
                                                                                                                       

 
 

PLANNING & DEVELOPMENT DEPARTMENT 
STAFF REPORT 

JANUARY 10, 2023 
 

 
 
Application #: 2023-01 
Project Name: 18 & K Road 
Application:  Rezone 
Property Owner: James H. Fish, Victoria P. Ragan, John R. Fish 
Representative: Kaart Planning   
Location:  Parcel # 2697-162-21-001 
Zone:   Currently zoned Planned Unit Development (PUD) 
Request: This is a request for approval to zone approximately 9.1 acres to 

Community Residential (CR). 
  
 
 
PROJECT DESCRIPTION: 
 
This is a request for approval to rezone approximately 9.1 acres of property from Planned 
Unit Development (PUD) to Community Residential (CR).  
 
The subject property was platted as lot 1of the Fish Minor Subdivision in 2001.  It was 
then zoned as Planned Unit Development (PUD) along with the Vista Valley subdivision 
and was designated as the future commercial parcel in the northwest corner for phase 3 of 
the Vista Valley subdivision as described in the Planned Unit Development guide for 
Vista Valley adopted by Ordinance 2003-37. 
 
The location of the subject property supports the zoning classification of Residential 4-8 
du/acre as shown on the Future Land Use Map within the City’s Fruita in Motion: Plan 
Like a Local Comprehensive Plan (Master Plan). The Land Use Code states that the “The 
purpose of the CR zone is to allow for moderate density detached single-family 
residential neighborhoods with the inclusion of other housing types such as attached 
dwelling units (e.g. apartments and townhouses). Innovative neighborhood design is 
encouraged in this zone district to provide opportunities for housing diversity. This area 
is served by public utility infrastructure and is appropriate for density of 4-8 du per 
acre.” 
 
SURROUNDING LAND USES AND ZONING: 
 
Surrounding land uses are primarily single family detached residential. Woodland Creek 
Estates is to the north, Vista Valley PUD to the east and southeast, Millers Run and 



                                                                                                                       

Miller’s Run Townhomes to the West, Pine View Estates to the west, and Encanto 
Subdivision to the southwest.  The map below identifies the various zones in this area. 

 
 

 
ZONING DISTRICTS 

 

 
 
 
 
 
 
 
 
 
 
 
 
 



                                                                                                                       

FUTURE LAND USE MAP (FLUM) 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 



                                                                                                                       

2020 AERIAL PHOTOGRAPH 
 

 
 
 
REVIEW OF APPLICABLE LAND USE CODE REQUIREMENTS: 
 
SECTION 17.09.070 AMENDMENT TO OFFICIAL ZONING MAP (REZONING) 
 
A. Applicability and Procedures. The City Council may amend the number, 

shape, or boundaries of any zone, removing any property from one zone and 
adding it to another zone, only after recommendation of the Planning 
Commission. An amendment to the Official Zoning Map may be initiated by 
the owner of any property for which a rezoning is sought, or upon 
application of City Council. 
 

B. Approval Criteria. The Official Zoning Map may be amended when the 
following findings are made: 

 
1. The proposed amendment is compatible with surrounding land uses, 

pursuant to Section 17.05.080 (C), and is consistent with the city's goals, 
policies and Master Plan; and 

  
The purpose of this Section is to provide a fair and consistent manner in which to 
consider compatibility within the overall context of the Fruita Master Plan, 
existing adjacent land uses, applicable zoning district requirements, and other 



city codes and regulations. Nothing in this Section shall prevent the City of Fruita 
from denying a land use application based on relevant Code requirements or 
taking enforcement action against a property owner where a nuisance or other 
Code violation occurs.  

For all land uses, “compatibility” is provided when a proposed land use can 
coexist with other existing uses in the vicinity without one use having a 
disproportionate or severe impact on the other use(s). The city decision-making 
body may consider other uses existing and approved and may consider all 
potential impacts relative to what customarily occurs in the applicable zone and 
those which are foreseeable, given the range of land uses allowed in the zone. The 
review authority may require conditions of approval to promote compatibility 
between uses. 

With regards to compatibility, the majority of the surrounding land has been 
developed as either single-family detached or single-family attached. There is still 
opportunity for development nearby, however, the comprehensive plan supports 
additional residential uses in this area.  

It is important to note the allowed uses for the subject property (property 
guidelines from PUD Guide attached), these are listed below: 

• Residential above commercial uses
• Child Care
• Indoor Sales and display of goods
• Office, Clerical, Research and Service not primarily related to goods.
• Schools
• Churches, Synagogues, Temples and other places of worship
• Libraries, Museums, Art Gallery, Art Centers and similar uses
• Social, Fraternal Clubs & Lodges, Union Hall and similar uses
• Indoor (recreation, amusement, entertainment)
• Movie Theatres
• Hospitals, Clinics, other medical treatment facilities
• Restaurant with no substantial carry-out
• Restaurant with carry out and delivery
• Gas Sales
• Car Wash
• Police Stations
• Fire Stations
• Rescue Squads, Ambulance Service
• Post Office
• Dry Cleaner, Laundromat
• Nursery Schools, Daycare Centers



                                                                                                                       

The Community Residential (CR) zone allows for a density of 4-8 dwelling units 
per acre. Below is a table of Land Uses contained in Section 17.05.090 and shows 
uses that are allowed (A), conditionally allowed (C), and not allowed (*). 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

The Fruita Comprehensive Plan (a major portion of the city's Master Plan) 
recommends Community Residential (CR) type zoning for this area.  The CR 
zone is primarily a single-family residential zone. The density (4-8 dwelling units 
per acre) associated with this zone district should be compatible with current and 
future residential development as supported by the Future Land Use Map and 
supporting documents within the Comprehensive Plan.  
 
The Community Residential zone allows 4-6 dwelling units per acre by right. 
Density Bonuses may be used to increase the density up to 8 dwelling units per 
acre. Additional features throughout the subdivision (open space, trails, alley 
access, mix of housing types) would be required through Density Bonuses in 
order for the density to be increased.  
 
This criterion has been met.  

 
 
2. The land to be rezoned was previously zoned in error or the existing zoning is 

inconsistent with the city's goals, policies and Master Plan; or 
 
 This criterion is not applicable because the zoning designation was not in error.    
 

Table 17.05.090 - LAND USE TABLE 
  CR 

RESIDENTIAL 
Household Living 

Business Residence C 

Dwelling, Single-Family Attached A 

Dwelling, Single-Family Detached A 
Duplex A 
Dwelling, Multi-Family A 

Manufactured Housing Park (See Chapter 31) C 

Mobile Home Park (See Chapter 31) C 

Manufactured Home (See Chapter 31) C 

Mobile Home (See Chapter 31) C 
Accessory Dwelling Unit (See Section 
17.05.100.C) A 

Dwelling, Caretaker * 

Short Term Rental (See Section 17.09.060) A 



                                                                                                                       

3. The area for which the amendment is requested has changed substantially 
such that the proposed zoning better meets the needs of the community; or 

  
The area has had significant changes since the subject property was zoned PUD in 
2003. Neighboring subdivisions were established after this date and include 
Woodland Creek (platted in 2008), Millers Run and Miller’s Run Townhomes 
(platted in 2005 and 2007) to the west, Pine View Estates to the west (platted in 
2005).  A zoning designation of CR is better suited for the subject property as 
opposed to the current Planned Unit Development (PUD) that requires more 
commercial type uses. The current PUD zone that has some commercial 
development doesn’t appear to be in line with compatible and existing land uses.  
The CR zone would be a better zone type to provide housing opportunities in this 
area. 
 
This criterion has been met. 

 
4. The amendment is incidental to a comprehensive revision of the city's 

Official Zoning Map which recognizes a change in conditions; or 
 
 The Future Land Use Map and associated Comprehensive Plan was amended in 

early 2020. These guiding documents support Community Residential as the zone 
type for the subject property. This criterion is not applicable. 

 
5. The zoning amendment is incidental to the annexation of the subject 

property. 
 
 The subject property was annexed into the City of Fruita in 2002.  The requested 

CR zone is consistent with the city's goals and policies as expressed in the Master 
Plan. This criterion is not applicable. 

 
Based on this information, the requested CR zone meets the approval criteria that must be 
considered for a rezone (Official Zoning Map amendment).   
 
REVIEW COMMENTS: 
 
No reviewer expressed any issues with the proposed zoning request. 
 
PUBLIC COMMENTS: 
 
No written public comments have been received by Staff at this time.  
 
 
 
 
 
 



                                                                                                                       

LEGAL NOTICE (17.07.040 (E)): 
 
 

 
 

 
 

 

Legal Notice (minimum of 15 days prior to Planning Commission) 
December 22, 2022 (26 days prior)   Post Cards [17.07.040 (E)(1)(d)]       
December 16, 2022 (26 days prior)  Sign Posting [17.07.040 (E)(1)(c)]    
December 16, 2022 (20 days prior)   Legal Ad [17.07.040 (E)(1)(a)]       



                                                                                                                       

 
 
 

 



                                                                                                                       

 
 
 
 
STAFF RECOMMENDATION: 
 
Staff recommends that the subject property be zoned Community Residential. 
 
 
SUGGESTED MOTION (PLANNING COMMISSION): 
 
Mr. Chair, I move to recommend approval of the zone request to zone the subject 
property to a Community Residential zone with no conditions to the Fruita City Council.  
 
 
FRUITA PLANNING COMMISSION:  January 10, 2023 
FRUITA CITY COUNCIL:  March 7, 2023 
 











734 Main Street
Grand Junction
CO 81501
970.241.0745
planning@kaart.com

Project Name: 18 & K Rezone
Project Acreage: 9.1 acres
Land Owner: John Fish, James Fish, Victoria Ragan
Representative: Kaart, Ty Johnson, 970-241-0745
Address: NA (parcel #2697-162-21-001)

PROJECT NARRATIVE

Project Description
The request to rezone the subject property from PUD to Community Residential (CR).

mailto:planning@kaart.com


Existing Zoning & Comp Plan
The existing zoning for the subject property is PUD, and the adopted PUD regulations
restrict the subject property to commercial development, with limited residential above 1st
floor retail. The future land use map in the Comprehensive Plan designates the subject
property Residential 4-8 du/ac. The request is to rezone the subject property from PUD to
Community Residential (CR), which is supported by the Comp Plan. The surrounding area
is exclusively detached single-family residential and A CR zone will result in development
that is both compatible with the surrounding area and the market demand for residential
development.

Neighborhood Meeting
A neighborhood meeting is required for this land use application, per City of Fruita Land
Use Code. A neighborhood meeting was held on Thursday, December 8th in the Cherry
Room at the Fruita Recreation Center. The City of Fruita created mailing labels for the
public notice and Kaart sent out letters to surrounding neighbors. The public notice letters
were postmarked on November 22nd, 2022.

The neighborhood meeting began at 5:30 pm and lasted for approximately 40 minutes,
until 6:10 pm. There were approximately 25 people in attendance at the meeting and the
sign-in sheet for the meeting has been included on the following page. Ty Johnson
presented an overview of the land use request at the meeting and then answered
questions and facilitated discussion. Productive discussion was had at the meeting
concerning the application process and what to expect after the application is submitted
to the City of Fruita. The primary points of discussion and questions included:

● Questions on currently allowed uses
● Question about gate on S side and what will happen there
● Setbacks
● Height
● Application process and next steps
● Allowable density and density bonus opportunities
● Concern that setbacks are inadequate
● Questions regarding the type of housing products that would be allowed
● Process for subdivision
● PUD as opportunity to deviate from underlying code





Approval Criteria

Section 17.09.070 of the Fruita Land Use Code states that The Official Zoning Map may be
amended when the following findings are made:

1. The proposed rezone is compatible with surrounding land uses, pursuant to
Section 17.05.080.C., and is consistent with the city’s goals, policies and
Comprehensive Plan; and
Response: The surrounding area is exclusively detached single-family residential

and zoned PUD and CR. The proposed change to CR is compatible with the surrounding
land use, zoning, and future land use map of the Comp Plan.

2. The land to be rezoned was previously zoned in error or the existing zoning is
inconsistent with the city’s goals, policies and Comprehensive Plan; or
Response: The existing PUD zone limits the subject property to commercial

development, which is inconsistent with the Comp Plan. The Comp PLan designates the
subject property as Residential 4-8 du/ac, which supports the proposed change to CR.

3. The area for which the rezone is requested has changed substantially such that
the proposed zoning better meets the needs of the community; or
Response: The area has changed since the initial PUD zoning for the subject

property. Residential development has continued to occur around the subject property
since adoption of the PUD. The proposed zoning of CR better meets the needs of the
community by creating the opportunity for infill residential development to occur.

4. The rezone is incidental to a comprehensive revision of the city’s Official Zoning
Map which recognizes a change in conditions; or
Response: This criterion is not applicable.

5. The rezone is incidental to the annexation of the subject property.
Response: This criterion is not applicable.






	01 StaffReport.18andKRoadRezone
	PROJECT DESCRIPTION:
	PUBLIC COMMENTS:
	FRUITA PLANNING COMMISSION:  January 10, 2023
	FRUITA CITY COUNCIL:  March 7, 2023


	02 Phase 3 PUD Guidelines
	03 Application Information
	Applications
	Applications
	Untitled Extract Pages

	Project Narrative
	Legal Description
	Public Meeting Attendance List


