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

TUESDAY, OCTOBER 8, 2019 @ 6:00 PM

Call to Order ­ 6:00 PM
 

1. Minutes of Previous Meeting(s) from September 24, 2019.
 

2. Appeal of the Director’s Conditional Approval Decision of a Site Plan Review 
(“Application”) for Karis Apartments, located at 3205 N. 12th Street, Grand Junction, 
Colorado.

 

3. Consider a request by Downtown Development Authority of Grand Junction, Colorado 
(DDA) to adopt the 2019 DDA Plan of Development entitled “Vibrant Together.”

 

4. Consider a request by the City of Grand Junction to amend various sections of the Zoning 
and Development Code (Title 21), Greater Downtown Overlay (Title 24), 24 Road Corridor 
Design Standards (Title 25), and Transportation Engineering Design Standards (Title 29) 
to clarify administrative procedures, remove inconsistencies and modify standards.

 

Other Business
 

Adjournment
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GRAND JUNCTION PLANNING COMMISSION 
September 24, 2019 MINUTES

6:00 p.m.

The meeting of the Planning Commission was called to order at 6:00pm by Chairman 
Christian Reece. 

Those present were Planning Commissioners; Chairman Christian Reece, Vice Chairman 
Bill Wade, George Gatseos, Kathy Deppe, Keith Ehlers, Sam Susuras and Andrew 
Teske.

Also present were Greg Caton (City Manager), Trent Prall (Public Works Director), Jamie 
Beard (Assistant City Attorney), Tamra Allen (Community Development Director), Dave 
Thornton (Principal Planner), Kristen Ashbeck (Principal Planner), Scott Peterson (Senior 
Planner), Senta Costello (Associate Planner), and Jace Hochwalt, (Associate Planner). 

There were approximately 55 citizens in the audience.

1. Meeting of Previous Meeting(s)____________________________________________
The Planning Commission reviewed the meeting minutes from the August 27, 2019 
meeting.

Commissioner Susuras moved to approve the minutes as written. Commissioner Wade 
seconded the motion. 

The motion carried unanimously by a vote of 7-0.

2. Impact Fees Text Amendment          File # ZCA-2019-516
Consider a request by the City of Grand Junction to Amend Multiple Sections of the 
Zoning and Development Code Regarding Traffic Capacity Payments, Parks and 
Recreation Impact Fees and Adoption of New Impact Fees for Police, Fire and Municipal 
Facilities.

Staff Presentation
Tamra Allen, Community Development Director, introduced exhibits into the record and 
gave a presentation regarding the request.



Questions for Staff
There was discussion regarding the TischlerBise Impact Fee Study, the proposed 
implementation schedule, rate of economic development, fee structures, fiscal 
responsibility, and level of service.

Public Comment
The public hearing was opened at 6:49pm

The following spoke against the request: 
Kevin Bray, Diane Schwenke (GJ Chamber of Commerce), Rebekah Scarrow (Grand 
Junction Area Realtors Association), Shawna Griegor (Western Colorado Contractor’s 
Association), Kelly Maves (Coldwell Banker Distinctive Properties), Nina Anderson 
(Express Employment), Jorge Pentoja (Western Colorado Latino Chamber of 
Commerce), Virginia Brown (Berkshire Hathaway Homeservice Western Colorado 
Properties), Sonia Gutierrez (Western Colorado Latino Chamber of Commerce), 
Constance Tremblay (Berkshire Hathaway Homeservice Western Colorado Properties), 
Don Pettygrove (DGP Engineering), Merritt Sixbey, Aaron Young, Steve Voytilla, Ron 
Abeloe, Jennifer Hudson, and Bob Puckett.

The following spoke in support of the request:
Abram Herman, Scott Beilfuss, and Eric Braa.

There was discussion regarding the Stakeholder sponsored comparison study, the 
Western Colorado Contractor’s Association, rising construction costs, the housing market, 
buyers of new construction in the area, and the City redevelopment area.

Planning Commission took a break at 8:05pm.

The meeting resumed at 8:14pm.

There was discussion regarding the proposal.

The public hearing was closed at 8:33pm.

Questions for Staff
There was discussion regarding the implementation schedule of the proposed impact 
fees, the estimated revenue from the proposed impact fees, and timeline. 

Discussion
Commissioners Susuras, Deppe, Gatseos, Reece, Ehlers, Wade, and Teske made 
comments regarding the proposal. 



Motion and Vote
Commissioner Wade made the following motion: 

“Madam Chairman, on the request to consider a Group of Actions Including

1. Amend Ordinance 3641 the Growth and Development Related Street Policy. The
policy included in this ordinance is largely redundant or contradictory to the Zoning and
Development Code regarding same; and

2. Adopt Ordinance ______, amending multiple sections of the zoning and
development code to update transportation and parks and recreation impact fees and
to adopt new impact fees for Fire, Police, and Municipal Facilities and requiring
development to construct street safety improvements related to the direct impacts of a
development.

I move that the Planning Commission forward a recommendation of approval, with the
findings of fact as listed in the staff report.”

Commissioner Teske seconded the motion. 

Commissioners Ehlers, Gatseos, Reece and Teske made direct verbal recommendations 
to City Council regarding the proposed ordinance. 

The motion failed 6-1 with Commissioners Gatseos, Wade, Reece, Teske, Susuras and 
Deppe voting NO.

Planning Commission took a break at 9:28pm.

The meeting resumed at 9:34pm.

3. Ciara’s Café & Cantina CUP                                                     File # CUP-2019-489
Consider a request by P&L Entertainment, LLC for a Conditional Use Permit (CUP) for 
the property located 701 Main Street to allow for a bar/nightclub use.

Staff Presentation
Jace Hochwalt, Associate Planner, introduced all exhibits into the record and gave a 
presentation regarding the request and stated that because the Applicant anticipates to 
utilize the outdoor seating area that sits partially in the right-of-way, a “permitted lease” 
from the Downtown Development Authority will be required and is listed as a condition of 
approval.



Applicant’s Presentation
The applicant, Paul Romero representing P&L Entertainment LLC, was present and made 
a comment in support of the request. 

Questions for Staff
Commissioner Gatseos asked a question regarding the use of the public right-of-way. 

Public Comment
The public hearing was opened at 9:47pm

Aaron Young and Eric Braa made statements in opposition of the request. 

The Applicant, Paul Romero, responded to public comment.

The Applicant was asked about planned hours of operation and the proposed layout of 
the establishment.

The public hearing was closed at 9:55pm.

Questions for Staff
Chairman Reece asked Staff a question about hours of operation provided in the Staff 
report. 

Motion and Vote
Commissioner Deppe made the following motion, “Madam Chairman, on the application 
for a Conditional Use Permit for Ciara’s Café and Cantina located at 701 Main Street, 
CUP-2019-489, I move that the Planning Commission recommend conditional approval 
with the findings of fact and conditions as listed in the staff report.”

Commissioner Susuras seconded the motion. The motion carried unanimously by a vote 
of 7-0. 

4. Adams II Annexation                                                                        File # ANX-2019-384
Consider a request by Paul Adams to zone 1.99 acres from County RSF-4 (Residential 
Single Family – 4 du/ac) to a City R-8 (Residential – 8 du/ac) for the Adams II Annexation 
located at 216 27 ½ Road.

Staff Presentation
Scott Peterson, Senior Planner, introduced exhibits into the record and gave a 
presentation regarding the request.



Applicant’s Presentation
The Applicant, Paul Adams, was present and did not wish to make additional comments. 

Public Comment
The public hearing was opened at 10:39pm.

There were no public comments.

The public hearing was closed at 10:39pm. 

Motion and Vote
Commissioner Wade made the following motion, “Madam Chairman, on the Zone of 
Annexation for the Adams II Annexation to R-8 (Residential – 8 du/ac) zone district, file 
number ANX-2019-384, 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 Teske seconded the motion. The motion carried unanimously by a vote of 
7-0. 

5. Zona’s Annexation                                                                            File # ANX-2019-408
Consider a request by Roy and Marilyn Anderson to zone 1.82 acres from County RSF-R 
(Residential Single Family 5ac/du) to a City C-1 (Light Commercial) for Zona’s Annexation 
located at 408 29 Road.

Staff Presentation
Senta Costello, Associate Planner, introduced exhibits into the record and gave a 
presentation regarding the annexation request. 

Applicant’s Presentation
The Applicant was not present. 

Public Comment
The public hearing was opened at 10:02pm

There were no public comments.

The public hearing was closed at 10:02pm

Discussion
None.



Motion and Vote
Commissioner Gatseos made the following motion, “Madam Chairman, on the Zone of 
Annexation for Zona’s Annexation to C-1 (Light Commercial) zone district, file number 
ANX-2019-408, 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 Susuras seconded the motion. The motion carried unanimously by a vote 
of 7-0.

6. CMU Alley Vacation                                                                           File # VAC-2019-444
Consider a request by Colorado Mesa University (CMU) on behalf of the property owner, 
Johnny Jr. and Colleen Martin, to vacate a portion of the East-West Alley right-of-way 
(2,348 square feet) on the south side of the property located at 845 Orchard Avenue.

Staff Presentation
Kristen Ashbeck, Principal Planner, introduced exhibits into the record and gave a 
presentation regarding the request and noted that Staff recommends approval with the 
three conditions pertaining to finalizing the sale of the property and recording the vacation 
ordinance.

Applicant’s Presentation
Derek Wagner, representing Colorado Mesa University, was present and made a 
comment regarding the request. 

Public Comment
The public hearing was opened at 10:25pm

Eric Braa, property owner at 839 Orchard Avenue, had questions regarding the request 
and the proposed sanitation and parking abilities of surrounding properties. 

There was discussion about Mr. Braa’s concerns. 

The public hearing closed at 10:32pm.

Questions for Staff
There was discussion about adequate sanitation availability and the estimated timeline for 
the development of Colorado Mesa University’s track. 



Motion and Vote
Commissioner Gatseos made the following motion, “Madam Chairman, on the Colorado 
Mesa University Vacation of Alley Right-of-Way located at the east-west alley along the 
south side of the property at 845 Orchard Avenue, City File VAC-2019-444, I move that 
the Planning Commission forward a recommendation of conditional approval to City 
Council with the findings of fact and conditions as listed in the staff report.”

Commissioner Susuras seconded the motion. The motion carried unanimously by a vote 
of 7-0.

7. Fire Station No. 4 Cell Tower                                                            File # CUP-2019-224
Consider a request by SSC representing Verizon Wireless, for a Conditional Use Permit 
(CUP) for a Concealed Telecommunication Facility (Cell Tower) in a Residential – 4 du/ac 
(R-4) zone district on 2.69862 acres at 2884 B ½ Road.

Staff Presentation
Dave Thornton, Principal Planner, introduced exhibits into the record and gave a 
presentation regarding the request. 

Applicant’s Presentation
The Applicant, Charmaine Dregalla representing SSC on behalf of Verizon Wireless, was 
present and made a comment in support of the request. 

Public Comment
The public hearing was opened at 10:17pm.

There were no public comments. 

The public hearing was closed at 10:17pm.

Motion and Vote
Commissioner Wade made the following motion, “Madam Chairman, on the request to 
approve a Conditional Use Permit (CUP) for an 82 ft. tall concealed telecommunication 
tower facility on 2.7 acres as presented in file CUP-2019-224, I move that the Planning 
Commission approve the Conditional Use Permit with the findings of fact, conclusions and 
conditions listed in the staff report.”

Commissioner Susuras seconded the motion. The motion carried unanimously by a vote 
of 7-0.



8. Other Business__________________________________________________________
There was discussion regarding upcoming Planning Commission meeting dates.

Commissioner Wade asked to discuss the implementation of a consent agenda at the 
October 3rd workshop agenda.

9. Adjournment____________________________________________________________
The meeting was adjourned at 10:41pm.



Grand Junction Planning Commission

Regular Session
 

Item #2.
 

Meeting Date: October 8, 2019
 

Presented By: Tamra Allen, Community Development Director
 

Department: Community Development
 

Submitted By: Tamra Allen, Community Development Director
 
 

Information
 

SUBJECT:
 

Appeal of the Director’s Conditional Approval Decision of a Site Plan Review 
(“Application”) for Karis Apartments, located at 3205 N. 12th Street, Grand Junction, 
Colorado.
 

RECOMMENDATION:
 

The Appellant has failed to show that the Director’s approval of the Application was 
contrary to applicable law, that she made inappropriate findings of fact and/or failed to 
consider facts that are relevant to the determination, acted arbitrarily or capriciously, 
and/or she failed to consider mitigating measures. Therefore, the Director recommends 
the Planning Commission affirm the conditional approval of the Application for the Karis 
Apartments.
 

EXECUTIVE SUMMARY:
 

With the attached letter Community Development Department Director Tamra Allen 
(“Director”) conditionally approved an Application for Karis Apartments consisting of a 
34, 1-bedroom unit, multi-family residential development in an existing R-16 
(Residential -16 du/ac) zone district.  The Director’s approval was timely appealed.  
The Appellants allege (1) that the Director abused her discretion in determining the off-
street parking requirements (allowing a total of 25 off-street parking spaces) and (2) 
made erroneous findings of fact concerning the projects property line (adjacent to 
Lakeside Drive.)
 

BACKGROUND OR DETAILED INFORMATION:
 

Pursuant to § 21.02.210 (c) of the Grand Junction Zoning & Development Code 



(“Code”), the Planning Commission is to consider the evidence in the record to 
determine whether the Director’s conditional approval of the Karis Apartments project 
(1) was inconsistent with the Code or other applicable law, or (2) was based on 
erroneous findings of fact, or (3) failed to consider mitigating measures, or (4) acted 
arbitrarily, capriciously or abused her discretion.  The Appellants bear the burden of 
proof. 
 
Consistent with the findings in Colorado State Board of Medical Examiners v. Johnson, 
68 P.3d 500 (Colo. App. 2002), if the Planning Commission finds the Director acted 
contrary to the Code or other applicable law, then the Planning Commission may 1) 
overrule the Director, or 2) remand the application for further findings.  Should the 
Appellant fail to demonstrate the Director’s decision was made in contravention of the 
Code, the decision must be upheld. Under Colorado law administrative decisions are 
accorded a presumption of validity and regularity. All reasonable doubts as to the 
correctness of administrative rulings must be resolved in favor of the agency.  The 
Director’s decision, including findings of fact and legal conclusions, must be affirmed if 
supported by a reasonable basis.  
 
The standard of review for an administrative decision is whether, on the basis of the 
whole record, the governmental body or officer exceeded its jurisdiction or abused its 
discretion, and if the findings of the agency are supported by any competent evidence.  
No competent evidence” means the record is devoid of evidentiary support for the 
decision.  Puckett v. City of County of Denver, 12 P.3d 313 (Colo. App. 2000).

PROCEDURAL HISTORY
 
Applicant, Karis Inc., proposed a multi-family residential development located at 3205 
N. 12th Street known as Karis Apartments, consisting of 34, 1-bedroom units.  A 
General Meeting was held on May 14, 2018 and a Pre-Application Meeting was held on 
January 23, 2019.  Applicant submitted for a Site Plan Review application on April 4, 
2019.  The application went through three (3) rounds of comments and was 
conditionally approved by the Director on August 1, 2019.  Appellants, the Lakeside 
Community Association represented by Ms. Karen Rowe, Community Association 
Manager, filed an appeal of the administrative approval on August 9, 2019.  All 
documents referenced herein are in the project file #SPN-2019-174, (“File”) which File 
is incorporated herein in its entirety by this reference.
 
FACTUAL BACKGROUND AND APPLICABLE LAW 
 
The Director in accordance with §21.04.010 (e) of the Code had authority to determine 
the appropriate land use category for the proposed development; the Director 
determined the project to be Multi-Family Residential.  The parking standard for that 
land use is 1.25 parking spaces per 1-bedroom unit pursuant to § 21.06.050 (c) of the 



Zoning & Development Code. In accordance with this section, the required parking for 
a Multi-Family Residential use would equate to a total of 43 parking spaces as required 
for 34, 1-bedroom units (1.25 x 34 units = 42.5 parking spaces). The Director approved 
an Alternative Parking Plan allowing for 25 on-site parking spaces, based on 
information and argument provided by the Applicant.  The Director found the 
Applicant’s position to be persuasive and adequately supportive of and consistent with 
the type of use and occupancy.  
 
Each of the 34, one-bedroom individual living units will contain a kitchen, bathroom and 
will collectively function as a multi-family apartment building.  The Applicant’s project 
narrative included that the apartments are to provide housing opportunities for very 
low-income families and individuals who have disabilities, between the ages of 18 and 
24 and/or who are homeless or at risk of experiencing homelessness, also referred 
herein as permanent supportive housing.  Based on the Applicant’s representations, 
the Director classified the project as a Residential, Multi-Family land use in accordance 
with the Code. 
 
APPELLANTS’ CLAIMS:
 
Claim #1:  The Director acted in a manner inconsistent with the provisions of the 
Code to allow approval of less than the required number parking spaces as being 
inconsistent with the requirements for any other low income development in the 
City. 
 
In accordance with §21.06.050 (c) of the Code, Off-Street Required Parking, Multi-
family, 1-bedroom unit, requires 1.25 parking spaces per unit.  Therefore, for this 
Application, a total of 43 parking spaces (1.25 x 34 units = 42.5) would be required; 
however, pursuant to §21.06.050 (e) of the Code, the applicant proposed 25 parking 
spaces under an Alternative Parking Plan.  
 
§21.06.050 (e) of the Code allows the Director to consider an Alternative Parking Plan 
and allows for the parking ratios to be modified whereby the applicant’s data illustrates 
that required ratios do not accurately apply to specific development. The data 
submitted for an alternative parking plan shall include, at a minimum, the size and type 
of the proposed development, the mix of uses, the anticipated rate of parking turnover 
and the anticipated peak parking and traffic loads of all uses. The Applicant submitted 
this information in a memo dated April 3, 2019. 
 
This memo provided Karis Parking Statistics which indicated, based on existing and 
similar projects developed by Karis, Inc, that total maximum demand for parking of 28 
spaces but that daily demand was 8 cars which includes ten percent vehicle ownership 
by residents (3 to 4 vehicles).
 



As part of the applicant’s submittal, the applicant cited as part of their application, 
several sources in justifying their request for an Alternative Parking Plan, including the 
Institute of Transportation Engineers (ITE), Parking Generation 4th Edition whereby the 
ITE manual concludes that a 34-unit multi-family project creates a 35 space demand 
with a ratio of .92 spaces per unit. The Code requires 1.25 spaces per unit. The ITE 
Parking Generation calculations are completed through assessment of built projects. 
As noted, however, this study only included four (4) of forty (40) low income/affordable 
multi-family projects in the calculation but is relevant in that it demonstrates that the 
ratio for multi-family projects based on study by ITE are lower than the required parking 
spaces for the type (multi-family) of proposed development. 
 
Further, the Applicant cited two studies, the San Diego Affordable Housing Parking 
Study commissioned by the City of San Diego and a study commissioned by the City of 
Los Angeles. These studies provided that parking demand was based on walkability 
and proximity to transit but given the variation in access to these alternative modes of 
transportation resulted in a range of .29 to .5 parking spaces per unit for affordable 
housing projects. 
 
A summary of the San Diego Affordable Housing Parking Study provided by Fox Tuttle 
Hernandez Transportation Group, LLC a Colorado consultancy specializing in 
transportation (in a report produced for a project in Aurora, Colorado but is generally 
applicable) found that parking demand for affordable housing projects was “about half 
of that for typical rental units and almost 50% of the units surveyed had no vehicle.” 
The study also showed that household vehicle availability varies significantly with 
income and parking demand is less in areas with walkable destinations and more 
transit services.” 
 
A summary of the study commissioned by the City of Los Angeles titled “LADOT 
Measuring the Miles Study, provided similar findings and as summarized by Fox Tuttle 
Hernandez Transportation Group, LLC in the same report provided “permanent support 
affordable housing has a parking demand of .29 to .43 per unit depending on proximity 
to the transit area.”
 
Lastly, Fox Tuttle Hernandez Transportation Group, LLC, in the same report noted “it is 
generally agreed that affordable housing communities generate less automobile trips 
and subsequent parking demand than other residential uses and that lower-income 
residents are also less likely to own a vehicle.” The Director took this into consideration 
as the project proposed a use serving very low income residents.
 
Though not submitted by the applicant, in considering the request to reduce the 
number of on-site parking spaces, the Director looked to previously approved City 
projects with similar characteristics including multi-family apartments and serving as 
permanent supportive house for those with low and very low incomes. The Director 



reviewed St. Benedict’s Place located at 217 White Avenue (behind the previous 
downtown City Market) as well as St. Martin’s Place project located at 415 S 3rd Street. 
St. Benedicts, a 24-unit apartment project, approved in 2007 pursuant to 
§21.060.050(e) of the Code required 30 parking spaces. The project was approved for 
an alternative parking plan and allowed for nine (9) on-site parking spaces resulting in 
a parking ratio of .357 parking spaces per unit. St. Martin’s Place, a 40-unit apartment 
project for low income residents was approved by the City in 2011 and 2014. In total 
(Phase 1 and 2), St. Martin’s place was approved for and provided eleven (11) on-site 
spaces. An alternative parking plan was approved for this project which otherwise 
would have been required to provide 50 parking spaces pursuant to the Code. This 
plan resulted in a parking ratio of .275 parking spaces per unit.  
 
These projects were not reviewed in light of establishing precedent but to test the 
findings of the studies to assist in validating that the local conditions did not otherwise 
result in a finding that was inconsistent with the conclusions of the cited studies and/or 
parking demands as provided by the applicant in the Karis Parking Statistics. In review 
of these projects, the Director found that the on-site parking ratio for these projects was 
adequately serving the parking demand for these projects. 
 
The Director factored into her decision proximity to public transit (Grand Valley Transit 
serves Route 1 on 12th street with stops within 150 feet of the proposed project. 
Additionally, facilities for walking (sidewalks) are provided in the area and commercial 
services and employment opportunities are within proximate distance of the site.
 
As required by Code, an Alternative Parking Plan document was drafted for the project 
in accordance with §21.06.050 (e) (6) for property owner’s signature.  The Alternative 
Parking Plan document is required to be recorded in the Mesa County land title records 
and provides notices that the project does not meet City standards for a multi-family 
residential development and that, should a change of use occur in the future or change 
of purpose from low income housing owned and operated by Karis, Inc., that additional 
on-site parking may be required to be developed.
 
Because the national parking studies and data represent “best practices” the Director’s 
determination of a lesser parking requirement reducing 43 parking spaces to 25 
parking spaces and resulting in a ratio of 0.73 parking spaces per unit is reasonable 
and should be sustained on appeal.
 
Claim #2:  The Director failed to take into consideration the true property lines of 
the Lakeside Subdivision in relation to the proposed pedestrian path connection 
to Lakeside Drive.
 
The Appellant’s second claim is, in essence, that the Applicant’s project will result in a 
trespass on Lakeside Subdivision property by connecting a proposed pedestrian path 



to the existing public sidewalk located within the Lakeside Drive right-of-way.  The 
Appellant submitted a photo of the property pin in question which shows the pin located 
approximately 2 feet from the public sidewalk located within the right-of-way (see 
attached.) The City Surveyor has determined that, based on the witness corner, the 
corner pin may be 2 feet closer to the public sidewalk. The reason for the witness 
corner is that there is an existing railroad tie retaining wall located at the back of the 
sidewalk, which would prohibit the placement of the property corner pin at what is/may 
be determined to be the property line.  The Application, which includes an Improvement 
Survey, Subdivision Plat and Site Plan supports a conclusion that the Applicant’s 
property line does extend to the back of the public sidewalk and the right-of-way of 
Lakeside Drive.  
 
The Appellant claims landscaping improvements and maintenance of the same as well 
as a separate agreement with the current land owner of the property, Unity Church, 
have rendered the area the property of Lakeside. The Director has no legal basis to 
recognize that claim. 
 
The Director’s conclusion, based on evidence in the record and the opinion of the City 
Surveyor is that a Witness Corner may show that the property line does extend to the 
right-of-way of Lakeside Drive, is proper and that the Appellant’s claim is unfounded. 
 

SUGGESTED MOTION:
 

Section 21.02.210 (c) (2) of the Code states: “The appellate body shall affirm, reverse 
or remand the decision.  In reversing or remanding a decision, the appellate body shall 
state the rationale for its decision.  An affirmative vote of four (4) members of the 
appellate body shall be required to reverse the Director’s action.”
 
Madam Chair, I move the Planning Commission (affirm/reverse/remand) the conditional 
approval of the Karis Apartments development, Located at 3205 N. 12th Street.  (If 
reverse or remand, state reasons).
 

Attachments
 

1. Exhibit List - Karis Aparrtments Appeal
2. Exhibit 2 - Lakeside Neighborhood - Appeal Letter
3. Exhibit 3A - Karis Response Letter to Appeal
4. Exhibit 3B - Karis Response Letter to Appeal - Corrected Version
5. Exhibit 4 - Approval Letter
6. Exhibit 5 - Alternative Parking Plan Memo
7. Exhibit 6 - Construction Plan Set Drawings(3)
8. Exhibit 7 - Site Location & Zoning Maps, etc.
9. Exhibit 8 - Recording Memo - Alternative Parking Plan 
10. Exhibit 9 - GVT System Map



11. Exhibit 10 - LA Affordable Housing Parking Rates
12. Exhibit 11 - Providence at the Heights Traffic Impact Study



EXHIBIT LIST
KARIS APARTMENTS APPEAL 
FILE NO. APL-2019-460

Exhibit Item # Description
1 Staff Report dated October 8, 2019 
2 Lakeside Neighborhood – Appeal Letter

3A Karis Response Letter to Appeal – Original Version
3B Karis Response Letter to Appeal – Corrected Version
4 Approval Letter
5 Alternative Parking Plan Memo
6 Construction Plan Set Drawings – Version 3
7 Site Location & Zoning Maps, etc.
8 Recording Memo – Alternative Parking Plan
9 GVT System Map

10 LA Affordable Housing Parking Rates
11 Providence at the Heights Traffic Impact Study
12 Powerpoint Presentation dated October 8, 2019
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MEMO   4/3/2019 

2882 Wyandot St.  Denver,  CO  80211   303 433-4094 

  

To:   Tom Dixon, City of Grand Junction Planning Department 

From:   Kyle Mead, Shopworks Architecture 

Regarding:  Karis Apartments – Alternative Parking Plan 

 

CC:   File   

 

Message 

 

Tom, 

 

The proposed Karis Apartments, located at 3175 N. 12th street, proposes to use reduced parking ratios from those 

identified in section 21.06.050 of the City of Grand Junction Development Regulations.  We propose to provide 25 

total parking stalls (23 standard stalls, and 2 ADA accessible parking stalls).  All stalls will conform with the City of 

Grand Junction design requirements. This memo is to serve as rationale for this request in accordance with 

21.06.050 (e) Alternative Parking Plan.   

 

We believe that a reduced quantity of parking stalls is appropriate for this project based on a combination of 

factors, including national data, location of the site, project specific demand, and overall impact on the quality of 

the project.  

 

Our office has experience analyzing parking demand for affordable housing projects and has employed the 

services of transportation engineering firms in the past to conduct studies specific to affordable multi-unit 

apartment projects.  These studies generally cite a few means of calculating parking demand specific to affordable 

housing projects.   

 

The first of these methods is a calculation developed by the Institute of Transportation Engineers, Parking 

Generation (4th Edition), whereby Peak Parking demand = 0.92x + 4; where x equals the number of dwelling units 

(DU). Applying this formula to our project = 0.92(34) + 4 = 35 spaces; however, traffic engineers conclude that of 

the 40 sites studied to generate this calculation method, only 4 were considered affordable housing. Thus, this 

method tends to be conservatively high for use in calculating affordable housing demand.   

 

The second method is generated from the San Diego Affordable Housing Parking Study which was commissioned 

by the City of San Diego and examined 265 projects including 21 affordable projects.  The results represent the 

most comprehensive data collection of affordable housing projects in the country, and the found that in 

affordable housing projects, demand was around half of what market-rate apartments experienced, and nearly 

half of the dwelling units had no vehicle at all.  The study resulted in a calculation method for affordable housing 

based on the ‘walkability’ of a site.  For the purposes of this analysis, we considered the Karis Apartments a 

‘medium’ walkable site because of the proximity to commercial amenities downtown, and the adjacency to the 

Route 1 bus line and multi-modal routes along 12th St. and Horizon Dr.  For medium walkable sites, the San Diego 

model provides parking ratios of 0.5/DU, 0.15/DU, and 0.05/DU for resident, visitor, and staff parking 

respectively.  Applying this formula to the proposed 34 one-bedroom apartments = (34 x 0.5) + (34 x 0.15) + (34 x 

0.05) = 23.7 spaces.  

 

The third method is based on findings from a study commissioned by the City of Los Angeles intended to inform 

parking requirements for municipal guidelines related to Affordable Housing projects.  The findings of the studies 

found that again, based on walkability and proximity to transit, affordable housing parking ratios ranged between 

0.29/DU to 0.43/DU.  Applying this calculation to our project, we find that 34 x 0.29 = 10 and 34 x 0.15, or an 

average of 12.5 spaces.  
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MEMO   4/3/2019 

2882 Wyandot St.  Denver,  CO  80211   303 433-4094 

  

 

Finally, we surveyed the existing Karis facilities for current parking demand, and tabulated the anticipated trips 

generated to the site by staff, service providers and partners.  This study found that on average 10% of residents 

would own a vehicle, and that various staff and service providers would visit the site on a daily, weekly, and 

monthly basis.  We found that if every service provider, plus 10 % of residents had a vehicle on site at the same 

exact time, the parking demand would be 28 spaces.  However, the likelihood of this happening is very unlikely 

given the nature in which service providers are staggered throughout the month.  This information is presented in 

an attached table.  

 

In conclusion, we believe that the 25 proposed spaces are adequate and appropriate for the Karis Apartments.  

We believe this is supported by the four different means of analysis presented here, which suggest the parking 

demand for this project to be between 12.5 spaces and 35 spaces, or an average of 24 spaces. 

 

Please let me know if you have any questions about this analysis.  

 

Thank you, 

 

 
Kyle Mead 

Shopworks Architecture 

 

 

 

End of Memo 

 

 

 

 

 

 

 

  



Karis Parking Statistics

Frequency of visits 9a-5p M-F Daily Weekly Monthly weekends/nights

Partner

DHS 1

WestCAP 2

Medicaid HW

Substance use CM 2

Cooking matters 1

MH Case Mngr 2

Parents as Teachers

Staff

Peer Specialist 1.5 1.5 (24 hrs per day)

Leasing 3

Maintenance 3

Services 2 1 (8 hrs. per day)

Nurse 1

Residents

10% 4 4

Visitor/Volunteers

Youth Advocate 1 1x per week

Program Coor. 4

Totals 7.5 16 4 6.5

1 additional per wk

Breakout

Daily M-F 8-5 8 cars

Maximum 28

*It would be rare to have every partner/ staff/resident on site with cars at the same time

*Most partner visits will happen between 10a-4p during non-peak hours

Off peak hours 8 cars
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PERENNIALS

6' PRIVACY FENCING

BICYCLE PARKING

6"X6" FLUSH CONCRETE EDGER

EXISTING TREE TO REMAIN

CRUSHER FINES
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ACCEPTANCE BLOCK

THE CITY OF GRAND JUNCTION REVIEW CONSTITUTES GENERAL COMPLIANCE WITH
THE CITY'S DEVELOPMENT STANDARDS, SUBJECT TO THESE PLANS BEING SEALED,
SIGNED, AND DATED BY THE PROFESSIONAL OF RECORD.  REVIEW BY THE CITY DOES
NOT CONSTITUTE APPROVAL OF THE PLAN DESIGN.   THE CITY NEITHER ACCEPTS
NOR ASSUMES ANY LIABILITY FOR ERRORS OR OMISSIONS.  ERRORS IN THE DESIGN
OR CALCULATIONS REMAIN THE RESPONSIBILITY OF THE PROFESSIONAL OF RECORD.

CONSTRUCTION MUST COMMENCE WITHIN ONE YEAR FROM THE DATE OF PLAN
SIGNATURE.
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SYMBOL QTY. COMMON NAME                         BOTANIC NAME SIZE WATER USE

PIN 5 Piñon Pine                         Pinus edulis 6' Height Very Low

AUS 11 Austrian Pine Pinus nigra                                             8' Height                        Very Low

SYMBOL QTY. COMMON NAME                         BOTANIC NAME SIZE WATER USE

OAK 8 Chinkapin Oak Quercus muehlenbergii 2.5" Caliper Low

HKB 2 Common Hackberry Celtis occidentalis 2.5" Caliper Very Low

SHA 6 Shademaster Honeylocust Gleditsia triacanthos inermis 2.5" Caliper Very Low

BOX 2 Sensation Boxelder Acer n egundo 'Sensation' 2.5" Caliper Low

LPT 5 London Planetree Platanus x acerifolia 2.5" Caliper Low

20 Species to be Determined Species to be Determined 2" Caliper

SYMBOL QTY. COMMON NAME                         BOTANIC NAME SIZE WATER USE

ABS 6 Autumn Brilliance Serviceberry Amelanchier x grandiflora 6'-8' Clump Moderate

WKH 7 Winter King Hawthorn Crataegus viridis 'Winter King' 2" Caliper                  Low

    RBC 5 Eastern Redbud Cercis canadensis 6'-8' Clump Low

SYMBOL QTY. COMMON NAME BOTANIC NAME SIZE WATER USE

RLC 46 Red Lake Currant Ribes sativum 'Red Lake' 5 Gal. Cont. Low

AAS 45 Autumn Amber Sumac Rhus trilobata 'Autumn Amber' 5 Gal. Cont. Low

RSA 44 Russian Sage Perovskia artiplicifolia 5 Gal. Cont. low

DRB 45 Dwarf Rabbitbrush Chrysothamnus nauseosus var. 5 Gal. Cont. Very Low

LEA 17 Leadplant Amorpha canescens 5 Gal. Cont. Very Low

RAB 9 Rabbitbrush Chrysothamnus nauseosus 5 Gal. Cont. Very Low

PBS 36 Pawnee Buttes Sandcherry Prunus besseyi 'Pawnee Buttes' 5 Gal. Cont. Low

PAN 44 Panchito Manzanita Arctostaphylos x coloradoensis 5 Gal. Cont. Low

RLR 7 Red Leaf Rose Rosa glauca 5 Gal. Cont. Low

SYMBOL QTY. COMMON NAME BOTANIC NAME SIZE WATER USE

BCJ 45 Blue Chip Juniper                Juniperus horizontalis 'Blue Chip' 5 Gal. Cont. Low

SYMBOL QTY. COMMON NAME                          BOTANIC NAME SIZE WATER USE

YUC 36 Soapweed Yucca Yucca glauca 1 Gal. Cont. Low

FRG 50 Feather Reed Grass Calamagrostis acutiflora 'Avalanche' 1 Gal. Cont. Low

DMG 21 Dwarf Maiden Grass Miscanthus sinensis 'Yaku Jima' 1 Gal. Cont. Low

BGG 284 Blue Gramma Grass Bouteloua gracilis 1 Gal. Cont. Low

AST 150 Assorted  Perennials & Groundcovers 1 Gal. Cont. Low

EVERGREEN TREES

DECIDUOUS TREES

ORNAMENTAL  & SMALL TREES

DECIDUOUS SHRUBS

EVERGREEN SHRUBS

ORNAMENTAL GRASSES/PERENNIALS / GROUNDCOVERS

LANDSCAPE PLANTING SCHEDULE

SCALE:

SHRUB PLANTING

NTS shrb.dwg

11
2 X ROOTBALL DIA.

1'-6'' OR 1/2 O.C. SPACING
MIN. PLANTING SETBACK

TO EDGE OF PLANTING AREA

  O
F

LC PL
AN

T P
IT

BACKFILL MATERIAL.

CONSTRUCT WATERING
RING AROUND SHRUB.

AFTER PLANTING HAND
SPADE BETWEEN SHRUBS TO
6" DEPTH.

MULCH.

COMPACTED SUBGRADE.

SCALE:

DECIDUOUS TREE PLANTING

NTS

NOTES:
1. ANY BROKEN OR CRUMBLING ROOTBALL WILL BE REJECTED. REMOVING THE WIRE WILL

NOT BE AN EXCUSE FOR DAMAGED ROOTBALLS.
2. DO NOT CUT SINGLE LEADER. PRUNE DAMAGED  OR DEAD WOOD AND CO-DOMINANT

LEADERS AT LANDSCAPE ARCHITECT'S DIRECTION ONLY.
3. ALL TREES TO BE STAKED IN THE SAME DIRECTION.

UNDISTURBED SUBGRADE
STAKE TO EXTEND MIN. 24" INTO UNDISTURBED SOIL.
SPECIFIED BACKFILL MIXTURE

SLOPE SIDES OF PIT AS SHOWN.  ROUGHEN SIDES PRIOR TO
BACKFILLING.

REMOVE ALL TWINE AND WIRE BASKET ENTIRELY. PULL BURLAP
BACK 2/3 MINIMUM
FORM SAUCER AROUND EDGE OF TREE PIT

48" CIRCLE OF SHREDDED BARK MULCH (4" DEEP) AROUND BASE
OF TREES IN GRASS AREAS.

SET ROOT COLLAR 3" HIGHER THAN GRADE AT WHICH TREE GREWWRAP ENTIRE SURFACE OF
TRUNK TO SECOND BRANCH WITH
SPECIFIED TREE WRAP MATERIAL
SECURED AT TOP AND BOTTOM &
AT 2-FT. INTERVALS.  RE: SPECS
FOR TIMING.

6' WOOD TREE STAKE (2 MIN.) (4' EXPOSED)
14 GAUGE GALVANIZED WIRE, DOUBLE STRAND TWISTED.

1/2" DIAM. WHITE PVC PIPE SECTION ON  ENTIRE LENGTH OF EACH WIRE.
12" NYLON TREE STRAP ON GUY WIRE AND AROUND TREE TRUNK.

2 X ROOT BALL DIA

STAKING DIRECTION
N

NOTES:
1. ANY BROKEN OR CRUMBLING ROOTBALL WILL BE REJECTED. REMOVING THE

WIRE WILL NOT BE AN EXCUSE FOR DAMAGED ROOTBALLS.
2. DO NOT CUT SINGLE LEADER. PRUNE DAMAGED OR DEAD WOOD AND

CO-DOMINANT LEADERS AT LANDSCAPE ARCHITECT'S DIRECTION ONLY.
3. ALL TREES TO BE STAKED IN THE SAME DIRECTION.

UNDISTURBED SUBGRADE
STAKE TO EXTEND MIN. 24" INTO UNDISTURBED SOIL.
SPECIFIED BACKFILL MIXTURE
SLOPE SIDES OF PIT AS SHOWN.  ROUGHEN SIDES PRIOR TO BACKFILLING.

REMOVE ALL TWINE AND WIRE BASKET ENTIRELY. PULL BURLAP BACK 2/3
MINIMUM
FORM SAUCER AROUND EDGE OF TREE PIT

48" CIRCLE OF SHREDDED BARK MULCH (4" DEEP) AROUND BASE OF TREES IN
GRASS AREAS.

SET ROOT COLLAR 3" HIGHER THAN GRADE AT WHICH TREE GREW

6' WOOD TREE STAKE (2 MIN.) (4' EXPOSED)
14 GAUGE GALVANIZED WIRE, DOUBLE STRAND TWISTED.

1/2" DIAM. WHITE PVC PIPE SECTION ON  ENTIRE LENGTH OF EACH WIRE.
12" NYLON TREE STRAP ON GUY WIRE AND AROUND TREE TRUNK.

STAKING DIRECTION
N

2 X ROOTBALL DIA.

DO NOT CUT OR DAMAGE LEADER

SCALE:

EVERGREEN TREE PLANTING

NTS

Site Landscape Requirements: 2.19 Acre Lot
Requirement Calculation Trees Existing Trees Required Trees Provided
1 Tree/2,500 SF 0 39 57

Shrubs Required Shrubs Provided
1 Shrub/300 SF 318 318

Street Frontage Landscape Requirements
Requirement Calculation Trees Existing Trees Required Trees Provided

1 tree/40' Street Frontage 90' Street Frontage (N. 112th) 2 3 1

Shrubs Existing Shrubs Required Shrubs Provided

0 n/a 22
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6/06/19 CITY SUBMITTAL

A

ACCEPTANCE BLOCK

THE CITY OF GRAND JUNCTION REVIEW CONSTITUTES GENERAL COMPLIANCE WITH
THE CITY'S DEVELOPMENT STANDARDS, SUBJECT TO THESE PLANS BEING SEALED,
SIGNED, AND DATED BY THE PROFESSIONAL OF RECORD.  REVIEW BY THE CITY DOES
NOT CONSTITUTE APPROVAL OF THE PLAN DESIGN.   THE CITY NEITHER ACCEPTS
NOR ASSUMES ANY LIABILITY FOR ERRORS OR OMISSIONS.  ERRORS IN THE DESIGN
OR CALCULATIONS REMAIN THE RESPONSIBILITY OF THE PROFESSIONAL OF RECORD.

CONSTRUCTION MUST COMMENCE WITHIN ONE YEAR FROM THE DATE OF PLAN
SIGNATURE.
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2'-
9"

7" INSIDE RADIUS

2 38" STEEL PIPE

FLUSH-MOUNT BASEPLATE

6"

1/4
"

ELEVATION

NOTES:
DIMENSIONS:

1. HEIGHT - 33" FROM THE GROUND
2. CONTINUOUS BEND INSIDE RADIUS =

7"
MATERIALS AND CONSTRUCTION:

1. 2 38" SCHEDULE 40 STEEL PIPE
2. SOLID ONE-PIECE CONSTRUCTION;

CONTINUOUS BEND; LEGS 14"-18"
APART

3. FINISH TO BE DETERMINED BY OWNER
4. FLUSH MOUNTED WITH WELDED BASE

PLATES. HIDDEN OR VANDAL
RESISTANT FASTENERS (SCREWS OR
EXPANSION BOLTS) PAINT TO MATCH
BIKE RACK FINISH

SCALE:

BIKE RACK

1"=0" SCALE:

6' PRIVACY FENCE

3/4"=1'-0"

6'-
0"

2 X 4 CEDAR
RAIL TYP. (3)

3" CEDAR
PICKET TYP.

4 X 4 CEDAR
POST TYP.

ELEVATION

SECTION
8'-0" MAX BETWEEN POSTS

TOE-NAILED TO POST

30
" M

IN

12"

CONCRETE FOOTING
TYP.
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6/06/19 CITY SUBMITTAL

ACCEPTANCE BLOCK

THE CITY OF GRAND JUNCTION REVIEW CONSTITUTES GENERAL COMPLIANCE WITH
THE CITY'S DEVELOPMENT STANDARDS, SUBJECT TO THESE PLANS BEING SEALED,
SIGNED, AND DATED BY THE PROFESSIONAL OF RECORD.  REVIEW BY THE CITY DOES
NOT CONSTITUTE APPROVAL OF THE PLAN DESIGN.   THE CITY NEITHER ACCEPTS
NOR ASSUMES ANY LIABILITY FOR ERRORS OR OMISSIONS.  ERRORS IN THE DESIGN
OR CALCULATIONS REMAIN THE RESPONSIBILITY OF THE PROFESSIONAL OF RECORD.

CONSTRUCTION MUST COMMENCE WITHIN ONE YEAR FROM THE DATE OF PLAN
SIGNATURE.

CITY PLANNER             DATE
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LEVEL 1
100' - 0"

LEVEL 2
112' - 0"

LEVEL 3
122' - 8"
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26.15

7.07

5.23

143' - 0"

LEVEL 1
100' - 0"

LEVEL 2
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LEVEL 3
122' - 8"

BEARING
131' - 4"

PARAPET
136' - 4"

5 6 7

8

8
'-
8
"H1

H1

H1
F0

F0

F0 F12

F12

140A

F12

ROOFTOP SCREEN

CRAWLSPACE
96' - 0"

2

A0.01B

26.228.10

143' - 0"

LEVEL 1
100' - 0"

LEVEL 2
112' - 0"

LEVEL 3
122' - 8"

BEARING
131' - 4"

PARAPET
136' - 4"

K
LM

7" SIDING EXPOSURE; COLOR 1

6" SIDING EXPOSURE; COLOR 2

4" SIDING 
EXPOSURE; COLOR 4

PTAC, TYP.

VINYL WINDOW, TYP.

PREFINISHED CONTINUOUS 
PARAPET COPING, TYP.

H1

4" SIDING 
EXPOSURE; COLOR 3

5.5" TRIM

7.25" TRIM

3.5" TRIM, TYPICAL ALL WINDOWS

7.25" BELLY BAND

3.5" TRIM VERTICAL TRIM, 
TYP. ALL OUTSIDE CORNERS

11.25" BELLY BAND

S1

7/8" / 12"
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1/8" = 1'-0"
2

N. ELEV

1/8" = 1'-0"
1

E. ELEV
1/4" = 1'-0"

3
ELEVATION - ENLARGED DETAIL

FLAGNOTES PER SHEET

5.23 SCREEN FOR ROOFTOP MECHANICAL EQUIP. - PREFINISHED DECKING ON

TUBE STEEL STRUCTURE

7.07 PREFINISHED SHEETMETAL GUTTER WITH CONTINUOUS CLEAT, TO

DOWNSPOUT & SPLASHBLOCK

7.33 PREFINISHED, CONTINUOUS METAL PARAPET WALL CAP, COUNTER

FLASHING AND CLEAT, 24 GAUGE, FACTORY FINISHED. FASTEN WITH

POWDER ACTUATED FASTENERS @ 16" O.C., RE: ROOF PLAN AND

ELEVATIONS

8.10 EXTERIOR LOUVERS, RE: MECHANICAL

8.25 THERMALLY BROKEN GLASS AND ALUMINUM SECTIONAL OVERHEAD

DOOR

9.06 EXTERIOR PRE-FINISHED CEMENTITIOUS LAP SIDING OVER SHEATHING,

RE: EXTERIOR WALL TYPES

9.08 EXTERIOR PRE-FINISHED CEMENTITIOUS TRIM BOARD, RE: ELEVATIONS

AND EXTERIOR DETAILS

9.09 PRE-FINISHED CEMENTITIOUS TRIM BOARD, 1.65" WIDTH, COLOR AND

FINISH TO MATCH ADJACENT CEMENTITIOUS LAP SIDING, RE: WINDOW

AND DOOR DETAILS

23.06 42" PTAC UNIT, RE: WINDOW DETAILS AND MECHANICAL

26.15 EXTERIOR WALL SCONCE, RE: ELECTRICAL

26.22 SURFACE MOUNTED FIXTURE, RE: ELECTRICAL

ACCEPTANCE BLOCK

THE CITY OF GRAND JUNCTION REVIEW CONSTITUTES GENERAL COMPLIANCE WITH THE CITY'S
DEVELOPMENT STANDARDS, SUBJECT TO THESE PLANS BEING SEALED, SIGNED, AND DATED BY
THE PROFESSIONAL OF RECORD.  REVIEW BY THE CITY DOES NOT CONSTITUTE APPROVAL OF
THE PLAN DESIGN.   THE CITY NEITHER ACCEPTS NOR ASSUMES ANY LIABILITY FOR ERRORS OR
OMISSIONS.  ERRORS IN THE DESIGN OR CALCULATIONS REMAIN THE RESPONSIBILITY OF THE
PROFESSIONAL OF RECORD.

CONSTRUCTION MUST COMMENCE WITHIN ONE YEAR FROM THE DATE OF PLAN SIGNATURE.

CITY PLANNER             DATE



LEVEL 1
100' - 0"

LEVEL 2
112' - 0"

LEVEL 3
122' - 8"

BEARING
131' - 4"

PARAPET
136' - 4"

F G H I J K LMO

S1

H1

R1

R2

R3

R2

R3

H1

F3
S1

H1F13F3F13F3 TRASH ENCLOSURE 
(BEYOND)

CRAWLSPACE
96' - 0"

F21

F13

115A

H1

S1

H1 H1

S1

H1 H1H1

S1

H1

8.10

8.03 23.06

9.06 8.01

26.2226.22 9.08

143' - 0"

LEVEL 1
100' - 0"

LEVEL 2
112' - 0"

LEVEL 3
122' - 8"

BEARING
131' - 4"

F G H I J KO

F15

R3

R1

R2

F13

115A

5.125" X 15" GLC ON 
CONCRETE PILASTER, TYP.

5.25 X 22 GLULAM BEAM, RE: 
STRUCT.

8.25" DEEP SIPS PANEL

2X10 SUB FASCIA

2X6 FASCIA

2X10 SUB FASCIA

2X6 FASCIA

5.125 X 5 GLC

GLU LAM COLUMN, & KICKER

5.25 X 15 GLULAM "TREE" 
COLUMN, RE: STRUCT.

LEVEL 1
100' - 0"

LEVEL 2
112' - 0"

LEVEL 3
122' - 8"

F10

F3

F14

F11

F10

F16

F3

F11

F2F3F2 F3

F8

F16

R2

R3

F3 F13 F3 F13

2.5" CEMENT BOARD TRIM, TYP.

GLU LAM COLUMN "TREE" 
RE: DETAILS ON A9.01

2x6 REDWOOD PURLIN

F10

F21

SOLATUBE

SKYLIGHT

FIBERGLASS WINDOW

GLU LAM COLUMN

F3

118A115C

PREFINISHED GUTTER

EXTERIOR WALL SCONCE

HOLLOW METAL DOOR 
PAINTED: SW 9076 
"RUBY VIOLET"

ASPHALT SHINGLES

LEVEL 1
100' - 0"

LEVEL 2
112' - 0"

LEVEL 3
122' - 8"

BEARING
131' - 4"

PARAPET
136' - 4"

FR0

FR0H1

H1

H1 H1

H1

H1

CRAWLSPACE
96' - 0"

143' - 0"

TUBE STEEL COLUMN, PAINTED

PREFINISHED CEMENT BOARD SIDING TO MATCH 
BUILDING SPANNING BETWEEN POSTS MECHANICALLY 
ATTACHED WITH NEOPRENE WASHERS

SWINGING GATE - BAR GRATE WELDED TO 
ANGLE IRON FRAME WITH ADA COMPLIANT 
SLIDE BOLT LATCH

1'6" THICKENED CONCRETE SLAB; RE: 
STRUCTURAL FOR POST EMBEDMENT

6'
-0

"
6"
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1/8" = 1'-0"
3

S. ELEV.

1/4" = 1'-0"
2

ENLARGED ENTRY ELEV.
1/8" = 1'-0"

1
W. ELEV.

FLAGNOTES PER SHEET
8.01 24" TUBULAR DAYLIGHTING DEVICE

8.03 VINYL WINDOW, TYP. @ UNITS & UPPER LEVELS, ALMOND COLORED,
RE: WINDOW TYPES AND ELEVATIONS

8.10 EXTERIOR LOUVERS, RE: MECHANICAL

9.06 EXTERIOR PRE-FINISHED CEMENTITIOUS LAP SIDING OVER SHEATHING,
RE: EXTERIOR WALL TYPES

9.08 EXTERIOR PRE-FINISHED CEMENTITIOUS TRIM BOARD, RE: ELEVATIONS
AND EXTERIOR DETAILS

23.06 42" PTAC UNIT, RE: WINDOW DETAILS AND MECHANICAL

26.22 SURFACE MOUNTED FIXTURE, RE: ELECTRICAL

1/4" = 1'-0"
4

TRASH ENCLOSURE FRONT ELEVATION

ACCEPTANCE BLOCK

THE CITY OF GRAND JUNCTION REVIEW CONSTITUTES GENERAL COMPLIANCE WITH THE CITY'S
DEVELOPMENT STANDARDS, SUBJECT TO THESE PLANS BEING SEALED, SIGNED, AND DATED BY
THE PROFESSIONAL OF RECORD.  REVIEW BY THE CITY DOES NOT CONSTITUTE APPROVAL OF
THE PLAN DESIGN.   THE CITY NEITHER ACCEPTS NOR ASSUMES ANY LIABILITY FOR ERRORS OR
OMISSIONS.  ERRORS IN THE DESIGN OR CALCULATIONS REMAIN THE RESPONSIBILITY OF THE
PROFESSIONAL OF RECORD.

CONSTRUCTION MUST COMMENCE WITHIN ONE YEAR FROM THE DATE OF PLAN SIGNATURE.
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1

E-1

ELECTRICAL PHOTOMETRIC PLAN
1" = 20'-0"

FUTURE

COMMUNITY GARDEN

BY OWNER

PATIO

BIKE BARN

TURF

TURF

TURF

DETENTION POND

ENTRY DRIVE
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RETAINING WALLS

IRR

CONTROL

BOX

IRR

PUMP

GRAVEL

PARKING

UP

UP

UP

GENERAL NOTES
1. ANY PROPOSED LIGHT FIXTURES INSTALLED ON PRIVATE PROPERTY, ADJACENT TO

THE PUBLIC ROW, SHALL BE ORIENTED IN SUCH A MANNER OR LIMITED IN LUMEN
OUTPUT TO PREVENT GLARE PROBLEMS AND SHALL NOT EXCEED NATIONAL I.E.S.
LIGHTING STANDARDS FOR DISABILITY GLARE.

2. ALL OUTSIDE LIGHTING SHALL COMPLY WITH SECTION 21.06.080 OF THE ZONING AND
DEVELOPMENT CODE.

SE1

SE1

SE1

SE1

SE1

SE1

SE1A

SE1A

SE1A

SE3

SE3

SE2

SE2 SE2

SE2

SE2

SE2

SE2

SE8

SE4
SE4

SE5 SE5 SE5 SE6 TYP.

SE2

SINGLE OR
DOUBLE HEAD
LUMINAIRE

GROUNDING STUD WITH #8 CU
GROUNDING WIRE TO REBAR

8'-0"

6"

24"

#3 TIES 3" FROM TOP

TOP OF FINISH
GRADE.

CONDUIT RISER,
QUANTITY AS REQ'D.

#3 HORIZ. BARS @
12" O.C.

8#7, or 6#8 VERT BARS

1 #10 STRANDED  TO
LIGHTING FIXTURE

4" X 8" HANDHOLE

IN LINE FUSE HOLDER

19'-6"

BASE DEPTH
SHALL BE FIELD
VERIFIED WITH

STRUCTURAL/CIVIL
ENGINEER BASE
ON ONSITE SOIL

CONDITIONS AND
FIXTURE

ASSEMBLY EPA
RATING.
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Luminaire Schedule

Symbol Label Manufacturer Catalog Number Description Lamp

Number 

Lamps

Lumens Per 

Lamp

Light Loss 

Factor

Wattage

SE1

LSI INDUSTRIES, 

INC

MRM-LED-12L-SIL-3-30-

70CRI-IL

1 8626.55 1 94

SE1A

LSI INDUSTRIES, 

INC

MRM-LED-12L-SIL-FT-30-

70CRI

1 11448.25 1 94

SE2

LSI INDUSTRIES, 

INC

MRB-LED-30L-ACR-S-30 1 2655.92 1 38.4

SE3

LSI INDUSTRIES, 

INC

XWM-FT-LED-04-30 1 4207.454 1 38

SE4

PROGRESS P563000-143-30K 22- Nichia 3000K LEDs 1 906.9812 1 12.204

SE5

PROGRESS P563001-143-30K 44- Nichia 3000K LEDs 1 1765.549 1 24

SE6

MARKET LITE 44- Nichia 3000K LEDs 1 91.35894 1 0.97

SE8

LSI INDUSTRIES, 

INC

LCD4_LAD4_LAD4R-LED-

14L-30-NF-TR4R-SF-HAZ

1 1142.191 0.8 13.9

LED ARCHITECTURAL AREA

LIGHT WITH 20'-0" POLE

TYPE 3 OPTICS WITH HOUSE

SIDE SHIELD 3000K CCT

LED ARCHITECTURAL AREA

LIGHT WITH 20'-0" POLE

FORWARD THROW OPTICS

WITH HOUSE SIDE SHIELD

3000K CCT

LED BOLARD LIGHT GROUND

MOUNTED 42" SYMETRICAL

OPTICS 3000K CCT

LED WALL MOUNT LIGHT 12'-0"

AFG FORWARD THROW OPTICS

3000K CCT

3" Wall-Mount Cylinder, Graphite

w/ Textured, Opal Glass Lens;

Tested as Down-Light

8'-0" AFG MOUNTING HEIGHT

3000K CCT

3" Wall Mount Up/Down Cylinder -

Graphite

12'-0" AFG MOUNTING HEIGHT

3000K CCT

LED STRING LIGHT 24" OC.

WITH CUTOFF SHADE

MOUNTED 10'-0"AFG

3000K CCT

4" APERTURE LED DOWNLIGHT

3000K CCT RECESSED CEILING

MOUNT.

ML2000-CA-24-LED-30K-

GSFL-WET

1
FIXTURE TYPE SE1, SE1A

N.T.S. 2
FIXTURE TYPE SE2

N.T.S.

3
FIXTURE TYPE SE3

N.T.S.
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7
FIXTURE TYPE SE8

N.T.S.

4
FIXTURE TYPE SE4

N.T.S. 5
FIXTURE TYPE SE5

N.T.S. 6
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Exhibit 7







View of property from Lakeside Drive



RECORDING MEMORANDUM
ALTERNATIVE PARKING PLAN 

City of Grand Junction
Community Development Department

File: # SPN-2019-174

This memorandum relates to the Karis Apartments located at 3205 North 12th Street 
located in the City of Grand Junction, Colorado (“PROJECT”) whereby 34 multi-family 
dwelling units are proposed for Low Income residents. This project has provided 
documentation and analysis that the PROJECT will create a lower parking demand than 
is otherwise required by the City Zoning and Development Code. 

This Memorandum shall serve as notice to prospective purchasers of the PROJECT that 
the parking on the project does not meet City standards for multi-family and a change of 
use or change of purpose from low income housing owned and operated by Karis, Inc. 
may require additional parking to be constructed. 

1. City Code at time of PROJECT approval requires 43 parking stalls. 

2. An Alternative Parking Plan providing 23 standard parking stalls and 2 ADA parking 
stalls has been approved. 

NOW THEREFORE, the Owner of the PROJECT and an official of the City of Grand 
Junction, both possessing and representing by their signatures that they possess 
sufficient authority, do hereby agree to the statements herein and to the recording of this 
memorandum with the Mesa County Clerk and Recorder.

City of Grand Junction: ________________________  Date: __________________  

Owner:  __________________________________ Date: ___________________           
                                                                                       
Printed Name: ____________________________
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PROVIDENCE AT THE HEIGHTS APARTMENTS 

TRAFFIC IMPACT STUDY 

1.0 INTRODUCTION 

The Fox Tuttle Hernandez Transportation Group has prepared this traffic impact study for a 
proposed affordable housing project in Aurora, CO. The project site is located east of Chambers 
Road along Alameda Parkway, just south of the existing Elevation Christian Church. The 
Providence at the Heights project proposes to develop an apartment building to provide 
permanent supportive housing for those at or below 30% of the area median income (AMI). 

The purpose of this study is to assist in identifying potential traffic impacts within the study area 
as a result of this project.  The traffic study addresses existing, short-term (Year 2020), and 
long-term (Year 2040) peak hour intersection conditions in the study area with and without the 
project generated traffic.  The information contained in this study is anticipated to be used by the 
City of Aurora in identifying any intersection or roadway deficiencies and potential improvements 
for the future scenarios.  

The traffic impact study is consistent with the City of Aurora requirements as defined in the 
Traffic Impact Study Guidelines (June 2015) and addresses the comments provided by City staff 
in the pre-application meeting (November 2017).  

2.0 PROJECT DESCRIPTION 

The project proposes to construct 50 multi-family units (40 one-bedroom units and 10 two-
bedroom units) on currently undeveloped land. There will be on-site counseling service for 
residents as well as other support services. Access to the site is planned via one proposed 
driveway onto the local street that currently serves the Elevation Christian Church and Terrace 
Park apartments and connects to Alameda Parkway. The proposed driveway will lead into the 
parking aisle for the multi-family housing and provide pedestrian access to the existing 
sidewalks. A vicinity map is shown on Figure 1.  The site and access plan is provided on Figure 
2.   
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3.0 DATA COLLECTION  

Weekday AM and PM peak hour turning movement volumes were collected in late February 
2018 at one existing intersection. Average daily traffic (ADT) counts were collected for 24-hours 
on Alameda Parkway and on the local access street adjacent to the church. Historic and 
projected traffic volumes for the arterial was gathered from the City database and the DRCOG 
forecasting models. The existing traffic volumes are illustrated on Figure 3. The existing 
intersection geometry and traffic control are also shown on this figure. Count data sheets are 
provided in the Appendix.   

4.0 EXISTING CONDITIONS 

4.1 Roadways 

The study area boundaries are based on the amount of traffic to be generated by the project 
and potential impact to the existing roadway network.  The existing study area street network 
consists of one major arterial and one local street as shown on Figure 1.  The primary public 
roadways that serve the project site are discussed in the following text: 

Alameda Parkway is a six-lane east/west major arterial that provides regional access 
through the City of Aurora. This roadway connects neighborhood communities to the 
Civic Center, Town Center Mall, and I-225. The posted speed limit is 40 miles per hour 
(mph) near the site. Alameda Parkway currently serves approximately 32,300 vehicles 
per day (vpd) just west of Joplin Street/Elevation Christian Church Access. Just east of 
Airport Boulevard/Buckley Road, Alameda Parkway currently serves approximately 
26,600 vpd. Alameda Parkway is approximately 86-feet wide adjacent to the Elevation 
Christian Church property, which includes 11-foot travel lanes, three per direction, and a 
20-foot center median/left-turn lane. This roadway is the northern boundary of the study 
area. 

Joplin Street is a north/south, two-lane local street that extends north of Alameda 
Parkway into multi-family communities. There is indirect access to Airport Boulevard if 
Joplin Street were used as a cut-through route. The posted speed limit is 25 mph and 
there are speed bumps along the way. Joplin Street aligns with the existing Elevation 
Christian Church access, but it is not anticipated to serve the traffic of the proposed 
housing residents.  
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Elevation Christian Church/Terrace Park Apartments Access (referred to as Access 
Street in the report) is a two-lane private street that provides access to Alameda 
Parkway. The project proposes to add an access to this street just south of the church. 
The posted speed limit is 25 mph and it serves approximately 850 vpd.  

4.2 Intersections 

The study area includes one existing intersection: Alameda Parkway at Joplin Street/Access 
Street. This intersection is side-street stop-controlled with full-movement access. The existing 
lane configuration is illustrated on Figure 3.   

4.3 Pedestrian and Bicycle   

There are many walkable and bikeable destinations including neighborhood retail (0.25 miles), 
civic services at the municipal center (0.50 miles) and regional commercial and retail (1.0 miles) 
near the site. Currently, Alameda Parkway provides an attached sidewalk on both sides 
(ranging from five feet to 10 feet) and there are no sidewalks along the church/apartment 
access road. There are no designated on-street bike facilities on Alameda Parkway near the 
proposed development site; however, it is not illegal in the City of Aurora for people to bike on 
the sidewalks. There is an on-street bike lane on Kalispell Way, which is located just east of the 
existing Terrace Park Apartments. 

Adjacent to the project site is the TollGate Creek, which has a multi-use trail on the west side of 
the creek that can be accessed via the sidewalk on Alameda Parkway. The Toll Gate Creek 
Trail leads south to other recreational areas and trails throughout the City of Aurora, including 
the Cherry Creek Reservoir. At Alameda Parkway, the Toll Gate Creek Trail travels north under 
the roadway to link to the 71-mile regional multi-use path, the Highline Canal Trail as well as the 
Colorado Front Range Trail. Both multi-use trails provide local and regional connections to 
neighborhoods, civic centers, commercial developments, and transit services. 

4.4 Transit 

The project site is located less than 500 feet from two existing bus stops along Alameda 
Parkway with service via the 3L and 133 routes. These bus routes provide connectivity to retail, 
civic and employment centers in the City of Aurora and connectivity to the regional Front Range 
area. The Aurora Metro Center R-Line is located less than one mile from the site. Currently, 
there are four bus routes that serve the area near the project site and link to local and regional 
destinations as described on the following page. 
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 Route 3L (East Alameda Limited) – Connects the east Alameda Parkway community 
to the Aurora Metro Center Station (light rail and transit hub), Havana & Alameda park-n-
ride, Cherry Creek Shopping Center, and downtown Denver Civic Center Station. Route 
3L travels along Alameda Parkway through Aurora and Alameda Avenue through 
Denver. Route 3L has bus stops on Alameda Parkway just east of the Access Street.  

 Route 133 (Hampden/Tower) – Loops through the City of Aurora connecting the Nine 
Mile Station (light rail and transit hub) to the Aurora Metro Center Station (light rail and 
transit hub). Route 133 travels along Tower Road and winding to Buckley Road to then 
access Alameda Parkway. There are bus stops near the project site on Alameda 
Parkway just east of the Access Street (same stops as for Route 3L). 

 Route 169 (Buckley Road) – Connects the Arapahoe Crossing Shopping Center in 
south Aurora to the 40th Avenue & Airport Road Station (light rail and transit hub). Route 
169 travels along Buckley Road/Airport Boulevard and has bus stops north and south of 
Alameda Parkway, which is roughly ¾ mile to the east of the proposed project access. 

 Route 169L (Buckley Road / Tower DIA Limited) – Extends Route 169 to the north to 
connect to Denver International Airport.  This route has the same bus stops as Route 
169 on Buckley Road and Airport Boulevard.  

5.0 FUTURE CONDITIONS 

5.1 Annual Growth Factor and Future Volume Methodology 

In order to forecast the future peak hour traffic volumes, background traffic growth assumptions 
were estimated based on a variety of resources: the Denver Regional Council of Governments 
(DRCOG) regional FOCUS model, City of Aurora historic traffic volumes, and previous traffic 
impact studies near the study area. Based on the data, a 1% annual growth rate1 was assumed 
to provide a conservative evaluation of future traffic within the vicinity of the project.  

                                                 

1 DRCOG Focus Model had the following daily volume estimates: Year 2015 – 38,024; Year 2035 – 44,662; Year 
2040 – 45,317. This equates to a 0.8% annual growth to Year 2035 and 0.7% to Year 2040. 
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The estimated trips for the East Creek project and the recently studied development in the 
northeast corner of Alameda Parkway at Airport Boulevard/Buckley Road were also added to 
the background traffic.  Trips were assigned as documented in the traffic impact studies: East 
Creek Traffic Impact Study (LSC, 2017) and Northeast Corner of Alameda Parkway at Airport 
Boulevard/Buckley Road Development Traffic Impact Study (FTH, 2018, under review by the 
City). Both projects plan to construct mixed-use developments.  

This study developed future traffic volumes from the annual growth rate and approved 
developments to determine the short-term (Year 2020) and long-term (Year 2040) conditions. 
The Year 2020 background traffic is summarized on Figure 4 and Year 2040 background traffic 
is summarized on Figure 5.     

6.0 FUTURE CONDITIONS WITH DEVELOPMENT 

6.1 Literature Review 

The Institute of Transportation Engineers (ITE) Trip Generation Manual2 is the national standard 
for estimating trips generated by new developments and is based on data collected by 
transportation professionals across the country. This methodology has limitations regarding the 
sensitivity to socio-demographics, non-auto transportation choices, lower-income impacts, and 
proximity to urban areas.   

Affordable housing projects typically generate less automobile trips than most other residential 
sites. Professionals across the country have been studying the transportation impact for a 
variety of housing types based on income, socio-demographics, vehicle ownership, and 
proximity to transit services.  

Majority of the studies were conducted in California and a few of the studies specifically studied 
supportive housing. A research group out of Portland studied data from the 2010-2012 
California Household Travel Survey to investigate the differences in transportation impacts 
between residents of affordable and market-rate housing. The study was published in The 
Journal of Transportation and Land Use3 and estimated the trip reduction rates by income level. 

                                                 

2 Trip Generation 10th Edition, Institute of Transportation Engineers, 2017. 

3 Howell, A., Currans, K., Gehrke, S., Norton, G., and Clifton, K., Transportation Impacts of Affordable Housing: 

Informing Development Review with Travel Behavior Analysis, The Journal of Transport and Land Use, Volume 11 
No. 1, pp. 103-118. Available January 2018.  
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Providence at the Heights aims to serve those individuals with an income of 30% of the AMI or 
less; the study identifies this level as “extremely low-income”. Based on the data in the travel 
survey, the daily automobile trip generation for multi-family dwellings (apartment or townhome) 
in urban districts with extremely low-income represent 37% of the daily trips for ‘above moderate 
income’ dwellings located in a suburban neighborhood.  

The City of Los Angeles staff gathered similar vehicle trip data at affordable housing throughout 
the city for families, seniors, special needs, and permanent supportive housing for an update to 
their Transportation Impact Study Guidelines (LADOT, December 2016)4. The City’s study 
determined that supportive housing has a daily rate of 1.27 vehicle trips per dwelling unit, which 
is 20% of the ITE daily rate for a low-rise multi-family housing. In summary, the existing 
research found that affordable multi-family housing generates vehicle trips at a rate of 20% and 
37% of the national standard defined in the ITE Trip Generation Manual.  

6.2 Trip Generation 

A trip generation estimate was performed to determine the traffic characteristics of the proposed 
Providence at the Heights. Based on the literature review, it was confirmed that affordable 
housing projects generate fewer trips due to limited means which creates fewer choices in how 
the individuals can travel. The vehicle trip generation rates established by the LADOT were 
multiplied by the proposed number of dwelling units to estimate the trips associated with 
Providence at the Heights, as shown in Table 1.  

The proposed project is expected to experience mostly new trips, known as ‘primary trips’, as 
discussed below: 

Primary Trips. These trips are made specifically to visit the site and are considered 
“new” trips. Primary trips would not have been made if the proposed project did not exist. 
Therefore, this is the only trip type that increases the total number of trips made on a 
regional basis. 

Non-Auto Trips. These trips are those that are completed by walking, biking, or transit. 
The existing transit, pedestrian, and bicycle amenities will encourage residents and 
employees to make non-auto trips to/from the apartments. According to the travel 
patterns of the existing Second Chance Centers around Aurora and Denver, 75% of the 
clients ride the bus, walk or bike to their destinations. The Providence at the Heights 

                                                 

4 City of Los Angeles Transportation Impact Study Guidelines, Los Angeles Department of Transportation, 2016. 
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affordable apartments are located near transit services and walkable/bikeable 
destinations. The rate provided by the LADOT accounts for non-auto trips; therefore, an 
additional reduction was not applied.  

Table 1 provides the trip generation estimate for the proposed development. The Providence at 
the Heights affordable housing was estimated to generate the following new vehicular trips by 
residents, visitors, volunteers, and employees: 

 64 average daily automobile trips  

 6 weekday AM peak hour automobile trips 

 6 weekday PM peak hour automobile trips 

6.3 Trip Distribution and Assignment 

The estimated trip volumes were distributed onto the study area street network based on 
existing traffic characteristics, land uses, and traffic patterns in the area, as well as location of 
potential employment areas. The overall assumed distributions are listed, as well as presented 
on Figures 6: 

 50% to/from East Alameda Parkway (East Aurora, Business/Industrial Park along I-70, 
and possibly Denver International Airport) 

 50% to/from West Alameda Parkway (Aurora Civic Center, Town Center Retail, Medical 
Campus, R-Line Light Rail, I-225 to Denver) 

Using the distribution assumptions, the projected site traffic was assigned to the study area 
roadway network for the weekday AM and PM peak hours. The site-generated volumes are 
shown on Figure 6.  

7.0 EVALUATION 

It should be noted that the existing peak hour factor (PHF) per approach was utilized in the 
existing and 2020 scenarios. For Year 2040 scenarios, the average intersection PHF was 
inputted unless the approach’s existing PHF is greater than the average intersection. Data is 
unavailable regarding the percent of heavy vehicles on Alameda Parkway. CDOT data from 6th 
Avenue and Parker Road were reviewed, and it was assumed that Alameda Parkway has 4% 
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heavy vehicles. The turning and side-street movements were assumed to have 1% heavy 
vehicles.   

 

7.1 Level of Service Capacity Analysis  

The traffic operations analysis addressed intersection operations using the procedures and 
methodologies set forth by the Highway Capacity Manual (HCM)5. Study intersections were 
evaluated using Synchro (version 9) software. A level of service analysis was conducted to 
determine the existing and future performance of the study intersection and to determine the 
most appropriate lane configuration and traffic control device.  

To measure and describe the operational status of an intersection, transportation engineers and 
planners commonly use a grading system referred to as “Level of Service” (LOS) that is defined 
by the HCM.  LOS characterizes the operational conditions of an intersection’s traffic flow, 
ranging from LOS A (indicating very good, free flow operations) and LOS F (indicating 
congested and sometimes oversaturated conditions).  These grades represent the perspective 
of drivers and are an indication of the comfort and convenience associated with traveling 
through the intersection. LOS is represented as a delay in seconds per vehicle for the 
intersection as a whole and for each turning movement.   

Typically, LOS A through C is considered to be good for the overall intersection operations and 
the desired standard for overall intersection performance is LOS D, while individual movements 
may be allowed to fall to LOS E depending on the circumstances per the City of Aurora’s Traffic 
Impact Study Guidelines (Year 2015). At stop-controlled intersections the left-turns onto major 
arterials may be allowed to fall below LOS D depending on the situation.  Criteria contained in 
the HCM was applied for these analyses in order to determine existing and future peak hour 
LOS. A more detailed discussion of LOS methodology is contained in the Appendix for 
reference.   

                                                 

5 Highway Capacity Manual, Highway Research Board Special Report 209, Transportation Research Board, 
National Research Council, 2010.   
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7.2 Year 2018 Existing Intersection Capacity Analysis  

The existing volumes, lane configuration, and traffic control are illustrated on Figure 3. The 
results of the LOS calculations for the study intersections are summarized in Table 2. The 
intersection level of service worksheets are attached in the Appendix.  

Overall, the study intersection of Alameda Parkway at Joplin Street/Access Street operates at 
LOS A in both peak hours; however, the side-street left-turns currently operate at LOS F in both 
periods. A summary of the operations of the critical movements associated with the proposed 
development are listed below: 

 Eastbound Through + Right – operates at LOS A in both peak periods with an estimate 
of zero delay and queues less than 15 feet (less than one vehicle).  

 Westbound Left – operates at LOS A in the AM peak hour and LOS B in the PM peak 
hour with the 95th percentile queues measuring 25 feet or less (less than one vehicle). 
The existing storage length is 120 feet with a 50-foot taper located in the existing raised 
median.  

 Northbound Left – operates at LOS F in both peak hours. The 95th percentile queue is 
estimated to be 38 feet (about two vehicles) in the AM peak hour and 74 feet (about 
three vehicles) in the PM peak hour. The queues do not impact the arterial operations 
but temporarily block the access into the Terrace Apartments north parking lot. This 
parking lot has direct right-out access onto Alameda Parkway just 215 feet to the east of 
the study intersection.    

 Northbound Through + Right – operates at LOS A in the AM peak hour and LOS B in the 
PM peak hour. The 95th percentile queue is estimated to be 30 feet (about one vehicle) 
in the AM peak hour and 112 feet (about five vehicles) in the PM peak hour. The 
northbound approach does not have pavement markings to distinguish lanes; however, it 
is wide enough to accommodate two outbound lanes allowing through and right-turn 
movements to be minimally impacted by left-turns.   

Recommendation: No mitigation measures recommended. High side-street approach 
delays during both peak hours are typical of unsignalized approaches along a major arterial 
roadway.  The side-street volumes are not yet approaching traffic signal warrant thresholds.   
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7.3 Year 2020 Background Intersection Capacity Analysis Without Project 

The study area intersections were evaluated to determine baseline operations for the Year 2020 
background scenario and to identify any capacity constraints associated with background traffic. 
As discussed in Section 5.0, the background traffic was estimated by growing the existing traffic 
and adding the development trips from East Creek and NE Corner of Alameda Parkway/Airport 
Boulevard. The Year 2020 background volumes, lane configuration, and traffic control are 
illustrated on Figure 4. 

The level of service criteria discussed previously was applied to the study area intersections to 
determine the impacts with the short-term background volumes. The results of the LOS 
calculations for the intersections are summarized in Table 2. The intersection level of service 
worksheets are attached in the Appendix.  

Overall, the study intersection of Alameda Parkway at Joplin Street/Access Street is anticipated 
to operate at LOS A in both peak hours; however, the side-street left-turns continue to operate 
at LOS F in both periods. A summary of the short-term future operations of the critical 
movements is as follows: 

 Eastbound Through + Right – will continue to operate at LOS A in both peak periods 
with queues less than 26 feet (about one vehicle). 

 Westbound Left – will continue to operate at LOS A in the AM peak hour and begin to 
operate at LOS C in the PM peak hour. The 95th percentile queues are anticipated to be 
similar to existing conditions.  

 Northbound Left – will continue to operate at LOS F in both peak hours. The 95th 
percentile queue is estimated to be 51 feet (about two vehicles) in the AM peak hour and 
85 feet (about four vehicles, one more than existing) in the PM peak hour.  

 Northbound Through + Right – will begin to operate at LOS B in the AM peak hour and 
remain LOS B in the PM peak hour. The 95th percentile queue is the same as existing in 
the AM peak hour (30 feet,  about one vehicle) and 179 feet (about seven vehicles, two 
more than existing) in the PM peak hour.  

Recommendation: No mitigation measures recommended. High side-street approach 
delays during both peak hours are typical of unsignalized approaches along a major arterial 
roadway.  The side-street volumes are not approaching traffic signal warrant thresholds. If 
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the delay on the northbound approach becomes uncomfortable, the drivers can access 
Alameda Parkway via Kalispell Way, to the east, by utilizing the Terrace Park Apartments 
internal roadway. Kalispell Way is a two-lane collector street that has a signal at the 
intersection with Alameda Parkway.   

7.4 Year 2040 Background Intersection Capacity Analysis Without Project 

The study area intersections were evaluated to determine baseline operations for the Year 2040 
background scenario and to identify any capacity constraints associated with background traffic. 
The Year 2040 background volumes, lane configuration, and traffic control are illustrated on 
Figure 5. 

The level of service criteria discussed previously was applied to the study intersection to 
determine the impacts with the long-term background volumes. The results of the LOS 
calculations are summarized in Table 2. The intersection level of service worksheets are 
attached in the Appendix.  

Overall, the study intersection of Alameda Parkway at Joplin Street/Access Street is anticipated 
to begin operating at LOS C in the AM peak hour and LOS E in the PM peak hour. The side-
street left-turns continue to operate at LOS F in both periods. A summary of the long-term future 
operations of the critical movements are listed below: 

 Eastbound Through + Right – will continue to operate at LOS A in both peak periods 
with queues less than 50 feet (about two vehicles). 

 Westbound Left – will continue to operate at LOS A in the AM peak hour and LOS C in 
the PM peak hour. The 95th percentile queues are anticipated to be similar to existing 
conditions and less than 32 feet (about two vehicles, one more than existing). 

 Northbound Left – will continue to operate at LOS F in both peak hours. The 95th 
percentile queue is estimated to be 73 feet (about three vehicles, two more than 
existing) in the AM peak hour and 74 feet (about three vehicles) in the PM peak hour. 

 Northbound Through + Right – will continue to operate at LOS B in both peak hours. The 
95th percentile queue becomes 113 feet (about five vehicles, four more than existing) in 
the AM peak hour and 149 feet (about six vehicles, one more than existing) in the PM 
peak hour. 
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Recommendation: No mitigation measures recommended. High side-street approach 
delays during both peak hours are typical of unsignalized approaches along a major arterial 
roadway.  The side-street volumes are not approaching traffic signal warrant thresholds. The 
southbound approach is just under the peak hour signal warrant threshold in the AM peak 
hour; therefore, the City of Aurora should monitor the intersection if long-term background 
traffic growth and operations are realized. If the delay on the northbound approach becomes 
uncomfortable, the drivers can access Alameda Parkway via Kalispell Way, 

7.5 Year 2020 Background + Project Intersection Capacity Analysis With Project 

This section discusses impacts associated with the addition of the Providence at the Heights 
affordable apartment trips in the short-term scenario. The site-generated volumes were added 
to the projected Year 2020 background volumes and are illustrated on Figure 7. The results of 
the LOS calculations for the study intersections are summarized in Table 2. The intersection 
level of service worksheets are attached in the Appendix. 

OOvveerraallll  tthhee  pprroojjeecctt  ttrriippss  ddoo  nnoott  ssiiggnniiffiiccaannttllyy  iimmppaacctt  tthhee  ssttuuddyy  aarreeaa  ffoorr  tthhee  sshhoorrtt--tteerrmm  

sscceennaarriioo..  All movements will operate with the same LOS letter grade as the Year 2020 
background at the study intersection of Alameda Parkway at Joplin Street/Access Street. The 
proposed access into the proposed apartment complex is estimated to operate overall at LOS A 
in both peak hours with the 95th percentile queues less than 16 feet (less than one vehicle).  

7.6 Year 2040 Background + Project Intersection Capacity Analysis With Project 

This section discusses impacts associated with the addition of the apartment trips in the long-
term scenario.  The site-generated volumes were added to the projected Year 2040 background 
volumes and are illustrated on Figure 8. The results of the LOS calculations for the 
intersections are summarized in Table 2. The intersection level of service worksheets are 
attached in the Appendix. 

DDuuee  ttoo  tthhee  pprreeddiicctteedd  hhiigghh  tthhrroouugghh  vvoolluummee  aanndd  nneeaarriinngg  tthhee  ccaappaacciittyy  ooff  aann  uunnssiiggnnaalliizzeedd  

iinntteerrsseeccttiioonn  aatt  AAllaammeeddaa  PPaarrkkwwaayy,,  tthhee  ssoouutthh  JJoopplliinn  SSttrreeeett  ((AAcccceessss  SSttrreeeett))  aapppprrooaacchh  wwiillll  

ccoonnttiinnuuee  ttoo  bbee  ddeellaayyeedd  wwiitthh  aaddddiittiioonnaall  ttrriippss  aanndd  iimmppaaccttiinngg  tthhee  oovveerraallll  iinntteerrsseeccttiioonn  LLOOSS..  
The PM peak hour continues to be LOS E and operating similarly to the background condition. 
Although the northbound delay may be higher with the project trips, the queues remain within 
three vehicles or less of the queues estimated in Year 2040 background. It should be noted that 
the side-street volumes do not meet the peak hour signal warrant threshold and drivers have 
alternative routes if the delay is perceived to be too great.  
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The proposed access is estimated to operate overall at LOS A in both peak hours with the 95th 
percentile queues less than 35 feet (about two vehicles).  

8.0 QUEUING ANALYSIS 

A queuing analysis was performed to determine if the average and 95th percentile queues would 
be accommodated by the existing or future storage length and if any of the queues impact an 
upstream intersection/access. Table 3a provides the storage lengths or distance to nearest 
intersection/access, and the average and 95th percentile queues for each scenario as calculated 
by Synchro and Table 3b summarizes the queues from SimTraffic (v9). 

TThhee  pprroojjeecctt  ttrriippss  iinnccrreeaassee  qquueeuuee  lleennggtthhss  bbyy  tthhrreeee  vveehhiicclleess  oorr  lleessss  ppeerr  mmoovveemmeenntt  dduurriinngg  

tthhee  wweeeekkddaayy  ppeeaakk  hhoouurrss..  TThhee  aaddddiittiioonnaall  qquueeuuee  lleennggtthhss  ddoo  nnoott  rreeqquuiirree  eexxtteennddiinngg  eexxiissttiinngg  

ssttoorraaggee  lleennggtthhss..  As shown in Tables 3a and 3b, all the queues are shorter than the provided 
storage length or nearest upstream intersection/access, except those highlighted with blue bold 
font. It should be noted that the 95th percentile queue length is a theoretical queue that is 1.65 
standard deviations above the average queue length.  In theory, the 95th percentile queue would 
be exceeded 5% of the time based on the average queue length, but it is also possible that a 
queue this long may not occur.  

9.0 SENSITIVITY ANALYSIS 

A sensitivity analysis was performed to provide the City of Aurora additional information if the 
multi-family apartments generated as many trips as estimated with the ITE Trip Generation 
Manual. Utilizing the ITE equations for multi-family housing (#220) and applying a conservative 
15% non-auto reduction, the apartments would generate approximately: 286 average daily trips; 
21 weekday AM peak hour trips; 27 weekday PM peak hour trips. Table 4 provides the trip 
generation estimate for the proposed development with the ITE equations. The LOS and queue 
analysis for Alameda Parkway and Joplin Street/Access Street is detailed in Tables 5 and 6a 
and 6b, respectively.  

In summary, the additional trips on the northbound approach increase the delays, impacting the 
overall LOS, and lengthening the queues by up to three vehicles. It should be noted that the 95th 
percentile queue on the westbound left-turn movement is a maximum of 45 feet which is 
contained within the existing 110 feet of storage.  
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The sensitivity analysis does not change the findings and recommendations of this study and 
would not trigger mitigation measures at the study intersection. The northbound volumes are not 
approaching signal warrant thresholds and the southbound approach continues to have the 
higher side-street volume.   

10.0 PARKING STUDY 

The Providence at the Heights project anticipates impacting 10 existing parking spaces in the 
church parking lot that will be replaced at 1:1. It is proposed that the site will provide 38 new 
parking spaces to accommodate residents, visitors, and staff. During the work day, there will be 
a maximum of five staff members at the Providence at the Heights. In off-peak periods (night 
and weekends), there will be one security guard.  

The following text discusses the City of Aurora requirements, national standard for estimating 
parking demand, and best practices for adjusting for affordable housing communities. 

10.1 City Parking Requirements 

The City of Aurora Parking Ordinance requires 1.5 spaces per one-bedroom unit and 2.0 
parking spaces per two-bedroom units, plus 1 visitor space per five units, totaling a code 
requirement of 90 parking spaces for the units proposed. A variance is thus required to 
support the proposed parking reduction. 

10.2 Estimated Trips and Peak Parking Demand 

It is generally agreed that affordable housing communities generate less automobile trips, and 
subsequent parking demand, than other residential uses. This observation is supported by 
various field studies that have been conducted nationally, field studies that we have conducted 
in the region for other projects, and field studies that Shopworks Architecture has conducted at 
similar projects in the Aurora and Denver areas. Unfortunately, there is no industry standard for 
how to reduce typical residential trip generation and parking rates for lower-income residential 
uses. The reduction of auto trips and parking demand for affordable housing communities is due 
to these projects typically being located in more urban conditions with better access to transit 
use and closer proximity to retail, schools, and employment use where non-auto modes can be 
effectively utilized. Lower-income residents are also less likely to own a vehicle, or multiple 
vehicles, given these factors as well as the cost of automobiles and maintenance. 
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To estimate the parking demand and supply for this project, the following industry guidance and 
best practices were reviewed: 

1. Institute of Transportation Engineers, Parking Generation6 (4th Edition). This publication 
contains peak parking demand data and parking rates based on field studies or parking 
at a variety of existing sites. The Parking Generation report data for a “Low/Mid-Rise 
Apartment” use in urban conditions was utilized for this analysis as it was determined to 
be the closest/most relevant for this project. However, only four of the 40 sites that were 
studied to develop this data were identified as affordable housing. Thus, the ITE data is 
considered conservatively high with respect to parking generation estimates specific to 
an affordable housing use. The ITE data provides a formula for calculated peak parking 
demand based on the number of units: 

Peak Parking Demand = 0.92x +4, where “x” equals the number of dwelling units 

The ITE report also notes that the urban data was based on 40 sites with an average 
size of 1.9 bedrooms per unit, but that the data demonstrated a correlation between 
number of bedrooms and peak parking demand. The report further offered that study 
sites with an average of less than 1.5 bedrooms per unit reported peak parking demand 
at 92% of the average peak parking demand for all study sites. 

Applying the ITE formula and reduction based on the site having an average bedroom 
count of 1.2 bedrooms per units, the peak parking demand is calculated at (0.92 x 50 
+4) x 0.92 = 46 spaces, or 0.92 spaces per unit. As mentioned above, as only four of 
the 40 sites used to develop this data were considered affordable housing, which would 
be anticipated to generate much less parking demand than a typical residential 
apartment, this estimate is considered to be conservatively high. 

2. San Diego Affordable Housing Parking Study7. This study was commissioned by the City 
of San Diego, California with the purpose of determining links between affording housing 
variables (income, age, transit accessibility, lane use context and housing type) to 
develop a corresponding regulatory framework for City parking requirements. Screening 
was conducted at 265 projects and the study included field parking observations at 21 
affordable housing communities. The San Diego study represents the most 

                                                 

6 Parking Generation, 4th Edition. Institute of Transportation Engineers. Washington DC. 2010. 
7 San Diego Affordable Housing Parking Study. Wilbur Smith Associates. December 2011. 
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comprehensive field data collection effort performed specifically for affordable housing 
parking requirements in the country. 

The findings of the study showed that parking demand for affordable projects was about 
half of that for typical rental units and almost 50% of the units surveyed had no vehicle. 
The study also showed that household vehicle availability varies significantly with 
income and parking demand is less in areas with walkable destinations and more transit 
services. 

Based on the data collected and findings in the statistical analysis for the San Diego 
Study, a parking model was developed to provide empirically-based rates for four types 
of affordable housing. The parking requirements are determined based on type of 
affordable housing and its context in terms of transit availability and walkability (“low”, 
“medium” and “high”). The report provides an index to score each site for 
walkability/transit based on specific site characteristics, such a proximity to commercial 
uses, density of nearby commercial uses, office/civic/education services, and frequency 
and proximity of transit services. Using this index, the Providence at the Heights project 
would score right on the cusp between a “medium” and “high” walkability/transit site per 
the San Diego study criteria. 

Applying the San Diego model for the “studio-1 bedroom” type (for one-bedroom units) 
and “family housing” type (for two-bedroom units) and showing both the “medium” and 
“high” transit and walkability factors for comparison, yields the following results: 

Table 7: Parking Requirement based on San Diego Affordable Housing Parking Study 

Unit 
Type 

# 
DU 

Base 
Rate for 
“Medium” 
Walkability 

Transit 

Base 
Rate for 

“High” 
Walkability 

Transit 

Subtotal 
for 

“Medium” 
Transit / 

Availability 

Subtotal 
for “High” 

Transit / 
Availability 

Visitor 
Parking 
(0.15) 

Staff 
Parking 
(0.05) 

Total for 
“Medium” 
Transit / 

Availability 

Total for 
“High” 

Transit / 
Availability 

Average 
(between 
“Medium” 
and “High) 

1-
bed 

40 0.5 0.1 20 4 6 2 28 12 20 

2-
bed 

10 1.1 0.5 11 5 1.5 0.5 13 7 10 

Total 50 - - 31 9 7.5 2.5 41 19 30 
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As shown on Table 7 above, using the San Diego criteria and data and incorporating 
parking spaces for visitors and staff parking, the projected parking requirement is 
between 19 and 41 parking spaces, or an average of 30 parking spaces. This would 
correspond to an effective parking rate of 0.38 to 0.82 spaces per unit, or 0.60 average 
between “medium” and “high” walkability/transit. 

3. LADOT Measuring the Miles8. This study was commissioned by the City of Los Angeles, 
California with the purpose of determining links between affording housing variables 
(income, age, transit accessibility, lane use context and housing type) to develop 
adjusted trip generation rates and parking requirements for affordable housing for their 
Traffic Impact Study Guidelines. The data was collected for four affordable housing 
categories: family, senior, special needs, and permanent support.  

Based on the data collected and findings of the parking analysis of the LADOT Study, 
permanent support affordable housing has a parking demand that is 0.29 to 0.43 per unit 
depending on the proximity to the transit area.  

Using the LADOT rates, the projected parking demand is between 15 and 22 parking 
spaces, or an average of 19 parking spaces. 

4. Local Data. Field data was also recently compiled by Shopworks at six examples 
(similar) affordable (income restricted) housing apartment sites in Aurora and Denver. 
These existing projects ranged from 30 to 120 apartment units. Based the field studies 
conducted during evenings at peak parking periods, it was calculated that these projects 
had peak parking demand rates ranging from 0.46 to 1.06 spaces per unit.  

Table 8 summarizes the parking demand rates based on the city requirements, national 
standards, and localized studies. 

                                                 

8 LADOT Measuring the Miles Study. Portland State University. 2015. 
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Table 8: Parking Rates and Demand Summary  

No. Study Parking Rate Parking Demand 

n/a City of Aurora Standards 1.5 (1-bedroom) 

2.0 (2-bedroom) 

1 visitor space per 5 units   

(40 x 1.5) + (10 x 2.0) + 
(50 / 5) = 90 

 

1 ITE Parking Generation 0.92 0.92 x (50 x 0.92 + 4) = 46 

2 San Diego Study 0.38 (“medium” walkability/transit) 

0.82 (“high” walkability/transit) 

50 x 0.38 = 19 

50 x 0.82 = 41 

Average = 30 

3 LADOT Study 0.29 (inside transit area “high”) 

0.43 (outside transit area “moderate”) 

50 x 0.29 = 15 

50 x 0.43 = 22 

Average = 19 

4 Local Data by Shopworks 
Architecture 

0.46 to 1.06 Range = 23 to 53 

Average = 38 

10.3 Elevation Christian Church Parking 

The existing church is just north of the 
Providence at the Heights property. 
There are currently 155 parking spaces 
that serve those attending the church. 
On Sunday, May 20, 2018 the church’s 
parking demand was gathered during 
the second service. The parking lot had 
152, which equates to 98% utilized with 
two unoccupied spaces. Outside the 
peak three hours on Sunday, the church 
parking lot is mostly empty. The next 
peak period for the church is 
Wednesday evenings (6:25-8:35 PM) 
when youth group is in session, which 
has parking demand up to 40 (26% 
utilized, 115 unoccupied spaces). 
Typically, during the rest of the week, 
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there are no more than 15 vehicles in the lot (10% utilized, 145 unoccupied spaces). The 
Providence at the Heights has developed a draft shared parking agreement with the Elevation 
Christian Church to provide 24 overflow parking spaces as needed. This agreement is subject to 
change and will be executed and recorded upon finalization of the project. 

10.4 Summary of Parking Demand 

Taking into account the ITE parking demand projections, San Diego data, LADOT results, and 
field data provided by Shopworks for similar local sites, the anticipated parking demand for 
this project would fall between 0.38 and 1.06 spaces per unit, but closest to 0.60 (30 
spaces) given data and applicability of the San Diego data, which represents the most 
comprehensive field data collection effort performed specifically for affordable housing parking 
requirements in the country.  

OOnn  tthhiiss  bbaassiiss,,  wwee  aannttiicciippaattee  tthhaatt  tthhee  pprrooppoosseedd  ppaarrkkiinngg  pprroovviissiioonnss  ffoorr  tthhee  pprroojjeecctt  ((3388  

ssppaacceess  oorr  00..7755  ssppaacceess  ppeerr  uunniitt))  wwiillll  bbee  ssuuffffiicciieenntt  ttoo  aaccccoommmmooddaattee  tthhee  ppeeaakk  ppaarrkkiinngg  

ddeemmaanndd  ffoorr  tthhee  PPrroovviiddeennccee  aatt  tthhee  HHeeiigghhttss  ccoommmmuunniittyy.. It is anticipated that the estimated 
demand of 30 parking spaces provides an additional eight spaces for staff members and/or 
future parking demand.  

Given that the residential use would likely experience peak parking demand in the evenings or 
early mornings when the church parking lot would be expected to be underutilized, the project 
would not be expected to result in any off-site parking intrusion should parking demand 
temporarily exceed the site parking supply for any reason. A copy of the draft shared parking 
agreement with the Elevation Christian Church is provided in the Appendix. 

11.0 CONCLUSIONS 

The project proposes to construct 50 affordable apartments (40 one-bedroom units and 10 two-
bedroom units) on currently undeveloped land. The target tenants are those with an AMI at 30% 
or less. There will be on-site counseling and support services for residents. Access to the site is 
planned via one proposed driveway onto the local street that currently serves the Elevation 
Christian Church and Terrace Park apartments. The Access Street leads to Alameda Parkway 
where full-movement is allowed at the side-street stop-controlled intersection.  

The project proposes to be developed within the next two years and is estimated to generate 
approximately 64 daily trips with 6 trips occurring in the AM peak hour and 6 trips occurring in 
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the PM peak hour. The site trips are fewer than a typical rental apartment due to the anticipated 
lower-income that limits the residents’ ability to own a vehicle and higher probability of utilizing 
the transit system and other non-automobile modes of travel. 

IItt  wwaass  ddeetteerrmmiinneedd  tthhaatt  tthhee  ccuurrrreenntt  rrooaaddwwaayy  ssyysstteemm  ccaann  aaddeeqquuaatteellyy  aaccccoommmmooddaattee  tthhee  

ttrraaffffiicc  vvoolluummeess  aatt  bbuuiillddoouutt  ccoonnddiittiioonnss  ooff  tthhee  PPrroovviiddeennccee  ooff  tthhee  HHeeiigghhttss  aanndd  wwiillll  nnoott  

ttrriiggggeerr  iinntteerrsseeccttiioonn  oorr  rrooaaddwwaayy  iimmpprroovveemmeennttss..  TThhee  pprrooppoosseedd  3388  ppaarrkkiinngg  ssppaacceess  aarree  

aannttiicciippaatteedd  ttoo  aaccccoommmmooddaattee  tthhee  ppeeaakk  ddeemmaanndd  ffoorr  tthhiiss  llaanndd  uussee..  There will be 24 overflow 
spaces available in the Elevation Christian Church’s parking lot.    
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FTH# 18018 Providence at the Heights 
Traffic Impact Study

5/22/2018

Rate
1 Total In Out Rate1 Total In Out Rate1 Total In Out

Multi‐Family Housing (Apartments) 220 50 DU 1.27          64           32           32       0.12              6              3              3       0.12              6              4             2 

         64           32           32              6              3              3              6              4             2 

1 
    Source:  City of Los Angeles Transportation Impact Study Guidelines, Los Angeles Department of Transportation, 2016.

Total New Auto Trips for Site:

Table 1 ‐ Trip Generation Summary

Generator
Land Use 

Code
Size Unit

Average Daily Trips AM Peak Hour PM Peak Hour

18018_Volumes_v2



FTH# 18018 Providence at the Heights 
Traffic Impact Study

5/22/2018

Existing 2020 Background 2020 Background + Project 2040 Background 2040 Background + Project

Intersection and AM Peak PM Peak AM Peak PM Peak AM Peak PM Peak AM Peak PM Peak AM Peak PM Peak

Lanes Groups Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS

STOP SIGN CONTROL

Alameda Parkway at Joplin Street / 
Access Street

4 A 7 A 6 A 12 B 7 A 14 B 14 B 36 E 14 B 39 E

   Eastbound Left 16 C 11 B 19 C 13 B 19 C 13 B 27 D 15 C 27 D 15 C

   Eastbound Through+Right 0 A 0 A 0 A 0 A 0 A 0 A 0 A 0 A 0 A 0 A

   Westbound Left 9 A 14 B 10 A 16 C 10 A 17 C 10 A 20 C 10 A 20 C

   Westbound Through+Right 0 A 0 A 0 A 0 A 0 A 0 A 0 A 0 A 0 A 0 A

   Northbound Left 113 F >120 F >120 F >120 F >120 F >120 F >120 F >120 F >120 F >120 F

   Northbound Through+Right 10 A 13 B 10 B 14 B 10 B 14 B 10 B 15 B 10 B 15 B

   Southbound Left >120 F >120 F >120 F >120 F >120 F >120 F >120 F >120 F >120 F >120 F

   Southbound Through+Right 17 C 16 C 19 C 22 C 19 C 22 C 23 C 51 F 23 C 52 F

Access Street at Proposed 
Driveway

0 A 0 A 0 A 0 A 1 A 1 A 0 A 0 A 1 A 1 A

   Eastbound Left+Right 0 A 0 A 0 A 0 A 9 A 9 A 0 A 0 A 9 A 9 A

   Northbound Left+Through 0 A 0 A 0 A 0 A 0 A 0 A 0 A 0 A 0 A 0 A

   Southbound Through+Right 0 A 0 A 0 A 0 A 0 A 0 A 0 A 0 A 0 A 0 A

Note:  Delay represented in average seconds per vehicle.

Table 2 -  Peak Hour Intersection Level of Service Summary

18018_LOS_v2



FTH# 18018 Providence at the Heights 
Traffic Impact Study

5/22/2018

Intersection and 

Lanes Groups

STOP SIGN CONTROL

Alameda Parkway at Joplin Street / 
Access Street
   Eastbound Left 150' 12' 18' 15' 23' 15' 23' 26' 35' 26' 35'
   Eastbound Through+Right 770' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0'
   Westbound Left 110' 0' 1' 0' 1' 0' 2' 1' 3' 1' 4'
   Westbound Through+Right 740' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0'
   Northbound Left 70' 21' 66' 31' 77' 37' 85' 59' * 66' *
   Northbound Through+Right 245' 1' 2' 1' 3' 1' 3' 1' 2' 1' 2'
   Southbound Left 140' 63' 52' 78' 74' 78' 75' 93' 102' 94' 102'

   Southbound Through+Right 420' 42' 21' 49' 32' 49' 33' 55' 73' 55' 74'

Access Street at Proposed 
Driveway
   Eastbound Left+Right 75' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0'
   Northbound Left+Through 50' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0'

   Southbound Through+Right 90' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0'

AM PM AM PM

Table 3a -  95th Percentile Queue Summary (Synchro)

Storage 
Length or 

Dist. to Adj. 
Int

Existing 2020 Background

AM PM AM PM

2020 Bkgrd + 
Project

AM PM

2040 Background
2040 Bkgrd + 

Project

18018_LOS_v2



FTH# 18018 Providence at the Heights  
Traffic Impact Study

5/22/2018

Intersection and 

Lanes Groups Avg. 95th Avg. 95th Avg. 95th Avg. 95th Avg. 95th Avg. 95th Avg. 95th Avg. 95th Avg. 95th Avg. 95th

STOP SIGN CONTROL

Alameda Parkway at Joplin 
Street / Access Street
   Eastbound Left 150' 26' 59' 41' 78' 30' 65' 49' 91' 30' 69' 47' 86' 46' 109' 64' 124' 51' 117' 63' 120'
   Eastbound Through+Right 770' 1' 11' 1' 13' 1' 8' 4' 26' 1' 10' 1' 11' 3' 43' 5' 48' 8' 78' 6' 44'
   Westbound Left 110' 2' 12' 6' 24' 2' 11' 7' 26' 3' 16' 6' 24' 3' 18' 9' 32' 4' 19' 10' 36'
   Westbound Through+Right 740' 1' 14' 3' 21' 3' 20' 3' 21' 3' 22' 2' 19' 2' 17' 3' 21' 3' 20' 1' 12'
   Northbound Left 70' 12' 38' 37' 74' 21' 51' 43' 85' 20' 56' 36' 79' 42' 73' 45' 74' 54' 85' 35' 74'
   Northbound Through+Right 245' 8' 30' 32' 112' 7' 30' 67' 179' 9' 44' 39' 127' 30' 113' 47' 149' 108' 255' 79' 224'
   Southbound Left 140' 48' 131' 40' 103' 73' 153' 88' 185' 70' 162' 111' 197' 125' 198' 124' 206' 127' 195' 105' 201'
   Southbound Through+Right 420' 93' 334' 62' 209' 111' 378' 255' 663' 132' 422' 149' 456' 352' 775' 461' 826' 327' 726' 390' 795'

Access Street at Proposed 
Driveway
   Eastbound Left+Right 75' 0' 0' 0' 0' 0' 0' 0' 0' 2' 16' 2' 16' 0' 0' 0' 0' 4' 21' 3' 17'
   Northbound Left+Through 50' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0' 5' 32' 1' 9'
   Southbound Through+Right 90' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0'

AM

Table 3b -  Peak Hour Average and 95th Percentile Queues (SimTraffic)

Storage 
Length or 

Dist. to Adj. 
Int

Existing 2020 Background 2020 Bkgrd + Project 2040 Background 2040 Bkgrd + Project

PMAM PM AM PM AM PM AM PM

18018_LOS_v2



FTH# 18018 Providence at the Heights 
Traffic Impact Study

5/22/2018

Rate Total In Out Rate Total In Out Rate Total In Out

Multi‐Family Housing (Apartments) 220 50 DU [a]              337              169              168   [a]               25                  6               19   [a]               32               20              12 

15%              (51)             (25)             (26)              (4)              (1)              (3)              (5)              (3)              (2)

             286              144              142               21                  5               16               27               17              10 

Source:  ITE Trip Generation 10th Edition,  2017.

[a]      ITE equation used instead of rate. Daily: T = 7.56(X) ‐ 40.86;    AM Peak: Ln(T) = 0.95 Ln(X) ‐ 0.51;    PM Peak: Ln(T) = 0.89 Ln(X) ‐ 0.02 

                    where T = Trip Ends and X = number of dwelling units

 Non‐Auto Mode Choice:

Total New Auto Trips for Site:

Table 4 ‐ Trip Generation Summary for Sensitivity Analysis (ITE Equation)

PM Peak Hour
Generator

Land Use 

Code
Size Unit

Average Daily Trips AM Peak Hour

18018_Volumes_v2



FTH# 18018 Providence at the Heights 
Traffic Impact Study

5/22/2018

2020 Background + Project 2040 Background + Project

Intersection and AM Peak PM Peak AM Peak PM Peak

Lanes Groups Delay LOS Delay LOS Delay LOS Delay LOS

STOP SIGN CONTROL

Alameda Parkway at Joplin Street / 
Access Street

8 A 95 F 17 C 61 F

   Eastbound Left 19 C 13 B 27 D 15 C

   Eastbound Through+Right 0 A 0 A 0 A 0 A

   Westbound Left 10 A 17 C 10 A 20 C

   Westbound Through+Right 0 A 0 A 0 A 0 A

   Northbound Left >120 F >120 F >120 F >120 F

   Northbound Through+Right 10 B 14 B 10 B 15 C

   Southbound Left >120 F >120 F >120 F >120 F

   Southbound Through+Right 19 C 23 C 23 C 57 F

Access Street at Proposed 
Driveway

4 A 2 A 3 A 1 A

   Eastbound Left+Right 9 A 9 A 9 A 9 A

   Northbound Left+Through 0 A 0 A 0 A 0 A

   Southbound Through+Right 0 A 0 A 0 A 0 A

Note:  Delay represented in average seconds per vehicle.

Table 5 -  Peak Hour Intersection Level of Service Summary 
for Sensitivity Analysis (ITE Equations)

18018_LOS_v2



FTH# 18018 Providence at the Heights
Traffic Impact Study

5/22/2018

Intersection and 

Lanes Groups

STOP SIGN CONTROL

Alameda Parkway at Joplin Street / 
Access Street
   Eastbound Left 150' 12' 18' 15' 23' 15' 23' 26' 35' 26' 35'
   Eastbound Through+Right 770' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0'
   Westbound Left 110' 0' 1' 0' 1' 1' 4' 1' 3' 1' 6'
   Westbound Through+Right 740' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0'
   Northbound Left 70' 21' 66' 31' 77' 58' * 59' * 86' *
   Northbound Through+Right 245' 1' 2' 1' 3' 2' 5' 1' 2' 2' 4'
   Southbound Left 140' 63' 52' 78' 74' 79' 79' 93' 102' 94' 104'

   Southbound Through+Right 420' 42' 21' 49' 32' 49' 34' 55' 73' 55' 79'

Access Street at Proposed 
Driveway
   Eastbound Left+Right 75' 0' 0' 0' 0' 1' 1' 0' 0' 1' 1'
   Northbound Left+Through 50' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0'

   Southbound Through+Right 90' 0' 0' 0' 0' 0' 0' 0' 0' 0' 0'

AM

Table 3a -  95th Percentile Queue Summary (ITE equation from Synchro)

Storage 
Length or 

Dist. to Adj. 
Int

Existing 2020 Background
2020 Bkgrd + 

Project
2040 Background

2040 Bkgrd + 
Project

AM PM AM PMPM AM PM AM PM
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FTH# 18018 Providence at the Heights 
Traffic Impact Study

5/22/2018

Intersection and 

Lanes Groups Avg. 95th Avg. 95th Avg. 95th Avg. 95th

STOP SIGN CONTROL

Alameda Parkway at Joplin Street / 
Access Street
   Eastbound Left 150' 29' 65' 49' 93' 46' 97' 67' 127'
   Eastbound Through+Right 770' 1' 13' 2' 16' 3' 29' 6' 55'
   Westbound Left 110' 5' 22' 12' 36' 5' 22' 16' 45'
   Westbound Through+Right 740' 5' 27' 2' 17' 3' 21' 2' 19'
   Northbound Left 70' 40' 82' 59' 79' 53' 88' 57' 78'
   Northbound Through+Right 245' 47' 169' 144' 284' 152' 306' 152' 301'
   Southbound Left 140' 70' 164' 115' 202' 105' 198' 116' 186'

   Southbound Through+Right 420' 139' 443' 256' 667' 249' 670' 353' 776'

Access Street at Proposed 
Driveway
   Eastbound Left+Right 75' 13' 40' 17' 57' 31' 84' 24' 69'
   Northbound Left+Through 50' 2' 14' 11' 48' 20' 66' 15' 54'

   Southbound Through+Right 90' 0' 0' 0' 0' 0' 0' 0' 0'

AM

Table 6b -  Average and 95th Percentile Queues 
for Sensitivity Analysis (ITE Equations from SimTraffic)

Storage 
Length or 

Dist. to Adj. 
Int

2020 Bkgrd + Project (ITE Eq.) 2040 Bkgrd + Project (ITE Eq.)

PMAM PM

18018_LOS_v2
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LEVEL OF SERVICE DEFINITIONS 

 
 
In  rating  roadway and  intersection operating  conditions with existing or  future  traffic 
volumes, “Levels of Service” (LOS) A through F are used, with LOS A indicating very good 
operation  and  LOS  F  indicating  poor  operation.    Levels  of  service  at  signalized  and 
unsignalized  intersections  are  closely  associated  with  vehicle  delays  experienced  in 
seconds per vehicle.  More complete level of service definitions and delay data for signal 
and stop sign controlled intersections are contained in the following table for reference. 
 

 
Level 

 of Service 
 Rating 

 
Delay in seconds per vehicle (a)   

Definition  
Signalized 

 
Unsignalized 

 
A 

 
0.0 to 10.0 

 
0.0 to 10.0 

Low vehicular traffic volumes; primarily free flow operations.  Density is 
low and vehicles can freely maneuver within the traffic stream.  Drivers 
are able to maintain their desired speeds with little or no delay. 

 
B 

 
10.1 to 20.0 

 
10.1 to 15.0 

Stable vehicular traffic volume flow with potential for some restriction 
of operating speeds due to traffic conditions.  Vehicle maneuvering is 
only slightly restricted.  The stopped delays are not bothersome and 
drivers are not subject to appreciable tension. 

 
C 

 
20.1 to 35.0 

 
15.1 to 25.0 

Stable traffic operations, however the ability for vehicles to maneuver is 
more restricted by the increase in traffic volumes.  Relatively satisfactory 
operating speeds prevail, but adverse signal coordination or longer 
vehicle queues cause delays along the corridor. 

 
D 

 
35.1 to 55.0 

 
25.1 to 35.0 

Approaching unstable vehicular traffic flow where small increases in 
volume could cause substantial delays.  Most drivers are restricted in 
ability to maneuver and selection of travel speeds due to congestion.  
Driver comfort and convenience are low, but tolerable. 

 
E 

 
55.1 to 80.0 

 
35.1 to 50.0 

Traffic operations characterized by significant approach delays and 
average travel speeds of one‐half to one‐third the free flow speed.  
Vehicular flow is unstable and there is potential for stoppages of brief 
duration.  High signal density, extensive vehicle queuing, or corridor 
signal progression/timing are the typical causes of vehicle delays at 
signalized corridors. 

 
F 

 
> 80.0 

 
> 50.0 

Forced vehicular traffic flow and operations with high approach delays 
at critical intersections.  Vehicle speeds are reduced substantially and 
stoppages may occur for short or long periods of time because of 
downstream congestion. 

 

(a)  Delay ranges based on 2010 Highway Capacity Manual criteria. 
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Executive Summary 

ES-3 | P a g e

Notes on Model & Parking Requirements: 
1. Requirements should be developed based on the four housing types outlined in this table.
2. Requirements are based on mean (average) vehicle availability. 
3. Requirements should be based on walkability/transit indices (Suburban, urban and core designations have been simplified to low, medium and high, respectively).
4. 10% base vacancy factor is adjustable if using unassigned parking.  Unassigned parking is the  preferred method.
5. Visitor parking = 0.15 spaces/unit, or zero for dense urban areas, or unassigned lots.
6. Staff Parking should be considered on a case by case basis, with 0.1 for staff intensive developments.
7. Parking management tools and travel demand management strategies should be considered for appropriate developments to supplement minimum requirements.

Type of project A. Total
units 

B. 
Studio 

Low/Med/ 
High 

C. 
1 BR 

Low/Med/
High 

D. 
2 BR 

Low/Med/ 
High 

E. 
3 BR 

Low/Med/ 
High 

F.  
Subtotal 
for units 
(sum B3 

– E3) 

G.  
Visitor 
parking 
(G2*A1) 

H. 
Staff 

parking 
(H2*A1) 

I.  
Subtotal w/ staff 

+ visitor
(F3+G3+H3) 

J. Total requirement with vacancy factor
adjustment (I3*J2) 

Vacancy adj./no vacancy adj. 

Family 
Housing 

1. Units

2. Rate N/A 1.0/0.6/ 
0.33 

1.3/1.1/ 0.5 1.75/1.4/0.
75 

0.15 0.05 1.1/1.0 

3. Spaces 

Living 
Unit/ 
SRO 

1. Units

2. Rate 0.5/0.3/0.1 N/A N/A N/A 0.15 0.05 1.1/1.0 
3. Spaces 

Senior 
Housing 

1. Units

2. Rate 0.5/0.3/ 0.1 0.75/0.6/
0.15 

1.0/0.85/0.2 N/A 0.15 0.05 1.1/1.0 

3. Spaces 

Studio – 
1 bed-
room 

1. Units

2. Rate 0.5/0.2/ 0.1 0.75/0.5/
0.1 

N/A N/A 0.15 0.05 1.1/1.0 

3. Spaces 

Special 
Needs 

1. Units

2. Rate 0.5/0.2/ 0.1 0.75/0.5/
0.1 

N/A N/A 0.15 0.10 1.1/1.0 

3. Spaces 

From the San Diego Affordable Housing Parking 
Study.  Wilbur Smith Associates. 2011.



113Transportation impacts of affordable housing

Figure 2:  ITE residential apartment (LUC 220) weekday vehicle trips compared to home-based vehicle trip estimates from 
Model 1

8	 Implications for affordable housing development

Many impact fee rates are developed using methodologies based upon vehicle trip estimates from ITE. If 
these rates are not sensitive to the issues we have been discussing—urban context and socioeconomics—
they assume that all housing development will have same impact. Some fee structures fail to distinguish 

Table 4:  Predicted home-based vehicle trips (Model 1) relative to base case scenario

Income Category Non-Urban Suburban 
Neighborhood

Urban 
Neighborhood

Urban District Urban Core

Single-Family Dwellings
Extremely Low-Income 46% 55% 52% 44% 27%
Very Low-Income 60% 71% 67% 56% 35%
Low-Income 72% 85% 81% 68% 42%
Median/Moderate-Income 77% 92% 87% 73% 46%
Above Moderate-Income 84% 100% 95% 80% 50%
Multifamily Dwellings
Extremely Low-Income 39% 46% 44% 37% 23%
Very Low-Income 50% 60% 57% 47% 30%
Low-Income 60% 71% 68% 57% 36%
Median/Moderate-Income 65% 77% 73% 61% 38%
Above Moderate-Income 71% 84% 80% 67% 42%

Residential Apartment (LUC 220) Weekday Demand

9th Edition of ITE Handbook
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City of Los Angeles Transportation Impact Study Guidelines 14

» Provide continuous paved sidewalks / walkways with adequate lighting from all buildings in the Project to
nearby transit services and stops.  This may include mid-block paseos.

» Implement transit shelter enhancements.

• If the Development Project is not within ¼-mile walking distance of a transit station or a RapidBus stop, the
Project may still qualify for up to 10% trip generation adjustment.  To be eligible for this adjustment, the Project
should include design features that promote alternative travel modes and provide certain amenities to tenants
and employees. Features and amenities that may qualify a Project for this adjustment include the following:

» An on-site transit information kiosk and/or on-site transit pass sales;

» On-site facilities such as ATM machines, cafeteria, convenience shopping, showers, and changing rooms;

» Pricing for single-occupancy auto parking;

» Publicly accessible car share or bike share station, contingent on LADOT approval;

» Bicycle racks or amenities for people traveling by bicycle;

» Provision of on-site concierge service to facilitate use of transit, taxis, or private shuttles by employees/
residents;

» Provision of shuttle service for employees and/or customers.

Transit trip adjustment will not be automatically granted to Development Projects located in an area with 
infrequent transit service.  However, all reasonable efforts by the developer to promote the use of public 
transit or walking will be considered for transit adjustments on a case-by-case basis.

NOTE:	 Refer to Section 4.2 of these TIS Guidelines for transit-related impact mitigation measures.

• Affordable Housing Projects

Residential or mixed-use developments that include Affordable Housing Units [as defined in LAMC 12.22-A.25 (b)]
are eligible to use the trip generation rates presented in Table 5, which are based on the total number and type of
dwelling units reserved as affordable.  These trip generation rates are based on vehicle trip count data collected at
affordable housing sites in the City of Los Angeles in 2016. These trip generation rates for Affordable Housing units
are not subject to any of the aforementioned adjustments in this Section.

Table 5: Trip Generation Rates for Affordable Housing Projects

Affordable Housing Type
Daily Rate 
(Trips per 

DU)

Average AM 
Peak Hr Rate 
(Trips per DU)

% AM 
Trips In

% AM 
Trips Out

Average PM 
Peak Hr Rate 
(Trips per DU)

% PM 
Trips In

% PM 
Trips Out

Family 4.08 0.50 40% 60% 0.34 55% 45%

Seniors 1.72 0.12 38% 62% 0.15 52% 48%

Permanent Supportive 
Housing / Special Needs 1.27 0.12 44% 56% 0.12 59% 41%

Family affordable housing offers affordable dwelling units designed for households with children.  Senior affordable 
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housing provides affordable dwelling units designed for mature residents. Permanent supportive housing provides 
long-term housing with supportive services designed to enable homeless persons and individuals/families at risk of 
homelessness to ensure that they remain housed and live as independently as possible.

3.3C TRAFFIC COUNTS
The LADOT traffic count database should be searched for any recent traffic counts at the Study intersections.  The TIS 
should not use any traffic counts that are more than two years old.  If recent LADOT traffic counts are not available, 
then new traffic counts shall be collected by a qualified data collection firm.  Turning movement data at the study 
intersections should be collected in 15-minute intervals during the hours of 7:00 a.m. to 10:00 a.m. and 3:00 p.m. to 
6:00 p.m., unless LADOT specifies other hours (e.g., for a signal warrant determination or weekend analysis). Unless 
otherwise required, all traffic counts should generally be conducted when local schools or colleges are in session, on 
days of good weather, on Tuesdays through Thursdays during non-Summer months, and should avoid being taken on 
weeks with a holiday.  Relative to the proposed Project description, the TIS may be required to collect traffic data on 
and evaluate special circumstances, such as:

• Summer weekend activity in recreational areas

• Holidays or special events

• Alternative Project scenarios if required by another City Department or adjacent jurisdiction

Traffic counts should include vehicle classifications, pedestrian volume counts, and bicycle counts.  If traffic count data 
is collected utilizing video technology equipment that is left unattended in the public right-of-way, the video equipment 
should be clearly labeled as traffic counting equipment and should include the name and contact information of the 
company conducting the count, as shown in Figure 2.  All traffic data collected should be summarized and presented in 
the standard LADOT format depicting turning movement volumes for all required modes as shown in Attachments G 
and H, and submitted in digital and hard copy formats.

The TIS should include map(s) showing the “existing” (specify base year) traffic volumes for both the a.m. and p.m. 
peak hours at the study intersections and the average daily traffic (ADT) on any analyzed street segments.  Additionally, 
the TIS should include map(s) showing future traffic volumes with ambient growth without Project at the Study 
intersections and street segments. This map should specify the future year used in the impact analysis and should be 
based on the expected date of project buildout. The future year identified in this step shall remain consistent for all 
other analyses and maps used to illustrate future traffic projections.

Figure 2: Sample Label for Traffic Counting Equipment

TRAFFIC COUNTING EQUIPMENT

For Information Contact

(xxx) xxx-xxxx (Company Name)
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LA Affordable Housing Parking Rates
Outside Transit AreasInside Transit Areas

Pa
rk

in
g 

Ra
te

 p
er

 d
w

el
lin

g 
un

it

0.85

0.44

0.20

0.29

0.82

0.48
0.44 0.43

0

0.1

0.2

0.3

0.4

0.5

0.6

0.7

0.8

0.9

Family 
Affordable 

Housing

Senior 
Affordable

Housing

Permanent 
Supportive

Special Needs
Family 

Affordable 
Housing

Senior 
Affordable

Housing

Permanent 
SupportiveSpecial Needs



 

Providence at the Heights Apartments  Traffic Impact Study  
Aurora, CO [FTH#18018] 

 

 

 
 
 

Intersection Capacity Worksheets: 
2018 Existing  



HCM Unsignalized Intersection Capacity Analysis 1: Access St./Joplin St. & Alameda Pkwy.
05/22/2018 2018 Existing - AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 44 589 4 4 1665 14 10 0 5 15 0 117
Future Volume (Veh/h) 44 589 4 4 1665 14 10 0 5 15 0 117
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.84 0.84 0.84 0.98 0.98 0.98 0.90 0.90 0.90 0.69 0.69 0.69
Hourly flow rate (vph) 52 701 5 4 1699 14 11 0 6 22 0 170
Pedestrians 3 1 1
Lane Width (ft) 12.0 12.0 12.0
Walking Speed (ft/s) 3.5 3.5 3.5
Percent Blockage 0 0 0
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 1714 707 1553 2530 240 2062 2526 574
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 1714 707 1553 2530 240 2062 2526 574
tC, single (s) 4.1 4.1 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.3 3.5 4.0 3.3
p0 queue free % 86 100 75 100 99 22 100 63
cM capacity (veh/h) 370 893 44 23 761 28 24 464

Direction, Lane # EB 1 EB 2 EB 3 EB 4 WB 1 WB 2 WB 3 WB 4 NB 1 NB 2 SB 1 SB 2
Volume Total 52 280 280 145 4 680 680 354 11 6 22 170
Volume Left 52 0 0 0 4 0 0 0 11 0 22 0
Volume Right 0 0 0 5 0 0 0 14 0 6 0 170
cSH 370 1700 1700 1700 893 1700 1700 1700 44 761 28 464
Volume to Capacity 0.14 0.16 0.16 0.09 0.00 0.40 0.40 0.21 0.25 0.01 0.78 0.37
Queue Length 95th (ft) 12 0 0 0 0 0 0 0 21 1 63 42
Control Delay (s) 16.3 0.0 0.0 0.0 9.0 0.0 0.0 0.0 113.3 9.8 301.2 17.2
Lane LOS C A F A F C
Approach Delay (s) 1.1 0.0 76.7 49.7
Approach LOS F E

Intersection Summary
Average Delay 4.4
Intersection Capacity Utilization 51.0% ICU Level of Service A
Analysis Period (min) 15



HCM Unsignalized Intersection Capacity Analysis 2: Access St. & Proposed Access
05/22/2018 2018 Existing - AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 0 0 0 8 4 0
Future Volume (Veh/h) 0 0 0 8 4 0
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 0 0 0 9 4 0
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 13 4 4
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 13 4 4
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 100 100 100
cM capacity (veh/h) 1006 1080 1618

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 0 9 4
Volume Left 0 0 0
Volume Right 0 0 0
cSH 1700 1618 1700
Volume to Capacity 0.00 0.00 0.00
Queue Length 95th (ft) 0 0 0
Control Delay (s) 0.0 0.0 0.0
Lane LOS A
Approach Delay (s) 0.0 0.0 0.0
Approach LOS A

Intersection Summary
Average Delay 0.0
Intersection Capacity Utilization 6.7% ICU Level of Service A
Analysis Period (min) 15



Queuing and Blocking Report 2018 Existing
05/22/2018 AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO SimTraffic Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Intersection: 1: Access St./Joplin St. & Alameda Pkwy.

Movement EB EB EB WB WB WB WB NB NB SB SB
Directions Served L T T L T T TR L TR L TR
Maximum Queue (ft) 78 21 6 22 51 11 22 48 31 118 299
Average Queue (ft) 26 1 0 2 1 0 1 12 8 48 93
95th Queue (ft) 59 11 4 12 14 6 10 38 30 131 334
Link Distance (ft) 891 891 792 792 792 227 605
Upstream Blk Time (%) 5
Queuing Penalty (veh) 0
Storage Bay Dist (ft) 150 110 50 140
Storage Blk Time (%) 4 0 13 0
Queuing Penalty (veh) 0 0 22 0

Intersection: 2: Access St. & Proposed Access

Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 23



HCM Unsignalized Intersection Capacity Analysis 1: Access St./Joplin St. & Alameda Pkwy.
05/22/2018 2018 Existing - PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 127 1487 14 6 907 18 9 0 8 18 1 72
Future Volume (Veh/h) 127 1487 14 6 907 18 9 0 8 18 1 72
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.91 0.91 0.91 0.96 0.96 0.96 0.56 0.56 0.56 0.80 0.80 0.80
Hourly flow rate (vph) 140 1634 15 6 945 19 16 0 14 23 1 90
Pedestrians 2 1 2 10
Lane Width (ft) 12.0 12.0 12.0 12.0
Walking Speed (ft/s) 3.5 3.5 3.5 3.5
Percent Blockage 0 0 0 1
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 974 1651 2343 2910 555 1816 2908 336
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 974 1651 2343 2910 555 1816 2908 336
tC, single (s) 4.1 4.1 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.3 3.5 4.0 3.3
p0 queue free % 80 98 0 100 97 41 92 86
cM capacity (veh/h) 703 391 13 12 476 39 12 655

Direction, Lane # EB 1 EB 2 EB 3 EB 4 WB 1 WB 2 WB 3 WB 4 NB 1 NB 2 SB 1 SB 2
Volume Total 140 654 654 342 6 378 378 208 16 14 23 91
Volume Left 140 0 0 0 6 0 0 0 16 0 23 0
Volume Right 0 0 0 15 0 0 0 19 0 14 0 90
cSH 703 1700 1700 1700 391 1700 1700 1700 13 476 39 415
Volume to Capacity 0.20 0.38 0.38 0.20 0.02 0.22 0.22 0.12 1.22 0.03 0.59 0.22
Queue Length 95th (ft) 18 0 0 0 1 0 0 0 66 2 52 21
Control Delay (s) 11.4 0.0 0.0 0.0 14.4 0.0 0.0 0.0 721.7 12.8 184.6 16.1
Lane LOS B B F B F C
Approach Delay (s) 0.9 0.1 390.9 50.1
Approach LOS F F

Intersection Summary
Average Delay 6.6
Intersection Capacity Utilization 50.4% ICU Level of Service A
Analysis Period (min) 15



HCM Unsignalized Intersection Capacity Analysis 2: Access St. & Proposed Access
05/22/2018 2018 Existing - PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 0 0 0 9 11 0
Future Volume (Veh/h) 0 0 0 9 11 0
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 0 0 0 10 12 0
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 22 12 12
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 22 12 12
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 100 100 100
cM capacity (veh/h) 995 1069 1607

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 0 10 12
Volume Left 0 0 0
Volume Right 0 0 0
cSH 1700 1607 1700
Volume to Capacity 0.00 0.00 0.01
Queue Length 95th (ft) 0 0 0
Control Delay (s) 0.0 0.0 0.0
Lane LOS A
Approach Delay (s) 0.0 0.0 0.0
Approach LOS A

Intersection Summary
Average Delay 0.0
Intersection Capacity Utilization 6.7% ICU Level of Service A
Analysis Period (min) 15



Queuing and Blocking Report 2018 Existing
05/22/2018 PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO SimTraffic Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Intersection: 1: Access St./Joplin St. & Alameda Pkwy.

Movement EB EB EB EB WB WB WB WB NB NB SB SB
Directions Served L T T TR L T T TR L TR L TR
Maximum Queue (ft) 120 28 20 6 32 45 22 26 68 123 114 201
Average Queue (ft) 41 1 1 0 6 3 1 1 37 32 40 62
95th Queue (ft) 78 13 11 4 24 21 11 12 74 112 103 209
Link Distance (ft) 891 891 891 792 792 792 227 605
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 150 110 50 140
Storage Blk Time (%) 0 48 0 1 6
Queuing Penalty (veh) 0 6 0 1 1

Intersection: 2: Access St. & Proposed Access

Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 8
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HCM Unsignalized Intersection Capacity Analysis 1: Access St./Joplin St. & Alameda Pkwy.
05/22/2018 2020 Background - AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 45 711 4 4 1834 14 10 0 5 15 0 121
Future Volume (Veh/h) 45 711 4 4 1834 14 10 0 5 15 0 121
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.84 0.84 0.84 0.98 0.98 0.98 0.90 0.90 0.90 0.69 0.69 0.69
Hourly flow rate (vph) 54 846 5 4 1871 14 11 0 6 22 0 175
Pedestrians 3 1 1
Lane Width (ft) 12.0 12.0 12.0
Walking Speed (ft/s) 3.5 3.5 3.5
Percent Blockage 0 0 0
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 1886 852 1764 2852 288 2286 2847 632
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 1886 852 1764 2852 288 2286 2847 632
tC, single (s) 4.1 4.1 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.3 3.5 4.0 3.3
p0 queue free % 83 99 60 100 99 0 100 59
cM capacity (veh/h) 317 788 27 14 708 18 14 425

Direction, Lane # EB 1 EB 2 EB 3 EB 4 WB 1 WB 2 WB 3 WB 4 NB 1 NB 2 SB 1 SB 2
Volume Total 54 338 338 174 4 748 748 388 11 6 22 175
Volume Left 54 0 0 0 4 0 0 0 11 0 22 0
Volume Right 0 0 0 5 0 0 0 14 0 6 0 175
cSH 317 1700 1700 1700 788 1700 1700 1700 27 708 18 425
Volume to Capacity 0.17 0.20 0.20 0.10 0.01 0.44 0.44 0.23 0.40 0.01 1.19 0.41
Queue Length 95th (ft) 15 0 0 0 0 0 0 0 31 1 78 49
Control Delay (s) 18.7 0.0 0.0 0.0 9.6 0.0 0.0 0.0 206.1 10.1 569.4 19.3
Lane LOS C A F B F C
Approach Delay (s) 1.1 0.0 136.9 80.7
Approach LOS F F

Intersection Summary
Average Delay 6.4
Intersection Capacity Utilization 52.9% ICU Level of Service A
Analysis Period (min) 15



HCM Unsignalized Intersection Capacity Analysis 2: Access St. & Proposed Access
05/22/2018 2020 Background - AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 0 0 0 8 4 0
Future Volume (Veh/h) 0 0 0 8 4 0
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 0 0 0 9 4 0
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 13 4 4
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 13 4 4
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 100 100 100
cM capacity (veh/h) 1006 1080 1618

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 0 9 4
Volume Left 0 0 0
Volume Right 0 0 0
cSH 1700 1618 1700
Volume to Capacity 0.00 0.00 0.00
Queue Length 95th (ft) 0 0 0
Control Delay (s) 0.0 0.0 0.0
Lane LOS A
Approach Delay (s) 0.0 0.0 0.0
Approach LOS A

Intersection Summary
Average Delay 0.0
Intersection Capacity Utilization 6.7% ICU Level of Service A
Analysis Period (min) 15



Queuing and Blocking Report 2020 Background
05/22/2018 AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO SimTraffic Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Intersection: 1: Access St./Joplin St. & Alameda Pkwy.

Movement EB EB EB WB WB WB WB NB NB SB SB
Directions Served L T T L T T TR L TR L TR
Maximum Queue (ft) 72 16 5 21 38 34 9 53 43 142 341
Average Queue (ft) 30 1 0 2 3 1 0 21 7 73 111
95th Queue (ft) 65 8 4 11 20 13 5 51 30 153 378
Link Distance (ft) 891 891 792 792 792 227 605
Upstream Blk Time (%) 8
Queuing Penalty (veh) 0
Storage Bay Dist (ft) 150 110 50 140
Storage Blk Time (%) 18 0 20 0
Queuing Penalty (veh) 1 0 32 0

Intersection: 2: Access St. & Proposed Access

Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 33



HCM Unsignalized Intersection Capacity Analysis 1: Access St./Joplin St. & Alameda Pkwy.
05/22/2018 2020 Background - PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 131 1688 14 6 1063 19 9 0 8 19 1 74
Future Volume (Veh/h) 131 1688 14 6 1063 19 9 0 8 19 1 74
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.91 0.91 0.91 0.96 0.96 0.96 0.56 0.56 0.56 0.80 0.80 0.80
Hourly flow rate (vph) 144 1855 15 6 1107 20 16 0 14 24 1 93
Pedestrians 2 1 2 10
Lane Width (ft) 12.0 12.0 12.0 12.0
Walking Speed (ft/s) 3.5 3.5 3.5 3.5
Percent Blockage 0 0 0 1
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 1137 1872 2629 3302 629 2060 3299 391
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 1137 1872 2629 3302 629 2060 3299 391
tC, single (s) 4.1 4.1 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.3 3.5 4.0 3.3
p0 queue free % 76 98 0 100 97 3 84 85
cM capacity (veh/h) 610 321 7 6 426 25 6 604

Direction, Lane # EB 1 EB 2 EB 3 EB 4 WB 1 WB 2 WB 3 WB 4 NB 1 NB 2 SB 1 SB 2
Volume Total 144 742 742 386 6 443 443 241 16 14 24 94
Volume Left 144 0 0 0 6 0 0 0 16 0 24 0
Volume Right 0 0 0 15 0 0 0 20 0 14 0 93
cSH 610 1700 1700 1700 321 1700 1700 1700 7 426 25 302
Volume to Capacity 0.24 0.44 0.44 0.23 0.02 0.26 0.26 0.14 2.28 0.03 0.97 0.31
Queue Length 95th (ft) 23 0 0 0 1 0 0 0 77 3 74 32
Control Delay (s) 12.7 0.0 0.0 0.0 16.4 0.0 0.0 0.0 1590.0 13.7 398.6 22.2
Lane LOS B C F B F C
Approach Delay (s) 0.9 0.1 854.4 98.7
Approach LOS F F

Intersection Summary
Average Delay 11.9
Intersection Capacity Utilization 54.3% ICU Level of Service A
Analysis Period (min) 15



HCM Unsignalized Intersection Capacity Analysis 2: Access St. & Proposed Access
05/22/2018 2020 Background - PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 0 0 0 9 11 0
Future Volume (Veh/h) 0 0 0 9 11 0
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 0 0 0 10 12 0
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 22 12 12
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 22 12 12
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 100 100 100
cM capacity (veh/h) 995 1069 1607

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 0 10 12
Volume Left 0 0 0
Volume Right 0 0 0
cSH 1700 1607 1700
Volume to Capacity 0.00 0.00 0.01
Queue Length 95th (ft) 0 0 0
Control Delay (s) 0.0 0.0 0.0
Lane LOS A
Approach Delay (s) 0.0 0.0 0.0
Approach LOS A

Intersection Summary
Average Delay 0.0
Intersection Capacity Utilization 6.7% ICU Level of Service A
Analysis Period (min) 15



Queuing and Blocking Report 2020 Background
05/22/2018 PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO SimTraffic Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Intersection: 1: Access St./Joplin St. & Alameda Pkwy.

Movement EB EB EB EB WB WB WB WB NB NB SB SB
Directions Served L T T TR L T T TR L TR L TR
Maximum Queue (ft) 118 55 24 34 36 40 27 19 71 174 164 589
Average Queue (ft) 49 4 1 2 7 3 2 1 43 67 88 255
95th Queue (ft) 91 26 11 18 26 21 13 7 85 179 185 663
Link Distance (ft) 891 891 891 792 792 792 227 605
Upstream Blk Time (%) 1 22
Queuing Penalty (veh) 0 0
Storage Bay Dist (ft) 150 110 50 140
Storage Blk Time (%) 0 64 0 29 28
Queuing Penalty (veh) 0 8 0 26 6

Intersection: 2: Access St. & Proposed Access

Movement NB
Directions Served LT
Maximum Queue (ft) 10
Average Queue (ft) 0
95th Queue (ft) 8
Link Distance (ft) 66
Upstream Blk Time (%) 0
Queuing Penalty (veh) 0
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 41
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HCM Unsignalized Intersection Capacity Analysis 1: Access St./Joplin St. & Alameda Pkwy.
05/22/2018 2040 Background - AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 55 845 5 5 2215 20 15 0 5 20 0 145
Future Volume (Veh/h) 55 845 5 5 2215 20 15 0 5 20 0 145
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.94 0.94 0.94 0.98 0.98 0.98 0.94 0.94 0.94 0.94 0.94 0.94
Hourly flow rate (vph) 59 899 5 5 2260 20 16 0 5 21 0 154
Pedestrians 3 1 1
Lane Width (ft) 12.0 12.0 12.0
Walking Speed (ft/s) 3.5 3.5 3.5
Percent Blockage 0 0 0
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 2281 905 1938 3312 306 2707 3304 764
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 2281 905 1938 3312 306 2707 3304 764
tC, single (s) 4.1 4.1 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.3 3.5 4.0 3.3
p0 queue free % 73 99 9 100 99 0 100 56
cM capacity (veh/h) 222 753 18 6 690 8 6 348

Direction, Lane # EB 1 EB 2 EB 3 EB 4 WB 1 WB 2 WB 3 WB 4 NB 1 NB 2 SB 1 SB 2
Volume Total 59 360 360 185 5 904 904 472 16 5 21 154
Volume Left 59 0 0 0 5 0 0 0 16 0 21 0
Volume Right 0 0 0 5 0 0 0 20 0 5 0 154
cSH 222 1700 1700 1700 753 1700 1700 1700 18 690 8 348
Volume to Capacity 0.27 0.21 0.21 0.11 0.01 0.53 0.53 0.28 0.91 0.01 2.63 0.44
Queue Length 95th (ft) 26 0 0 0 1 0 0 0 59 1 93 55
Control Delay (s) 26.9 0.0 0.0 0.0 9.8 0.0 0.0 0.0 481.3 10.3 1641.1 23.3
Lane LOS D A F B F C
Approach Delay (s) 1.7 0.0 369.2 217.4
Approach LOS F F

Intersection Summary
Average Delay 13.8
Intersection Capacity Utilization 64.9% ICU Level of Service C
Analysis Period (min) 15



HCM Unsignalized Intersection Capacity Analysis 2: Access St. & Proposed Access
05/22/2018 2040 Background - AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 0 0 0 10 5 0
Future Volume (Veh/h) 0 0 0 10 5 0
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 0 0 0 11 5 0
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 16 5 5
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 16 5 5
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 100 100 100
cM capacity (veh/h) 1002 1078 1616

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 0 11 5
Volume Left 0 0 0
Volume Right 0 0 0
cSH 1700 1616 1700
Volume to Capacity 0.00 0.00 0.00
Queue Length 95th (ft) 0 0 0
Control Delay (s) 0.0 0.0 0.0
Lane LOS A
Approach Delay (s) 0.0 0.0 0.0
Approach LOS A

Intersection Summary
Average Delay 0.0
Intersection Capacity Utilization 6.7% ICU Level of Service A
Analysis Period (min) 15



Queuing and Blocking Report 2040 Background
05/22/2018 AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO SimTraffic Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Intersection: 1: Access St./Joplin St. & Alameda Pkwy.

Movement EB EB WB WB WB WB NB NB SB SB
Directions Served L T L T T TR L TR L TR
Maximum Queue (ft) 148 87 32 37 16 10 73 142 161 624
Average Queue (ft) 46 3 3 2 1 0 42 30 125 352
95th Queue (ft) 109 43 18 17 10 5 73 113 198 775
Link Distance (ft) 891 792 792 792 227 605
Upstream Blk Time (%) 42
Queuing Penalty (veh) 0
Storage Bay Dist (ft) 150 110 50 140
Storage Blk Time (%) 2 64 0 72 5
Queuing Penalty (veh) 6 3 0 109 1

Intersection: 2: Access St. & Proposed Access

Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 119



HCM Unsignalized Intersection Capacity Analysis 1: Access St./Joplin St. & Alameda Pkwy.
05/22/2018 2040 Background - PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 160 2025 20 10 1270 25 10 0 10 25 1 90
Future Volume (Veh/h) 160 2025 20 10 1270 25 10 0 10 25 1 90
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97
Hourly flow rate (vph) 165 2088 21 10 1309 26 10 0 10 26 1 93
Pedestrians 2 1 2 10
Lane Width (ft) 12.0 12.0 12.0 12.0
Walking Speed (ft/s) 3.5 3.5 3.5 3.5
Percent Blockage 0 0 0 1
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 1345 2111 2982 3796 710 2389 3793 461
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 1345 2111 2982 3796 710 2389 3793 461
tC, single (s) 4.1 4.1 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.3 3.5 4.0 3.3
p0 queue free % 68 96 0 100 97 0 61 83
cM capacity (veh/h) 508 259 3 3 377 13 3 544

Direction, Lane # EB 1 EB 2 EB 3 EB 4 WB 1 WB 2 WB 3 WB 4 NB 1 NB 2 SB 1 SB 2
Volume Total 165 835 835 439 10 524 524 288 10 10 26 94
Volume Left 165 0 0 0 10 0 0 0 10 0 26 0
Volume Right 0 0 0 21 0 0 0 26 0 10 0 93
cSH 508 1700 1700 1700 259 1700 1700 1700 3 377 13 168
Volume to Capacity 0.32 0.49 0.49 0.26 0.04 0.31 0.31 0.17 3.79 0.03 2.08 0.56
Queue Length 95th (ft) 35 0 0 0 3 0 0 0 Err 2 102 73
Control Delay (s) 15.4 0.0 0.0 0.0 19.5 0.0 0.0 0.0 Err 14.8 1107.0 50.9
Lane LOS C C F B F F
Approach Delay (s) 1.1 0.1 5006.9 279.7
Approach LOS F F

Intersection Summary
Average Delay 36.3
Intersection Capacity Utilization 61.3% ICU Level of Service B
Analysis Period (min) 15



HCM Unsignalized Intersection Capacity Analysis 2: Access St. & Proposed Access
05/22/2018 2040 Background - PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 0 0 0 11 16 0
Future Volume (Veh/h) 0 0 0 11 16 0
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 0 0 0 12 17 0
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 29 17 17
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 29 17 17
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 100 100 100
cM capacity (veh/h) 986 1062 1600

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 0 12 17
Volume Left 0 0 0
Volume Right 0 0 0
cSH 1700 1600 1700
Volume to Capacity 0.00 0.00 0.01
Queue Length 95th (ft) 0 0 0
Control Delay (s) 0.0 0.0 0.0
Lane LOS A
Approach Delay (s) 0.0 0.0 0.0
Approach LOS A

Intersection Summary
Average Delay 0.0
Intersection Capacity Utilization 6.7% ICU Level of Service A
Analysis Period (min) 15



Queuing and Blocking Report 2040 Background
05/22/2018 PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO SimTraffic Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Intersection: 1: Access St./Joplin St. & Alameda Pkwy.

Movement EB EB EB EB WB WB WB WB NB NB SB SB
Directions Served L T T TR L T T TR L TR L TR
Maximum Queue (ft) 166 105 24 27 42 46 24 21 67 170 165 624
Average Queue (ft) 64 5 1 1 9 3 1 1 45 47 124 461
95th Queue (ft) 124 48 17 14 32 21 13 9 74 149 206 826
Link Distance (ft) 891 891 891 792 792 792 227 605
Upstream Blk Time (%) 1 56
Queuing Penalty (veh) 0 0
Storage Bay Dist (ft) 150 110 50 140
Storage Blk Time (%) 1 0 73 0 74 14
Queuing Penalty (veh) 6 0 7 0 69 4

Intersection: 2: Access St. & Proposed Access

Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 85



 

Providence at the Heights Apartments  Traffic Impact Study  
Aurora, CO [FTH#18018] 

 

 

 
 
 

Intersection Capacity Worksheets: 
2020 Background + Project 



HCM Unsignalized Intersection Capacity Analysis 1: Access St./Joplin St. & Alameda Pkwy.
05/22/2018 2020 Background + Project - AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 45 711 6 5 1834 14 12 0 6 15 0 121
Future Volume (Veh/h) 45 711 6 5 1834 14 12 0 6 15 0 121
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.84 0.84 0.84 0.98 0.98 0.98 0.90 0.90 0.90 0.69 0.69 0.69
Hourly flow rate (vph) 54 846 7 5 1871 14 13 0 7 22 0 175
Pedestrians 3 1 1
Lane Width (ft) 12.0 12.0 12.0
Walking Speed (ft/s) 3.5 3.5 3.5
Percent Blockage 0 0 0
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 1886 854 1767 2854 290 2289 2851 632
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 1886 854 1767 2854 290 2289 2851 632
tC, single (s) 4.1 4.1 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.3 3.5 4.0 3.3
p0 queue free % 83 99 52 100 99 0 100 59
cM capacity (veh/h) 317 787 27 14 707 18 14 425

Direction, Lane # EB 1 EB 2 EB 3 EB 4 WB 1 WB 2 WB 3 WB 4 NB 1 NB 2 SB 1 SB 2
Volume Total 54 338 338 176 5 748 748 388 13 7 22 175
Volume Left 54 0 0 0 5 0 0 0 13 0 22 0
Volume Right 0 0 0 7 0 0 0 14 0 7 0 175
cSH 317 1700 1700 1700 787 1700 1700 1700 27 707 18 425
Volume to Capacity 0.17 0.20 0.20 0.10 0.01 0.44 0.44 0.23 0.48 0.01 1.20 0.41
Queue Length 95th (ft) 15 0 0 0 0 0 0 0 37 1 78 49
Control Delay (s) 18.7 0.0 0.0 0.0 9.6 0.0 0.0 0.0 224.8 10.1 575.7 19.3
Lane LOS C A F B F C
Approach Delay (s) 1.1 0.0 149.7 81.4
Approach LOS F F

Intersection Summary
Average Delay 6.7
Intersection Capacity Utilization 54.4% ICU Level of Service A
Analysis Period (min) 15



HCM Unsignalized Intersection Capacity Analysis 2: Access St. & Proposed Access
05/22/2018 2020 Background + Project - AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 3 0 0 8 4 3
Future Volume (Veh/h) 3 0 0 8 4 3
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 3 0 0 9 4 3
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 14 6 7
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 14 6 7
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 100 100 100
cM capacity (veh/h) 1004 1077 1614

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 3 9 7
Volume Left 3 0 0
Volume Right 0 0 3
cSH 1004 1614 1700
Volume to Capacity 0.00 0.00 0.00
Queue Length 95th (ft) 0 0 0
Control Delay (s) 8.6 0.0 0.0
Lane LOS A
Approach Delay (s) 8.6 0.0 0.0
Approach LOS A

Intersection Summary
Average Delay 1.4
Intersection Capacity Utilization 13.3% ICU Level of Service A
Analysis Period (min) 15



Queuing and Blocking Report 2020 Background + Project
05/22/2018 AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO SimTraffic Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Intersection: 1: Access St./Joplin St. & Alameda Pkwy.

Movement EB EB WB WB WB WB NB NB SB SB
Directions Served L T L T T TR L TR L TR
Maximum Queue (ft) 82 21 28 61 42 29 56 52 139 248
Average Queue (ft) 30 1 3 3 2 2 20 9 70 132
95th Queue (ft) 69 10 16 22 22 14 56 44 162 422
Link Distance (ft) 891 792 792 792 227 605
Upstream Blk Time (%) 8
Queuing Penalty (veh) 0
Storage Bay Dist (ft) 150 110 50 140
Storage Blk Time (%) 19 0 22 1
Queuing Penalty (veh) 1 0 36 0

Intersection: 2: Access St. & Proposed Access

Movement EB
Directions Served LR
Maximum Queue (ft) 30
Average Queue (ft) 2
95th Queue (ft) 16
Link Distance (ft) 84
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 38



HCM Unsignalized Intersection Capacity Analysis 1: Access St./Joplin St. & Alameda Pkwy.
05/22/2018 2020 Background + Project - PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 131 1688 16 8 1063 19 10 0 9 19 1 74
Future Volume (Veh/h) 131 1688 16 8 1063 19 10 0 9 19 1 74
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.91 0.91 0.91 0.96 0.96 0.96 0.56 0.56 0.56 0.80 0.80 0.80
Hourly flow rate (vph) 144 1855 18 8 1107 20 18 0 16 24 1 93
Pedestrians 2 1 2 10
Lane Width (ft) 12.0 12.0 12.0 12.0
Walking Speed (ft/s) 3.5 3.5 3.5 3.5
Percent Blockage 0 0 0 1
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 1137 1875 2634 3307 630 2066 3306 391
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 1137 1875 2634 3307 630 2066 3306 391
tC, single (s) 4.1 4.1 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.3 3.5 4.0 3.3
p0 queue free % 76 98 0 100 96 1 84 85
cM capacity (veh/h) 610 320 7 6 425 24 6 604

Direction, Lane # EB 1 EB 2 EB 3 EB 4 WB 1 WB 2 WB 3 WB 4 NB 1 NB 2 SB 1 SB 2
Volume Total 144 742 742 389 8 443 443 241 18 16 24 94
Volume Left 144 0 0 0 8 0 0 0 18 0 24 0
Volume Right 0 0 0 18 0 0 0 20 0 16 0 93
cSH 610 1700 1700 1700 320 1700 1700 1700 7 425 24 300
Volume to Capacity 0.24 0.44 0.44 0.23 0.02 0.26 0.26 0.14 2.61 0.04 0.99 0.31
Queue Length 95th (ft) 23 0 0 0 2 0 0 0 85 3 75 33
Control Delay (s) 12.7 0.0 0.0 0.0 16.5 0.0 0.0 0.0 1754.3 13.8 411.1 22.4
Lane LOS B C F B F C
Approach Delay (s) 0.9 0.1 935.2 101.5
Approach LOS F F

Intersection Summary
Average Delay 13.8
Intersection Capacity Utilization 54.4% ICU Level of Service A
Analysis Period (min) 15



HCM Unsignalized Intersection Capacity Analysis 2: Access St. & Proposed Access
05/22/2018 2020 Background + Project - PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 2 0 0 9 11 4
Future Volume (Veh/h) 2 0 0 9 11 4
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 2 0 0 10 12 4
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 24 14 16
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 24 14 16
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 100 100 100
cM capacity (veh/h) 992 1066 1602

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 2 10 16
Volume Left 2 0 0
Volume Right 0 0 4
cSH 992 1602 1700
Volume to Capacity 0.00 0.00 0.01
Queue Length 95th (ft) 0 0 0
Control Delay (s) 8.6 0.0 0.0
Lane LOS A
Approach Delay (s) 8.6 0.0 0.0
Approach LOS A

Intersection Summary
Average Delay 0.6
Intersection Capacity Utilization 13.3% ICU Level of Service A
Analysis Period (min) 15



Queuing and Blocking Report 2020 Background + Project
05/22/2018 PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO SimTraffic Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Intersection: 1: Access St./Joplin St. & Alameda Pkwy.

Movement EB EB EB EB WB WB WB WB NB NB SB SB
Directions Served L T T TR L T T TR L TR L TR
Maximum Queue (ft) 103 26 21 10 28 50 21 13 70 132 154 486
Average Queue (ft) 47 1 1 0 6 2 0 0 36 39 111 149
95th Queue (ft) 86 11 11 7 24 19 6 6 79 127 197 456
Link Distance (ft) 891 891 891 792 792 792 227 605
Upstream Blk Time (%) 3
Queuing Penalty (veh) 0
Storage Bay Dist (ft) 150 110 50 140
Storage Blk Time (%) 47 0 57 3
Queuing Penalty (veh) 7 0 50 1

Intersection: 2: Access St. & Proposed Access

Movement EB
Directions Served LR
Maximum Queue (ft) 30
Average Queue (ft) 2
95th Queue (ft) 16
Link Distance (ft) 84
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 58
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HCM Unsignalized Intersection Capacity Analysis 1: Access St./Joplin St. & Alameda Pkwy.
05/22/2018 2040 Background + Project - AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 55 845 7 6 2215 20 17 0 6 20 0 145
Future Volume (Veh/h) 55 845 7 6 2215 20 17 0 6 20 0 145
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.94 0.94 0.94 0.98 0.98 0.98 0.94 0.94 0.94 0.94 0.94 0.94
Hourly flow rate (vph) 59 899 7 6 2260 20 18 0 6 21 0 154
Pedestrians 3 1 1
Lane Width (ft) 12.0 12.0 12.0
Walking Speed (ft/s) 3.5 3.5 3.5
Percent Blockage 0 0 0
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 2281 907 1941 3314 307 2710 3308 764
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 2281 907 1941 3314 307 2710 3308 764
tC, single (s) 4.1 4.1 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.3 3.5 4.0 3.3
p0 queue free % 73 99 0 100 99 0 100 56
cM capacity (veh/h) 222 752 17 6 689 8 6 348

Direction, Lane # EB 1 EB 2 EB 3 EB 4 WB 1 WB 2 WB 3 WB 4 NB 1 NB 2 SB 1 SB 2
Volume Total 59 360 360 187 6 904 904 472 18 6 21 154
Volume Left 59 0 0 0 6 0 0 0 18 0 21 0
Volume Right 0 0 0 7 0 0 0 20 0 6 0 154
cSH 222 1700 1700 1700 752 1700 1700 1700 17 689 8 348
Volume to Capacity 0.27 0.21 0.21 0.11 0.01 0.53 0.53 0.28 1.03 0.01 2.65 0.44
Queue Length 95th (ft) 26 0 0 0 1 0 0 0 66 1 94 55
Control Delay (s) 26.9 0.0 0.0 0.0 9.8 0.0 0.0 0.0 528.6 10.3 1656.5 23.3
Lane LOS D A F B F C
Approach Delay (s) 1.6 0.0 399.0 219.3
Approach LOS F F

Intersection Summary
Average Delay 14.4
Intersection Capacity Utilization 66.5% ICU Level of Service C
Analysis Period (min) 15



HCM Unsignalized Intersection Capacity Analysis 2: Access St. & Proposed Access
05/22/2018 2040 Background + Project - AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 3 0 0 10 5 3
Future Volume (Veh/h) 3 0 0 10 5 3
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 3 0 0 11 5 3
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 18 6 8
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 18 6 8
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 100 100 100
cM capacity (veh/h) 1000 1076 1612

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 3 11 8
Volume Left 3 0 0
Volume Right 0 0 3
cSH 1000 1612 1700
Volume to Capacity 0.00 0.00 0.00
Queue Length 95th (ft) 0 0 0
Control Delay (s) 8.6 0.0 0.0
Lane LOS A
Approach Delay (s) 8.6 0.0 0.0
Approach LOS A

Intersection Summary
Average Delay 1.2
Intersection Capacity Utilization 13.3% ICU Level of Service A
Analysis Period (min) 15



Queuing and Blocking Report 2040 Background + Project
05/22/2018 AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO SimTraffic Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Intersection: 1: Access St./Joplin St. & Alameda Pkwy.

Movement EB EB EB EB WB WB WB WB NB NB SB SB
Directions Served L T T TR L T T TR L TR L TR
Maximum Queue (ft) 158 180 64 6 28 32 33 34 74 227 163 620
Average Queue (ft) 51 8 4 0 4 3 2 2 54 108 127 327
95th Queue (ft) 117 78 61 4 19 19 20 18 85 255 195 762
Link Distance (ft) 891 891 891 792 792 792 227 605
Upstream Blk Time (%) 13 41
Queuing Penalty (veh) 2 0
Storage Bay Dist (ft) 150 110 50 140
Storage Blk Time (%) 4 0 82 0 72 2
Queuing Penalty (veh) 11 0 5 0 110 0

Intersection: 2: Access St. & Proposed Access

Movement EB NB
Directions Served LR LT
Maximum Queue (ft) 34 20
Average Queue (ft) 4 5
95th Queue (ft) 21 32
Link Distance (ft) 84 66
Upstream Blk Time (%) 7
Queuing Penalty (veh) 0
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 127



HCM Unsignalized Intersection Capacity Analysis 1: Access St./Joplin St. & Alameda Pkwy.
05/22/2018 2040 Background + Project - PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 160 2025 22 12 1270 25 11 0 11 25 1 90
Future Volume (Veh/h) 160 2025 22 12 1270 25 11 0 11 25 1 90
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97
Hourly flow rate (vph) 165 2088 23 12 1309 26 11 0 11 26 1 93
Pedestrians 2 1 2 10
Lane Width (ft) 12.0 12.0 12.0 12.0
Walking Speed (ft/s) 3.5 3.5 3.5 3.5
Percent Blockage 0 0 0 1
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 1345 2113 2987 3800 710 2394 3799 461
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 1345 2113 2987 3800 710 2394 3799 461
tC, single (s) 4.1 4.1 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.3 3.5 4.0 3.3
p0 queue free % 68 95 0 100 97 0 60 83
cM capacity (veh/h) 508 259 3 3 377 12 3 544

Direction, Lane # EB 1 EB 2 EB 3 EB 4 WB 1 WB 2 WB 3 WB 4 NB 1 NB 2 SB 1 SB 2
Volume Total 165 835 835 441 12 524 524 288 11 11 26 94
Volume Left 165 0 0 0 12 0 0 0 11 0 26 0
Volume Right 0 0 0 23 0 0 0 26 0 11 0 93
cSH 508 1700 1700 1700 259 1700 1700 1700 3 377 12 166
Volume to Capacity 0.32 0.49 0.49 0.26 0.05 0.31 0.31 0.17 4.26 0.03 2.11 0.57
Queue Length 95th (ft) 35 0 0 0 4 0 0 0 Err 2 102 74
Control Delay (s) 15.4 0.0 0.0 0.0 19.6 0.0 0.0 0.0 Err 14.8 1132.0 52.0
Lane LOS C C F B F F
Approach Delay (s) 1.1 0.2 5006.9 286.0
Approach LOS F F

Intersection Summary
Average Delay 39.1
Intersection Capacity Utilization 61.3% ICU Level of Service B
Analysis Period (min) 15



HCM Unsignalized Intersection Capacity Analysis 2: Access St. & Proposed Access
05/22/2018 2040 Background + Project - PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 2 0 0 11 16 4
Future Volume (Veh/h) 2 0 0 11 16 4
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 2 0 0 12 17 4
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 31 19 21
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 31 19 21
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 100 100 100
cM capacity (veh/h) 983 1059 1595

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 2 12 21
Volume Left 2 0 0
Volume Right 0 0 4
cSH 983 1595 1700
Volume to Capacity 0.00 0.00 0.01
Queue Length 95th (ft) 0 0 0
Control Delay (s) 8.7 0.0 0.0
Lane LOS A
Approach Delay (s) 8.7 0.0 0.0
Approach LOS A

Intersection Summary
Average Delay 0.5
Intersection Capacity Utilization 13.3% ICU Level of Service A
Analysis Period (min) 15



Queuing and Blocking Report 2040 Background + Project
05/22/2018 PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO SimTraffic Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Intersection: 1: Access St./Joplin St. & Alameda Pkwy.

Movement EB EB EB EB WB WB WB WB NB NB SB SB
Directions Served L T T TR L T T TR L TR L TR
Maximum Queue (ft) 146 103 40 20 45 17 15 27 65 174 141 616
Average Queue (ft) 63 6 2 1 10 1 1 1 35 79 105 390
95th Queue (ft) 120 44 16 13 36 10 7 12 74 224 201 795
Link Distance (ft) 891 891 891 792 792 792 227 605
Upstream Blk Time (%) 10 42
Queuing Penalty (veh) 1 0
Storage Bay Dist (ft) 150 110 50 140
Storage Blk Time (%) 1 0 0 56 0 57 24
Queuing Penalty (veh) 4 0 0 6 0 53 6

Intersection: 2: Access St. & Proposed Access

Movement EB NB
Directions Served LR LT
Maximum Queue (ft) 18 16
Average Queue (ft) 3 1
95th Queue (ft) 17 9
Link Distance (ft) 84 66
Upstream Blk Time (%) 0
Queuing Penalty (veh) 0
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 71
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HCM Unsignalized Intersection Capacity Analysis 1: Access St./Joplin St. & Alameda Pkwy.
05/22/2018 2020 Background + Project (ITE Equation) - AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 45 711 6 7 1834 14 18 0 13 15 0 121
Future Volume (Veh/h) 45 711 6 7 1834 14 18 0 13 15 0 121
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.84 0.84 0.84 0.98 0.98 0.98 0.90 0.90 0.90 0.69 0.69 0.69
Hourly flow rate (vph) 54 846 7 7 1871 14 20 0 14 22 0 175
Pedestrians 3 1 1
Lane Width (ft) 12.0 12.0 12.0
Walking Speed (ft/s) 3.5 3.5 3.5
Percent Blockage 0 0 0
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 1886 854 1771 2858 290 2300 2855 632
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 1886 854 1771 2858 290 2300 2855 632
tC, single (s) 4.1 4.1 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.3 3.5 4.0 3.3
p0 queue free % 83 99 26 100 98 0 100 59
cM capacity (veh/h) 317 787 27 14 707 18 14 425

Direction, Lane # EB 1 EB 2 EB 3 EB 4 WB 1 WB 2 WB 3 WB 4 NB 1 NB 2 SB 1 SB 2
Volume Total 54 338 338 176 7 748 748 388 20 14 22 175
Volume Left 54 0 0 0 7 0 0 0 20 0 22 0
Volume Right 0 0 0 7 0 0 0 14 0 14 0 175
cSH 317 1700 1700 1700 787 1700 1700 1700 27 707 18 425
Volume to Capacity 0.17 0.20 0.20 0.10 0.01 0.44 0.44 0.23 0.74 0.02 1.24 0.41
Queue Length 95th (ft) 15 0 0 0 1 0 0 0 58 2 79 49
Control Delay (s) 18.7 0.0 0.0 0.0 9.6 0.0 0.0 0.0 298.5 10.2 602.1 19.3
Lane LOS C A F B F C
Approach Delay (s) 1.1 0.0 179.8 84.3
Approach LOS F F

Intersection Summary
Average Delay 7.9
Intersection Capacity Utilization 58.2% ICU Level of Service B
Analysis Period (min) 15



HCM Unsignalized Intersection Capacity Analysis 2: Access St. & Proposed Access
05/22/2018 2020 Background + Project (ITE Equation) - AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 16 0 0 8 4 5
Future Volume (Veh/h) 16 0 0 8 4 5
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 17 0 0 9 4 5
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 16 6 9
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 16 6 9
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 98 100 100
cM capacity (veh/h) 1003 1076 1611

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 17 9 9
Volume Left 17 0 0
Volume Right 0 0 5
cSH 1003 1611 1700
Volume to Capacity 0.02 0.00 0.01
Queue Length 95th (ft) 1 0 0
Control Delay (s) 8.7 0.0 0.0
Lane LOS A
Approach Delay (s) 8.7 0.0 0.0
Approach LOS A

Intersection Summary
Average Delay 4.2
Intersection Capacity Utilization 13.3% ICU Level of Service A
Analysis Period (min) 15



Queuing and Blocking Report 2020 Background + Project (ITE Equation)
05/22/2018 AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO SimTraffic Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Intersection: 1: Access St./Joplin St. & Alameda Pkwy.

Movement EB EB EB WB WB WB WB NB NB SB SB
Directions Served L T T L T T TR L TR L TR
Maximum Queue (ft) 75 26 16 31 51 37 10 70 106 128 351
Average Queue (ft) 29 1 1 5 5 2 1 40 47 70 139
95th Queue (ft) 65 13 7 22 27 16 7 82 169 164 443
Link Distance (ft) 891 891 792 792 792 227 605
Upstream Blk Time (%) 5 7
Queuing Penalty (veh) 1 0
Storage Bay Dist (ft) 150 110 50 140
Storage Blk Time (%) 52 0 25 2
Queuing Penalty (veh) 7 0 41 0

Intersection: 2: Access St. & Proposed Access

Movement EB NB
Directions Served LR LT
Maximum Queue (ft) 43 14
Average Queue (ft) 13 2
95th Queue (ft) 40 14
Link Distance (ft) 84 66
Upstream Blk Time (%) 0 0
Queuing Penalty (veh) 0 0
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 49



HCM Unsignalized Intersection Capacity Analysis 1: Access St./Joplin St. & Alameda Pkwy.
05/22/2018 2020 Background + Project (ITE Equation) - PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 131 1688 22 15 1063 19 17 0 16 19 1 74
Future Volume (Veh/h) 131 1688 22 15 1063 19 17 0 16 19 1 74
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.91 0.91 0.91 0.96 0.96 0.96 0.56 0.56 0.56 0.80 0.80 0.80
Hourly flow rate (vph) 144 1855 24 16 1107 20 30 0 29 24 1 93
Pedestrians 2 1 2 10
Lane Width (ft) 12.0 12.0 12.0 12.0
Walking Speed (ft/s) 3.5 3.5 3.5 3.5
Percent Blockage 0 0 0 1
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 1137 1881 2654 3326 633 2095 3328 391
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 1137 1881 2654 3326 633 2095 3328 391
tC, single (s) 4.1 4.1 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.3 3.5 4.0 3.3
p0 queue free % 76 95 0 100 93 0 83 85
cM capacity (veh/h) 610 318 6 6 423 22 6 604

Direction, Lane # EB 1 EB 2 EB 3 EB 4 WB 1 WB 2 WB 3 WB 4 NB 1 NB 2 SB 1 SB 2
Volume Total 144 742 742 395 16 443 443 241 30 29 24 94
Volume Left 144 0 0 0 16 0 0 0 30 0 24 0
Volume Right 0 0 0 24 0 0 0 20 0 29 0 93
cSH 610 1700 1700 1700 318 1700 1700 1700 6 423 22 291
Volume to Capacity 0.24 0.44 0.44 0.23 0.05 0.26 0.26 0.14 4.63 0.07 1.10 0.32
Queue Length 95th (ft) 23 0 0 0 4 0 0 0 Err 5 79 34
Control Delay (s) 12.7 0.0 0.0 0.0 16.9 0.0 0.0 0.0 Err 14.1 480.2 23.2
Lane LOS B C F B F C
Approach Delay (s) 0.9 0.2 5091.2 116.1
Approach LOS F F

Intersection Summary
Average Delay 94.6
Intersection Capacity Utilization 54.5% ICU Level of Service A
Analysis Period (min) 15



HCM Unsignalized Intersection Capacity Analysis 2: Access St. & Proposed Access
05/22/2018 2020 Background + Project (ITE Equation) - PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 10 0 0 14 12 17
Future Volume (Veh/h) 10 0 0 14 12 17
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 11 0 0 15 13 18
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 37 22 31
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 37 22 31
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 99 100 100
cM capacity (veh/h) 975 1055 1582

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 11 15 31
Volume Left 11 0 0
Volume Right 0 0 18
cSH 975 1582 1700
Volume to Capacity 0.01 0.00 0.02
Queue Length 95th (ft) 1 0 0
Control Delay (s) 8.7 0.0 0.0
Lane LOS A
Approach Delay (s) 8.7 0.0 0.0
Approach LOS A

Intersection Summary
Average Delay 1.7
Intersection Capacity Utilization 13.3% ICU Level of Service A
Analysis Period (min) 15



Queuing and Blocking Report 2020 Background + Project (ITE Equation)
05/22/2018 PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO SimTraffic Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Intersection: 1: Access St./Joplin St. & Alameda Pkwy.

Movement EB EB EB EB WB WB WB WB NB NB SB SB
Directions Served L T T TR L T T TR L TR L TR
Maximum Queue (ft) 108 40 41 10 42 44 26 13 74 235 164 563
Average Queue (ft) 49 2 2 1 12 2 1 1 59 144 115 256
95th Queue (ft) 93 16 16 8 36 17 13 7 79 284 202 667
Link Distance (ft) 891 891 891 792 792 792 227 605
Upstream Blk Time (%) 30 17
Queuing Penalty (veh) 8 0
Storage Bay Dist (ft) 150 110 50 140
Storage Blk Time (%) 0 95 1 57 1
Queuing Penalty (veh) 1 24 0 51 0

Intersection: 2: Access St. & Proposed Access

Movement EB NB
Directions Served LR LT
Maximum Queue (ft) 59 47
Average Queue (ft) 17 11
95th Queue (ft) 57 48
Link Distance (ft) 84 66
Upstream Blk Time (%) 6 12
Queuing Penalty (veh) 0 0
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 84



HCM Unsignalized Intersection Capacity Analysis 1: Access St./Joplin St. & Alameda Pkwy.
05/22/2018 2040 Background + Project (ITE Equation) - AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 55 845 7 8 2215 20 23 0 13 20 0 145
Future Volume (Veh/h) 55 845 7 8 2215 20 23 0 13 20 0 145
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.94 0.94 0.94 0.98 0.98 0.98 0.94 0.94 0.94 0.94 0.94 0.94
Hourly flow rate (vph) 59 899 7 8 2260 20 24 0 14 21 0 154
Pedestrians 3 1 1
Lane Width (ft) 12.0 12.0 12.0
Walking Speed (ft/s) 3.5 3.5 3.5
Percent Blockage 0 0 0
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 2281 907 1945 3318 307 2722 3312 764
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 2281 907 1945 3318 307 2722 3312 764
tC, single (s) 4.1 4.1 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.3 3.5 4.0 3.3
p0 queue free % 73 99 0 100 98 0 100 56
cM capacity (veh/h) 222 752 17 6 689 8 6 348

Direction, Lane # EB 1 EB 2 EB 3 EB 4 WB 1 WB 2 WB 3 WB 4 NB 1 NB 2 SB 1 SB 2
Volume Total 59 360 360 187 8 904 904 472 24 14 21 154
Volume Left 59 0 0 0 8 0 0 0 24 0 21 0
Volume Right 0 0 0 7 0 0 0 20 0 14 0 154
cSH 222 1700 1700 1700 752 1700 1700 1700 17 689 8 348
Volume to Capacity 0.27 0.21 0.21 0.11 0.01 0.53 0.53 0.28 1.39 0.02 2.75 0.44
Queue Length 95th (ft) 26 0 0 0 1 0 0 0 86 2 94 55
Control Delay (s) 26.9 0.0 0.0 0.0 9.8 0.0 0.0 0.0 672.2 10.3 1727.5 23.3
Lane LOS D A F B F C
Approach Delay (s) 1.6 0.0 428.4 227.8
Approach LOS F F

Intersection Summary
Average Delay 16.7
Intersection Capacity Utilization 68.0% ICU Level of Service C
Analysis Period (min) 15



HCM Unsignalized Intersection Capacity Analysis 2: Access St. & Proposed Access
05/22/2018 2040 Background + Project (ITE Equation) - AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 16 0 0 15 5 5
Future Volume (Veh/h) 16 0 0 15 5 5
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 17 0 0 16 5 5
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 24 8 10
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 24 8 10
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 98 100 100
cM capacity (veh/h) 993 1075 1610

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 17 16 10
Volume Left 17 0 0
Volume Right 0 0 5
cSH 993 1610 1700
Volume to Capacity 0.02 0.00 0.01
Queue Length 95th (ft) 1 0 0
Control Delay (s) 8.7 0.0 0.0
Lane LOS A
Approach Delay (s) 8.7 0.0 0.0
Approach LOS A

Intersection Summary
Average Delay 3.4
Intersection Capacity Utilization 13.3% ICU Level of Service A
Analysis Period (min) 15



Queuing and Blocking Report 2040 Background + Project (ITE Equation)
05/22/2018 AM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO SimTraffic Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Intersection: 1: Access St./Joplin St. & Alameda Pkwy.

Movement EB EB EB EB WB WB WB WB NB NB SB SB
Directions Served L T T TR L T T TR L TR L TR
Maximum Queue (ft) 122 65 21 6 33 54 44 10 74 244 139 410
Average Queue (ft) 46 3 1 0 5 3 2 1 53 152 105 249
95th Queue (ft) 97 29 8 4 22 21 18 6 88 306 198 670
Link Distance (ft) 891 891 891 792 792 792 227 605
Upstream Blk Time (%) 42 31
Queuing Penalty (veh) 14 0
Storage Bay Dist (ft) 150 110 50 140
Storage Blk Time (%) 1 0 80 0 55 0
Queuing Penalty (veh) 2 0 11 0 84 0

Intersection: 2: Access St. & Proposed Access

Movement EB NB
Directions Served LR LT
Maximum Queue (ft) 83 63
Average Queue (ft) 31 20
95th Queue (ft) 84 66
Link Distance (ft) 84 66
Upstream Blk Time (%) 22 18
Queuing Penalty (veh) 0 0
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 111



HCM Unsignalized Intersection Capacity Analysis 1: Access St./Joplin St. & Alameda Pkwy.
05/22/2018 2040 Background + Project (ITE Equation) - PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 160 2025 28 19 1270 25 18 0 18 25 1 90
Future Volume (Veh/h) 160 2025 28 19 1270 25 18 0 18 25 1 90
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97
Hourly flow rate (vph) 165 2088 29 20 1309 26 19 0 19 26 1 93
Pedestrians 2 1 2 10
Lane Width (ft) 12.0 12.0 12.0 12.0
Walking Speed (ft/s) 3.5 3.5 3.5 3.5
Percent Blockage 0 0 0 1
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 1345 2119 3006 3820 714 2418 3821 461
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 1345 2119 3006 3820 714 2418 3821 461
tC, single (s) 4.1 4.1 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.3 3.5 4.0 3.3
p0 queue free % 68 92 0 100 95 0 58 83
cM capacity (veh/h) 508 257 2 2 375 11 2 544

Direction, Lane # EB 1 EB 2 EB 3 EB 4 WB 1 WB 2 WB 3 WB 4 NB 1 NB 2 SB 1 SB 2
Volume Total 165 835 835 447 20 524 524 288 19 19 26 94
Volume Left 165 0 0 0 20 0 0 0 19 0 26 0
Volume Right 0 0 0 29 0 0 0 26 0 19 0 93
cSH 508 1700 1700 1700 257 1700 1700 1700 2 375 11 158
Volume to Capacity 0.32 0.49 0.49 0.26 0.08 0.31 0.31 0.17 8.02 0.05 2.31 0.60
Queue Length 95th (ft) 35 0 0 0 6 0 0 0 Err 4 104 79
Control Delay (s) 15.4 0.0 0.0 0.0 20.2 0.0 0.0 0.0 Err 15.1 1266.5 56.7
Lane LOS C C F C F F
Approach Delay (s) 1.1 0.3 5007.1 318.9
Approach LOS F F

Intersection Summary
Average Delay 61.0
Intersection Capacity Utilization 61.5% ICU Level of Service B
Analysis Period (min) 15



HCM Unsignalized Intersection Capacity Analysis 2: Access St. & Proposed Access
05/22/2018 2040 Background + Project (ITE Equation) - PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO Synchro 9 Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 10 0 0 11 16 17
Future Volume (Veh/h) 10 0 0 11 16 17
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 11 0 0 12 17 18
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 38 26 35
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 38 26 35
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 99 100 100
cM capacity (veh/h) 974 1050 1576

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 11 12 35
Volume Left 11 0 0
Volume Right 0 0 18
cSH 974 1576 1700
Volume to Capacity 0.01 0.00 0.02
Queue Length 95th (ft) 1 0 0
Control Delay (s) 8.7 0.0 0.0
Lane LOS A
Approach Delay (s) 8.7 0.0 0.0
Approach LOS A

Intersection Summary
Average Delay 1.7
Intersection Capacity Utilization 13.3% ICU Level of Service A
Analysis Period (min) 15



Queuing and Blocking Report 2040 Background + Project (ITE Equation)
05/22/2018 PM Peak Hour

Providence at the Heights Traffic Impact Study - Aurora, CO SimTraffic Report
Fox Tuttle Hernandez Transportation Group, LLC. Page 1

Intersection: 1: Access St./Joplin St. & Alameda Pkwy.

Movement EB EB EB EB WB WB WB WB NB NB SB SB
Directions Served L T T TR L T T TR L TR L TR
Maximum Queue (ft) 155 95 36 21 57 46 10 21 74 238 157 585
Average Queue (ft) 67 6 2 1 16 2 0 1 57 152 116 353
95th Queue (ft) 127 55 16 11 45 19 5 10 78 301 186 776
Link Distance (ft) 891 891 891 792 792 792 227 605
Upstream Blk Time (%) 44 37
Queuing Penalty (veh) 10 0
Storage Bay Dist (ft) 150 110 50 140
Storage Blk Time (%) 1 0 94 0 53 22
Queuing Penalty (veh) 7 0 18 0 50 6

Intersection: 2: Access St. & Proposed Access

Movement EB NB
Directions Served LR LT
Maximum Queue (ft) 76 57
Average Queue (ft) 24 15
95th Queue (ft) 69 54
Link Distance (ft) 84 66
Upstream Blk Time (%) 9 13
Queuing Penalty (veh) 0 0
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 90
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LICENSE AGREEMENT 

___________________, a _______________ (“Elevation”), and Providence 
Heights, LLLP, a Colorado limited liability limited partnership (“PATH” and, together 
with Elevation, the “Parties”), make this License Agreement (this “Agreement”) effective 
as of _____________ __, 2018.  

RECITALS 

A. The Parties are owners of contiguous parcels of real estate located in the City of 
Aurora, Colorado. 

B. Elevation is the owner of real estate located at ___________________________, as 
further described in Exhibit A, attached hereto (the “Elevation Parcel”). 

C. PATH is the owner of real estate located at 15602 E. Alameda Parkway, Aurora, 
Colorado, as further described in Exhibit B, attached hereto (the “PATH Parcel”). 

D. The Elevation Parcel includes ____ parking spaces, and Elevation desires to 
provide the PATH Parties (as defined below), access and use of 24 of those spaces 
(the “Shared Spaces”), as depicted on Exhibit C, attached hereto. 

E. The PATH Parcel has physical access to Alameda Parkway via an existing paved 
surface running through the Elevation Parcel (the “Shared Roadway” and, together 
with the Shared Spaces, the “License Area”), as depicted on Exhibit C, attached 
hereto, and Elevation desires to provide the PATH Parties (as defined below), 
access and use of the Shared Roadway. 

AGREEMENT 

 For good and valuable consideration, the receipt and sufficiency of which the 
parties acknowledge, the parties agree as follows: 

1. GRANT OF LICENSE BY Elevation. Elevation hereby grants to PATH, and its 
respective tenants, occupants, invitees, permitees, licensees, contractors, successors 
and assigns, including its lenders in the case of foreclosure or by deed in lieu of 
foreclosure (collectively the “PATH Parties”), for the benefit of the PATH Parcel a 
non-exclusive use license over and upon the Shared Roadway and a non-exclusive 
use license for the Shared Spaces (the “License”) . 

2. LICENSE PURPOSE. Elevation is granting the License solely for ingress, egress, the 
parking of vehicles, and for other vehicular purposes.  

3. LICENSE TERMS AND CONDITIONS. During the term of the License, the License 
shall be subject to the following terms and conditions: 

(a) Except with the prior written approval of the other party, neither of the 
Parties will erect any fences or other structures over, under, on, through, 
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across, or within the License Area, nor will either of the Parties cause or 
permit any obstruction or planting to be placed over, under, on, through, 
across or within the License Area which will in any manner materially 
interfere with the rights set forth in this Agreement.  

(b) The Parties will have the right of use, enjoyment and access to the License 
Area and will have the rights of ingress and egress reasonably necessary for 
the use and enjoyment of the License.  

(c) The Parties and their respective successors and assigns, shall maintain the 
License Area in a commercially reasonable manner and each of the Parties 
shall maintain their respective portion of the License Area at their own 
expense. 

4. TERM.  This Agreement and the rights under it shall have a perpetual duration 
unless terminated by the mutual decision of the Parties or their respective 
successors and assigns. 

5. JURISDICTION. This Agreement shall be construed and governed by the laws of the 
State of Colorado. 

6. NO RECORDING.  Neither this Agreement nor any memorandum or notice thereof 
shall be recorded without the prior written consent of the parties, which consent 
may be withheld in either party’s sole and absolute discretion. 

7. COUNTERPARTS. This Agreement may be executed in one or more counterparts, 
each of which shall be deemed an original but all of which together will constitute 
one and the same instrument. 

[Signature Pages Follow]
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IN WITNESS WHEREOF, the parties hereto have caused this Agreement to be 
executed effective as of the date first above written. 

 

 
________________, a 
_______________ 

 
By: ____________________ 

 
 

 
 

 

 

 

 

 

 

 

 

 

  



 

4 

 

IN WITNESS WHEREOF, the parties hereto have caused this Agreement to be 
executed effective as of the date first above written. 

 
 
PROVIDENCE HEIGHTS, LLLP, 
a Colorado limited liability limited 
partnership 

 
By: Providence Residences LLC, a 
Colorado limited liability company, its 
General Partner 
 
By: Second Chance Center, Inc., a 
Colorado nonprofit corporation, its 
Manager 
 
By: ____________________ 
 Hassan Latif 
 Executive Director 
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EXHIBIT A 

Legal Description of Elevation Parcel 
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EXHIBIT B 

Legal Description of PATH Parcel 

  



 

7 

 

 

EXHIBIT C 

Depiction of License Area 

(attached) 
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Grand Junction Planning Commission

Regular Session
 

Item #3.
 

Meeting Date: October 8, 2019
 

Presented By: Lance Gloss, Associate Planner
 

Department: Community Development
 

Submitted By: Lance Gloss, Associate Planner
 
 

Information
 

SUBJECT:
 

Consider a request by Downtown Development Authority of Grand Junction, Colorado 
(DDA) to adopt the 2019 DDA Plan of Development entitled “Vibrant Together.”
 

RECOMMENDATION:
 

Staff recommends approval of this request.
 

EXECUTIVE SUMMARY:
 

The Plan of Development (POD) for the Grand Junction, Colorado, Downtown 
Development Authority (DDA) was originally adopted in 1981 and needs to be updated 
to address evolving conditions in the Downtown. The POD is the product of public 
outreach, stakeholder discussions, design workshops, and the cooperation of 
agencies, consultants, and the City of Grand Junction. The POD identifies conditions in 
the Downtown area that pose negative effects on property values and the quality of 
residents’ experiences within the Downtown. The POD also identifies means of 
improving the Downtown area, particularly the area within the boundary of the 
Downtown Partnership, which is comprised of the Grand Junction, Colorado, 
Downtown Development Authority and the Downtown Grand Junction Business 
Improvement District. The Plan identifies three core aims for improving Downtown: 
Connectivity; Place-making; and Infill Development. The plan specifies strategies for 
achievement of these aims, and includes actions, policies, and programs comprising 
each strategy.  

The Board of the Downtown Partnership reviewed the POD at its September 26, 2019 
meeting and unanimously (in a 7-0 vote) recommended its approval. C.R.S. 31-25-
807(4)(b) requires review and recommendation by the Planning Commission and 



adoption by the City Council.
 

BACKGROUND OR DETAILED INFORMATION:
 

Background and Detailed Information

The purpose of the Grand Junction DDA is to “plan and propose public facilities and 
other improvements to public and private property of all kinds which will aid and 
improve the Downtown development area with the goal of preventing and remediating 
slum and blight within the DDA boundaries.”  Further, in cooperation with the planning 
board and the planning department of the municipality, the DDA is enabled to develop 
long-range plans designed to carry out the purposes of the authority (as stated in 
C.R.S. 31-25-801) and to promote the economic growth of the district and may take 
such steps as may be necessary to persuade property owners and business 
proprietors to implement such plans to the fullest extent possible.

As identified in Section V of the existing 1981 Plan of Development, the purpose of the 
Plan of Development is to establish a mechanism whereby the Authority and City can 
implement projects and programs that aid in halting the economic and physical decline 
of the Plan of Development area and Commercial Renovation Districts, and assist in 
the revitalization of and reinvestment in the Downtown generally. 

Many of the projects and programs identified in the 1981 POD have been initiated and 
completed. Significant changes have also occurred the physical, cultural, and 
economic landscape of the Downtown. These conditions merit a reconsideration of 
priorities and the development of a new plan for the future of Downtown. Thus, the 
proposed 2019 Plan of Development identifies three purposes for the updated plan: To 
provide a unified vision for Downtown; To identify projects that advance the vision; and 
To bring local leaders together in pursuit of that vision. 

The POD is designed and intended to function as the guiding document for the 
Downtown Partnership, which is comprised of the Grand Junction, Colorado, 
Downtown Development Authority and the Downtown Grand Junction Business 
Improvement District.

The POD was produced over a year, including a six-month period of community 
engagement from February 2018 to September 2019. Online and social media surveys, 
focus group meetings, stakeholder meetings, a Community Open House, and other 
outreach methods were employed to solicit input. Included in this effort was the work of 
a member Community Action Team of approximately 60 members that met regularly to 
review progress and to provide guidance and input on the process, deliverables and 
draft plan. Overall, approximately 25,000 people were reached online and over 500 
community members were engaged in person. Direct links between the public outreach 
data collected and the aims and strategies in the Plan are evident throughout the Plan 



document.

Beyond identifying conditions that require remediation, the proposed POD proposes 
three high-level aims intended to afford maximum opportunity for improving conditions 
in the Downtown. These are connectivity; place-making; and infill development. 

“Connectivity” as used in the POD means the safe and comfortable movement of 
people, bikes, and cars along and among streets. Among proposals for improving 
connectivity in the POD, those highlighted include: converting 4th and 5th Streets into 
two-way streets; improving bicycle and pedestrian infrastructure with an emphasis on 
access to the river; developing a promenade on 2nd Street; and initiating studies and 
projects to improve wayfinding.

“Place-making” as used in the POD means the impression of Downtown as a 
distinguishable environment, including the experiences, events, and interactions that 
are definitive of that area. Some proposals for encouraging place-making in the 
Downtown include: efforts to activate Colorado Avenue between 4th and 7th Streets; 
new events and event spaces Downtown; the activation of alleys through the arts and 
alley-facing storefronts; low-cost design interventions to reduce socially unacceptable 
behaviors in Whitman Park; greater efficiency of parking areas; and adaptive reuse of 
existing structures. 

“Infill development” as used in the POD means redevelopment, new development, and 
adaptive reuse of existing structures within the Downtown, with an emphasis on the 
connections between Main Street, the largely industrial Rail District, and the presently 
redeveloping riverfront. Some high-priority proposals for encouraging infill development 
in the Downtown include: to support existing businesses and attract new ones; to 
develop a grant program to promote small scale local reinvestment in Downtown; to 
adjust codes and policies presently limiting development, such as parking 
requirements; to leverage the financial tools of the Downtown Partnership; and for the 
DDA to become involved in a catalytic development project(s).

The Board of the Downtown Partnership met on September 26, 2019 to review the new 
Plan of Development. Seven board members voted to approve the Vibrant Together 
plan, and none dissented, thus the Resolution to approve the POD passed 
unanimously. 

Notification Requirements
As required by C.R.S. 31-25-807(4)(c), prior to its approval of a Plan of Development, 
notice was provided that a public hearing on this Plan of Development in the form of 
one publication in the Grand Junction Daily Sentinel, the newspaper having general 
circulation in the municipality. The notice described the time, date, place, and purpose 
of the hearing, generally identified the plan of development area covered by the plan, 



and outlined the general scope of the projects under consideration.

Analysis
Pursuant to C.R.S. 31-25-807(4)(b), prior to its approval of a Plan of Development, the 
governing body shall submit such plan to the planning board of the municipality, if any, 
for review and recommendations. This planning board is recognized as the City’s 
Planning Commission.  Further, the planning board shall submit its written 
recommendations with respect to the proposed plan of development to the governing 
body within thirty days after receipt of the plan for review.

In accordance with C.R.S. 31-25-802(5.5) the governing body of the DDA is the City 
Council.  As provided in the C.R.S., the governing body shall hold a public hearing on a 
plan of development or substantial modification of an approved plan of development. 
Following such a hearing, the governing body may approve a plan of development if it 
finds that there is a need to take corrective measures in order to halt or prevent 
deterioration of property values or structures within the plan of development area or to 
halt or prevent the growth of blighted areas therein, or any combination thereof, and if it 
further finds that the plan will afford maximum opportunity, consistent with the sound 
need and plans of the municipality as a whole, for the development or redevelopment 
of the plan of development area by the authority and by private enterprise. 

Conditions in the Downtown have changed significantly since the 1981 POD was 
implemented 38 years ago. Whereas the 1981 POD emphasized the reversal of trends 
toward blight and included redevelopment goals of a relatively limited scope, the 
proposed 2019 POD focuses on perpetuating positive momentum in the Downtown 
area through projects meant to catalyze investment and participation in the area. 
However, conditions identified throughout the proposed POD indicate the clear need to 
take corrective measures to halt, prevent, and reverse blight. 

A primary example of blight and potential blight include severely limited housing 
opportunities relative to demand, due to limited stock and deterioration in quality. A 
significant amount of property is also vacant and underutilized. The proposed POD 
demonstrates that more than 60 parcels totaling approximately 45 acres that have 
been identified as opportunity sites for adaptive/interim uses, urban housing, and 
vertical mixed use development. Small businesses in the downtown also face 
challenges to economic development related to deteriorating facades and high rents. 
Blight conditions also pose challenges to mobility within the Downtown. Likewise, 
Street connections between centers of activity within the DDA boundary do not afford 
adequate safety to pedestrians and cyclists due to lack of sidewalks and dedicated bike 
lanes, damaged pavement, and inadequate signaling and striping of crosswalks.

Those measures provided for in the proposed POD that are intended to slow and 
reverse conditions of blight in the Downtown are comprehensive and well-



substantiated. Evidence of highly detailed analysis authenticating the potential of such 
measures can be identified throughout the proposed POD. 

Staff Recommendation and Findings of Fact
Staff has reviewed both the proposed POD and the existing POD. The proposed POD 
is consistent with the City’s overall vision, as included in the Comprehensive Plan, the 
Greater Downtown Plan, and sections of the Zoning and Development Code 
specifically related to Downtown. Staff finds that the proposed POD also enters into a 
higher level of detail than these documents, which is appropriate to enable focused and 
efficient actions for Downtown development by the authority and by private enterprise.

Staff finds that a range of conditions in the downtown district require corrective 
measures to halt and/or prevent blight, including such measures as to improve housing 
opportunities, economic opportunities, and mobility within the downtown. Staff also 
finds the plan will afford maximum opportunity, consistent with the needs and plans of 
the municipality as a whole, for the development or redevelopment of the Downtown 
Development Authority’s area. 

Staff therefore recommends approval of this proposal to repeal and replace the 
Downtown Development Authority’s Plan of Development with the “Vibrant Together” 
plan with the following findings of fact:

1. The plan complies with C.R.S. 31-25-802 in that there is a need to take corrective 
measures in order to halt or prevent deterioration of property values or structures within 
the plan of development area or to halt or prevent the growth of blighted areas therein, 
or any combination thereof, and

2. Further finds that the plan will afford maximum opportunity, consistent with the sound 
need and plans of the municipality as a whole, for the development or redevelopment 
of the plan of development area by the authority and by private enterprise. 
 

SUGGESTED MOTION:
 

Suggested Motion

Madam Chair, on the Plan of Development for the Grand Junction CPA-2019-496, I 
move that Planning Commission forward a recommendation of approval of the proposal 
to supersede the 1981 Plan of Development and associated ordinances and 
resolutions and adopt the Grand Junction Downtown Development Authority’s Plan of 
Development entitled “Vibrant Together” with the findings of fact as listed in the staff 
report.
 

Attachments
 



1. EXHIBIT 3 _ Proposed POD
2. EXHIBIT 4 _ DDA Map
3. EXHIBIT 2 _ 1981 DDA POD
4. EXHIBIT 5 _ proposed ordinance _ DDA POD
5. Exhibit List - DDA POD



EXHIBIT 3 – Grand Junction Downtown Development Authority proposed Plan of 
Development dated September 2019 
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ABOUT COMMUNITY 
BUILDERS  
Community Builders (CB) is a 
non-profit dedicated to helping 
local leaders create strong and 
prosperous communities in the 
American West.  CB provides 
information, analysis, assistance 
and trainings to support the 
many people and organizations 
working to build better places by 
aligning their community values 
to planning and economic goals.

The goal of the Community 
Builders Assistance Program is 
to provide communities with 
the tools and resources to spark 
meaningful on-the-ground 
progress, while building local 
capacity and creating success 
stories that inspire and transform 
places. 

ABOUT THIS REPORT 
This report is the product of a 
collaborative effort between 
the Downtown Development 
Authority of Grand Junction, 
The City of Grand Junction, 
Community Builders, The 
Community Action Team, 
Cascadia Partners, Jim Leggitt 
Studios, Swift Engineering. 
Special thanks to the 
stakeholders and the community 
members who provided feedback 
throughout the project.

PROJECT FUNDERS
Special thanks to the LOR 
Foundation, the Gates Family 
Foundation and the Downtown 
Development Authority for 
providing the funding necessary 
to make the Vibrant Together: A 
Downtown Initiative possible.
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WHY A PLAN OF 
DEVELOPMENT?
Throughout the course of its 38-year history the DDA has been involved in a diverse 

array of activities with the goal of sustaining Downtown Grand Junction’s role as a 

hub for economic activity and vibrancy that benefits the entire valley.  Many of the 

projects over this time have involved collaboration as it takes a pooling of resources 

and knowledge to make progress.  Some of the noteworthy projects include the 

development of Downtown hotels, Avalon Theatre renovation, the Mainstreet uplift 

and development of the riverfront.

While the DDA has had many successes one of the major hurdles the organization 

has had is the lack of a current road map that addresses the challenges of today while 

also looking at potential challenges in the future.  The 1981 Plan of Development 

provided many great concepts and ideas for the DDA to pursue, many of which have 

been completed and some that are still being worked toward.  The updated plan 

builds upon the past success and challenges of the past while identifying what the 

current trends, issues and solutions are.  Having a current Plan of Development will 

provide Downtown with a vision for the future along with strategies for achieving 

the goals and outcomes identified in the Plan.

- Brandon Stam  
       Downtown Development Partnership Executive Director
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I love the 
potential of 

Downtown GJ. I 
get excited about 

what this place 
can be. 

Vibrancy is 
characteristically 

Downtown 
Grand Junction. 
It has a unique 

character.

I tell all of out 
of town folks- 

Downtown GJ is 
the best 

downtown in the 
state!

“

“

“

”

”

”
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I live 
downtown. It 

means 
everything to 
me and my 
husband.

“

”
The downtown
 is one of the 
main reasons 
I moved here. 

It’s so alive and 
thriving.

Going 
downtown is 
my hobby... 
not joking.

“

“
”

”
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GOALS & 
STRATEGIES

Goal setting provides an opportunity for people to work together and build 
consensus. These goals serve several key purposes. First, they provide 
direction for advancing the community’s vision of building a thriving downtown 
for everyone. They should act as a tool for guiding future decisions, like 
determining if a new project or policy is in line with the vision. They are also 
useful for monitoring progress, to build upon successful efforts, or to identify 
unmet goals and gaps to address. From the input gathered and building 
upon priorities set by the Downtown Partnership and the City, five goals were 
identified for the Vibrant Together Project that will be the benchmark for future 
revitalization efforts.

VIBRANCY
Downtown is the “The 
heart of it all” as 
a 18 hour/7 days a week 
center of activity for all 
ages and income levels.

DOWNTOWN 
DEVELOPMENT
Downtown offers a 
diversity of quality 
housing choices for 
all price points to 
bring more people 
to live, work and play 
downtown.

IDENTITY
Downtown is recognized as 
the hub of regional culture 
for the western slope.

CONNECTIVITY
Downtown is connected to 
local destinations and outdoor 
amenities through safe pathways 
for bikes and pedestrians. 

SAFETY AND 
COMFORT
Downtown is safe 
and comfortable 
environment that is 
welcoming to all.

PLAN SUMMARY
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The biggest of the big ideas that emerged from the process is to bring 
more people downtown by creating more vibe and connecting this vibe 
to the River. This Plan will identify different strategies for achieving this 
through;

CONNECTIVITY Looking at the relationships and connections 
between key destinations in the downtown. (Chapter 3)

PLACEMAKING Enhancing the vibe in strategic locations. 
(Chapter 4)

DEVELOPMENT Identifying specific opportunities for infill 
development to activate opportunity sites along key corridors. 
(Chapter 5) 

THE BIG IDEAS

CONNECTIVITY INFILL 
DEVELOPMENTPLACEMAKING+

=

+
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PRIORITIES
CONNECTIVITY

PLACEMAKING

INFILL DEVELOPMENT

C1: Convert 4th and 5th to Two-way Streets

C2: Prioritize pedestrian and bike improvements to improve mobility throughout 
downtown and to the river.

C3:  Create a 2nd Street Promenade connecting the Train Depot to Two Rivers Plaza.

C4:  Initiate a Gateway and Wayfinding Study to improve ease of navigation for 
pedestrians, bike and vehicles in downtown.

P1:  Extend the vibrancy from Main to Colorado between 4th and 7th. 

P2:  Encourage more community gathering and event space in downtown.

P3:  Activate alleys and breezeways.  

P4:  Low-cost design strategies for Whitman Park.

P5:  Develop a program(s) to better utilize parking.

P6:  Adaptive Reuse of Buildings and Spaces to active the street frontage

D1:  Support existing businesses in the downtown through programs and Attract more 
business diversity to downtown.

D2:  Develop (a) Grant Program(s) to incentivize small scale local reinvestment in the 
downtown 

D3:  Adjustments to codes and policy that are barriers to development.

D4:  Leverage the DDA financial tools to incentivize development

D5:  DDA to lead a strategic catalytic development project



PLAN OF DEVELOPMENT | 13 

LOW-COST IMPROVEMENTS 
TO WHITMAN PARK

CONVERT 4TH AND 5TH 
TO TWO-WAY STREETS

5TH STREET GATEWAY
Safe crossings and gateway 

signage at 5th St.  Pedestrian and 
Bike corridor along South St.

2ND STREET 
PROMENADE

Connect the 
Entertainment and 

Hotels District to 
encourage future 

development at 
the train depot and 

connect to Dos Rios

MAIN STREET TO COLORADO DISTRICT
Connect Main to Colorado between 4th and 
7th Streets through alleys and breezeways, a 
new festival plaza, art, signage, ground and wall 
murals and infill development along Colorado.

7TH STREET CORRIDOR
Extend the energy of Main to the 
River along 7th Street through art and 
sculpture, signage, and infill development 
at the intersection of South and 7th St.

9TH STREET CORRIDOR
Connect neighborhoods to 
River along a multi-modal 
roadway.

INFILL DEVELOPMENT 
ALONG 7TH STREET
Encourage adaptive reuse, 
incremental development, 
vertical mixes use and urban 
housing.

Dos Rios

Las Colonias

Art Walk

Train 
Depot

Hotels &
Convention 
Center

Plaza

Intersection 
Improvements

Activity Node

Pedestrian and Bike 
Corridor

Artwalk

Retail Core

Hotel and Convention 
Core

DDA Boundary

Riverfront Trail
Colorado River

Sugar Beet 
Factory

Main Street

Colorado Ave.

RAIL DISTRICT

RIVER DISTRICT

FRAMEWORK PLAN
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BACKGROUND

The current DDA Plan of Development is 38 years old, 
and therefore, is challenged to guide development 
that is reflective of both the current market or 
the vision of the community for what the future of 
greater downtown should be. In this time of growth, 
the DDA should have a strong governing document 
that is reflective of the community’s wants and needs 
in downtown and develop strong partnerships for 
making a positive impact to the downtown.  Future 
growth needs to happen in a way that protects the 
unique history and celebrate the local assets of the 
community.  
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10

This Plan will identify a 
vision the downtown that 
is aligned with the needs 
of the community.  
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BACKGROUND
INFORMATION

WHAT MAKES GRAND 
JUNCTION SPECIAL?

INTRODUCTION

Arts & Creativity
Local Bike 

Scene
Agriculture &
Wine Culture

Recreation Economy & 
Natural Resources

We asked you!
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Local residents describe the City of Grand Junction as a welcoming community 
with a small-town vibe characterized by strong local arts, culture and history. At the 
heart of it all is the downtown. However, residents also feel there is lot of potential 
for improvement in downtown. Regional population and economic growth are 
creating a demand for development. With this growth comes the need for strategic 
thought about what is best for the community.

The goal of this Plan of Development, called “Vibrant Together: A Downtown 
Initiative,” (referred in this document as ‘the Plan’ or ‘the POD’) is to communicate 
our shared values for growth in Downtown Grand Junction. This Plan will be a 
governing document for the Downtown Partnership (DP) and will identify a clear 
plan of action for priority projects, strategies, and partnerships in that are aligned 
with the community’s vision for downtown. To achieve this the Plan will;

Provide a unified vision for downtown;
Identify projects that advance the vision;
Bring local leaders together in pursuit of that vision.

WHY DO THIS NOW?
The primary responsibility of the Downtown Partnership is to support and 
facilitate economic development efforts to enhance the vitality of the 
Downtown community through capital investment and construction. While the 
City Comprehensive Plan, The Greater Downtown Plan and other guiding vision 
documents and strategic plans identify opportunities and regulate growth in 
the downtown, this Plan of Development will guide the types of projects and 
programs for downtown with the goal of sustaining Downtown Grand Junction’s 
role as the preeminent hub for economic activity and commerce, cultural 
experiences and as a vibrant place to live and visit.

“Downtown Grand Junction creates a sense of home - this is where 
we bring our friends when they visit - this is where we take them to 
show off our community.”  
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ABOUT
THE DOWNTOWN 
PARTNERSHIP

The Downtown Partnership (DP) consists of two special districts, the Downtown 
Development Authority (DDA) and the Business Improvement District (BID) 
which share the same staff and Board of Directors. Large and small, Downtown 
Grand Junction is involved in a wide array of activities and projects Downtown, 
all with the goal of sustaining Downtown Grand Junction’s role as the 
preeminent hub for economic activity and commerce, cultural experiences and 
as a vibrant place to live and visit.

The Downtown Development Authority was established in 1981 by the City 
of Grand Junction after receiving approval through a special election of the 
Downtown property owners and businesses.  The DDA was established to halt 
and prevent deterioration of property values within its district and to assist 
in the development and redevelopment of its district and to use its power 
to promote the general welfare of the district by the use of its direct and 
supplemental powers. The Authority was one of the first such organizations 
in the State of Colorado and focuses on supporting and facilitating economic 
development efforts to enhance the viability of Downtown through grants, 
capital investment and improvements to public amenities. 

In late 2005, business and property owners within the boundaries of the 
BID voted to impose a special assessment which would fund marketing, 
promotions, public relations, advertising and special events. The BID affects 
Downtown Grand Junction commercial property owners only and excludes 
residential properties. The Business Improvement District produces and 
supports events that attract visitors, enrich life for residents, and drive revenue 
to local businesses.  The BID also develops advertising, marketing, and public 
relations campaigns that reach regional, statewide and national audiences and 
help brand Downtown as a regional hub.

The Downtown Development Authority (DDA) focuses 
on supporting and  facilitating economic development 
efforts to enhance the viability of Downtown through 
grants, capital investment and improvements to 
public amenities.
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ORGANIZATION

POWERS AND INITIATIVES

POLICY AND DECISION MAKING

This nine-member board is appointed by the Grand Junction City Council. Eight 
of the members must be a resident, business lessee, or own real property within 
the boundaries of the DDA and BID. The City Council shall appoint one member 
that is exempt from the above qualifications. The four-year terms expire in June. 

Downtown Grand Junction is involved in potential catalytic projects such as 
the Las Colonias Business Park and the Las Colonias Amphitheater that are 
transforming Downtown’s River District into a vibrant area that will incorporate 
recreation, entertainment and job clustering into an area that has historically seen 
little investment. The Downtown Partnership is also engaged in helping bring two 
new hotels to downtown as well as much needed renovation to Two Rivers that 
will allow it to continue to operate as an economic driver for downtown.  Potential 
new downtown housing is also on the way as the DP reached an agreement with 
a developer for the former R-5 building site to develop townhomes and find an 
adaptive reuse of the former school building.  The most recent project is a public/
private partnership with Kaart Group which will add four and six story class A office 
space to 7th and Main and add roughly 80 new jobs to Downtown.

The Plan of Development will be approved by the Downtown Board.  Following 
Board approval, the Planning Commission will review the plan and make a 
recommendation to City Council for final approval and adoption.

The Business Improvement District (BID) produces 
and supports events that attract visitors, enrich life 
for residents, and drive revenue to local businesses.  
The BID also develops advertising, marketing, and 
public relations campaigns that reach regional, 
statewide and national audiences and help brand 
Downtown as a regional hub.

The Downtown Parthnership should have a strong governing document 
that is reflective of the community’s wants and needs. Through the process 
develop strong partnerships for making a positive impact to the downtown. 



20 | DOWNTOWN GRAND JUNCTION

The boundary is important in that these are the properties and general areas in 
which the DDA has the ability to utilize its powers to assist in project, programs 
and policy as outlined by this Plan. Throughout this Plan, ‘downtown’ is used 
more generally to refer to the area defined by the Greater Downtown Plan, 
which encompasses the Central Business District, the Rail District and the River 
District.  The DDA boundary includes properties within the DDA District that 
extends from the Central Business District to the Rail District and River District.  
The Business Improvement District largely consists of the Central Business 
District as well as some properties within the River District.  It should be noted 
that properties can voluntarily incorporate into both Districts with DDA/BID and 
City Council approval.

DDA BOUNDARY
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HOW THIS DOCUMENT IS ORGANIZED 
CHAPTER 1 :  BACKGROUND
The introduction sets the stage for the ideas in the Plan.  It provides background 
context for how history has informed current trends in Grand Junction.  It provides 
information on the history of Downtown Partnership and how this plan is consistent 
with related, past planning efforts in Grand Junction.

CHAPTER 2:  PROCESS
This chapter explains the planning process that was undertaken to develop the 
strategies in the Plan.  Results from community outreach which engaged over 500 
community members in person and over 25,000 people online. 

CHAPTER 3,  4  & 5:   B IG IDEAS,  STRATEGIES AND ACTIONS
These chapters explore specific strategies to achieve the goals with 
recommendations for action around three overarching themes; connectivity, 
placemaking and development.  Each strategy describes some of the background 
of the ideas and why it matters to downtown and outlines key action items.

CHAPTER 6:  IMPLEMENTATION
This section provides a frameworks for how the Downtown Partnership and local 
partners can build momentum in the downtown on the strategies and specific 
actions, priorities to guide the actions, projects, policy and programs for the next 3 
to 5 years.

There are a number of existing plans that are of significant influence to Downtown 
Grand Junction, including the 1981 Plan of Development. It is important to 
consider how these existing plans will support and work in collaboration with 
this Plan of Development.  Vibrant Together will work in alignment with the City’s 
Plans such as the Great Downtown Plan and provide recommendations from 
this update should help to inform revisions to the Comprehensive Plan update 
currently underway with the City.  Key considerations and potential impacts are 
outlined in the Appendix.

PLAN CONSISTENCY

ACTION
Outlines specific actions the DP should 
take to move ideas forward.

POLICY
The DP should coordinate with the City 
to modify codes and regulations.

PROGRAM
A program the DP should develop 
and/or coordinate with a partner to 
develop.

PROJECT
A specific project or study to work with 
partners on detailed design and costs.
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UNDERSTANDING
GRAND 
JUNCTION

Grand Junction gets its name from its location at the confluence of the 
Colorado River (formerly named the Grand River) and the Gunnison River 
and offers sweeping views of the Grand Mesa, Colorado National Monument 
and the Book Cliffs. The Grand Junction town site was settled September 26, 
1881, although human civilization in the area dates back thousands of years to 
include the Ute and Fremont tribes, among others.  Grand Junction has been 
shaped by natural geography as well as man-made transportation connections, 
first by the Denver and Rio Grande Railroads in 1882 and again when the 
Interstate system reached the City in the 1960’s.  These connections supported 
the economic growth of agriculture across the Western Slope, and in later 
years wholesale goods and energy production.  The River has a significant role 
in shaping Grand Junction and the surrounding landscapes.  This powerful 
river provided water in the desert for the growth of both towns and agriculture.  
Between the river and the rail, Grand Junction became a regional hub of 
agricultural and mining industries that transformed the downtown.

In the 1950’s, a time when many cities were looking towards pedestrian malls, 
Downtown Grand Junction embraced the concept of a chicane, which is a 
serpentine street design with pockets of green space and public art.  Grand 
Junction’s Main Street is celebrated as an innovative and successful downtown 
revitalization strategy, the design of which is part of the unique character 
and history of the community. The downtown was first recognized nationally 
in 1962 when Operation Foresight began to reconstruct Main Street into a 
‘downtown shopping park’ with landscape, parking and updated streets for 
which the city was awarded All America City recognition by Look magazine. 
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TODAY

TOMORROW

The future of Grand Junction looks bright. Based on the shifting demographic 
trends, the demand for housing and influence of the local arts scene, there 
is opportunity for growth in the City, specifically in the downtown. 
In addition, the outdoor amenities and agricultural assets of the 
region provide a unique setting that is attractive to both long 
time locals and new residents. Key to this is reactivation of 
the confluence in the River District, with Las Colonias 
Park, Dos Rios, the Riverfront Trail with connections 
to the Lunch Loops, and providing access to 
the Colorado River.  Local residents know 
this is what makes Grand Junction 
special.  There is an essential need 
to make the connection from 
the river area to and from 
Downtown. 

Downtown Grand Junction is 
now home to dozens of outstanding 

locally-owned shops, music venues, 
restaurants, galleries and area services with 

a large collection of public art, fountains and 
historic buildings. 

Art on the Corner (AOTC) is a year-round outdoor sculpture 
exhibit which was established in 1984 by local sculptor, Dave 

Davis and was one of the first of its kind in the country. Art on the 
Corner, First Friday’s, farmers markets and events at the Avalon are noted 

as some of people’s favorite events in the downtown that make Main Street a 
source of pride for local residents as well as a draw for visitors.

GRAND JUNCTION

GRAND JUNCTION
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Understanding current trends and market shifts in the downtown assists in 
making informed decisions around planning and policy.  While the future is 
always an unknown, markets can shift and change.  A keen understanding is 
needed for how economic growth has affected development in the downtown 
and how current shifts in the market can inform future growth for the Plan. An 
understanding of the markets is included in Appendix B. 

DEMOGRAPHICS

OFFICE MARKET

Grand Junction today is the 
largest City along the I-70 
corridor between Denver and Salt 
Lake City with a City population of 
58,000 and a metropolitan area 
of 146,000 people. As the major 
population and employment 
center in the region, the City 
is home to county and state 
offices, three major hospitals and 
Colorado Mesa University.  The 
downtown population represents 
25,000 people with approximately 
10,000 residences. 

As a regional hub, Grand Junction has a strong daytime 
population with downtown banks, real estate and other 
professional services as well as being the central location of 
many City and County offices. In addition, The Grand Junction 
Business Incubator is locally training and producing young 
entrepreneurs and emphasizes the creation of local jobs 
emerging in the downtown. The City has also focused attention 
on the outdoor recreation industry that is inherent to the region. 
To attract growth in this sector, the 15-acre business park within 
the Las Colonias development at the riverfront will offer outdoor 
recreation companies a new office submarket within the Greater 
Downtown.  

87%

61%

48%

for dining

for shopping

for work

Why do you go 
DOWNTOWN?
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Demographic research suggests 
that downtown is attracting a 
young generation of people 
starting their careers, and an older 
generation of retirees ‘empty-
nesters’ who are downsizing.  This 
in addition to a strong residential 
rental and for sale housing market 
in downtown, suggests a demand 
for increased housing and infill 
development in the downtown. 

Downtown serves as an important retail node for local 
and regional residents as well as tourists. Community 
input shows that 76% of people go to downtown Grand 
Junction once or more each week. The downtown is 
supported by a large regional population of people that 
come to downtown for work (40%), shopping (54%) and/
or for dining and drinks (78%). There is a growing market 
potential for restaurants and bars in the downtown as this 
area has seen 13% growth over the last 10 years.  There is 
also a momentum in the downtown market driven by the 
recreation and tourism culture in the area exemplified by 
the Las Colonias River Development and 15-acre business 
park.

78%
of survey respondents go 
downtown

1X OR MORE PER WEEK

28%

12%

Residents want 
more dining 
and shopping 
downtown.

Residents want 
longer hours for 
businesses.

RETAIL MARKET

HOUSING MARKET
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PROCESS

The goal of Vibrant Together Project is to work with 
residents and local organizations to create a vision 
for a thriving downtown. In addition to providing 
strategies for the downtown, the process has 
built support from the community as well as local 
partnerships for successful implementation.
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20
“Everything that matters 
most to me in GJ is 
downtown”
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A COMMUNITY 
DRIVEN PROCESS

TO CREATE A GREAT 
DOWNTOWN

DOWNTOWN TODAY DOWNTOWN TOMORROW
Where are we? Where do we want to be?

Understand the current conditions 
and trends that influence 
downtown. This phase will result 
in a market analysis and under-
standing of local issues and 
concerns.

Develop downtown goals that align 
community priorities. This phase 
will result in goals that provide a 
framework for action and guide 
decision making.

1 2



PLAN OF DEVELOPMENT | 29 

The Vibrant Together process followed four distinct phases, looking broadly 
at the issues, developing community driven goals, and moving towards more 
specific strategies and actions to achieve these goals.  Each phase provided a 
number of meaningful opportunities to engage in community dialogue to gain 
more awareness around the challenges in the community and provide feedback 
on ideas for change.  Through the process there has been a perceivable shift 
in the community conversation around working together towards common 
objectives and putting ideas into action.

PRIORITIES AND ACTIONSSTRATEGIES
Where and how do we start?How will we get there? 

This phase will result in a Plan of 
Development update that identifies 
key concepts for downtown, 
implementation recommendations, 
and key partnerships for taking 
action.

Explore and refine ideas and 
strategies to advance downtown 
goals. This phase will result in a 
series of strategies that focus on 
achieving community goals.

3 4

24,456
People Reached on Social Media

O
VE

RINDIVIDUAL
SURVEY 

RESPONSES362
Comment Boxes & Community Survey

24
Focus Group 
Meetings

7
Community 
Action Team 
Meetings

 500
Engaged 
Community 
Members 
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METHODS
COMMUNITY 
ENGAGEMENT

Feedback from local residents and visitors is essential to understanding the 
community vision for downtown.  Vibrant Together aimed at a wide variety of 
public engagement activities and strategies to reach a broad spectrum of the 
population and to make providing input easy and fun. A complete summary 
of the engagement process and activities is provided in the Appendix.  
Community engagement took place in three phases through the project; 

The first step in community engagement was working with and listening to 
the community to identify their perspectives on what works and what doesn’t 
downtown.  Between September 2018 and February 2019 community feedback 
was received at pop up events, comment boxes around town, through an 
online survey and Instagram surveys, focus group meetings, meetings with 
stakeholders, the Community Action Team and at a series of strategy workshops 
followed by a Community Open House. Feedback asked a series of questions 
that looked to better understand; 

The next step in the process was working with stakeholders and the public to 
identify specific actions to work towards achieving the goals identified in the 
first phase.  A week-long Design Workshop took place in April 30-May 2 2019.  
The workshop brought together a team of experts to produce conceptual 
drawings and renderings while gathering immediate feedback from the DDA, 
CAT, stakeholders and public.  This was a collaborative team-based approach 
that resulted in developing design concepts and strategies.  Following the 
workshop, we met with property owners and potential project partners for 
review and input on the ideas and strategies encompassed in this Plan.

DOWNTOWN TODAY AND TOMORROW

IDEAS FOR IMPROVING DOWNTOWN

1. What downtown means to residents and visitors in Grand Junction;

2. How people get around and what challenges they face;

3. What people like to see or do in downtown now and what they would like to 	
     see or do in the future.
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ActionAction

Improving DowntownImproving Downtown

Downtown TomorrowDowntown Tomorrow

Downtown TodayDowntown Today

Design Workshop
Strategy Review with Stakeholders

Final Plan

Completed in February 2019:  Phase 1/2 Summary

Completed May 2019:
Workshop Summary

Completed in February 2019:  Phase 1/2 Summary

Comment Boxes
Surveys

Focus Group Meetings

Strategy Workshop
Community Open House

A number of videos were produced about the big ideas the Plan would highlight 
that were distributed on social media. An Instagram Live and Facebook 
Live answered questions from the community about the ideas in the Plan.  
Community Action Team members provided blogs on their key takeaways from 
the project that were shared on the website, social media and in the Sentinel.  
The goal was to share the ideas in this Plan to build an understanding of these 
strategies and why they matter to the future of downtown.

General 
Feedback

Specific
Feedback

Targeted
Feedback

RECOMMENDATIONS FOR ACTION

COMMUNITY ENGAGEMENT PROCESS DIAGRAM
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CONNECTIVIT Y

Streets are the connective networks of downtown 
essential to creating a vibrant community.  They are 
an important part of getting people where they need 
to go- whether it is to a favorite restaurant on Main 
Street or a show and the Avalon.  A great street moves 
people, bikes and cars safely and comfortably.  Cars 
should travel slow enough to see businesses and 
keep people safe, as well as get them where they 
need to go.  Primary corridors, such as Ute and Pitkin 
prioritize cars.  Others, such as Main and Colorado 
balance the movement of cars, people and bikes.  
Streets also play an important role in the success of 
businesses that front them.  The space between the 
street and the building is where the magic happens.  
From running into a neighbor at a street café to 
stopping to take a selfie with a piece of art to window 
shopping for a new pair of shoes, this is what great 
downtown experiences are made.
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30
“It’s a beautiful place to 
hang out. I love the old 
buildings, trees, and walk-
able lifestyle.”
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BIG IDEAS: 
CONNECTIVITY

CONNECT KEY 
DESTINATIONS TO 

DOWNTOWN
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Convert 4th and 5th to Two 
Way Streets.

Prioritize pedestrian and 
bike improvements to 
improve mobility throughout 
downtown and to the river.

Initiate a Gateway and 
Wayfinding Study to improve 
ease of navigation for 
pedestrians, bike and vehicles 
in downtown.

Create a 2nd Street 
Promenade connecting the 
Train Depot to Two Rivers 
Plaza.

1

3

2

4
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C1.
CONVERT 4TH AND 5TH 
TO A TWO-WAY STREET:

Converting 4th and 5th to two way streets would promote safer, more 
comfortable, walking and biking and support more successful businesses 
along these key corridors. This creates more experiential streets by attracting 
more foot traffic. More people walking attracts more restaurants with outdoor 
seating, promotes more drop-in business, and encourages more chances 
to meet and interact as a community. On the Vibrant Together walking tour, 
stakeholders noticed 5th Street is significantly noisier and feels less safe with 
traffic whizzing past.  In comparison, walking along 6th Street which has slower 
traffic, street trees, and nice places to sit feels more comfortable and local 
residents more often choose to take this route.   

Converting 4th and 5th Streets is not a new discussion for the City of Grand 
Junction. The 1981 Plan of Development addressed this idea and more recently 
in the Greater Downtown Plan in 2015. Stakeholder meetings with CDOT and 
the City were generally receptive to the idea of converting to two-way streets. 
The biggest concerns noted are how this change would be perceived by the 
community and increased traffic along 5th. Preliminary discussions with traffic 
engineers suggest that the existing grid would disperse traffic and not provide 
significant traffic implications to downtown. 
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ACTION

PROJECT

PROJECT

Increase awareness of the importance and value of two-way streets in downtown among 
business owners and residents to gather support from the community. 

Engage a transportation engineer to model roadway design and configuration to better 
understand traffic impacts and costs.  Explore a temporary re-striping study to ‘test’ 
the project, identify potential problem areas for further study, and gain the trust of the 
community before a larger infrastructure investment. 

Following a successful launch of a test project, and with support from the local community, 
the City could work with the Downtown Partnership to identify a series of larger infrastructure 
related projects for 4th and 5th that would convert them into multi-modal streets with two-
way traffic, on-street parking, bike lanes and sidewalks with street trees and furnishings. 

KEY ACTION ITEMS

SAFER 

QUIETER  

SLOWER

E C O N O M I C  				  
    D E V E LO P M E N T

+

+

=

STREETS

STREETS

STREETS

Two-way streets are slower, safer, and quieter- which attracts more 
people to walk and bike along these corridors.
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C2.
PRIORITIZE PEDESTRIAN AND BIKE 
IMPROVEMENTS TO IMPROVE MOBILITY 
THROUGHOUT DOWNTOWN AND TO THE RIVER.

The Colorado River is an east-west spine of the community. It represents the 
identity and the history of Grand Junction. A consistent message heard from 
the community was to promote better walkable-bikable connections from 
downtown to the River and future development at Las Colonias and Dos Rios. 

Street design has an impact on if people choose to walk or bike and how they 
experience a downtown.  Some areas of downtown, such as Main Street, have 
a very comfortable walking environment.  However, off Main, there is a need for 
safety improvements such as better lighting, improved crosswalks and better-
quality sidewalks.  Design elements to promote safe walking or biking and 
encourage more active streets include curb extensions, ramps, street trees, 
street furnishings art and signage as well as lighting to feel safe. Some of these 
strategies, such as crosswalks and bump outs, could be applied throughout the 
downtown- or at key intersections- as a low-cost, high-impact strategy.  

People need to move safely from north to south and east to west- and 
everywhere in between- to create a vibrant downtown. There are opportunities 
to enhance existing roadway corridors to provide multiples routes to connect 
to key destinations in downtown and to the river. 
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Painted with white stripes or 
bright colors, these provide 
increased visibly of legal 
pedestrian movements to 
inform vehicles of shared space 
and inform pedestrians of safe 
places to cross.  Crosswalks 
could be painted by local artists 
or community members within 
the Creative District, tie to local 
arts and include the history of 
Grand Junction.

Curb extensions (often referred 
to as bulb outs) are a simple 
strategy in downtown to 
improve pedestrian safety and 
increase the aesthetics of a 
street. Curb extensions increase 
pedestrian safety by decreasing 
the crossing distance and 
increasing visibility by extending 
the curb and sidewalk into 
streets where on-street parking 
exists.  These can be built as a 
test project with paint before 
installing permanent curbs.

CROSSWALKS

CURB EXTENSIONS

Q U I C K  W I N S  F O R  M O B I L I T Y 
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7th should function as a primary connective corridor from Main Street to the 
Riverfront.  It is critical that it be an engaging, walkable and bikeable street. The 
existing 7th St. corridor has recently updated infrastructure, buildings framing 
the street, and emerging local businesses.  Redevelopment projects  along the 
7th St. corridor  would bring the energy of downtown towards the River and 
encourage future redevelopment within the Rail District.  An ‘art trail’, with art 
as a visual beacon, to lead people from the art on Main Street to the river is 
another strategy to activate the corridor. 

7TH STREET

PEDESTRIAN BRIDGES

The City has discussed vehicular connections over the Railroad tracks to 
reconnect the grid along 12th Street as a major north-south thoroughfare.  A 
different way to think about increasing connectivity at this location may be to 
shift the conversation towards a Pedestrian/Bike Bridge which would have less 
impact to rail operations and have lower infrastructure costs.

12th Street connects north 
to Colorado Mesa University 
and to Riverside Parkway 
including the future 
development at the Sugar 
Beet Factory.

Future planning around the Dos Rios Development would benefit from a 
pedestrian and bike connection to downtown.  It is a relatively short distance 
from the Dos Rios project area to downtown.  However, due to high speed roads 
and rail lines future residents would need to walk over a mile to dine and shop. 
A pedestrian bridge from Dos Rios to the Train Depot and potential 2nd Street 
promenade would significantly increase access in this part of downtown.

ILLUSTRATIVE PERSPECTIVE OF 12TH ST.  BRIDGE
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Riverside Parkway is a road designed for vehicles, not pedestrians.  As such it 
is a barrier between potential redevelopment to access to Las Colonias and 
the River.  Efforts should be made to improve pedestrian at-grade crossings at 
7th, 9th, 12th and Winters Ave, which are spaced at about ¼ mile.  Pedestrian 
signals, high visibility crosswalks, bump outs, narrowed turn radii, and refuge 
islands are strategies that could help to increase pedestrian and bike safety.

Many local residents stated 9th Street is preferred walking route because it is 
quieter and provides a more direct connection from downtown neighborhoods 
to the River.  This street should be a multi-modal road.  Streetscape infrastructure 
improvements should include curb and gutter, buffered bike lanes, sidewalks 
and art along the corridor. 

Main Street is approximately 1 mile from 7th and Riverside Parkway. The 7th and 
South St. intersection is ¼ mile, commonly understood to be a comfortable 
5-minute walk, from Main Street.  Activating this node will help to draw people 
along the 7th Street corridor.  

RIVERSIDE PARKWAY 

9TH STREET

7TH & SOUTH

9th Street is a great 
connection to the river with 
a lot of potential to provide 
a safe, walkable pathway.

ILLUSTRATIVE PERSPECTIVE OF 9TH STREET
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Main Street is a great east to west connection but it is a challenging route 
for bikes.  South Street would be an east-west alternative and bike route. It 
is not highly trafficked, has a wide ROW that could accommodate additional 
infrastructure, and is a comfortable, treelined street.  In addition, Ouray could 
be modified to accommodate bikes and provide a safe bike connection to 
the lanes along 10th Street. These connections would offer a safe bike and 
pedestrian alternatives to higher-speed streets like Grand Avenue and I-70B.  

SOUTH STREET

The intersection of 5th and South Street is an important arrival gateway 
into downtown but is challenged with heavy infrastructure.  Cars travel at 
significant speeds, traffic merges at Ute and Pitkin, and Whitman Park does 
little to welcome to downtown.  A median in the roadway at the 5th and 
South intersection restricts for east-west movement for vehicles, bikes and 
pedestrians.  Yet this important intersection also provides access to the 
bus terminal and 7th Street corridor. Discussions with CDOT should identify 
strategies to slow vehicles and improve multi-modal access at this location.  
This could include as lane narrowing after the bridge to slow traffic entering 
downtown.  Bump outs, sidewalks, signage and landscape to improvements 
along the roadway provide visual cues for cars to slow and increases 
pedestrian comfort and safety.  Safe pedestrian and bike access must be 
provided to the bus terminal for the success of transit in the downtown. 

A warrant is a condition that an 
intersection must meet to justify 
a signal installation. A thorough 
investigation of traffic conditions, 
accident history, and physical 
characteristics of the location is 
necessary to establish warrants for 
the installation of a traffic signal.  
The Region Traffic Engineer will 
conduct the signal warrant study 
with all the necessary calculations 
and shall certify that warrants have 
been met by documenting them in 

SIGNAL WARRANT

a letter.
Traffic Control Signals can be justified 
when warrants are met as indicated in 
the Manual of Uniform Traffic Control 
Devices for Streets and Highways 
(MUTCD), Part IV.  The following eight 
“traffic control signal needs studies”, 
are warrants for a new signal;

C O O R D I N A T E  W I T H  C D O T
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POLICY

ACTION

ACTION

PROGRAM

PROJECT

PROJECT

The City should amend the GDP to update the 9th Street sections to be more multimodal.

The City and the Downtown Partnership should initiate conversations with BNSF to improve 
pedestrian and bike access over the Rail lines.

The City and the Downtown Partnership should engage in discussion with CDOT for traffic 
calming tools and a better pedestrian crossing at 5th and South. 

The Downtown Partnership to coordinate a community crosswalk paint program at the 
intersections along Colorado as a pilot project.

The City, with support of the Downtown Partnership, should review intersections along 
Riverside Parkway, 5th and South, 7th and South, Ute and 2nd, Pitkin and 2nd, and the 
roundabout at 7th and Main for an improved pedestrian access.

The Downtown Partnership should work with City Public Works, Urban Trails Committee 
and Neighborhood Groups to better understand the types of bike lanes facilities the 
community wants. Develop a design plan and identify funding to implement bike lanes.

KEY ACTION ITEMS

Warrant 1, Eight-Hour Vehicular Volume
Warrant 2, Four-Hour Vehicular Volume
Warrant 3, Peak Hour
Warrant 4, Pedestrian Volume
Warrant 5, School Crossing
Warrant 6, Coordinated Signal System
Warrant 7, Crash Experience
Warrant 8, Roadway Network
Warrant 9, Intersection Near a Grade Crossing
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C3.
CREATE A 2ND STREET PROMENADE CONNECTING 
THE TRAIN DEPOT TO TWO RIVERS PLAZA.

Connecting the Train Depot to more active areas of downtown is an important 
goal. The railroad is a strong part of the history of Grand Junction and 
influenced how the City grew and prospered. Today, people visiting Grand 
Junction by train stay at the hotels along Main Street a couple of blocks 
north. Yet, navigating this area is both uncomfortable and confusing for local 
residents as well as visitors arriving to Grand Junction by train.  The roadways 
are fast, pedestrian crossings are limited, and the sidewalks are in disrepair.  

The Old Train Depot is under new ownership for potential redevelopment and 
was noted as many peoples favorite building in downtown.  Second street is 
a direct connection from the Train Depot to Two Rivers Plaza on Main St.  This 
should be a safe, visible corridor inviting visitors and locals from to the heart of 
Grand Junction.  There is some emerging redevelopment along Second Street 
such as restoration of the old Train Depot, a brewery and wine bar and a new 
hotel.  Investment along 2nd Street would likely spur additional redevelopment 
in the area.  

For this to be a safe and viable route for pedestrians, signalized intersections 
are critical.  Ute Street and Pitkin Street are currently State-owned highways 
managed and maintained by CDOT.  Transportation departments across 
the country are increasingly recognizing the value of multi-modal streets- 
street that pedestrians and bicycles, as well as vehicles safely.  A key focus 
in discussions with CDOT should emphasize the importance of moving 
pedestrian’s safely from north to south along the I-70B corridor.  This is an 
obtainable goal and a strong compromise for mitigating the impacts of I-70B 
on the downtown.



PLAN OF DEVELOPMENT | 45 

PROJECT

POLICY

The City convened a stakeholder meeting in July 2019 to get feedback about a 2nd Street 
promenade from nearby businesses and relevant stakeholders.  The City hired local 
landscape architect to help develop design concepts based upon the feedback with the 
goal of having a completed concept for the 2nd Street Promenade by the end of 2019.

Downtown Partnership should coordinate with CDOT to obtain a signalized intersection 
through a warrant study.

KEY ACTION ITEMS

2ND STREET ILLUSTRATIVE PERSPECTIVE

A road diet could allocate 20’ of 
2nd St. to a pedestrian tree-lined 
promenade with signage, art, 
sidewalks, and street furnishings.  
A pedestrian crossing at South 
Street, a city-owned and 
maintained street, would provide 
safe access from the Train Depot 
to the 2nd Street promenade. 

CONCEPTUAL PLAN OF 2ND STREET AND SOUTH STREET CONNECTIVITY



46 | DOWNTOWN GRAND JUNCTION

C4.
INITIATE A GATEWAY AND WAYFINDING STUDY TO IMPROVE 
EASE OF NAVIGATION FOR PEDESTRIANS, BIKE AND 
VEHICLES IN DOWNTOWN.

Downtown Grand Junction is bisected by highways, rail lines and vacant areas 
which creates divisions within downtown and makes it challenging to navigate.  
To encourage people to walk, shop and explore downtown needs to be safe 
and easy to get around for both residents and visitors.  Wayfinding references 
how people navigate from place to place.  Wayfinding is most successful when 
it is looked at comprehensively through a family of sign elements along key 
corridors to strategic destinations.  Gateways, directional signs, street banners, 
pavement markings, public art and map kiosks are ways to direct people in a 
manner that is simple and understandable.

Signage should be provided at a range of scales to assist drivers, bikes and 
pedestrians in navigating the downtown district.  Signage that designates 
times or distances to local destination is more motivating for people to walk 
or bike.  A wayfinding study should look at other elements of this Plan such as 
providing ease of access to public parking, an ‘Artline’, and activation of the 
alleys.  This is also an opportunity to collaborate with local artists and local 
businesses for how the brand and identity should connect to local history, the 
arts and culture of Grand Junction.

ACTION
The Downtown Partnership should initiate a comprehensive wayfinding and gateway study 
to provide a strategy for bringing people to and navigating around downtown. 

KEY ACTION ITEMS
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Streets are an important part of getting people where they need to 
go- whether it is to a favorite restaurant on Main Street or a show and 
the Avalon.  A great street moves people, bikes and cars safely and 
comfortably. 

78% 

51% 
of comments 
would like to 
see more bike 
lanes and bike 
racks. 

of survey 
respondents go 
downtown 1X or 
more per week

20% 
WALK

7%
BIKE

73% 
DRIVE
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PLACEMAKING

People are looking for more than just a shopping 
in downtowns. They are looking for an experience 
that includes dining, events and interacting with 
neighbors. Placemaking key to creating a downtown 
experience.  Interesting, interactive spaces create 
thriving places that people want to live and hangout. 
Placemaking can be creative in leveraging local 
arts and culture to highlight a community.  It can be 
transformative in building character and quality of 
place that sparks reinvestment.  It can also be low 
cost by looking at opportunities for small changes 
using minimal or reused materials.  Anyone can be a 
placemaker; a business who builds a parklet in front 
of their store, a developer who adds a plaza with a 
park and cafe seating in their project, and community 
of artists that come together to paint a ground mural 
at an intersection.
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40
“Downtown GJ is the hip, cool, 

artsy, exciting part of town.”
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BIG IDEAS: 
PLACEMAKING

ENHANCE THE
 VIBE IN THE 

DOWNTOWN
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Extend the vibrancy from Main 
Street to Colorado Avenue 
between 4th and 7th Streets.

Activate alleys and 
breezeways.

Develop (a) parking program(s) 
to better utilize parking.

Encourage more community 
gathering and event space in 
downtown.

Low-cost improvements to 
improve safety at Whitman 
Park.

Adaptive reuse of buildings to 
activate the street frontage.

1

3

5

2

4

6



52 | DOWNTOWN GRAND JUNCTION

P1.
EXTEND THE VIBRANCY FROM MAIN 
STREET TO COLORADO AVENUE BETWEEN 
4TH AND 7TH STREETS.

Great downtowns are more than a great Main Street.  They are a network of 
streets, spaces, and buildings that work together.  Expanding the energy of 
Main Street towards the emerging businesses along Colorado will extend 
the vibe to create more activity downtown.  New and different businesses 
in downtown will capture a more diverse set of shoppers, which will attract 
new and different people to come downtown, which will in turn attract more 
businesses.  This business diversity is healthy for downtowns to serve a wide 
range of people, from students to families to active retirees, and contribute to 
interesting and engaging place to hang out.  Encouraging business expansion 
along Colorado makes sense.  Colorado is a great street, with updated 
infrastructure and strong local businesses to frame to the street on the south 
side.  Extending the momentum to the south of Main Street is a first step 
towards extending this energy towards the river, and encourages development 
towards the Rail and River Districts.

CONCEPT DISTRICT PLAN
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ACTION
The Downtown Partnership should work with the local businesses to create a brand and 
marketing strategy for this area which could include the ‘Artline’, identity of the alleys and 
breezeways, murals, creative district programs and event programs.

KEY ACTION ITEMS

PICTURES

DOWNTOWN CONCEPT DIAGRAM
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P2.
ENCOURAGE MORE COMMUNITY 
GATHERING SPACES IN 
DOWNTOWN.

The community expressed interest in more spaces downtown for people of 
all ages to hang out.  Currently, events are a huge success in downtown and 
do a great job of bringing people downtown - but it is cumbersome to close 
Main Street.  An additional event space or plaza would provide a venue and the 
infrastructure to increase and/or improve events in the downtown as well as 
to provide a location for casual public gathering in downtown during off-event 
times.  

An event plaza could be implemented incrementally.  The first step would be 
to keep the parking and block off the space during events.  A next step could 
be incorporating low-cost improvements such as a ground mural, temporary 
seating and overhead lighting.  Finally, if successful based on feedback from 
businesses and the local community, options could be explored for dedicating 
a permanent event space with a stage, plaza paving, new safe-restrooms, 
lighting, electrical, tents spaces, sculptural/interactive art pieces and/or play 
equipment could be installed.  Parking could be incorporated as an off-event 
use in any option, but could be phased out based on community and business 
preference.

The City-owned lot between 
4th and 5th Street along 
Colorado would be an ideal, 
central location for a future 
event plaza.  It is located 
central to Main Street, 
fronts to an active alley with 
strong businesses and is in 
the proximity of other local 
businesses that would benefit 
from increased customers in 
the area.  
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20
20

%

%

of people would like to see more spaces to

of survey comments would like to see 
more events including

TO  HANGOUT DOWNTOWN

LIVE MUSIC AND FESTIVALS

KEY ACTION ITEMS

ACTION 
Test the concept of a flexible use event space at 5th and Colorado within the existing 
Downtown Partnership programs/event schedule.  Locate farmers markets, chalk art 
festival, adding a temporary music stage to an existing event and/or as a designated food 
truck location.  

ACTION 
Utilize the lot at 5th and Colorado for a pilot food truck program, that happens once or 
twice a month.  

POLICY  
Update the Downtown mobile vending ordinance to incorporate food trucks into Downtown 
and identify potential pod sites for food trucks Downtown.

PROJECT 
Based on feedback from the businesses and local community, develop a plan to implement 
permanent improvements in the plaza.

PROGRAM
Develop a pop-up shop program to activate spaces downtown.
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P3.
ACTIVATE THE ALLEYS AND 
BREEZEWAYS

The alley and breezeway networks are a 
unique part of downtown Grand Junction 
and could become part of the identity for 
the Grand Junction arts scene.  Defining 
a of a ‘sense of place’ in the alleys and 
breezeways through specialty paving, wall 
and ground murals, overhead lighting, 
and businesses with rear entrances would 
enhance the permeability between Main 
and Colorado to boost a vibrant, creative, 
active district.  Activating the alleys serves 
a dual purpose of making the alleys a 
safer by improving visibility and sense 
of comfort while maintaining function of 
the alleys.  Local maintenance and utility 
companies should be coordinated with so 
improvements do not impede operations.

ACTION
The Downtown Partnership and the Arts Commission should collaborate to develop a 
Murals Grant Program to encourage both local and regional artists and highlight the 
unique history and character of Grand Junction.

POLICY
Review and/or revise the existing façade grant program to include back of building 
improvements.  

POLICY
The Downtown Partnership should partner with existing businesses and the City on 
revising the regulatory requirements to allow for a sizable site to be used by multiple 
businesses as a way to lower costs.

PROJECT
Develop a plan to implement larger scale investments such as improved paving, increased 
lighting, signage in the alleys.

KEY ACTION ITEMS
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Some Main Street business 
owners commented that 
the deep retail spaces are 
difficult to fill. Activating the 
backs of the buildings with 
entrances offers the additional 
benefit for businesses to co-
share spaces, sub-divide to 
two separate businesses or 
expand their operations.

ILLUSTRATIVE OF ALLEY IMPROVEMENTS

Businesses should be 
encouraged to locate 
entrances along the back 
alleys. Some local businesses 
have already put entrances 
at the back of their buildings 
to address the parking along 
Colorado. 

ILLUSTRATIVE OF ALLEY IMPROVEMENTS
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PICTURES

Murals, both on the walls and 
on the ground, are a great way 
to make alley and breezeways 
seem more vibrant and 
connect to the arts scene in 
Grand Junction. 

 Murals are associated with increased foot-traffic in an area, the colors 
and messaging offer positive benefits for mental health and have been 
linked to equitable development when derived from a community driven 
process. A blank wall with no street activity can be activated through 
wall murals, as well as other adaptive reuse strategies, to make the street 
frontage feel more engaging.  Murals in the alleys could be a destination 
along the Artwalk from Main Street to the River.

FOOD TRUCKS

WALL MURALS

Another way of activating spaces downtown and bringing people together 
is to bring food trucks to a central location.  Food trucks are becoming an 
‘indicator’ for cool places to hang out.  A common misconception is that food 
trucks offer too much competition to existing restaurants.  In reality, food 
trucks often draw people more people to a central place by offering a range 
of food choices that can bring more customers to nearby restaurants.  Food 
trucks have the unique ability to activate a space temporarily or permanently 
for a low-cost investment.  Additionally, a popular food truck will often out-
grow the food truck space and find the need to move to a brick and mortar 
building, bringing more restaurants to activate downtown. 
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ACTIVATION

ATTRACTION

use a lean 
startup 
model

Find 
community 
champions

Keeps things 
real and 
funky

Unnecessary to 
be slick and over-
designed

Consider some 
permanent 
vendors that are 
not food related

Use success to educate 
about the power of local 
retail clustering

 The community must own and drive ideas

Vendors can 
also cluster 
under a single 
roof

Expect to vendor 
pod to spur 
permanent real 
estate activity

The DP can work 
with The Incubator to 
develop programs to 
help incentivize food 
trucks and mobile 
vendors in downtown.

The DP could help 
to provide a tap with 
multi-unit adaptor or 
encourage the vendor 
to bring their own 
water. 

Food Preparation 
could be coordinate 
with the Business 
Incubator for 
shared commissary 
kitchen(s). 

The DP could provide on-site dumpster or haul-away service and electricity 
through a truck generator or through a shared utility agreement.

Consider 
functional 
operations; 
access to water, 
food preparation, 
waste disposal 
and on-site 
electricity. 

K E E P  I T  S I M P L E

P A R T N E R S  A R E  K E Y
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P4.
LOW COST DESIGN STRATEGIES FOR 
WHITMAN PARK

Whitman Park has long struggled to serve the downtown as a park should, for 
respite, enjoyment and relaxation. The perception that the park is enclosed 
by streets and is cut off from the city allows for the park to serve as a haven 
for socially unacceptable activities.  A redesign of the park is needed to 
encourage visibility from the street.  Some simple, low-cost strategies to 
improve visibility include activating the edges with parking, high branching 
trees lining the sidewalks at the edge, removing trees and visual obstructions 
from the center of the park and replacing with an active lawn with moveable 
chairs, and encouraging development across the street to face towards the 
park.  Critical to the success of any redesign effort will be addressing the 
nature of the roadways that surround the park to be more active and less of 
an island.  

ACTION
Bring a design competition to redesign Whitman Park.  This should engage local or national 
experts to think creatively about low cost solutions for Whitman Park.  

PROJECT
Work with the Downtown Community to build low cost safety improvements to Whitman 
Park.

PROGRAM
Establish a Public-private partnership oversee maintenance and a sense of ownership to 
protect the transformation of the uses of the park.  

KEY ACTION ITEMS
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P5.
DEVELOP (A) PROGRAM(S) TO BETTER 
UTILIZE PARKING

Downtowns need the right amount of parking, in the right places, to thrive. 
Too much parking takes up valuable space that could be generating revenue 
for downtown and instead creating voids that discourage the activated 
streets needed for a vibrant downtown. Insufficient parking can create traffic 
congestion and create challenges for local businesses.  

What draws people downtown is great shops, restaurants and spaces in the 
downtown in an active, comfortable walking environment.  A more walkable 
and vibrant downtown is difficult to achieve when the priority is put on 
providing parking.   Future development in downtown should aim for a better 
utilization of parking to encourage infill and activation of the downtown.  

Task A Find ings Used  to Inform 
Rec ommendations

A significant amount of downtown is dedicated to surface parking lots.  A parking study, initiated 
by the City in 2016, shows most of these lots are in downtown are under-utilized. 

DOWNTOWN PARKING 
LOTS

DOWNTOWN PARKING STUDY 2015

DOWNTOWN BUILDINGS
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A parking district defines an area to be managed holistically from a parking 
and transportation perspective. A district-wide parking approach allows for 
vehicle to utilize parking reservoirs, while taking into consideration a reduction 
in parking to support active modes of transportation.

Active enforcement of parking has the potential to increase revenues for parking 
in downtown. Parking management encourages more efficient use of parking 
resources and more efficient travel choices.  Additional regulations on parking 
such as dedicated delivery times and parking durations (such as 15 minute 
and 2 hour parking zones) can help increase retail turnover and make parking 
easier to find for customers.  Pricing incentives such as increased pricing for 
higher demand spaces or discounted parking for downtown business owners 
or residents can help to offset the impacts. 

Integrating the use of apps is an effective strategy to manage parking and offer 
the ability to adjust parking prices based on demand or let users know where 
there is a vacant parking space.  Providing credit card readers will capture 
customers that typically pay by phone or credit/debit card. 

DOWNTOWN PARKING DISTRICT

ACTIVE PARKING MANAGEMENT

PARKING TECHNOLOGY

Shared parking utilizes parking jointly among different buildings or businesses 
so parking can be used at all times of day.  This strategy may target providing 
more employee parking downtown with potential new housing in the 
downtown. Other agreements could provide overnight security during events/
off hours.  Parking Agreements with private property owners at 7th and Ute and 
the Elks Lodge lot could provide opportunities for increased employee parking 
downtown. 

Wayfinding signs should direct and inform people to underutilized parking 
facilities. Connecting physical wayfinding navigational signs to a smart parking 
app can show people how many spaces are available in a garage, lot, or along 
the street and direct them how to get there to make an easy, positive parking 
experience. 

SHARED PARKING AGREEMENTS

EASE OF ACCESS TO PARKING
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ACTION  
Hire an app developer to update existing parking app to coordinate wayfinding and parking 
locations, on demand parking pricing structures.

PROJECT  
Add credit card readers to downtown meters and enforce parking.

ACTION
Look at opportunities for shared use agreements in private lots and/or a pilot park and ride 
employee parking program utilizing the Dash.

POLICY  
Review zoning code to incorporate smart parking strategies to reduce parking demands 
that may inhibit development.

KEY ACTION ITEMS

Larger events and long-term parking strategies could look to provide park and 
ride options utilizing the new Dash Shuttle Route.  Overflow lots for downtown 
events could be located at Las Colonias, the airport, CMU or on underutilized 
sites in the Rail District.  Coordinating a parking agreement with an under-
utilized lot in the Rail District with a park and ride (and/or bike share) would 
provide a quick win strategy for increasing employee parking options in the 
downtown.  As the Dash becomes more viable- stakeholder CMU and Airport.  
Look at commuter passes.

PARK AND RIDES

Plan review requirements may include maximum parking requirements, 
flexibility in providing parking off-site, and incentives for shared parking.  Parking 
reductions for affordable/workforce housing or transit-oriented developments 
could be considered.

ZONING CODE UPDATES
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P6.
ADAPTIVE REUSE OF BUILDINGS AND 
SPACES TO ACTIVATE THE STREET 
FRONTAGE

Incremental development is the idea that growth doesn’t happen all at once, 
but incrementally over time.  This model is focused on small projects in 
the scale and context of the existing neighborhood.  This encourages local 
business owners and homeowners to take on the roles a developer usually 
plays through strategies such as ADUs, adding rental units over a business, 
building housing units or retail space on existing property, or bringing food 
trucks to activate a vacant space.  Incremental development is tangible and 
even a tiny development can build value and contribute to community.

Adaptive reuse is often a first step in incremental development by re-purposing 
buildings from their original purposes for different functions while at the same 
time retaining their historic features to maintain the character of a certain area.  
These projects are often easier to achieve because of lower infrastructure 
and construction costs.  Adaptive reuse can be done through reactivation 
of a site or maintaining portions of an existing building as a part of a large 
project. This provides powerful story-telling to future generations and visitors 
while protecting a distinct architectural identity that positively impacts the 
community.  

Building improvements 
that are small scale and 
low cost can do a lot to 
activate the street frontage 
and bring more vibe to 
downtown. Overhead 
lighting, seating, rooftops 
and food trucks create a 
cool place to hangout.

ILLUSTRATIVE OF FOUND SPACES
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Murals, garage doors, 
outdoor seating, 
lighting and landscape 
are strategies building 
owners can do to 
increase their personal 
property value as well 
as create an engaging 
downtown experience. 

Redevelopment doesn’t always need to be a big project.  There are opportunities 
to activate the street frontage through low-cost private investment.  There is 
no shortage of unique historic buildings in downtown Grand Junction that 
could be rehabilitated through potential grant programs and low-interest loan 
programs. 
 

BUILDING IMPROVEMENTS

Found spaces are small or large, under-utilized spaces that private property 
owners can activate on their lots to provide places for respite along the street.    
Pallet benches, tables and chairs, picnic tables, overhead lighting, grass 
mats, painted asphalt, lawn games and planters are all low-cost ways to invite 
people to hangout.  The more ‘dwell time’ people spend in a space or area, the 
more likely they are to buy something.  There are many vacant spaces along 
downtown streets that business owners could activate the property to capture 
more customers.

FOUND SPACES

ILLUSTRATIVE OF BUILDING IMPROVEMENTS
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ACTION

POLICY

PROGRAM

Encourage local businesses and artist to bring temporary art/sculpture, movable seating, 
lighting and other temporary design ideas to activate the space. 

Remove restrictive regulations that make small business startups difficult and allow them 
to cluster to create a larger entity.

Create incentives for private property improvements through grants.

KEY ACTION ITEMS

Outdoor markets offer low-cost, low-risk entry into a small business and also 
serve to activate certain areas of downtown.  Markets can also come together 
under one roof to offer food and wares, effectively creating a larger grocery 
store. Multiple vendors, such as the butcher, florist, baker, and dry goods 
vendors act as individual entities yet partner together visually and legally 
to provide food access for downtown residents. There should be a focus to 
extend this type of local small business atmosphere along 7th St to activate 
the corridor.

The concept of implementing a ’Holiday Pop-Up Shop’ is an opportunity for 
growing retailers or entrepreneurs to test the Downtown Grand Junction 
market as a viable option for a brick-and-mortar location while contributing to 
the consumer experience during one of our busiest shopping seasons. It’s also 
a creative strategy for attracting new retail concepts to Downtown and filling 
vacant spaces during the holidays.

This program is recommended to be carried out from October 15 - First Week 
of January each year. Selected retailers would be notified of their approval into 
the program before the short term lease start date. The Downtown Partnership 
would work with current property owners in vacant buildings to explore short 
term leases for applicants that are accepted for the particular calendar year.

 

START UPS AND POP UP BUSINESS
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Placemaking is key to creating a downtown experience.  Interesting, 
interactive spaces create thriving places that people want to live 
and hangout.

20% 
of comments 
would like to see 
MORE EVENTS 
including live 
music and 
festivals
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DEVELOPMENT

While Main Street is at the heart of downtown, there 
is a need to look at infill opportunities in the Rail and 
River Districts as a way of creating a bridge between 
Downtown and the River.  Infill development is 
important to bringing more people living and working 
downtown, which is important for making downtown 
feel more active and safer.  There is a significant 
momentum for development in Grand Junction, 
including redevelopment along the Riverfront at 
Los Colonias and Dos Rios, new infill development 
downtown including GIS offices and townhomes at 
R5, and adaptive reuse projects such as the Train 
Depot and Sugar Beet Buildings.
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“I have lived downtown 
before and I loved it and 
miss it.  I hope too again.”
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BIG IDEAS: 
DEVELOPMENT

BRING MORE  
PEOPLE  

DOWNTOWN
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Support existing businesses 
in the downtown through 
programs and attract more 
business diversity downtown.

Adjustments to codes and 
policy that are barriers to 
development.

Develop (a) grant program to 
incentivize small scale local 
reinvestment.

Leverage the Downtown 
Partnership financial tools to 
incentivize development.

1

3

2

4
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ACTION 
Contract with a Retail and/or Small Business consultant to offer to aid building owners to 
encourage better business marketing, trainings, and address business hours.

PROGRAM
Utilize Business Improvement District (BID) and work with GJEP on attracting business to the 
downtown.

PROGRAM  
Coordinate with the Business Incubator on a Feasibility Study to connect local entrepreneurs, 
educational programs and resources to downtown. 

PROGRAM  
Creating Spaces for Artist/Artists in Residence, maker spaces and pop up shops.

D1.
SUPPORT EXISTING BUSINESSES IN THE DOWNTOWN 
THROUGH PROGRAMS AND ATTRACT MORE BUSINESS 
DIVERSITY DOWNTOWN.

Small business owners and 
downtown property owners are 
in some cases struggling to be 
successful.  A history of vacancies 
in downtown has led to a fear 
that expanded development 
around downtown will shrink 
business for existing shops. The 
truth about vibrant downtowns 
is that expanding activity and 
options creates a virtuous cycle 
of prosperity. People like to be 
in places where other people 
are.  The DDA should work with 
businesses to help foster their 
success and to understand that 
more businesses is good for all 
businesses.

KEY ACTION ITEMS
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ADJUSTMENTS TO CODES AND POLICY THAT ARE BARRIERS 
TO DEVELOPMENT.

D2.

The main barrier to substantial new 
investment in downtown that is off-street 
parking standards.  The 7th St. corridor is 
a key multi-modal corridor connecting the 
downtown core with the new Las Colonias 
development and the Colorado River.  While 
there is clearly an intent to bring new 
development and interesting uses to this 
corridor, parking requirements and limitations 
on what is allowed in the C-2 zone make reuse 
of these sites challenging.  The City has taken 
steps to reduce barriers to development and 
redevelopment within the downtown core, 
such as on-site parking reduction allowances.  
These strategic zone changes should be 
considered beyond the downtown core, such 
as along 7th Street. 

KEY ACTION ITEMS

POLICY
Reduce off-street parking requirements within zones in the larger downtown area. Expand 
off-street parking reduction allowances beyond the downtown core. 

POLICY
Identify and revise code barriers that make adaptive reuse difficult to achieve. For instance, 
allow flexibility in achieving key life safety requirements of building code to encourage 
adaptive reuse of older buildings and avoid incentivizing them being torn down. 

POLICY  
Conduct a code audit to identify additional barriers to development and allow for greater 
flexibility to incentivize good projects that support the goals of this Plan.
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D3.
DEVELOP (A) GRANT PROGRAM(S) TO INCENTIVIZE SMALL 
SCALE LOCAL REINVESTMENT IN THE DOWNTOWN

Incremental development and adaptive reuse are small scale local 
reinvestment strategies that can be leveraged to activate vacant areas of 
downtown.  Some strategies to encourage this type of development in 
downtown would be to develop grant and loan programs administrated by the 
Downtown Partnership to encourage small scale investments.  These would 
be an application process and awarded to maximize public benefit and are 
targeted to deliver outcomes unlikely to occur without the resources.  Grants 
would be awarded to support business and/or property redevelopment in 
projects to support the goals of this Plan.
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ACTION
Coordinate with the City to incentivize redevelopment on existing parking lots to activate 
the street frontage along this key section of Colorado.

PROGRAM
Develop a Storefront and “Storeback” Improvement Grant to encourage property improve-
ments for local retailer including building facades facing the alleys and bisecting spaces 
for co-retail.

PROGRAM
Develop a Grant program Tenant Improvement Grants: Aimed at larger building activation 
strategies, making the building commercially viable or renovating historic buildings and 
bringing them up to code.

PROGRAM 
Develop a program for start up grants or start up loans/microloans to encourage new 
businesses downtown.  These should be aimed at small scale local investors such as food 
trucks, pop-ups and micro-retail entrepreneurs.  

KEY ACTION ITEMS

Examples of 
potential projects 
include storefront 
improvements, upper 
floor retrofit grants, 
and “storeback” 
improvements.

ILLUSTRATIVE OF LOCAL REINVESTMENT
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KEY ACTION ITEMS

POLICY  
The DP and City should work together reduce, remove or reimburse impact fees to 
encourage development within the DP through incentive programs.

PROGRAM 
The DP could work with the City to develop a Property Tax Reimbursement or a 10-year 
tax abatement program to jump-start redevelopment by lowering operating costs for 
developers.

D4.
LEVERAGE THE DOWNTOWN PARTNERSHIP FINANCIAL 
TOOLS TO INCENTIVIZE DEVELOPMENT.

Pre-development costs are the highest risk funds in development because 
many well-intentioned projects fail before they get off the ground.  Municipal 
fees, like tap fees, and property taxes can also be significant development 
costs that local governments can consider changing, abating or discounting in 
order to spur increased development.  One of the benefits of downtown infill 
is the infrastructure is in place. This can justify a reduction of impact fees as it 
does not require the City to build new roads or put new utilities in place.  The 
Downtown Partnership and City should work together evaluate establishing 
property tax abatement programs could be incentivize development.  Term-
limited property tax abatements are an increasingly common tool being used 
to jump-start redevelopment within downtown areas. 
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IDENTIFY A CATALYST PROJECT FOR THE DEVELOPMENT 
PARTNERSHIP IN THE DOWNTOWN

D5.

The first redevelopment project in a downtown area is always the most difficult 
to finance, because banks relay on “comparable” projects to underwrite 
development loans.  If there are no recent examples of new downtown 
projects, banks are reluctant to lend. Cities and DDAs can help jump start 
private investment by partnering on early projects, which make every 
subsequent project easier. 

There is an opportunity to build momentum for downtown development 
through a catalytic Public-Private Partnership (PPP) development project.  
This would require securing a site, defining a set of incentives and partnering 
with a developer to build a project.  The level of partnership can range from 
facilitation and identifying incentives, to grants and land cost discounts, to 
co-investing in the project depending on the risk tolerance of the Downtown 
Partnership. 

A similar strategy has been used at R5, and the lessons learned from this 
project can help to improve future RFP processes.  The selected site should 
be strategic to achieving the goals of this plan.  A site along the 7th Street 
or Colorado St. corridors would be an ideal project to activating these key 
corridors.  Some case studies have been identified as potential projects on the 
Startek site, a city owned parking lot at 7th and Colorado, and the former Flea 
Market site.

KEY ACTION ITEMS

ACTION
Partner with the City or private property owners on site identification/land acquisition.  
Prepare and issue a Request for Interest (RFI) to developers. Pro-actively market to qualified 
developers in and out of the local market. Marketing materials should include key goals and 
an identification of incentives, such as land cost discounts, pre-development funds, etc.
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Esri, HERE, Garmin, © OpenStreetMap contributors, and the GIS user community

Opportunity Sites

Adaptive / Interim

Urban Housing

Vertical MU

CASE STUDIES
OPPORTUNITY 
SITES

Three development types were identified as key opportunities for increasing 
activity in the downtown; adaptive reuse, vertical mixed use and urban 
housing. These can be applied to a broad range of opportunity sites within the 
downtown.  

Three case studies were explored to better understand the development 
potential for downtown within the current market and assure that 
recommendations realistic and achievable.  The goal is to identify roadblocks 
and inform recommendations for creating a more development friendly 
downtown.  

OPPORTUNITY SITES IN DOWNTOWN GRAND JUNCTION
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VERTICAL 
MIXED 

USE

LOCATION

USES

BUILDING 
CHARACTERISTICS

LOT CONDITIONS

URBAN 
HOUSING

ADAPTIVE 
REUSE

Downtown core 
and commercial 
corridors

Residential w/
retail ground 
floor

4-6 stories wood 
frame over 1 
story of parking 
and/or retail 
or 3-4 stories 
all wood frame 
with small retail 
component

at least ½ acre, 
retail-friendly 
street frontage

Downtown areas 
without good 
commercial 
frontage, 
residential 
areas at edge of 
downtown

Downtown areas 
without good 
commercial 
frontage, 
residential 
areas at edge of 
downtown

1-3 stories wood 
frame 

 at least 1/4 acre

Edge of 
downtown core, 
railyards district, 
industrial areas

Edge of 
downtown core, 
railyards district, 
industrial areas

good street-
frontage, 
historic 
character, 
covered outdoor 
space (Re-Use) 
/ Parking lots, 
gravel lots 
(incremental) 

at least 1/4 acre
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The Flea Market site is a 1.3acre parcel located at S. 7th St. and South Ave. 
It is zoned C-2 (general commercial) with a commercial corridor overlay.  It 
features an existing 14,000 square foot industrial building as well as a large 
paved surface parking lot. This corner site is a prime development opportunity 
that is ideally located at the edge of the downtown core along a stretch of 
S. 7th that recently received significant public investment in the form of a 
streetscape treatment.

SITE PLAN

CASE STUDY 1  -  THE FLEA MARKET SITE

FLEA MARKET SITE

Opportunity to 
expand food 
access

Work with 
business owners 
to become 
future owners 
of brick and 
mortar buildings 
through seller-
financing.

Cultivate 
future brick 
and mortar 
tenants

Food carts on a 
vacant lot 1/10 
cost of ground up 
retail

Lower barriers to entry for local 
entrepreneurs - lower rents

Concept can be applied broadly– many 
underutilized parcels throughout 
downtown.

Clustering 
spurs 
innovation 
and creates 
regional 
destination.

W H A T  W E  L E A R N E D
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The former StarTek site is a 5.25 acre parcel located at S. 7th St. and South 
Ave. It is zoned C-2 (general commercial) with a commercial corridor overlay.  
It features an existing 50,000 square foot industrial building as well as several 
large surface parking lots and an undeveloped area formerly occupied by 
several older structures. This large site is a prime development opportunity 
that is ideally located at the edge of the downtown core along a stretch of 
S. 7th that recently received significant public investment in the form of a 
streetscape treatment.

SITE PLAN

CASE STUDY 2 -  STARTEK SITE

STARTEK SITE

Potentially 
streamline 
permitting / reduce 
plan review for 
downtown housing 
development 
projects.

With 
construction 
costs escalating 
30% over the last 
few years.  New 
construction 
may be feasible 
at 120% of AMI

C-2 zone parking 
requirements restricts 
feasibility 

Having low-cost industrial 
building offers opportunity for 
creative adaptive reuses 

Parcels are 
largely shovel 
ready - require 
minimal site 
improvements 
to start 
development

W H A T  W E  L E A R N E D

Functional 
parking 
minimums for 
high density - 
.5 spaces per 
unit, 1 space 
per 1,000sf 
commercial
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The city-owned site at 7th and Colorado is an ideal candidate for more 
intense mixed-use infill development. This can take the form of a traditional 
development model or, with the site already in public ownership, a public-
private partnership. 

SITE PLAN

CASE STUDY 3 -  7TH AND COLORADO

7TH COLORADO

No 
parking 
required 
(with 
caveats)

Public 
participation 
may be required 
to get initial 
projects off the 
ground

Potentially streamline permitting or 
reduce plan review

With construction 
costs escalating 
30% per year, 
new construction 
may be feasible at 
120% of AMI

B-2 zone is extremely flexible Public-Private Partnerships should 
require downtown-supportive outcomes 
(workforce housing, lower on-site 
parking standards, street-activating uses 
and building forms

Marketing does 
not support 
structured or 
underground 
parking

W H A T  W E  L E A R N E D
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of survey 
respondents not 
currently living 
downtown would 
like to.

Infill development is important to bring more people living and 
working downtown, which is important for making downtown feel 
more active and safer. 

27% 
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IMPLEMENTATION

This Plan provides a roadmap for how to approach 
development in the downtown.  It is meant to guide 
progress that is reflective of a community vision. The 
intent is to provide actionable strategies for success with 
enough flexibility to adapt to a market shifts and changing 
trends. 

When it comes to development, the Downtown Partnership 
should serve the role of a partner and a facilitator to 
match resources to get people in the market to get things 
done.  Another key outcome of these strategies will be 
to attract more properties  by increasing the influence 
and strength of resources. The improvements outlined 
in this Plan will to help the Downtown Partnership to be 
more effective and yield more influence which will in 
turn encourage additional properties to participate and 
expand the boundary.  
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60
“I love the potential 
of Downtown GJ. I get 
excited about what this 
place can be.”
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CONNECTIVITY
IMPLEMENTATION STRATEGIES

STRATEGY ACTION TIMING DP ROLE PARTNERSHIPS FUNDING
C1: Convert 4th and 5th to 
Two Way Streets

Action.  Informational sessions to increase 
awareness of the importance and value of 
two-way streets in downtown among business 
owners and residents to gather support from 
the community.  City Council should vote to 
make this a project.  

Short Term City Led Project, DP to 
assist with advocacy. 
Business and neighbour 
outreach and support.

Business Owners, 
Stakeholders, 
Neighbourhoods

Project.  Temporary re-striping study to ‘test’ 
the project north of Grand Avenue.  Identify 
potential problem areas for further study, and 
gain the trust of the community before a larger 
infrastructure investment.

Mid Term City Lead, DP Support

Project.  Following a successful launch of a 
test project, and with support from the local 
community, the City could work with the DP to 
identify a series of larger infrastructure related 
projects for 4th and 5th that would convert 
them into multi-modal streets with two-way 
traffic, on-street parking, bike lanes and 
sidewalks with street trees and furnishings.

Long Term City Lead, DP Support Potential Funding Partnership 
with the DP.

C2:  Prioritize pedestrian 
and bike improvements 
to improve mobility 
throughout downtown 
and to the river.

Policy. Amend the GDP to update the 9th 
Street sections to be more multi-modal.

Short Term Identify CIP funding

Action.  Initiate conversations with BNSF to 
improve pedestrian and bike access over the 
Rail lines at 2nd Street and 12th Street.

Mid Term- 
(With New 
Projects)

Support implementation 
of multi-modal facilities in 
new projects.

Identify CIP funding

Program.  Coordinate a community crosswalk 
paint program at the intersections along 
Colorado as a pilot project.

Short Term Facilitate with artists and 
City.

DP Lead, City Support, Arts 
and Community Support.

City and DP to partner on 
Funding.  Look for Grant 
funding and Creative District 
Funding.

Project.  Review intersections along Riverside 
Parkway, 5th and South, 7th and South, Ute 
and 2nd, Pitkin and 2nd, and the roundabout 
at 7th and Main for an improved pedestrian 
access. 6th and Grand, 3rd and Grand.  

Long Term City Led Project, DP to 
assist with advocacy. 
Business and neighbour 
outreach and support.

City lead Pedestrian Access 
Plan.

Identify CIP funding

Project. Better understand the types of 
bike lanes facilities the community wants. 
Develop a design plan and identify funding to 
implement bike lanes. 

City Led Project, DP to 
assist with advocacy. 
Business and neighbour 
outreach and support.

Neighbourhood 
Organizations, City of Grand 
Junction, Urban Trails

Identify CIP funding
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STRATEGY ACTION TIMING DP ROLE PARTNERSHIPS FUNDING
C1: Convert 4th and 5th to 
Two Way Streets

Action.  Informational sessions to increase 
awareness of the importance and value of 
two-way streets in downtown among business 
owners and residents to gather support from 
the community.  City Council should vote to 
make this a project.  

Short Term City Led Project, DP to 
assist with advocacy. 
Business and neighbour 
outreach and support.

Business Owners, 
Stakeholders, 
Neighbourhoods

Project.  Temporary re-striping study to ‘test’ 
the project north of Grand Avenue.  Identify 
potential problem areas for further study, and 
gain the trust of the community before a larger 
infrastructure investment.

Mid Term City Lead, DP Support

Project.  Following a successful launch of a 
test project, and with support from the local 
community, the City could work with the DP to 
identify a series of larger infrastructure related 
projects for 4th and 5th that would convert 
them into multi-modal streets with two-way 
traffic, on-street parking, bike lanes and 
sidewalks with street trees and furnishings.

Long Term City Lead, DP Support Potential Funding Partnership 
with the DP.

C2:  Prioritize pedestrian 
and bike improvements 
to improve mobility 
throughout downtown 
and to the river.

Policy. Amend the GDP to update the 9th 
Street sections to be more multi-modal.

Short Term Identify CIP funding

Action.  Initiate conversations with BNSF to 
improve pedestrian and bike access over the 
Rail lines at 2nd Street and 12th Street.

Mid Term- 
(With New 
Projects)

Support implementation 
of multi-modal facilities in 
new projects.

Identify CIP funding

Program.  Coordinate a community crosswalk 
paint program at the intersections along 
Colorado as a pilot project.

Short Term Facilitate with artists and 
City.

DP Lead, City Support, Arts 
and Community Support.

City and DP to partner on 
Funding.  Look for Grant 
funding and Creative District 
Funding.

Project.  Review intersections along Riverside 
Parkway, 5th and South, 7th and South, Ute 
and 2nd, Pitkin and 2nd, and the roundabout 
at 7th and Main for an improved pedestrian 
access. 6th and Grand, 3rd and Grand.  

Long Term City Led Project, DP to 
assist with advocacy. 
Business and neighbour 
outreach and support.

City lead Pedestrian Access 
Plan.

Identify CIP funding

Project. Better understand the types of 
bike lanes facilities the community wants. 
Develop a design plan and identify funding to 
implement bike lanes. 

City Led Project, DP to 
assist with advocacy. 
Business and neighbour 
outreach and support.

Neighbourhood 
Organizations, City of Grand 
Junction, Urban Trails

Identify CIP funding
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STRATEGY ACTION TIMING DP ROLE PARTNERSHIPS FUNDING
P1:  Extend the vibrancy 
from Main to Colorado 
between 4th and 7th. 

Action. The DDA should work with the local 
businesses to create a brand and marketing 
strategy for this area which could include the 
‘Artline’, identity of the alleys and breezeways, 
murals, creative district programs and event 
programs.

Short Term CGOCO Grant

P2:  Encourage more 
community gathering and 
event space in downtown.

 Action. Test the concept of a flexible use 
event space at 5th and Colorado within the 
existing DDA programs/event schedule.  
Locate farmers markets, chalk art festival, 
adding a temporary music stage to an existing 
event and/or as a designated food truck 
location.  

Short Term DP to bring events, City to 
permit use.

City to support permitting 
and use of property. 

Action. Utilize the lot at 5th and Colorado for 
a pilot food truck program, that happens once 
or twice a month.  

Mid Term DP lead on enhancements 
and infrastructure project 
with support from City.

City to support permitting 
and use of property. 

DP Funding.

Policy.  Change the municipal code to allow 
vendors to cluster, no required distance 
separation of clustered vendor pods, allow a 
range of vendor types (truck, carts, clothing, 
double decker bus), allow mobile vendors to 
stay in place for extended periods of time.

Short Term DP to support/advocate 
for businesses.

City to Lead Code Review.

Action.  Engage in discussion with CDOT for 
traffic calming tools and a better pedestrian 
crossing at 5th and South. 

Mid Term DP to advocate for 
downtown stakeholders

City lead, DP Support Active Transportation Plan

C3:  Create a 2nd Street 
Promenade connecting 
the Train Depot to Two 
Rivers Plaza.

Project. As of summer, 2019, the City has 
initiated a study group to look at ideas for 
a pedestrian corridor along 2nd Street and 
has identified this as an important project for 
downtown. 

Short Term Align Objectives City Lead, DP Support Potential Funding Partnership 
with the DDA.

Action.  Coordinate with CDOT to obtain a 
signalized intersection through a warrant study 
to better understand the need for a signal 
at these intersections and the Communities 
support.

Short Term DP to advocate for 
downtown stakeholders

City Lead, DP Support

C4:  Initiate a Gateway 
and Wayfinding Study 
to improve ease of 
navigation for pedestrians, 
bike and vehicles in 
downtown.

Action. The DDA should initiate a 
comprehensive wayfinding and gateway study 
to provide a strategy for bringing people to 
and navigating around downtown. 

Mid Term DP retain consultants.  
Coordinate stakeholders 
and implementation.

DP Lead with City Support.  
Coordinate with Local 
Businesses, Arts and Creative 
District. Visit Grand Junction 
Branding?

Potential Creative District 
Funds.  Includes 2 Creative 
District Signs Locations.

PLACEMAKING
IMPLEMENTATION STRATEGIES

TIMINGACTIONSTRATEGY
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STRATEGY ACTION TIMING DP ROLE PARTNERSHIPS FUNDING
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City to support permitting 
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and infrastructure project 
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City to support permitting 
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vendors to cluster, no required distance 
separation of clustered vendor pods, allow a 
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Rivers Plaza.

Project. As of summer, 2019, the City has 
initiated a study group to look at ideas for 
a pedestrian corridor along 2nd Street and 
has identified this as an important project for 
downtown. 

Short Term Align Objectives City Lead, DP Support Potential Funding Partnership 
with the DDA.

Action.  Coordinate with CDOT to obtain a 
signalized intersection through a warrant study 
to better understand the need for a signal 
at these intersections and the Communities 
support.

Short Term DP to advocate for 
downtown stakeholders

City Lead, DP Support

C4:  Initiate a Gateway 
and Wayfinding Study 
to improve ease of 
navigation for pedestrians, 
bike and vehicles in 
downtown.

Action. The DDA should initiate a 
comprehensive wayfinding and gateway study 
to provide a strategy for bringing people to 
and navigating around downtown. 

Mid Term DP retain consultants.  
Coordinate stakeholders 
and implementation.

DP Lead with City Support.  
Coordinate with Local 
Businesses, Arts and Creative 
District. Visit Grand Junction 
Branding?

Potential Creative District 
Funds.  Includes 2 Creative 
District Signs Locations.

FUNDINGPARTNERSHIPSDP ROLE
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 Project. Based on feedback from the 
businesses and local community, develop a 
plan to implement permanent improvements 
in the plaza.

Mid Term DP to lead on planning. City to coordinate property, 
maintenance as a public 
park.  Potential partnership.

CIP funding partnership or 
allocation of TIF (BID)

Program.  Develop a pop-up shop program to 
activate spaces downtown

Mid Term DP to lead on programs Coordinate with Business 
Incubator an the DDA’s in 
Colorado.

P3:  Activate alleys and 
breezeways.  

Action. The DDA and the Arts Commission 
should collaborate to develop a Murals Grant 
Program to encourage both local and regional 
artists and highlight the unique history and 
character of Grand Junction.

Short Term DP Arts Commission, Park 
Department

DP Funding.  Explore Creative 
District Funding and Grants.

Policy.  Review and/or revise the existing 
façade grant program to include back of 
building improvements.  

Short Term DP to review program 
policy.

Project.  Develop a plan to implement larger 
scale investments such as improved paving, 
increased lighting, signage in the alleys.  

Mid to 
Long Term

DP to lead on planning. City to coordinate property. 
Maintenance as a public 
park. Coordination with 
Utilities. Potential funding 
partnership.

CIP funding partnership or 
allocation of TIF (BID)

P4:  Design Competition 
for Whitman Park

Action.  Bring a design competition to 
redesign Whitman Park.  This should engage 
local or national experts to think creatively 
about low cost solutions for Whitman Park.  

Mid Term DP to lead on planning. `

Project. Identify low cost safety improvements 
to Whitman Park.

Mid Term DP to lead on planning. Shared costs for City, 
downtown agencies.

DOLA placemaking grants 
and/or GOCO funds 

Program.  Establish a Public-private 
partnership oversee maintenance and a sense 
of ownership to protect the transformation of 
the uses of the park.  

Mid Term DP to lead on planning. Public Private Partnership 
or coordinate a 501C3 to 
organize and maintain park.

P5:  Develop a program(s) 
to better utilize parking.

Action.  Hire an app developer to update 
existing parking app to coordinate wayfinding 
and parking locations, on demand parking 
pricing structures.

Mid Term DP to hire consultant to 
best inform the City.

City to advocate for best 
practices in downtown.

Project.  Add credit card readers to downtown 
meters and enforce parking.

Short Term

Action. Look at opportunities for shared use 
agreements in private lots  and/or a pilot park 
and ride employee parking program utilizing 
the Dash.

Short Term DP to lead on identifying 
private partners for shared 
use agreements.

Private property owners

Policy.  Review zoning code to incorporate 
smart parking strategies to reduce parking 
demands.

Mid Term DP to support/advocate 
for businesses.

City to Lead Code Review.

TIMINGACTIONSTRATEGY
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use agreements.

Private property owners
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smart parking strategies to reduce parking 
demands.

Mid Term DP to support/advocate 
for businesses.
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P6:  Adaptive Reuse of 
Buildings and Spaces to 
active the street frontage.

 Action.  Encourage local businesses and artist 
to bring temporary art/sculpture, movable 
seating, lighting and other temporary design 
ideas to activate private properties. 

Short Term DP to develop programs to 
support.

DP, Businesses, Business 
Incubator

Policy. Remove restrictive regulations that 
make small business startups difficult and 
allow them to cluster to create a larger entity.

Mid Term DP to advocate for down-
town stakeholders

City to Lead.

Program.  Create incentives for private 
property improvements through grants.

Mid Term DP to Lead.

DEVELOPMENT
IMPLEMENTATION STRATEGIES
STRATEGY ACTION TIMING DDA ROLE PARTNERSHIPS FUNDING
D1:  Support existing 
businesses in the 
downtown through 
programs and Attract 
more business diversity to 
downtown.  

Action. Contract with a Retail and/or Small 
Business consultant to offer to aid building 
owners to encourage better business 
marketing, trainings, and address business 
hours. 

Short Term

Program.  Develop programs and incentives for 
attracting business to the downtown.

Short Term GJEP

 Program.  Coordinate with the Business 
Incubator on a Feasibility Study to connect 
local entrepreneurs, educational programs and 
resources to downtown. 

Short Term Business Incubator

Program.  Creating Spaces for Artist/Artists in 
Residence, maker spaces and pop up shops.

Mid Term Business Incubator

D2:  Develop (a) Grant 
Program(s) to incentivize 
small scale local 
reinvestment in the 
downtown.   

Action. Incentivize redevelopment on existing 
parking lots to activate the street frontage 
along this key section of Colorado.

Mid Term Coordinate with City

 Program. Develop a Storefront and 
“Storeback” Improvement Grant to encourage 
property improvements for local retailer 
including building façades facing the alleys 
and bisecting spaces for co-retail.

Short Term Coordinate with City

Program. Develop a Grant program Tenant 
Improvement Grants: Aimed at larger building 
activation strategies, making the building 
commercially viable or renovating historic 
buildings and bringing them up to code.

Short Term Coordinate with City

TIMINGACTIONSTRATEGY
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parking lots to activate the street frontage 
along this key section of Colorado.

Mid Term Coordinate with City

 Program. Develop a Storefront and 
“Storeback” Improvement Grant to encourage 
property improvements for local retailer 
including building façades facing the alleys 
and bisecting spaces for co-retail.

Short Term Coordinate with City

Program. Develop a Grant program Tenant 
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buildings and bringing them up to code.
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FUNDINGPARTNERSHIPSDDA ROLE
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Program. Develop a program for start up grants 
or start up loans/microloans to encourage new 
businesses downtown.  These should be aimed 
at small scale local investors such as food 
trucks, pop-ups and micro-retail entrepreneurs.  

Short Term Coordinate with City

D3:  Adjustments to 
codes and policy that are 
barriers to development.

Policy:  Reduce off-street parking requirements 
within zones in the larger downtown area. 
Expand off-street parking reduction allowances 
beyond the downtown core. 

Short Term City to Lead

Policy:  Identify and revise code barriers that 
make adaptive reuse difficult to achieve. For 
instance, allow flexibility in achieving key 
life safety requirements of building code to 
encourage adaptive reuse of older buildings 
and avoid incentivizing them being torn down. 

Mid Term City to Lead

Policy.  Conduct a code audit to identify 
additional barriers to development and allow 
for greater flexibility to incentivize good 
projects that support the goals of this Plan.

Mid Term City to Lead

D4:  Leverage the 
DDA financial tools to 
incentivize development.

Policy.  Reduce, remove or reimburse impact 
fees to encourage development within the DP 
through incentive programs.

Mid Term The DP and City should work 
together

Program. Develop a Property Tax 
Reimbursement or a 10-year tax abatement 
program to jump-start redevelopment by 
lowering operating costs for developers.

Mid Term the DP and City should work 
together

D5:  DDA to lead a 
strategic catalytic 
development project. 

Action:  Partner on site identification / land 
acquisition and prepare and issue a Request for 
Interest (RFI) to developers. Pro-actively market 
to qualified developers in and out of the local 
market. Marketing materials should include key 
goals and an identification of incentives, such 
as land cost discounts and pre-development 
funds.

Short Term Partner with City or Private 
Property Owners.

TIMINGACTIONSTRATEGY
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Program. Develop a program for start up grants 
or start up loans/microloans to encourage new 
businesses downtown.  These should be aimed 
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trucks, pop-ups and micro-retail entrepreneurs.  
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codes and policy that are 
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encourage adaptive reuse of older buildings 
and avoid incentivizing them being torn down. 

Mid Term City to Lead

Policy.  Conduct a code audit to identify 
additional barriers to development and allow 
for greater flexibility to incentivize good 
projects that support the goals of this Plan.

Mid Term City to Lead

D4:  Leverage the 
DDA financial tools to 
incentivize development.

Policy.  Reduce, remove or reimburse impact 
fees to encourage development within the DP 
through incentive programs.

Mid Term The DP and City should work 
together

Program. Develop a Property Tax 
Reimbursement or a 10-year tax abatement 
program to jump-start redevelopment by 
lowering operating costs for developers.

Mid Term the DP and City should work 
together

D5:  DDA to lead a 
strategic catalytic 
development project. 

Action:  Partner on site identification / land 
acquisition and prepare and issue a Request for 
Interest (RFI) to developers. Pro-actively market 
to qualified developers in and out of the local 
market. Marketing materials should include key 
goals and an identification of incentives, such 
as land cost discounts and pre-development 
funds.

Short Term Partner with City or Private 
Property Owners.

The Plan of Development goals, strategies and actions are intended to provide an 
outline to the Downtown Partnership Board in implementing a community vision for 
downtown over the next 10 years.  The Downtown Partnership will use the above 
strategies and actions in annual strategic plan containing specific programs and 
project focus areas for the year.  The strategies and actions should be reviewed 
every year to identify successful outcomes, reassess the yearly priorities and 
problem solve future issues. 

These strategies and actions should be updated as needed with input by the City, 
stakeholders, and elected officials.  

FUNDINGPARTNERSHIPSDDA ROLE



96 | DOWNTOWN GRAND JUNCTION

APPENDIX

The following documents capture critical aspects of 
the project that cannot be entirely communicated in 
this Plan.  These documents can be used for reference 
to understand how the ideas in the Plan evolved.
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The Design Workshop took place in April 2019.  The week long workshop looked 
at ideas and strategies to achieve the goals identified by the community.  This 
document outlines the approach, ideas and outreach efforts that led to the 
strategies outlined in the Plan.

The Design Workshop Summary can be found here.

The community was an essential part of the planning process.  From focus 
groups, to surveys, to comment boxes, to online surveys, to social media 
engagement and in-person workshops- the community of Grand Junction had 
an important role in shaping the future of downtown.

A Summary of Engagement can be found here.

The Phase 1 and Phase 2 Input Summary documents the issues and opportunities 
from the first phases of work.  This document describes the feedback received 
from the community and how this informed the goals of the plan.  Ideas for 
potential strategies are also explored.    

The Phase 1 and 2 Summary can be found here.

APPENDIX A

APPENDIX B

APPENDIX C





EXHIBIT 4 – Map of DDA POD Boundary



 



EXHIBIT 2 – Grand Junction Downtown Development Authority Plan of 
Development dated December 16, 1981 
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STATE OF COLORADO ) 
) 

COUNTY OF MESA ) s s . 

CITY OF GRAND JUNCTION ') 

The C i t y C o u n c i l of the C i t y o f Grand J u n c t i o n , Colorado,' 

h e l d a r e g u l a r meeting open to the p u b l i c a t the C o u n c i l 

Chambers a t C i t y H a l l , 250 N o r t h F i f t h S t r e e t , Grand J u n c t i o n , 

C o l o r a d o , on Wednesday, the 16th day of December,. 1981, a t the 

hour o f 7:30 p.m. 

The f o l l o w i n g members o f the C i t y C o u n c i l , c o n s t i t u t i n g a 

quorum t h e r e o f , were p r e s e n t : 

Name 

L o u i s R. Brach 

Frank Dunn 

Gary Lucero 

K a r l Johnson 

Robert Holmes 

B e t s y C l a r k 

T i t l e 

P r e s i d e n t 

P r e s i d e n t Pro-Tern 

Member 

Member 

Member 

Member 

The f o l l o w i n g members of the C i t y ' C o u n c i l were absent; 

None 

The f o l l o w i n g persons were a l s o p r e s e n t : 

Neva B. L o c k h a r t , C i t y C l e r k 

James E. Wysocki, C i t y Manager 

G e r a l d J . Ashby, C i t y A t t o r n e y 
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The P r e s i d e n t d e c l a r e d t h a t t h i s was the time and p l a c e f o r 

a p u b l i c h e a r i n g on the proposed P l a n of Development f o r Grand 

j u n c t i o n , C o l o r a d o , Downtown Development A u t h o r i t y . 

The C i t y C l e r k r e p o r t e d t h a t a n o t i c e of t h i s h e a r i n g i n the 

form r e q u i r e d by S e c t i o n 31-25-807(4)(c), C o l o r a d o Revised 

S t a t u t e s • 1 9 7 3 , as amended, was g i v e n by p u b l i c a t i o n once by one 

p u b l i c a t i o n d u r i n g the week immediately p r e c e d i n g t h i s h e a r i n g 

i n The D a i l y S e n t i n e l , Grand J u n c t i o n , C o l o r a d o , a newspaper 

ha v i n g a g e n e r a l c i r c u l a t i o n i n the C i t y . The form of the 

n o t i c e and the p r o o f o f p u b l i c a t i o n t h e r e o f were approved by the 

C i t y C o u n c i l and are a t t a c h e d h e r e t o as pages 16 and 17, 

r e s p e c t i v e l y . 

Thereupon a l l persons having comments on the proposed P l a n 

of Development we a f f o r d e d the o p p o r t u n i t y t o be heard. The 

names o f such persons and the substance of theijc remarks are as 

f o l l o w s : 

Thereupon, C o u n c i l Member Holmes i n t r o d u c e d 

and moved the a d o p t i o n of the f o l l o w i n g R e s o l u t i o n : 
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RESOLUTION 

A' RESOLUTION APPROVING A PLAN OF DEVELOPMENT 
FORGRAND JUNCTION, COLORADO, DOWNTOWN 
DEVELOPMENT AUTHORITY. 

WHEREAS, Grand J u n c t i o n , C o l o r a d o , Downtown Development 

A u t h o r i t y (the A u t h o r i t y ) has s t u d i e d c o n d i t i o n s w i t h i n the 

c e n t r a l b u s i n e s s d i s t r i c t o f the C i t y of Grand J u n c t i o n (the 

C i t y ) ; and 

WHEREAS, s a i d s t u d y has r e s u l t e d i n the p r e p a r a t i o n o f a 

Downtown Development S t r a t e g y ; and 

WHEREAS, the A u t h o r i t y i s a u t h o r i z e d to p l a n and propose 

p u b l i c f a c i l i t i e s and oth e r improvements to p u b l i c and p r i v a t e 

p r o p e r t y o f a l l ki n d s which w i l l a i d and improve the downtown 

development a r e a ; and 

WHEREAS, Johnson, Johnson & Roy, Inc., a u t h o r s of the 

Downtown Development S t r a t e g y r e p o r t e d t h e r e i n 'that b l i g h t 

e x i s t s w i t h i n the downtown development area; and 

WHEREAS, the p l a n o f development a t t a c h e d h e r e t o as E x h i b i t 

A (the P l a n o f Development) was p r e s e n t e d to the Board o f 

D i r e c t o r s o f the A u t h o r i t y f o r i t s c o n s i d e r a t i o n ; and 

' WHEREAS, Me.sa County V a l l e y S c h o o l D i s t r i c t No. 51, w i t h i n 

which the e n t i r e p l a n of development area (the p l a n of 

Development Area) d e s i g n a t e d i n the P l a n of Development l i e s , 

was p e r m i t t e d to p a r t i c i p a t e i n an a d v i s o r y c a p a c i t y w i t h 

r e s p e c t to the i n c l u s i o n i n the P l a n of Development o f the 

p r o v i s i o n f o r the u t i l i z a t i o n of tax increment f i n a n c i n g ; and 



.WHEREAS, the A u t h o r i t y h e l d a p u b l i c meeting on the Pl a n of 

Development on November 13, 1981, which meeting was preceded by 

a n o t i c e ' o f the meeting p u b l i s h e d i n The D a i l y S e n t i n e l on 

November 11, 1981; and 

WHEREAS, the A u t h o r i t y adopted the P l a n o f Development by 

r e s o l u t i o n . " on December .2, 1981; and 

; ' WHEREAS, t h e P l a n o f Development was p r e s e n t e d to the c i t y 

C o u n c i l ' (the C i t y C o u n c i l ) on December 2, 1981, a t which time 

the C i t y C o u n c i l r e f e r r e d the P l a n o f Development t o the C i t y • 

p l a n n i n g Commission f o r i t s re v i e w and recommendations; and 

WHEREAS, the p l a n n i n g Commission has made w r i t t e n i t s 

recommendations t o the C i t y C o u n c i l c o n c e r n i n g the P l a n o f 

Development, which recommendations a r e a t t a c h e d h e r e t o a t page 

18; and 

WHEREAS, a n o t i c e o f a p u b l i c h e a r i n g befone the C i t y 

C o u n c i l was g i v e n by p u b l i c a t i o n once by one p u b l i c a t i o n d u r i n g 

t h e week i m m e d i a t e l y p r e c e d i n g the h e a r i n g i n The D a i l y 

S e n t i n e l , a newspaper h a v i n g a g e n e r a l c i r c u l a t i o n i n the C i t y , 

on December 11, 1981; and 

WHEREAS, a p u b l i c h e a r i n g was h e l d b e f o r e the C i t y c o u n c i l 

on December 16, 1981, wherein comments were ta k e n from t h o s e i n 

a t t e n d a n c e c o n c e r n i n g the P l a n o f Development; and 

WHEREAS, the C i t y C o u n c i l has been a d e q u a t e l y . i n f o r m e d i n 

t h i s m a t t e r because of p u b l i c i n p u t p r i o r to t h e c o m p l e t i o n o f 

the p l a n o f Development, the p u b l i c h e a r i n g on the P l a n o f 

Development, the evidence p r e s e n t e d i n the Downtown Development 

S t a t e g y and the p l a n of Development, a review o f the Grand 
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J u n c t i o n Downtown Development P l a n I n f o r m a t i o n Base, and the 

p e r s o n a l knowledge of the members of the c i t y C o u n c i l , 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE 

'CITY OF GRAND JUNCTION, COLORADO, THAT: 

S e c t i o n 1. The C i t y C o u n c i l hereby f i n d s and determines as 

f o l l o w s : 

A) There i s a p r e s e n c e of a s u b s t a n t i a l ' number of 

d e t e r i o r a t e d or d e t e r i o r a t i n g s t r u c t u r e s w i t h i n the A u t h o r i t y as 

shown by: 

1) Of the b u i l d i n g s w i t h i n the A u t h o r i t y , -

a p p r o x i m a t e l y 85% are 30 or more y e a r s o l d , and a l t h o u g h 

g e n e r a l l y sound, they w i l l r e q u i r e v a r i o u s amounts of r e n o v a t i o n 

to meet p r e s e n t f i r e and b u i l d i n g codes; 

2) There a r e p r e s e n t l y o l d e r b u i l d i n g s t h a t a r e 

v a c a n t , and t h e r e f o r e d e t e r i o r a t i n g from l a c k o f use, l o c a t e d a t 

the s o u t h e a s t c o r n e r of F i f t h and Main, the northwest c o r n e r of 

F o u r t h and Main, the s o u t h e a s t c o r n e r of T h i r d and Main and the 

m i d d l e o f the block' between Second and T h i r d on Main; and 

3) A p p r o x i m a t e l y 18.8% of the r e t a i l space 

a v a i l a b l e i s vacant, even though demand i s h i g h i n areas o u t s i d e 

the c e n t r a l b u s i n e s s d i s t r i c t s ; 

B) Tliere i s a predominance of d e f e c t i v e or inadequate 

s t r e e t l a y o u t as shown by: 

1) The l a c k o f adequate l o n g - t e r m p a r k i n g 

because o f time l i m i t s on meters; and 

2) The e x i s t e n c e of one-way s t r e e t s on Rood and 

C o l o r a d o and F o u r t h and F i f t h , which cause d r i v e r s to t r a v e l 

-5-



from f o u r to s i x b l o c k s out of t h e i r way to r e a c h d e s i r e d 

d e s t i n a t i o n s because of the e f f e c t o f the one-way s t r e e t s 

combined w i t h the e f f e c t o f r e s t r i c t e d t u r n i n g i n t e r s e c t i o n s on 

Main S t r e e t ; and 

3) An u n d e r - u t i l i z a t i o n o f p a r k i n g a r e a s to the 

south. o f ' Main S t r e e t w h i l e the p a r k i n g areas to the n o r t h o f 

Main S t r e e t a r e o v e r - u t i l i z e d ; 

C) There e x i s t s f a u l t y l o t l a y o u t i n r e l a t i o n to 

s i z e , adequacy, a c c e s s i b i l i t y or u s e f u l n e s s as shown by: 

1) The l o t and b l o c k l a y o u t i n the downtown a r e a 

d e v e l o p e d a t an e a r l y date and r e s u l t e d i n l o n g , narrow l o t s 

• w i t h the average l o t being 25 f e e t by 125 f e e t ; a s i z e not 

c o m p a t i b l e w i t h modern a r c h i t e c t u r a l approaches; 

2) Although west o f Seventh S t r e e t s i g n i f i c a n t 

p i e c e s o f l a n d have been aggregated f o r p o t e n t i a l development, 

many p o t e n t i a l development s i t e s a re s t i l l h e l d by a number of 

i n d i v i d u a l owners, i n c l u d i n g t r u s t s and e s t a t e s , and a r e 

s u b d i v i d e d by a l l e y s and s t r e e t s making i t d i f f i c u l t to 

c o n s o l i d a t e the needed l a n d f o r redevelopment; 

3) Of l a n d w i t h i n the A u t h o r i t y , between 

o n e - t h i r d and o j i e - h a l f i s p u b l i c l y owned and used f o r s t r e e t s , 

a l l e y s or p u b l i c b u i l d i n g s , and, t h e r e f o r e , not a v a i l a b l e f o r 

. p r i v a t e use and redevelopment; 

D) There e x i s t s d e t e r i o r a t i o n of s i t e or o t h e r 

improvements as shown by: 

A 
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1) Sidewalk r e p a i r s are n e c e s s a r y w i t h i n the area. 

2) There are d e t e r i o r a t i n g u n d e r d r a i n s i n the 

Shopping Park alon,g Main S t r e e t from T h i r d to F i f t h Streets,-

3) F o u n d a t i o n work on some o f the o l d e r 

b u i l d i n g s has d e t e r i o r a t e d i n the p a s t or i s p r e s e n t l y i n a 

d e t e r i o r a t e d c o n d i t i o n , t h e r e b y making these b u i l d i n g s more 

s u s c e p t i b l e to damage; 

E) U n s a n i t a r y or unsafe c o n d i t i o n s e x i s t as shown by 

1) Combined s a n i t a r y and storm sewers i n the 

downtown a r e a have the p o t e n t i a l to back up i n t o the 

d r a i n s o f p r o p e r t y owners a f t e r extreme r a i n s , thereby c r e a t i n g 

an u n s a n i t a r y c o n d i t i o n ; 

2) Older b u i l d i n g s a re l o c a t e d j i e a r r a i l r o a d 

p r o p e r t y which encourages t r a n s i e n t s to seek s h e l t e r i n or 

around such o l d e r b u i l d i n g s ; 

3) There i s a need to improve and upgrade 

u t i l i t i e s and sewers i n the downtown ar e a b e f o r e any major 

redevelopment, f o r the p r e s e n t system would not be adequate 

under i n c r e a s e d use; 

The a l l e y s i n the downtown area are s t i l l 

major d e l i v e r y and s e r v i c e r o u t e s ; however, heavy p e d e s t r a i n 

t r a f f i c has been encouraged by the use of walkthroughs a t the 

U.S. Bank B u i l d i n g and on the n o r t h s i d e of the 600 bl o c k o f 

Main S t r e e t , and by the placement o f p a r k i n g a r e a s a c r o s s an 

a l l e y from b u s i n e s s e s t a b l i s h m e n t s . Many b u s i n e s s have 



encouraged the use of back doors as the most d i r e c t entrace from 

a p a r k i n g a r e a to t h e i r e s t a b l i s h m e n t . However, the a l l e y 

s u r f a c e s a r e not adapted to p e d e s t r i a n t r a v e l ; there 

are no c r o s s w a l k s , the l i g h t i n g at n i g h t i s i n a d e q u a t e , and 

d u r i n g b u s i n e s s hours, t h e r e i s a flow of both d e l i v e r y t r u c k s 

and t r a s h c o l l e c t i o n t r u c k s which pose a p o t e n t i a l t h r e a t to 

p e d e s t r i a n s . 

5) The p r e s e n c e of o l d e r b u i l d i n g s and t h e i r 

o r n a t e b u i l d i n g facades encourage pigeons to n e s t i n and around 

these b u i l d i n g s c a u s i n g u n s a n i t a r y c o n d i t i o n s to e x i s t around 

such n e s t i n g s i t e s . 

6) . The a l l e y s are used f o r u t i l i t i e s upon p o l e s , 

and t h i s f a c t o r , combined w i t h the l a c k of adequate l i g h t i n g at 

n i g h t , can encourage b u r g l a r s to g a i n a c c e s s to b u i l d i n g r o o f s by 

c l i m b i n g t h e s e u t i l i t y p o l e s . 

F) There e x i s t c o n d i t i o n s which endanger l i f e or 

p r o p e r t y by f i r e or other causes as shown by: 

1) The use of second s t o r i e s of b u i l d i n g s as 

s t o r a g e a r e a s ; and 

2) The d e n s i t y of b u i l d i n g s o f an o l d e r nature 

along Main' S t r e e t which i n c r e a s e s the o p p o r t u n i t y f o r f i r e 

s p r e a d i n g .from ,pne b u i l d i n g to another because of the l a c k of 

adequate f i r e w a l l s i n t l i e . d e s i g n of o l d e r b u i l d i n g s . 

3) There are no n o r t h / s o u t h water mains on 

Second, T h i r d and F o u r t h , and the east/west mains on Grand, 

White and Rood are no l a r g e r than 6 i n c h e s , t h e r e b y p r o v i d i n g 
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l i m i t e d s u p p l i e s <-or 

f i r e p r o t e c t i o n . 

S e c t i o n 2. The C i t y C o u n c i l hereby f i n d s and determines 

t h a t t h e r e i s a d e t e r i o r a t i o n of p r o p e r t y v a l u e s or s t r u c t u r e s 

w i t h i n the A u t h o r i t y as shown by: 

A) A decrease i n s a l e s t a x revenue i n the c e n t r a l 

downtown a r e a a l o n g both s i d e s of Main S t r e e t from'$400,080 i n 

1979 to $304,140 i n 1900, a n d $ 3 0 4 , 3 3 0 i n 1 9 0 1 ( i n the f i r s t 

e i g h t months of the y e a r ) ; and 

B) A d ecrease i n the t o t a l a s s e s s e d v a l u a t i o n of the 

A u t h o r i t y of 9.02% w i t h i n the l a s t year d e s p i t e a p p r o x i m a t e l y a 

6% i n c r e a s e i n the s i z e of the A u t h o r i t y because of r e c e n t 

i n c l u s i o n s . 

S e c t i o n 3. Based upon the f o r e g o i n g , the C i t y C o u n c i l 

hereby f i n d s and determines t h a t t h e r e e x i s t s b l i g h t i n the 

A u t h o r i t y w i t h i n the meaning of S e c t i o n 31-25-802(1.5), C o l o r a d o 

R e v i s e d S t a t u t e s 1973, as amended, and that t h e r e i s a need to 

take c o r r e c t i v e measures i n order to h a l t or p r e v e n t the growth 

o f b l i g h t e d a r e a s w i t h i n the P l a n of Development Area and the 

c o m m e r c i a l r e n o v a t i o n d i s t r i c t s d e s i g n a t e d i n the P l a n of 

Development. 

S e c t i o n 4. The C i t y C o u n c i l l i e r e b y f i n d s a n d determines 

t h a t the a p p r o v a l of tlie p l a n of Development w i l l s e r v e a p u b l i c 

use; w i l l promote the h e a l t h , s a f e t y , p r o s p e r i t y , s e c u r i t y , a n d 

g e n e r a l w e l f a r e of the i n h a b i t a n t s o f t h e C i t y and of i t s 

c e n t r a l b u s i n e s s d i s t r i c t ; w i l i h a l t o r prevent t h e 

d e t e r i o r a t i o n of p r o p e r t y v a l u e s o r s t r u c t u r e s w i t h i n s a i d 
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c e n t r a l b u s i n e s s d i s t r i c t ; w i l l h a l t or prevent the growth of 

b l i g h t e d a r e a s w i t h i n s a i d d i s t r i c t ; and w i l l a s s i s t the C i t y 

and the A u t h o r i t y i n the development and redevelopment of s a i d 

d i s t r i c t and i n the o v e r a l l p l a n n i n g to r e s t o r e or p r o v i d e f o r 

the c o n t i n u a n c e of the h e a l t h t h e r e o f ; and w i l l be o f s p e c i a l 

b e n e f i t to." the p r o p e r t y w i t h i n the boundaries of the A u t h o r i t y . 

; ' S e c t i o n 5. The p l a n of Development i s hereby approved by 

the C i t y C o u n c i l , and the A u t h o r i t y i s hereby a u t h o r i z e d to 

undertake development p r o j e c t s as d e s c r i b e d i n the p l a n of 

Development. 

S e c t i o n 6. The C i t y c o u n c i l hereby f i n a s and d e termines 

t h a t the. p l a n of Development w i l l a f f o r d maximum o p p o r t u n i t y , 

c o n s i s t e n t w i t h the sound needs and p l a n s of the C i t y as a 

whole, f o r the development or redevelopment of the p l a n of 

Development A r e a and the commercial r e n o v a t i o n . d i s t r i c t s 

d e s i g n a t e d t h e r e i n by the A u t h o r i t y and by p r i v a t e e n t e r p r i s e . 

S e c t i o n 7. In accordance with the P l a n of Development, 

th e r e i s hereby d e s i g n a t e d the p l a n of Development Area (the 

b o u n d a r i e s of which are d e s c r i b e d w i t h p a r t i c u l a r i t y on page 9 

of the P l a n of Development), i n c o n n e c t i o n with which tax 

increment f i n a n c i n g s h a l l be u t i l i z e d as p r o v i d e d i n S e c t i o n 

31-25-807, C o l o r a d o Revised S t a t u t e s 1 9 7 3 , as amended,.for the 

purposes s p e c i f i e d i n the P l a n of Development. 

S e c t i o n 8. There i s hereby c r e a t e d a s e p a r a t e s p e c i a l fund 

of the C i t y d e s i g n a t e d as the "Tax Increment Fund" i n t o which 

s h a l l be d e p o s i t e d the ad valorem and m u n i c i p a l s a l e s tax 
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increment: funds d e s c r i b e d i n S e c t i o n 3 1 - 2 5 - 0 0 7 , C o l o r a d o Revised 

S t a t u t e s 1973, as amended, d e r i v e d from and a t t r i b u t a b l e to 

development and redevelopment v / i t h i n the P l a n of Development 

A r e a . S a i d funds s h a l l be -held, i n v e s t e d , r e i n v e s t e d and 

a p p l i e d as p e r m i t t e d by law. For the purpose of a s c e r t a i n i n g 

the amount o f funds to be d e p o s i t e d i n the Tax increment Fund as 

p r o v i d e d by law,, the County A s s e s s o r i s hereby r e q u e s t e d to 

c e r t i f y to the C i t y C o u n c i l on or b e f o r e December 31, 1901, the 

v a l u a t i o n f o r assessment of the p l a n of Development Area as of 

the e f f e c t i v e date of t h i s R e s o l u t i o n . For the same purpose, 

the C i t y F i n a n c e D i r e c t o r i s hereby d i r e c t e d to c e r t i f y to the 

C i t y C o u n c i l on or b e f o r e A p r i l 1, 1902, the amount o f m u n i c i p a l 

s a l e s t a x e s c o l l e c t e d w i t h i n the P l a n of Development Area f o r 

the p e r i o d from December 1, 1980, to November 30, 1901. 

S e c t i o n 9. Those p a r c e l s d e s c r i b e d on pag-e 12 of the P l a n 

o f Development are a p a r t o f a development or redevelopment a r e a 

d e s i g n a t e d by the C i t y C o u n c i l p u r s u a n t to S e c t i o n 39-5-105, 

C o l o r a d o R e v i s e d S t a t u t e s 1973, as amended, and commercial 

b u i l d i n g s or s t r u c t u r e s on such p a r c e l s are t h e r e f o r e e n t i t l e d 

to .the b e n e f i t s g r a n t e d "under s a i d s t a t u t e . 

S e c t i o n 10. No p u b l i c s e r v a n t of the C i t y who i s a u t h o r i z e d 

to take p a r t i n any manner i n p r e p a r i n g , p r e s e n t i n g , or 

a p p r o v i n g the p l a n of Development or any c o n t r a c t c o n t e m p l a t e d 

t h e r e b y has a p o t e n t i a l i n t e r e s t i n the P l a n of Development or 

any such c o n t r a c t which has not been d i s c l o s e d i n a ccordance 

wit h the r e q u i r e m e n t s of S e c t i o n 10-0-306, C o l o r a d o R e v i s e d 

S t a t u t e s 1973, as amended, and no such p u b l i c s e r v a n t has 



r e c e i v e d any p e c u n i a r y b e n e f i t from t h e P l a n of Development: or 

any such c o n t r a c t . 

S e c t i o n 11. I f any p r o v i s i o n o f t h i s R e s o l u t i o n i s 

j u d i c i a l l y adjudged i n v a l i d or u n e n f o r c e a b l e , such judgment 

s h a l l - n o t a f f e c t the rem a i n i n g p r o v i s i o n s h e r e o f , i t being the 

i n t e n t i o n Df the C i t y C o u n c i l t h a t the p r o v i s i o n s h e r e o f are 

s e v e r a b l e . 

S e c t i o n 12. T h i s R e s o l u t i o n s h a l l be e f f e c t i v e immediately 

upon i t s a d o p t i o n and a p p r o v a l . 

ADOPTED AND APPROVED t h i s 16th day of December, 1981. 

CITY OF GRAND JUNCTION, COLORADO 

( CITY ) 
( SEAL ) 

ATTEST: 

C i t y C l e r k 
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CITY - COUNTY PLANNING 
grand junct ion-mesa county 559 white ave. rm. 60 grand jct.,colo. 8150 

(303) 244 -1628 

D e c e m b e r 12, 1981 

G r a n d J u n c t i o n C i t y C o u n c i l 

P l a n n i n g C o m m i s s i o n o f G r a n d J u n c t i o n 

P l a n o f D e v e l o p m e n t o f G r a n d J u n c t i o n , C o l o r a d o 
Downtown D e v e l o p m e n t A u t h o r i t y 

On D e c e m b e r 2, 1981, t h e G r a n d J u n c t i o n C i t y C o u n c i l , p u r s u a n t t o C.R.S. 1973, 
SB 3 1 - 2 5 - 8 0 7 ( 4 ) ( b ) , s u b m i t t e d t h e P l a n o f D e v e l o p m e n t o f t h e G r a n d J u n c t i o n , C o l o r a d o , 
Downtown D e v e l o p m e n t A u t h o r i t y t o t h e P l a n n i n g C o m m i s s i o n f o r r e v i e w and r e c o m m e n d a t i o n s . 

B e c a u s e o f s u c h r e q u e s t , we have o b t a i n e d c o p i e s o f t h e P l a n o f D e v e l o p m e n t f o r 
s t u d y a n d r e v i e w and have a l s o p r o v i d e d c o p i e s t o the p e r s o n n e l o f t h e P l a n n i n g D e p a r t ­
ment f o r t h e i r r e v i e w . On December 12, 1981, t h e P l a n n i n g C o m m i s s i o n h e l d a work 
s e s s i o n a t w h i c h we c o n s i d e r e d t h e comments o f t h e e m p l o y e e s o f t h e P l a n n i n g D e p a r t m e n t , 
r e v i e w e d t h e P l a n o f D e v e l o p m e n t i n l i g h t o f p a s t p o l i c i e s f o r d e v e l o p m e n t and r e n o v a ­
t i o n , a nd c o n s i d e r e d t h e q u e s t i o n s and comments o f t h e members o f t h e C o m m i s s i o n . 
A f t e r t h i s r e v i e w , we o f f e r t h e f o l l o w i n g comments and r e c o m m e n d a t i o n s : 

T h e P l a n o f D e v e l o p m e n t , a s p r e s e n t e d , i s a c o h e r e n t a n d u n i f i e d a p p r o a c h t o 
r e d e v e l o p m e n t a n d r e n o v a t i o n w i t h i n t h e downtown a r e a . The P l a n o f D e v e l o p m e n t d o e s 
c a l l f o r c e r t a i n p r o j e c t s t h a t may r e q u i r e o r r e s u l t i n c h a n g e s i n p r e s e n t u s e a n d 
z o n i n g p a t t e r n s . H o w e v e r , as c o n s t i t u t e d , t h e P l a n o f D e v e l o p m e n t i s c o n s i s t e n t w i t h 
t h e p o l i c i e s a d o p t e d by t h e C o m m i s s i o n i n t h e p a s t . 

The P l a n o f D e v e l o p m e n t c o n t a i n s no r e d e v e l o p m e n t o r r e n o v a t i o n p l a n s w h i c h 
a r e n o t f e a s i b l e u n d e r c u r r e n t p o l i c i e s . N e i t h e r d o e s the P l a n o f D e v e l o p m e n t c a l l 
f o r p o l i c i e s o r d e v e l o p m e n t p a t t e r n s i n c o n f l i c t w i t h c i t y - w i d e p o l i c i e s o r p a t t e r n s . 
I t a p p e a r s t o be c o n s i s t e n t w i t h t h e Downtown D e v e l o p m e n t S t r a t e g y w h i c h has bee n 
a d o p t e d a s an e l e m e n t erf t h e M a s t e r P l a n f o r G r a n d J u n c t i o n , a s w e l l as c o n s i s t e n t 
w i t h o t h e r c u r r e n t p o l i c i e s . 

On t h e b a s i s o f t h i s r e v i e w , a n d t h e c o n s i d e r a t i o n s e x p r e s s e d h e r e , t h e Commis­
s i o n f e e l s t h a t i t i s n o t n e c e s s a r y t h a t we s p e c i f i c a l l y e n u m e r a t e t h o s e a r e a s o f 
t h e P l a n w i t h w h i c h wc a r e i n a g r e e m e n t s i n c e t h e P l a n o f D e v e l o p m e n t c o n t a i n s no 
i t e m s t o w h i c h we s p e c i f i c a l l y o b j e c t . We, t h e r e f o r e , c a n e n d o r s e t h e P l a n o f D e v e l o p ­
ment as b e i n g c o n s i s t e n t w i t h e x i s t i n g c i t y p o l i c i e s and recommend t h a t t h e C i t y 
h o l d a P u b l i c H e a r i n g on t h e P l a n o f D e v e l o p m e n t . 

R e s p e c t f u l l y s u b m i t t e d , 
\ . 

\ 

J a n e i j u n n b y , C h a i r m a n . / . 
J 
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RESOLUTION 
BY THE 

BOARD OF DIRECTORS 
OF THE GRAND JUNCTION, COLORADO, 
DOWNTOWN DEVELOPMENT AUTHORITY 
ADOPTING A PLAN OF DEVELOPMENT 

WHEREAS, the Grand Junction, Colorado, Downtown Development Authority 
has studied conditions within the ce n t r a l business d i s t r i c t , pursuant to 
C.R.S. 1973,5 31-25-807; and 

WHEREAS, such study has resulted in the preparation of a Downtown 
Development Strategy; and 

WHEREAS, the Grand Junction, Colorado, Downtown Development Authority 
is authorized, pursuant to C.R.S. 1973, 5 3 1-25-807, to plan and propose 
public f a c i l i t i e s and other improvements to public and private property 
which w i l l aid and improve the downtown development area; and 

WHEREAS, Johnson, Johnson & Roy, Inc., authors of the Downtown 
Development Strategy, reported therein that areas of b l i g h t e x i s t within 
the downtown area; and 

WHEREAS, a plan of development has been presented to this Board for 
i t s consideration; and 

WHEREAS, this Board has held a public meeting on such plan of 
development, which meeting was preceded by a notice of such meeting published 
in the Daily Sentinel on November II, 190 1, prior to such meeting; and 

WHEREAS, Mesa County Valley School D i s t r i c t #5 1, within which the 
entire area of development designated in the Plan of Development l i e s , 
has been permitted to p a r t i c i p a t e in an advisory capacity with respect to 
the i n c l u s i o n in ,the Plan of Development of tlie p r o vision for u t i l i z a t i o n of 
tax increment financing; and 

WHEREAS, the Board has been adequately informed in this matter 
because of public input p r i o r to the completion of the plan of development, 
the public meeting on the proposed plan of development, the evidence 
presented in the Downtown Development Strategy and the plan of development, 
a review of the Grand Junction Downtown Development Plan Information Base, 



and the personal knowledge of the members of this Board; 
NOW THEREFORE BE IT RESOLVED THAT: 

1. The Board hereby f i n d s ; 
A) There i s a presence of a s u b s t a n t i a l number of 

deteri o r a t e d or d e t e r i o r a t i n g structures within the Downtown Development 
Authority as shown by: 

1) Of the bu i l d i n g s within the Downtown Development 
Authority, approximately 85% are 30 or more years o l d , and although generally 
sound, w i l l require various amounts of renovation to meet present f i r e 
and b u i l d i n g codes; 

2) There are presently older buildings that arc 
vacant, and therefore, d e t e r i o r a t i n g from lack of use, located at the 
southeast corner of F i f t h and Main, the northwest corner of Fourth and 
Main, the southeast corner of Third and Main and the middle of the block 
between Second and Third on Main; and 

3) Approximately 18.8% of the r e t a i l space a v a i l a b l e 
i s vacant, even though demand i s high in areas outside the ce n t r a l business 
d i s t r i c t ; 

B) There i s a predominance of defective or inadequate 
s t r e e t layout as shown by: 

1) The lack of adequate long-term parking because 
of time l i m i t s on meters; and 

2) The existence of one-way stre e t s on Rood and 
Colorado and Fourth and F i f t h , which cause driv e r s to trave l from four to 
si x blocks out of their way to reach desired destinations because of the 
e f f e c t of the one-way streets combined with the e f f e c t of r e s t r i c t e d turning 
i n t e r s e c t i o n s on" Main Street; and 

3) An unde r-u t i l i z a t ion of parking areas to the "~ 
south of Main Street while the parking areas to the north of Main Street 
are o v e r - u t i l i z e d ; 

C) There e x i s t s f a u l t y l o t layout in r e l a t i o n to s i z e , 
adequacy, a c c e s s i b i l i t y or usefulness as shown by: 

I) The l o t and block layout in the downtown area 
developed at an early date and resulted in long, narrow lots with the 

j ' average l o t being 25 feet by 125 feet; a size not compatible with modern - _ -
a r c h i t e c t u r a l approaches; 
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2) Although west of Seventh Street s i g n i f i c a n t 
pieces of land have been aggregated for p o t e n t i a l development, many p o t e n t i a l 
development s i t e s are s t i l l held by a number of i n d i v i d u a l owners, 
including trusts and estates, and arc subdivided by a l l e y s and streets 
making i t d i f f i c u l t to consolidate the needed land for redevelopment; 

3) Of land within the Downtown Development 
Authority, between 1/3 and 1/2 is p u b l i c l y owned and used for s t r e e t s , 
a l l e y s , or public buildings, and, therefore, not a v a i l a b l e for private use 
and redevelopment; 

D) There ex i s t s d e t e r i o r a t i o n of s i t e or other improvements 
as shown by: 

1) There are sidewalks in a d e t e r i o r a t i n g condition 
on the southeast corner of F i f t h and Rood and on the 200 block between 
Main and Colorado; 

2) There are d e t e r i o r a t i n g underdrains in the 
Shopping Park along Main Street from Third to F i f t h Streets; 

3) Foundation work on some of the older buildings 
has deteriorated in the past or is presently in a deteriorated condition, 
thereby making these buildings more susceptible to damage; 

E) Unsanitary or unsafe conditions e x i s t as shown by: 
1) Combined sanitary and storm sewers in the downtown 

area which have the p o t e n t i a l to back up into the drains of property owners 
a f t e r extreme r a i n s , thereby creating an unsanitary condition; 

2) Older buildings arc located near r a i l r o a d property 
which encourages transients to seek shelter in or around such older b u i l d i n g s ; 

3) There is a need to improve and upgrade u t i l i t i e s and 
sewers in the downtown area before any major redevelopment, for the present 
system would not be adequate under increased use; 

4) The a l l e y s in the downtown area are s t i l l major 
d e l i v e r y and service routes; however, heavy pedestrian t r a f f i c has been 
encouraged by the use of walkthroughs at the U.S. Bank building and the north 
side of the 600 block of Main Street, and by the placement of parking 
areas across a l l e y s from business establishments. Many businesses have 
encouraged the use of back doors as the most d i r e c t entrance from a parking 



area to t h e i r establishment. However, the a l l e y surfaces arc uneven and 
not adapted to pedestrian t r a v e l ; there arc no crosswalks, the l i g h t i n g at 
night i s inadequate, and during business hours, there is a flow of both 
d e l i v e r y trucks and Crash c o l l e c t i o n Crucks which pose a poCenCial ChrcaC 
to pedesCrians. 

5) The presence of older buildings and Cheir ornaCc 
b u i l d i n g facades encourage pigeons Co nest in and around these buildings 
causing unsanitary conditions to e x i s t around such nesting s i t e s . 

6) The a l l e y s are used for u t i l i t i e s upon poles and 
this f a c t o r , combined wich the lack of adequate l i g h t i n g at night, 
encourages burglars to gain access to b u i l d i n g roofs by climbing these 
u t i l i t y poles. 

F) There e x i s t conditions which endanger l i f e or property 
by f i r e or other causes as shown by: 

1) The use of second s t o r i e s of buildings as storage 
areas; and 

2) The density of buildings of an older nature along 
Main Street which increases the opportunity for f i r e spreading from one 
b u i l d i n g to another because of the lack of adequate f i r e w a l l s and the design 
of older b u i l d i n g s ; and 

3) There are no north/south water mains on Second, 
Third, and Fourth and the east/west mains on Grand, White and Rood are no 
larger than 6 inches, thereby providing l i m i t e d supplies which are not 
adequate under present codes for f i r e p r o t e c t i o n . 

2. Ttie Board liereby finds and determines that there is a 
d e t e r i o r a t i o n of property values or structures within the Downtown Development 
Authority as shown by: 

A) A decrease in sales tax revenue in the c e n t r a l downtown 
area along both sides of Main Street from $454,727 in 1979 to $436,598 in 1980, 
and $343,484 in 198! for the f i r s t nine months of each year; and 

B) A decrease in the t o t a l assessed valuation of the 
Downtown Development Authority of 9.027̂  within the l a s t year despite 
approximately a 6% increase in the size of the Downtown Development 
Authority because of recent i n c l u s i o n s , 

-4-



3 . Based upon- t»*vr, 
txi: i i : i b l i f l a [n the Dountovn DcY*>toi 
C . K . S . '', "3 I - 1! 3 - 8U2 ( i • r> ) «n nrocmlcd , nnd that'ict . 
and pri'vcnL (.he growth of blighted arens and to 
of property valuer;. 

4. Tlie Board hereby finds that the adoption of this Plan of 
Development w i l l halt and prevent d e t e r i o r a t i o n of property values and 
structures within the cen t r a l business d i s t r i c t , w i l l h alt and prevent 
the growth of blighted areas within the ce n t r a l business d i s t r i c t , w i l l 
a s s i s t the C i t y of Grand Junction, Colorado, in the development and 
redevelopment of such c e n t r a l business d i s t r i c t and in the o v e r a l l 
planning to restore or provide for the continuance of the health 
thereof, and w i l l bc of especial benefit to the property within tlie 
boundaries of the Grand Junction, Colorado, Downtown Development Authority. 

BE IT FURTHER RESOLVED THAT: 
5. The Plan of Development, attached hereto and incorporated 

herein as E x h i b i t "A", is hereby adopted as the Plan of Development for the 
Grand Junction, Colorado, Downtown Development Authority, including those 
provisions designating a Plan of Development area within which tax increment 
financing w i l l be u t i l i z e d as described on Pages 8 through 10 and 49 
through 52 , of the Plan of Development, and creation of three commercial 
renovation d i s t r i c t s as described on Pages 12, 47 and 52 t of the 
Plan of Development, in which a five year tax d e f e r r a l is allowed for 
renovation of commercial structures more than 30 years o l d . 

6. Such Plan of Development s l i a l l bc submitted to the City 
Council of Grand Junction, Colorado, with, a request that they immediately 
submit said Plan sf Development to the Planning Commission for their written 
recommendations; and that the Cit y Council hold a public hearing or. such 
Plan of Development, after public notice, and that the City Council bc 
requested to approve such Plan of Development. 

7. No Board member nor any employee of the Board with a 
s p e c i f i c f i n a n c i a l i n t e r e s t , as defined in C.R.S. 1973, 1/ 31-25-019 , as 
amended, in the adoption of the Plan of Development has voted thereon 

or otherwise p a r t i c i p a t e d in i t s preparation or presentation or f a i l e d to 
make such i n t e r e s t known to the Board. 
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Pat Gormley Q 
Chairman of the Board 
Grand Junction, Colorado 
Downtown Development Authority 

ATTEST: 
Sandra Gose 
Secretary 
Grand Junction, Colorado 
Downtown Development Authority 

-6-



Grand Junction 

Downtown Development Authority 
200 North Sixth Street, Suite 204 P.O. Box 296 

Grand Junction, Colorado 81502 
Phone (303) 245-2926 

E X H I B I T A 

DOWNTOWN DEVELOPMENT AUTHORITY 

PLAN OF DEVELOPMENT 

FOR GRAND JUNCTION, COLORADO 

I n c l u d i n g The D e s i g n a t i o n Of 
C o m m e r c i a l R e n o v a t i o n D i s t r i c t s 
And A P l a n Of D e v e l o p m e n t A r e a 

W i t h i n Which 
Tax I n c r e m e n t F i n a n c i n g w i l l Be U t i l i z e d 

PREPARED DY: 
The Grand J u n c t i o n 

Downtown D e v e l o p m e n t A u t h o r i t y 



TABLE OF CONTENTS 

Page 

Cover Sheet 
Table of Contents 
L i s t of E x h i b i t s 
Section I 
Section II 
Section I I I 
Section IV 
Section V 
Section VI 
Section VII 

Section VIII 

Section IX 
Section X 

Introduction and Recommendations 
Plan of Development Area Boundaries 
Statutory Requirements 
Description of E x i s t i n g Conditions 
Purpose and Objectives 
Plan Implementation A c t i v i t i e s 

Kind, Location, and Approximate 
Cost of Public F a c i l i t i e s 
Redevelopment and Renovation 
Project Areas 
Project Financing 
Amendments to the Plan and Future 
Inclusions to the Downtown Development 
Authority D i s t r i c t 

1 
7 

IG 
20 
25 
27 

35 

44 

49 
53 

Appendices 
A. Grand Junction Downtown Development 

Strateyy 
B. Information Base, G-rand Junction 

Downtown Development Plan 
C. Grand Junction C i t y Council P o l i c y 

Statement on Downtown Development -
A p r i l 15, 1901 

D. National Main S t r e e t Center Resource 
Team Report on Grand Junction 

E. Letter, Police Chief, Ed Vandertook 
F. Letter, F i r e Chief, R. T. Mantlo 
G. Letter, Public Works D i r e c t o r , 

Jim Patterson 
H. Grand Junction Downtown Development 

Authority Interim Plan of Development 
Relating to St r e e t Vendors 



LIST OF EXHIBITS 

EXHIBIT 

A. Boundaries of the Grand Junction, Colorado Downtown 
Development Authority 

B. De s c r i p t i o n of the Plan of Development Area 

C. Desc r i p t i o n of the Commercial Renovation D i s t r i c t s 

D. Map of the Downtown Development Authority, Plan of 
Development Area, and Commercial Renovation D i s t r i c t s 

E. Map showing Public Improvement Project Locations 

F. Map of DDA Plan of Development Redevelopment Areas 



SECTION I 

INTRODUCTION AND RECOMMENDATIONS 

A. INTRODUCTION 

1. This Plan of Dcvcloptnent i s the r e s u l t of the C i t y of 
Grand Junction's continued i n t e r e s t i n the r e v i t a l i z a t i o n of the downtown 
area. This i n t e r e s t began as early as 1962, when, i n response to issues 
s i m i l a r to today's concerns, a r e v i t a l i z a t i o n e f f o r t was undertaken by tlie 
C i t y and the Main Street merchants. A General Improvement D i s t r i c t was 
created to finance u t i l i t i e s and landscaping improvements to Main Street 
converting four blocks to a Shopping Park. C a l l e d Operation Foresight, 
t h i s r e v i t a l i z a t i o n e f f o r t led to Grand Junction being named an A i l -
American C i t y . 

2. These e f f o r t s were continued by the cre a t i o n of the Grand 
Junction Downtown Development Authority (DDA) i n A p r i l of 1977, by a 
2 to 1 vote of the downtown e l e c t o r s . The Downtown Development Authority 
has had a f u l l time d i r e c t o r since February of 1900 and pursuant to 
C.R.S. 1973, S31-25-G07, has been involved i n the study and a n a l y s i s of 
the impact of metropolitan growth upon the ce n t r a l business d i s t r i c t . 
Studies of land use, urban design, parking, t r a f f i c and market conditions 
were made j o i n t l y by the C i t y and DDA i n 1900 and 1981. 

3. As a r e s u l t of such studies, a comprehensive Downtown Development 
Strategy was completed i n November of 1901. Based upon the recommendations 
and evaluations contained within the Downtown Development Strategy, t h i s 
Plan of Developments-was devised to promote the economic growth of the area 
encompassed by the boundaries of the DDA and to h a l t d e t e r i o r a t i o n of 
e x i s t i n g structures and property values. 

4. The Plan of Development, as presented here, attempts to r e l y upon 
the strength of the cen t r a l business d i s t r i c t to finance the public 
f a c i l i t i e s , renovations, and repairs necessary to r e v i t a l i z e the area 
encompassed by the DDA boundaries. Three types of financing arc of 

-1-



primary importance in t h i s Plan of Development. 

5. F i r s t , a 5 m i l l ad valorem tax on a l l taxable r e a l and personal propel 
within the DDA has been imposed since 1970. The proceeds from such levy arc 
used to finance the administrative and budgeted operations of the DDA, 
i n c l u d i n g necessary studies and promotional a c t i v i t i e s . I t i s anticipated 
that t h i s source of funds w i l l continue. 

6. Secondly, for commercial buildings which are 30 or more years o l d , 
Colorado law (C.R.S. S39-5-105, 1973 as amended) allows an owner to defer 
for f i v e years the assessment of the increased value caused by improvements 
made for r e h a b i l i t a t i o n or renovation. This encourages tlie owner to 
r e h a b i l i t a t e or renovate h i s property when he might otherwise not have 
done so. To q u a l i f y for such d e f e r r a l , the renovation area must bc included 
i n a plan of development approved by the governing body of tlie C i t y . 
However, the f i v e year d e f e r r a l of assessments may not be used for property 
which i s included in a plan of development area wherein a tax increment 
financing d i s t r i c t w i l l be used. 

7. Third, to foster development outside the areas designated for the f i v e 
year d e f e r r a l on assessments but within the DDA boundary, the plan of 
development c a l l s for the use of tax increment financing. 

0. With the adoption of a plan of development for a s p e c i f i c plan of 
development area within a c i t y , tlie l a s t c e r t i f i e d assessment of taxable 
property in that area i s calculated and becomes tlie "frozen tax base". 
Taxes generated from that frozen base continue to be received by the 
i n d i v i d u a l taxing e n t i t i e s within the project area; taxes c o l l e c t e d upon 
the incremental assessed valuation over the: frozen base are received by the 
e n t i t y undertaking the project to pay for project costs. That e n t i t y docs 
not have the authority to levy any a d d i t i o n a l taxes and must r e l y s p e c i f i ­
c a l l y on tlie a l l o c a t i o n of taxes produced by growth over the base year. _^ 
Tlie amount of al l o c a t e d tax increment depends upon a combination of growth 
in assessed valuations and tax rates of tlie taxing j u r i s d i c t i o n s . 13cfore 
the funds from tax increment financing may bc pledged for the payment of 
bonds, loans or other indebtedness, such pledge must be approved by the 
voters of the tax increment d i s t r i c t at a s p e c i a l e l e c t i o n . 



9. A d d i t i o n a l l y , municipal sales tax revenues c o l l e c t e d from a plan of 
development area can be frozen at an annual l e v e l . That l e v e l i s defined 
as t o t a l c o l l e c t i o n s in the twelve calendar months preceding the e f f e c t i v e 
date of the plan of development. In subsequent years municipal sales tax 
c o l l e c t i o n s up to the base year amount w i l l continue to flow into the 
c i t y ' s general fund. A f t e r the base year amount has been c o l l e c t e d , 
however, a l l or any part of the incremental amount above the base year 
figure can be used to pay for bonds used to finance p r o j e c t costs i n tho 
same way property tax increment financing i s used. Sales tax increment 
financing i s used within the same l i m i t s as property tax increment financ­
ing. The e n t i t y does not have the authority to levy any a d d i t i o n a l taxes; 
the amount of increment depends upon growth i n r e t a i l s a l e s , and none of 
the tax increment funds can be pledged u n t i l approved by the elect o r s of 
the d i s t r i c t at a s p e c i a l e l e c t i o n . 

10. R e v i t a l i z a t i o n of the downtown area must be a dynamic process that 
f l e x i b l e enough to allow for necessary changes i n the plan of development. 
Under Colorado law, the Plan of Development may be amended by the same 
procedures necessary for adoption of the Plan. This provides needed f l e x i ­
b i l i t y f o r the changing downtown environment, which, at tlie present time, 
needs c e r t a i n s p e c i f i c a c t i v i t i e s to commence i f r e v i t a l i z a t i o n i s to 
commence. 

D. RECOMMENDATIONS 

1. Th i s Plan of Development describes the u t i l i z a t i o n of a f i v e year 
property tax d e f e r r a l on the increased value of commercial property due to 
renovation and the u t i l i z a t i o n of tax increment financing including the 
projects which could bc funded. When adopted, t h i s Plan w i l l bc complete 
and could be implemented s o l e l y with the tools described herein. However, 
the a c t i v i t i e s described i n t h i s Plan c o n s t i t u t e only . a.: few., of ...many 
mechanisms that can and should be employed to e f f e c t the rcv i . t a l i z q ^ i o p 
of Downtown Grand Junction. The following l i s t of recommended actions, 
some of which are included i n t h i s Plan and some which arc taken from the 
Ci t y Council's P o l i c y Statement on Downtown Development dated A p r i l 15, 
1901, the Downtown Development Strategy and the National Main Street 



Center Resource Team Report attached hereto as exhibits c , A, and D, 
r e s p e c t i v e l y , arc suggested for consideration by the DDA and C i t y Council. 
Each recommended action should be c a r e f u l l y considered to determine i t s 
e f f e c t s on downtown r e v i t a l i z a t i o n a c t i v i t i e s , and the community generally, 
and i f appropriate, implemented. 
2. Continuation of the planning process for downtown redevelopment. 
Once the Downtown Development Strategy Plan i s i n place, s p e c i f i c imple­
mentation plans should be pursued i n c l u d i n g : 

a. Design Guidelines for Downtown 
b. Parking Management 
c. T r a f f i c Management 
d. Zoning and Development Control Revisions 
e. Housing R e h a b i l i t a t i o n 
f. Landscape and Street L i g h t i n g Plan 
g. Detailed Improvement Designs 
h. R e t a i l Mix and Recruitment 
3. Adopt a parking management plan and develop, adopt, and implement a 

parking d i s t r i c t and a future parking development plan. Financing mechan­
isms for t h i s include parking revenue bonds. In addition, a s p e c i a l study 
should be conducted to ensure that parking i s provided and financed in a 
way amenable to downtown redevelopment. 

4. Adopt revisions to the zoning ordinance that w i l l combine develop­
ment i n c e n t i v e s , design guidelines and zoning regulations within a group of 
downtown zones. The Authority should bc designated as the s i t e plan review 
agency for a l l downtown project proposals. 

5. A s s i s t tlie state to develop a state o f f i c e b u i l d i n g in the downtown. 
6. Provide I n d u s t r i a l Development Revenue Bond financing to downtown 

developers for appropriate economically fe a s i b l e projects in accordance 
• -

with state and federal statute. 
7. Vacate a l l e y s to accommodate new development provided that such 

vacation i s necessary for the successful dcvelopincnt of a project where tiie 
developer holds t i t l e to adjacent properties and construction i s imminent. 

0. Vacate or provide a i r r i g h t s or casements over st r e e t rights-of-way 
provided such vacation, a i r r i g h t or casement i s necessary for the 
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11. Designate the renovation d i s t r i c t s d e l i n e a t e d i r . t h e Plan as 
" H i s t o r i c Commercial Renovation D i s t r i c t s " f o r che purposes of Section 
104(f) of the Uniform Building Code, 1979 e d i t i o n as adopted by the C i t y 
of Grand Junction as a further incentive to renovate older buildings and 
reduce e x i s t i n g l i f e and f i r e safety hazards. 

12. I n i t i a t e redevelopment projects by obtaining control of redevelop­
ment s i t e s and s o l i c i t i n g development p r o p o s a l s and agreements from 
q u a l i f i e d developers to undertake p r i o r i t y redevelopment pr o j e c t s . 

13. Extend Horizon Drive from 7th t o 1st S t r e e t and upgrade Horizon 
Drive and 1st Streets to f a c i l i t a t e t r a f f i c flow. 

14. Contract with a hotel developer for the f a c i l i t y and food service 
management of Two Rivers Plaza when a hotel project i s undertaken adjacent 
to Two Rivers. 

15. Pursue the preliminary design and f e a s i b i l i t y a n alysis on a commun­
i t y performing a r t s / c i v i c events center for eventual l o c a t i o n in the immed­
ia t e v i c i n i t y of Two Rivers Plaza. 

IG. Adopt and implement a T r a f f i c C i r c u l a t i o n Improvement P l a n t h a t 
s p e c i f i c a l l y addresses two way t r a f f i c : on Rood and C o l o r a d o Avenues and 
Fourth and F i f t h Streets, the i n t e r s e c t i o n a t F i r s t and Grand, t u r n s o n t o 
and o f f of Main S t r e e t , a c c e s s to t i i e many d e s t i n a t i o n s i n t i i e downtown 

and t r a f f i c t r a v e l i n g tlirough the downtown to o t h e r d e s t i n a t i o n s . 

17. Pursue the completion o f a c i t y w i d e M a s t e r P l a n t h a t recognizes 
the f i n i t e l i m i t s of real estate development p o t e n t i a l i n the c i t y and t h a t 
d i r e c t s and manages that development f o r the b e n e f i t o f the e n t i r e community. 
The downtown i s an i n t e g r a l part o f the community and what 'nappens i n the 



community as a whole and what happens i n tlie downtown arc c l o s e l y linked. 
Planning, development controls, and growth p o l i c i e s should r e f l e c t an aware­
ness of those i n t e r r e l a t i o n s h i p s . 
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SECTION II 

DESCRIPTION OF DISTRICT BOUNDARIES 

The Plan of Development Area within which Tax Increment Financing 
w i l l be used s h a l l be that property included within the boundaries of the 
Downtown Development Authority, except for that property included within 
the boundaries of the Commercial Renovation D i s t r i c t . 

The boundaries of the Grand Junction Downtown Authority which arc: 

"Ex h i b i t A" 
The d e s c r i p t i o n of the Plan of Development Area within which the 

Tax Increment Financing w i l l be used i s : 

"E x h i b i t B" 
The d e s c r i p t i o n of the Commercial Renovation D i s t r i c t s i s : 

" E x h i b i t C" 
These areas are g r a p h i c a l l y displayed on the attached map. 

"Exh i b i t D" 



Beginning at the Northwest Corner of Wilsons Subdivision of Block 2 of 
Mobleys Subdivision; thence East a l o n g the South right-of-way l i n e of Grand 
Avenue to tho North C o r n e r point common to L o t s 9 and 10 o f B l o c k 70, C i t y 
of Grand Junction; thence S o u t h a l o n g the common l i n e o f L o t s 9 and 10 and 
the common l i n e of L o t s .15 and .16 a l l i n B l o c k 70, c i t y o f Grand J u n c t i o n , 
to the North right-of-way l i n e o f w h i t e Avenue; thence E a s t to the E a s t r i g h t -
of-way l i n e of 2nd Street; thence South t o t h e N o r t h r i g h t - o f - w a y l i n e o f the 
East-West a l l e y i n Block 90; thence East a l o n g the North l i n e of the E a s t -
West a l l e y Block 90; C i t y of Grand Junction, t o the West right-of-way l i n e 
of 3rd Street; thence North along the West right-of-way l i n e of 3rd S t r e e t 
to the South right-of-way l i n e of Grand Avenue; thence East along the South 
right-of-way l i n e of Grand Avenue to the East r i g h t - o f - w a y l i n e o f 5th 
Street; thence South along the East r i g h t - o f - w a y l i n e of 5th Street to the 
North right-of-way l i n e of the East-West a l l e y i n Block 02, C i t y o f Grand 
Junction, thence East to the Southwest corner o f L o t 13 B l o c k 02, C i t y of 
Grand Junction; thence along the West l i n e o f Lot 13, B l o c k 02, C i t y o f 
Grand Junction to the South r i g h t - o f - w a y l i n e o f Grand Avenue; thence E a s t 
along the South right-of-way l i n e o f Grand Avenue tr, the Ear.t l i n e o f L o t 16, 
Block 02, C i t y o f Grand Junction; t h e n c e S o u t h a l o n g the E a s t l i n e o f s a i d 
Lot 16 to the North right-of-way l i n e o f the East-West a l l e y i n Block 01; 
thence East along the N o r t h r i g h t - o f - w a y l i n e o f the l-'.ast-Wcst a l l e y i n B l o c k 
02 and 03 to the West l i n e o f L o t 9, B l o c k 0 3, C i t y o f Grand J u n c t i o n .-
thence North along, the West l i n e o f s a i d L o t 9 t o the South r i g h t - o f - w a y l i n e 
of Grand Avenue; thence E a s t a l o n g the Sou t h r i g h t - o f - w a y o f iSrand Avenue to 
the West r i g h t - o f-lvay l i n e o f 7 t h S t r e e t ; thence South alone; the West r i g h t -
of-way l i n e of 7th S t r e e t t o the South r i g h t - o f - w a y l i n e o f w h i t e Avenue; 
thence East a l o n g the .South r i g h t - o f - w a y l i n e o f w h i t e Avenue to the West 
right-of-way l i n e of the North-South a l l e y i n B l o c k 93, C i t y o f Cirand J u n c t i o n ; 
thence South along the West r i g h t - c f - w a y l i n e o f t l i e N o r t h - S o u t h a l l e y s i n 
Blocks 93, 10G, 115, and 120, C i t y o f Grand J u n c t i o n , to the N o r t h r i g h t - o f - w a y 
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J.->: ;JC;-.- .: i : n: t.; i hence N o r t h a l o m aaid East l i n ^ r i ' f o ^ t J ^ i w c n i 
B l o c k 10, Mobley J.uJxiivi:; Lon,• thence Nortliwrtntcr 1 y to °a''°p6utk: 
415.0 f e e t West and Sou t h 41°03' E a s t 60.97 f e e t from the N o r t h e a 
Corner of the Southeast 1/4 and Southeast 1/4 of Section 15, Township 
1 South, Range 1 West of the Ute Meridian; thence North 09°57 1 West for 
271.8 fee t along a l i n e p a r a l l e l to the North l i n e of the Southeast 1/4 of 
the Southeast 1/4 of Section 15, Township 1 South, Range 1 West of the 
Ute Meridian; thence North 53°03' West 16.66 feet; thence North 53°03' West 
70 feet to tlie E a s t e r l y right-of-way of the County Road to the East of the 
right-of-way of the Denver and Rio Grande Western right-of-way; thence 
Northwesterly along the Easterly right-of-way of said County Road to the 
South right-of-way of State Highway 340; thence Northeasterly along the 
Southern right-of-way of State Highway 340 to the Northwest Corner of Lot 9, 
Block 1, Richard D. Moblcy's F i r s t Subdivision; thence South along the West 
l i n e of sa i d Lot 9 to the Southwest Corner; thence South to the center l i n e 
of vacated a l l e y ; thence 25 feet East; thence North to a point 70 feet South 
of the North l i n e of said Block 1; thence East to a point 7 1/2 feet West of 
the East l i n e of Lot 11, Block 1, Richard D. Moblcy's F i r s t Subdivision; 
thence North to the South right-of-way l i n e of State Highway 340; thence 
along the South right-of-way l i n e of State Highway 340 and Grand Avenue to 
the Point of Beginning. 

However, excluding from the Downtown Development Authority of Grand 
Junction a l l of Blo£k 5 of Richard D. Moblcy's F i r s t Subdivision, and Lots 1 
to 5, i n c l u s i v e , of Block 4, Richard D. Moblcy's F i r s t Subdivisiosi, and Lots 
12 to IG, i n c l u s i v e , of Block 4, Richard D. Hob] ey ' s F i r s t Subdi v i s ior. 
except the North 50 feet of Lots 12 to 16, exclusive of the West 15 feet c f 
said tyorth 50 feet of Lot 12. 

And also exluding from the boundaries of the Grand Junction Downtown 
Development Authority that part of Tract 0, AMENDED SURVEY OF THE LITTLE 
BOOKCLIFFE RAILROAD YARDS l y i n g South and East of a l i n e beginning at a point 
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on the East l i n e of Tract 1 of AMENDED SURVEY OF THE LITTLE BOOKLIFFE RAIL­
ROAD YARDS from which the East 1/0 Corner of Section 15, Township 1 South, 
Range 1 West of the Ute Meridian bears North 44011' East 901.6G feet; thence 
North 89°50' West 126.0 feet; thence South 0°01' East 347.5 feet to a 
point on the South l i n e of said Tract 8 which i s the terminal point of said 
l i n e ; and also excluding from the boundaries of the Downtown Development 
Authority of Grand Junction, a l l of Tract 9 except that part of said Tract 9 
included within the following described p a r c e l : 

That part of Tracts 1, 2, 3, 8, and 9 of AMENDED SURVEY OF TIIE LITTLE 
BOOKCLIFFE RAILRAOD YARDS described as follows: 

Beginning at a point on the East l i n e of said Tract 1 from which the 
East 1/4 Corner of Section 15, Township 1 South, Range 1 West of the Ute 
Meridian bears North 44°11' East 901.66 feet; thence North G9°50' West 
126.0 feet; thence South 0°01 1 East'197.50 feet to the c e n t e r l i n e of the 
r a i l r o a d spur track; thence South 09°50' East 126.00 feet along said center-
l i n e ; thence North 0°01' West 197.50 feet to the point of beginning. 

TOGETHER with an easement over and across a s t r i p of land extending South 
from the property hereby described to a l i n e 3 feet South of and p a r a l l e l to 
the South l i n e of said r a i l r o a d spur track. 



EXHIBIT "B' 

DESCRIPTION OF THE PLAN OF DEVELOPMENT AREA WITHIN 
WHICH TAX INCREMENT FINANCING WILL BE USED 

Beginning at the Northwest Corner of Wilsons Subdivision of Block 2 of 
Mobleys Subdivision; thence East along the South right-of-way l i n e of Grand 
Avenue to the North Corner point common to Lots 9 and 10 of Block 78, C i t y 
of Grand Junction; thence South along the common l i n e of Lots 9 and 10 and 
the common l i n e of Lots 15 and IG a l l i n Block 70, C i t y of Grand Junction, 
to the North right-of-way l i n e of White Avenue; thence East to the East r i g h t -
of-way l i n e of 2nd Street; thence South to the North right-of-way l i n e of the 
East-West a l l e y i n Block 90; thence East along the North l i n e of the East-
West a l l e y Block 90, C i t y of Grand Junction, to the West right-of-way l i n e 
of 3rd Street; thence North along the West right-of-way l i n e of 3rd Street 
to the South right-of-way l i n e of Grand Avenue; thence East along the 
South right-of-way l i n e of Grand Avenue to the East right-of-way l i n e of 5th 
Street; thence South along the East right-of-way l i n e of 5th Street to the 
North right-of-way l i n e of the East-West a l l e y i n Block 02, C i t y of Grand 
Junction; thence East to tch Southwest Corner of Lot 13, Block 02, C i t y of 
Grand Junction; thence along the West l i n e of Lot 13, Block 02, C i t y of 
Grand Junction to the South right-of-way l i n e of Grand Avenue; thence East 
along the South right-of-way l i n e of Grand Avenue to tlie East l i n e of Lot 16, 
Block 82, C i t y of Grand Junction; thence South along the East l i n e of said 
Lot 16 to the North right-of-way l i n e of the East-West a l l e y i n 3lock 01; 
thence East along the North right-of-way l i n e of the East-West a l l e y i n Block 
02 and 03 to tlie West l i n e of Lot 9, Block 03, Cit y of Grand Junction; 
thence North alongithe West l i n e of said Lot 9 to the South right-of-way l i n e 
of Grand Avenue; thence East along the South right-of-way of Grand Avenue to ^ 
the West right-of-way l i n e of 7th Street; thence South along the West r i g h t -
of-way l i n e of 7th Street to the South right-of-way l i n e of White Avenue; thence 
thence East along the South right-of-way l i n e of White Avenue to the West 
right-of-way l i n e of White Avenue to the West right-of-way l i n e of the North-
South a l l e y i n Block 93, C i t y of Grand Junction; thence South along the West 
right-of-way l i n e of the North-South a l l e y s i n Blocks 93, 106, 115, and 120, 
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C i t y of Grand Junction, to the North right-of-way l i n e o f Ute Avenue; thence 
West along the North right-of-way l i n e o f Ute Avenue to the Southwest Corner, 
Block 10, Mobley Subdivision; thence Northwest along the Southwest l i n e of 
Block 10, Mobley Subdivision to the i n t e r s e c t i o n with the southerly projec­
tion of the East right-of-way l i n e of Spruce Street; thence North along said 
East l i n e to tlie Northwest Corner, Block 10, Mobley Subdivision; thence 
Norttiwostcrly to a point which l i e s 415.0 f e e t West and South 41°03' East 
60.97 feet from the Northeast Corner of the Southeast \/<\ and Southeast 1/4 
of Section 15, Township 1 South, Range 1 West of the Ute Meridian; thence 
North 09°57' West for 271.0 feet along a l i n e p a r a l l e l to tlie North l i n e of 
the Southeast 1/4 of the Southeast 1/4 of Section 15, Township 1 South, 
Range 1 West of the Ute Meridian; thence North 53"03' West 16.66 feet; thence 
North 53"03' West 70 feet to the Easterly right-of-way o f the County Road to 
tho East of the right-of-way of the Denver and Rio Grande Western r i g h t - o f -
way; thence Northwesterly along the Easterly right-of-way of said County 
Road to tlie South right-of-way of State Highway 340; thence Northeasterly 
along the Southern right-of-way of State Highway 340 t o the Northwest 
Corner of Lot 9, Block 1, Richard D. Moblcy's F i r s t Subdivision; thence South 
along the West l i n e of said Lot 9 to tlie Southwest Corner; thence South to 
tlie c e n t e r l i n e of vacated a l l e y ; thence 25 f e e t East; thence North to a point 
70 feet South of tlie North l i n e o f said Block 1; thence East to a point 7 1/2 
feet West of the East l i n e of Lot 11, Block 1, Richard D. Moblcy's F i r s t 
Subdivision; thence North to the South right-of-way l i n e of State Highway 340; 
thence along the South right-of-way l i n e o f State Highway 340 and Grand Avenue 
to the Point of Beginning. 

However, excluding from the Downtown Development Authority of Grand 
Junction a l l of BlQck 5 of Richard D. Moblcy's F i r s t Subdivision, and Lots 
1 to 5, i n c l u s i v e , of Block 4, Richard D. Moblcys ' F i r s t Subdivision, and 
Lots 12 to 16, i n c l u s i v e , of Block 4, Richard D. Moblcy's F i r s t Subdivision 
except the North 50 feet of Lots 12 to 16, exclusive o f the West 15 feet of 
said North 50 feet of Lot 12. 

And a l s o excluding from the boundaries o f the Grand Junction Downtown 
Development Authority that part of Tract 0, AMENDED SURVEY OF THE LITTLE 
BOOKCLIFFE RATLROAD YARDS from which the E a s t 1/4 Corner of Section 15, 
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Township 1 South, Range 1, West of the Ute Meridian Bears North 44°11' East 
901.66 feet; thence North 89°58' West 126.0 feet; thence South 0°01' East 
347.5 feet to a point on the South l i n e of said Tract 0 which i s the 
terminal p o i n t of said l i n e ; and also excluding from the boundaries of the 
Downtown Development Authority of Grand Junction, a l l of Tract 9 except 
that part of sa i d Tract 9 included within the following described p a r c e l : 

That part of Tracts 1, 2, 3, B, and 9 of AMENDED SURVEY OF TIIE LITTLE 
BOOKCLIFFE RAILROAD YARDS described as follows: 

Beginning at a point on the East l i n e of said Tract 1 from which tlie East 
1/4 Corner of Section 15, Township 1 South, Range 1 West of the ute Meridian 
bears North 44° 11' East 901.66 feet; thence South 0°01' East 197.50 feet 
to the c e n t e r l i n e of th e . r a i l r o a d spur track; thence South 09°58' East 
126.00 feet along s a i d c e n t e r l i n e ; thence North 0°01' West 197.50 feet to 
the point of beginning. 

TOGETHER with an easement over and across a s t r i p of land extending 
South from the property hereby described to a l i n e 3 feet South of and p a r a l ­
l e l to the South l i n e of said r a i l r o a d spur track. 

And except the following p a r c e l s : 

Lots 11 to 16, i n c l u s i v e , i n Block 83, C i t y of Grand Junction, Mesa 
County, Colorado; and 

The North 75 feet of Lots 1, 2, and 3 of Block 104, C i t y of Grand 
Junction, Mesa County, Colorado: and 

Lots 17 to 25, i n c l u s i v e , i n Block 102; Lots 17 to 32, i n c l u s i v e , i n 
Block 103, l o t s 17 to 32, i n c l u s i v e , i n Block 104; Lots 16 to 30,. i n c l u s i v e , 
except a l l the East 71.95 feet of Lots 16 to 20, i n c l u s i v e , except the North 
30 feet of the East^71.95 feet of Lots 16 to 20 i n c l u s i v e , i n Block 105; 
Lots 1 to 15, i n c l u s i v e , except the East 50.45 feet of Lots 11 to 15, i n c l u s i v e , 
i n Block 116; Lots T to 16 i n c l u s i v e , i n Block 117; and Lots 1 to 16, i n c l u s i v e , 
i n Block 11B, a l l i n the C i t y of Grand Junction, Mesa County, Colorado. 

i" 
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EXHIBIT "C" 

DESCRIPTION OE THE COMMERCIAL RENOVATION DISTRICTS 

Lots 11 to 16, i n c l u s i v e , i n Block 03, C i t y of Grand Junction, Mooa 
County, Colorado; and 

The North 75 feet of Lots 1, 2, and 3 of Block 104, C i t y of Grand 
Junction, Mesa County, Colorado; and 

Lots 17 to 25, i n c l u s i v e , i n Block 102; Lots 17 to 32, i n c l u s i v e , i n 
Block 103, Lots 17 to 32, i n c l u s i v e , i n Block 104; Lots 16 to 30, i n c l u s i v e , 
except a l l the East 71.95 feet of Lots 16 to 20, i n c l u s i v e , except the 
North 30 feet of the East 71.95 fee t of Lots 16 to 20, i n c l u s i v e , i n Block 
105; Lots 1 to 15, i n c l u s i v e , except the East 50.45 feet of Lots 11 to 15, 
i n c l u s i v e , i n Block 116; Lots 1 to 16 i n c l u s i v e , i n Block 117; and Lots 
1 to 16, i n c l u s i v e , i n Block 118, a l l in the C i t y of Grand Junction, Mesa 
County, Colorado 
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SECTION ITI 

STATUTORY REQUIREMENTS FOR ADOPTION AND IMPLEMENTATION 
OF A DOWNTOWN DEVELOPMENT AUTHORITY PLAN OF DEVELOPMENT WHICH INCLUDES 
DOTH RENOVATION DISTRICTS AND A PLAN OF DEVELOPMENT AREA WITHIN WHICH TAX 

INCREMENT FINANCING WILL DE USED 

A. GENERAL 

1. R e v i t a l i z a t i o n of a downtown area i s a time-consuming and dynamic 
process. The r e s u l t s of the planning phase may influence the downtown 
environment f o r years, and i t i s , therefore, necessary that those affected 
by a plan of development are provided adequate opportunity to voice t h e i r 
suggestions and concerns for the future of " t h e i r " downtown. The minimum 
requirements are those dictated by Colorado law. 

2. The following summarizes the statutory requirements for adoption of 
th i s Plan of Development and. i n d i c a t e s the date of completion of t h i s Plan. 
A d d i t i o n a l l y , a l s o shown are the other opportunities provided for input into 
the Plan and o p t i o n a l a c t i v i t i e s undertaken to assure maximum pub l i c input 
as well as compliance with the p o l i c i e s of the C i t y C o u n c i l . 

P. DATE OF ACTION C. STATUTORY REQUIREMENTS D. OPTIONAL ACTIVITIES 

!• 1/19/77 Resolution authorizing e l e c t i o n 
of formation of DDA 

2. 2/G/77 Ele c t i o n 

3. 3/1G/77 C i t y Ordianance No. 1GG9 
es t a b l i s h i n g DDA 
State Statute 
3.1-25-004 

4 . 6/2/00 Employment of consultants 
to study and analyze land 
use, urban design, parking, 
t r a f f i c , and market condi­
tions 

5. 0/21/00 Formation of Downtown 
Action Committee to Pro­
vide input on Plan of 
Development 
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B. DATE OF ACTION C. STATUTORY REQUIREMENTS D. OPTIONAL ACTIVITIES 

(Continued) 

6. 4/15/81 

7. 10/2/81 

8. 10/7/81 

10/20/81 Meeting with school d i s t r i c t 
personnel seeking t h e i r advice 
and comments on tax increment 
financing 31-25-007 (3)(d) 

10. 11/6/81 

11. 11/11/01 

12. 11/11/01 

13. 11/13/81 

Adoption by C i t y Council 
of P o l i c y Resolution f o r 
downtown 

Publ i c presentation by 
Johnson, Johnson & Roy, 
Inc. of t h e i r conclu­
sions concerning the 
downtown area 

Discussion with County 
Assessor and Treasurer 
concerning implementa­
t i o n of tax d e f e r r a l and 
tax increment financing 

Review of Downtown Devel­
opment Strategy Plan by 
DDA Board of Directors 
and i n v i t a t i o n to Mesa 
County Commissioners to 
attend f o r explanation 
of Plan concept i n c l u d ­
ing tax increment 
financing 

Published notice ef 
meeting of DDA Board to 
consider and adopt Plan 
of Development a f t e r 
public input 

Presentation of Plan to 
l o c a l a r c h i t e c t s , engin­
eers, and planners 

Public meeting of DDA 
Board concerning Plan 
of Development concept 
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D. DATE OF ACTION 

(Continued) 

C. STATUTORY REQU IR F.MENTS D- OPTIONAL ACTIVITIES 

22. Upon adoption 
of Plan of 
Development 

23. To be deter­
mined during 
1982 

24. To be deter­
mined during 
1902 

25. To be deter­
mined during 
1982 

26. To be deter­
mined during 
1982 

27. To bs deter­
mined during 
1982 

Freezing of Ad Valorem tax base 
and sales tax base as of e f f e c ­
tive date of Plan 
31-25-007(3) 

Resolution of DDA Board to have 
e l e c t i o n f o r pledging of tax 
increment funds 
35-25-007(3)(b) 

Approval by C i t y Council of 
el e c t i o n at l e a s t 30 days 
p r i o r to e l e c t i o n 
35-25-807(3)(b) 

E l e c t i o n - q u a l i f i e d e l e c t o r s 
of d i s t r i c t 
35-25-807 (3) (b) 

City Council adoption of o r d i n ­
ance authorizing the issuance 
of bonds 

Bonds issued Eor p r o j e c t 
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SECTION TV 

EXISTING CONDITIONS WITHIN THE BOUNDARIES 
OF THE DOWNTOWN DEVELOPMENT AUTHORITY 

A. RESULTS OF THE ANALYSIS OF EXISTING CONDITIONS 

1. Johnson, Johnson & Roy, Inc., concluded that a Downtown Development 
Strategy Plan was needed because: "Within tlie downtown area, there e x i s t 
c l e a r measures of b l i g h t and d e t e r i o r a t i o n , which require improvements to 
ensure the economic well-being and q u a l i t y of l i f e of a l l our residents. 
We have a s u b s t a n t i a l number of d e t e r i o r a t i n g structures; some of these 
s u f f e r from s t r u c t u r a l b l i g h t , some from functional b l i g h t . Although our 
s t r e e t system i s generally wide and adequate, we face c i r c u l a t i o n problems 
which c a l l for s i m p l i f i c a t i o n . The u t i l i t y systems serving our downtown 
must be replaced both for our safety and our future growth. Most of a l l , 
we need to grasp the opportunity to bring l i f e back into the downtown area 
through the ad d i t i o n of sound housing and a t t r a c t i v e commercial and o f f i c e 
space." 

2. Among the many factors presently e x i s t i n g within the boundaries 
of the Downtown Development Authority which led Johnson, Johnson s Roy, Inc. 
to the above conclusion are: 

a. Any increase i n i n t e n s i t y of development or redevelopment w i l l 
require replacement and upgrading of present u t i l i t i e s , i n c l u d i n g replacing 
and upgrading of water and sewer l i n e s ; 

b. A present need for parking l o c a t i o n s which provide reasonable 
location d i s t r i b u t i o n of long and short term parking as well as e f f e c t i v e l y 
provide for long term parking. 

c. A present combination of one-way streets and r e s t r i c t e d turning-
i n t e r s e c t i o n s along Main Street which requires one to trave l four to six 
blocks to f i n d a parking space and which often prevents one from getting 
to v i s i b l e parking l o t s on cross s t r e e t s and i n h i b i t s the a b i l i t y to reach 
o f f s t r c e t l o t s ; 

d. P o t e n t i a l development s i t e s at which ownership has not been 
consolidated and where the p o t e n t i a l major development parcels arc divided 
by a l l e y s and strcetways; 
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e. Present zoning c l a s s i f i c a t i o n s which do not always make i t 
poss i b l e to a t t r a c t the desired type of redevelopment; 

f. E x i s t i n g land use of adjacent parcels and e x i s t i n g zoning arc 
not such as to encourage successful redevelopment of mul t i p l e family 
housing; 

g. Fra977-0ntec ownership and land prices which put; the area at a 
disadvantage i n a t t r a c t i n g new b u i l d e r s ; 

h. Lack of high q u a l i t y lodging,-
i . Areas adjacent to the DDA which contain areas that no longer 

f u l f i l l t h e i r o r i g i n a l function, and which arc u n a t t r a c t i v e , at times unsafe 
and provide a l o i t e r i n g spot for t r a n s i e n t s , such as Whitman Park; and 

j . Upper s t o r i e s of most downtown structures which are generally 
u n d e r u t i l i z e d as a c t i v i t y generators for tlie downtown area because of t h e i r 
present use as storage areas. 

B. ADDITIONAL FACTORS 

1. In a d d i t i o n to the above f a c t o r s , other factors indicate that, 
despite the t r a d i t i o n a l advantages of the c e n t r a l business d i s t r i c t over 
other l o c a t i o n s because of i t s core of governmental, f i n a n c i a l , and rela t e d 
a c t i v i t i e s , the c e n t r a l business d i s t r i c t i s no longer able to a t t r a c t new 
development or redevelopment. 

2. The area within the boundaries of the Downtown Development 
Authority has t r a d i t i o n a l l y been a strong r e t a i l area f o r tlie C i t y . However 
at the present time there are vacant buildings, not presently undergoing 
redevelopment or conversion, at the corners o f 5th and Main, 2nd and 
Colorado, 4th and Mciin, and 3rd and Main. At the present time approximatcly 
one square foot of each five a v a i l a b l e for r e t a i l space i s vacant since 
there i s presently a r e t a i l vacancy rate of approximately 10.01, even though 
r e t a i l space i s in high demand i n other areas. Each square foot of vacant 
r e t a i l space means that there i s l o s t revenue to the property owner, a loss 
i n the e n t i r e spectrum of r e t a i l goods a v a i l a b l e to the consumer, and a loss 
of consumer-attracting businesses. 

3. The downtown area i s also an old area. Although there has been 
some new construction within the l a s t 10 years, approximately 05".. of a l l 
the s t r u c t u r e s arc older than 30 years o l d . There have been three periods 
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of s i g n i f i c a n t construction downtown: 1007 to 1894, 1907 to 1922, nnd 1946 
to 1952. Because of the d i f f e r e n t b u i l d i n g requirements during these per­
iods, these older buildings, unless renovated, remodeled, or redeveloped, 
contain s t r u c t u r a l hazards to health and safety. For example, the large 
windows used on older buildings to provide sunlight and v e n t i l a t i o n , now 
create safety problems because of the easy access they may provide for 
burglars and transients, and the high c e i l i n g of many older buildings may 
provide more a i r space for combustible matter. 

4. The decline of the downtown c e n t r a l business d i s t r i c t can best be 
seen i n a comparison of the sales income and assessed valuation of property 
i n the l a s t three years. Sales taxes c o l l e c t e d i n the c e n t r a l downtown 
area along both sides of Main Street have f a l l e n from $408,088 i n 1979 to 
$304,140 i n 1900 and $304,338'in 1901, during the f i r s t eight months of 
each year. This r e f l e c t s that the share of the city-wide r e t a i l market i n 
t h i s area has f a l l e n from 13.23% to 7.24%. 

5. This reduction i n sales tax revenue i s not due to a change of use, 
for the t o t a l assessed valuation of property has also d e c l i n e d . Although 
the t o t a l assessed valuation of r e a l property within the boundaries of the 
Downtown Development Authority increased by 5.05% because of s u b s t a n t i a l 
i n c l u s i o n s of new property i n the Downtown Development Authority, the 
assessed value of personal property f e l l by 31.00% and the o v e r a l l assessed 
value f e l l by 9.02%. This decline i n tax revenues, when viewed against the 
massive development occuring on Horizon Drive and in other areas, indicates 
that the c e n t r a l business d i s t r i c t i s f a i l i n g to keep pace with the r e s t 
of the county. 

6. A l l of these factors i n d i c a t e that the conclusion by Johnson, 
Johnson & Roy, Inc-., that b l i g h t e x i s t s within the downtown area, applies to 
the property within the Downtown Development Authority. Under Colorado law, 
a b l i g h t e d area i s ^ n o t equated with what i s t r a d i t i o n a l l y thought of as a 
"slum", but, rather i s an area i n which sound growth, adequate housing 
provisions and the public health and welfare arc impaired because of the type 
of structures and the land upon which they arc located as well as other 
unsanitary, or unsafe conditions. 



c. PUBLIC 

1. During public meetings and through discussion with C i t y o f f i c i a l s , 
other p o t e n t i a l problems have been i d e n t i f i e d . These problems vary i n 
s e v e r i t y . Some problems are scheduled to be remedied by work programs i n 
the future, while others are not scheduled for c o r r e c t i v e a c t i o n . The 
problems include: 

a. Combined sanitary and storm sewers in the downtown area have the 
p o t e n t i a l to back up into the drains of property owners a f t e r extreme r a i n s , 
thereby c r e a t i n g an unsanitary condition. Any f u t u r e sewer construction 
would require tlie i n s t a l l a t i o n of separate l i n e s . 

b. There are d e t e r i o r a t i n g underdrains i n the Shopping Park along 
Main S t r e e t from 3rd to 5th. 

c. There are sidewalks in a d e t e r i o r a t i n g condition on the southeast 
corner of 5th and Rood and on the 200 block between Main and Colorado. 

d. The s t r e e t l i g h t i n g i n the Shopping Park i s on t a l l poles, but 
since the vegetation i s now quite large on Main Street, l i t t l e l i g h t reaches 
the sidewalks and walkways c r e a t i n g a p o t e n t i a l p u b l i c safety hazard. 

e. There are no north-south water mains on 2nd, 3rd, and 4th and the 
east/west mains on Grand, White, and Rood are no larger than 6 inches, 
thereby p r o v i d i n g l i m i t e d supplies which are not adequte under present codes 
for adequate f i r e p rotection l e v e l s . 

f. P u b l i c o f f i c i a l s are aware that the foundation work on some of 
the older b u i l d i n g s have d e t e r i o r a t e d i n the past or are presently i n a 
d e t e r i o r a t e d c o n d i t i o n . For example, one of the b u i l d i n g s has wooden p i l e s 
which rotted because of a f l u c t u a t i n g water table. During the Main Street 
water main break, extensive damage occurred because of the o l d s t y l e , porous 
foundations. 

g. The a l l e y s i n the downtown area are s t i l l major d e l i v e r y and 
s e r v i c e routes; however, heavy pedestrian t r a f f i c has been encouraged by 
the use of walkthroughs at the U. S. Bank b u i l d i n g and on the northside of 
the 600 block, and by the placementof parking areas across an a l l e y from 
business establishments. Many businesses have encouraged the use of back 
doors as the most d i r e c t entrance from a parking area to t h e i r e s t a b l i s h ­
ment. However, the a l l e y surfaces are often uneven and not adapted to 
pedestrian t r a v e l , there are no crosswalks, the l i g h t i n g at night i s inadc-



quate, and during business hours there i s a flow of both d e l i v e r y trucks 
and trash c o l l e c t i o n trucks which pose a p o t e n t i a l threat to pedestrians. 

2. The combination of these problems and those i d e n t i f i e d by Johnson, 
Johnson & Roy, Inc., presents a p i c t u r e of large scale future problems as 
growth occurs i n the community, c r e a t i n g a greater demand upon downtown 
f a c i l i t i e s . Both public and p r i v a t e development w i l l be needed to keep 
the downtown from further d e t e r i o r a t i o n . 
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m. Construction Management: This i s provided by ei t h e r a s k i l l e d 
p u b l i c agency or private sector s p e c i a l i s t s . It can help to assure completion 
of a p r o j e c t on time and within budget, and on complicated projects may 
become an absolute necessity. 

n. Supervision of Project Planning and Design: This i s tlie r e s p o n s i b i l i t y 
of the C i t y and DDA and c a l l s for both the establishment of a close working 
r e l a t i o n s h i p between public and p r i v a t e professionals and an understanding by 
both of the goals and performance needs of tho other. 
D. IMPLEMENTATION TOOLS 

A wide v a r i e t y of tools are a v a i l a b l e to the C i t y of Grand Junction and 
the Downtown Development Authority for the implementation of t h i s Plan. 

1. Most important of these to the implementation of t h i s Plan of 
Development i s the Downtown Development Authority. Under Colorado l e g i s l a t i o n , 
the Downtown Development Authority has the power to acquire by purchase, lease, 
l i c e n s e , option or otherwise, any property and to improve land and to construct 
and operate b u i l d i n g s and other improvements on i t as well as to act as 
s o l i c i t o r by any property owned by or under i t s c o n t r o l . Tlie Authority can issue 
revenue bonds for the. purpose of financing i t s development f a c i l i t i e s . 

2. I n d u s t r i a l development bonds, issued by the C i t y a f t e r review by 
the i n d u s t r i a l bond committee, are also an extremely powerful t o o l , which, 
to date, have not been d i r e c t e d i n s i g n i f i c a n t form to the downtown area. 

3. Tax increment financing i s an extremely important t o o l for the 
implementation of t h i s Plan of Development. Tax increment financing can provide ----
for the construction of p u b l i c f a c i l i t i e s i n the Plan of Development area 
and for property a c q u i s i t i o n for p u b l i c or private redevelopment. A Plan 
of Development area i s established by this Plan. An e l e c t i o n i s required 
to authorize issuaiTcc of bonds. TIE bonds, however, cannot be expected to 
fund a l l of tiie pro-jects. "* -

4 . General improvement d i s t r i c t s o f f e r an opjxirtunity to fund p u b l i c 
improvements. General improvement d i s t r i c t s may be of importance here as 
an overlay to allow wider improvement throughout the downtown area. General 
improvement d i s t r i c t s become a taxing unit with the power to construct or 
i n s t a l l p u b l i c improvements including o f f - s t r e e t parking f a c i l i t i e s . 

5. The C i t y also has the power to e s t a b l i s h and maintain a pedestrian 
mall under the Public Mall Act of 197a.. This act provides for both f u l l y - -
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pedestrian, or pedestrian/vehicular t r a n s i t malls such as the e x i s t i n g 
Shopping Park. The C i t y could conceivably employ t h i s act to provide for 
the construction and payment for improvements throughout a general improvement 
d i s t r i c t or a smaller commercial renovation area. The statute authorizes 
the C i t y to levy a s p e c i a l assessment against property within the d i s t r i c t 
to be expended f o r the maintenance, operation, repair or improvement of 
the mall. 

6. Parking revenue bonds can be issued by the C i t y to provide for the 
construction, maintenance and operation of pu b l i c parking f a c i l i t i e s , b uildings 
stations or l o t s and to pay for t h e i r costs by a general tax levy or other­
wise by the issuance of revenue bonds. The p r i n c i p a l and i n t e r e s t on such 
revenue bonds can be paid for s o l e l y out of revenues assessed and c o l l e c t e d 
as r e n t a l s , fees, or charges from the operation of such f a c i l i t i e s or from 
parking meter renewals, rentals or charges. 

7. The C i t y also has the authority, under the Public Parks Act, to 
e s t a b l i s h , maintain and acquire land necessary or proper f o r boulevards,• 
parkways, avenues, driveways and roadv/ays, or for park or r e c r e a t i o n a l purposes 
for the preservation and conservation of s i t e s , scenes, open spaces, and v i s t a s 
of s c i e n t i f i c , h i s t o r i c , aesthetic or other p u b l i c i n t e r e s t . Monies i n the 
park fund can a l s o be used for the maintenance and improvement of parks, 
parkways, boulevards, avenues, driveways and roads. 

0. The C i t y and the Downtown Development Authority have the authority 
to enter i n t o long-term rentals and lease-holds, both for undeveloped or 
improved property. In addition, intergovernmental cooperation agreements can 
be used to e s t a b l i s h and provide for j o i n t use of public services or f a c i l i t i e s 

9. A l o c a l , nonprofit development corporation may be necessary to provide 
coordination for large, private, multi-property developments. I n d u s t r i a l 
Development, Inc., i s currently established as a nonprofit development 
corporation, but a d d i t i o n a l corporations such as t h i s may be necessary and 
should be encouraged i f coordination can be ensured. 

10. The C a p i t a l Improvements Program established by the City and the 
County are major tools for insur i n g that p u b l i c improvements are i n s t a l l e d 
and maintained consistent with the goals and p r i o r i t i e s of the community. 
Downtown projects should be set aside i n a separate category, and p r i o r i t i z e d 
on an annual b a s i s . 



11. By state statute, d e f e r r a l of property tax assessments i s a v a i l a b l e 
to owners of c e r t a i n older b u i l d i n g s who improve t h e i r property through 
renovation. This i s a v a i l a b l e for p r i v a t e home owners without s p e c i a l 
designation of t h e i r areas as a renovation d i s t r i c t . For commercial 
property owners, a commercial renovation d i s t r i c t i s e s t a b l i s h e d under 
th i s Plan. 

12. Urban development action grants, and community development block 
grants are f e d e r a l programs o f f e r i n g assistance for a wide range of development 
and renovation a c t i v i t i e s . There are s t r i c t q u a l i f i c a t i o n requirements, 
and each year's funding l e v e l i s subject to changes i n f e d e r a l p o l i c y and 
national economic s h i f t s . 

13. Main S t r e e t Program t e c h n i c a l assistance, and h i s t o r i c s tructure 
designation are programs under the auspices of National and State H i s t o r i c 
groups. Incentives for the preservation and judicious re-use of h i s t o r i c 
b u i l d i n g s are a v a i l a b l e , and geared to the needs of p r i v a t e owners. 

14. Conventional financing i s the normal course for most development 
p r o j e c t s . Recent i n t e r e s t rate f l u c t u a t i o n s have led to greater use of 
devices such as the reduced rate loan pool established by the Authority. 

15. Various other federal and state agencies o f f e r s p e c i a l t y grant or 
t e c h n i c a l assistance services for p u b l i c improvement. Here, these can 
include: Federal Highway Administration and Urban Mass T r a n s i t Administration 
grants; J o i n t Budget Committee d e c i s i o n and expenditure; Colorado Energy 
Impact Assistance funds; Housing A u t h o r i t i e s at the l o c a l , state and federal 
l e v e l ; Colorado highway users t r u s t fund. 
C. IMPLEMENTATION-STEPS 

The following l i s t of actions w i l l need to be taken, not n e c e s s a r i l y i n 
this order to implement this Plan. 

1. The f i r s t step in the implementation strategy i s tiie adoption of 
the Authority's Plan of Development and the continuation of the planning 
process. The agencies p r i m a r i l y responsible for t h i s are the C i t y and the 
Downtown Development Authority. S p e c i a l studies and plans need to bc 
developed for the following: 

a. Parking Management 
b. Design Guidelines for Downtown 
c. Landscape and S t r e e t L i g h t i n g Plan 
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d. Zoning nnd Development Control Revisions 
c. T r a f f i c Management 
f. R e t a i l Mix and Recruitment 
g. Detailed Improvement Designs 
h. Housing R e h a b i l i t a t i o n 

2. The C i t y should designate the Downtown Development Authority as 
the planning implementation agency for these projects. 

3. The C i t y and DDA w i l l develop a d e t a i l e d downtown implementation 
strategy and an annual work program based on fundable projects and a c t i v i t i e s . 
S p e c i f i c planning and improvement projects w i l l bc paired with appropriate 
funding mechanisms. 

<1. The C i t y and the DDA w i l l hold a tax increment financing bond 
e l e c t i o n . 

5. The DDA and the C i t y w i l l p r e q u a l i f y for selected state and federal 
.insist.mco programs. Although the exact use of these programs at the moment 
may not bc cle a r , i t i s important that tlie C i t y e s t a b l i s h i t s e l f as q u a l i f i e d 
and i n t e r e s t e d i n these funding programs for the implementation of t h i s 
Plan of Development. 

6. The DDA and the C i t y w i l l design and implement funding mechanisms ' 
for the commercial renovation d i s t r i c t . These include those programs cur r e n t l y 
i n place, such as the Low Interest Commercial Loan Pool and others which w i l l 
require research and development. 

7. The C i t y and the DDA w i l l prepare and consider for adoption r e v i s i o n s 
to the zoning ordinance. The DDA w i l l be included i n the S i t e Plan Review 
Process f o r a l l a c t i v i t i e s i n the downtown. 

8. The C i t y , with DDA assistance, w i l l provide i n d u s t r i a l development 
bond financing for ̂ projects i n the downtown i n accordance with state and 
federal law. 

9. The DDA and the C i t y w i l l coordinate market an a l y s i s studies, s i t e 
plan designs, and packaging for projects such as the multi-use o f f i c e / h o t e l / 
convention center. 

10. The DDA, the C i t y , and the Grand Junction Housing Authority w i l l 
coordinate the development of market analysis studies, design studies, 
and packaging of properties for housing redevelopment p r o j e c t s where appropriate. 
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11. The DDA and the C i t y w i l l coordinate the market a n a l y s i s , design 
planning, and packaging for the entry development project area. 

12. The C i t y and the DDA w i l l coordinate s e l e c t i o n of the state o f f i c e 
b u i l d i n g s i t e and provide planning assistance for the state o f f i c e b u i l d i n g . 

13. The DDA w i l l need to coordinate design and development i n a number 
of other redevelopment pr o j e c t areas, and should be aware of and a n t i c i p a t i n g 
the development of these. 

14. The DDA with private sector assistance, w i l l need to design and 
incorporate a l o c a l , p r i v a t e , non-profit development corporation. This 
corporation may be established f o r s p e c i a l p r o j e c t s , or may i n fac t begin to 
serve as an o v e r a l l p r i v a t e partner to the Downtown Development Authority. 
The l o c a l development corporation could begin to coordinate implementation 
of the development of the downtown, taking some of the burden from the 
p u b l i c l y financed DDA. 

15. The C i t y and DDA w i l l adopt a parking management plan and may need 
to develop, adopt, and implement a parking d i s t r i c t and a future parking 
development plan. Financing mechanisms for t h i s include parking revenue 
bonds. A s p e c i a l study w i l l be conducted to ensure that parking i s provided 
and financed i n a way amenable to downtown redevelopment. 

IG. The C i t y and DDA w i l l implement parking d i s t r i c t improvements 
in c l u d i n g property a c q u i s i t i o n and constructing structures funded by parking 
revenue bonds, tax increment bonds, other sources or a combination of 
mechanisms. 

17. The C i t y , the DDA, the County, State and.Federal governments and 
the school d i s t r i c t could e s t a b l i s h intergovernmental cooperation agreements 
for the j o i n t p r o v i s i o n and use of f a c i l i t i e s and s e r v i c e s . Such an example 
may occur i n the governmental o f f i c e d i s t r i c t : for the p r o v i s i o n of parking 
or other maintenance, or property/street improvement a c t i v i t i e s . 

18. The C i t y , with the cooperation of the County, DDA and other 
agencies, needs to e s t a b l i s h p r i o r i t i e s and funding for federal and state 
urban t r a n s p o r t a t i o n systems. These may include improvements to those major 
state highways bypassing or going through the downtown. I t may require 
a p p l i c a t i o n or involvement with tlie Federal Highway Administration, the State 
Highway Users Trust Fund, the Colorado Department of Highways, tlie Federal 
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Urban Mass Transportaion Administration and perhaps the state's Energy 
Impact Assistance funds. 

19. The C i t y and DDA should e s t a b l i s h financing for park, boulevard, 
median and landscaping improvements. The funding mechanisms for these, i n 
addition to highway construction sources, may include the Public Parks Act 
which would allow t h i s kind of construction. The Cit y does not curr e n t l y 
take advantage of t h i s financing mechanism. 

20. The C i t y and the DDA should research, evaluate and develop s p e c i a l 
land development regulations for the downtown that combine development 
incentives and design guidelines with regulations. Considerable l e g a l 
research w i l l be necessary and modification to e x i s t i n g administrative .systems 
may be necessary. This could include exploration of f e a s i b i l i t y of 

tra n s f e r r a b l e development r i g h t s , condominium law app l i c a t i o n s to p r i v a t e 
home improvements, and the use of a i r r i g h t s i n c e r t a i n congested areas of 
the downtown. 

21. The Downtown Development Authority's interim Plan of Development 
r e l a t i n g to s t r e e t vendors, attached hereto as Appendix H, adopted by the 
Authority Board and C i t y Council i n response to Grand Junction C i t y Ordinance 
Number 1989, i s hereby made a part of t h i s Plan of Development. 
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SECTION VII 

PUBLIC FACILITIES 

A. GENERAL 
1. As mentioned i n Section VI., the construction of p u b l i c f a c i l i t i e s 

and improvements can be used to support and encourage p r i v a t e redevelopment 
a c t i v i t i e s . P r i v a t e redevelopment w i l l encourage further reinvestment 
by the p r i v a t e sector. The r e s u l t w i l l be increased property values, 
increased tax revenues to the C i t y , and reinforcement of land uses and 
business a c t i v i t i e s adjacent to tlie p u blic f a c i l i t i e s and improvements 
constructed as a r e s u l t of t h i s Plan. 

2. A number of p u b l i c works improvements w i l l be undertaken to 
implement t h i s Plan by the C i t y and the Authority. Some of the improvements 
could be financed s o l e l y from tax increment revenues. Others could be 
financed with other a v a i l a b l e financing t o o l s , i . e . , s p e c i a l assessments, 
revenues bonds, general fund appropriations, general improvement d i s t r i c t s , 
lease purchase, f e d e r a l and state grant and loan programs and others. Some 
projects may be financed u t i l i z i n g a combination of funding mechanisms. 

3. The p u b l i c improvements w i l l be constructed to complement and 
provide i n c e n t i v e s for p r i v a t e development. Scheduling the various p u b l i c 
improvements w i l l depend on the area and i n t e n s i t y of p r i v a t e sector 
redevelopment, the scheduling of the C i t y ' s C a p i t a l Improvement Program, and 
the a v a i l a b i l i t y of tax increment and other financing mechanisms. The 
Ci t y and Authority w i l l i n s t a l l and construct, or cooperate as appropriate 
with other p u b l i c or p r i v a t e agencies, i n tlie i n s t a l l a t i o n and construction 
of such p u b l i c improvements, p u b l i c f a c i l i t i e s and u t i l i t i e s as are necessary 
to carry out t h i s Plan. Such improvements, f a c i l i t i e s , and u t i l i t i e s include, 
but are not l i m i t e d -£o-, any s t r e e t s , parks, plazas, parking f a c i l i t i e s , 
playgrounds, pedestrian malls, rights-of-way, structures, waterways, bridges, 
lakes, ponds, canals, u t i l i t y l i n e s or pipes, and b u i l d i n g s , i n c l u d i n g access 
routes to any of the foregoing, designed for use by the p u b l i c generally 
or used by any p u b l i c agency with or without charge, whether or not the 
same i s revenue-producing. Improvements w i l l bc undertaken whenever p o s s i b l e 
i n conjunction with and as an incentive for p r i v a t e redevelopment p r o j e c t s . 

-35-



However, redevelopment p r i o r i t i e s of the C i t y and DDA, a v a i l a b l e funding 
and other demands, not the requests of rcdcvelopers w i i l determine the 
schedule of p u b l i c improvement p r o j e c t s . 

3. A more d e t a i l e d d e s c r i p t i o n of the public f a c i l i t i e s and 
improvements follows. Individual f a c i l i t i e s and improvements w i l l bo 
further defined i n the Public Improvement Design Guidelines and p r o j e c t 
s p e c i f i c implementation plans and s p e c i f i c a t i o n s . The l o c a t i o n of many 
of the projects l i s t e d i n Section VII.B. below are i d e n t i f i e d by number 
in E x h i b i t E. on Page 43. 
B. PROJECTS 

1. Renovation of the Main Street Shopping Park. In addition to the 
improvement of facades along the shopping core being funded by the loan 
pool administered by the Downtown Development Authority, improvements to the 
landscaping, s t r e e t f u r n i t u r e , and l i g h t i n g w i l l be accomplished. 

2. Improvements to Alleyways. The improvements to alleyways include 
undergrounding u t i l i t y systems, a general clean-up of the area, resurfacing, 
and improvements to pedestrian through-paths and parking areas. 

3. Improvements to Rood Avenue. The 19.5 foot t r a f f i c lanes w i l l be 
narrowed to 12 feet, and canopy trees and landscaping improvements w i l l be 
added. The s t r e e t w i l l be returned to two-way t r a f f i c . 

4. Improvements to Colorado Avenue. T r a f f i c movement lanes w i l l be 
narrowed from 19.5 to 12 feet, canopy trees and s t r e e t landscaping improvements 
w i l l be added. The s t r e e t w i l l be returned to two-way t r a f f i c . 

5. Improvements to Seventh Street. This involves the extension of the 
boulevard from Grand to South. I t w i l l require minor a l t e r a t i o n s to parking 
along Seventh and the i n s t a l l a t i o n of a landscaped boulevard down the center 
of Seventh. I t w i l l require minor narrowing of tlie t r a f f i c lanes and w i l l 
improve tlie movement of t r a f f i c along Seventh. 

6. Restoration of Whitman Park. Although Whitman Park i s not presently 
within the Authority's boundaries, i t i s hoped that i t w i l l become part of the 
DDA w i t h i n the near future because of i t s influence upon adjacent DDA property. 
Tlie improvements proposed to Whitman Park include clean-up and m o d i f i c a t i o n 
of the landscape and improvements to the l i g h t i n g to improve safety and reduce 
l o i t e r i n g . These improvements w i l l enhance i t s use as a neighborhood park 
for p o t e n t i a l future housing development. 
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7. Extension of the Shopping Park. The Shopping Park w i l l bc extended 
into the 200 block of Main Street and a p l a z a could bc constructed at Second 
and Main to include a large sculptured fountain. This project w i l l enhance 
Two Rivers Plaza and provide incentive for the future development of a 
multi-use hotel and o f f i c e f a c i l i t y i n close proximity to Two Rivers Plaza. 

I t w i l l also provide incentive for a performing arts complex at that l o c a t i o n . 
I t w i l l be undertaken i n conjunction with p r i v a t e development. 

8. Relocation of Regional Bus Terminal. Tiiis terminal needs to be 
relocated to a s i t e more appropriate for regional transportation, and 
to allow improvements i n the neighborhood of i t s current s i t e to occur. 
The p r o j e c t w i l l involve s i t e s e l e c t i o n , a c q u i s i t i o n and development, and 
could include clearance and a c q u i s i t i o n of i t s current property. 

9. Image Improvement at Seventh and Main. This p r o j e c t involves 
improvements i n parking, l i g h t i n g landscape, and signage"at the entry to 
the Shopping Park. In the future, the s i t e can serve as a community bus 
tra n s f e r point, dependent upon i n s t a l l a t i o n of a l i n e haul bus f a c i l i t y 
program i n Grand Junction. 

10. I d e n t i f y , Designate and Acquire Future Parking F a c i l i t y Locations. 
The C i t y and Authority w i l l i d e n t i f y s p e c i f i c l o c a t i o n s for future parking 
f a c i l i t i e s and acquire and maintain these prox^erties as development staging 
areas to encourage and provide incentive to future development. 

11. Construct Parking F a c i l i t i e s . The C i t y and Authority w i l l b u i l d 
parking f a c i l i t i e s (surface or m u l t i - l e v e l ) on appropriate designated s i t e s 
to accommodate parking demand created by new development. 

12. Expansion of the Museum of western Colorado. Tlie C i t y and Authority 
w i l l a s s i s t the Museum in i d e n t i f y i n g and acquiring a s i t e to permit the 
expansion of the Museum f a c i l i t y . This could involve a c q u i s i t i o n and resale 
or a long term property lease. 

13. Public Building S i t e s . The C i t y and DDA w i l l i d e n t i f y , acquire 
and assemble s i t e s or key parcels appropriate for the development of p u b l i c 
b u i l d i n g s i n d i v i d u a l l y or i n cooperation with other agencies d e s i r i n g to 
undertake projects consistent with the obj e c t i v e s of t h i s Plan and within 
the redevelopment areas designated i n t h i s Plan. Public b u i l d i n g s could 
include a state o f f i c e b u i l d i n g , C i t y Mali, performing a r t s / c i v i c events 
center, County o f f i c e s and others. 
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14. Redevelopment S i t e s . The C i t y and DDA w i l l i d e n t i f y , acquire 
and assemble s i t e s or key parcels appropriate for redevelopment projects 
(commercial, o f f i c e , hotel, housing, etc.) for resale or lease to public 
or p r i v a t e developers d e s i r i n g to undertake projects consistent with the 
objectives of t h i s Plan and within the redevelopment areas designated 

i n t h i s Plan. 
15. U t i l i t i e s . The C i t y w i l l expand or replace municipal u t i l i t i e s 

(water d i s t r i b u t i o n s , sanitary sewer, storm sewer, li g h t i n g ) where necessary 
and appropriate, and desirable to accommodate the u t i l i t i e s demands of 
redevelopment p r o j e c t s provided funds are a v a i l a b l e . 

16. Right-Of-Way A c q u i s i t i o n . The C i t y w i l l acquire rights-of-way or 
easements where necessary to accommodate u t i l i t y r e l o cations and roadway and 
t r a f f i c c i r c u l a t i o n improvements. 

17; Parks. The C i t y and Authority w i l l acquire s i t e s for and develop 
parks, plazas, fountains and pedestrian walkways between parking areas and 
a c t i v i t y centers i n accordance with the Downtown Development Strategy Plan 
and subsequent landscaping, p u b l i c improvement and redevelopment plans. 

18. Improvements to F i r s t S t r eet. In cooperation with the State 
Highway Department, F i r s t Street w i l l be landscaped and i n t e r s e c t i o n s improved 
to accommodate pedestrian t r a f f i c across F i r s t Street without adversely 
a f f e c t i n g t r a f f i c flow. 
C. PRELIMINARY COST ESTIMATES 

1. The following cost estimates are for t y p i c a l block or work areas 
for several of the p u b l i c improvement projects l i s t e d and are based upon 
current (October 30, 1901) construction costs. The i n d i v i d u a l unit costs 
used are s l i g h t l y i n f l a t e d to include approximately 10% contingency to 
cover r e l a t e d work but not itemized. These estimates were prepared without 
the aid of accurate E x i s t i n g condition surveys or d e t a i l e d development 
plans. The estimates do not include any allowance for major underground work 
except as noted, or for unforeseen construction problems. 
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TYPICAL UNIT AND PER BLOCK COSTS 
Main Street Shopping Park Upgrade Cost Estimate - T y p i c a l Block 
1.) Work Items Units 

Remove dead trees 6 EA 
I n s t a l l low plantings 

planters 6 EA 
Remove e x i s t i n g planters 6 EA 
Prune e x i s t i n g trees 12 EA 
Paint e x i s t i n g shelters 
Reconstruct brickwork 

Cost/Unit 
$ 50.00 EA 

150.00 EA 
150.00 EA 
80.00 EA 

Allow 500.00 
Allow 2,000.00 

Subtotal 

T o t a l 
$ 300.00 

900.00 
900.00 
960.00 
500.00 

2,000.00 
$5,560.00 

+ 25% contingency and general conditions; 

Say: 

1,390.00 
$6,950.00 
$7,000.00 

2.) Construct Small Fountain Feature 
Allow $12,000 to $25,000 each 

b. T y p i c a l A l l e y Treatment Cost Estimate - T y p i c a l Block 
1.) S i t e Improvements 

S i t e Preparation 
Remove a l l e y pavement 
Miscellaneous removals 

940 SY 6.00 SY 
Allow 1,000.00 

5,640.00 
1,000.00 

$6,640.00 

U t i l i t i e s 
Adjust e x i s t i n g m.h. covers 5 EA 
New i n l e t s 2 EA 

100.00 EA 
1,500.00 EA 

500.00 
3,000.00 

$3,500.00 

Sitework 
New bituminous paint 
New s p e c i a l concrete 
Screen wall 
Curb/sea tr wall 
Entry t r e l l i s 
Entry d i r e c t o r y 
Pedestrian l i g h t s 

620 SY 
,900 SF 
210 LF 
210 LF 

Allow 
Allow 

7 EA 

15.00 SY 
5.00 SF 

180.00 LF 
50.00 LF 

5,000.00 
3,000.00 
2,000.00 EA 

9, 300.00 
14,500.00 
37,800.00 
10,900.00 
5,000.00 
3,000.00 

14,000.00 
$04,100.00 

Landscape Furnishings 
Flowering trees 
Planting bed 
Bench units 
I r r i g a t i o n 

10 EA 
1,260 SF 

5 EA 
Allow 

200.00 EA 
4.00 EA 

4 00.00 EA 
,000.00 

TOTAL: 
Budget ranges from $105,000 to $135,000 per block. 

$ 2,000.00 
5,040.00 
2,000.00 
4,000.00 

$ 13,040.00 
$107 , 280.00 
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1.) S i t e Improvements 

S i t e Preparation 
Remove ex i s t i n g s t r e e t 1,130 SY 
Remove e x i s t i n g curb 1,040 LF 
Remove ex i s t i n g sidewalks 180 SY 
Remove e x i s t i n g l i g h t s 10 EA 

8.00 SY 
4.00 LF 
5.00 SY 

250.00 EA 

9,040.00 
4,160.00 

900.00 
2,500.00 

$16,600.00 

U t i l i t i e s 
Adjust e x i s t i n g m.h. covers 16 EA 100.00 EA 1,600.00 
Abandon e x i s t i n g i n l e t s 6 EA 150.00 EA 9,000.00 
New i n l e t s and pipe 14 EA 1,500.00 EA 21,000.00 
Miscellaneous Allow 3,000.00 3,000.00 

$26,500.00 

Sitework 
Concrete curbs 1,060 LF 
New brick/concrete walks 7,800 SF 
Concrete replacement 1,600 SF 
St r e e t patching 100 SY 
30' l i g h t s 10 EA 
Brick crosswalks 1,600 SF 

10.00 LF 
4.50 LF 
2.00 SF 

15.00 SY 
3,000.00 EA 

8.00 SF 

10 ,600.00 
35,100.00 
3,200.00 
1,500.00 

30,000.00 
12,800.00 

$93,200.00 

Landscape/Furnishings 
Street trees 36 EA 
Tree grates 36 EA 
Benches 6 EA 
Trash receptacles 6 EA 
Low planters 8 EA 

500.00 EA 
350.00 EA 
SOO.OO EA 
3 50.00 EA 
oco.oc 

18,000.00 
12,600.00 
4,300.00 
2,100.30 
8,000.00 

$4 5,500.00 
$ 182,000.00 

Budget ranges from $130,000 to $225,000 per b l o c k . 

-40-



d. Seventh S t r e e t Boulevard Improvements Cost Estimate - T y p i c a l Block 

1.) S i t e Improvements Units Cost/Unit Total 
S i t e Preparation 
Remove e x i s t i n g s t r e e t 1,450 SY $ 8 .00 SY $ 11,600 .00 
Remove e x i s t i n g curb 800 LF 4 . 00 LF 3,200 .00 
Remove e x i s t i n g walks (20%) 180 SY 5 .00 SY 900 .00 

$ 14,800 .00 

U t i l i t i e s 
Adjust e x i s t i n g m.h. 10 EA 100 .00 EA 1,000 .00 
Abandon e x i s t i n g i n l e t s 6 EA 150 .00 EA 9,000 .00 
New i n l e t s and pipe 8 EA 1,500 .00 EA 12,000 .00 
Miscellaneous Allow 2,000 .00 2,000 .00 

$ 24,000 .00 

Sitework 
Concrete curbs 1, 300 LF 10 .00 LF 13,000 .00 
New brick/concrete walks 7,200 SF 4 .50 SF 32,400 .00 
Brick crosswalks 2,400 SF 8 .00 SF 19,200 .00 
30' l i g h t s 6 EA 3,000 .00 EA 18,000 .00 
Median l i g h t s 4 EA 2,000 .00 EA 8,00.0 .00 
I r r i g a t i o n Allow 4,000 .00 4 ,000 .00 

$ 94,000 .00 

Landscape/Furnishings 
S t r e e t trees (5" cal.) 18 EA 500 .00 EA 9,000 .00 
Tree grates 18 EA 350 .00 EA 6,300 .00 
Benches 4 EA 800 .00 EA 3,200 .00 
Trash receptacles 4 EA 350 .00 EA 1,400 .00 
Lawn p l a n t i n g 300 SY 3 .00 SY 900 .00 
Low p l a n t e r s 6 EA 1,000 .00 EA 6,000 .00 Low p l a n t e r s 

$ 21,400 .00 

Subtotal: $154,800 .00 

Budget ranges from $155,000 to $195 ,000 per block 

2.) New TrafficK-.Signalization 

Budget ranges from $25,000 to $32,000 per block. 

3. ESTIMATED TOTAL COSTS FOR SAMPLE PROJECTS 

The f i n a l cost f i g u r e s are given i n a range from the base estimated cost to a 
figur e escalated 25% to cover many of the unknown conditions and requirements that 
often occur on p r o j e c t s of these types. Actual costs w i l i not be known u n t i l 
s p e c i f i c p r o j e c t development plans have beer, completed and pro j e c t s are ready 
for c onstruction. 
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a. Shopping Park Improvements, for the four block area on Main Street between 
Seventh and Third, including two small fountains: 

$22,000 - $28,000 
24,000 - 50,000 

$40,000 - $78,000 

b. Alleyway Improvements, for the four blocks of a l l e y s north and south of Main 
Str e e t between Fourth and Si x t h . 

$420,000 - $540,000 

c. Rood Avenue Improvements between Fourth and Sixth 

$360,000 - $450,000 

d. Colorado Avenue Improvements between Fourth and Sixth 

$360,000 - $450,000 

e. Alleyway Improvements north'and South of Main between Sixth and Seventh, 
and T h i r d and Four th 

$420,000 - $540,000 

f. Seventh S t r e e t Improvements, from Grand to Colorado, not including s i g n a l , 
support changes 

$620,000 - $780,000 

g. Rood Avenue Improvements between Seventh and Sixth, and F i r s t and Fourth 

$720,000 - $900,000 

h. Colorado Avenue Improvements between Seventh and Sixth, and F i r s t and Fourth 

$720,000 - $900,000 

i . Seventh S t r e e t Improvements, from Colorado to Railroad Tracks 

$550,000 - $605,000 

As mentioned above, d e t a i l e d costs of these and other projects w i l l not be known 
u n t i l p r o j e c t specific^p-laiming and design has been accomplished. The cost of 
i n d i v i d u a l p r o j e c t planning and design has not been included i n these estimates, but 
s h a l l be included i n the c a l c u l a t i o n of t o t a l cost for each project and may be 
financed i n conjunction with the financing of the public improvement p r o j e c t s . 





SECTION VIII 
REDEVELOPMENT AND RENOVATION PROJECT AREAS 

A. GENERAL 
1. The p u b l i c f a c i l i t i e s and improvements described i n Section VII 

w i l l provide some, but not a l l , of the needed incentives to the p r i v a t e 
sector to undertake desired redevelopment p r o j e c t s . Because of the d i f f i c u l t y 
i n assembling small parcels with mixed ownerships into the large parcels 
necessary for redevelopment projects, the Authority and C i t y w i l l acquire 
key parcels and e n t i r e s i t e s for p r i o r i t y redevelopment p r o j e c t s . Property 
so acquired can be cleared and prepared with u t i l i t i e s , surface treatment, 
landscaping and other amenities for lease or sale at f a i r value to 
redevelopers d e s i r i n g to undertake a redevelopment p r o j e c t . Only q u a l i f i e d 
redevelopers submitting project plans consistent with t h i s Plan and with 
any p r o j e c t s p e c i f i c c r i t e r i a as determined by the Authority w i l l be 
allowed to p a r t i c i p a t e i n projects on land acquired by the Authority 
and C i t y . 

2. The redevelopment areas, shown on the map i n E x h i b i t F, e s t a b l i s h 
a long-range land use and c i r c u l a t i o n framework for the future of the DDA 
Plan of Development area. Within each of tlie areas shown, redevelopment, 
both p u b l i c and p r i v a t e , i s intended to be predominantly concentrated within 
a c e r t a i n type and to allow and provide for the redevelopment of properties 
at l e v e l s of i n t e n s i t y and density appropriate for the commercial and o f f i c e 
center of the community. This Plan presents a f l e x i b l e management concept 
for the downtown; the boundaries of the proposed'areas make sense i n l i g h t 
of today's opportunities, but must be regarded as i n d i c a t i o n s of an intended 
future, not t h e i r l i t e r a l representation. 

3. This Plan w i l l accommodate growth and change in two ways; by 
providing for the renovation and c r e a t i v e use of adaptable structures and 
properties which continue the community's heritage; and by providing for 
the redevelopment of properties unsuitable to further productive use and 
not providing a strong l i n k to our heritage. I t w i l l concurrently balance 
downtown growth along both of these paths and proposes p o l i c i e s and programs 
which provide investment opportunities and returns to the community along 
both tracks. 
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4. The placement of p u b l i c f a c i l i t i e s , services and u t i l i t i e s described 
i n Section VII w i l l r e f l e c t t h i s dual p o t e n t i a l and future and provide a 
balance of incentives and management assi s t a n c e . 

5. Within each of the various areas shown i n E x h i b i t F, growth 
management p o l i c i e s need to r e f l e c t the community's i n t e r e s t s i n sound 
property development. Sound p r i n c i p l e s of land planning need to be applied, 
and development concepts for d i s t r i c t - w i d e areas need to be examined and re­
examined . 

G. The C i t y and Authority, i n accordance with Item A. 14. i n Section VI 
of t h i s Plan w i l l acquire s i t e s or key parcels appropriate for redevelopment 
p r o j e c t s . A l l purchasers cf said s i t e s or key parcels s h a l l be o b l i g a t e d to 
develop the property i n accordance with the p r o v i s i o n s of t h i s Plan and 
any design or development standards or c r i t e r i a subsequently established by 
the C i t y or Authority, to begin and complete the development of the property 
within a p e r i o d of time which the Authority f i x e s as reasonable, and to 
comply with such other conditions as the C i t y or Authority deem necessary 
to assure the achievement of the purposes of t h i s Plan. 
D. DESCRIPTIONS OF REDEVELOPMENT AREAS 

1. Commercial Renovation D i s t r i c t . The Shopping Park along Main Street 
i s designated as a renovation d i s t r i c t rather than redevelopment area, since 
the s t r u c t u r e s on Main Street provide strong opportunities for renovation 
rather than replacement. H i s t o r i c d i s t r i c t designation w i l l be i n v e s t i g a t e d , 
with the preservation of key structures a p o s s i b i l i t y i n t h i s area. Good 
b u i l d i n g r e h a b i l i t a t i o n opportunities do e x i s t . Restorations need to preserve 
a r c h i t e c t u r a l i n t e g r i t y , materials, sense of c o l o r , signage and the alignment 
of s i m i l a r b u i l d i n g s elements. 

2. Commercial Center Redevelopment Area. The Rood and Colorado c o r r i d o r s 
between Third and Seventh should be redeveloped with high i n t e n s i t y commercial "* 
emphasizing r e t a i l and service uses. Some pr o p e r t i e s w i l l be appropriate for 
r e s t o r a t i o n or renovation work. This area i s appropriate for tlie compatible 
i n t e g r a t i o n of i n d i v i d u a l d i f f e r e n t uses. 

3. Mixed-Use Redevelopment Area. Two Rivers Plaza provides an appropriate 
focus for a mixed-use development at the western terminus of the Shopping Park. 
This Plan c a l l s for the combination of h o t e l , o f f i c e and convention f a c i l i t i e s 
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i n a multi-block property, and proposes the use of parking l o t s for the staging < 
and phasing of development and to insure f l e x i b i l i t y in the trade and exchange 
of land. A multi-block project i n t h i s l o c a t i o n could a l s o provide for the 
performing arts or new state o f f i c e f a c i l i t y . However, major projects i n 
the mixed-use area w i l l require an upgrading and replacement of current 
u t i l i t y systems. 

4. Primary Government and P r o f e s s i o n a l O f f i c e Redevelopment Area. The 
e x i s t i n g C i t y H a l l , County Courthouse, Federal Building, V a l l e y Federal 
b u i l d i n g and Post O f f i c e , a l l north of Rood between Third and Sixth, o f f e r 
the opportunities for s i g n i f i c a n t massing of new government and p r o f e s s i o n a l 
o f f i c e r e l a t e d b u i l d i n g s , the establishment of promenades and skyways 
connecting these b u i l d i n g s , and the l o c a t i o n of a h i g h - r i s e element for the 
s k y l i n e . 

5. Secondary Government and P r o f e s s i o n a l O f f i c e Redevelopment Area. 
The e x i s t i n g P o l i c e Station, S h e r i f f ' s O f f i c e , j a i l and F i r e S t a t i o n and 
a v a i l a b l e land o f f e r the opportunity for new p u b l i c safety, c r i m i n a l j u s t i c e , 
general government and associated x>rofessional o f f i c e development. 

6. Medium and Low Density O f f i c e Redevelopment Area. These areas should 
be developed at a smaller scale and i n t e n s i t y than the more c e n t r a l redevelopment 
areas with o n - s i t e parking and setbacks to provide a t r a n s i t i o n to e x i s t i n g 
older neighborhoods. Multi-family housing would be a compatible use i n t h i s 
area i f the design i s compatible. 

7. Entrance Development D i s t r i c t . The area west of F i r s t Street, south 
of State Highway 340 and north of Colorado i s owned p r i m a r i l y i n large parcels 
and would be appropriate for a large scale planned redevelopment p r o j e c t . 
This property i s well enough located and large enough for development of a 
research or o f f i c e park, high density housing, a regional transportation 
center, and a downtown food market. As an o f f i c e or research park, i t can " 
provide a complement to the Two Rivers Plaza area immediately to the east. As 
a redevelopment par c e l , i t should be planned as a complete unit, with f u l l 
mind given to the views i t can provide of the downtown to those a r r i v i n g from 
the west. Ultimate uses in this area w i l l depend on the market analyses and 
s i t e planning for the area. 
C. REDEVELOPMENT AREA BOUNDARIES 

1. I t should be r e i t e r a t e d that the boundaries and d e s c r i p t i o n s of the 
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renovation areas described i n t h i s s e c t i o n and shown in E x h i b i t F aro 
general. Acutal redevelopment projects may not e n t i r e l y conform to the 
uses or areas designated for each area. Redevelopment p r o j e c t s , however, 
w i l l be compatible with adjacent and surrounding uses. Various development 
incentiv e s described i n this Plan w i l l be used to encourage redevelopment 
pro j e c t s i n appropriate l o c a t i o n s . Revised zoning regulations c a l l e d for 
and discussed i n the Plan to be undertaken subsequent to adoption of t h i s 
Plan w i l l reference and r e f l e c t the redevelopment area boundaries and 
d e s c r i p t i o n s contained i n t h i s Section VIII. 

2. The Commercial Renovation D i s t r i c t , designated by the Number 1 
on E x h i b i t F, c o n s i s t s of both sides of Main St r e e t i n a majority of the 
Shopping Park and two s i t e s separate from Main Street. The Main S t r e e t 
p r o p e r t i e s and the other two s i t e s (the IOOF B u i l d i n g and the two large 
residences on the southwest corner of Seventh and Grand) have been designated 
for commercial renovation because: 

a. The structures therein comply with the c r i t e r i a prescribed 
i n S39-5-105 C.R.S. 1973 as amended, for the a p p l i c a t i o n of the f i v e year 
d e f e r r a l . 

b. The structures therein exemplify the h i s t o r y of the development 
of Grand Junction and contribute s i g n i f i c a n t l y to the p h y s i c a l and v i s u a l 
character of the downtown. 

c. Many of the structures therein, because of t h e i r age and 
lack of proper maintenance, contribute to l i f e , health, and f i r e safety 
problems. The p r o v i s i o n of the f i v e year d e f e r r a l on increases i n assessed 
value r e s u l t i n g from renovation w i l l provide an incentive to a l l e v i a t e the 
safety problems and "retain the v i s u a l character of the b u i l d i n g s . 
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SECTION IX 
PROJECT FINANCING 

A. FINANCING MECHANISMS 

1. Any and a l l methods l e g a l l y a v a i l a b l e to the C i t y and/or Authority 
may be used to finance the p u b l i c improvements described or a n t i c i p a t e d i n 
t h i s Plan. Those methods include but are not l i m i t e d to: 

a. Property tax increment f i n a n c i n g 
b. Sales tax increment financing 
c. General o b l i g a t i o n bond financing 
d. Municipal revenue bond fi n a n c i n g 
a. General improvement d i s t r i c t financing 
f. Local improvement d i s t r i c t and s p e c i a l assessment financing 
g. Mall improvement and maintenance d i s t r i c t financing 
h. Tax a n t i c i p a t i o n notes and warrants 
i . Installment purchasing 
j . Short term notes and loans 
k. Tax exempt mortgage financing 
1. I n d u s t r i a l development revenue bond financing 
m. Conventional financing 

2. These methods can be combined to finance i n d i v i d u a l portions of 
p r o j e c t s or whole projects as the C i t y and Authority deem appropriate at the 
time p r o j e c t s are undertaken. These methods can also be used i n s o f a r as 
l e g a l l y allowable to pay the p r i n c i p a l of and i n t e r e s t on and to e s t a b l i s h 
reserves for indebtedness (whetlier funded, refunded, assumed or otherwise) 
incurred by the City-^or Authority to finance or refinance in whole or i n part, 
the p r o j e c t s contained in t h i s Plan. 
B. TAX INCREMENT FINANCING 

1. Colorado Statute i n S31-25-807 C.R.S. 1973 as amended, provides for 
the Authority and C i t y , through the adoption of a Plan of Development to create 
a Plan of Development area u t i l i z i n g e i t h e r or both property and municipal 
sales taxes for a period not to exceed twenty-five years. Both property and 
municipal sales tax increments derived from the Plan of Development area w i l l 
be used to redeem bonds issued to finance a l l or a portion of the cost of 
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p r o j e c t s within the Plan of Development area as described i n t h i s Plan. The 
following information describes the d i v i s i o n of funds necessary to implement 
the tax increment mechanism for the C i t y of Grand Junction and Grand Junction 
Downtown Development Authority under t h i s Plan. This d e s c r i p t i o n r e l a t e s to 
a l l property and municipal sales taxes generated within the Plan of Development 
area. 

a. The e f f e c t i v e date of t h i s Plan s h a l l be December 16, 1981, that 
date being subsequent to September 9, 1981, the l a s t date of c e r t i f i c a t i o n o f 
valuation for assessment of taxable property within the boundaries of the 
Plan of Development area. The base year for property tax valuation s h a l l be 
1981. 

b. The C i t y s h a l l e s t a b l i s h , i n the f i r s t calendar quarter of 1982, 
a tax increment revenue fund for the deposit of a l l funds generated pursuant 
to the d i v i s i o n of property and municipal sales tax revenue described i n t h i s 
Section IX.B., other funds generated by tax increment financed p r o j e c t s , and 
any other funds so designated by the C i t y and the Authority. 

c. Municipal sales taxes c o l l e c t e d i n the Plan of Development area 
for the twelve.month period ending on the l a s t day of the month (November 30, 
1981) p r i o r to the e f f e c t i v e date of t h i s Plan (December 16, 1981) s h a l l be 
c a l c u l a t e d by the C i t y Finance D i r e c t o r and c e r t i f i e d to the C i t y and Authority 
p r i o r to A p r i l 1, 1982. The twelve month period base year for the d i v i s i o n of 
sales taxes s h a l l be December 1, 1980 through November 30, 1981. 

d. The property and municipal sales tax s h a l l be divided according 
to S31-25-807, C.R.S. 1973 as amended, for a period of twenty-five years from 
the e f f e c t i v e date of t h i s Plan unless the C i t y .and Authority deem that a l l of 
the p r o j e c t s a n t i c i p a t e d in t h i s Plan have been accomplished and a l l debts 
incurred to finance, those projects have been repaid or otherwise disposed of 
i n which event the C i t y and Authority may declare the Plan implemented. Thence­
forward, a l l taxes upon taxable property and t o t a l municipal sales tax " 
c o l l e c t i o n s derived from the Plan of Development area s h a l l be paid i n t o the 
funds of the respective p u b l i c bodies. 

e. The d i v i s i o n of municipal sales taxes generated and c o l l e c t e d 
from within the Plan of Development area a f t e r November 30, 1981, s h a l l be: 

1.) The base year amount s h a l l be paid i n t o the funds of 
the C i t y annually commencing on December 1, of each year. 
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2. ) Twenty percent (20%) of the incremental amount i n excess 
of the base year amount s h a l l be paid into the funds of the municipality. 

3. ) Eighty percent (00%) of the incremental amount i n excess 
of the base year amount s h a l l be paid i n t o the tax increment revenue fund. 

4. ) Payment of incremental funds into the tax increment 
revenue fund s h a l l commence only a f t e r the base year amount has been c o l l e c t e d 
and paid i n t o the funds of the muncipality. Thereafter and u n t i l November 30 
of each year the percentages described i n subsections 2. and 3. above s h a l l be 
paid i n t o the funds of the .-unicipalizy arid zhe za:< increment revenue fund. 

5. ) A l l i n t e r e s t earned on the deposit or investment of funds 
a l l o c a t e d to the tax increment revenue fund s h a l l be paid i n t o the tax 
increment revenue fund. 

f. A l l tax increment revenues described i n t h i s Section IX.B. w i l l 
be i r r e v o c a b l y pledged by the C i t y f o r the payment of the p r i n c i p a l of the 
i n t e r e s t on and any premiums due i n connection with bonds, loans, advances and 
indebtedness of the C i t y and Authority only a f t e r the question of i s s u i n g such 
bonds or otherwise providing f o r such loans, advances, or indebtedness and the 
question of any such intended pledge are f i r s t submitted for approval to the 
q u a l i f i e d e l e c t o r s of the Downtown Development Authority d i s t r i c t at a s p e c i a l 
e l e c t i o n to be held for that purpose. Any such e l e c t i o n s h a l l be c a l l e d by 
r e s o l u t i o n of the Board of the Authority adopted at a regular or s p e c i a l meeting 
thereof and approved by the C i t y Council by a vote of a majority of the members 
thereof at l e a s t 30 days p r i o r to such e l e c t i o n . I t i s a n t i c i p a t e d that such 
e l e c t i o n s h a l l be held i n the second h a l f of calendar year 1982, or the f i r s t 
h a l f of calendar year 1903. Any and a l l funds paid i n t o the tax increment 
revenue fund p r i o r to the approval of the debt question at a s p e c i a l e l e c t i o n 
s h a l l be retained ~in the tax increment fund u n t i l such e l e c t i o n has been held 
and debt authorize^, -s 

g. Subsequent to a u t h o r i z a t i o n of debt and issuance of bonds, the 
C i t y s h a l l e s t a b l i s h such other funds and accounts as may be necessary to: 

1. ) Service the debt on bonds, loans, notes and advances 
2. ) Create a debt service reserve to cover a portion of the 

debt service on bonds, notes, loans or advances 
2. Pursuant to an e l e c t i o n a u t h o r i z i n g the issuance of tax increment bonds 
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the C i t y Council s h a l l by ordinance authorize the issuance of bonds. Said 
ordinance s h a l l adequately describe the flow of funds and p r i o r i t y of 
expenditures associated with each issue and r e l a t i n g to p r i o r or subsequent 
issues. 

C. COMMERCIAL RENOVATION DISTRICT DESIGNATION 
1. Colorado Statute S39-5-105 C.R.S. 1973 as amended, provides for a 

f i v e year d e f e r r a l i n the increase of assessed value of a property more than 
t h i r t y years o l d as a r e s u l t of any renovation done to the property. The 
commercial renovation d i s t r i c t s c a l l e d for i n t h i s Plan are described i n 
E x h i b i t C and i n Section VIII.C. The designation of the commercial renovation 
areas w i l l r e s u l t i n property owners being able to save the amount t h e i r 
property tax l i a b i l i t y would have increased due to the renovation for a period 
of f i v e years. The amount saved could be used to amortize the cost of the 
renovation thereby acting as an i n c e n t i v e f o r commercial renovations within 
the designated areas. 

2. With the adoption of t h i s Plan, the areas described i n E x h i b i t C 
s h a l l be designated commercial renovation areas under S39-5-105 C.R.S. 1973 
as amended. Any renovations undertaken to property within the commercial 
renovation d i s t r i c t s a f t e r the e f f e c t i v e date of t h i s Plan s h a l l not r e s u l t 
i n any increase i n the assessed value of the properties so renovated for a 
period of f i v e years from the date of completion of the renovation unless the 
property i s so l d . 



SECTION X 
AMENDMENT:'. TO THE l'IJ\N OE DHVEI/JPMENT 

Downtown Development Authority Law governing such modifications, i n c l u d i n g 

S31-25-807 C.R.S. 1973 as amended. 
2. Where a l i t e r a l enforcement of the p r o v i s i o n s contained i n t h i s Plan 

would c o n s t i t u t e an unreasonable l i m i t a t i o n beyond the i n t e n t and purpose of 
these p r o v i s i o n s , the Authority and C i t y may i n s p e c i f i c cases allow minor 
variances from these p r o v i s i o n s . 
C. FUTURE INCLUSIONS OF PROPERTY TO THE AUTHORITY DISTRICT 

1. Colorado law allows new property to be added to the Downtown Development 
Authority i f such property i s adjacent to e x i s t i n g property, and the property 
owner requests i n c l u s i o n and provides proof of ownership. The Downtown 
Development Authority has already included s e v e r a l properties at owner request. 

2. As Johnson, Johnson & Roy, Inc., i n d i c a t e d . i n t h e i r Downtown 
Development Strategy, the problems of the Grand Junction c e n t r a l business 
d i s t r i c t are c l o s e l y t i e d to the Grand Junction Downtown Development Strategy 
Plan area, described as the area within the C i t y l i m i t s o f Grand Junction, 
circumscribed by Ouray Avenue on the north, Twelfth Street on the east, the 
a l l e y south of South Street on the south, and the r a i l r o a d tracks on the west. 
Hopefully, the~tx7uTT31Iries of the two may one day "coincide so tTiamra-rracement 
and planning can be f a c i l i t a t e d . 

3. However, u n t i l that time, guidelines need to be established to d i r e c t 
the growth of the Downtown Development Authority. Therefore, future i n c l u s i o n s 
should s a t i s f y the following c r i t e r i a as much as p o s s i b l e . 
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a. Included property should be property that faces the same 
problems as that property already within the Downtown Development Authority. 

b. Included property should be adjacent to the Downtown Develop­
ment Authority, but need not be adjacent at more than one point. 

c. A patchwork e f f e c t should be avoided, however, i n c l u s i o n s 
which tend to reach areas with a community of i n t e r e s t s i m i l a r to that of 
property within the Downtown Development Authority w i l l be encouraged. 

d. I t i s an t i c i p a t e d that i n c l u s i o n s may be more rapid along 
c o r r i d o r s into the Downtown Development Authority and these should be 
encouraged to f a c i l i t a t e management of the entry areas to downtown. 

e. Inclusions between co r r i d o r s should be allowed when they tend 
to show a uniform pattern of f i l l i n g the area between c o r r i d o r s already 
included. 

f. Areas outside the downtown area, as defined i n the Downtown 
Development Strategy, should not be allowed. 

g. Inclusions which would strengthen the character and economic 
base of the c e n t r a l business d i s t r i c t , even though not of commercial property, 
should be encouraged. 

h. Each i n c l u s i o n , at the time a p e t i t i o n i s considered by the 
Authority Board of Directors, should be designated for i n c l u s i o n as: 

1. ) A Commercial Renovation D i s t r i c t 
2. ) An i n c l u s i o n to the Plan of Development area within 

which tax increment financing i s u t i l i z e d under t h i s Plan of Development. 
3. ) An i n c l u s i o n without designation, which i n c l u s i o n may 

become part of a future Plan of Development area. 
4. Commercial renovation d i s t r i c t s allowing the tax d e f e r r a l and the 

Plan of Development-area are mutually exclusive, and therefore, i t i s 
an t i c i p a t e d that no..new renovation areas can be created within the perimeter 
of the i n i t i a l tax increment d i s t r i c t . However, commercial renovation areas 
may be created i f new property i s subsequently added to the Downtown Develop­
ment Authority i n accordance with Section X.C.3. above, provided the 
buil/ding conditions prescribed i n C.R.S. 39-5-105, 1973 as amended, e x i s t 
at <the time the property i s included and a commercial renovation area 
designation w i l l further the purposes of and a s s i s t i n the implementation of 
this Plan as i t e x i s t s at the time of the i n c l u s i o n . 
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5. This Plan of Development designates areas i n which tax increment 
financing w i l l be used. Once the d i s t r i c t boundaries are formed, additions 
may be made by complying with the necessary procedures to amend the Plan of 
Development. However, i t i s a n t i c i p a t e d that once there i s an e l e c t i o n to 
pledge tax increment revenues, i t could become burdensome to amend the 
boundaries of the tax increment d i s t r i c t . Therefore, any subsequent i n c l u s i o n s 
to the Authority d i s t r i c t which w i l l a lso be included i n the i n i t i a l tax 
increment d i s t r i c t should be accomplished according to the procedures i n 
C.R.S. S31-25-807 and 822 and by t h i s Section X of t h i s Plan. 

6. With these guidelines, the Downtown Development Authority can, 
hopefully, grow to a s i z e necessary to a s s i s t i n meeting the challenges of 
the future, but do so within a framework of c o n t r o l l e d expansion. 
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G R A N D J U N C T I O N DOWNTOWN D E V E L O P M E N T A U T H O R I T Y 
I N T E R I M P L A N OF D E V E L O P M E N T 
R E L A T I N G TO S T R E E T V E N D O R S 

a n d 

T h e G r a n d J u n c t i o n D o w n t o w n D e v e l o p m e n t A u t h o r i t y s u p p o r t s 
a n d e n c o u r a g e s t h e p e r m i t t i n g o f s t r e e t v e n d o r s , s i d e w o i k . c a f e s , a n d 
s p e c i a l e n t e r t a i n m e n t e v e n t s o n t h e p u b l i c r i g h t - o f - w a y i n t h e 
d o w n t o w n S h o p p i n g P a r k . V e n d o r s , s i d e w a l k c a f e s , a n d s p e c i a l e v e n t s 
a s s i s t i n c r e a t i n g a n a t m o s p h e r e i n t h e d o w n t o w n t h a t w i l l d r a w p e o p l e 
S p e c i a l s t r e e t a c t i v i t i e s s h o u l d a p p r o p r i a t e l y be l o c a t e d i n t h e 
S h o p p i n g P a r k w h e r e t h e p u b l i c r i g h t - o f - w a y o f M a i n S t r e e t h a s b e e n 
s u b s t a n t i a l l y a l t e r e d i n p h y s i c a l f o r m s o a s t o be c o n d u s i v e t o a l l o w 
f o r s e m i - p e r m a n e n t s t r u c t u r e s , k i o s k s , c a r t s a n d t h e l i k e , a n d 
b e c a u s e t r a f f i c o n M a i n S t r e e t w i t h i n t h e S h o p p i n g P a r k i s c o n t r o l l e d 
a t l o w s p e e d s w i t h s t o p s a t i n t e r s e c t i o n s a n d a t m i d - b l o c k , a l l o w i n g 
f o r s t r e e t v e n d o r s a n d o t h e r a c t i v i t i e s o n p u b l i c p r o p e r t y . S t r e e t 
a c t i v i t y o f t h i s n a t u r e w i l l g e n e r a t e a d d i t i o n a l p e d e s t r i a n a n d 
v e h i c u l a r t r a f f i c i n t o a n d w i t h i n t h e d o w n t o w n a r e a . A d d i t i o n a l 
t r a f f i c w i l l e n h a n c e t h e i m a g e o f t h e e n t i r e d o w n t o w n a r e a a n d w i l l 
h e l p t o g e n e r a t e i n c r e a s e d r e t a i l s a l e s . 

T h e D o w n t o w n D e v e l o p m e n t A u t h o r i t y , a s a s e p a r a t e p a r t o f t h e 
p l a n o f d e v e l o p m e n t , i s r e c o m m e n d i n g a p r e f e r r e d m i x o f r e t a i l 
o p p o r t u n i t i e s i n t h e d o w n t o w n a r e a , s o a s t o b a l a n c e t h e c i t y - w i d e 
d o w n t o w n r e t a i l m a r k e t o p p o r t u n i t i e s . T h e s t r e e t v e n d o r s , s p e c i a l 
e v e n t s , a n d s p e c i a l u s e p e r m i t s d e s c r i b e d i n t h i s p a r t w i l l a s s i s t i n 
e s t a b l i s h i n g a p r e f e r r e d r e t a i l m i x i n t h e d o w n t o w n . I n t h e s h o r t 
t e r m , s t r e e t v e n d o r s w i l l a u g m e n t t h e a v a i l a b i l i t y o f r e t a i l m e r c h a n d i s 
i n t h e d o w n t o w n . I t i s t h e e x p r e s s i n t e n t o f t h e s t r e e t v e n d o r p r o ­
g r a m t o s u p p l e m e n t a n d c o m p l e m e n t e x i s t i n g r e t a i l b u s i n e s s e s , r a t h e r 
t h a n t o s u p p l a n t t h e m . T h e S h o p p i n g P a r k h a s b e e n u s e d b y t h e C i t y , 
d o w n t o w n m e r c h a n t s , s e r v i c e c l u b s , a n d o t h e r o r g a n i z a t i o n s f o r p a r a d e s , 
s p e c i a l f u n d r a i s i n g e v e n t s , e t c . s i n c e i t w a s c o n t r u c t e d i n 1963 f o r 
t h e s e s a m e p u r p o s e s . 

1. B e c a u s e o f t h e w i d e r s i d e w a l k s i n m a n y l o c a t i o n s o n t h e 
S h o p p i n g P a r k , r e s t a u r a n t s a r e e n c o u r a g e d ' t o e x p a n d t h e i r s e a t i n g a r e a s 
o n t o t h e s i d e w a l k w h e r e s p a c e p e r m i t s . E x i s t i n g r e s t a u r a n t s a r e e n ­
c o u r a g e d t o d o t h i s i n o r d e r t o i n t e g r a t e t h e i n t e r i o r o f t h e i r 
e s t a b l i s h m e n t s a n d - t h e a t m o s p h e r e o f a r e s t a u r a n t w i t h t h e S h o p p i n g 
P a r k . B e c a u s e e x i s t i n g r e s t a u r a n t s m a i n t a i n t h e n e c e s s a r y D e p a r t m e n t 
o f H e a l t h a n d D e p a r t m e n t o f R e v e n u e p e r m i t s t o u n d e r t a k e s u c h a n 
a c t i v i t y a n d b e c a u s e t h e y m a i n t a i n e x i s t i n g f o o d a n d b e v e r a g e p r e ­
p a r a t i o n f a c i l i t i e s , i t w i l l be r e l a t i v e l y e a s y f o r e x i s t i n g 
e s t a b l i s h m e n t s t o e x p a n d . I n n o e v e n t w i l l t h e w i d t h o f t l i e s i d e w a l k 
b e r e d u c e d b e y o n d t e n f e e t o r w i l l a n y s i d e w a l k s e a t i n g a r e a b e a l l o w e d 
t o c o n s t r a i n o r u n n e c e s s a r i l y r e s t r i c t p e d e s t r i a n t r a f f i c . A l l 
r e q u i r e m e n t s f o r s i d e w a l k e a t i n g a r e a s e s t a b l i s h e d b y t h e D e p a r t m e n t 
o f H e a l t h a n d t h e D e p a r t m e n t o f R e v e n u e s h a l l be c o m p l i e d w i t h . 



2. T h e s t r e e t v e n d o r p r o g r a m e n c o u r a g e s s t r e e t v e n d i n g c a r t s , 
s e m i - p e r m a n e n t k i o s k s t r u c t u r e s , p e d e s t r i a n v e n d o r s a n d r o v i n g 
e n t e r t a i n e r s . T h e m o d e the i n d i v i d u a l v e n d o r d e t e r m i n e s i s m o s t 
s u i t a b l e t o h i m a n d f o r t h e s a l e o f h i s m e r c h a n d i s e w i t h i n t h e s e 
c a t e g o r i e s i s a c c e p t a b l e p r o v i d e d t h a t the n u m b e r o f p e r m i t s f o r 
c a r t s , k i o s k s , a n d p e d e s t r i a n v e n d o r s d o e s n o t e x c e e d t h e n u m b e r o f 
l o c a t i o n s s p e c i f i e d i n t h i s p a r t . 

3. B e c a u s e i t i s t h e i n t e n t o f t h e DDA t o b a l a n c e t h e r e t a i l 
m i x o f t h e d o w n t o w n a r e a , i t i s i m p o r t a n t t h a t t h e l o c a t i o n o f a n d 
m e r c h a n d i s e s o l d b y s t r e e t v e n d o r s c o m p l e m e n t r a t h e r t h a n c o n f l i c t 
w i t h b u s i n e s s e s l o c a t e d i n p e r m a n e n t s t r u c t u r e s o n p r i v a t e p r o p e r t y . 
T h e r e f o r e , i t w o u l d be i n a p p r o p r i a t e f o r a s t r e e t v e n d o r t o b e 
s e l l i n g t h e s a m e m e r c h a n d i s e l i n e s o n a p u b l i c r i g h t - o f - w a y a s t h o s e 
b e i n g s o l d b y a b u s i n e s s i m m e d i a t e l y a d j a c e n t l o c a t e d i n a p r i v a t e 
p e r m a n e n t s t r u c t u r e . P r i o r t o t h e i s s u a n c e o f a p e r m i t , a v e n d o r 
a p p l y i n g f o r a k i o s k , m o b i l e v e n d i n g c a r t o r s i d e w a l k r e s t a u r a n t p e r m i t 
w i l l b e r e q u i r e d t o r e c e i v e , t h e w r i t t e n c o n c u r r e n c e o f n o t l e s s t h a n 
2/3 o f t h e o p e r a t i n g b u s i n e s s e s w i t h i n a 75 f o o t r a d u i s o f t h e l o c a t i o n 
i n w h i c h h e w o u l d e s t a b l i s h h i s v e n d i n g o p e r a t i o n . 

A. P e r m i t s w i l l b e a l l o w e d t o v e n d o r s b a s e d u p o n t h e l i n e o f 
m e r c h a n d i s e a v e n d o r p r o p o s e d t o s e l l . A n y c h a n g e i n m e r c h a n d i s e 
l i n e s w i l l v o i d t h e p e r m i t . T y p e s o f g o o d s s o l d b y s t r e e t v e n d o r s 
w i l l b e l i m i t e d i n a c c o r d a n c e w i t h t h e p r e f e r r e d r e t a i l m i x . I n ~ 
g e n e r a l , b e c a u s e o f t h e s e m i - p e r m a n e n t n a t u r e o f s t r e e t v e n d o r o p e r a ­
t i o n s , t h e l a c k o f s p a c e f o r s t o r i n g i n v e n t o r y a n d d i s p l a y i n g 
m e r c h a n d i s e a n d b e c a u s e t h e ' i n t e n t o f t h e p r o g r a m i s t o c o m p l e m e n t 
e x i s t i n g r e t a i l o p p o r t u n i t i e s , m e r c h a n d i s e l i n e s t o b e p e r m i t t e d f o r 
s a l e w i l l b e l i m i t e d t o p e r i s h a b l e g o o d s , f o o d s t u f f s , h a n d - c r a f t e d 
p r o d u c t s , a r t w o r k s , s u n d r i e s ( c a n d y , c i g a r e t t e s , n e w s p a p e r s , m a g a z i n e s , 
e t c . ) , a n d n o v e l t y i t e m s . 

5. A l l v e n d o r s s h a l l s e l l f r o m t h e s p e c i f i c l o c a t i o n o r z o n e 
p e r m i t t e d a s s h o w n o n t h e map i n t h i s p a r t . M e r c h a n d i s e l i n e s s h a l l b e -
s p e c i f i e d i n t h e i s s u a n c e o f a p e r m i t . P l a n s a n d s p e c i f i c a t i o n s , : 

i n c l u d i n g t h e d e s i g n , c o l o r , s i z e , a n d p o s i t i o n o f c a r t s a n d t e m p o r a r y 
k i o s k s , w i l l b e s u b m i t t e d a n d r e v i e w e d f o r c o m p l i a n c e w i t h d e s i g n 
g u i d e l i n e s f o r t h e d o w n t o w n p r i o r t o t h e i s s u a n c e o f a p e r m i t . 
V e n d o r s w i l l n o t tre a l l o w e d t o u t i l i z e a u d i o i n d u c e m e n t s t o a d v e r t i s e 
t h e i r m e r c h a n d i s e o r t o e n c o u r a g e s a l e s , b e c a u s e a u d i o i n d u c e m e n t s a n d 
a d v e r t i s i n g w i l l a d v e r s e l y a f f e c t t h e t r a n q u i l i t y o f t h e S h o p p i n g « 
P a r k . P e r m i t t e d s t r e e t e n t e r t a i n e r s w i l l be e x e p t e d f r o m t h i s 
p r o v i s i o n . 

6. B e c a u s e t h e D o w n t o w n D e v e l o p m e n t A u t h o r i t y i s e n c o u r a g i n g 
s m a l l b u s i n e s s e n t r e p r e n e u r s h i p i n t h e d o w n t o w n a n d a d i v e r s i t y i n 
b u s i n e s s o w n e r s h i p , a n y i n d i v i d u a l o r o r g a n i z a t i o n m a y o b t a i n o n l y o n e 
v e n d i n g p e r m i t ( e x c l u d i n g s p e c i a l u s e p e r m i t s ) t o be e f f e c t i v e a t t h e 
s a m e p o i n t i n t i m e . S p e c i a l u s e p e r m i t s , b e c a u s e o f t h e i r v e r y s h o r t 
d u r a t i o n , w i l l b e e x c l u d e d f r o m l i m i t a t i o n . S p e c i a l u s e p e r m i t s , 
h o w e v e r , s h a l l b e a w a r d e d i n a c c o r d a n c e w i t h t r a d i t i o n a l s p e c i a l u s e s 
o f t h e S h o p p i n g P a r k , i . e . , F a r m a n d R a n c h D a y s , P a n c a k e B r e a k f a s t , " _ 
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A r t F e s t i v a l , e t c . C o n f l i c t i n g s p e c i a l u s e p e r m i t s w i l l n o t be 
i s s u e d . C o t e r m i n u s s p e c i a l p e r m i t s t h a t w i l l c o m p l e m e n t e a c h o t h e r 
a n d t h e d o w n t o w n w i l l be i s s u e d . 

7. S p e c i a l u s e p e r m i t s a n d v e n d o r p e r m i t s w i l l b e a v a i l a b l e a t 
n o c o s t t o n o n - p r o f i t a n d c h a r i t a b l e o r g a n i z a t i o n s u n d e r t a k i n g t h e i r 
e f f o r t s w i t h v o l u n t e e r s , p r o v i d e d t h a t t h e g r o s s p r o c e e d s a r e c o n ­
t r i b u t e d t o a c h a r i t a b l e p u r p o s e . 

8. I n d i v i d u a l s a n d / o r o r g a n i z a t i o n s r e c e i v i n g p e r m i t s may 
r e n e w p e r m i t s b y r e a p p l y i n g a n d s u b m i t t i n g t h e f e e a n y n u m b e r o f 
t i m e s e x c e p t : l ) w h e n a p e r m i t h a s n o t b e e n u s e d f o r a m a j o r i t y o f 
t h e t i m e f o r w h i c h i t w a s i s s u e d , 2 ) w h e n a p e r m i t i s n o t u s e d i n 
a c c o r d a n c e w i t h t h e t e r m s o f i t s i s s u a n c e , 3) w h e n r e a s o n a b l e 
c o m p l a i n t s a r e r e c e i v e d r e l a t i n g t o t h e p e r m i t t e e o r p e r m i t t e d 
o p e r a t i o n , a n d , k) f o r f a i l u r e t o c o m p l y w i t h t h e o r d a i n e d p r o ­
v i s i o n s r e l a t i n g t o i n s u r a n c e , m a i n t e n a n c e o f t h e a r e a , e t c . I f 
i t i s d e t e r m i n e d t h a t a p e r m i t t e d v e n d i n g o p e r a t i o n c r e a t e s c o n g e s t i o n 
o f s i d e w a l k s o r s t r e e t s o r i n a n y o t h e r w a y i n t e r f e r e s w i t h a c t i v i t y 
o n M a i n S t r e e t t h r o u g h n o f a u l t o f t h e v e n d o r , a p e r m i t m a y b e r e ­
i s s u e d f o r t h e r e m a i n i n g p e r i o d o f t i m e a u t h o r i z e d b y t h e f i r s t p e r m i t 
a t a d i f f e r e n t l o c a t i o n a t n o c o s t . 

9. A t t a c h m e n t I A i n d i c a t e s t h e l o c a t i o n s a n d z o n e s f o r w h i c h 
k i o s k , c a r t a n d p e d e s t r i a n v e n d o r p e r m i t s w i l l b e u s e d . T h e 
l o c a t i o n s f o r k i o s k a n d c a r t p e r m i t s , t h r e e p e r b l o c k , a r e t h o s e 
t h a t w e r e d e t e r m i n e d w o u l d c r e a t e t h e l e a s t p e d e s t r i a n i n t e r f e r e n c e 
a n d c a u s e t h e l e a s t a m o u n t o f i n t e r f e r e n c e w i t h e x i s t i n g s t r e e t 
a c t i v i t i e s . T h e s e l o c a t i o n s m a y n e e d t o b e c h a n g e d f r o m t i m e t o 
t i m e a s s t r e e t a c t i v i t i e s c h a n g e a n d n e e d s a n d d e m a n d s a r e a d j u s t e d . 
A s r e t a i l o p e r a t i o n s r e l o c a t e o n t h e S h o p p i n g P a r k , t h e p o t e n t i a l 
f o r c o n f l i c t s w i t h s t r e e t v e n d o r s w i l l o c c u r ; t h e r e f o r e , c h a n g e s 
i n t h e l o c a t i o n s o f t h e v e n d o r s w i l l b e u n d e r t a k e n t h r o u g h t h e 
r e l o c a t i o n o f t h e v e n d i n g p e r m i t r a t h e r t h a n r e v o c a t i o n . 

1 0 . T h e p r i o r i t y u s e s b y m e r c h a n d i s e l i n e a t e a c h v e n d o r 
l o c a t i o n a r e a l s o s h o w n o n A t t a c h m e n t I A . T h e u s e s l i s t e d w e r e 
d e t e r m i n e d a f t e r c o n s i d e r i n g t h e e x i s t i n g r e t a i l a c t i v i t i e s a n d 
p e d e s t r i a n t r a f f i c g e n e r a t o r s i n e a c h a r e a . T h e u s e s s p e c i f i e d i n 
e a c h l o c a t i o n w i l ! e n h a n c e p e d e s t r i a n a c t i v i t i e s w i t h i n t h e S h o p p i n g 
P a r k , b u t m a y n e e 4 - , - t o be a d j u s t e d a s t h e r e t a i l m i x i n t h e d o w n t o w n „ 
c h a n g e s o r a s p e d e s t r i a n t r a f f i c p a t t e r n s c h a n g e . 



ATTACHMENT I A 

Zones 3 and <t 

Nor th 

Third 

P e d e s t r i a n 
Zone 3 

1 Pe rmi c 
P r i o r i t y Z 

He r c h a n d I se 
P r i o r i t i e s : 
Nove I t Ies , 
S u n d r i e s , 
Food 

Pedes t r i an 
Zone U 

1 P e r m ! t 
P r i o r i ty I 

He r c h a n d i w 
P r i o r i t i e s : 
Food , 
S u n d r i e s j " 5 , ' 
N o v e l t i e s 

L o c a t i o n 300A P r i o r i t y 2 
C a r t or K i o s k 
M e r c h a n d i s e P r i o r t i e s : 

A r t s , C r a f t s , N o v e l t i e s , 
S u n d r i e s , Food 

Fourth 
5. 

/ ( ' l 

L o c a t i o n 300B P r i o r i t y 2 
C a r t 
M e r c h a n d i s e P r i o r t i e s : 

F o o d , S u n d r i e s , N o v e l t i e s , 
A r t s , C r a f t s 

L o c a t i o n 300C P r i o r i t y I 
C a r t o r K i o s k 
M e r c h a n d i s e P r i o r i t i e s : 

F o o d , A r t s , C r a f t s 

L o c a t i o n liOOA P r i o r i t y 2 
C a r t or K i o s k 
M e r c h a n d i s e P r i o r i t i e s : 

S u n d r i e s , N o v e l t i e s , F o o d , 
A r t s , C r a f t s 

P r i o r i t y I Loca t i on !*00 
C a r t 
M e r c h a n d i s e P r i o r i t i e s : 

F o o d , S u n d r i e s , N o v e l t i e s , 
A r t s , C r a f t s 

L o c a t i o n l)00C P r i o r i t y 1 
C a r t or K i o s k 
M e r c h a n d i s e P r i o r i t i e s : 

F o o d , S u n d r i e s , A r t s , C r a f t 
Novel t i c s 

- Paqc I 



ATTACHMENT IA 

Zones 5 and 6 

N o r t h 

Fifth 

P e d e s t r i a n 
Zone 5 

I P e r m i t 
P r i o r i t y I 

He rchand I se 
P r i o r i t i e s 
F o o d , 
Nove I t i e s , 
Sund r i e s 

Pedes t r i an 
Zone 6 

I P e r m i t 
P r i o r i t y 2 

He r c h a n d i s 
P r i o r i t i e s 
Novel t i es£, J-
S u n d r i e s , 
Food 

L o c a t i o n 500A P r i o r i t y 1 
C a r t or K i o s k 
H e r c h a n d i s e P r i o r i t i e s : 

F o o d , N o v e l t i e s , S u n d r i e s 
A r t s , C r a f t s 

Sixth 

L o c a t i o n 500S P r i o r i t y 2 
C a r t 
H e r c h a n d i s e P r i o r t i e s : 

N o v e l t i e s , A r t s , C r a f t s , 
S u n d r i e s , Food 

L o c a t i o n 500C P r i o r i t y I 
C a r t or K i o s k 
H e r c h a n d i s e P r i o r i t i e s : 

F o o d , S u n d r i e s , A r t s , C r a f t s 
N o v e l t i e s 

L o c a t i o n 600A P r i o r i t y 2 
C a r t o r K i o s k 
H e r c h a n d i s e P r i o r i t i e s : 

N o v e l - t i e s , A r t s , C r a f t s 
F o o d , S u n d r i e s 

P r i o r i t y 1 Loca t i on 600 B 
C a r t 
H e r c h a n d i s e P r i o r i t i e s : 

F o o d , S u n d r i e s , N o v e l t i e s , 
A r t s , C r a f t s 

L o c a t i o n 600C P r i o r i t y 2 
C a r t or K i o s k 
M e r c h a n d i s e P r i o r i t i e s : 

F o o d , S u n d r i e s , A r t s . C r a f t s 
Nove I t i c s 

Seventh 



G r a n d Junction 

Downtown Development Authority 
200 North Sixth Street, Suite 204 P.O. Box 296 

Grand Junction, Colorado 81502 
Phone (303) 245-2926 
March 15, 1983 

MEMO 

TO: Jim Wysocki 

FROM: Skip Grkovic 

SUBJECT: 1983 Amendments to the DDA Plan of 
Development 

At the time the DDA Plan of Development was adopted, i t was ant i c i p a t e d 
that p e r i o d i c amendments to the Plan would be necessary as new property was 
included i n the DDA d i s t r i c t boundary, state laws were changed, general 
conditions i n the downtown changed, or as p r o j e c t p r i o r i t i e s were adjusted. 
The f i r s t amendment was made l a s t A p r i l and, because of the long drawn out 
process required to amend the Plan, i t was decided to amend the Plan only 
once a year. The amendment should occur p r i o r to May 1 of each year because 
that i s the annual deadline f o r adding property to the d i s t r i c t tax r o l l 
i n the Assessor's o f f i c e . Amendments to the Plan require both an ordinance 
to amend the DDA boundary and a Council Resolution adopting the Plan 
amendments. 

We would l i k e to schedule both the ordinance and the r e s o l u t i o n i n 
A p r i l . The schedule i s proposed as follows: 

F r i d a y , March 25 DDA Board 
1) Accepts a d d i t i o n a l P e t i t i o n s for Inclusion and 

requests C i t y Council to amend the DDA boundary. 
2) Adopts amendments to the DDA Plan of Development. 

Wednesday, A p r i l 6 C i t y Council 
1) Considers the ordinance amending the DDA 

boundary cn f i r s t reading. 
2) Accepts the submission of the Plan of Development 

amendments and re f e r s them to the Planning "* 
Commission for review and comment. 

Tuesday, A p r i l 12 Planning Commission 
1) Reviews and comments on DDA Plan of Development 

amendments. 

Wednesday, A p r i l 20 C i t y Council 
1) Considers the ordinance amending the DDA 

boundary on second reading. 
2) A f t e r a p u b l i c hearing, considers a re s o l u t i o n 

adopting the 1983 Amendments to the DDA Plan 
of DeveloDment. 

c 



Memo to Jim Wysocki 
March 15, 1983 
Page 2 

This year's amendments to the DDA Plan of Development include three 
major items, 

1. Expansion of the Tax Increment D i s t r i c t boundary to coincide with 
the expanded boundaries of the DDA due to new i n c l u s i o n s . 

2. Elimination of the Commercial Renovation D i s t r i c t designations 
(except f o r the Henry, Mayo, Berry property). The Legislature i s 
repealing the statute which allows f o r Commerical Renovation Tax 
incentives because the c o n s t i t u t i o n a l amendment passed l a s t October 
c a l l e d f o r i t . (Henry, Mayo and Berry are the only property owners 
to take advantage of the five-year renovation tax incentive and we 
are hoping they w i l l be allowed to keep i t . ) 

3. Inclusion of the property which was i n the Commercial Renovation 
D i s t r i c t s i n t o the Property and Sales Tax Increment D i s t r i c t s . 
T h i s w i l l probably require a modification i n the base year f o r the 
Sales Tax Increment D i s t r i c t - John Tasker i s working with me on i t . 

I f you have any questions, please give me a c a l l . 

GMG:lo 
cc: DDA Board 

Joe Skinner 
Neva Lockhart 
J e r r y Ashby 
John Tasker 



G r a n d Junction 

Downtown Development Authority 
200 North Sixth Street, Suite 204 P.O. Box 296 

Grand Junction, Colorado 81502 
Phone (303) 245-2926 

AMENDMENT 

TO THE 

DOWNTOWN DEVELOPMENT AUTHORITY 

PLAN OF DEVELOPMENT 

FOR GRAND JUNCTION, COLORADO 

I n c l u d i n g The D e s i g n a t i o n Of 

C o m m e r c i a l R e n o v a t i o n D i s t r i c t s 

And A P l a n Of D e v e l o p m e n t A r e a 

W i t h i n Which 

Tax I n c r e m e n t F i n a n c i n g W i l l Be U t i l i z e d 

PREPARED BY: 

_ G r a n d J u n c t i o n 

Downtown D e v e l o p m e n t A u t h o r i t y 

E F F E C T I V E DATE OF PLAN: DECEMBER 16, 1981 

E F F E C T I V E DATE OF AMENDMENT: JUNE 2, 1932 



RESOLUTION " *~ 
APPROVING AMENDMENTS TO THE PLAN OF DEVELOPMENT 

FOR THE GRAND JUNCTION, COLORADO, 
DOWNTOWN DEVELOPMENT AUTHORITY 

WHEREAS, the Grand Junction, Colorado, Downtown Development 
Authority (the Authority) has adopted a Plan of Development for 
the central business d i s t r i c t within the boundaries of the Authority 
and such plan of development was approved by the Grand Junction, 
Colorado, C i t y Council (the Council) on December 16, 1981; and 

WHEREAS, since the approval of such plan of development, several 
i n d i v i d u a l s , pursuant to C.R.S. 1973, §31-25-822, as amended, and 
A r t i c l e X of the Authority's Plan of Development, have petitioned 
for i n c l u s i o n within the boundaries of the Grand Junction, Colorado, 
Downtown Development Authority, and the boundaries of the Grand 
Junction, Colorado, Downtown Development Authority were expanded by 
the Council by Ordinance 2045; and 

WHEREAS, on May 7, 1982, the Board of the Authority passed a 
Resolution amending the Plan of Development to show such boundary 
changes and to make other minor changes i n the Plan of Development; 
and 

WHEREAS, such amendments were submitted to the Council on May 
19, 1982, at which time the Council r e f e r r e d the Plan of Development 
to the Ci t y Planning Commission for i t s review and recommendations; 
and 

WHEREAS, the Planning Commission has made written i t s recommen­
dations to the C i t y Council concerning the Plan of Development, 
which recommendations are attached hereto as Exhibit F; and 

WHEREAS, a Notice of Public Hearing before the City Council was 
given by publication once by one publication during the week 
immediately preceeding the hearing i n The Daily Sentinel, a newspaper 
having a general c i r c u l a t i o n i n the City, on May 28, 1?G£; and 

i 
WHEREAS, a Public Hearing was held before the City Council on 

June 2, 1982, wher%in comments were taken from those in attendance 
concerning the Plan of Development; and 

WHEREAS, Mesa County Valley School D i s t r i c t #51, within which 
the entire Plan of Development area designated i n the amendments to 
the Plan of Development l i e s , was permitted to p a r t i c i p a t e i n an 
advisory capacity with respect to the amendments of the Plan of 



Development cf the provision for the u t i l i z a t i o n of tax increment 
financing and, furthermore, has petitioned for the i n c l u s i o n of i t s 
property within the boundaries of the authority; and 

WHEREAS, the City Council has been adequately informed i n 
this matter because of public input p r i o r to the amendments of 
the Plan of Development, public hearing on the amendments to the 
Plan of Development, the evidence presented, and the Plan of 
Development previously adopted, a review of the previous Resolution 
passed, and personal knowledge of the members of the Council, 

NOW, THEREFORE, BE IT RESOLVED by the City Council of the 
Ci t y of Grand Junction, Colorado, that: 

1. The findings made by the Council i n the Resolution adopting 
the Plan of Development on December 16, 1981, concerning the 
existence of b l i g h t v/ithin the authority within the meaning of 
§31-25-802(1.5), of Colorado Revised Statutes, 1973, as amended, 
s t i l l e xist - there being no substantial change within such area 
between December 16, 1981, and June 2, 1982. 

2. The Council hereby finds and determines that the approval 
of the amendments to the Plan of Development w i l l serve a public 
use; w i l l promote the health, safety, prosperity, security, and 
general welfare of the inhabitants of the City and of i t s central 
business d i s t r i c t ; w i l l h a l t or prevent the de t e r i o r a t i o n of 
property values or structures within s a i d central business d i s t r i c t ; 
w i l l h alt or prevent the growth of blighted areas within said 
d i s t r i c t ; w i l l a s s i s t the City and the Authority i n the development 
and redevelopment of said d i s t r i c t and i n the o v e r a l l planning to 
restore or provide for the continuance of the health thereof; and 
w i l l be of s p e c i f i c benefit to the property to be included 
within the amended boundaries of the Authority. 

3. The amendments to the Plan of D ent are hereby 
approved by the Council, and the Authority i s authorized to under­
take development projects as described i n the amended Plan of 
Development. 

4. The Plan of Development i s hereby amended i n the following 
respects: 

A. The boundaries of the Grand Junction, Colorado, Downtown 
Development Authority, are amended to read as shown on the 
attached Exhibit "A", and Pages 8, 9 and 10 of the Plan of 
Development are amended by substituting Pages 8(a), 9(a), 10(a), 
10(ab), 10(ac) and 10(ad) i n the form of Exhibit "A". 



3. The boundaries of the Plan of Development area within 
which tax increment financing w i l l be used are amended to read 
as shown on the attached Exhibit "B" and Pages 11, 12 and 13 of 
the Plan of DeveloDment are amended by substituting pages 11(a), 
12(a), 13(a), 13(ab), 13(ac), 13(ad) and 13(ae) in the form of 
Exhibit "B". 

C. The boundaries of the Plan of Development area for 
commercial renovation d i s t r i c t s are amended to read as shown on 
Exhibit "C" and Page 14 of the Plan of Development i s amended 
by substituting Page 14(a) i n the form of Exhibit "C". 

D. The map of the boundaries of the Grand Junction, Colorado, 
Downtown Development Authority i s amended to read as shown on the 
attached Exhibit "D" and Page 15 of the Plan of Development i s 
amended by substituting Page 15(a) i n the form of Exhibit "D". 

E. Page 19 of the Plan of Development i s amended as shown 
on the attached Exhibit "E" to show further statutory requirements 
and l e g a l actions taken toward the implementation of the Downtown 
Development Authority Plan of Development and the planned events 
lending to the e l e c t i o n for the authorization to pledge tax 
increment revenue, and Page 19 shown of the Plan of Development i s 
amended by substituting Page 19(a) and Page 19(ab) i n the form of 
Exhibit "E". 

F. Section VI, Plan Implementation A c t i v i t i e s , (B) Implementa­
tio n Tools, Paragraph 4, Page 20 i s amended to read as follows: 

"4. Improvement (General Improvement) and spe c i a l 
improvement d i s t r i c t s o f f e r an opportunity to fund public improve­
ments. Such d i s t r i c t s may be of importance here as an overlay to 
allow wider improvement throughout the downtown area. General 
improvement d i s t r i c t s become a taxing unit with the power to 
construct or i n s t a l l public improvements including o f f street 
parking f a c i l i t i e s . " 

5. The separate special fund of the City created by the 
Resolution by the Council of December 16, 1981, and designated 
as the "Tax Increment Fund" s h a l l continue to receive the deposit 
of the ad valorem and municipal sales tax increment funds described 
in Section 31-25-807, Colorado Revised Statutes 1973, as amended, 
and derived from and attr i b u t a b l e to development and redevelopment 
xv-ithin the Plan of Development Area, as amended, i n which tax 
increment financing i s used. Said funds s h a l l be held, invested, 
reinvested and applied as permitted by law. For the purpose of 
ascertaining the amount of funds to be deposited i n the Tax 
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Increment Fund as provided by law, the County Assessor is , 
hereby requested to c e r t i f y to the City Council V<\ •'•U-AVi> ;•[ •'>>. , 
the valuation for assessment of such Plan of Development Area 
as of the date of the l a s t c e r t i f i c a t i o n . For the same 
purpose, the C i t y Finance Director i s hereby directed to 
c e r t i f y to the C i t y Council on or before September 1, 1982, 
the amount of municipal sales taxes c o l l e c t e d v/ithin such 
Plan of Development Area for the period from June 1, 1981, 
to May 31, 1982. 

6. Those parcels described on page 14a of the amended 
Plan of Development are a part of a development or redevelopment 
area designated by the City Council pursuant to Section 39-5-105, 
Colorado Revised Statutes 1973, as amended, and commercial 
buildings or structures on such parcels are therefore e n t i t l e d 
to the benefits granted under said statute. 

7. Ho pu b l i c servant of the Ci t y who i s authorized to take 
part i n any manner i n preparing, presenting, or approving the Plan 
of Development or any contract contemplated thereby has a p o t e n t i a l 
i n t e r e s t i n the Plan of Development or any such contract which has 
not been d i s c l o s e d i n accordance with the requirements of Section 
18-8-308, Colorado Prevised Statutes 1973, as amended, and no such 
public servant has received any pecuniary benefit from the Plan of 
Development or any such contract. 

8. I f any provision of t h i s Resolution i s j u d i c i a l l y adjudged 
i n v a l i d or unenforceable, such judgment s h a l l not a f f e c t the 
remaining provisions hereof, i t being the intention of the Ci t y 
Council that the provisions hereof are severable. 

9. This Resolution s h a l l be e f f e c t i v e immediately upon i t s 
adoption and approval. 

ADOPTED AND APPROVED t h i s /Z. day of ' ^ L - t ^ 1982. 
CITY OF GRAND JUNCTION, COLORADO 

i - _ 

By : '/3 .^^J? 
-President, City Council 

( CITY ) 
( SEAL ) 

ATTEST: 



RESOLUTION 
3Y THE 30ARD OF DIRECTORS OF THE 

GRAND JUNCTION, COLORADO, 
DOWNTOWN DEVELOPMENT AUTHORITY 
AMENDING THE PLAN OF DEVELOPMENT 

WHER.ZA5, the C i t y Council of the Cit y of Grand Junction., Colorado, 
on December 16, 1981, adopted and approved a r e s o l u t i o n approving the 
Plan of Development of the Grand Junction, Colorado, Downtown Development 
Authority; and 

WHEREAS, since that t i n e , several i n d i v i d u a l s , pursuant to C.R.S. 
1973, §31-25-822, as amended, and A r t i c l e X of the Downtown Development 
Authority Plan of Development, have p e t i t i o n e d f o r i n c l u s i o n within the 
boundaries of the Grand Junction, Colorado, Downtown Development Author­
i t y ; and 

WHEREAS, such p e t i t i o n s have been approved by the Board of the Grand 
Junction Downtown Development Authority and the C i t y Council of the C i t y 
of Grand Junction, Colorado; and 

WHEREAS, conditions within the Downtown Development Authority e x i s t 
i n s u b s t a n t i a l l y the same manner as described i n Section IV of the Plan 
of Development; and 

WHEREAS, i t i s appropriate and desi r a b l e to update the Plan of 
Development to show the i n c l u s i o n of such property, to show further work 
done toward a bond e l e c t i o n , and to show other minor changes i n the Plan 
of Development; and 

WHEREAS, Mesa County Valley School D i s t r i c t #51, with i n which the 
entir e area of development designated i n the Plan of Development l i e s , 
has continued to p a r t i c i p a t e i n an advisory capacity with respect to the 
i n c l u s i o n i n the Plan of Development of the provision f o r u t i l i z a t i o n of 
tax increment financing;, 
i 

IT IS, THEREFORE, RESOLVED THAT: 

1. The 3oard finds a l l property included within the boundaries of 
the Downtown Development Authority since the adoption of the Plan of 
Development a r e subject to and axist i n areas of b l i g h t within the 
meaning of C.R.S. 1973, 531-25-802(1.5) as amended, based upon the 
fin c i n g s of t h i s Board bv that Resolution passed December 2, 1981, 
adopting a Plan of Development. 

2. The boundaries of the Grand Junction, Colorado, Downtown 
Development Auchoritv, i r e amended to raad as shown on the attached 



Exhibit "A", and Pages 3, 9 and 10 of the Plan of Development are amended 
by s u b s t i t u t i n g Pages 3(a), 9(a), 10(a), 10(ab), lOfac) and 10(ad) i n tha 
form of E x h i b i t "A". 

3. The boundaries of the Plan of Development area w i t h i n which tax 
increment financing w i l l be used are amended to read as shown on the 
attached E x h i b i t ''3" and Pages 11, 12 and 13 of the Plan of Development 
are amended bv s u b s t i t u t i n g pages 11(a), 12(a) 13(a), 13(ab), 13(ac), 
13(ad) and 13(ae) i n the form of E x h i b i t "B". 

4. The boundaries of the Plan of Development area f or commercial 
renovation d i s t r i c t s are amended to read as shown on E x h i b i t "C" and Page 
14 of the Plan of Development i s amended by s u b s t i t u t i n g Page 14(a) i n 
the form of E x h i b i t "C". 

5. The map of the boundaries of the Grand Junction, Colorado, 
Downtown Development Authority i s amended to read as shown on the attach­
ed E x h i b i t "D" and Page 15 of the Plan of Development i s amended by 
s u b s t i t u t i n g Page 15(a) i n the form of E x h i b i t "D". 

6. Page 19 of the Plan of Development i s amended as shown on the 
attached E x h i b i t "E" to show furt h e r statutory requirements and l e g a l 
actions taken toward the implementation of the Downtown Development 
Authority Plan of Development and the planned events leading to the 
e l e c t i o n f o r the authorization to pledge tax increment revenue, and Page 
19 shown of the Plan of Development i s amended by s u b s t i t u t i n g Page 19(a) 
and Page 19(ab) i n the form of E x h i b i t "E". 

7. Section VI, Plan Implementation A c t i v i t i e s , (3) Implementation 
Tools, Paragraph 4, Page 20 i s amended to read as follows: 

"4. Improvement (General Improvement) and s p e c i a l improvement 
d i s t r i c t s o f f e r an opportunity to fund public improvements. Such d i s ­
t r i c t s may be of importance here as an overlay to allow wider improvement 
throughout the downtown area. General improvement d i s t r i c t s become a 
taxing unit with the power to construct or i n s t a l l p u b l i c improvements 
incl u d i n g o f f str e e t parking f a c i l i t i e s . " 

3. The Plan, of Development for the Grand Junction, Colorado, 
Downtown Development Authority i s amended as stated herein subject to the 
approval of the C i t y Council of Grand Junction, Colorado. 

9. Such Plan of Development amendments s h a l l be submitted to the 
Citv Council of Grand Junction, Colorado, with a request that thev 
immediately submit said Plan of Development amendments to the Planning 
Commission for t h e i r written recommendations; and that the Cit v Council 
hold a p u b l i c hearing on such Plan of Development amendments, a f t e r 
public n o t i c e , and that the Ci t y council be requested to approve such 



Plan of Development amendments and incorporate said amendments into the 
Plan of Development. 

10. The C i t y Council i s requested to ask the County Assessor to 
c e r t i f y to the C i t y Council the valuation f o r assessement of the new 
property included within the Plan of Development area as of the date of 
the l a s t c e r t i f i c a t i o n , and the C i t y Council i s further requested to 
d i r e c t the C i t y Finance D i r e c t o r to c e r t i f y on or before September 1, 
1982, the amount of municipal sales taxes c o l l e c t e d within the new 
inc l u s i o n s to the Plan of Development area f o r the period from June 1, 
1981 to May 31, 1982. 

11. No 3oard member nor any employee of the Board with a s p e c i f i c 
f i n a n c i a l i n t e r e s t , as defined i n C.R.S. 1973, §31-25-819, as amended, i n 
the adoption of t h i s Resolution has voted thereon or otherwise p a r t i c i ­
pated i n i t s preparation or f a i l e d to make such i n t e r e s t known to tha 
3oard. 

12. I f any part of th i s Resolution i s j u d i c i a l l y adjudged i n v a l i d 
or unenforceable, such judgment s h a l l not e f f e c t the remaining pro­
v i s i o n s , i t being the in t e n t i o n of the 3oard that the provisions hereof 
are severable. 

INTRODUCED, READ, PASSED AND ADOPTED t h i s ^ f t l day of May, 
1982. 

Pat Gormley, *0 
Chairman of the Board 
Grand Junction, Colorado 
Downtown Development Authority 

Sandra Gose, Secretary 
Grand Junction, Colorado 
Downtown Development Authority 
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EXHIBIT "A" 
BOUNDARIES OF THS GRAND JUNCTION, COLORADO 

DOWNTOWN DEVELOPMENT AUTHORITY 

Beginning at the Northwest Corner of Wilson's Subdivision of 
31ock 2 of Uobley !s Subdivision; thence East along the South 
right-of-way l i n e of Grand Avenue to the North corner point 
common to Lots 4 and 5 of Block 78, C i t y of Grand Junction; 
thence North to a point on the North right-of-way l i n e of 
Grand Avenue; which point i s 15.835 feet West of the East 
boundary l i n e of Lot 20, Block 77, C i t y of Grand Junction; 
thence North to the North right-of-way l i n e of the East-West 
a l l e y i n said Block 77; thence East to the Southernly point 
common to Lots 10 and 11, Block 77, Cit y of Grand Junction; 
thence North along the Western boundary of said Lot 11 to the 
Southern right-of-way l i n e of Ouray Avenue; thence East along 
the South right-of-way l i n e of Ouray Avenue to the West 
right-of-way l i n e of 3rd Street; thence South along the West 
right-of-way l i n e of 3rd Street to the North right-of-way 
l i n e of Grand Avenue; thence West along the North r i g h t - o f -
way l i n e of Grand Avenue to the Southern point common to Lots 
20 and 21, Block 76, C i t y of Grand Junction; thence Southerly 
to the Northerly common corner of Lots 12 and 13 i n Block 79, 
C i t y of Grand Junction, thence South along the common l o t 
l i n e to a point on the South right-of-way l i n e of the East-
West alle>v>i-n Block 79, C i t y of Grand Junction; thence West 
along such South right-of-way l i n e to a point 12 feet West of 
the Eastern l i n e of Lot 7, Block 79, Cit y of Grand Junction; 
thence North to the South right-of-way l i n e of Grand Avenue; 
chence West to the North corner point common to Lots 9 and 10 
of Block 78, City of Grand Junction; thence South along the 
common l i n e of Lots 9 and 10 and the common l i n e of Lots 15 
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and 16, a l l i n Block 73, to the South right-of-way l i n e of 
white Avenue; thence East to the West right-of-way l i n e of 
2nd Street; thence South to the North right-of-way l i n e of 
the East-West a l l e y i n Block 99, Ci t y of Grand Junction; 
thence East along the North l i n e of the East-West a l l e y Block 
93, C i t y of Grand Junction, to the West right-of-way l i n e of 
3rd Street; thence North along the West right-of-way l i n e of 
3rd Street to the South right-of-way l i n e of Grand Avenue; 
thence East along the South right-of-way l i n e of Grand Avenue 
to tha Northwest corner of Lot 12, Block 80, C i t y of Grand 
Junction; thence i n a Northerly d i r e c t i o n to the Southwest 
corner of Lot 21, Block 75, Ci t y of Grand Junction; thence 
North along the West l i n e of Lot 21, 31ock 75, to the North 
right-of-way of the East-West a l l e y i n 31ock 75; thence West 
along the North right-of-way of the East-West a l l e y i n 31ock 
75 to the Southwest corner of Lot 9, Block 75, C i t y of Grand 
Junction; thence North along the West l i n e of Lot 9, Block 
75, to the South right-of-way l i n e of Ouray Avenue; thence 
East along the South right-of-way l i n e of Ouray Avenue to the 
Northeast point of Lot 11, Block 73, which borders the a l l e y 
p a r a l l e l to said Lot 11, Block 73; thence South along the 
West right-of-way of said a l l e y bordering Lot 11, Block 73, 
to the South right-of-way l i n e of the vacated East-West a l l e y 
i n Block 73; thence to the Northeast corner of Lot 21, 31ock 
73, C i t y of-Grand Junction; thence along the East l i n e of Lot 
21, Block 73, to the North right-of-wav l i n e of Grand Avenue; 
thence along the North right-of-way l i n e of Grand Avenue to 
the Southwest corner of Lot 28, Block 73, C i t y of Grand 
Junction; thence North along the West l i n e of Lot 23, 31ock 
73, to the North right-of-way l i n e of the vacated East-West 
a l l e v in 31ock 73; thence West to the West right-of-way l i n e 
of 5th Street; thence South along the West right-of-wav l i n e 
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of 5th Street to the North right-of-wav l i n e of the East-West 
a l l e v i n Block 81, C i t y of Grand Junction, thence East along 
the North right-of-way l i n e of the East-West a l l e y i n Blocks 
81 and 32 to the Southwest corner of Lot 9, 31ock 82, C i t y of 
Grand Junction; thence North along the West l i n e of Lot 9, 
31ock 32, C i t y of Grand Junction, to the South right-of-way 
l i n e of Grand Avenue, thence East along said South r i g h t -
of-way l i n e to the East l i n e of Lot 10, Block 82, C i t y of 
Grand Junction; thence South along the East l i n e of Lot 10, 
to the North right-of-way l i n e of the East-West a l l e y i n 
Block 32, C i t y of Grand Junction; thence East to the South­
west corner of Lot 13 31ock 82, C i t y of Grand Junction, 
thence North along the West l i n e of Lot 13, Block 82, C i t y of 
Grand Junction to the South right-of-way l i n e of Grand Avenue; 
thence East along the South right-of-way of Grand Avenue to 
the East l i n e of Lot 16, Block 32, Ci t y of Grand Junction, 
thence South along the East l i n e of said Lot 16 to the North 
right-of-way l i n e of the East-West a l l e y i n Block 82; thence 
East along the North right-of-way l i n e of the East-West a l l e y 
i n Block 83 to the West l i n e of Lot 9, Block 83, C i t y of 
Grand Junction; thence North along the West l i n e of said Lot 
9 to the South right-of-way l i n e of Grand Avenue; thence East 
along the South right-of-way l i n e of Grand Avenue to the West 
right-of-way l i n e of 8th Street; thence South along the West 
right-of-way l i n e of 8th Street to the South right-of-way 
l i n e of Wjjite Avenue; thence West along the South r i g h t -
of-wav l i n e of White Avenue to the West right-of-way l i n e of 
the North-South a l l e y i n Block 93, Ci t y of Grand Junction; 
thence South along the West right-of-wav l i n e of the North-
South a l l e y i n Block 93 to the South right-of-way l i n e of the 
East-West a l l e y i n Block 93, Ci t v of Grand Junction; thence 
East to the N'orth point common to Lots 23 and 24, Block 93, 
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C i t y of Grand Junction; thence South along the common l i n e of 
Lots 23 and 24 to the South right-of-way l i n e of Rood Avenue; 
thence West to the North point common to Lots 14 and 15 i n 
Block 106, Ci t y of Grand Junction; thence South along the 
common l i n e of Lots 14 and 15 to the North boundary of the 
East-West a l l e y i n 31ock 106, Ci t y of Grand Junction; thence 
West to the South point common to Lots 12 and 13, Block 106, 
C i t y of Grand Junction; thence North to the South r i g h t - o f -
way l i n e of Rood Avenue; thence West to the West right-of-way 
l i n e of the North-South a l l e y i n Block 106, C i t y of Grand 
Junction; thence South along the West right-of-way l i n e of 
the North-South a l l e y s i n Block 106, 115 and 128, City of 
Grand Junction, to the North right-of-way l i n e of Ute Avenue; 
thence East along the North right-of-way l i n e of Ute Avenue 
to the South point common to Lots 25 and 26, 31ock 128, City 
of Grand Junction; thence South on the common l i n e between 
Lots 13 and 14, Block 137, C i t y of Grand Junction, to the 
North right-of-way l i n e of the East-West a l l e y i n Block 137, 
Cit y of Grand Junction; thence West to the West right-of-way 
l i n e of the North-South a l l e y i n Block 137, C i t y of Grand 
Junction; thence North along the West right-of-way l i n e of 
the North-South a l l e y i n Block 137, City of Grand Junction, 
to the South right-of-way l i n e of Ute Avenue; thence West to 
the West right-of-way l i n e of 7th Street; thence South to the 
North right-of-way l i n e of P i t k i n Avenue; thence West to the 
West rightr-oji-way l i n e of 6th Street; thence North to the 
South right-of-way l i n e of Ute Avenue; thence West to the 
North point common to Lots 12 and 13, Block 139, City of 
Grand Junction; thence South to the North right-of-way l i n e 
of the East-Wesc a l l e y i n Block 139, City of Grand Junction; 
thence West to the South point common to Lots 8 and 9, Block 
139, C i t y of Grand Junction; thence North along the West l i n e 
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of Lot 9, Block 139, C i t y of Grand Junction, to the South 
right-of-way l i n e of Ute Avenue; thence West to the West 
right-of-way l i n e of 5th Street; thence South to the North 
right-of-way l i n e of P i t k i n Avenue; thence West to the East 
right-of-way l i n e of 4th Street; thence North to the South 
right-of-way l i n e of Ute Avenue; thence West along the South 
right-of-way l i n e of Ute Avenue to the North point separating 
the East one-half of Lot 9 from the West one-half of Lot 9, 
Block 141, C i t y of Grand Junction; thence South to a point on 
the North right-of-way l i n e of the East-West a l l e y i n Block 
141; thence West along the North right-of-way l i n e of the 
East-West a l l e y s i n Blocks 141 and 142 to the East r i g h t -
of-way l i n e of 2nd Street; thence North to the North r i g h t -
of-way l i n e of Ute Avenue; thence West along the North r i g h t -
of-way l i n e of Ute Avenue to the Southwest Corner Block 10 
Mobley Subdivision; thence Northwest along the Southwest l i n e 
of Block 10 Mobley Subdivision to the i n t e r s e c t i o n with the 
Southerly p r o j e c t i o n of the East right-of-way l i n e of Spruce 
Street; thence North along said East l i n e to the Northwest 
corner Block 10, Mobley Subdivision, thence Northwesterly to 
a point which l i e s 415.8 feet West and South 41°03' East 
68.97 feet from the Northeast Corner of the Southeast 1/4 
Southeast 1/4 of Section 15, Township 1 South, Range 1 West 
of the Ute Meridian; thence North 89°57' West f o r 271.8 feet 
along a l i n e p a r a l l e l to the North l i n e of the Southeast 1/4 
of the Southeast 1/4 of Section 15, Township 1 South, Range 1 
West of the Ute Meridian; thence North 53°03' West 16.66 
feet; thence North 53°03' West 70 feet to the East r i g h t -
of-way l i n e of the County Road to the East of the r i g h t -
of-way of the Denver and Rio Grande Western right-of-way; 
thence Northwesterly along the East right-of-way of said 
County Road to the South right-of-way of State Highway 340; 
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thence Northeasterly along the South right-of-way of State 
Highway 340 to the Nortnwest Corner of Lot 9, 3iock 1, 
Richard D. Mobley's F i r s t Subdivision; thence South along the 
West l i n e of said Lot 9 to the Southwest corner; thence South 
to the center l i n e of vacated a l l e y ; thence 25 feet East; 
thence North to a point 73 feet South of the North l i n e of 
said Block 1, thence East to a point 7h feet West of the East 
l i n e of Lot 11, Block 1, Richard D. Mobley's F i r s t Sub­
d i v i s i o n , thence North to the South right-of-way l i n e of 
State Highway 340; thence along the South right-of-way l i n e 
of State Highway 340 and Grand Avenue to the Point of Begin­
ning. 

However, excluding from the Grand Junction, Colorado, Down­
town Development Authority a l l of Block 5 of Richard D. 
Mobley's F i r s t Subdivision, and Lots 1 to 5, i n c l u s i v e , of 
Block 4, Richard D. Mobley's F i r s t Subdivision, and Lots 12 
to 16, i n c l u s i v e , of Block 4, Richard D. Mobley's F i r s t 
Subdivision except the North 50 feet of Lots 12 to 16. 

And also excluding from the boundaries of the Grand Junction, 
Colorado, Downtown Development Authority, that part of Tract 
3 and Tract 9 of the AMENDED SURVEY OF THE LITTLE BOOKCLIFF 
RAILROAD YARDS described as beginning at a point which i s 
South 4 4 c l l ' West 901.66 feet and South 0°01' East 197.50 
feet froa" eEast 1/4 corner of Section 15, Township 1 South, 
Range 1 West of the Ute Meridian; thence North 89°5S' West 
126.00 feet; thence South 0°01' East 150.00 feet; thence 
South 39°53' East 126.00 feet; thence North 0°01' West 150.00 
feet to the point of beginning. AND ALSO excluding 14 feet 
adjoining said tract 9 on the East thereof. 
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EXHIBIT "3" 
DESCRIPTION OF THE PLAN OF DEVELOPMENT AREA WITHIN 

WHICH TAX INCREMENT FINANCING WILL 3E USED 

Beginning at the Northwest Corner of Wilson's Subdivision of 
Block 2 of Mobley's Subdivision; thence East along the South 
right-of-way l i n e of Grand Avenue to the North corner point 
common to Lots 4 and 5 of Block 73, Cit y of Grand Junction; 
thence North to a point on the North right-of-way l i n e of 
Grand Avenue; which point i s 15.835 feet West of the East 
boundary l i n e of Lot 20, Block 77, Cit y of Grand Junction; 
thence North to the North right-of-way l i n e of the East-West 
a l l e y i n said 31ock 77; thence East to the Southernly point 
common to Lots 10 and 11, Block 77, Cit y of Grand Junction; 
thence North along the Western boundary of sa i d Lot II to the 
Southern right-of-way l i n e of Ouray Avenue; thence East along 
the South right-of-way l i n e of Ouray Avenue to the West r i g h t -
of-way l i n e of 3rd Street; thence South along the West r i g h t -
of-way l i n e of 3rd Street to the North right-of-way l i n e of 
Grand Avenue; thence West along the North right-ofway l i n e of 
Grand Avenue to the Southern point common to Lots 20 and 21, 
Block 76, C i t y of Grand Junction; thence Southerly to the 
Northerly-common corner of Lots 12 and 13 i n Block 79, Cit y of 
Grand Junction, thence South along the common l o t l i n e to a 
point on tlie South right-of-way l i n e of the EastWest a l l e y i n 
Block 79, C i t y of Grand Junction; thence West along such South 
right-of-way l i n e to a point 12 feet West of the Eastern l i n e 
of Lot 7, Block 79, C i t y of Grand Junction; thence North to 
the South right-of-way l i n e of Grand Avenue; thence West to 
the North corner point common to Lots 9 and 10 of Block 78, 
City of Grand Junction; thence South along the common l i n e of 
Lots 9 and 10 and the common l i n e of Lots 15 and 16, a l l i n 
Block 73, to the South right-of-way l i n e of White Avenue; 
thence East to the West right-of-way l i n e of 2nd Street; 



Chence South to the North right-of-way l i n e of the East-West 
a l l e y i n 31ock 99, Ci t y of Grand Junction; thence East along 
the North l i n e of the East-West a l l e y Block 98, C i t y of Grand 
Junction, to the West right-of-way l i n e of 3rd Street; thence 
North along the West right-of-way l i n e of 3rd Street to the 
South right-of-way l i n e of Grand Avenue; thence East along the 
South right-of-way l i n e of Grand Avenue to the Northwest 
corner of Lot 12, Block 30, C i t y of Grand Junction; thence i n 
a Northerly d i r e c t i o n to the Southwest corner of Lot 21, Block 
75, C i t y of Grand Junction; thence North along the West l i n e 
of Lot 21, Block 75, to the North right-of-way of the East-
West a l l e y i n Block 75; thence West along the North r i g h t -
of-way of the East-West a l l e y i n Block 75 to the Southwest 
corner of Lot 9, Block 75, C i t y of Grand Junction; thence 
North along the West l i n e of Lot 9, Block 75, to the South 
right-of-way l i n e of Ouray Avenue; thence East along the South 
right-of-way l i n e of Ouray Avenue to the Northeast point of 
Lot 11, Block 73, which borders the a l l e y p a r a l l e l to said Lot 
I I , Block 73; thence South along the West right-of-way of said 
a l l e y bordering Lot 11, Block 73, to the South right-of-way 
l i n e of the vacated East-West a l l e y i n Block 73; thence to the 
Northeast corner of Lot 21, Block 73, City of Grand Junction; 
thence along the East l i n e of Lot 21, Block 73, to the North 
right-of-way l i n e of Grand Avenue; thence along the North 
right-of-way l i n e of Grand Avenue to the Southwest corner of 
Lot 28, Block 73, City of Grand Junction; thence North along 
the West l i n e of Lot 28, 31ock 73, to the North right-of-way 
l i n e of the vacated East-West a l l e y i n Block 73; thence West 
to the West right-of-way l i n e of 5 th Street; thence South 
along the West right-of-way l i n e of 5th Street to the North 
right-of-way l i n e of the East-West a l l e y i n Block 8L, Ci t y of 
Grand Junction, thence East along the North right-of-wav l i n e 
of the East-West a l l e y i n Blocks 81 and 82 to the Southwest 
corner of Lot 9, Block 82, City of Grand Junction; thence 



North along the West l i n e of Lot 9, Block 82, C i t y of Grand 
Junction, to the South right-of-way l i n e of Grand Avenue, 
thence East along said South right-of-way l i n e to the East 
l i n e of Lot 10, Block 32, C i t y of Grand Junction; thence South 
along the East l i n e of Lot 10, to the North right-of-way l i n e 
of the East-West a l l e y i n Block 82, City of Grand Junction; 
thence East to the Southwest corner of Lot 13 Block 82, C i t v 
of Grand Junction, thence North along the West l i n e of Lot 13, 
Block 82, Cit y of Grand Junction to the South right-of-way 
l i n e of Grand Avenue; thence East along the South right-of-way 
of Grand Avenue to the East l i n e of Lot 16, Block. 82, C i t y of 
Grand Junction, thence South along the East l i n e of said Lot 
16 to the North right-of-way l i n e of the East-West a l l e y i n 
Block 82; thence East along the North right-of-way l i n e of the 
East-West a l l e y i n Block 83 to the West l i n e of Lot 9, Block 
83, C i t y of Grand Junction; thence North along the West l i n e 
of said Lot 9 to the South right-of-way l i n e of Grand Avenue; 
thence East along the South right-of-way l i n e of Grand Avenue 
to the West right-of-way l i n e of 8th Street; thence South 
along the West right-of-way l i n e of 8th Street to the South 
right-of-way l i n e of White Avenue; thence West along the South 
right-of-way l i n e of White Avenue to the West right-of-way 
l i n e of the North-South a l l e y i n Block 93, C i t y of Grand 
Junction; thence South along the West right-of-way l i n e of the 
North-South a l l e y i n Block 93 to the South right-of-way l i n e 
of the East-West a l l e y i n Block 93, City of Grand Junction; 
thence East to the North point common to Lots 23 and 24, Block 
93, C i t y of Grand Junction; thence South along the common l i n e 
of Lots 23 and 24 to the South right-of-way l i n e of Rood 
Avenue; thence West to the North point common to Lots 14 and 
15 i n Block 106, City of Grand Junction; thence South along 
the common l i n e cf Lots 14 and 15 to the North boundarv of the 
East-West a l l e y in 31ock 106, City of Grand Junction; thence 
West to the South point common to Lots 12 and 13, 31ock 106, 



C i t y of Grand Junction; thence North to the South right-of-way 
l i n e of Rood Avenue; thence West to the West right-of-way l i n e 
of the North-South a l l e y i n Block 105, Ci t y of Grand Junction; 
thence South along the West right-of-way l i n e of the North-
South a l l e y s i n Block 105, 115 and 123, Ci t y of Grand 
Junction, to the North right-of-way l i n e of Ute Avenue; thence 
East along the North right-of-way l i n e of Ute Avenue to the 
South point common to Lots 25 and 26, Block 128, C i t y of Grand 
Junction; thence South on the common l i n e between Lots 13 and 
14, Block 137, City of Grand Junction, to the North r i g h t -
of-way l i n e of the East-West a l l e y i n 3iock 137, C i t y of Grand 
Junction; thence West to the West right-of-way l i n e of the 
North-South a l l e y i n 31ock 137, C i t y of Grand Junction; thence 
North along the West right-of-way l i n e of the North-South 
a l l e y i n 31ock 137, City of Grand Junction, to tha South 
right-of-way l i n e of Ute Avenue; thence West to the West 
right-of-way l i n e of 7th Street; thence South to the North 
right-of-way l i n e of P i t k i n Avenue; thence West to the West 
right-of-way l i n e of 6th Street; thence North to the South 
right-of-way l i n e of Ute Avenue; thence West to the North 
point common to Lots 12 and 13, Block 139, C i t y of Grand 
Junction; thence South to the North right-of-way l i n e of the 
East-West a l l a y i n Block 139, City of Grand Junction; thence 
West to the South point common to Lots 8 and 9, Block 139, 
City of Grand Junction; thence North along the West l i n e of 
Lot 9, 31ock 139, City of Grand Junction, to the South r i g h t -
of-way l i n e of Ute Avenue; thence West to the West r i g h t -
of-way l i n e of 5th Street; thence South to the North r i g h t -
of-way l i n e of P i t k i n Avenue; thence West to the East r i g h t -
of-way l i n e of 4th Street; thence North to the South r i g h t -
of-way l i n e of Ute Avenue; thence West along the South r i g h t -
of-way l i n e of Ute Avenue to the North point separating tha 
East one-half of Lot 9 from the West one-half of Lot 9, Block 
141, C i t y of Grand Junction; thence South to a point on tha 



North right-of-way l i n e of the East-west a l l a y i n Block 141; 
thence West along the North right-of-way l i n e of the East-West 
a l l e y s i n Blocks 141 and 142 to the East right-of-way l i n e of 
2nd Street; thence North to the North right-of-way l i n e of Ute 
Avenue; thence West along the North right-of-way l i n e of Ute 
Avenue to the Southwest Corner Block 10 Mobley Subdivision; 
thence Northwest along the Southwest l i n e of Block 10 Mobley 
Subdivision to the i n t e r s e c t i o n with the Southerly p r o j e c t i o n 
of the East right-of-way l i n e of Spruce Street; thence North 
along said East l i n e to the Northwest corner Block 10, Mobley 
Subdivision, thence Northwesterly to a point which l i e s 415.8 
fee t West and South 41°03' East 68.97 feet from the Northeast 
Corner of the Southeast 1/4 Southeast 1/4 of Section 15, 
Township 1 South, Range 1 West of the Ute Meridian; thence 
North 89°57' West f o r 271.8 feet along a l i n e p a r a l l e l to the 
North l i n e of the Southeast 1/4 of the Southeast 1/4 of 
Section 15, Township 1 South, Range 1 West of the Ute Merid­
ian; thence North 53°03' West 16.66 feet; thence North 53°03' 
West 70 feet to the East right-of-way l i n e of the County Road 
to the East of the right-of-way of the Denver and Rio Grande 
Western right-of-way; thence Northwesterly along the East 
right-of-way of said County Road to the South right-of-way of 
State Highway 340; thence Northeasterly along the South 
right-of-way of State Highway 340 to the Northwest Corner of 
Lot 9, 31oc^. 1, Richard D. Mobley's F i r s t Subdivision; thence 
South along the West l i n e of said Lot 9 to the Southwest 
corner; thence South to the canter l i n e of vacated a l l e y ; 
thence 25 feet East; thence North to a point 78 feet South of 
the North l i n e of said Block 1, thence East to a point 7h feet 
West of the East l i n e of Lot 11, 31ock 1, Richard D. Mobley's 
F i r s t Subdivi sion, thence North to the South right—of—wav l i n e 
of State Highway 340; thence along the South ri^hc-of-w.qv l i n e 
of State Hî h'.-'av 340 and Grand Avenue to the Poinc of Begin-
n ing. 



However, excluding from the Grand Junction, Colorado, Downtown 
Development Authority a l l of 31ock 5 of Richard D. Mobley 1s 
F i r s t Subdivision, and Lots 1 to 5, i n c l u s i v e , of Block 4, 
Richard D. Mobley's F i r s t Subdivision, and Lots 12 to 16, 
i n c l u s i v e , of Block 4, Richard D. Mobley's F i r s t Subdivision 
except the North 50 feet of Lots 12 to 16. 

And also excluding from the boundaries of the Grand Junction, 
Colorado, Downtown Development Authority, that part of Tract 8 
and Tract 9 of the AMENDED SURVEY OF THE LITTLE BOOKCLIFF 
RAILROAD YARDS described as beginning at a point which i s 
South 44°li' West 901.66 feet and South 0°01' East 197.50 feet 
from East 1/4 corner of Section 15, Township 1 South, Range 1 
West of the Ute Meridian; thence North 89°58' West 126.00 
feet; thence South 0°01' East 150.00 feet; thence South 89°58' 
East 125.00 feet; thence North 0°01' West 150.00 feet to the 
point of beginning. AND ALSO excluding 14 feet adjoining said 
t r a c t 9 on the East thereof. 

And except the following parcels: 

Lots 11 to 16, i n c l u s i v e , i n Block 83, Cit y of Grand Junction, 
Mesa County, Colorado; and 

The North TV feet of Lots 1, 2, and 3 of Block 104, Cit y of 
Grand Junction, Mesa County, Colorado; and 

Lots 17 to 25, i n c l u s i v e , i n Block 102; Lots 17 to 32, i n c l u ­
s i v e , i n 31ock 103, Lots 17 to 32, i n c l u s i v e , i n 31ock 104; 
Lots 16 to 30, i n c l u s i v e , except a l l the East 71.95 feet of 
Lots 16 to 20, i n c l u s i v e , except the North 30 feet of the East 
71.95 feet of Lots 16 to 20 i n c l u s i v e , i n Block 105; Lots 1 to 
15, i n c l u s i v e , i n 31ock 117; and Lots 1 to 16, i n c l u s i v e , i n 



Slock 113, and Lots 1 to 11 i n Block 84, a l l i n the C i t y 
Grand Junction, Mesa County, Colorado. 



ZXHI3IT "C" 
DESCRIPTION OF THS COMMERCIAL RENOVATION DISTRICTS 

Lots 11 t o 16, i n c l u s i v e , i n 31ock 83, Cit y of Grand Junction, 
Mesa County, Colorado; and 

The North 75 feet of Lots 1, 2, and 3 of Block 104, Cit y of 
Grand Junction, Mesa County, Colorado; and 

Lots 17 to 25, i n c l u s i v e , i n Block 102; Lots 17 to 32, i n c l u ­
s i v e , i n 31ock 103, Lots 17 to 32, i n c l u s i v e , i n Block 104; 
Lots 16 to 30, i n c l u s i v e , except a l l the East 71.95 feet of 
Lots 16 to 20, i n c l u s i v e , except the North 30 feet of the East 
71.95 feet of Lots 16 to 20 i n c l u s i v e , i n Block 105; Lots 1 to 
15, i n c l u s i v e , i n Block 117; and Lots 1 to 16, i n c l u s i v e , i n 
Block 118, and Lots 1 to 11 i n 31ock 84, a l l i n the C i t y of 
Grand Junction, Mesa County, Colorado. 



EXHIBIT "E" 

3. DATE OF ACTION C. STATUTORY REQUIREMENTS D. OPTIONAL ACTIVITIES 

(Continued) 

22. 12-31-31 Frezzing of Ad Valorem tax 
base and sales tax base as 
of e f f e c t i v e date of Plan 
31-25-807(3) 

23. 5-7-32 Resolution of DDA 3oard to 
amend Plan of Development to 
show recent approved i n ­
clusions of property and make 
other minor changes and re­
f e r r a l to C i t y Council for 
approval 

SCHEDULED FUTURE ACTIONS 

24. 5-19-82 Cit y Council review of Plan of 
Development amendments and r e ­
f e r r a l to Planning Commission 

25. 5-25-82 Planning Commission review and 
comment on Plan of Development 
amendments 

26. 5-26-82 Publish notice of p u b l i c meeting 
before C i t y Council on Plan of 
Development amendments 

27. 6-2-82 Cit y Council public hearing on 
^ Plan of Development and adoption 

of r e s o l u t i o n adopting Plan of 
Development amendments 

j 
23. 6-4-32 Resolution of DDA 3oard to have 

e l e c t i o n for pledging of tax 
increment funds 35-25-307(3)(b) 

29. 5-16-82 Approval by C i t y Council of 
e l e c t i o n at le a s t 30 days 
prior to e l e c t i o n 35-25-307(3)(b) 

30. 7-23-32 Pu b l i c a t i o n of Public Notice of 
El e c t i o n 



31 8-3-32 E l e c t i o n - q u a l i f i e d e l e c t o r s of 
d i s t r i c t 35-25-807(3)(b) 

32 8-4-32 

33. To be deter­
mined during 
1982 

Canvass of votes 

Ci t y Council adoption of ordin­
ance authorizing the issuance of 
bonds 

34. To be deter­
mined during 
1982 

Bonds issued f o r project 
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EXHIBIT "F" 

CITY - COUNTY PLANNING 
• grand junction-mesa county 559 white ave. rm. 60 grand jct.colo. 8150 

(303] 244-1628 

MEMORANDUM 

TO: GRAND JUNCTION CITY COUNCIL 
FRO!!: GRAND JUNCTION PLANNING CCOIMISSION 
DATE: MAY 25 , 1982 

RE: AMENDMENTS TO THE PLAN OF DEVELOPMENT OF THE GRAND JUNCTION, 
COLORADO, DOWNTOWN DEVELOPMENT AUTHORITY 

On May 19, 1932, the Grand Junction C i t y Council, pursuant to C.R.S. 1973, 
S31-25-807(4)(b) submitted amendments to the Plan of Development of the Grand 
Junction, Colorado, Downtown Development Authority to the Planning Commission 
for review and recommendations. 

We have reviewed the proposed amendments i n l i g h t of the Plan of Development 
as adopted by the C i t y and the Downtown Development Authority and we have 
considered these amendments i n l i g h t of the comments of the employees of the 
Planning Department, and i n l i g h t of past p o l i c i e s for development and reno­
vation and considered the questions and comments of the members of the Commission. 
Afte r t h i s review, we o f f e r the following comments and recommendations: 

1. The proposed amendments to the Plan of Development are consistent with the 
Downtown Development Strategy which has been adopted as an element of the Master 
Plan f o r Grand Junction, as well as consistent with other current p o l i c i e s . 

2. The proposed amendments to include other areas within the boundary of the 
Downtown Development Authority are l a r g e l y t e c h n i c a l i n nature, and the properties 
sought to be included "Sre within the l i m i t s of the ultimate DDA boundary as defined" 
i n the Downtown Development Strategy and the DDA Plan of Development. 

On the basis of t h i s review, we f i n d the proposed amendments to the Plan of 
Development to be consistent with e x i s t i n g C i t y p o l i c i e s and not i n c o n f l i c t with 
development patterns on a City-wide b a s i s . 

•••e, tnerefore, endorse the proposed amendments to the Plan of Development as 
uemg consistent with e x i s t i n g C i t y p o l i c i e s and recommend that the C i t y Council 
nold a Public Hearing on these amendments to the Plan of Development. 

ZTFL'LLY SUBMITTED, 



EXHIBIT 5 – Proposed Ordinance 
 
 

CITY OF GRAND JUNCTION, COLORADO 
 

ORDINANCE NO. 
 
 

AN ORDINANCE ADOPTING THE DOWNTOWN DEVELOPMENT AUTHORITY 2019 
PLAN OF DEVELOPMENT ENTITLED “VIBRANT ROGETHER” 

 
 
Recitals 
 
A Plan of Development for the Grand Junction, Colorado, Downtown Development 
Authority (DDA) was originally adopted in 1981 and has since received minor updates, 
mostl recently in 2017 in the form of updates to address public improvements to the Las 
Colonias area. This 2019 “Vibrant Together” Plan of Development identifies changes to 
conditions in the Downtown Development Authority area and explicitly delineates 
strategies to improve connectivity, infill development potential, and sense of place in the 
downtown. 
 
Pursuant to C.R.S. 31-25-807(4)(b), prior to its approval of a plan of development, the 
governing body shall submit such plan to the planning board of the municipality, if any, 
for review and recommendations. The planning board shall submit its written 
recommendations with respect to the proposed plan of development to the governing 
body within thirty days after receipt of the plan for review. 
 
After public notice and public hearing, the Planning Commission recommended 
approval of the proposal to supersede and replace the Plan of Development for the 
Grand Junction, Colorado, Downtown Development Authority and the City Council finds 
that the proposed superseding and replacement is consistent with the City’s overall 
vision, as included in the Comprehensive Plan, the Greater Downtown Plan, and 
sections of the Zoning and Development Code specifically related to Downtown.  
Further, the City Council finds that the plan will afford maximum opportunity, consistent 
with the sound need and plans of the municipality as a whole, for the development or 
redevelopment of the plan of development area. 
 
NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION THAT: 
 
The Plan of Development for Grand Junction, Colorado, Downtown Development 
Authority, as Adopted by Resolution of This City Council on December 16, 1981, be 
superseded,  
 



And, that the 2019 “Vibrant Together” Plan of Development for the Downtown 
Development Authority of Grand Junction, Colorado (DDA), Adopted in the Form of the 
Document Attached Hereto.  
 
 
______________________________________________________________________
______________________________________________________ 
 
 
INTRODUCED on first reading the ___ day of ___, 2019 and ordered published in 
pamphlet form. 
 
ADOPTED on second reading the   day of   , 2019 and ordered 
published in pamphlet form. 
  
ATTEST: 
 
 ____________________________ 
 President of the Council 
 
____________________________ 
City Clerk
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Grand Junction Planning Commission

Regular Session
 

Item #4.
 

Meeting Date: October 8, 2019
 

Presented By: Senta Costello, Planner
 

Department: Community Development
 

Submitted By: Senta Costello, Associate Planner
 
 

Information
 

SUBJECT:
 

Consider a request by the City of Grand Junction to amend various sections of the 
Zoning and Development Code (Title 21), Greater Downtown Overlay (Title 24), 24 
Road Corridor Design Standards (Title 25), and Transportation Engineering Design 
Standards (Title 29) to clarify administrative procedures, remove inconsistencies and 
modify standards.
 

RECOMMENDATION:
 

Staff recommends approval of the proposed text amendments.
 

EXECUTIVE SUMMARY:
 

Staff is proposing amendments to various sections of the Zoning and Development 
Code (Title 21), the Greater Downtown Overlay (Title 24), the 24 Road Corridor 
Design Standards (Title 25), and the Transportation Engineering Design Standards 
(Title 29) to address the following:

1. Organizational changes for the appeals process for ease of administration and 
location of text regarding garage setbacks in the Downtown;

2. Modification of Bulk Standards for the R-5 zone district rear yard setback, 
removing minimum lot size for multi-family development, and removing the 
required 15 foot first floor height in the B-2 zone district;

3. Clarification of parking lot setbacks in the B-2 zone district and sign type in the 
24 Road corridor Design Standards; and

4. Clarifying procedures and criteria related to variance criteria, fences requiring 
special permits, and accessory dwelling units.

 

BACKGROUND OR DETAILED INFORMATION:
 



In an effort to keep the Zoning and Development Code current and relevant, staff is 
proposing a number of amendments to modify standards, clarify sections and 
processes, and eliminate inconsistencies. The Planning Commission discussed several 
of these topics at its July 18, 2019 workshop and supported staff proceeding with the 
proposed changes.  The proposed amendments are summarized as follows:
 
 
 
Section 21.02.120. Special Permit
Section 21.02.120(b)(2)(i). provides that fences over 6 feet in height require a Special 
Permit as issued by the City Council.  With recent changes made to the Code by 
Ordinances 4778 and 4831, fences over 6 feet can now be considered by the Director 
through an Administrative Adjustment process and requires specific findings related to 
unique conditions, compatibility and lack of right-of-way/easement/neighboring property 
encroachments.  In order to make the Code consistent between sections specifically 
the administrative adjustment process, this section needs to be removed.

 
Section 21.02.120(b)(2). A special permit is allowed in all zone districts for the 
following uses and shall be required prior to:

(i)    Allowing a fence over six feet in height in any district;

Section 21.02.200(c)(3). Variance, Approval Criteria.
This section provides one of the criterion for considering a variance. The language, as 
shown below appears to have an error in that it is missing a word and as currently 
reads is nonsensical.  Staff is recommending to replace the unclear and confusing text 
so that the sentence is both grammatically correct and meets the intent of the criteria to 
be evaluated, as follows:
 

Section 21.02.200(c)(3).  The literal interpretation of the provisions of the 
regulations would deprive the applicant of rights commonly enjoyed by other 
properties in the same zoning district and would work cause unnecessary and 
undue hardship on the applicant;

 
Section 21.02.210 – Administrative Permit, Rehearing and Appeal Procedures 
Currently, Section 21.02.070(a)(8) Administrative development permits provides the 
requisite time period for which one can file and appeal of a decision on an 
Administrative Permit. The Code in Section 21.02.210 provides a specific section on 
Appeals, however this section does not include information regarding the requisite time 
period. This time period should be moved from 21.02.070 to the Appeal section in 
21.02.210 to provide for ease of finding and use. The time period and language would 
remain unchanged. Additional renumbering of subsections would need to occur. The 
proposed changes are as follows:
 



Section 21.02.210(b). An aggrieved party may appeal the Director’s decision by 
submitting a written appeal within 10 working days of the date of the Director’s 
decision.

 
Section 21.02.070(a)(8).  An aggrieved party may appeal the Director’s decision 
by submitting a written appeal within 10 working days of the date of the 
Director’s decision.

 
Re-letter (b) through (e).
 
21.03.040 Residential districts. Residential District Summary Table
Currently the R-8 and R-12 zone districts have a note that states “Minimum lot size, 
minimum lot width and minimum lot frontage do not apply to two-family dwellings or 
multifamily.”  Other zone districts that allow for multi-family including the R-5, R-16, R-
24, R-O, B-1, C-1, M-U and BP zone districts do not contain this note and have instead 
a minimum lot size of designated.  This is very limiting for various multi-family 
developments. For example, if a developer wanted to build a townhome in a R-5 zone 
district, the townhome would be required to have a minimum lot size of 20,000 square 
feet and as a result likely precluding townhomes to develop on the property or creating 
undesirability long narrow lots in order to utilize the shared wall type of construction of a 
townhome development.  See attached Exhibit 2.
 
Staff recommends adding language to exempt all multi-family from having a minimum 
lot size. The Code changes would be as follows:
 

Add note to Residential District Summary Table: Note: Minimum Lot Area, Lot 
Width and Lot Frontage do not apply to two family dwellings or multifamily. 
 
Remove notes from Residential District Summary Table: 
 
R-5: Min. lot area varies by building type; detached single-family – 4,000 sf, two-
family attached – 6,000 sf, multifamily – 20,000 sf, civic – 20,000 sf. Min. lot 
width varies by building type; two-family – 60 ft., all other types – 40 ft.
 
R-8: Min. lot area varies by building type; detached single-family – 3,000 sf and 
two-family attached – 6,000 sf, multifamily – 20,000 sf, civic – 20,000 sf. Min. lot 
width varies by building type; two-family – 60 ft., all other types – 40 ft
 
R-12: Min. lot width varies by building type; two-family – 45 ft., all other types – 
30 ft.
 
Remove text from sections



21.03.040(g)(2)(iii) Minimum lot size, minimum lot width and minimum lot 
frontage do not apply to two-family dwellings or multifamily.

21.03.040(h)(2)(iii) Minimum lot size, minimum lot width and minimum lot 
frontage do not apply to two-family dwellings or multifamily.

            
21.03.040 Residential districts. Residential District Summary Table
The Residential District Summary Table provides for the bulk standards for all 
residential zone districts. Staff has been approached by members of the development 
community requesting a reduction in the R-5 rear yard setback dimension. The request 
has included a reduction from 25 feet to something smaller and has been suggested to 
be 15 feet. They have cited challenges regarding being able to meet this minimum 
setback and provide for the size of home they would like to be constructing on these 
lots. The current R-5 rear yard setback is equivalent to the rear yard setback in the R-4 
zone district (25 feet), but is greater than the R-8 zone district rear yard setback of 10 
feet. The benefit of reducing the rear yard setback is potentially providing for larger 
building envelopes on each 4,000 square foot lot (minimum lot size), however there 
may be undesirable results of this reduction including less yard space and buffering 
between the rear yards of homes in areas zoned R-5. 
 
Should this reduction be considered the table would be amended to replace R-5, rear 
yard setback of 25 feet to 15 feet. Other rear yard setback dimensions could also be 
considered (e.g. 20 feet).  See attached Exhibit 3.
 
 
Section 21.03.070. Mixed use districts. Mixed Use and Industrial Bulk Standard 
Summary Table 
The Mixed Use and Industrial Bulk Standard Summary Table provides a note in the 
table, Note:  B-2: Parking setback for principal structure – 30 ft., for accessory 6 ft”. 
This note is confusing in that there are not structures, as defined in the Code, generally 
related to or a part of a parking lot. Staff has interpreted this section to mean that if 
parking is being provided as the sole or primary use on a lot in the B-2 Zone District, 
the lot must be setback 30 feet from the property line. As well, the note includes “for 
accessory 6 ft.” Staff has interpreted this subsequent section to mean that if the parking 
lot is accessory to a primary use (usually a building), the parking lot must be setback 6 
feet from the property line. See attached Exhibit 4.
Staff recommends clarifying this code language, as follows:
 

Note:  B-2: Parking front setback for principal structure parking as a principal 
use, 30 feet, for as an accessory use 6 feet. 
 

Section 21.03.070. Mixed use districts. Mixed Use and Industrial Bulk Standard 



Summary Table. 
The Mixed Use and Industrial Bulk Standard Summary Table provides a note in the 
table, “B-2: first Floor min. height – 15 ft.”  This issue recently arose in a request for a 
redevelopment project in the downtown area that was unable/uninterested in providing 
a first floor height of 15 feet. The project sought and ultimately received a variance due 
to the unique circumstances related to the project, however it brought to light some of 
the challenges of requiring a 15 foot first floor height for all buildings located in the B-2 
zone district. As was provided in the testimony in the variance hearing, most of the 
buildings on the historic main street do not have a 15 feet first floor height while most 
range between 10 feet and 14 feet. 
 
It is staff’s understanding that this code provision was put in place for two reasons. The 
primary reason being the desire for buildings to be constructed that could be 
repurposed to commercial uses in the future should they be constructed as residential 
(or other) initially. The 15 feet would allow for higher ceilings as well as necessary 
building systems such as ventilation, fire sprinkling, or other modifications to the 
mechanical components in a more cost efficient manner. The second intent of the code 
provision was aesthetics that were more in line with typical high ceiling and historic 
building façade elevations.  See attached Exhibit 4.
 

Staff generally recommends that this type of standard is not necessary and may 
preclude creativity in architectural style and building design and recommends removing 
this note from the Table. 
 
Note: B-2: first floor min. height – 15 ft.
 
Section 21.02.070(f)(2)(vi). Accessory Dwelling Units Review process.
Section 21.04.040(f) was recently amended by Ordinance 4831 to update standards for 
Accessory Dwelling Units.  Part of this amendment including removing the requirement 
for a proposed ADU to be reviewed through a Minor Site Plan Review process and 
replacing it with a simplified process that requires the review and issuance of a 
planning clearance. There exists an additional reference to this requirement in Section 
21.02.070 that now needs to be removed.  
 
Staff is recommending removal of text as follows: 
 
Section 21.02.070(f)(2)(vi) The Director may use this review process if the proposed 
project is limited to: A proposed residential subunit or accessory unit.”

 

Staff has identified other provisions of the code regarding ADUs that will also be 



considered for modification in the future, specifically sections regarding 
accessory structures allowed to be a maximum of 75 percent of the square foot of the 
principal structure as well as a standard requiring all ADUs to be located behind a 
principle structure.

 
Section 25.05.010 - 24 Road Corridor Design Standards - Sign standards. 
The standards for 24 Road Corridor only allow for freestanding signs and flush wall 
signs.  It further provides that all freestanding signs shall be single- or double-faced 
and constructed of a metal panel with stone or veneer base. In essence, this means 
that all freestanding signs will be monument style signs. Adding more clear language in 
the code would benefit the understanding and intent of these sign standards. Staff 
recommends the following clarification to the code.
 

Section 25.05.010(a) Only the following sign types are permitted: freestanding 
monument signs, flush wall signs, exempt signs, and temporary signs as 
allowed/regulated by GJMC 21.06.070 Sign regulation, except as further 
restricted in this chapter.

 
Section 29.56.020 - Alley Standards, Garage Setbacks and Section 24.12.130(a)(2) 
– Downtown District Standards and Guidelines – Residential Areas 
 
Section 29.56.020 of the TEDS Manual has a standard that requires garages with 
overhead doors facing the alley must be set back a minimum of 25 feet from the far 
edge of the alley or the zoning setback, whichever is greater. This allows adequate 
maneuver room for backing and turning.  The Greater Downtown Plan adopted in 2018 
has language that allows any accessory structure to have a zero-foot rear yard 
setback. The intent was to accommodate and allow for accessory structures to 
continue to exist and be built in a similar fashion to historical accessory buildings in the 
downtown area. Because these requirements are in two different sections of the 
municipal code, they appear contradictory and are confusing as to the interplay 
between the regulations. As such, staff recommends that the standard in TEDs is 
moved into the downtown standards which is a more typical location to find setback 
standards. The proposed changes are as follows:

 
Section 24.12.130(a)(2).  The setback for accessory structures is a zero-foot 
setback from the alley and three feet from neighboring property line(s).  Garages 
with overhead doors facing the alley must be set back a minimum of 25 feet from 
the far edge of the alley or the zoning setback, whichever is greater.

Section 29.56.020 - Building setbacks. - Garages with overhead doors facing the 
alley must be set back a minimum of 25 feet from the far edge of the alley or the 
zoning setback, whichever is greater. This allows adequate maneuver room for 



backing and turning.

IV. NOTIFICATION REQUIREMENTS
Notice was completed as required by Section 21.02.080(g).  Notice of the public 
hearing was published on August 20, 2019, in the Grand Junction Daily Sentinel.  
 
V. ANALYSIS
In accordance with Section 21.02.140(c), a proposed text amendment shall address in 
writing the reasons for the proposed amendment. There are no specific criteria for 
review because a code amendment is a legislative act and within the discretion of the 
City Council to decide with a recommendation from the Planning Commission. Reasons 
for the proposed amendments are provided in the Background section of this report. 
 
VI. STAFF RECOMMENDATION AND FINDINGS OF FACT
Staff finds that the proposed amendments to the Zoning and Development Code are 
useful in that they eliminate inconsistencies within the code, provide necessary 
clarification for the administration of the code, eliminate unnecessary regulations and 
modify standards to provide regulations that assist in logical and orderly development.
 

SUGGESTED MOTION:
 

Madam Chairman, on the Zoning and Development Code Amendments, ZCA-2019-
421, I move that the Planning Commission forward a recommendation of approval 
finding that the amendments as recommended by staff as well as change the R-5 rear 
yard setback from 25 feet to ____ feet, work to eliminate inconsistencies within the 
code, provide necessary clarification for the administration of the code, eliminate 
unnecessary regulations and modify standards to provide regulations that assist in 
logical and orderly development.
 

Attachments
 

1. Exhibit List - Zoning Code Amendments
2. Staff Report
3. Exhibit 2 - Residential District Summary Table
4. Exhibit 3 - Residential District Summary Table
5. Exhibit 4 - Mixed Use & Industrial Summary Table
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PLANNING COMMISSION AGENDA ITEM

Project Name: Zoning Code Text Amendment, Title 21, Chapters 2, 3, 4 and 10; 
Title 24 Chapter 12, Title 25 Chapter 5 and Title 29 Chapter 56

Applicant: City of Grand Junction 
Address: City Wide
Zoning: N/A
Staff: Senta Costello
File No. ZCA-2019-421
Date: August 27, 2019

I. SUBJECT
Consider a request by the City of Grand Junction to amend various sections of the 
Zoning and Development Code (Title 21), Greater Downtown Overlay (Title 24), 24 
Road Corridor Design Standards (Title 25), and Transportation Engineering Design 
Standards (Title 29) to clarify administrative procedures, remove inconsistencies and 
modify bulk standards.

II. EXECUTIVE SUMMARY
Staff is proposing amendments to various sections of the Zoning and Development 
Code (Title 21), the Greater Downtown Overlay (Title 24), the 24 Road Corridor 
Design Standards (Title 25), and the Transportation Engineering Design Standards 
(Title 29) to address the following:

1) Organizational changes for the appeals process for ease of administration 
and location of text regarding garage setbacks in the Downtown;

2) Modification of Bulk Standards for the R-5 zone district rear yard setback, 
removing minimum lot size for multi-family development, and removing the 
required 15 foot first floor height in the B-2 zone district;

3) Clarification of parking lot setbacks in the B-2 zone district and sign type in 
the 24 Road corridor Design Standards; and

4) Clarifying procedures and criteria related to variance criteria, fences 
requiring special permits, and accessory dwelling units.

III.  BACKGROUND
In an effort to keep the Zoning and Development Code current and relevant, staff is 
proposing a number of amendments to modify standards, clarify sections and 
processes, and eliminate inconsistencies. The Planning Commission discussed several 
of these topics at its July 18, 2019 workshop and supported staff proceeding with the 
proposed changes.  The proposed amendments are summarized as follows:

Exhibit 1



Section 21.02.120. Special Permit
Section 21.02.120(b)(2)(i). provides that fences over 6 feet in height require a Special 
Permit as issued by the City Council.  With recent changes made to the Code by 
Ordinances 4778 and 4831, fences over 6 feet can now be considered by the Director 
through an Administrative Adjustment process and requires specific findings related to 
unique conditions, compatibility and lack of right-of-way/easement/neighboring property 
encroachments.  In order to make the Code consistent between sections specifically the 
administrative adjustment process, this section needs to be removed.

Section 21.02.120(b)(2). A special permit is allowed in all zone districts for the 
following uses and shall be required prior to:

(i)    Allowing a fence over six feet in height in any district;

Section 21.02.200(c)(3). Variance, Approval Criteria.
This section provides one of the criterion for considering a variance. The language, as 
shown below appears to have an error in that it is missing a word and as currently reads 
is nonsensical.  Staff is recommending to replace the unclear and confusing text so that 
the sentence is both grammatically correct and meets the intent of the criteria to be 
evaluated, as follows:

Section 21.02.200(c)(3).  The literal interpretation of the provisions of the 
regulations would deprive the applicant of rights commonly enjoyed by other 
properties in the same zoning district and would work cause unnecessary and 
undue hardship on the applicant;

Section 21.02.210 – Administrative Permit, Rehearing and Appeal Procedures 
Currently, Section 21.02.070(a)(8) Administrative development permits provides the 
requisite time period for which one can file and appeal of a decision on an 
Administrative Permit. The Code in Section 21.02.210 provides a specific section on 
Appeals, however this section does not include information regarding the requisite time 
period. This time period should be moved from 21.02.070 to the Appeal section in 
21.02.210 to provide for ease of finding and use. The time period and language would 
remain unchanged. Additional renumbering of subsections would need to occur. The 
proposed changes are as follows:

Section 21.02.210(b). An aggrieved party may appeal the Director’s decision by 
submitting a written appeal within 10 working days of the date of the Director’s 
decision.

Section 21.02.070(a)(8).  An aggrieved party may appeal the Director’s decision 
by submitting a written appeal within 10 working days of the date of the Director’s 
decision.



Re-letter (b) through (e).

21.03.040 Residential districts. Residential District Summary Table
Currently the R-8 and R-12 zone districts have a note that states “Minimum lot size, 
minimum lot width and minimum lot frontage do not apply to two-family dwellings or 
multifamily.”  Other zone districts that allow for multi-family including the R-5, R-16, R-
24, R-O, B-1, C-1, M-U and BP zone districts do not contain this note and have instead 
a minimum lot size of designated.  This is very limiting for various multi-family 
developments. For example, if a developer wanted to build a townhome in a R-5 zone 
district, the townhome would be required to have a minimum lot size of 20,000 square 
feet and as a result likely precluding townhomes to develop on the property or creating 
undesirability long narrow lots in order to utilize the shared wall type of construction of a 
townhome development.



Staff recommends adding language to exempt all multi-family from having a minimum 
lot size. The Code changes would be as follows:



Add note to Residential District Summary Table: Note: Minimum Lot Area, Lot 
Width and Lot Frontage do not apply to two family dwellings or multifamily. 

Remove notes from Residential District Summary Table: 

R-5: Min. lot area varies by building type; detached single-family – 4,000 sf, two-
family attached – 6,000 sf, multifamily – 20,000 sf, civic – 20,000 sf. Min. lot 
width varies by building type; two-family – 60 ft., all other types – 40 ft.

R-8: Min. lot area varies by building type; detached single-family – 3,000 sf and 
two-family attached – 6,000 sf, multifamily – 20,000 sf, civic – 20,000 sf. Min. lot 
width varies by building type; two-family – 60 ft., all other types – 40 ft

R-12: Min. lot width varies by building type; two-family – 45 ft., all other types – 
30 ft.

Remove text from sections

21.03.040(g)(2)(iii) Minimum lot size, minimum lot width and minimum lot 
frontage do not apply to two-family dwellings or multifamily.

21.03.040(h)(2)(iii) Minimum lot size, minimum lot width and minimum lot 
frontage do not apply to two-family dwellings or multifamily.

21.03.040 Residential districts. Residential District Summary Table
The Residential District Summary Table provides for the bulk standards for all 
residential zone districts. Staff has been approached by members of the development 
community requesting a reduction in the R-5 rear yard setback dimension. The request 
has included a reduction from 25 feet to something smaller and has been suggested to 
be 15 feet. They have cited challenges regarding being able to meet this minimum 
setback and provide for the size of home they would like to be constructing on these 
lots. The current R-5 rear yard setback is equivalent to the rear yard setback in the R-4 
zone district (25 feet), but is greater than the R-8 zone district rear yard setback of 10 
feet. The benefit of reducing the rear yard setback is potentially providing for larger 
building envelopes on each 4,000 square foot lot (minimum lot size), however there may 
be undesirable results of this reduction including less yard space and buffering between 
the rear yards of homes in areas zoned R-5. 

Should this reduction be considered the table would be amended to replace R-5, rear 
yard setback of 25 feet to 15 feet. Other rear yard setback dimensions could also be 
considered (eg. 20 feet).



Section 21.03.070. Mixed use districts. Mixed Use and Industrial Bulk Standard 
Summary Table 
The Mixed Use and Industrial Bulk Standard Summary Table provides a note in the 
table, Note:  B-2: Parking setback for principal structure – 30 ft., for accessory 6 ft”. This 
note is confusing in that there are not structures, as defined in the Code, generally 
related to or a part of a parking lot. Staff has interpreted this section to mean that if 
parking is being provided as the sole or primary use on a lot in the B-2 Zone District, the 
lot must be setback 30 feet from the property line. As well, the note includes “for 
accessory 6 ft.” Staff has interpreted this subsequent section to mean that if the parking 
lot is accessory to a primary use (usually a building), the parking lot must be setback 6 
feet from the property line.  

Staff recommends clarifying this code language, as follows:



Note:  B-2: Parking front setback for principal structure parking as a principal 
use, 30 feet, for as an accessory use 6 feet. 

Section 21.03.070. Mixed use districts. Mixed Use and Industrial Bulk Standard 
Summary Table. 
The Mixed Use and Industrial Bulk Standard Summary Table provides a note in the 
table, “B-2: first Floor min. height – 15 ft.”  This issue recently arose in a request for a 
redevelopment project in the downtown area that was unable/uninterested in providing a 
first floor height of 15 feet. The project sought and ultimately received a variance due to 
the unique circumstances related to the project, however it brought to light some of the 
challenges of requiring a 15 foot first floor height for all buildings located in the B-2 zone 
district. As was provided in the testimony in the variance hearing, most of the buildings 
on the historic main street do not have a 15 feet first floor height while most range 
between 10 feet and 14 feet. 

It is staff’s understanding that this code provision was put in place for two reasons. The 
primary reason being the desire for buildings to be constructed that could be 
repurposed to commercial uses in the future should they be constructed as residential 
(or other) initially. The 15 feet would allow for higher ceilings as well as necessary 
building systems such as ventilation, fire sprinkling, or other modifications to the 
mechanical components in a more cost efficient manner. The second intent of the code 
provision was aesthetics that were more in line with typical high ceiling and historic 
building façade elevations. 

Staff generally recommends that this type of standard is not necessary and may 
preclude creativity in architectural style and building design and recommends removing 
this note from the Table. 

Note: B-2: first flor min. height – 15 ft.

Section 21.02.070(f)(2)(vi). Accessory Dwelling Units Review process.
Section 21.04.040(f) was recently amended by Ordinance 4831 to update standards for 
Accessory Dwelling Units.  Part of this amendment including removing the requirement 
for a proposed ADU to be reviewed through a Minor Site Plan Review process and 
replacing it with a simplified process that requires the review and issuance of a planning 



clearance. There exists an additional reference to this requirement in Section 21.02.070 
that now needs to be removed.  

Staff is recommending removal of text as follows: 

Section 21.02.070(f)(2)(vi) The Director may use this review process if the 
proposed project is limited to: A proposed residential subunit or accessory unit.”

Staff has identified other provisions of the code regarding ADUs that will also be 
considered for modification in the future, specifically sections regarding accessary 
structures allowed to be a maximum of 75 percent of the square foot of the principal 
structure as well as a standard requiring all ADUs to be located behind a principle 
structure.

Section 25.05.010 - 24 Road Corridor Design Standards - Sign standards. 
The standards for 24 Road Corridor only allow for freestanding signs and flush wall 
signs.  It further provides that all freestanding signs shall be single- or double-faced and 
constructed of a metal panel with stone or veneer base. In essence, this means that all 
freestanding signs will be monument style signs. Adding more clear language in the 
code would benefit the understanding and intent of these sign standards. Staff 
recommends the following clarification to the code.

Section 25.05.010(a) Only the following sign types are permitted: freestanding 
monument signs, flush wall signs, exempt signs, and temporary signs as 
allowed/regulated by GJMC 21.06.070 Sign regulation, except as further 
restricted in this chapter.

Section 29.56.020 - Alley Standards, Garage Setbacks and Section 24.12.130(a)(2) 
– Downtown District Standards and Guidelines – Residential Areas 

Section 29.56.020 of the TEDS Manual has a standard that requires garages with 
overhead doors facing the alley must be set back a minimum of 25 feet from the far 
edge of the alley or the zoning setback, whichever is greater. This allows adequate 
maneuver room for backing and turning.  The Greater Downtown Plan adopted in 2018 
has language that allows any accessory structure to have a zero-foot rear yard setback. 
The intent was to accommodate and allow for accessory structures to continue to exist 
and be built in a similar fashion to historical accessory buildings in the downtown area. 
Because these requirements are in two different sections of the municipal code, they 
appear contradictory and are confusing as to the interplay between the regulations. As 
such, staff recommends that the standard in TEDs is moved into the downtown 
standards which is a more typical location to find setback standards. The proposed 
changes are as follows:

Section 24.12.130(a)(2).  The setback for accessory structures is a zero-foot setback 
from the alley and three feet from neighboring property line(s).  Garages with 



overhead doors facing the alley must be set back a minimum of 25 feet from the far 
edge of the alley or the zoning setback, whichever is greater.

Section 29.56.020 - Building setbacks. - Garages with overhead doors facing the 
alley must be set back a minimum of 25 feet from the far edge of the alley or the 
zoning setback, whichever is greater. This allows adequate maneuver room for 
backing and turning.

IV. NOTIFICATION REQUIREMENTS
Notice was completed as required by Section 21.02.080(g).  Notice of the public hearing 
was published on August 20, 2019, in the Grand Junction Daily Sentinel.  

V. ANALYSIS
In accordance with Section 21.02.140(c), a proposed text amendment shall address in 
writing the reasons for the proposed amendment. There are no specific criteria for 
review because a code amendment is a legislative act and within the discretion of the 
City Council to decide with a recommendation from the Planning Commission. Reasons 
for the proposed amendments are provided in the Background section of this report. 

VI. STAFF RECOMMENDATION AND FINDINGS OF FACT
Staff finds that the proposed amendments to the Zoning and Development Code are 
useful in that they eliminate inconsistencies within the code, provide necessary 
clarification for the administration of the code, eliminate unnecessary regulations and 
modify standards to provide regulations that assist in logical and orderly development.

VII. RECOMMENDED MOTION
Madam Chairman, on the Zoning and Development Code Amendments, ZCA-2019-421, 
I move that the Planning Commission forward a recommendation of approval finding 
that the amendments as recommended by staff as well as change the R-5 rear yard 
setback from 25 feet to ____ feet, work to eliminate inconsistencies within the code, 
provide necessary clarification for the administration of the code, eliminate unnecessary 
regulations and modify standards to provide regulations that assist in logical and orderly 
development.
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