment centers, health care facilities, 
retail services, light manufacturing, multi-family residential, attached residential, and 
detached residential uses. There is currently a residential subdivision proposal under 
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review for the northern portion of this Planned Development.

As indicated, the subject site is currently zoned I-2 and sits vacant. The 2020 One 
Grand Junction Comprehensive Plan classifies the subject property and adjacent 
properties to the north, south, and west with an Industrial land use designation. Zone 
districts that may implement the Industrial Land Use classification include I-1 (Light 
Industrial), I-2 (General Industrial), C-2 (General Commercial), and I-O (Industrial 
Office/Park). As such, the Comprehensive Plan land use classification of Industrial 
does support the rezone request to I-1 (Light Industrial).

While there are not significant differences between the I-1 and I-2 zone districts, the 
Applicant is proposing the rezone to I-1 to provide more flexibility of allowed uses for 
the site. As stated in the Applicant’s General Project Report, they are considering the 
construction of an indoor sports facility (identified as a Health Club within the Grand 
Junction Zoning and Development Code). This use is not allowed within the I-2 zone 
district, but is allowed within the I-1 zone district. If the rezone application is approved 
and a development is subsequently proposed, it would be required to go through a 
formal review process, likely in the form of a Major Site Plan Review.

NOTIFICATION REQUIREMENTS
A Neighborhood Meeting regarding the proposed rezone request was held virtually on 
June 23, 2021 in accordance with Section 21.02.080 (e) of the Zoning and 
Development Code. The Applicant team and City staff were present. No members of 
the public attended the meeting, and the Applicant team and City Staff discussed the 
proposal and anticipated timeline of the proposal.

Notice was completed consistent with the provisions in Section 21.02.080 (g) of the 
Zoning and Development Code. The subject property was posted with an application 
sign on July 1, 2021. 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 property, as well as neighborhood associations 
within 1000 feet, on July 16, 2021. The notice of the Planning Commission public 
hearing was published on July 20, 2021 in the Grand Junction Daily Sentinel.  

ANALYSIS  
Pursuant to Section 21.02.140 of the Grand Junction Municipal Code, in order to 
maintain internal consistency between this code and the zoning maps, zoning map 
amendments must only occur if at least one of the five criteria listed below is met. Staff 
analysis of the criteria is found below each listed criterion.

(1) Subsequent events have invalidated the original premises and findings; and/or

The Comprehensive Plan Land Use Map identifies the subject property as Industrial 
which is a similar designation that was identified on the property when it was annexed 
and zoned in 1995. Both the Applicant’s proposed zoning of I-1, as well as the existing 
zoning of I-2 implement the Land Use Designation of Industrial. Because the existing 
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zoning of I-2 on the property is a valid zone designation under the Comprehensive 
Plan, staff finds this criterion has not been met.

(2) The character and/or condition of the area has changed such that the amendment is 
consistent with the Plan; and/or

As previously indicated, the subject site has not been subdivided and has remained 
vacant for several decades. There is still a vast amount of vacant or underdeveloped 
land in the surrounding area, and those properties that have been developed were built 
out between 1980 and 2010. With that said, the uses adjacent to the subject site are 
not isolated to industrial uses. The Western Slope Center for Children is located 
adjacent to the southwest of the subject site, Community Hospital is less than a block 
south, and the recently completed Canyon View RV Resort is one block north. In 
addition, there are two projects currently under review in the immediate area, including 
a ±130,000 square foot expansion project for Community Hospital, as well as a 197-lot 
preliminary residential subdivision directly adjacent to the east of the subject site. 
Based on this information, it appears that development trends in the immediate area 
are shifting towards a mix of uses rather than strictly industrial uses. The I-1 zoning 
district is less restrictive, affording more opportunities from a use standpoint compared 
to the I-2 zoning district, and is more compatible to the varied uses in the immediate 
area. In conclusion, staff finds that this criterion has been met.

(3) Public and community facilities are adequate to serve the type and scope of land 
use proposed; and/or

The subject property is within an urbanizing area in the northwest portion of the City of 
Grand Junction. Adequate public and community facilities and services are available 
and sufficient to serve uses associated with the I-1 zone district. The type and scope of 
land-use allowed within the I-1 zone district is similar in character and extent to the 
existing land-use of many nearby properties, which include light and heavy industrial 
and commercial uses, as well as institutional uses and a large hospital. The subject site 
is currently served by Ute Water, Persigo Wastewater Treatment, and Xcel Energy 
(electricity and natural gas). Community Hospital (fourth largest employer in Grand 
Junction) is located immediately south of the subject site. Additionally, multi-modal 
access to the site is sufficient, and will expand in the next five years when G Road is 
expanded and improved, less than a block south of the subject site. In addition, there 
are a few Grand Valley Transit (GVT) routes and bus stops in close proximity (less than 
¼ from the subject site). The application packet was sent out to applicable utility 
companies for this proposal, and there were no objections expressed during the review 
process. Based on the provision of adequate public utilities and community facilities to 
serve the rezone request, staff finds that this criterion has been met.  

(4) An inadequate supply of suitably designated land is available in the community, as 
defined by the presiding body, to accommodate the proposed land use; and/or

There are not substantial differences between the I-1 and I-2 zone districts aside from 
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the allowances of some uses. The I-1 zone district accounts for approximately 7.6% of 
City zoned land, whereas the I-2 zone district accounts for approximately 2.8% of City 
zoned land. While the site has been vacant for several decades, staff believes that 
there is land throughout the City (and in close proximity of the subject site) available to 
accommodate the diversity of uses allowed within the I-1 zone district. Based on these 
considerations, staff finds that this criterion has not been met.

(5) The community or area, as defined by the presiding body, will derive benefits from 
the proposed amendment.

The site is well served by transportation infrastructure, utilities, and other community 
facilities, and is within close proximity to commercial and employment centers. In 
addition, a designation of I-1 would preclude some high intensity, heavy industrial uses, 
causing the property to act as a better buffer between the proposed mixed-use and 
residential uses to the east, and the heavy industrial uses to the south and west than it 
would if it remained designated as I-2. As such, staff finds this criteria has been met.

The rezone criteria provide the City must also find the request consistent with the 
vision, goals, and policies of the Comprehensive Plan. Staff has found the request to be 
consistent with the following goals and policies of the Comprehensive Plan:

Plan Principle 3.1.b. Intensification and Tiered Growth – Support the efficient use of 
existing public facilities and services by directing development to locations where it 
can meet and maintain the level of service targets as described in Chapter 3, 
Servicing Growth. Prioritize development in the following locations (in order of 
priority). Periodically consider necessary updates to the Tiers.

                i. Tier 1: Urban Infill
                ii. Tier 2: Suburban Infill
                iii. Tier 3: Rural Areas and County Development

Plan Principle 3.6.b. Mix of Uses - Support the creation of a mix of uses as in 
neighborhood centers and along prominent corridors that reflect the needs of 
adjoining residents and the characteristics of individual neighborhoods, including, 
but not limited to retail, office, entertainment, schools, libraries, parks, recreation 
amenities, transit facilities, and other amenities.  

FINDINGS OF FACT AND RECOMMENDATION  
After reviewing the GJ Blackout Rezone, RZN-2021-447, rezoning one parcel totaling 
9.98 acres from I-2 (General Industrial) to I-1 (Light Industrial) for the property located 
at 715 23 ½ Road, the following findings of fact have been made:

1. The requested zone is consistent with the goals and policies of the 
Comprehensive Plan; and

2. In accordance with Section 21.02.140 of the Grand Junction Zoning and 
Development Code, one or more of the criteria have been met.
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Therefore, Staff recommends approval of the request.
 

SUGGESTED MOTION:
 

Chairman, on the GJ Blackout Rezone request from an I-2 (General Industrial) zone 
district to an I-1 (Light Industrial) zone district for the 9.98-acre property located at 715 
23 ½ Road, City File Number RZN-2021-447, I move that the Planning Commission 
forward a recommendation of approval to City Council with the findings of fact as listed 
in this staff report.  
 

Attachments
 

1. Exhibit 1 - Application Packet
2. Exhibit 2 - Neighborhood Meeting Documentation
3. Exhibit 3 - Maps and Exhibits
4. Exhibit 4 - Proposed Zoning Ordinance
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General Project Report  

for 

GJ Blackout Rezone 

  Page 1 of 4 

 

Project Description (Location, Acreage, Proposed Use) 

The purpose of this submittal is to obtain approval from the City of Grand Junction to 

rezone a 9.98-acre property located at 705 23 ½ Road in Grand Junction, Colorado.  The 

location of the project site is just north of G Road and Community Hospital, and is 

depicted in the photo below:  
 

 
Project Location 

 

The property is currently zoned General Industrial (I-2) in the City of Grand Junction and 

lies just outside the 24 Road Corridor in an area composed of industrial properties and 

vacant land.  The applicant is requesting the property be rezoned to Light Industrial (I-1) 

at this time, with the future vision of potentially constructing a large indoor sports facility 

with 4-6 basketball/volleyball courts. 

 

Adjacent properties are zoned as General Industrial (I-2) or Planned Development (PD), 

although several properties in the vicinity are also zoned Light Industrial (I-1).   

 

Surrounding Land Uses and Zoning: 

The following adjacent properties are zoning accordingly:  

DIRECTION  ZONING        CURRENT LAND USE 

North:   I-2          Commercial 

South:   I-2          Commercial 

East:   PD          Agricultural  

West:   I-2   Industrial 

 

 

G Road 

705 23 ½ Road 

Community Hospital 
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The City of Grand Junction’s current zoning surrounding this parcel is shown below: 

 

 
Current City of Grand Junction Zoning 

 

The City’s Growth Plan map calls for this property and all surrounding properties to be 

Industrial.  The project site is depicted below:  

 

 
2020 Comprehensive Plan 

Project Site 

Project Site 

I-2 

PD 

MU 

BP 

I-1 
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Site Access: 

The proposed rezone requests no changes to site access.  A dirt driveway currently 

connects to 23 ½ Road via the eastern edge of the parcel.  A future development project 

will likely require two access points onto 23 ½ Road, and if approved they will be 

designed in accordance with City Municipal Code and scrutinized during the Major Site 

Plan Review.  

 

Utilities:  

All utility services required for this project are currently located on, or adjacent to, the 

project site.  As this is a request for a rezone from I-2 to I-1, no changes are proposed at 

this time. 

 

City water does not currently exist on the site.  Future development would likely utilize 

the 8-inch water main within 23 ½ Road owned by Ute Water. Exact water distribution 

system requirements are still to be determined.  

 

An 8-inch PVC sanitary sewer line currently exists on an adjacent parcel, near the 

southwest property corner.  There are no listed sanitary lines within 23 ½ Road, and 

future development of the site may require an 8-inch sanitary sewer line be laid in 23 ½ 

Road to service the site.  No changes are proposed at this time.  

 

The Himes Drain runs along the north, west, and south edges of the property and 

daylights into the open ditch of the 23 ½ Road Drain via a culvert on the southeast 

corner.  Preliminary development would likely utilize a detention system to avoid 

interference with the Himes Drain. 

 

Irrigation water is not present on the site, so use remains unchanged by the proposed 

zoning. 

 

Development Schedule and Phasing 

The project anticipates obtaining rezone approval in August of 2021 and will be 

completed in one phase. 

 

Annexation Criteria 

In order to maintain internal consistency between code and zoning maps, map 

amendments must only occur if: 

 

1. Subsequent events have invalidated the original premise and findings; and/or 

Response: Not applicable to this submittal.  

 

2. The character and/or condition of the area has changed such that the 

amendment is consistent with the Plan; and/or 

Response:  The City of Grand Junction/Mesa County Future Land Use Maps indicate 

a site zoning of Industrial. The applicant’s request to rezone the property to I-1 is 

consistent with the City’s 2020 One Grand Junction Comprehensive Plan.  Future 

development anticipates the construction of a sports facility on currently vacant land.  
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3. Public and community facilities are adequate to serve the type and scope of land 

use proposed; and/or 

Response:  The rezone request would allow for a future land development project 

which appears consistent with the surrounding area—particularly the 24 Road 

Corridor and nearby Canyon View Park.  There are adequate community/public 

facilities to support the project. 

 

4. An inadequate supply of suitable designated land is available in the community, 

as defined by the presiding body, to accommodate the proposed land use; and/or 

Response: The code definition for I-1 remains a better fit for the site’s projected 

operations and facilities, as well as being more accommodating for future 

development. A rezone to I-1 remains consistent with the property’s current use and 

with the City’s 2020 Comprehensive Plan.  

 

5. The community or area, as defined by the presiding body, will derive benefits 

from the proposed amendment. 

Response: There is a strong need in the local community for the services offered by 

property’s anticipated development plan.  The land is currently vacant and no efforts 

to transform it into a valuable parcel which contributes to social or economic growth 

have been proffered.  A rezone of this property is consistent with the City’s 2020 One 

Grand Junction Comprehensive Plan and allows for ongoing, balanced growth in 

industrial areas while providing a unique service to the community.  
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 ∙  ∙  ∙   ∙  

 
June 24, 2020 
 
Mr. Jace Hochwalt 
Senior Planner 
City of Grand Junction Planning Division 
250 North 5th Street 
Grand Junction, CO 81501 
 
Re: 705 23 ½ Road (GJ Blackout) Rezone 
 Neighborhood Meeting Summary 
  
Dear Mr. Hochwalt: 
 
The purpose of this letter is to notify the City of Grand Junction Planning Department 
that a virtual neighborhood meeting was conducted on June 23, 2021, via Zoom, at 5:30 
P.M., for the rezone of the property located at 705 23 ½ Road in Grand Junction, 
Colorado.  There were 6 participants in the meeting, none of which were members of 
the public.  A screen shot of the participant list is depicted below: 
 

 
Participant List from Zoom Virtual Neighborhood Meeting 

 
Listed below is a summary of the meeting items: 
 

1. Mark Austin and Ben Fox (both applicant representatives from Austin Civil Group) 
presented an overview of the property’s current zoning (I-2) and proposed 
zoning (I-1) and how it appeared to match well with the City of Grand Junction’s 
Comprehensive Future Land Use Plan.   
 

2. Ben Fox described potential future development on the property (a 66,000 SF 
indoor sports facility), but mentioned that the focus for this meeting was 

∙∙


∙∙
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Mr. Jace Hochwalt 

June 24, 2021 

Page 2 of 2 

 

 ∙  ∙  ∙   ∙  

primarily for rezone approval, not development approval.  Any future site plan 
remains preliminary and subject to change or alteration.  
 

3. A slideshow was displayed to provide a clear, concise overview of the project 
location, current/proposed zoning, and future development concepts. 
 

4. Kevin Young and Dean Havlik (the project applicants) asked questions of Jace 
Hochwalt regarding the timeline and process for the project. The response 
indicated that City Council may be able to review the project by August 18, 2021 
and that it may receive a hearing from the Planning Commission by July 27, 
2021.  These dates were rough estimates and assumed all documentation would 
be submitted on-time and approved. 

 
5. There were no comments from the public, and no members of the public 

attended the meeting. 
 

6. The meeting was closed at approximately 5:45 PM. 
 

 
Sincerely, 
 
 
Austin Civil Group, Inc. 
Mark Austin, P.E.  President 
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Zoning Map 
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Comprehensive Plan Land Use Map 
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CITY OF GRAND JUNCTION, COLORADO

ORDINANCE NO. ____

AN ORDINANCE REZONING ONE PARCEL TOTALING APPROXIMATELY 9.98 ACRES 
FROM I-2 (GENERAL INDUSTRIAL) TO I-1 

(LIGHT INDUSTRIAL) LOCATED AT 715 23 ½ ROAD

Recitals:

Peterson Bros Holdings, LLC (Owner) owns the parcel located at 715 23 ½ Road totaling 
approximately 9.98 acres (referred to herein and more fully described below as the 
“Property”). The Property is designated by the Comprehensive Plan Land Use Map as having 
an Industrial designation. The Owner proposes that the property be rezoned from I-2 
(General Industrial) to I-1 (Light Industrial).

After public notice and public hearing as required by the Grand Junction Zoning and 
Development Code, the Grand Junction Planning Commission recommended approval of 
zoning the Property to the I-1 (Light Industrial) zone district, finding that it conforms to and is 
consistent with the Comprehensive Plan Land Use designation of Industrial, the 
Comprehensive Plan’s goals and policies, and is generally compatible with land uses located 
in the surrounding area.  

After public notice and public hearing, the Grand Junction City Council finds that the I-1 (Light 
Industrial) zone district is in conformance with at least one of the stated criteria of Section 
21.02.140 of the Grand Junction Zoning and Development Code.

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GRAND JUNCTION THAT:

The following property shall be zoned I-1 (Light Industrial):

The NE1/4 SE1/4 SW1/4 of Section 32
Township 1 North, Range 1 West of the Ute Meridian
County of Mesa, State of Colorado

As recorded at Reception #2884083 in the records of the Mesa County Clerk and Recorder. 

Introduced on first reading this 4th day of August, 2021 and ordered published in pamphlet form.

Adopted on second reading this 18th day of August, 2021 and ordered published in pamphlet 
form.

ATTEST:

_______________________________ ______________________________
Wanda Winkelmann                                              C.B. McDaniel   
City Clerk President of City Council/Mayor
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