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Community Development Department 
Staff Report 
June 8, 2016 

 
Application #: 2016-07  
Project Name: Sacred Heart Church    
Application:  Rezone  
Property Owner: Bishop of Pueblo 
Representative: Lance Stewart   
Location:  503 East Aspen Avenue & 433 East Aspen Avenue 
Existing Zone: Community Residential  
Request:  This is a request to rezone the subject properties from  
   Community Residential (CR) to a Planned Unit Development 
   (PUD) zone to include commercial as well as residential land 
   uses. 
  
 
Project Description: 
 
The subject properties are located at the northeast and northwest corners of the 
intersection of Aspen Avenue and Maple Street.   The property on the east side 
contains the Sacred Heart church which is approximately 2,713 square feet in 
size on the main floor and there is also a basement.  The church was built in 
1921.  The house on the property to the east of the church was built in 1911 and 
is approximately 1,658 square feet in size.  It appears that the house and the 
church sit on two separate lots.  The lot containing the church appears to be 
approximately 60 feet wide and 125 feet deep (7,500 square feet).  The lot 
containing the house is approximately 50 feet wide and 125 feet deep (6,250 
square feet).  The parish hall for the church sits on the property to the west.  The 
building is approximately 15,660 square feet in size and was built in 1941.  The 
building occupies two equal size lots encompassing a total of approximately 
14,500 square feet.  This information is from the Mesa County website.   
 
The applicants request a rezone from CR to PUD to allow commercial as well as 
the residential and other land uses permitted in the CR zone.  A PUD zone is 
defined as a zone which allows for modification of the normal use, density, size 
or other zoning restrictions for a development for the purposes identified in 
Section 17.17.010 of the Land Use Code.  A PUD Guide is required to be 
provided for all PUD zones to clearly identify the requested modifications to 
otherwise applicable zoning requirements.     
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Because buildings currently exist on the subject properties and no new 
construction is planned at this time, the PUD Guide for this proposed PUD zone 
consists of an aerial photograph of the properties and a list of permitted land 
uses.  The PUD Guide includes the requirement that the listed uses follow the 
Land Use Code requirements (building setbacks, building heights, signs, fences, 
parking, lighting, etc.) for development in the CR or Downtown Mixed Use (DMU) 
zones including the need for a Conditional Use Permit (CUP) for some uses.  
The following uses are listed in the PUD Guide: 
 
 -all uses permitted in the CR zone [attached is a list of these uses] 
 -community services and government offices  
 -daycare/childcare/senior care  
 -indoor recreation and entertainment, exhibition & meeting areas less than 
  10,000 square feet in size 
 -commercial parking  
 -general offices, including drive through uses  
 -educational institutions  
 -medical/dental/vision/massage/chiropractic/hearing clinics 
 -funeral homes/mortuaries  
 -food service, restaurant, catering  
 -general retail sales, indoor operations      
    
As per the project narrative, the reason the rezone is requested is because the 
church is moving to a property on north 17.5 Road and believes that the zone 
change to allow for commercial uses "is paramount to the successful completion 
of the new Sacred Heat church."  
 
 
Surrounding Land Uses and Zoning: 
 
The subject property is surrounded on all sides by Community Residential (CR) 
zoning with the exception of the Chamber of Commerce property diagonally 
across the street to the south which is zoned Community Services & Recreation 
(CSR) and is owned by the City of Fruita.  Land uses surrounding the subject 
property are all detached single family residential dwellings with the exception of 
the Chamber of Commerce and the Fruita United Methodist Church directly to 
the west of the parish hall property.      
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LOCATION AND ZONING MAP 

 
 

2015 AERIAL PHOTOGRAPH 

 
 
 
 



                                                                                                                       

4 
W:\2016 Projects\PLANNING PACKETS FOR 6-14-16\2016-07 Sacred Heart Church Zone Change- 503 E. Aspen & 433 E. 
Aspen\Staff Report.church.doc 

Review of Applicable Land Use Code Requirements: 
 
Section 17.13.060, Amendment to the Official Zoning Map (Rezone), of the 
Land Use Code (2009, as amended) states that 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 17.07.080, and is consistent with the city's goals, 
policies and Master Plan; and 

 
 Many of the land uses proposed are or could be incompatible with the 

surrounding historic single family residential neighborhood.  All 
surrounding property is zoned CR and there are no commercial land uses 
in the area other than the Chamber of Commerce located to the south 
which is in a Community Services & Recreational (CSR) zone.  Single 
family houses on small lots are directly adjacent to the subject properties 
with no ability for the residential properties to buffer noise, light, traffic, and 
other impacts typically created by commercial land uses.    

 
 Additionally, the existing buildings on the subject property cover most of 

the land so there is no ability to provide a buffer towards residential land 
uses and almost no off-street parking is available except the gravel areas 
at the rear of the properties.  Although the existing church and related 
uses cause a lot of motorized traffic impacts to the neighborhood on a 
regular basis, the characteristics of the traffic generated by a church is 
significantly different from traffic generated by many of the uses proposed 
for this PUD zone, including pedestrian traffic.   

 
 Churches and other religious institutions are permitted in all zones, 

including all residential zones because by their nature, they are oriented 
toward families and individuals and serve the neighborhood they are part 
of.  They provide part of the societal/cultural anchor that helps define a 
neighborhood and, therefore, are considered mostly compatible with 
residential land uses.     

 
 Commercial uses typically create more continuous traffic than a church 

use.  The behavior of pedestrians coming out of a church is typically 
different from pedestrians coming out of a commercial use such as an 
events center, especially with alcohol service.  These negative impacts 
reduce the value of the surrounding residential property.  Contrary to the 
project narrative, extending commercial uses into the residential area east 
of downtown does not create a buffer between residential and commercial 
land uses.     

 
 It should be noted that with this PUD as proposed, if the buildings are 

demolished, the property could be redeveloped with the uses listed in the 
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PUD Guide which could be even more problematic than commercial uses 
in the existing buildings.            

 
 Based on this information, the PUD zone as proposed is not compatible 

with the surrounding single family residential neighborhood.   
 
 The requested PUD zone is not consistent with the city’s Master Plan.  

With the update to the Fruita Community Plan (a major component of the 
city’s Master Plan) in 2008, this area was not identified as a future 
extension of the downtown commercial area.  The Fruita Community Plan 
(FCP) recommends that the downtown district be expanded to the north, 
south and west (policy ES 1.5 from the FCP).  The subject properties are 
to the east of downtown.  In December of 2014, the Fruita City Council 
adopted a more detailed downtown plan with the Civic Center Memorial 
Park and Downtown Streetscape Improvements Master Plan.  This plan 
also did not identify a community need or desire to extend the downtown 
commercial area to the east.     

 
 There currently is an overabundance of zoning for commercial uses (the 

DMU zone) in the downtown area which covers large areas of historic 
single family residential neighborhoods.  This large area of zoning for 
commercial land uses jeopardizes the residential and historical character 
of the area by creating a disinvestment incentive for existing single family 
residential land uses and buildings.  Extending more commercial zoning to 
the east could increase disinvestment in Fruita's historic residential 
neighborhoods and buildings.  As pointed out in the last paragraph of the 
project narrative, this zone change has the potential to fundamentally 
change the character of the surrounding neighborhood.   

 
 The proposed rezone would have the effect of stretching downtown 

commercial area to the east into a single family residential neighborhood.  
Creating additional commercially zoned land in a residential area does not 
contribute to the success of downtown, but could hinder its success.  
Stretching commercial uses into a wider area dilutes the power of 
downtown as a destination while potentially reducing the value of the 
adjacent residential.   

 
 As identified above, commercial uses in close proximity to single family 

residential land uses creates problems of compatibility.  Policy NH 3.2, 
Compatibility, states that in determining changes to parcels of land 
adjacent to existing residential developments, the character of existing 
neighborhoods will be considered.  Policy NH 3.3, Infill, states that the city 
will follow specific design standards for infill development and 
redevelopment, with an emphasis on protection of existing residential 
neighborhood character.  Policy NH 3.4, Preservation, states that the city 
encourages the preservation of our existing residential neighborhoods.  
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Attention should focus on older and historic structures, through renovation 
and repairs, to maintain these housing options and preserve community 
character.  Where possible, infill and redevelopment projects should 
minimize effects to these neighborhoods.  Additionally, Policy ES 1.16 - 
Revitalization, recommends targeted redevelopment and revitalization of 
existing areas in downtown (emphasis added).   

 
 As indicated by the project narrative, the applicants believe that 

commercial uses should be permitted to ensure that the existing buildings 
will not eventually blight the area, but there is nothing to prevent the 
buildings from being demolished to allow for new commercial construction.  
There is no evidence that commercial uses will prevent the building from 
being unused and falling into disrepair.  There is no guarantee that 
commercial uses will be successful in these buildings and with higher 
property taxes for commercial land uses coupled with potential problems 
with meeting building codes for commercial uses, the zone change as 
proposed could accelerate the buildings falling into disrepair.  As indicated 
by the project narrative, the property is being marketed for commercial 
purposes. 

 
 Although most everyone would like to see the church buildings remain and 

be used in a way that would not adversely affect the adjacent residential 
neighborhood, this is a difficult situation.  Staff supports some sort of 
expansion of uses for the unique church building and parish hall, but the 
house on the east side, which sits on a lot separate from the church, 
should keep the existing CR zone the same as adjacent single family 
houses.   

 
 Regarding land uses, staff recommends, based on the above analysis, 

that the following uses be permitted in the PUD zone for the church and 
parish hall: 

 
 -all uses permitted in the CR zone with only the following uses 

requiring approval of a CUP: 
  -public safety and emergency response services 
  -other community services 
  -basic utilities other than underground facilities 
  -telecommunications facilities, towers and support structures 
  -medical, vision, massage, hearing and dental clinics 
  -indoor recreation and entertainment (including an events center) 
  -general offices  
  -food service, restaurant, catering 
   
 No drive-through land uses should be permitted.  The PUD Guide should 

identify that no additional parking will be required for changes of use in the 
existing buildings.  A condition of the PUD zone should require that the 
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buildings remain in substantially the same form (not demolished but 
certainly able to be maintained and remodeled to meet building codes), or 
else the uses permitted on the property revert to the uses then permitted 
in the CR zone.  The PUD Guide should clarify that commercial 
development will follow the design standards for development in the DMU 
zone's downtown core, and residential development or other uses 
permitted in the CR zone will follow the development standards for CR 
zoning, including density of residential development.    

 
 To ensure no confusion with the PUD zone, the aerial photograph should 

be amended to exclude the house on the east side, and pictures of the 
church and parish hall should be included as part of the PUD Guide.  

    
With these recommended changes/conditions on the PUD zone, staff 
believes that the approval criteria for a zone change can be 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 

 
 There does not appear to be an error in zoning the property Community 

Residential.  The first Fruita Land Use Code or Zoning Code that staff has 
been able to locate is from the 1960s.  The subject properties have had a 
residential zone since that time.  The existing CR zone is consistent with 
the Fruita Master Plan.  This approval criterion is not applicable. 

 
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 

 
 It could be argued that there have been substantial changes to this area 

since the original establishment of the residential zone in the 1960s.  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 
and is consistent with the city's goals, policies and Master Plan; or 

 
 There is no comprehensive revision of the Official Zoning Map.  This 

criterion is not applicable. 
 
5. The zoning amendment is incidental to the annexation of the subject 

property and the proposed zoning is consistent with the city's goals, 
policies, and Master Plan. 
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 This criterion is not applicable because the properties are already in the 
 city limits.   
 
Based on the review of the approval criteria, it appears that the proposed zone 
change can meet the applicable approval criteria if the issues identified above 
are adequately resolved.   
 
Section 17.17.030 of the Land Use Code requires that the recommendations 
of the Planning Commission to the City Council and decisions by the City 
Council concerning a proposed Planned Unit Development be based on the 
following criteria: 
 
1. Conformance to the Fruita Master Plan. 
 

As explained above under the criteria for a rezone, the PUD rezone as 
proposed does not conform to the Fruita Master Plan.  With changes as 
recommended, a PUD zone could be considered to be in general 
conformance to the Fruita Master Plan. 

 
2. Consistency with the purposes as set out in Section 17.17.010.  
 
 Section 17.17.010 of the Land Use Code sets out eight general purposes 

of PUD zoning.  In a nutshell, the purpose of PUD zoning is to allow 
modifications to zoning requirements in order to allow development that is 
better than what would result from the application of a non-PUD zone.  
This proposed PUD zone would allow more land uses than would 
otherwise be permitted in the current CR zone, but not the wide variety of 
uses permitted in the zones that allow commercial development.  With 
modifications to the proposed PUD Guide as identified above, a PUD zone 
could be consistent with the purposes of PUD zoning.   

 
3. Conformance to the approval criteria for Subdivisions: 
 
 This approval criterion is not applicable because there is no subdivision 

proposed.  The existing lots are too small for further subdivision under the 
current Land Use Code requirements.   

 
4. Where the applicant proposes one or more Adjustments to the 
 standards of this Title, consistency with the Adjustment criteria set 
 forth in Section 17.11.020.B is required. 
 
 An Adjustment is an exception to the Chapter 11 Design Standards of the 

Land Use Code.  The design standards pertain to development in the 
zones that allow areas of commercial development which are the General 
Commercial (GC) zone, the DMU zone, and the Community Mixed Use 
(CMU) zone.  Although somewhat unclear, it appears that the PUD Guide 
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intends for commercial development to follow the Chapter 11 design 
standards.  No new development is proposed at this time, so no 
Adjustments to design standards are necessary.     

 
With changes to the PUD Guide as identified above, the approval criteria for PUD 
zones can be met. 
 
 
Review Comments: 
 
All review comments received are included with this Staff Report.  No reviewer 
had a significant concern regarding the proposed zone change.   
 
 
Public Comments: 
 
The only written public comment received at this time is from the City's Historic 
Preservation Board which is included with this staff report. 
 
The applicants held a neighborhood meeting on February 9, 2016.  According to 
the applicants, an invitation to a neighborhood meeting was sent to everyone in 
the public notification area (all property owners within 350 feet of the subject 
properties).  The invitation letter and the minutes for this meeting are attached.   
 
 
Staff Recommendation: 
 
Staff recommends approval of the proposed PUD rezone with the condition that 
all review comments and issues identified in the staff report are adequately 
resolved before the second reading of the ordinance required for a zone change.   
 
 
Fruita Planning Commission:  (May 10, 2016) 
 
 
Fruita City Council:  (June 7, 2016) 
 
 
 
 
 



Uses permitted in the Community Residential (CR) zone: 
 
Residential 

Dwelling, single family attached and detached  
Dwelling, multi-family (limited) 
Manufactured and Mobile homes and parks (with approval of a CUP) 
Accessory dwelling units, 
Home occupations 
Childcare home/daycare home 
Small group home 
Large group home (with approval of a CUP) 

 
Community Services and Government Offices 

Public building uses (with approval of a CUP) 
Museums, art galleries, opera houses (with approval of a CUP) 
Public safety and emergency response services (with approval of a CUP) 
Other community services (with approval of a CUP) 
Childcare/daycare center (with approval of a CUP) 

 
Institutional and Civic Uses 

Cemetery 
Golf or driving range (with approval of a CUP) 
Parks, lakes, greenways, trails 
Other parks and open space areas (with approval of a CUP) 
Religious institutions 
Boarding schools (with approval of a CUP) 
Elementary schools 
Secondary schools 
Underground utility service facilities 
All other basic utilities (with approval of a CUP) 
Utility corridors (with approval of a CUP) 

 
Commercial Uses 

College, trade or vocational schools (with approval of a CUP) 
Community swimming pool (with approval of a CUP) 
Riding, roping, equestrian area (with approval of a CUP) 
Health club (with approval of a CUP) 
Bed & Breakfast (limited to 4 guest rooms and requires approval of a CUP) 

 
Industrial 

Commuter bus stops 
Telecommunications facilities, towers and support structures (with approval of a 
CUP) 
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