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PLANNING COMMISSION AGENDA 

IN-PERSON/VIRTUAL HYBRID MEETING 
CITY HALL AUDITORIUM, 250 N 5th STREET 
TUESDAY, SEPTEMBER 24, 2024 - 5:30 PM 

Attend virtually: bit.ly/GJ-PC-9-24-24 
 

  

 
 
Call to Order - 5:30 PM 
  
Consent Agenda 
 
1. Minutes of Previous Meeting(s) 
  
Regular Agenda 
 
1. Consider a Request by the City of Grand Junction to Approve Amendments to Title 31 One 

Grand Junction Comprehensive Plan, Title 22 H Road/Northwest Area Plan and Title 29 
Transportation Engineering Design Standards in the Grand Junction Municipal Code, and 
to Repeal the H Road/Northwest Area Plan, North Avenue Corridor Plan, North Avenue 
West Corridor Plan, and Greater Downtown Plan. 

  
Other Business 
  
Adjournment 
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GRAND JUNCTION PLANNING COMMISSION 
September 10, 2024, 5:30 PM

MINUTES

The meeting of the Planning Commission was called to order at 5:33 p.m. by Chairman Teske.

Those present were Planning Commissioners; Kim Herek, Shanon Secrest, Orin Zyvan, Ian 
Moore, and Robert Quintero. 

Also present were Jamie Beard (City Attorney), Niki Galehouse (Planning Manager), Thomas 
Lloyd (Senior Planner), Madeline Robinson (Planning Technician), and Jacob Kaplan (Planning 
Technician).

There were 3 members of the public in attendance, and 0 virtually.

CONSENT AGENDA                                                                                                                       _

1. Approval of Minutes                                                                                                                     _
Minutes of Previous Meeting(s) from August 13, 2024. 

Commissioner Herek moved to approve the consent agenda.
Commissioner Secrest seconded; motion passed 6-0.

REGULAR AGENDA                                                                                                                       _

1. Gutierrez Annexation                                                                                    ANX-2024-311
Consider a request by Luis Anthony and Blanca Gutierrez to zone 6.43 acres from County B-2 
(Concentrated Business) to RM-8 (Residential Medium 8) located on an unaddressed property 
that Lies between and abuts 3070 I-70 Business Loop on the east and 3064 I-70 Frontage Road 
on the west and lies south of E ¼ Road and North of I-70 Business Frontage Road.

Staff Presentation
Thomas Lloyd, Senior Planner, introduced exhibits into the record and provided a presentation 
regarding the request. 

Questions for staff
Chairman Teske clarified that E ¼ Rd was not currently constructed to access the subject 
property. He asked if staff knew when the property was zoned to B-2 in the County.

Commissioner Zyvan asked what the standard procedure is for annexing property into City limits.

The applicant, Mr. Gutierrez, clarified that his request to be annexed to RM-8 was to prevent the 
development from feeling “cramped” as it may have become if developed at the RM-12 zone 
designation.
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Public Hearing
The public comment period was opened at 5:00 p.m. on Tuesday, September 3, 2024, via 
www.GJSpeaks.org.

Russell Ward stated his opposition to the annexed parcel being developed as a mobile home park 
or multifamily building. 

The public comment period was closed at 6:00 p.m. on September 10, 2024.

Mr. Gutierrez stated that he had no intention of developing the property as Multifamily.

Commissioner Quintero asked what the public noticing requirements are.

The public hearing was closed a 6:03 p.m. on August 13, 2024.

Discussion
Commissioner Secrest gave some background on similar developments in the area and noted 
that they had no negative impact on the surrounding property values.

Commissioner Zyvan commented that the RM-8 zoning was the lower density of the two available 
zoning designations for the Residential Medium future land use category.

Chairman Teske elaborated on Commissioner Secrest and Commissioner Zyvan’s statements.

Motion and Vote
Commissioner Secrest made the following motion “Mr. Chairman, on the Zone of Annexation 
request for the properties located on unaddressed property that lies between and abuts 3070 I-70 
Business Loop on the east and 3064 I-70 Frontage Road on the west and lies south of E ¼ Road 
and North of I-70 Business Frontage Road, I move that the Planning Commission forward a 
recommendation of approval to City Council with the findings of fact as listed in the staff report.”

Commissioner Zyvan seconded; motion passed 6-0.

OTHER BUSINESS                                                                                                                          _

ADJOURNMENT                                                                                                                              _
Commissioner Zyvan moved to adjourn the meeting.
The vote to adjourn was 6-0.

The meeting adjourned at 6:10 p.m.
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #1. 

  
Meeting Date: September 24, 2024 
  
Presented By: Timothy Lehrbach, Senior Planner 
  
Department: Community Development 
  
Submitted By: Tim Lehrbach, Senior Planner 

Dave Thornton, AICP, Principal Planner 
  
  

Information 
  
SUBJECT: 
  
Consider a Request by the City of Grand Junction to Approve Amendments to Title 31 
One Grand Junction Comprehensive Plan, Title 22 H Road/Northwest Area Plan and 
Title 29 Transportation Engineering Design Standards in the Grand Junction Municipal 
Code, and to Repeal the H Road/Northwest Area Plan, North Avenue Corridor Plan, 
North Avenue West Corridor Plan, and Greater Downtown Plan. 
  
RECOMMENDATION: 
  
Staff recommends approval. 
  
EXECUTIVE SUMMARY: 
  
This item is the second of two proposed minor amendments to the Comprehensive Plan 
intended to implement its direction to review and update subarea plans. The first 
proposed action resulted in the repeal of three subarea plans, with minor amendments 
to the Comprehensive Plan, including the Grand Junction Circulation Plan. 
 
This second proposed action recommends amendments to the Comprehensive Plan 
and the Transportation Engineering Design Standards (TEDS) and the repeal of the H 
Road/Northwest Area Plan, the North Avenue Corridor Plan, the North Avenue West 
Corridor Plan, and the Greater Downtown Plan.  The repeal of H Road/Northwest Area 
Plan would also include amending Title 22 as the H Road/Northwest Area Overlay. 
  
BACKGROUND OR DETAILED INFORMATION: 
  
BACKGROUND 
Over the past several decades, the City, in some instances partnering with Mesa 
County, has completed several neighborhood, subarea, and corridor (collectively, 
“subarea(s)” hereafter) planning efforts. Results of the work were to adopt either a plan 
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for the subarea as an element of the extant comprehensive plan or an overlay zone for 
the subarea, or in some cases both a plan and an overlay zone. 
 
The One Grand Junction Comprehensive Plan (Comprehensive Plan) elevates to a 
citywide vision many of the same principles which motivated the subarea plans. Plan 
Principle 5 of the Comprehensive Plan provides for “Strong Neighborhoods and 
Housing Choices.” Goal 3 of Plan Principle 5 states “Support continued investment in 
and ongoing maintenance of infrastructure and amenities in established 
neighborhoods.” Strategy e. of this goal gives direction to “Update Neighborhood and 
Subarea Plans.” 
 
In order to implement this principle, goal, and strategy, staff reviewed the subarea 
plans, particularly studying whether the policies and guidance adopted in the subarea 
plans have since been adequately addressed (under a broad scope to achieve citywide 
effect or specifically pertaining to one or more subareas) in the Comprehensive Plan or 
other adopted planning or planning-related documents. As a result of this review, three 
subarea plans were retired by City Council on August 7, 2024. Four additional plans are 
being considered for retirement and are highlighted in the following table. 
 

SUBAREA SUBAREA PLAN 
ADOPTED/UPDATED 

H Road/Northwest 2007 
North Avenue 2007 
North Avenue 
West 

2011 

Greater Downtown 2013 
Orchard Mesa Retired 2024 
Pear Park Retired 2024 
Redlands Retired 2024 
 
METHODOLOGY 
Staff has continued the method used for review of the neighborhood plans (since 
repealed) into the review of the H Road/Northwest Area Plan, the North Avenue 
Corridor Plan, the North Avenue West Corridor Plan, and the Greater Downtown Plan. 
 
Staff created a matrix for each plan document, listing the policies within the plan. Each 
policy was then analyzed in the context of existing content or potential refinements that 
could be made to the Comprehensive Plan to address elements of the subarea policies. 
Where redundant content was identified in the Comprehensive Plan, or where a policy 
has been accomplished or implemented by another planning-related document, a 
citation is included in the matrix. The H Road/Northwest Area Plan, the North Avenue 
Corridor Plan, the North Avenue West Corridor Plan, and the Greater Downtown Plan 
policy-by-policy analysis matrices are attached. A summary of findings is included in the 
analysis results sections below. 
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For any elements which are not already addressed in the Comprehensive Plan, staff 
has made recommendations as to whether such elements need to be preserved and/or 
updated as subarea plans, or whether such elements of those documents should be 
relocated into the Comprehensive Plan document (Title 31 of the Grand Junction 
Municipal Code), the Grand Junction Circulation Plan (Circulation Plan, Chapter 31.08, 
Volume III of the Comprehensive Plan), or the Transportation Engineering Design 
Standards (TEDS, Title 29). 
 
An important premise of this exercise is that staff is introducing no new policies for any 
of the subareas. Rather, this is an attempt at ensuring agreement between the subarea 
plans and the Comprehensive Plan, eliminating obsolescence, redundancies, or 
contradictions wherever they occur, and reducing the need to consult multiple policy 
documents (plans) to understand citywide or area-specific policies within the City. This 
approach does not entail that each policy element of each subarea plan must be 
explicitly included in the Comprehensive Plan and applied specifically to that subarea. 
Rather, staff finds that in most instances the Comprehensive Plan adequately supports 
the same or sufficiently similar policies as were adopted with the subarea plans, such 
that the continued implementation of these plans’ visions is assured by the continued 
implementation of the Comprehensive Plan. This extends an original premise of the 
adoption of the Comprehensive Plan, which is to give deference to the Comprehensive 
Plan where redundancies or contradictions with subarea plans occur. Here, staff 
proposes going further to ensure that there are not similar but trivially distinct policies to 
navigate within multiple plans by retiring such subarea plan policies that are sufficiently 
established (citywide or area-specific), or in some cases updated, by 
the Comprehensive Plan or addressed in other adopted policy document. 
 
Conversely, any substantial change to existing policy or introduction of new policy is a 
matter for City Council consideration as a Comprehensive Update, as contemplated by 
the Comprehensive Plan, Chapter 5, Implementation and Monitoring, following a 
thorough public engagement process. Such a process may be undertaken as part of a 
five to seven year update of the Comprehensive Plan. Any policies requiring additional 
public engagement will be deferred to a Comprehensive Update process. 
 
GENERAL RESULTS OF SUBAREA PLAN ANALYSIS 
Review and analysis of the subarea plans presently under consideration resulted in the 
following general findings: 

• The City has accomplished most of the policies, goals, and strategies and 
implemented most of the recommended actions. 

• Some of the policies have been incorporated in other planning efforts, including 
the adoption of citywide or area-specific (overlay) development regulations. 

• The subarea plans and much of the content within them are obsolete and/or 
outdated due to the age of the document(s) and having been superseded by 
citywide policies in the Comprehensive Plan. 

• The subarea plans include descriptive information and policies that are 
redundant with information now contained in the Comprehensive Plan. 
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• Minor amendments to the Comprehensive Plan and TEDS to relocate and 
preserve existing relevant policy framework, vision, and technical information 
from the subarea plans will sufficiently account for and replace any such relevant 
content remaining in the plans. 

• Provided these amendments are adopted, the four subarea plans under review 
can be retired and repealed as elements of the Comprehensive Plan. 

 
H ROAD/NORTHWEST AREA PLAN ANALYSIS 
The analysis for the H Road/Northwest Area Plan resulted in the following findings: 
 
Accomplishments 

• An overlay zone was adopted concurrent with the subarea plan. 
• Updated Future Land Use Map of the 1996 Growth Plan. 

 
Policies to be Preserved 

• Preserve the overlay zone and all policies and performance standards pertaining 
to it by retaining the map of the overlay at Section 22.04.010 and the text of 
Chapter 22.12 Policies and Performance Standards in an amended Title 22. 

• Relocate language supporting the overlay zone from Title 22, Chapters 22.04 
and 22.08, to Chapter 4, Area-Specific Policies, within the Comprehensive Plan. 

 
NORTH AVENUE CORRIDOR PLAN AND NORTH AVENUE WEST CORRIDOR 
PLAN ANALYSIS 
The analysis for the North Avenue Corridor Plan and North Avenue West Corridor Plan 
resulted in the following findings: 
 
Accomplishments 

• North Avenue Owners Association formed (no longer active). 
• North Avenue overlay zone adopted for entire corridor. 
• North Avenue financial incentive program established (discontinued in 2019). 
• Several businesses have utilized the opt-in overlay standards. 
• Detached sidewalk/trail constructed from 12th Street to 23rd Street with federal 

grant. 
• CDOT repaving and reconstruction of medians, reducing access/conflict points. 
• Federal grant secured for construction of detached sidewalk/trail between 28½ 

Road and 29 ½ Road. 

 
Policies to be Preserved 
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• Preserve the overlay zone by retaining the entirety of Title 23, North Avenue 
Overlay Zone District. 

• Preserve the North Avenue minor arterial street section and plan by amending 
TEDS to include it. 

• Amend the Comprehensive Plan, Chapter 4, Area-Specific Policies, to include 
language supporting the North Avenue overlay zone and a map of the affected 
area. 

 
GREATER DOWNTOWN PLAN ANALYSIS 
The analysis for the Greater Downtown Plan resulted in the following findings: 
 
Accomplishments 

• Greater Downtown overlay zone adopted, which includes guidelines and 
standards for the subareas and corridors within the plan area. 

• Housing Strategy adopted. 
• City supported the Downtown Development Authority’s creation and adoption of 

the Vibrant Together plan for development. 
• Comprehensive Plan and Vibrant Together address policies regarding vertical 

mixed use and building form. 
• Circulation policies in the Rail District addressed in updated Circulation Plan and 

TEDS. 
• City has adopted incentive areas. 
• City has explored redevelopment opportunities for the Jarvis property in Dos 

Rios. 

 
Policies to be Preserved 

• Preserve the overlay zone by retaining the entirety of Title 24, Greater 
Downtown Overlay. 

• Amend the Comprehensive Plan, Chapter 2, Plan Principle 4, Downtown and 
University Districts, and Appendix B: Technical Maps to include and update 
maps of the Greater Downtown subareas and corridors as defined in the overlay 
zone. 

 
PROPOSED AMENDMENTS 
The specific elements of Title 22, TEDS, and the Comprehensive Plan proposed to be 
amended are as follows: 
 
Title 22 H Road/Northwest Area Plan (Resolution 58-07; Ordinance No. 4066) 

• Repeal Res. 58-07, and amend Title 22 as follows: 
o Delete Chapters 22.04 and 22.08. 
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o Preserve overlay map at Chapter 22.12.010 and the entirety of Chapter 
22.12 Policies and Performance Standards.  

o Replace references to the H Road/Northwest Area Plan with references to 
the overlay. 

 
Title 29 Transportation Engineering Design Standards – Appendix 

• Add the North Avenue minor arterial street section after the G Road street 
section. 

 
One Grand Junction Comprehensive Plan – Title 31, Chapter 31.04 

• Chapter 2, Plan Principle 4: Downtown and University Districts  

Modify reference on page 23 from “Greater Downtown Plan” to read “Greater 
Downtown Overlay,” add the Greater Downtown Overlay boundary to the Downtown 
and University Districts map, and amend the Rail District boundary to correct an 
error and include the entire Rail District area. 

• Chapter 2, Plan Principle 5:  Strong Neighborhoods and Housing Choices 

Delete the list of Neighborhood and Subarea Plans in the box on page 29. 

• Chapter 4, Area-Specific Policies 

Add language on page 68 explaining the North Avenue Corridor to the section 
addressing Commercial Areas following the subsection on Commercial Corridor, 
revise the map on page 69 to include the North Avenue Overlay boundary, add 
language on page 74 explaining the H Road/Northwest Area to the section 
addressing Industrial Areas following the subsection on Rail, and revise the map on 
page 75 to add the H Road/Northwest Overlay boundary. 

• Appendix A: Issues and Opportunities Report 

Add language on pages 92 and 93 to reflect that the H Road/Northwest Area Plan, 
North Avenue Corridor Plan, North Avenue West Corridor Plan, and Greater 
Downtown Plan are repealed. 

• Appendix B: Technical Maps 

Relocate the Greater Downtown subareas and corridors maps from the Greater 
Downtown Plan to follow the Neighborhood Planning Area Map. 

 
PROPOSED RETIREMENT OF SUBAREA PLANS 
Provided the elements from the H Road/Northwest Area Plan, the North Avenue 
Corridor Plan, the North Avenue West Corridor Plan, and the Greater Downtown Plan 
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described above are retained and relocated within Title 22, TEDS, and Comprehensive 
Plan, staff proposes that these subarea plans be retired. 
 
Formally, the retirement of these plans constitutes the repeal of their adopting 
resolutions (H Road/Northwest Area Plan, Res. 58-07, adopted April 18, 2007; North 
Avenue Corridor Plan, Res. 147-07, adopted December 3, 2007) and ordinances (North 
Avenue West Corridor Plan, Ord. 4486, adopted November 2, 2011; Greater Downtown 
Plan, Ord. 4571, adopted March 20, 2013) and any amendments thereto. These 
repeals are included in the proposed ordinance. 
 
ZONING AND DEVELOPMENT CODE ANALYSIS 
 
Notification Requirements 
Procedures pertaining to public notice for applications requiring a public hearing are set 
forth in Section 21.02.030(g)(3) of the Zoning and Development Code. Public notice of 
the proposed Comprehensive Plan Amendment was published in the Grand Junction 
Daily Sentinel on September 15, 2024, satisfying the requirement for 7 days’ notice 
provided in ZDC Table 21.02-4. As the proposal affects more than 5 percent of the city, 
no property sign or mailed notice are required. The item was scheduled for hearing and 
consideration at the September 24, 2024 regular meeting of the Planning Commission. 
The agenda for this meeting was published more than 48 hours prior to the meeting. 
 
Title 22 H Road/Northwest Area Plan Amendment 
Revise Title 22 with the H Road Northwest Area Zoning Overlay.  The criteria for Code 
Text Amendment review are set forth in Section 21.02.050(d)(3)(iii) of the Zoning and 
Development Code, which provides that an application for a Code Text Amendment 
has the burden of producing evidence that proves each of the following criteria: 
 

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

 
The proposed amendment to Title 22 H Road/Northwest Area Plan has the effect 
of removing the Background Information, Planning Process, Public Comments, 
Plan Adoption, Future Land Use Map, and Grand Junction Circulation Plan Map 
Amendment sections comprising Chapters 22.04 and 22.08. Each of these 
sections has been reviewed and determined to be obsolete and redundant 
because of subsequent plan adoptions. The 2018 Grand Junction Circulation Plan 
incorporated and/or updated applicable information contained within Title 22. The 
2020 Comprehensive Plan adopted Area-Specific Policies pertaining to Industrial 
areas, including the H Road/Northwest Area. Provided that language and a map 
update are adopted to describe the H Road/Northwest Area and support the 
continued implementation of the H Road/Northwest Area Overlay, then Chapter 4, 
Area-Specific Policies will fully account for any relevant text deleted from Title 22. 
Likewise, if the Comprehensive Plan is so amended to support the map and text 
to be retained in Title 22 (i.e., the map at 22.12.010 and the entirety of 22.12 
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Policies and Performance Standards), then the resulting amended Title 22 will 
remain consistent with the Area-Specific Policies pertaining to Industrial areas 
generally and H Road/Northwest Area in particular. 
 
Therefore, staff finds that this criterion is met. 

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

 
The proposed amendment to Title 22 H Road/Northwest Area Plan has the effect 
of removing the Background Information, Planning Process, Public Comments, 
Plan Adoption, Future Land Use Map, and Grand Junction Circulation Plan Map 
Amendment sections comprising Chapters 22.04 and 22.08. Each of these 
sections, except for the map at 22.04.010 (which is proposed to be preserved in 
the amended Title 22), pertains to the H Road/Northwest Area Plan, especially 
the process by which it was developed, reviewed, and adopted. By retaining the 
map of the affected area from 22.04.010 in 22.12.010 and the entirety of 22.12 
Policies and Performance Standards, the regulatory provisions of Title 22 remain 
intact, and their relationship to other provisions of the Zoning and Development 
Code are unaffected. Staff has reviewed Title 22.12 and finds no conflicts or 
contradictions with other provisions of the Zoning and Development Code. 
 
Therefore, staff finds that this criterion is met. 
 

(C) Specific Reasons 
The proposed Code Text Amendment shall meet at least one of the following specific 
reasons: 
a.    To address trends in development or regulatory practices; 
b.    To expand, modify, or add requirements for development in general or to 
address specific development issues; 
c.    To add, modify, or expand zone districts; or 
d.    To clarify or modify procedures for processing development applications. 
 

The proposed amendment to Title 22 H Road/Northwest Area Plan addresses the 
trend in the City’s regulatory practice to review and update the subarea plans as 
necessary in accordance with the Comprehensive Plan. The proposed 
amendment removes subarea plan information, reorganizes the title, and replaces 
references to the plan with references to the overlay. Although the amendment 
does not have any change in regulatory effect on the subject area, it eliminates 
descriptive information and policies that are redundant with information contained 
in the Comprehensive Plan, improving efficiencies with having only the one 
document, the Comprehensive Plan, needing to be reviewed to implement the 
vision for the H Road/Northwest Area. Specific reason a. is therefore met. 
 
Therefore, staff finds that this criterion is met. 
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Title 29 Transportation Engineering Design Standards Amendment 
Preserve the North Avenue minor arterial street section from the North Avenue Corridor 
Plan by amending TEDS to include it.  The criteria for Code Text Amendment review 
are set forth in Section 21.02.050(d)(3)(iii) of the Zoning and Development Code, which 
provides that an application for a Code Text Amendment has the burden of producing 
evidence that proves each of the following criteria: 
 

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

The proposed amendment to Title 29 Transportation Engineering Design 
Standards (TEDS) has the effect of relocating the “Overlay District Street Section 
View” and “Overlay District Street Plan View” drawings from the North Avenue 
Corridor Plan to the Appendix of TEDS. The standards, which already apply to 
improvements in the North Avenue right-of-way through implementing the North 
Avenue Corridor Plan, will continue to apply to improvements on North Avenue 
through implementing TEDS. Whereas the North Avenue Corridor Plan is an 
element of the Comprehensive Plan, TEDS is an element of the Zoning and 
Development Code. However, the continued implementation of the North Avenue 
street section and plan through application of TEDS to North Avenue 
development, capital projects, or Colorado Department of Transportation 
improvements ensures continued consistency with the Comprehensive Plan. 
 
Therefore, staff finds that this criterion is met. 

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

The proposed amendment to Title 29 Transportation Engineering Design 
Standards (TEDS) has the effect of relocating the “Overlay District Street Section 
View” and “Overlay District Street Plan View” drawings from the North Avenue 
Corridor Plan to the Appendix of TEDS. TEDS already contemplates that special 
street sections and plans may apply to streets throughout the city, which deviate 
from standard sections and plans. For example, a segment of G Road is included 
in the Appendix and has a section and plan distinct from those of a standard 
minor arterial or major collector. Similarly, the North Avenue street section and 
plan will continue to be implemented upon its relocation from the North Avenue 
Corridor Plan into the Appendix of TEDS. There is therefore no change to the 
relationship between this section and plan and other provisions of the Zoning and 
Development Code. Staff has reviewed the section and plan and finds no conflicts 
or contradictions with other provisions of the Zoning and Development Code. 
 
Therefore, staff finds that this criterion is met. 
 

(C) Specific Reasons 
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The proposed Code Text Amendment shall meet at least one of the following specific 
reasons: 
a.    To address trends in development or regulatory practices; 
b.    To expand, modify, or add requirements for development in general or to 
address specific development issues; 
c.    To add, modify, or expand zone districts; or 
d.    To clarify or modify procedures for processing development applications. 
 

The proposed amendment to Title 29 Transportation Engineering Design 
Standards (TEDS) addresses a trend in the City’s regulatory practice to review 
and update the subarea plans as necessary in accordance with the 
Comprehensive Plan.  It has the effect of relocating the “Overlay District Street 
Section View” and “Overlay District Street Plan View” drawings from the North 
Avenue Corridor Plan to the Appendix of TEDS. This information originated with 
the North Avenue Corridor Plan in recognizing how North Avenue differs from 
other minor arterials and the need for some differences; however, as mentioned, 
TEDS is where street section information is otherwise found. Combining this 
information with the updated changes in TEDS is efficient and more effective for 
use by the public, the development community, decision makers, and City staff. 
Specific reason a. is therefore met. 
 
Therefore, staff finds that this criterion is met. 

 
Comprehensive Plan Amendment 
Repeal the H Road/Northwest Area Plan, the North Avenue Corridor Plan, the North 
Avenue West Corridor Plan, and the Greater Downtown Plan; make minor amendments 
to preserve text and maps, and remove references to subarea plans. The criteria for 
Comprehensive Plan Amendment review are set forth in Section 21.02.050(e)(4)(iii) of 
the Zoning and Development Code, which provides that the Planning Commission and 
City Council shall review a Comprehensive Plan Amendment request in light of the 
following criteria: 
 

(A) The existing Comprehensive Plan and/or any related element thereof requires 
the proposed amendment; and 

 
Plan Principle 5 of the Comprehensive Plan provides for “Strong Neighborhoods 
and Housing Choices.” Goal 3 of Plan Principle 5 states “Support continued 
investment in and ongoing maintenance of infrastructure and amenities in 
established neighborhoods.” Strategy e. of this goal gives direction to “Update 
Neighborhood and Subarea Plans.” Neighborhood and Subarea Plans, as 
identified in the table on page 29 of the Comprehensive Plan, are related 
elements of the Comprehensive Plan. Staff has reviewed the subarea plans and 
proposes actions concerning four of the plans at this time. Any implementing 
action of such review, which updates or otherwise affects subarea plans (as is the 
case with this proposal), requires amending the Comprehensive Plan. 
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Staff proposes retiring four subarea plans: H Road/Northwest Area Plan, North 
Avenue Corridor Plan, North Avenue West Corridor Plan, and Greater Downtown 
Plan. Staff has found that the majority of content within these plans has been 
implemented or is already accounted for by the Comprehensive Plan and that the 
Comprehensive Plan was adopted with the same or similar principles, goals, and 
strategies as these subarea plans, applied citywide or specifically to the subject 
subareas. Staff further finds that the redundancy and obsolescence of the plans 
are compelling reasons for their retirement and repeal, so that the currency and 
cohesiveness of the Comprehensive Plan, including its related elements, are 
ensured. 
 
However, there are limited elements within each plan which require relocation 
from the subarea plans into the text and appendices of the Comprehensive Plan 
and TEDS as a prerequisite to retiring the subarea plans. This must be done for 
this process to neither create new policy nor delete any policies which remain 
applicable to each subarea and are consistent with the Comprehensive Plan. With 
the proposed amendments adopted as part of the Comprehensive Plan 
and TEDS, these four subarea plans will no longer be needed and can be retired. 
 
Therefore, staff finds that this criterion is met. 

 
(B) The community or area will derive benefits from the proposed amendment; 
and/or 

 
The Grand Junction community benefits from the continued implementation of the 
Comprehensive Plan. The successful implementation of the Comprehensive Plan 
is enhanced by the removal of obsolete or redundant language in the subarea 
plans proposed for retirement, and by the consolidation of those plans’ elements 
which remain relevant into the text and appendices of the Comprehensive Plan 
and TEDS. Relocating information from the H Road/Northwest Area Plan, North 
Avenue Corridor Plan, North Avenue West Corridor Plan, and Greater Downtown 
Plan simplifies implementation by making such information readily available for 
review and consideration by City staff, decision makers, and the public. 
 
Therefore, staff finds that this criterion is met. 

 
(C) The amendment will be consistent with the vision, goals, principles, and policies 
of the Comprehensive Plan and the elements thereof. 

 
Relocating information from the H Road/Northwest Area Plan, North Avenue 
Corridor Plan, North Avenue West Corridor Plan, and Greater Downtown Plan into 
the text and appendices of the Comprehensive Plan and TEDS, and then 
repealing the four plans, adds no new policies and constitutes no substantive 
change to city policy. 
 
Repeal of the subarea plans is consistent with the Comprehensive Plan insofar as 
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the plans’ policies and implementation strategies have largely been achieved or 
are superseded by compatible language within the Comprehensive Plan. 
 
The proposed amendment will preserve those elements of the four subarea plans 
proposed for repeal which are not already accomplished or accounted for in the 
text and appendices of the Comprehensive Plan, so that the repeal of such plans 
will not affect city policy. All information relocated within the Comprehensive Plan, 
including text and maps, is substantively the same as that which was included in 
the four subarea plans. The information’s purpose and relationship to the rest of 
the Comprehensive Plan is clarified by inclusion in the text and appendices of 
the Comprehensive Plan. 
 
Therefore, staff finds that this criterion is met. 

 
FINDINGS OF FACT AND STAFF RECOMMENDATION 
After reviewing the proposed amendment to Title 22 H Road/Northwest Area Plan, Title 
29 Transportation Engineering Design Standards, and Title 31 One Grand Junction 
Comprehensive Plan, the following findings of fact have been made: 

1. The proposed amendment to Title 22 satisfies the review criteria for a Code Text 
Amendment provided in Section 21.02.050(d)(3)(iii) of the Zoning and 
Development Code. 

2. The proposed amendment to Title 29 Transportation Engineering Design 
Standards satisfies the review criteria for a Code Text Amendment provided in 
Section 21.02.050(d)(3)(iii) of the Zoning and Development Code. 

3. The proposed amendment to the Comprehensive Plan satisfies the review 
criteria for an administrative application provided in Section 21.02.050(e)(4)(iii) of 
the Zoning and Development Code. 

 
Therefore, staff recommends approval. 
  
SUGGESTED MOTION: 
  
Mr. Chairman, on the request to amend Title 22 H Road/Northwest Area Plan, Title 29 
Transportation Engineering Design Standards, and Title 31 the One Grand Junction 
Comprehensive Plan and to retire the H Road/Northwest Area Plan, North Avenue 
Corridor Plan, North Avenue West Corridor Plan, and Greater Downtown Plan, City file 
number CPA-2024-559, ZCA-2024-560, and TED-2024-561, I move that the Planning 
Commission forward a recommendation of approval to City Council with the findings of 
fact as listed in the staff report. 
  

Attachments 
  
1. Exhibit 1. Subarea Plans Map 
2. Exhibit 2. Legend to Abbreviations in Plan Matrices 
3. Exhibit 3. H Road Northwest Area Plan - Tracking Matrix 
4. Exhibit 4. North Avenue Corridor Plan - Tracking Matrix 
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5. Exhibit 5. North Avenue West Corridor Plan - Tracking Matrix 
6. Exhibit 6. Greater Downtown Plan - Tracking Matrix 
7. Exhibit 7. Resolution No. 58-07 
8. Exhibit 8. Resolution No. 174-07 
9. Exhibit 9. Ordinance No. 4486 
10. Exhibit 10. Ordinance No. 4571 
11. Exhibit 11. Proposed Ordinance 
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Legend to Abbreviations in Plan Matrices 

Comprehensive Plan 
C – Chapter 
PP – Plan Principle 
G – Goal 
S – Strategy 
p. – page 

Other Documents 
IGA – Intergovernmental Agreement 
PROS – Parks, Recreation, and Open Space Plan 
TEDS – Transportation Engineering Development Standards 
ZDC – Zoning and Development Code 

Other Abbreviations 
GIS – Geographic Information Systems 
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H Road / Northwest Overlay Zone Policies and Performance Standards

PL
AN

 A
DO

PT
IO

N

Contains language regarding amendment of City and County's Future Land Use Map and 
previous version of the Grand Valley Circulation Plan - both are now obsolete with recent 
adoption of Grand Junction Circulation Plan and the 2020 Comprehensive Plan.

No
Not applicable, 
references obsolete 
planning documents. 

Repeal Plan but retain 
overlay

FU
TU

RE
 L

AN
D 

U
SE

 M
AP

Contains map that shows previous Future Land Use Map that is now obsolete with recent 
adoption of the 2020 Comprehensive Plan which has new/different land use categories. 

No
Not applicable, 
references obsolete 
planning documents. 

Repeal Plan but retain 
overlay

22.12.010
Affected area. The following performance standards shall affect the entire H 
Road/Northwest Area Plan.

No
Completed, included in 
overlay ZDC 22.12.010.

22.12.020
Site design shall direct truck (operations) traffic to the 21 1/2 Road Corridor. All other 
traffic including customer or light vehicle traffic may also use 22 Road and H 1/2 Road.

No Completed, included in 
overlay ZDC 22.12.020.

22.12.030
All signage as defined under the existing development codes and regulations of the City 
and County as off-premises signs are not allowed anywhere within the H Road/Northwest 
Area Plan boundaries.

No Completed, included in 
overlay ZDC 22.12.030.

22.12.040
Development on all parcels abutting the west side of 22 Road from H Road to H 1/2 Road 
and the south side of H 1/2 Road from 21 Road to 22 Road shall be required to meet the 
following performance standards.

No Completed, included in 
overlay ZDC 22.12.040.

22.12.050

All property frontages along these corridors shall provide at a minimum: (a) A 25-foot-wide 
landscaping strip the entire length of the frontage (excluding driveways). (b) A berm the 
entire length of the frontage with a minimum of 36 inches in height. Fencing shall not be 
allowed within the 25-foot landscape strip with the exception of split rail fences with up to 
three rails and not more than four feet in height.

No
Completed, included in 
overlay ZDC 22.12.050.

With future Code 
recommend update to  
amend H-1/2 corridor to 
only include 21-1/2 to 22 
Road

22.12.060
All loading docks and fleet/equipment parking shall be located in the rear half of the lot or 
behind the principal structure (i.e., south side of buildings fronting on H 1/2 Road and west 
of buildings fronting on 22 Road).

No Completed, included in 
overlay ZDC 22.12.060.

22.12.070

Outdoor storage areas shall be: (a) Adequately screened so as not to be visible from 
adjacent public roads (i.e., H 1/2 Road and 22 Road); (b) In the rear half of the lot or behind 
the principal structure (i.e., south of buildings fronting on H 1/2 Road and west of buildings 
fronting on 22 Road); (c) Trash dumpsters shall be fully screened and located in the rear 
half of the lot or behind the principal structure.

No
Completed, included in 
overlay ZDC 22.12.070.

PO
LI

CI
ES

 
AR

DS
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22.12.080
All parking lots located within the front half of the parcel or front of the principal structure 
(adjacent to 22 Road and H 1/2 Road rights-of-way) shall only be used for customer 
parking.

No
Completed, included in 
overlay ZDC 22.12.080.

22.12.090

Applies only to building facades facing the 22 Road and H 1/2 Road rights-of-way. Building 
form shall incorporate projected and recessed elements to provide architectural variety, 
such as entryways, special functional areas, rooflines, and other features, including the 
following requirements: (a) Blank, windowless walls are discouraged. Where the 
construction of a blank wall is necessary, the wall shall be articulated. (b) Large monolithic 
expanses of uninterrupted facades (greater than 50 feet) are not allowed. Pilasters, texture 
transitions, windows and stepping of the wall plane are required. (c) Buildings with flat 
roofs shall provide a parapet with an articulated cornice. (d) All primary buildings shall use 
materials that are durable, economically maintained, and of quality that will retain their 
appearance over time including but not limited to stone, brick, stucco, and pre-cast 
concretes.

No
Completed, included in 
overlay ZDC 22.12.090.

22.12.100
Only monument style signs at a maximum of eight feet in height with a maximum total of 
64 square feet per sign face shall be allowed. Signs shall not be internally illuminated. 
External illumination is allowed.

No Completed, included in 
overlay ZDC 22.12.100.

22.12.110

The following are adequately addressed under existing development codes and City of 
Grand Junction and Mesa County regulations and therefore conformance must be met 
through the development process under then-existing code requirements: (a) Retail 
sales/wholesale sales area; (b) Odors; (c) Glare; (d) Parking lots; (e) Lighting standards; (f) 
Noise (regulated in § 25-12-103, C.R.S., maximum permissible noise levels, and GJMC 
8.16.010).

No
Completed, included in 
overlay ZDC 22.12.110.
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North Avenue Corridor Plan - Sheet 1
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North Avenue Preferred Alternative

a
A student and entertainment district in proximity to Mesa College would also provide student 
housing, after 5:00 p.m. activities and the opportunity for a quality hotel to serve the area.

b
A neighborhood center where senior housing is located in proximity to a quality grocer, 
neighborhood retail, and the potential for a hotel to serve the hospital and surrounding 
neighborhood.

c
A multifamily and attached residential district connecting to the neighborhoods to the north, and 
potential for office space to the south.

Ch 4. p. 69 Commercial 
Area-Specific Policies and

d
A mixed use area with residential over retail incorporated with the governmental functions and 
public plazas to create a gateway for the 29 Road intersection.

Ch 4. p. 69 Commercial 
Area-Specific Policies and

e Regional retail to anchor the east end of the corridor.
Ch 4. p. 69 Commercial 
Area-Specific Policies and

The predominant elements of the preferred alternative are:

Add language to Subareas p. 76 by adding the 
North Avenue Overlay boundary on the map and 

adding language on North Avenue Corridor 
including 1) Mix and Relationship of Uses, 2) 
Circulation and Access, 3) Building Form and 
Character, and 4) Streetscape and Signage

This section west of 27 
1/2 Road is in the Mixed 

Use Area-Specific 
Policies.  It is also in Ch 2, 

pp 4 Downtown and 
University Districts as 
part of the University 

District Area and much 
of it also in the Mixed 
Use area on the map 
found in Ch 4. p. 73 

Mixed Use Area-Specific 
Policies.

Previous visioning and planning for the North Avenue 
Corridor has identified the 4-mile corridor into separate 
subdistricts.  These subdistricts include a student and 
entertainment district in proximity to Mesa College 
where student housing, after five activities and the 
opportunity for a quality Hotel to serve the area would 
enhance and revitalize the corridor.  A Neighborhood 
Center where Senior Housing located in proximity to a 
quality grocer, neighborhood retail, and the potential for 
a hotel to serve the hospital and surrounding 
neighborhood is visioned for the area between 23rd 
Street and 28 ¼ Road.  A multi-family and attached 
residential district connecting to the neighborhoods to 
the north, and potential for office space to the south is 
identified. for the corridor between 28 ¼ Road and 28 ¾ 
Road.  A mixed-use area with residential over retail 
incorporated with the governmental functions and 
potential public plazas for the area from 28 ¾ Road to 
just east of 29 Road is envisioned.  This can create a 
gateway for the 29 Rd. intersection that blends into a 
regional retail area to anchor the east end of the corridor.

Yes
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North Avenue Corridor Plan - Sheet 2
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North Avenue Key Projects

a

A civic plaza where the intersection treatments would provide for clear and safe pedestrian traffic 
movement. The civic space would serve as a gathering space and as an entry marker giving the 
North Avenue Corridor an identity. Existing restaurant spaces could be maintained while new 
residential development would be tucked around existing building pads. Such projects could be 
realized at the intersection of North Avenue and 12th Street, where a student and entertainment 
district would create a marker and gathering space for students as well as the surrounding 
community. This potential project could serve the needs for higher quality restaurants, 
entertainment, and a student housing district. This key project ultimately could serve as the catalyst 
to entice development and the further revitalization of the greater North Avenue Corridor.

No

Commercial Areas: Commercial Corridor - Mix and 
Relationship of Uses, Building Form and Character (p. 
68) and Mixed Use Areas: University District - Mix and 
Relationship of Uses, Streetscape (p. 71)

Civic 
space/infrastructure 
enhancements created 
in 2022 with the Stocker 
Stadium project at 
12th/North.

b

Improvements to the streetscape are another key project that would further promote the 
revitalization of this corridor. A pedestrian-friendly environment using native, xeric plant materials 
that are easily maintained while yet providing an appealing and beautiful streetscape are important 
to attract pedestrian traffic. Median cuts and numerous parking lot accesses will be consolidated. 
Traffic level of service and access will not be impacted. Intersections and medians would be 
improved while a cohesive kit-of-parts would bring character to the corridor. Improved sidewalks, 
lighting, street furniture and signage will improve the pedestrian, bike and vehicular access, 
allowing for retail and commercial to thrive in a safe environment.

Yes

North Avenue from 27 1/2 Road east is part of the 
Commercial Areas "Commercial Land Use" 
designation in Chapter 4 Area-Specific Policies..  This 
chapter supports increasing sidewalk width and 
designation of an appropriate and safe space for 
bicycles.  Also supports Streetscape inprovements 
including ped signage, benches and street trees, 
wayfinding and connectivity to enhance streetscape 
functionality and safety. Implemented through North 
Avenue Overlay Zone and the 2023 Zoning and 
Development Code. Much has been accomplished 
though recent CDOT and City infrastructure 
improvements.  Additional imporvemetns have been 
funded and will be completed in 2025/26

Add language to 
Subareas p. 76 by adding 
the North Avenue 
Overlay boundary on the 
map and adding 
language on North 
Avenue Corridor 
including 1) Mix and 
Relationship of Uses, 2) 
Circulation and Access, 
3) Building Form and 
Character, and 4) 
Streetscape and Signage

c

Assembly of parcels of land where a large development can build momentum and entice greater 
investment would bring the vitality back to North Avenue. The illustration presents retail and 
commercial uses with residential above combined with a plaza and patios. Senior housing, a grocer 
and neighborhood retail provide an environment to attract individuals interested in living within a 
vibrant community. Surrounding neighborhoods would further sustain the community node. Infill 
development such as this will assist in a neighborhood center as well as a regional destination 
promoting activity beyond 5:00 p.m. and on weekends.

No
Mixed Use Areas: Neighborhood Center - Mix and 
Relationship of Uses, Building Form and Character (p. 
70)
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North Avenue Corridor Plan - Sheet 3
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No
Commercial Areas: Commercial Corridor - Building 

Form and Character (p. 68)

North Avenue Phasing Concept

The phasing of development would allow for existing buildings and uses to slowly become integrated into the 
larger vision of the North Avenue Corridor. Illustrated below is an example of how such phasing could occur:
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North Avenue Corridor Plan - Sheet 4
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North Avenue Transportation

a

There are 25 intersections within the North Avenue study area, not including driveways to abutting 
property. Sixty percent are T-intersections (a three-leg intersection) and 40 percent are cross-
intersections (a four-leg intersection). Intersections, by their very nature, create numerous conflicts 
between vehicles, bicycles, and pedestrians. For instance, there are 32 vehicle/vehicle conflict 
points and 16 vehicle/pedestrian conflict points at every four-leg intersection.

No
Commercial Areas: Commercial Corridor - Access and 

Streetscape (p. 68)

b

The design of an intersection requires a balance between the needs of vehicles, pedestrians, 
bicyclists, freight and transit. The following are attributes of good intersection design for 
pedestrians, as documented in AASHTO’s Guide for the Planning, Design and Operation of 
Pedestrian Facilities (2004). (1) Clarity – Making it clear to drivers that pedestrians use the 
intersections and indicating to pedestrians where the best place is to cross; (2) Predictability – 
Drivers know where to expect pedestrians; (3) Visibility – Good sight distance and lighting so that 
pedestrians can clearly view oncoming traffic and be seen by approaching motorists; (4) Short Wait 
– Providing reasonable wait times to cross the street at both unsignalized and signalized 
intersections; (5) Adequate Crossing Time – The appropriate signal timing for all types of users to 
cross the street; (6) Limited Exposure – Reducing conflict points where possible, reducing crossing 
distance and providing refuge islands when necessary; and (7) Clear Crossing – Eliminating barriers 
and ensuring accessibility for all users.

No
Pedestrian and Bicycle Plan (See Bicycle Crossing Guidance, p. 

54 and Pedestrian Crossing Guidance, p. 66)

c

Signalized intersections typically have marked crosswalks, Walk/Don’t Walk indications, and 
regulatory signing. Motorists expect pedestrians and pedestrians are reasonably well protected 
when crossing at these locations. The study corridor currently has nine signalized intersections. 
Most of these signals are located at one-quarter-mile intervals. The most notable exception is 
between 12th Street and 23rd Street, where there is no signalized intersection for approximately 
three-quarters of a mile. In urban areas, pedestrians must be able to cross streets at regular 
intervals. They rarely will go more than 300 to 400 feet out of their way to take advantage of a 
controlled intersection. Consequently, the crossings at uncontrolled locations deserve serious 
consideration as urban arterial corridors redevelop. Treatments commonly used on higher-volume 
multilane streets throughout the United States include: high-visibility markings with double-posted 
pedestrian crossing signs; refuge islands; flags; and flashing beacons. Signals that are used just for 
pedestrian crossings are used primarily at midblock crossings.

No
Pedestrian and Bicycle Plan (See Safe Objectives p.20  that 
includes safety at intersections and along high injury areas 

such as North Avenue, and connectivity objectives) 

Call for additional 
protected crossings
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North Avenue Streetscape Kit-of-parts

No
Commercial Areas: Commercial Corridor - Access and 
Streetscape (p. 68)

Consider adding 
different 

amenities/treatments to 
p.68 Commercial 

Corridor - Access and 
Streetscape (2025 

refresh?)

The following illustration and images serve as a guide of how the streetscape character using amenities can 
create a cohesive and unified streetscape.
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North Avenue Corridor Plan - Sheet 6
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North Avenue Streetscape

Yes

Commercial Areas: Commercial Corridor - 
Transportation Modes, Access and Streetscape, 
Building Form and Character (p. 68); Mixed Use 
Areas: Mixed Use Corridor - Circulation and Access, 
Building Form and Character, Streetscape (p. 70)

Add language to Subareas p. 76 by 
adding the North Avenue Overlay 
boundary on the map and adding 
language on North Avenue Corridor 
including 1) Mix and Relationship of 
Uses, 2) Circulation and Access, 3) 
Building Form and Character, and 4) 
Streetscape and Signage

a

Drainage Way Adjacent to Street. In areas where there are open concrete channels adjacent to the 
street, suggested improvements include the creation of a generous vegetated swale to collect, 
filter, and distribute stormwater, as well as provide an irrigation source for planted trees. The 
addition of an attached walk, defined curb cut entrances, and pedestrian light fixtures will also 
enhance and define the street edge. An alternative would be to provide a covered pipe to convey 
this drainage. This proves less advantageous relative to cost, construction caused delays to traffic 
and the loss of utilizing this runoff for future plantings.

No
2024-2025 CIP sidewalk/streetscape 
installation will complete 
implementation

b

Building Adjacent to Street. In areas where buildings front the street, suggested improvements 
include sidewalks that connect building entrances to walks along North Avenue, defined curb cut 
entrances, and the relocation of parking between buildings. These improvements will enhance the 
street edge by reducing the number of parked cars in front of building entrances, provide space for 
street tree plantings, and reduce the expanse of asphalt. This makes the buildings easier to see and 
identify from North Avenue. Additional sidewalks provide a clear, safe pedestrian path between 
parking lots to building entrances, and provide pedestrian connections to North Avenue.

No
Mixed Use Areas: University District - Building Form 
and Character

Implemented in 2023 ZDC. Include 
description of overlay standards in write-
up

c

Parking Lot Adjacent to Street. In areas where parking lots front the street, suggested 
improvements include defined curb cut entrances, added sidewalks, and additional plantings to 
define parking lot circulation and enhance way finding. Tree plantings can be added to existing 
parking lots by removing asphalt at the end of the parking bays, defining an entrance into the lot 
(Option B). Another option is to include planted islands between parking bays, which is especially 
effective in reducing the expanse of paved areas and urban heat islands often found in large parking 
lots (Option A). Attached or detached sidewalks can be added adjacent to North Avenue, depending 
on the specific condition and width of the right-of-way. Fencing, 42 inches tall, can also add positive 
streetscape character. The fencing should be steel and open, and may be an opportunity to 
incorporate art, static or kinetic, and color.

No
Include description of overlay standards 
in write-up

The creation of a more unified street edge condition along North Avenue will improve the overall character of 
the corridor. This can be accomplished by consolidating existing curb cuts and parking lots, providing more 
definition to vehicular entry ways, and adding walks and plantings. The addition of pedestrian-scale street 
lights, trees, benches and other amenities will create a more pedestrian-friendly environment, and encourage 
local residents to walk or bike along the corridor. Most of these improvements can be made within the existing 
street right-of-way. Suggested improvements outside of the right-of-way can be made without the removal of 
existing structures.
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North Avenue Streetscape

d

Curb Cut Consolidation. Reducing the quantity of curb cuts along North Avenue will greatly enhance 
the overall character of the corridor, and improve vehicular and pedestrian circulation. Curb cuts 
can be consolidated in areas where parking lots can be linked and shared by adjacent uses. 
Consolidating curb cuts also provides additional space for plantings and sidewalks adjacent to North 
Avenue within the right-of-way and less discontinuity of the sidewalk.

No
Commercial Areas: Commercial Corridor - Access and 
Streetscape (p. 68)

Implemented in TEDS and Access Control 
Plan; much consolidation already 
completed
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North Avenue Corridor Plan - Sheet 7
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North Avenue Streetscape New Development

Yes

Add language to Subareas p. 76 
by adding the North Avenue 
Overlay boundary on the map 
and adding language on North 
Avenue Corridor including 1) Mix 
and Relationship of Uses, 2) 
Circulation and Access, 3) 
Building Form and Character, 
and 4) Streetscape and Signage

a

Residential. Clustered townhome developments adjacent to North Avenue will provide a distinct 
living option for residents along the corridor that is currently unavailable in the region. Located 
within walking distance of shopping, restaurants, bus service, and employment opportunities, 
townhomes offer a very desirable alternative to single-family housing. A green corridor in a walking 
environment creates a pedestrian connection between the existing neighborhoods and North 
Avenue, providing convenient access to the street for existing residents. On-street parking provides 
parking for visitors.

No

Mixed Use Areas: Neighborhood Center - Mix and 
Relationship of Uses, Circulation and Access, Building 
Form and Character, Parking and Services, 
Streetscape (p. 70); Mixed Use Areas: University 
District - Mix and Relationships of Uses, Circulation 
and Access, Building Form and Character, Parking and 
Services, Streetscape (p. 71)

"Green corridor" concept has 
been improved through 
implementation of the North 
Avenue street section and the 
ZDC update. Previous C-1 and 
current MU-2 zoning allows and 
promotes higher-density 
residential than townhomes. 
"Green corridor" to be 
implemented through adoption 
of North Avenue street section in 
TEDS.

b

Commercial/Retail. New commercial/retail uses along North Avenue are located close to the street, 
which helps to activate the street edge. Generous sidewalks with spaces for outdoor seating, active 
open space, pedestrian lights, and street trees enhance the character of the corridor. Building 
signage can be located directly on the face of the buildings, which can be readily identified from 
passersby on North Avenue. Front door access to retail/commercial uses is provided on the interior 
side, providing easy access from nearby parking, with back door service access provided along North 
Avenue. Civic spaces such as plazas, corridors, or pocket parks create a permeable frontage along 
North Avenue that provides easy pedestrian flow between the street and commercial or retail uses.

No
Commercial Areas: Commercial Corridor - Mix and 
Relationship of Uses, Access and Streetscape, 
Building Form and Character (p. 68); also, new ZDC

Infrastructure implemented 
through adoption of North 
Avenue street section in TEDS. 
Include "Civic spaces such as 
plazas, corridors, or pocket parks 
create a permeable frontage 
along North Avenue that 
provides easy pedestrian flow 
between the street and 
commercial or retail uses" in 
write-up.

Areas identified for redevelopment along the corridor provide an opportunity to greatly enhance the character 
of the corridor, by creating pockets of redevelopment that will stimulate further improvements. As shown on 
the land use plans, these areas of redevelopment will consist primarily of additional residential, office, 
retail/commercial areas, or new regional store developments. In all cases, each undertaken project should 
provide connectivity to the pedestrian network and include public open space.
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c

Regional Store. New regional store developments, proposed as infill projects, along North Avenue 
can be designed to minimize the impacts of large expanses of asphalt parking. This can be 
accomplished by locating retail stores at the edge of North Avenue, which activates the street edge, 
and screens the expansive parking lots from view from North Avenue. Interior parking lots can be 
shared between the super store and retail uses. Architectural elements such as canopies, columns, 
and articulated roof forms help to define the building entries of the super store, and reduce the 
scale of large facades. This approach will provide a more pedestrian-scaled environment for 
merchants, and create a more inviting facade. Entrances to the super store should be located from 
a side street, which will prevent excessive traffic build up along North Avenue.

No
Commercial Areas: Commercial Corridor - Mix and 
Relationship of Uses, Access and Streetscape, 
Building Form and Character (p. 68); also, new ZDC

Addressed in ZDC for big box 
development
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North Avenue Signage

Yes North Avenue Corridor Zoning Overlay District

Add language to Subareas p. 76 by 
adding the North Avenue Overlay 
boundary on the map and adding 
language on North Avenue Corridor 
including 1) Mix and Relationship of 
Uses, 2) Circulation and Access, 3) 
Building Form and Character, and 4) 
Streetscape and Signage

Improvements to signage along North Avenue can be accomplished by minimizing the quantity of pole-
mounted signs and replacing them with monument signs. This will aid in reducing the visual clutter of the pole-
mounted signs, and also provide an opportunity for street trees to be planted. Because monument signs are 
low, they are not in conflict with the larger canopy of the street trees, and can be readily seen from passing 
traffic. Further detail on signage and recommended adjustments to the Grand Junction sign code are provided. 
This philosophy supports the neighborhood or district concept, in that distinctions are to areas and not 
individual pad development. This encourages the walking environment and provides for a group of retailers to 
engage the property as a whole.
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a

1

2
i No signs permitted at the right-of-way.

ii Establish setbacks from the right-of-way.
iii Limit square footage of signs based upon to-be-established criteria.

b

1

2
i Limit square footage for building-mounted signs based upon to-be-established criteria.

ii Limit number of signs to one per building or tenant.
iii Prohibit roof signs.

c

1

2
i Limit square footage of projecting signs based upon to-be-established criteria.

d

1

2

i Limit square footages and heights of signs based upon to-be-established criteria based upon building 
linear feet rather than property linear feet.

ii Lower heights of signs from what is now permitted.
iii No signs permitted at the right-of-way.
iv Sign design reflects the associated building architecture.

v Signs shall be attached to the ground or with minimal space between the sign and the ground.

e

1

2
i Prohibit off-premises signage.

f

1

i Existing on-premises signs which have become nonconforming because of subsequent Code 
amendments shall be brought into conformance within 15 years of the date of amendment.

ii All features of the sign, including illumination, sign cabinet, base, color, lettering, and materials shall 
match the primary finishes and colors of the associated building(s) which it serves.

iii
All signs which are greater than four square feet in area, except ground signs or signs that replicate a 
business logo, must be comprised only of individual letters or cabinets where only the letters are 
illuminated.

  The City has updated 
the Zoning and 

Development Code twice 
since this plan was 

adopted, once in 2010 
following the adoption 

of the 2010 
Comprehensive Plan and 

    
    

    
    
    

     
    

   
  

     
   

   
    

     
   

Code Summary. Off-premises signage (building-mounted, freestanding, or roof signs) is allowed in C-2 (General 
Commercial) and I-1 and I-2 (Industrial) zones. Maximum height is 40 feet, and square footage must be between 
15 square feet and 300 square feet. Some municipalities are not allowing any off-premises signs within the City 
limits.
Recommended Improvement.

Recommended Sign Implementation Measures from Other Municipal Sign Codes. The following are representative 
regulations found within the sign codes from Denver, Fort Collins, Longmont, Greeley, and Loveland. Typically, it was found 
that heights and square footages were regulated, often based on a formula determined by the setback distance from the 
face of curb or edge of pavement and/or the linear feet of building facing the street. This summary does not provide that 
level of detail, but rather an overview of suggested strategies.

General

Recommended Improvement.

Freestanding Signage (GJMC 21.36.070(c)(7)).

Code Summary. The square footage and height limitations are calculated similar to other sign code regulations, 
but allow for greater height (25 feet for two traffic lanes and 40 feet for four traffic lanes) and maximum square 
footage than other regulations. The sign square footage is also calculated based upon property frontage rather 
than building face frontage. Signs are allowed to be installed at the right-of-way, with no setback requirements.

Recommended Improvements.

Off-Premises Signage (GJMC 21.36.070(d)).

Building Mounted Signage (GJMC 21.36.070(c)(5)).
Code Summary. There is no overall maximum square footage for wall-mounted signs, although the formula is 
similar to other sign code regulations. Each building will have its own maximum square footage, rather than a 
universal not-to-exceed size. The language also allows for wall-mounted signs on any side of the building facing 
a street, thus a corner lot could have two signs, each with a different sign allowance. The regulation allows for 
roof signs, up to 40 feet above grade in height. In addition, the regulation permits more than one building-
mounted sign (wall-mounted, roof sign, or projecting) per structure as long as the maximum square footage is 
not exceeded.
Recommended Improvements.

Projecting Signage (GJMC 21.36.070(c)(6)).
Code Summary. A minimum size (12 square feet) is given for projecting signs rather than a maximum, if the 
projecting sign is the only sign on the building.

Summaries of particular sections from the Grand Junction sign code are provided below, indicating where the current Grand Junction 
sign regulations could be strengthened or amended to improve the overall visual quality and pedestrian scale of North Avenue. 
Currently, the majority of signs along North Avenue fall within these existing regulations:

Sign Location (GJMC 21.36.070(c)(3)).

Code Summary. Grand Junction’s current sign regulation allows signs most anywhere on the property being 
advertised, and the total square footage allowed for a single sign is not to exceed 300 square feet.

Recommended Improvements.
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North Avenue Sign Code Strategies and Recommended Improvements

iv Signs shall be professionally designed and fabricated from quality, durable materials.
v No roof signs.

vi Lighting shall be indirect.

2

3

i Signs will be set back from the right-of-way based upon the sight distance triangle requirements, 
zoning district, or size of sign.

ii No signs allowed within the right-of-way, with the exception of projecting signs which meet all 
requirements set forth in the regulations.

iii No off-premises signs.

iv All freestanding signs shall be located to be compatible with required landscaping, including street 
trees at maturity, so that the public views of the sign will not be obstructed.

4

i Freestanding or ground signs comply with the following requirements:

ii Freestanding signs only permitted with a supporting sign structure, the width of which exceeds 70 
percent of the width of the sign face.

iii Freestanding or ground signs shall have no more than two faces.

iv Maximum height for freestanding signs shall be 18 feet above grade; and for ground signs shall be 
12 feet above grade. (Another code said maximum six-foot height for freestanding.)

v All freestanding signs shall be of a monument design including a monument base attached to the 
ground with no or minimal space between the sign cabinet and the monument base (no pole signs).

vi Monument bases shall be equal or greater (up to 20 percent greater) in width and length than the 
sign cabinet. Sign cabinets for freestanding signs shall not exceed 24 inches in width.

vii Multi-tenant buildings or developments are allowed one sign per lot or development parcel (no 
individual freestanding or ground signs).

5
i Not allowed to be located on the same street frontage as a freestanding sign.

ii Shall not exceed 30 square feet for all faces.

iii Shall not extend more than five feet from the building face nor extend beyond the curbline of any 
street or parking area.

iv Minimum of eight feet of clearance from the ground, and a maximum of 25 feet, and shall not 
extend beyond the roofline or parapet wall.

v Only one per building or tenant.
vi Not allowed on a wall that already has a wall-mounted sign.

6
i No building-mounted sign shall exceed 100 square feet.

ii Multi-tenant buildings allowed one wall sign per street frontage of business.

iii Only one building mounted sign per building (single tenant). Shall not project above the roofline.

7

i Signs on canopies or awnings are limited to the name of the building, business and/or address of the 
premises.

ii Shall not exceed 50 square feet per face in area.
iii Only allowed on first story of a building.
iv Minimum clearance shall be eight feet.

g

No.

      
   

   
    

    
   

   
   

in 2023 following the 
adoption of the 2020 

Comprehensnve Plan.  In 
both updates the sign 
code was not updated 

due to community input.  
For North Avenue the 

Zoning Overlay has 
encouraged monument 

signs over pole signs.  
City Incentive Grant 

program was successful 
in reducing the number 

of pole signs ad replacing 
them with monument 

signs.

Suggested Steps to Implementing New Signage Approach Along North Avenue. The following steps are suggestions for 
implementing a new signage strategy along the North Avenue Corridor. This strategy will require amending the existing sign 
code to incorporate the appropriate level of restrictions within the corridor.

Sign Location.

Freestanding/Ground Signage.

Projecting Signage.

Building-Mounted Signage.

Awning Signage.

Maximum Size of Letters.

Packet Page 32



North Avenue Corridor Plan - Sheet 9

Add to
 Area-S

pecif
ic 

Polici
es?

Curre
nt C

omp Plan
 

or A
rea-S

pecif
ic 

Policy
 Refe

rence
 

an
d Text

Potentia
l N

ext 

Ste
ps/N

otes
North Avenue Sign Code Strategies and Recommended Improvements

1

2

3

      
   

   
    

    
   

   
   

    
    

    
    
    

     
    

   
  

     
   

   
    

     
   

Determine Desired Signage Aesthetic. Determine the appropriate level of regulations for signage based upon 
other similar Colorado communities, as well as the desired aesthetic and scale of the signs within the corridor.

Determine How to Approach Existing Nonconforming Signs. Decide whether to require existing nonconforming 
signs to be improved within an appropriate time frame, and/or require compliance to new sign code 
amendments at time of business transition or sale. For example, Fort Collins requires all existing signs to be in 
compliance with the updated sign code within 15 years.
Amend the Sign Code Appropriately. Determine if this is a City-wide amendment, or limited to a special zoning 
district for North Avenue. Amend the City sign code with the desired adjustments, and begin transitioning out 
the old signs.

Packet Page 33



North Avenue Corridor Plan - Sheet 10

Add to
 Area-S

pecif
ic 

Polici
es?

Curre
nt C

omp Plan
 

or A
rea-Sp

ecif
ic 

Policy
 Reference

 an
d 

Text

Potentia
l N

ext 

Ste
ps/N

otes
North Avenue Implementation Strategies

a
Capitalize on proximity to college and downtown through marketing efforts, product mix and 
positioning (West)

No

Plan Principle 4: 
Downtown and 
University Districts - A 
Maturing University (p. 
22) and How We Will 
Get There 1.v. University 
District (p. 23)

b
Educate Council about this market reality and prepare them for filling the gap of catalyst projects 
resulting from inflated land prices and other factors (West)

No
No identified catalyst projects 
to fill funding gaps.

c
Consider an urban renewal district to assist with on-site and off-site costs for qualifying elements 
(West)

No

City approached North Ave. 
businesses to form a taxing 
district to help revitalize North 
Avenue and it was not 
receptive.

d
Capitalize on proximity to hospital and park through marketing, product mix and positioning 
(including actual physical connectivity) (Central)

No
Will be incorporated in write-
up

e Encourage hospital, or unrelated clinics, to explore partnership opportunities (Central) No
Existing services within and 
beyond corridor have built 
upon such partnerships

f Encourage mixed uses including affordable residential and multifamily (Central) No

Commercial Corridor does not 
account for this. See also 
"Streetscape New 
Development" tab. Will be 
incorporated in write-up; 
already implemented by MU-2 
zoning.

g
Capitalize on substantial infrastructure investment in north-south connection (along with 
presumably softer land assembly costs) to pursue regional retail opportunity (East)

No
29 Road intersection already 
completed

a Work with private and nonprofit interests to assemble and hold opportunity sites (West/Central) No

b Share market opportunities with various audiences to encourage investment (West/Central) No

c Use range of mechanisms – land swaps, low-interest loans, acquisition/write-down (West/Central) No

d Consider establishing appropriate districts as holding entities (West/Central) No

North Avenue Owners 
Association, formed for these 

purposes, no longer exists, 
along with no creation of 

taxing district, make these 
difficult to accomplish

M
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T
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N
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e
Problem is less severe near logical development node – probably can use traditional land assembly 
(East)

No

a Maintain (City) flexible position on the use and width of alleys (if relevant) in select locations No
Citywide policy, context-
sensitive

b
Create street standards for building setbacks, sidewalk width, signage, awnings, etc. sensitive to the 
feasibility of the remaining building envelope

No

Commercial Areas: 
Commercial Corridor - 
Building Form and 
Character (p. 68); ZDC 
and adopted North 
Avenue Overlay

c
For stores that require surface parking in front, require heightened landscaping or pad site 
development with interior parking – remaining sensitive to sight-lines

No

Mixed Use Areas: 
Neighborhood Center - 
Parking and Services (p. 
70); Mixed Use Areas: 
University District - 
Parking and Services (p. 
71); ZDC and adopted 
North Avenue Overlay

d
Establish street standards – define the street’s role by district based on the vision and desired 
character

No
Completed by adoption of 
North Avenue street section 
and Overlay

e
Update any transportation plans relative to desired district functions, including encouraging public 
transportation through increased comfort and security of stops

No
GVT responsible for stops; City 
secures location with 
development

f Link parking lots, minimize curb cuts and consolidate driveways – selectively – where feasible No

Commercial Areas: 
Commercial Corridor - 
Access and Streetscape 
(p. 68)

Included in Adopted Zoning 
Overlay District; City secures 
cross-access easements with 
development

g
Redesign intersections and access points within the nodes to simplify and coordinate signal 
sequences

No
Ongoing coordination 
between City and CDOT
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a Consider overlay district that is more supportive/encouraging of mixed use No

Commercial Areas: 
Commercial Corridor - 
Mix and Relationship of 
Uses (p. 68); Mixed Use 
Areas: Neighborhood 
Center and University 
District - Mix and 
Relationship of Uses (p. 
70-71)

Completed by adoption of 
North Avenue Overlay

b
Revise regulations to eliminate barriers to investment in neighborhoods on the corridor; promote 
density and greater variety of residential products (i.e., density bonuses)

No

Commercial Areas: 
Commercial Corridor - 
Mix and Relationship of 
Uses (p. 68); Mixed Use 
Areas: Neighborhood 
Center and University 
District - Mix and 
Relationship of Uses (p. 
70-71)

Commercial Zoning Allows 
high density

c
Encourage the introduction of residential development within nodes and at key locations; fill 
financial gaps, and support demonstration projects (look for institutional partners)

No

d
Where necessary, assist with assembling properties to accommodate a range of product types 
(workforce, student, senior, etc.)

No

e
Eliminate regulatory barriers which preclude or delay redevelopment buildings for residential use 
(building codes, limits on adjacency among uses, etc.)

No
Completed; ZDC 
nonconforming and 
compatibility standards

f Work with private and nonprofit interests to provide opportunity sites for residential development No

Plan Principle 5: Strong 
Neighborhoods and 
Housing Choices - How 
We Will Get There c. 
Regional Housing 
Initiatives (p. 28)

Commercial Areas: 
Commercial Corridor - 
Mix and Relationship of 
Uses (p. 68); Mixed Use 
Areas: Neighborhood 
Center and University 
District - Mix and 
Relationship of Uses (p. 
70-71)

Also, not feasible without 
taxing district

RE
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LA
TO
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North Avenue Implementation Strategies

a
Request Council support for participation in at least two demonstration projects – enlisting the 
participation of existing property owners (if feasible), identifying partners, soliciting lender support, 
and committing a range of tools to assist with filling the gap

No

b
Once a “tool box” of incentives has been assembled, publish a request for development, nonparcel 
specific to encourage investment

No

c
Through this corridor plan process, identify individuals and organizations which have the desire and 
resources to continue this effort and ensure the implementation strategy is implemented

No

d
Develop a range of “stories” which speak to the interests of different audiences – physical, fiscal, 
market, financial, etc. – educating about the opportunities and commitment to overcome barriers

No

e
Encourage transitional programs (e.g., job training, adult education) that provide positive daytime 
activities for homeless shelter population

No
Completed by 
HomewardBound

Completed - Council 
established and funded 
matching grant program, 
resulting in sign modifications 
and façade renovations

Completed - North Avenue 
Owners Association, formed 
for these purposes, no longer 
exists

PO
LI
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L
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North Avenue West Corridor Plan Vision

Yes

Add the following narrative below to North Avenue 
Corridor Subarea narrative. "North Avenue is a corridor 
for people and places, a crossroads of Grand Junction, a 
corridor to the City Center and Colorado Mesa University. 
A place where higher education facilities connect with 
medical facilities, downtown, sports facilities, historic 
neighborhoods, existing and future residential 
neighborhoods, regional retail and employment 
opportunities.  The entire North Avenue corridor must 
work together for sustainability and the future success of 
the corridor. Infrastructure needs must be planned and 
complement private revitalization of adjacent properties 
and promote the future development of retail, 
commercial, office, entertainment and residential 
opportunities in the corridor."   

Add language to Subareas 
p. 76 by adding the North 
Avenue Overlay boundary 
on the map and adding 
language on North Avenue 
Corridor including 1) Mix 
and Relationship of Uses, 2) 
Circulation and Access, 3) 
Building Form and 
Character, and 4) 
Streetscape and Signage

a Create services at the neighborhood level and for the student population No

Plan Principle 4: Downtown and 
University Districts - A Maturing 
University (p. 22) and How We 
Will Get There 1.v. University 
District (p. 23)

b Improve mobility for pedestrians, bicyclists and transit riders No

Plan Principle 4: Downtown and 
University Districts -  How We 
Will Get There 2.a Pedestrian 
and Bicycle Network (p. 24); 
Mixed Use Areas: University 
District - Circulation and Access 
(p. 71)

c
Create a significant “neighborhood” of residential, retail, commercial, entertainment, 
educational and public activity areas.

No
Mixed Use Areas: University 
District - Mix and Relationship 
of Uses (p. 71)

We are planning North Avenue for people and places, a crossroads of Grand Junction, a 
corridor to the City Center (see graphic on following page). A place where higher education 
facilities connect with medical facilities, downtown, sports facilities, historic neighborhoods, 
existing and future residential neighborhoods, regional retail and employment opportunities. 
The North Avenue corridor is suffering with a higher vacancy rate, nearly double than the rest 
of the City combined. Major vacancies have occurred in the Eastgate and Teller Arms shopping 
centers in the recent past, both of which are located east of 12th Street outside of this 
planning area, but no less affect the West Corridor Study area. It is certainly understandable 
that the entire North Avenue corridor must work together for sustainability and the future 
success of the corridor. Infrastructure needs to cross over both planning areas and must be 
planned together and either be the same or at the very least complement each other. The 
North Avenue West Corridor Plan includes an overall strategy to revitalize the corridor and 
support its continued growth in order to promote the future development of retail, 
commercial, office, entertainment and residential opportunities in the corridor. Specific 
strategies for the implementation of improvements have been identified and include the 
following:
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d

Designing the Public Realm. Develop guidelines for design that answer the questions: 
(1) What is the appropriate setback related to the public right-of-way? (2) What should 
happen between the street curb and the front of the building? (i) What is appropriate 
landscaping? Should it be a combination of landscaping and hardscape? (ii) Pedestrian 
amenities: what should they include? (3) Where should parking be located? How should 
it be accessed from the building(s)? (4) What is the function of public streets? (i) What 
role do alleys and neighborhood streets play in traffic circulation? (ii) What is the 
functionality of North Avenue and how does that interface with the street edges?

No

Mixed Use Areas: University 
District - Circulation and Access, 
Parking and Services, 
Streetscape (p. 71)

All of these questions were addressed with the adoption 
of the North Avenue Zoning Overlay
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North Avenue West Corridor Plan Guiding Principles

a
Safe pedestrian access on North Avenue Corridor, along and across the corridor. Key 
crossings include 1st, 3rd, 5th, 7th, 10th and 12th.

No
Mixed Use Areas: Mixed 
Use Corridor - Circulation 
and Access (p. 70)

North Avenue Zoning Overlay provides 
requirements for an 8 ft. detached concrete trail 
with an 8 ft. parkstrip.   The 1st Street, 5th 
Street, 7th Street, 10th Street and 12 Street 
pedstrian crossings all have a traffic signal and 
painted crosswalks.  The 3rd Street crossing is for 
pedestrian and bicycles and unsignalized.  CDOT 
in 2022 constructed a median refuge area for 
those crosssing North Avenue at 3rd Street to do 
so more safely.

b

Provide adequate lighting along the corridor.

No

TEDS standards for street 
lighting updated in 2023.  
ZDC updated in 2023 
requires adequate onsite 
lighting for parking areas.

CDOT completed a capital project in 2022 
reconstructing all North Avenue medians, 
eliminating vehicular access points and 
upgrading streetlights.

c
Provide access management by limiting the number of access points onto North 
Avenue and keep medians.

No

Plan Principle 6: Efficient 
and Connected 
Transportation - How We 
Will Get There 2.f. Access 
Management

Required by CDOT as part of Access Permits.  
North Avenue Zoning Overlay and TEDS manual 
require shared access and closing down 
duplicate access points.

d

Provide a safer environment for bicycle traffic.

No

Plan Principle 6: Efficient 
and Connected 
Transportation - How We 
Will Get There 4.e. Bicycle 
Facilities; Mixed Use Areas: 
Mixed Use Corridor - 
Circulation and Access (p. 
70); Mixed Use Areas: 
University District - 
Circulation and Access (p. 
71)

North Avenue Zoning Overlay provides 
requirements for an 8 ft. detached concrete trail 
with an 8 ft. parkstrip.  Bicycles are allowed to 
use the trail.  TEDS manual updated in 2023 
requiring safer pedestrian and bicycle 
infrastruture.

e

Provide bus pull-outs at transit stops.

No
Mixed Use Areas: Mixed 
Use Corridor - Streetscape 
(p. 70)

North Avenue Zoning Overlay's requirement for 
an 8 ft. wide parkstrip accomodates a pus pull 
out where appropriate.  The Zoning Overlay also 
accomodates other transit amenities within the 
parkstrip.

No

a Landscaping No See ZDC Section 21.07

SA
FE

TY

Creating standards that support the vision and corridor as a destination and a crossroads. Create 
standards for:
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b Signage No See ZDC Section 21.10

c

Way finding

No

See Pedestrian and Bicycle PlanGoal Multi-Modal 
Community, Objective M6 "Initiate a 
comprehensive wayfinding and signage study to 
create a cnossistent strategy for connectiing 
people walking , biking, and driving to downtwon 
and other key destinations.

d
Building architecture

No
See ZDC Section 21.05.060 and ZDC Section 
21.05.070

e
Building location

No
Zoning Overlay incentivizes constructing 
buildings at a zero setback along North Avenue.

f
Lighting

No
See ZDC Section 21.11 for outdoor light.  Also see 
TEDS manual for Pedestrian lighting 
requirements.

g

Entry features

No

C2, PP3, G7, p.21 strategy 7 -Continue efforts to 
create a community that provides a sense of 
arrival, attractive design, and well-maintained 
properties. B. Design Standards - Develop basic 
design standards for key corridors to improve the 
overall visual cohesiveness and appeal of an area 
as well as improve upon the overall physical 
appearance of the city.

h
Banners (pedestrian scale)

No
Banners around the University have been 
installed.

i

Public spaces (medians, pocket parks and plazas)

No

See Parks, Recreation & Open Space Master Plan. 
Also, C2, PP3, G7, p.21 strategy 7 - B. Design 
Standards - Develop basic design standards for 
key corridors to improve the overall visual 
cohesiveness and appeal of an area as well as 
improve upon the overall physical appearance of 
the city. And c. Streetscape - Continue to 
implement cost-effective improvements to the 
streetscape, including functional improvements 
to hardscape and green infrastructure as well as 
artistic and design elements.

AE
ST

HE
TI

CS
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Yes

Added that this is a corridor that is a destination 
and not simply a street to travel through to the 
proposed narrative in Ch 4 Area Specific Policies  
under "Mix and Relationship of Uses".

Add language to Subareas p. 76 
by adding the North Avenue 
Overlay boundary on the map 
and adding language on North 
Avenue Corridor including 1) Mix 
and Relationship of Uses, 2) 
Circulation and Access, 3) 
Building Form and Character, 
and 4) Streetscape and Signage

a

Establish an entrance; you have arrived; slow down.

No

C2, PP3, G7, p.21 strategy 7 -Continue efforts to 
create a community that provides a sense of 
arrival, attractive design, and well-maintained 
properties. B. Design Standards - Develop basic 
design standards for key corridors to improve the 
overall visual cohesiveness and appeal of an area 
as well as improve upon the overall physical 
appearance of the city.

b

Establish three subareas or districts and create a vision for each. (1) Automotive Sales 
and Service District (I-70B to 1st Street). (2) Sherwood Park Mixed Use District (1st 
Street to 5th Street). (3) Educational/Student Commercial and Entertainment District 
(5th Street to 12th Street).

No

Although the Corridor Plan's concept for the long 
road corridor was to create separate named 
districts for the 4 mile corridor which has not 
occurred exaactly as planned there has been 
some establiohment of corridor areas.  In the 
2020 Comprehensive Plan the follwong was 
estalbished: 10 A mixed Use area between 1st 
Street and 12th Street on the north side of the 
corridor, 2) a mixed use corrridor bewteen I-70 
on the west to 7th Street on the south side of 
the corridor, and 3)University Distrcit area that is 
adjacen to north Avenue on teh north side 
between 1st Street and 17th Street.

c

Create parking areas. Locate parking to the rear of businesses.

No

Zoning Overlay incentivizes constructing parking 
lots on the rear and side of the building 
promoting the building location to be along 
North Avenue.

d
Encourage outdoor spaces/uses (i.e., outdoor seating, plazas).

No
Permited and encouraged in North Avenue 
Zoning Overlay.

e Create work/live opportunities (mixed use). No MU-2 Allowed within current Zoning of MU-2
f Establish entertainment venues. No MU-2 Allowed within current Zoning of MU-2

g
There is a need for hotel(s).

No
This is market driven.  CMU has  constructed a 
Hotel on their Campus.

PL
AC

EM
AK

IN
G

Envisioning North Avenue holistically, a corridor that is a destination itself, not simply a street to 
travel through.
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No C2, PP4, p. 22-24

a
Establish 3rd Street as a mixed use center (increase density and intensity) and tie to 
Sherwood Park.

No
Comp Plan Land Use map establishes area as 
Mixed Use.

b
Allow for university expansion to 7th Street.

No
In Progress.  Supported by C2, PP4 Downtown 
and Univeristy Districts

c

Minimize traffic impacts to existing and future residential areas.

No

North Avenue Overlay incentives and standards 
apply only to properties that abut North Avenue 
which encourages higher intensity development 
to occur along North Avenue.  These standards 
do not apply to secondary streets and residential 
areas to the north and south of North Avenue.

d
Encourage the use of secondary streets for neighborhood traffic circulation and 
buffering from more intensive uses.

No
Required by TEDS that lower order streets are to 
provide for access into sites.

N
EI

GH
BO

RH
O

O
D 

IM
PA

CT
S

Minimize impacts to existing neighborhoods as Neighborhood Centers are established on 3rd 
Street between North Avenue and Sherwood Park and in the vicinity of Colorado Mesa University. 
As future university expansion occurs west to 7th Street and subsequent university supportive 
development occurs north and south of North Avenue between 5th Street and 12th Street, 
mitigate potentially negative impacts on existing neighborhoods.
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North Avenue West Corridor Plan Recommended Street Cross-Section

Yes

See TEDS Minor 
Arterial cross 
section 100 ROW 
width.  Move 
sheet shown here 
to TEDS from 
North Avenue 
Plan.

Amend TEDS to 
include section for 
North Avenue

The recommended street cross-section is Option 3. After taking into account the survey results, public 
comments received at open houses, focus group meetings, the work by the Technical Advisory 
Committee for this corridor plan, and the financial costs for construction, the street cross-section in 
Option 3 was selected. Option 3 incorporates the most features the public stated as being important. 
These features include creating an improved, more aesthetic and safer pedestrian corridor and 
include bike lanes. These features are also found in Option 4, but Option 3 is financially a better 
choice than Option 4. Option 4 would require reconstruction of the curb and gutter and adding 
additional pavement to the street while Option 3 works within the existing curb and gutter or street 
width. Both options will require 10 additional feet of right-of-way to improve the pedestrian and 
landscaping areas.
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North Avenue West Corridor Plan Elements

a Consolidating existing curb cuts and parking lots.

b Providing more definition to vehicular entryways.

c Adding sidewalks and plantings.

d Adding pedestrian scale street lights, trees, benches and other amenities.

No

Mixed Use Areas: Mixed 
Use Corridor - 
Circulation and Access 
(p. 70); Mixed Use Areas: 
University District - 
Circulation and Access 
(p. 71)

a
Clarity. Making it clear to drivers that pedestrians use the intersections 
and indicating to pedestrians where the best place is to cross;

b Predictability. Drivers know where to expect pedestrians;

c
Visibility. Good sight distance and lighting so that pedestrians can clearly 
view oncoming traffic and be seen by approaching motorists;

d
Short Wait. Providing reasonable wait times to cross the street at both 
unsignalized and signalized intersections;

e
Adequate Crossing Time. The appropriate signal timing for all types of 
users to cross the street;
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The design of an intersection requires a balance between the needs of vehicles, 
pedestrians, bicyclists, freight and transit. The following are attributes of good 
intersection design for pedestrians, as documented in AASHTO’s guide for the 
Planning, Design and Operation of Pedestrian Facilities (2004).

Creating a more unified street edge will improve the overall character of the corridor. 
This can be accomplished by:

These suggested changes to North Avenue will create a more pedestrian friendly 
environment and encourage local residents to walk. Most of these improvements can 
be made within the existing street right-of-way. East of 1st Street, the future overall 
width of the right-of-way will be 100 feet with right-of-way dedication needed up to 
50 feet from each development on both sides of North Avenue.

No Outdated AASHTO

There are many tools that can be used in design of a 
streetscape that improve the look, functionality and 
vitality of a corridor along with establishing a sense of 
place that brings people back.  The creation of a unified 
street edge along North Avenue improves the overall 
character of the corridor that can be accomplished by 
consolidating existing curb cuts and parking lots, 
providing more definition to vehicular entry ways, and 
adding walks and plantings.  The addition of pedestrian 
lighting, trees, benches and other amenities creates a 
pedestrian environment and encourages walking and 
riding a bicycle.  Improving signage by replacing pole-
mounted signs with monument signs can reduce the 
visual clutter of the pole-mounted signs, and provide an 
opportunity for street trees and can be seen by 
pedestrians and passing traffic.

Yes
Add language to Mixed Use 

Corridor - Streetscape

Mixed Use Areas: Mixed 
Use Corridor - 

Streetscape (p. 70), 
Mixed Use Areas: 

University District - 
Streetscape (p. 71)
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f Limited Exposure. Reducing conflict points where possible, reducing 
crossing distance and providing refuge islands when necessary; and

g
Clear Crossing. Eliminating barriers and ensuring accessibility for all users.

No
This text is merely descriptive of 
typical treatments
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Signalized intersections typically have marked crosswalks, walk/don’t walk 
indications, and regulatory signing. Motorists expect pedestrians and pedestrians are 
reasonably well protected when crossing at these locations. The North Avenue West 
corridor currently has six signalized intersections. Most of these signals are located at 
approximately one-quarter-mile intervals. In urban areas, pedestrians must be able to 
cross streets at regular intervals. They rarely will go more than 300 to 400 feet out of 
their way to take advantage of a controlled intersection. Consequently, the crossings 
at uncontrolled locations deserve serious consideration as urban arterial corridors 
redevelop. Treatments commonly used on higher volume multilane streets 
throughout the United States include: high-visibility markings with double-posted 
pedestrian crossing signs; refuge islands; flags; and flashing beacons. Signals that are 

The creation of a more unified street edge condition along North Avenue will improve 
the overall character of the corridor. This can be accomplished by consolidating 
existing curb cuts and parking lots, providing more definition to vehicular entryways, 
and adding walks and plantings. The addition of pedestrian-scale street lights, trees, 
benches and other amenities will create a more pedestrian friendly environment, and 
encourage local residents to walk or ride a bicycle. Most of these improvements can 
be made within the existing street right-of-way.

 

There are many tools that can be used in design of a streetscape that improve the 
look, functionality and vitality of a corridor along with establishing a sense of place 
that brings people back. Street furniture such as benches, art sculptures, plantings 
and trash cans dispersed within pedestrian ways and civic spaces encourages 
pedestrian use and provide a sense of belonging. Pedestrian lighting provides a safer 
environment in the evening encouraging businesses to stay open longer hours, 
providing a catalyst for activity and nightlife.

Included within proposed "Streetscape", see aboveYes
Add language to Mixed Use 

Corridor - Streetscape
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Yes

Commercial and retail buildings along North Avenue 
are best located close to the street, which helps to 
define and increase the use of the street edge.  
Building construction and building signage located 
directly on the face of the building identifies 
businesses to those traveling on North Avenue.   
Front door access to retail/commercial uses should 
be provided with additional access from the interior 
side, providing easy access from nearby parking 
areas. Other improvements include civic spaces 
such as plazas, corridors, or pocket parks which 
create a permeable frontage along North Avenue 
that provides easy pedestrian flow between the 
street and commercial or retail uses.  These 
improvements along with building adjacent to the 
street define curb cut entrances and relocate 
parking to areas to the side and behind buildings.  
Additional sidewalks an provide a clear, safe 
pedestrian path between parking lots to building 
entrances, and provide pedestrian connections to 
North Avenue.

Add language to Mixed -Use 
Corridor Building Form and 
Character

Cu
rb
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ut
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Yes

Reducing the quantity of curb cuts along North 
Avenue enhances the overall traffic safety and 
character of the corridor and improves vehicular and 
pedestrian circulation. Curb cuts can be 
consolidated in areas where parking lots can be 
linked and shared by adjacent uses and where 
multiple access points are not needed. 
Consolidating curb cuts also provides additional 
space for plantings and sidewalks adjacent to North 
Avenue within the right-of-way and less discontinuity 
of the sidewalk. It results in fewer interruptions in 
traffic flow. Curb cuts will be consolidated at the 
time of redevelopment of a site. Each new 
development project should provide connectivity to 
the pedestrian network.

Add language to Mixed Use 
Corridor - Circulation and Access

In areas where buildings front the street, suggested improvements include sidewalks 
that connect building entrances to sidewalks along North Avenue, defined curb cut 
entrances, and the relocation of parking between buildings. These improvements will 
enhance the street edge by reducing the number of parked cars in front of building 
entrances, provide space for street tree plantings, and reduce the expanse of asphalt. 
Building adjacent to the street makes the buildings easier to see and identify from 
North Avenue. A front door on North Avenue invites foot traffic to go from one 
business to another. Additional sidewalks provide a clear, safe pedestrian path 
between parking lots to building entrances, and provide pedestrian connections to 
North Avenue.

Reducing the quantity of curb cuts along North Avenue will greatly enhance the 
overall character of the corridor, and improve vehicular and pedestrian circulation. 
Curb cuts can be consolidated in areas where parking lots can be linked and shared by 
adjacent uses. Consolidating curb cuts also provides additional space for plantings 
and sidewalks adjacent to North Avenue within the right-of-way and less 
discontinuity of the sidewalk. It will result in fewer interruptions in traffic flow. Curb 
cuts will be consolidated at the time of redevelopment of a site. Areas of potential 
redevelopment along the corridor provide an opportunity to greatly enhance the 
character of the corridor, by creating pockets of redevelopment that will stimulate 
further improvements. Redevelopment will consist primarily of additional residential, 
office, retail/commercial areas, or new mixed use developments. In all cases, each 
project should provide connectivity to the pedestrian network and include public 
open space.
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No

Mixed Use Areas: Mixed 
Use Corridor - Mix and 
Relationship of Uses, 
Circulation and Access 
(p. 70), Mixed Use Areas: 
University District - Mix 
and Relationship of Uses, 
Circulation and Access, 
Parking and Services (p. 
71)
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Yes

ZDC Section 21.07 
Landscaping 
requirements for parking 
areas.

Included within proposed "Building Form and 
Character", see above

Add language to Mixed -Use 
Corridor Building Form and 
Character

Tr
an

sit

No
Mixed Use Areas: Mixed 
Use Corridor - 
Streetscape (p. 70)

No mention of pull-outs, nor 
mention of transit in University 
District write-up

Yes Included within proposed "Streetscape", see above

Si
gn

ag
e

Multifamily developments adjacent to North Avenue will provide a distinct living 
option for residents along the corridor. Multifamily development is currently needed 
by Colorado Mesa University students. That need for housing will continue to grow as 
the student population grows. Located within walking distance of shopping, 
restaurants, bus service, and employment opportunities, multifamily development 
offers a very desirable alternative to single-family housing. One of the guiding 
principles includes minimizing neighborhood impacts to existing and future 
residential areas. Minimizing such impacts includes buffering between land uses with 
landscaping and berms, as well as providing good traffic circulation. Creating and 
enhancing a grid system of streets and corridors provides traffic a number of choices, 
thereby dispersing the traffic. A green corridor in a walking environment will create a 
pedestrian connection with existing neighborhoods and North Avenue providing 
convenient access to the street for existing residents. On-street parking along the 
side streets provides parking for visitors. On-site parking areas must provide buffering 
with residential areas through the use of berms and landscaping.

Commercial and retail buildings along North Avenue are best located close to the 
street, which helps to define and increase the use of the street edge. Generous 
sidewalks with spaces for outdoor seating, active open space, pedestrian lights, and 
street trees enhance the character of the corridor. Building signage can be located 
directly on the face of the buildings, which can be readily identified from passersby 
on North Avenue. Front door access to retail/commercial uses should be provided on 
North Avenue with additional access from the interior side, providing easy access 
from nearby parking. Civic spaces such as plazas, corridors, or pocket parks create a 
permeable frontage along North Avenue that provides easy pedestrian flow between 
the street and commercial or retail uses. Parking lots must buffer themselves from 
North Avenue is the highest transit use area for Grand Valley Transit (GVT). All transit 
stops on North Avenue should be off-street pull-outs. Bus shelters should be 
incorporated at higher use transit stop locations.

Encouraging buildings to be constructed next to the street allows the building along 
with signs on the face of the building to advertise the business to passersby on North 
Avenue. In effect, the building becomes part of the sign advertising the business, 
helping the public identify the business.

Improvements to signage along North Avenue can be accomplished by minimizing the 
quantity of pole-mounted signs, and replacing them with monument signs. This will 
aid in reducing the visual clutter of the pole-mounted signs, and also provide an 
opportunity for street trees to be planted. Because monument signs are low, they are 
not in conflict with the larger canopy of the street trees, and can be readily seen from 
passing traffic. This philosophy supports a distinction of commercial areas as opposed 
to individual pad development. It encourages a walking environment and provides for 
a group of retailers to engage the property as a whole.

Yes
Included within proposed "Building Form and 

Character", see above

Add language to Subareas p. 76 by 
adding the North Avenue Overlay 
boundary on the map and adding 

language on North Avenue 
Corridor including 1) Mix and 

Relationship of Uses, 2) Circulation 
and Access, 3) Building Form and 
Character, and 4) Streetscape and 

Signage
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These recommended changes to signage west of 12th Street are also part of the 
recommendations found in the 2007 North Avenue Corridor Plan adopted by the City 
of Grand Junction for North Avenue east of 12th Street.

      
Character , see above
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North Avenue West Corridor Plan Districts

a
Vision. Continue to serve as an automotive and services center for the Grand Junction area.

b

Street Cross-Section. North Avenue (through this district) is a State Highway (U.S. Hwy 6) designed 
with a frontage road along the north side and an interchange using slip lanes at its intersection with 
I-70 Business Loop. The plan does not recommend any changes to this street section as it does for 
the other two districts, except for providing for future pedestrian and bicycle facilities. Pedestrians 
and bicycles are now left to their own to navigate this section of the corridor. It is recommended 
that off-street pedestrian and bike paths be constructed on both sides of the corridor. Along the 
south side of the corridor a future path should be located within the landscaped open space. On the 
north, a path should be constructed along the existing frontage road and any future frontage road 
that is built as part of redevelopment of that area.

c

Existing Traffic Issue. Vehicular traffic currently backs up along westbound North Avenue at the 
intersection of 1st Street. This traffic issue is the result of motorists’ need to get in the right lane 
prior to the left-turn lane for the Ed Bozarth car dealership. West of 1st Street the left through lane 
ends and requires a left-turn movement at Ed Bozarth; therefore, many motorists are queuing up in 
the right lane east of the traffic signal at 1st Street and North Avenue to avoid this conflict. This plan 
recommends that a dedicated left-turn lane be constructed at Ed Bozarth allowing both westbound 
lanes to be used by vehicular traffic heading west (see exhibit). This will allow for the motorist not 
to have to move over to the right lane east of 1st Street which often creates a back-up of traffic for 
a block or more.

No
This right lane traffic  
issue was solved by 
CDOT when widening 
occurred after the North 
Avenue West Plan was 
adopted.

Implementation 
Completed
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Located on the west end of North Avenue and comprising only seven properties, the plan is recommending 
little change for the Automotive Sales and Service District. This area has long been established as a commercial 
area with car sales and services. The area currently comprises a mix of automotive sales and service businesses, 
a furniture store and other retail and service businesses. The continued indoor and outdoor retail and service 
are appropriate and expected to continue for this area of the plan. The Automotive Sales and Service District 
serves as the west entrance to the four-mile-long North Avenue corridor. The large existing landscaped open 
space within the public right-of-way along the south side of the corridor is extremely important as an entry 
feature. It is important to maintain this feature into the future.
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The Sherwood Park Mixed-Use District comprising that area from 1st Street to 5th Street has many existing 
multifamily, office, retail and service businesses already. The Comprehensive Plan identifies  this area as a 
Neighborhood Center and encourages infill and redevelopment, providing additional density and intensity. This 
plan recommends that the core area of the Neighborhood Center be established along 3rd Street from North 
Avenue to Sherwood Park. This location is ideal with its proximity to North Avenue, a major arterial street 
providing access to the core area and the park a couple of blocks to the north. Sherwood Park provides open 
space opportunities and public facilities for the Neighborhood Center. Parking for businesses should occur to 
the rear or side of businesses, and shared parking facilities are encouraged.

The North Avenue West Corridor Plan is divided into three districts. Each district is unique and should transition from one 
to the next. The goal for each is to establish its own identity providing a sense of place. “Placemaking” is a process of 
creating a place that will attract people because the place is pleasurable or interesting and encourages people to come 
back again and again. Maintaining North Avenue as a destination is very important to its long term sustainability and for 
the City as a whole. Creating three districts along this section of North Avenue allows diversity and encourages a unique 
vision for each. (Additional maps are located in the Appendix.)

No

The 2020 One Grand 
Junction Comprehensive 
Plan Land Use Map 
establishes this area of 
North Avenue as a Mixed 
Use area  and includes it 
within the Downtown 
and Univeristy District 
Plan Principle 4

With the Comprehensive 
Plan changes, this 
portion of the North 
Avnue West Corridor 
Plan is no longer valid 
and is superceded by the 
Comp Plan.

The 2020 One Grand 
Junction Comprehensive 
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a Vision. Establish a mixed-use center as identified in the Comprehensive Plan.

a
Vision. Provide appropriate housing, businesses and services for the student population and in 
support of the existing and future university educational facilities.
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Students define a large part of what is happening and what is expected to happen in this district. This plan 
encourages future business growth centered on the needs of the student population (both high school and 
college students) and the needs of a higher learning institution, in addition to the community at large. During 
the planning process both Colorado Mesa University students and Grand Junction High School students voiced 
their desire and need for more student-oriented services including food establishments and entertainment 
venues within this area of North Avenue from 5th Street to 12th Street. Apartment living already exists in this 
district and adjacent areas, many of which house college students. Colorado Mesa University added new on-
campus housing over the past several years for nearly 1,000 students. As the student population grows 
additional housing for students will be needed. Students commuting to the university often park on the 
residential streets near the campus adding to the number of pedestrians using this corridor. With students 
comes the need for pedestrian access and amenities. Parking for businesses and students creates high demand 
for parking on neighborhood streets. Parking along Glenwood Avenue and Belford Avenue helps meet this 
parking demand; however, shared parking facilities need to be considered and planned for as the demand for 
parking continues to increase.
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No

The 2020 One Grand 
Junction Comprehensive 

Plan Land Use Map 
establishes this area of 

North Avenue as a Mixed 
Use area  and includes it 

within the Downtown 
and Univeristy District 

Plan Principle 4

With the Comprehensive 
Plan changes, this 

portion of the North 
Avnue West Corridor 
Plan is no longer valid 

and is superceded by the 
Comp Plan.

No

    
  

Plan Land Use Map 
establishes this area of 
North Avenue as a Mixed 
Use area.
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North Avenue West Corridor Plan Implementation

a

b
Incorporate design features found in the street cross-section.
Support the placement of buildings adjacent to the street.
Establish desired buffering and landscaping between residential and commercial uses and other plan 
elements. These standards will modify existing landscaping standards required as part of the existing 
zoning for properties within the corridor.

a No
A North Avenue Buisness 
Associatioin formed  in 2013, but 
are no longer together. 

b No

See Municipal Code Chapter 
23.12 - Overlay Zone District 
Standards and Guidelines 
aadopted in 2013.

Existing Policy

c No TCP have bee reduced

d No

City staff approached the North 
Avenue Business community 10 
years ago and found little interest 
in establishing a BID or TIF or an 
Urban Renewal Authority.

e No

This mechanism of doing 
infrastructure improvements has 
not been proposed by North 
Avenue businesses.

f No

City staff approached the North 
Avenue Business community 10 
years ago and found little interest 
in establishing a BID or TIF or an 
Urban Renewal Authority.

g No

City staff approached the North 
Avenue Business community 10 
years ago and found little interest 
in establishing a BID or TIF or an 
Urban Renewal Authority.

h No

The city budgeted for several 
years a matching grant program 
for North Avenue businesses to 
improve their building facades 
and/or replace pole signs with 
monument signs, a match up to 
$10,000.  Interest in the program 
faded and is no longer budgeted.
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The following are possible tools that can be considered within or without an overlay district. Some will require a change in 
current policy and will need to be formulated and approved by the Grand Junction City Council. Others will require existing 
property owners to join together to implement.

Form a Business Association. Businesses in a given area can come together voluntarily to create an association 
for the improvement and enhancement of their properties and businesses. This can include creation of 
covenants that run with the land and provide for assessments on the parcels of land subject to the covenants. 

Require New Development to Build the Detached Sidewalk and Other Improvements. Construction of detached 
sidewalks can occur along any frontage with sufficient right-of-way, but requires the sidewalk to transition back 
to the existing attached sidewalk on both sides of the property being developed. Local examples of this can be 
found on other corridors as well as North Avenue. The picture taken of 12th Street north of Orchard Avenue (to 
the right) is an example of this concept of transitioning the sidewalk on both sides of the development.

Modify the Transportation Capacity Payment (TCP) Fee for the Corridor. This tool could be implemented with 
the previous tool where new development is required to construct detached sidewalk and other improvements 
along their business frontage. It can be argued that North Avenue is an area where street improvements are 
already built for the traffic capacity of the roadway. Widening of the road is not anticipated and appropriate 
infrastructure is already in place, so there is less need to collect a Transportation Capacity Payment (fee) from 
properties along this corridor. This argument would support collecting the fee in areas of the City where 
“Greenfield” development, development constructed away from the City Center, is occurring.

2

Define and Create a Business Improvement District (BID). Section 51-25-101 C.R.S et seq. authorizes the 
formation of business improvement districts (BID). BIDs are formed within a municipality and as such the City of 
Grand Junction would oversee the formation of the district and appoint a board of directors. Under the statute, 
the district is granted the power to levy and collect ad valorem taxes on all taxable commercial property within 
the boundaries of the district. All property assessed in a BID must be commercial property. The tax or mil levy is 
set by the district up to a limit of 5.0 mils (.005) upon every dollar of the valuation assessment of taxable 
property within the district. The Mesa County Assessor would collect the mil levy for the district through 
property taxes. These tax dollars can be used by the district for infrastructure, aesthetic treatment and other 
improvements within the district which will benefit the district members. A BID can finance improvements, 
provide services and can issue bonds. Examples within the City where BIDs currently exist are the downtown 
area and Horizon Drive.
Special Improvement District. The focus of a special improvement district (SID) is for capital improvements and 
infrastructure. A SID is formed by petition of property owners of more than 50 percent that will bear the costs 
assessed by the district and established by the City by ordinance. Funding comes from property assessments and 
the City constructs any funded improvements.

Create a Tax Increment Financing (TIF) District. Colorado law allows municipalities to establish urban renewal 
authorities (URAs) to finance public improvements such as streets, sewers, sidewalks, and other infrastructure 
related to residential, commercial, or industrial development; to redevelop slum or blighted areas; and to fund 
private economic development. The primary source of funding for urban renewal projects in Colorado is tax 
increment financing (TIF). TIF is a method whereby a portion of the property taxes levied by all taxing authorities 
within an urban renewal area are reallocated to the municipality that is undertaking the urban renewal project. 
Tax increment financing (TIF) is a mechanism for funding redevelopment projects in Colorado exclusively 
targeted at improving blighted areas. State law in Colorado authorizes urban renewal authorities (URAs) and 
downtown development authorities (DDAs) to use TIF for projects that improve blighted areas. TIF allows an 
authority to issue and repay redevelopment bonds by using the “increment” of increased taxes collected within 
the TIF district after improvements are made (§ 31-25-101 C.R.S. et seq.). Tax increment revenue may be 
generated from property or sales taxes. The property-improvement fee (PIF) is a sales-tax version of TIF: some or 
all sales taxes from a retail development are diverted to subsidize the development.

Urban Renewal Authority (URA). An urban renewal authority (URA) can be established to eliminate blighted 
areas for either development or redevelopment. It is done with purchasing land, rehabilitating, and/or selling 
land for development. Financing occurs through tax increment financing (TIF) that must be approved by the 
county, on property and/or county approved sales tax. A URA is governed by a City Council appointed 
commission. The authority has the ability to issue some types of bonds to finance projects.

Establish Incentives for Development and Redevelopment Along the Corridor. Establish a City infill and 
redevelopment policy and define what types of activities would receive consideration for development 
incentives. Incentives can include many different choices including paying required fees, constructing off-site 
improvements, undergrounding utilities, etc.

Complete

See Municipal Code Chapter 
23.12 - Overlay Zone District 

Standards and Guidelines 
aadopted in 2013.

No

Create an overlay district for both the North Avenue West Corridor Plan (I-70B east to 12th Street) and the 2007 North 
Avenue Corridor Plan (12th Street east to I-70B). Include the following elements in the overlay district:

Establish a street cross-section for the entire length of North Avenue. Results of the online survey and 
recommendations from the Plan’s Technical Advisory Committee select Option 3 as the preferred street cross-
section.
Create landscaping and setback standards for the corridor that will:

1
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Area-wide goals and policies

1
Enhance the transportation system to accommodate automobiles, bikes and pedestrians, and 
provide adequate, convenient parking.

No

PP 6. p. 32 1. Continue to develop safe, balanced 
and well connected transportation system that 
enhances mobility for all modes.  Also Vibrant 
Together: Connectivity p. 46.

a
Street design will accommodate travel lanes, parking, bike lanes, medians, sidewalks, and street 
trees, appropriate to and complementary of the adjacent land use.

No
PP 6. p. 32 1. Continue to develop safe, balanced 
and well connected transportation system that 
enhances mobility for all modes.  Also Vibrant 
Together: Connectivity p. 46. TEDS

b
Street design will achieve a balance between travel mobility, land use access and livability and 
improve connections to the Greater Downtown area and the connections between subdistricts.

No

PP 6. p. 32 1. Continue to develop safe, balanced 
and well connected transportation system that 
enhances mobility for all modes.  Chpt 4 Mixed 
Use Areas: Downtown Core Circulation and 
Access and Streetscape p. 71. Also Vibrant 
Together: Connectivity p. 46.

c
Emphasize “walkability” of the downtown area through street design that is pedestrian friendly to 
provide a foundation for a safe, active and livable area, including sidewalks, accessibility 
improvements, bicycle facilities, off-street trail connections and safe crossings, where appropriate.

No

PP 6. p. 32 1. Continue to develop safe, balanced 
and well connected transportation system that 
enhances mobility for all modes.  Chpt 4 Mixed 
Use Areas: Downtown Core Circulation and 
Access and Streetscape p. 71. Also Vibrant 
Together: Connectivity p. 46. 

2
Establish and improve entry points into the Greater Downtown area (refer to the wayfinding and 
signage map in GJMC 36.16.070).

No

Vibrant Together p. 35. and p. 46 C.4 Initiate a 
Gateway and Wayfinding study to improve ease 
of navigation for pedestrians, bikes and vehicles in 
downtown.

a
Street and streetscape design will include signage, landscaping and other design elements to 
delineate appropriate entry points into Greater Downtown.

No

Vibrant Together p. 35. and p. 46 C.4 Initiate a 
Gateway and Wayfinding study to improve ease 
of navigation for pedestrians, bikes and vehicles in 
downtown.

3
Promote downtown living by providing a wide range of housing opportunities, primarily in the 
Downtown District.

No PP 5 p. 25 Expanded housing options p. 71 Area 
Specific Policies: Mixed and relationship of uses.

a Support a regional housing strategy with an emphasis on infill, downtown housing. No Housing Strategy
City Council adopted a Housing Strategy in 2021

b
Promote development patterns and regulations that accommodate vertical mixed-use 
development, primarily in the Central Business District.

No
PP 5 p. 25 Expanded housing options p. 71 Area 
Specific Policies: Mixed and relationship of uses. 
Building Form and Character

Completed in both adopted Comprehensive Plan 
and DDA Plan of Development

GO
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4
Redefine the land use along key corridors to provide a mix that will offer the most opportunities for 
redevelopment and revitalization.

No
Chpt 3 Land Use and Growth: Mixed Use Land 
Use. Chpt 4 Area Specific Policies, Mixed Use, 
Downtown Mix and Relationship of uses.

i
Define subareas and corridor areas for groupings of land uses that are complementary to the rest of 
the Greater Downtown area.

Yes
Completed.  Areas defined in adopted Overlay 
ZDC  24.04.010 Figures 2 and 3.

Amend Comprehensive Plan to include maps of 
subareas and corridor areas after existing page 75 
in the Comprehensive Plan. 

ii Mixed uses, including residential, will be encouraged in appropriate subareas and corridors. No
Chpt 3 Land Use and Growth: Mixed Use Land 
Use. Chpt 4 Area Specific Policies, Mixed Use, 

Completed
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Downtown District goals and policies

1 Maintain and enhance the economic, cultural and social vitality of the Downtown District. No

PP 4 p. 23 1. Cultivate energetic and livable 
greater downtown and university districts that 
balance the needs of residents, students and 
visitors.  Vibrant Together Placemaking p. 51 
Ideas 1-6

a
Define subareas and corridor areas for groupings of land uses that are complementary to the rest of 
the Greater Downtown area.

Yes
Completed.  Areas defined in adopted Overlay 
ZDC  24.04.010 Figures 2 and 3.

Amend Comprehensive Plan to 
include maps of subareas and 
corridor areas after existing page 
75 in the Comprehensive Plan. 

b Implement infill and redevelopment policies that support downtown. No Infill Policy Completed

c
Encourage a wide mix of uses, offering retail and commercial services at ground level and 
business/office/residential on upper floors in all but residential areas.

No Land use Plan and Vibrant Together

d Maintain and expand public amenities and services in the Downtown District. No

PP 4 p. 23 1. Cultivate energetic and livable 
greater downtown and university districts that 
balance the needs of residents, students and 
visitors.  Vibrant Together Placemaking p. 51 
Ideas 1-6

e
Enhance and preserve Whitman and Emerson Parks to integrate the space into the downtown 
fabric and encourage use by the community.

No PROS. Vibrant Together Placemaking B4 p. 90
Completed.  Parks are both being 
renovated with new uses 
proposed. 

f
The City with assistance from the Downtown Development Authority will explore the alternative 
street configuration to relocate the one-way couplet of streets that are currently Ute and Pitkin 
Avenues to utilize Pitkin and South Avenues for this purpose.

No
CDOT has moved ahead with plans for Ute and 
Pitkin Avenues that are currently under 
construction.  Thus, this option is no longer valid.

g
Study alternatives for 4th and 5th Streets including returning these streets to the two-way grid 
system between Ute Avenue and North Avenue.

No
Study completed.  Streets to 
remain one-way but currently 
being updated/under construction.

h
Within the CBD, encourage shared parking, discourage single-use, surface parking and develop new 
means of paying for shared parking (e.g., develop a fee in lieu of required on-site parking that will 
be used to fund shared parking structures).

No

PP4 p. 24 2c. Continue to manage and improve 
upon the utilization of existing public parking 
facilities in Downtown. Vibrant Together 5. p. 51 
Develop parking programs to betther utilize 
parking.

2
Require density/intensity in the Downtown District as prescribed by the Comprehensive Plan, 
primarily within the Central Business District.

No General policies in Overlay, ZDC

a
Strengthen means of implementation that promote vertically mixed-use structures, primarily within 
the CBD.

No
General policies in ZDC, Comp Plan, Vibrant 
Together

b Require minimums in height and density/intensity for new development in the CBD. No
Overlay 24.12.100 (a) minimum building height in 
Downtown Core.AL

S
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c
Require minimal or no building setbacks within the Downtown Core to maximize site 
intensity/density.

No
Code, Overlay 24.12.100 (b)(1) Max building 
setbacks, Vibrant Together

3 Develop a pedestrian-oriented, walkable Downtown Core. No General policies in ZDC, Overlay, Vibrant Together

a Discourage uses on ground level that do not support pedestrian activity. No

Overlay c. architectural character. Vibrant 
Together Big Ideas 2. p. 35 Prioritize pedestrian 
and bike improvements to improve mobility 
throughout downtown and to the river

b
Require building facade details that activate the ground floor, particularly on corner buildings to 
activate north-south streets.

No

Overlay c. architectural character. Vibrant 
Together Big Ideas 2. p. 35 Prioritize pedestrian 
and bike improvements to improve mobility 
throughout downtown and to the river

4 Stabilize and enhance the residential subareas. No
Overlay. Residential Areas Standards and 
Guidelines

a
Discourage further encroachment of nonresidential uses into the established residential 
neighborhoods.

No Overlay 24.12.120 (a) and (b)

b
Establish design standards to address conservation and enhancement of the residential 
development patterns and streetscape.

No Overlay 24.12.130 Architectural considerations

c
Establish design standards for the transitional subareas to emphasize use and development 
compatibility with adjacent residential areas.

No
Overlay Transitional Areas Guidelines and 
Standards

d Promote the establishment of neighborhood watch and neighborhood organizations. No
PP10 Safe, Healthy and Inclusive Community; p. 
47 1.g

5
Recognize and promote opportunities to build subareas/neighborhoods, each with a unique 
identity.

No
Overlay established subareas and corridors with 
unique guidelines and standards for each.

a
Develop a set of guidelines within each subarea to address building and facade design, streetscape, 
landscape and other elements of site development.

No Overlay completed/adopted Completed

6
Jump-start the revitalization and reinvestment in the Downtown District with strategic catalyst 
projects.

No
Vibrant Together:  Some projects underway or in 
Planning Phases. Development Ideas p. 77 
Catalyst Projects

a Plan and budget for strategic property acquisition for future development. Yes
Vibrant Together: Development Idea 4 p. 76 
Levearge the Downtown Partnership financial 
tools to incentivize development. PP 11

b
Identify locations for and promote concepts of catalyst projects, including public 
building/housing/mixed use, live/work units, mixed-use retail/residential and mixed-use 
retail/office.

No
Vibrant Together: Development Idea 4 p. 76 
Levearge the Downtown Partnership financial 
tools to incentivize development. PP 11

GO
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Rail District Goals and Policies

1 Preserve the opportunity for heavy industry and rail service that supports it. No PP 1. p. 15 g. Agricultural and Industrial Roots 
a The City will maintain industrial zoning in those areas served by rail lines and sidings. No Chapter 3 Land Use Plan

2
Recognize distinction between “industrial” streets such as 9th and 12th Streets and “public” streets 
7th Street and Riverside Parkway.

No

Chapter 4 Area-Specific Policies - for Downtown 
Core address Circulation and Acess.  Overlay 
Corridor Guidelines for Commercial/Industrial ZDC 
24.08 II. And III..  

a
Develop street sections that reflect the differences in development patterns along and the use of 
the street.

No Completed. TEDS recently updated and adopted.

b
Discourage industrial and commercial traffic from using C-1/2 Road and direct this traffic to travel 
north and east using the Riverside Parkway.

No
Completed.  Circulation to get to C 1/2 is 
circuitous - limits traffic on C 1/2

Completed

3
Promote higher quality, customer and pedestrian friendly development along 7th Street and 
Riverside Parkway.

No
Commercial area specific policies p. 75. Identifies 
7th and parkway as commercial area and lower 
Downtown Subarea character areas

a
Implement design guidelines and standards along corridors that will result in site and building 
design improvements along the corridors.

No Overlay corridor Guidelines and Standards

4 Re-establish and improve a street grid in the Rail District. No
Overlay corridor Guidelines and Standards. 
Functional improvements in Comp Plan Site 
Specific p. 78; TEDS

a
The City will implement the Grand Junction Circulation Plan in the Rail District, including 
construction of new streets as development occurs in the industrial and commercial/industrial 
areas.

No Ongoing. TEDS, Circulation Plan, Bike Ped Plan

GO
AL
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Circulation Plan and TEDs include 
classification and street sections of 
these streets as major collectors.
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River District goals and policies

1
Create/maintain/enhance a green waterfront.

No
PP 1 Retaining Character.  PP 7 Great Places and 
Recreation p. 37 1.e. p. 38 Colorado River Trail. 
PROS plan

a
Take advantage of and create opportunities and partnerships to enhance the riverfront trail system.

No
PP 8 Resource Stewardship 4.b. p. 42 Collaborate 
with partners on resource preservation. PROS 
plan

b Take advantage of and create opportunities and partnerships to develop Las Colonias Park and open 
space areas within the Jarvis property.

No
PP 8 Resource Stewardship 4.b. p. 42 Collaborate 
with partners on resource preservation. PROS 
plan

2
Create retail, general commercial and mixed use opportunities that complement the uses along the 
riverfront.

No Chapter 5 Land Use Plan

a
Utilize zoning, overlay districts and incentives for development and redevelopment of 
complementary uses.

No
Complete.  Overlay districts; incentive areas 
established

Complete

3 Create/enhance redevelopment opportunities and partnerships. No Vibrant Together, ongoing
a The City will work with the Downtown Development Authority to expand its boundaries. No Vibrant Together, ongoing
b The City will consider implementation of incentive strategies for redevelopment. No Vibrant Together, ongoing

c
The City will consider redevelopment opportunities for the Jarvis property including the potential 
for public-private partnerships.

No Complete - Dos Rios Underway. Vibrant Together Complete

GO
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CITY OF GRAND JUNCTION, COLORADO 
 

RESOLUTION NO. 58-07 
 
A RESOLUTION AMENDING THE GROWTH PLAN OF THE CITY OF GRAND 

JUNCTION TO DESIGNATE APPROXIMATELY 162 ACRES  
LOCATED WITHIN THE H ROAD/NORTHWEST AREA PLAN,  

FROM “RURAL” TO “COMMERCIAL/INDUSTRIAL” 
 
 

Recitals: 
 
After six months of study and public input, the City of Grand Junction and Mesa 
County staff made a recommendation to a Joint City/County Planning 
Commission on the Future Land Use designations of the H Road/Northwest 
Study area, which area is generally bounded by 22 Road on the east, H Road on 
the south, approximately 21 ¼ Road on the west and H ½ Road on the north; 
and also including five parcels located at the southeast corner of H Road and 22 
Road west of the Persigo Wash and north of the Independent Ranchman’s Ditch, 
to change all existing land within this Plan Area designated as “Rural” to 
“Commercial/Industrial”.   
 
The City of Grand Junction and Mesa County Planning Commissions held a joint 
Public Hearing on March 27, 2007 to consider changes to the Future Land Use 
Map for the H Road/ Northwest Study Area. 
 
The H Road/Northwest Area Plan is a planning document that outlines the 
proposed general land uses for the area, as well as a vision for the area and 
policies and performance standards to minimize the potential impacts to the 
existing residential uses adjacent to the Plan area along the 22 Road and H ½ 
Road Corridors.   
 
This H Road/Northwest Area Plan would become an element of the City’s 
adopted Growth Plan.  The Plan changes the Future Land Use Map of the 
Growth Plan to designate all parcels within the Plan area as 
“Commercial/Industrial”.  
 
The Grand Junction Planning Commission, at their March 27, 2007 hearing, 
recommended approval of the H Road/Northwest Area Plan after finding the Plan 
amendments are consistent with the purposes and intent of the Growth Plan and 
they met the review criteria found in the City of Grand Junction’s Zoning and 
Development Code under Section 2.5.C. 
 
 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 
OF GRAND JUNCTION: 
 

Packet Page 59



That the H Road/Northwest Area Plan is hereby adopted and made a part of the 
Grand Junction Growth Plan.  That all lands in the Plan area currently designated 
as “Rural” on the Future Land Use Map be redesignated from “Rural” to 
“Commercial/Industrial” on the Future Land Use Map. 
 
PASSED on this 18th day of April, 2007. 
 
ATTEST: 
 
      /s/:  James J. Doody 
      President of Council 
 
 
/s/:  Stephanie Tuin  
City Clerk 
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Title 22. H Road/Northwest Area Plan 

Chapter 22.04. Background Information 

§ 22.04.010. Background information. 

The H Road/Northwest Area Plan is located in the 21 1/2 Road and H Road vicinity. The plan area 
was added to the Persigo 201 sewer service area (which is the urban growth boundary) in March 
2006. This area plan establishes appropriate future urban land uses and policies for ensuring 
compatible future development options for the study area. In September 2006 the plan (study) area 
contained: 

(a) Approximately 250 acres; 

(b) Thirty-seven parcels; 

(c) Thirty ownerships; 

(d) Fourteen residences on 13 parcels; 

(e) Fifteen businesses on 16 parcels; 

(f) Eight vacant parcels. 

 

(Ord. 4066, 4-18-07; (City) GPA 2007-025, (County) 2007-027 MP1) 
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§ 22.04.020. Planning process. 

The planning process began in the fall of 2006 with initial meetings among City, County and 
Colorado Department of Transportation staff. Focus groups were held to discuss 
traffic/transportation needs and commercial/industrial needs for vacant land. 

Planning staffs conducted baseline inventories and met with in-house and external service 
providers to help identify key issues prior to meeting with the public. Focus group meetings were 
held with Grand Junction economic development representatives, oil and gas representatives and 
property owners along the 22 Road and H 1/2 Road corridors. A public open house was held in 
November 2006. The entire schedule is outlined below: 

September 20, 2006 City/County Meeting #1 

October 3, 2006 Base Mapping Completed 

October 4, 2006 City/County Meeting #2 

October 17, 2006 Focus Group Meeting – Economic Development Needs 

October 30, 2006 Focus Group Meeting – Transportation Needs 

November 1, 2006 City Council’s Strategic Planning Team #1 Meeting 

November 17, 2006 Sent Notice for Neighborhood Meeting 

November 29, 2006 Neighborhood Meeting/Open House 

December 8, 2006 City/County Meeting #3 

January 16, 2007 City/County Meeting #4 

February 6, 2007 Sent Invitation Letter to 22 Road and H 1/2 Road Residents 

February 15, 2007 Focus Group Meeting – 22 Road and H 1/2 Road Residents 

February 21, 2007 City/County Meeting #5 

March 8, 2007 Joint City/County Planning Commission Workshop 

March 12, 2007 Newsletter/Notice for Public Hearing Mailed 

March 27, 2007 City/County Meeting #6 

March 27, 2007 Joint City/County Planning Commission Hearing 

April 18, 2007 City Council Hearing 
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Public input was solicited at the open house held November 29, 2006, and the February 15th focus 
group. Staff also received numerous written comments, phone calls, letters and comments by e-
mail, and other personal communications throughout the planning period. The public meetings 
were well attended, more than 60 individuals signed in at the open house and 17 people attended 
the focus group meeting. Two newsletters were mailed to every property owner in the planning area 
and within one-half mile of the plan area. The City Internet website kept the public up-to-date on 
issues and progress of the plan. 

(Ord. 4066, 4-18-07; (City) GPA 2007-025, (County) 2007-027 MP1) 

§ 22.04.030. Public comments. 

Public comments received at the open house were clearly divided between those that expressed a 
desire to: 

(a) Not allow commercial/industrial land uses east of Pritchard Wash and only allow residential 
densities no greater than residential estates (two to five acres per lot); and 

(b) Make the entire study area commercial/industrial including the areas east of Pritchard Wash. 

 

22 Road (north of H Road) in foreground – looking west to Pritchard Wash 

The comments from the adjacent residential neighborhood were in opposition to commercial/industrial  
land uses east of Pritchard Wash for such reasons as compatibility, quality of life, noise, feared loss of 
property values, etc. 
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The need for commercial/industrial land uses east of Pritchard Wash was strongly supported by many 
of the property owners as well as the Grand Junction economic development community, oil and gas 
representatives, the Grand Junction Area Chamber of Commerce, and the business incubator staff 
and board. These groups all stated the need for additional commercial/industrial land in the Grand 
Junction area, especially industrial parcels greater than 10 acres in size. 

(Ord. 4066, 4-18-07; (City) GPA 2007-025, (County) 2007-027 MP1) 

Chapter 22.08. Plan Adoption 

§ 22.08.010. Plan adoption. 

Amendment to the Joint Urban Area Future Land Use Plan, an element of the Mesa County Master 
Plan, and a part of the Grand Junction Growth Plan in recognition that the area was added to the 
Persigo Sewer Service Area in March 2006. 

After six months of review, the City Planning Commission and the Mesa County Planning 
Commission held a public hearing on March 27, 2007, and approved the H Road/Northwest Area 
Plan. The City Council held a public hearing on April 18, 2007, and approved the plan. The H 
Road/Northwest Area Plan includes the following elements: 

(a) An amendment to the City and County’s Future Land Use Map from “Rural” to 
“Commercial/Industrial” (C/I) for all properties located within the plan area that are currently 
designated as “Rural.” 

(b) Adoption of policies and performance standards that will help mitigate impacts to the adjacent 
residential neighborhood(s) outside of the plan area. 

(c) An amendment to the Grand Junction Circulation Plan to include the plan area and establish an 
appropriate street network that will accommodate future growth in the area. 

(Ord. 4066, 4-18-07; (City) GPA 2007-025, (County) 2007-027 MP1) 
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§ 22.08.020. Future Land Use Map. 

 

Cross-hatched area illustrates changes to the Future Land Use Map 

(RUR to C/I = Rural to Commercial/Industrial) 

(Ord. 4066, 4-18-07; (City) GPA 2007-025, (County) 2007-027 MP1) 
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§ 22.08.030. Grand Junction Circulation Plan Map amendment. 

 

Changes to the Grand Junction Circulation plan (formerly Grand Valley Circulation Plan) include 
adding major collector roads including 21 1/2 Road between U.S. Highway 6 and H 1/2 Road, H 1/4 
Road between 21 1/2 Road and 22 Road, 21 3/4 Road between H Road and H 1/2 Road, and H 1/2 
Road between 21 Road and 22 Road. The plan also identifies the need for a local street to be 
constructed between Valley Court and 21 1/2 Road and Bond Street and H 1/2 Road. 

Potential intersection improvements were identified through the planning process for the 
intersections of 21 1/2 Road and U.S. Highway 6 where the potential exists for a proposed traffic 
control location such as a traffic signal or other traffic control improvements. The two intersections 
of Valley Court and 22 Road with U.S. Highway 6 where traffic movements may need to be restricted 
in the future were not included in the final Grand Valley Circulation Plan (now the Grand Junction 
Circulation Plan) amendment, although they were identified as needing additional study. 

(Ord. 4066, 4-18-07; (City) GPA 2007-025, (County) 2007-027 MP1) 

  

Packet Page 66

https://ecode360.com/print/GR4464?guid=44682791#44721136
https://ecode360.com/attachment/GR4464/grandj22.27.3.2.tiff.png


Chapter 22.12. Policies and Performance Standards 

Article I. Policies 

§ 22.12.010. Affected area. 

The following performance standards shall affect the entire H Road/Northwest Area Plan. 

(Ord. 4066, 4-18-07; (City) GPA 2007-025, (County) 2007-027 MP1) 

§ 22.12.020. Truck traffic. 

Site design shall direct truck (operations) traffic to the 21 1/2 Road Corridor. All other traffic 
including customer or light vehicle traffic may also use 22 Road and H 1/2 Road. 

(Ord. 4066, 4-18-07; (City) GPA 2007-025, (County) 2007-027 MP1) 

§ 22.12.030. Billboards. 

All signage as defined under the existing development codes and regulations of the City and County 
as off-premises signs are not allowed anywhere within the H Road/Northwest Area Plan 
boundaries. 

(Ord. 4066, 4-18-07; (City) GPA 2007-025, (County) 2007-027 MP1) 

Article II. Performance Standards 

§ 22.12.040. Affected area. 

Development on all parcels abutting the west side of 22 Road from H Road to H 1/2 Road and the 
south side of H 1/2 Road from 21 Road to 22 Road shall be required to meet the following 
performance standards. 

(Ord. 4066, 4-18-07; (City) GPA 2007-025, (County) 2007-027 MP1) 

§ 22.12.050. Corridor aesthetics/landscaping. 

All property frontages along these corridors shall provide at a minimum: 

(a) A 25-foot-wide landscaping strip the entire length of the frontage (excluding driveways). 

(b) A berm the entire length of the frontage with a minimum of 36 inches in height. 

Fencing shall not be allowed within the 25-foot landscape strip with the exception of split rail fences  

with up to three rails and not more than four feet in height. 

(Ord. 4066, 4-18-07; (City) GPA 2007-025, (County) 2007-027 MP1) 

§ 22.12.060. Loading docks and fleet parking. 

All loading docks and fleet/equipment parking shall be located in the rear half of the lot or behind 
the principal structure (i.e., south side of buildings fronting on H 1/2 Road and west of buildings 
fronting on 22 Road). 
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(Ord. 4066, 4-18-07; (City) GPA 2007-025, (County) 2007-027 MP1) 

§ 22.12.070. Outdoor storage and display. 

Outdoor storage areas shall be: 

(a) Adequately screened so as not to be visible from adjacent public roads (i.e., H 1/2 Road and 22 
Road); 

(b) In the rear half of the lot or behind the principal structure (i.e., south of buildings fronting on H 
1/2 Road and west of buildings fronting on 22 Road); 

(c) Trash dumpsters shall be fully screened and located in the rear half of the lot or behind the 
principal structure. 

(Ord. 4066, 4-18-07; (City) GPA 2007-025, (County) 2007-027 MP1) 

§ 22.12.080. Parking lots. 

All parking lots located within the front half of the parcel or front of the principal structure (adjacent 
to 22 Road and H 1/2 Road rights-of-way) shall only be used for customer parking. 

(Ord. 4066, 4-18-07; (City) GPA 2007-025, (County) 2007-027 MP1) 

§ 22.12.090. Architectural standards. 

Applies only to building facades facing the 22 Road and H 1/2 Road rights-of-way. Building form 
shall incorporate projected and recessed elements to provide architectural variety, such as 
entryways, special functional areas, rooflines, and other features, including the following 
requirements: 

(a) Blank, windowless walls are discouraged. Where the construction of a blank wall is necessary, 
the wall shall be articulated. 

(b) Large monolithic expanses of uninterrupted facades (greater than 50 feet) are not allowed. 
Pilasters, texture transitions, windows and stepping of the wall plane are required. 

(c) Buildings with flat roofs shall provide a parapet with an articulated cornice. 

(d) All primary buildings shall use materials that are durable, economically maintained, and of 
quality that will retain their appearance over time including but not limited to stone, brick, stucco, 
and pre-cast concretes. 

(Ord. 4066, 4-18-07; (City) GPA 2007-025, (County) 2007-027 MP1) 

§ 22.12.100. Signage standards. 

Only monument style signs at a maximum of eight feet in height with a maximum total of 64 square 
feet per sign face shall be allowed. Signs shall not be internally illuminated. External illumination is 
allowed. 

(Ord. 4066, 4-18-07; (City) GPA 2007-025, (County) 2007-027 MP1) 
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§ 22.12.110. Other standards. 

The following are adequately addressed under existing development codes and City of Grand 
Junction and Mesa County regulations and therefore conformance must be met through the 
development process under then-existing code requirements: 

(a) Retail sales/wholesale sales area; 

(b) Odors; 

(c) Glare; 

(d) Parking lots; 

(e) Lighting standards; 

(f) Noise (regulated in § 25-12-103, C.R.S., maximum permissible noise levels, and GJMC 
§ 8.16.010). 

(Ord. 4066, 4-18-07; (City) GPA 2007-025, (County) 2007-027 MP1) 
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CITY OF GRAND JUNCTION, COLORADO 
 

RESOLUTION NO. 174-07 
 

A RESOLUTION ADOPTING THE NORTH AVENUE CORRIDOR PLAN AS A PART 
OF THE GRAND JUNCTION GROWTH PLAN 

 
Recitals: 
 
Elements such as age, dilapidated structures, and high turnover in area businesses 
along North Avenue have contributed to its deterioration.  Being primarily zoned for 
commercial use has resulted in sporadic disinvestment, underutilized buildings, old strip 
malls, and vacant property.  Phase One of the proposed plan includes North Avenue 
from 12th Street east to I-70B.   
 
A plan has been completed based on input received from two public open houses, both 
of which were well attended, as well as focus group meetings to address specific 
issues.  The plan includes an overall strategy to revitalize the corridor, primarily focusing 
on sustaining and increasing vitality.   The proposed plan includes specific key projects 
and strategies for the implementation of improvements and future investment 
opportunities that will stabilize the corridor and provide land uses to: 

 Fill a ‘market gap’ in the region 

 Create services at the neighborhood level 

 Restore the regional destination desire 

 Improve mobility for pedestrians, bicyclists and transit riders 

 Create a significant ‘neighborhood’ of residential, retail, commercial and public 
activity areas 

 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION THAT: 
 
The North Avenue Corridor Plan, included as attached Exhibit A, is hereby adopted and 
made a part of the Grand Junction Growth Plan. 
 
PASSED on this 3rd day of December, 2007. 
 
ATTEST: 
 
 
 
/s/:  Stephanie Tuin    /s/:  Bonnie Beckstein 
City Clerk     President of the Council Pro Tem 
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North Avenue Corridor Plan

1

EDAW was retained by the City of Grand Junction to complete a conceptual Master Corridor Plan for 

the future development and redevelopment of the North Avenue Corridor.  North Avenue is a major 

east-west commercial thoroughfare, and has experienced signifi cant decline over the last years.  

The corridor study area includes the intersection at 12th Street, eastbound to the I-70 B business 

loop intersection, and an approximate one block radius on either side of North Avenue.  

This plan includes an overall strategy to revitalize the corridor in order to promote the future 

development of retail, commercial, offi ce and residential opportunities to sustain and increase the 

vitality of this corridor.  Specifi c key projects and strategies for the implementation of improvements 

have been identifi ed including:

Full-fi ll a ‘market gap’ in the region

Create services at the neighborhood level

Restore the regional destination desire

Improve mobility for pedestrians, bicyclists and transit riders

Create a signifi cant ‘neighborhood’ of residential, retail, commercial and public activity areas  

Success in fi lling the market gap is dependent in 3 areas; fi nancial, physical and regulatory.  The 

Plan recognizes existing barriers and provides strategies to overcome these:

Financial -
Work with private and non-profi t interests to assemble and hold opportunity sites

Share market opportunities with various audiences to encourage investment

Use range of mechanisms – land swaps, low-interest loans, acquisition / write-down

Consider establishing appropriate districts as holding entities

Problem is less severe near logical development node – probably can use traditionally land 

assembly

•

•

•

•

•

•

•

•

•

•

EXECUTIVE SUMMARY
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EXECUTIVE SUMMARY

Regulatory - 
Consider overlay district that is more supportive/encouraging of mixed-use

Revise regulations to eliminate barriers to investment in neighborhoods on the corridor; promote density and greater variety 

of residential products (i.e., density bonuses)

Encourage the introduction of residential development within nodes and at key locations; fi ll fi nancial gaps, and support 

demonstration projects (look for institutional partners)

Where necessary, assist with assembling properties to accommodate a range of product types (workforce, student, senior, 

etc.)

Eliminate regulatory barriers which preclude or delay redevelopment buildings for residential use (building codes, limits on 

adjacency among uses, etc.)

Work with private and non-profi t interests to provide opportunity sites for residential development

Physical - 
Maintain (City) fl exible position on the use and width of alleys (if relevant) in select locations

Create street standards for building setbacks, sidewalk width, signage, awnings, etc. sensitive to the feasibility of the 

remaining building envelope

For stores that require surface parking in front, require heightened landscaping or pad site development with interior 

parking – remaining sensitive to sight-lines

Establish street standards – defi ne the street’s role by district based on the vision and desired character

Update any transportation plans relative to desired district functions, including encouraging public transportation through 

increased comfort and security of stops

Link parking lots, minimize curb cuts and consolidate driveways – selectively – where feasible

Redesign intersections and access points within the nodes to simplify and coordinate signal sequences

•

•

•

•

•

•

•

•

•

•

•

•

•
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The key to achieving new development must be initiated on a theme of:
Capitalize on proximity to college and downtown through marketing efforts, product mix and 

positioning

Educate Council about this market reality and prepare them for “fi lling the gap” of catalyst 

projects resulting from infl ated land prices and other factors

Consider an urban renewal district to assist with on-site and off-site costs for qualifying elements

Capitalize on proximity to hospital and park through marketing, product mix and positioning 

(including actual physical connectivity)

Encourage hospital, or unrelated clinics, to explore partnership opportunities

Encourage mixed uses including affordable residential and multi-family

Capitalize on substantial infrastructure investment in north-south connection (along with 

presumably softer land assembly costs) to pursue regional retail opportunity

Creating services at the neighborhood level requires an assessment of existing resources for project 

area workers and residents.  Accommodating these uses and supplemental regional, county wide 

services, will ‘round-out’ the corridor.  Key physical projects have been identifi ed for the revitalization 

of North Avenue and are more clearly identifi ed and discussed on page 52.  The three key projects 

identifi ed are:

Community / Development Nodes at the intersections of 12th Street, 28 and 29 Road 

Corridor - ROW and Streetscape Improvements

Land Assembly Areas for Potential Large / High Impact - Public / Private Partnerships at 

intersection nodes.  (An example massing and phasing concept is presented for such larger 

development opportunitites on page 54.)

•

•

•

•

•

•

•

•

•

•

EXECUTIVE SUMMARY
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EXECUTIVE SUMMARY

This philosophy will address the goal of restoring the corridor for regional  destinations.  The project area is disabled in 

providing for pedestrian and bicyclist mobility.  Addition of sidewalks, curb-cuts consolidation and streetscape improvements 

will achieve a number of goals including creating a unifi ed street edge and overall character of the corridor.  The following 

examples are taken from the in-depth study of the streetscape improvements that would further improve North Avenue:

Create a generous vegetated  swale to collect, fi lter and distribute stormwater to replace the drainage adjacent to street

Where buildings are adjacent to the street, sidewalks improvements include connecting the sidewalks to building entrances, 

defi ned curb cut entrances, and relocation of parking between buildings.  This allow for an improved streetscape, greater 

visibility of storefronts, clear and safe pedestrian connections.

Parking lots adjacent to streets should have a defi ned curb cut entrance, added sidewalks and additional plantings to defi ne 

parking lot circulation and enhance way fi nding.  Additionally, planting islands within these expansive asphalt areas will 

allow for a reduction in the urban heat islands typically found in large parking lots.  Logical ped/bike connections from North 

Avenue, to destinations, through parking lots should be explored.

Curb cuts should be reduced and consolidated in order to enhance the overall character of the corridor and improve 

vehicular and pedestrian circulation.

Signage along North Avenue can be improved by minimizing pole mounted signs and replacing them with ground mounted 

monument signs.  

A streetscape kit-of-parts will further unify the streetscape by implementing amenities that maintain the character 

throughout the corridor.

Modifi cations and recommended adjustments to the Grand Junction Sign Code are provided in detail on page 64.

Additional streetscape improvements and guidelines recommendations are provided in order to help guide new and future 

development along North Avenue.  These guidelines will assist in creating a cohesive and unifi ed streetscape.  These 

recommendations are located on page 60 of this report.

These projects, at a reasonable scale and value, will enlist future developer interest and act as catalyst projects to meet the 

greater need of private investment.

•

•

•

•

•

•

•
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The preferred alternative was developed from the demand and market study as well as the public comment obtained 

from the open houses.  The predominant elements of this preferred alternative are:

A Student and Entertainment District in proximity to Mesa College would also provide student housing, after 5 

activities and the opportunity for a quality Hotel to serve the area

A Neighborhood Center where Senior Housing located in proximity to a quality Grocer, Neighborhood Retail, and the 

potential for a Hotel to serve the hospital and surrounding neighborhood

A Multi-Family and Attached Residential district connecting to the neighborhoods to the north, and potential for Offi ce 

space to the south

A Mixed Use area with residential over retail incorporated with the Governmental Functions and Public Plazas to 

create a gateway for the 29 Rd. intersection

Regional retail to anchor the east end of the corridor

•

•

•

•

•

12th St. 28 Rd. 29 Rd.

N
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Roles and Responsibilities

Community

City Leadership

Implementing Entities (i.e., City 
Staff, Advocacy Entities, etc.)

Investors / Private Sector

Support at least two demonstration projects 
(catalyst projects) – commit support for the 
use of a range of “gap filling” tools
Once potential incentives are identified –
publish a request for development
Consider the range of district mechanisms 
which could potentially fund improvements 
in the corridor

Continue to monitor the market and 
development climate – establish benchmark 
database
Develop targeted marketing materials –
solicit regional retail opportunity
Establish street standards
Link parking lots, minimize curb cuts and 
consolidate driveways – within nodes
Complete regulatory review – eliminate 
“gaps and barriers”

Host developer / lender (“delivery system”) 
information meetings – progress updates
Share development challenges – open book 
and open dialogue

Continue to participate – get educated
Support leadership decisions which advance 
the vision

New Initiatives

EXECUTIVE SUMMARY

Packet Page 80



North Avenue Corridor Plan

7

Strategy Layers

City Leadership

Implementing 
Entities 

Guiding Principles

Catalyst Projects

Tool Kit (3 Ps – Projects, 
Programs and Policies)

Investors / 
Private Sector

Realized Vision

Community Support

Study Area

Tool Kit (3 Ps – Projects, 
Programs and Policies)

Realized Vision

EXECUTIVE SUMMARY
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OVERVIEW

The following report provides an overall view of the current situation of the North 

Ave. Corridor.  Barriers and constraints have been identifi ed and studied to 

understand their relevance and contribution to the decline of this commercial 

district and thoroughfare.  

The 3 miles of the corridor expanse has been divided into three distinct proposed 

districts as a practical way of addressing the corridor.  These three areas are 

logically divided by north / south major streets; 12th Street, 28 and 29 Roads and 

relate to specifi c neighborhoods and land uses.  The report further defi nes the key 

projects that will provide the greatest synergy from which development can further 

progress and build upon.  

Implementation tools and specifi c strategies have been developed to address the 

barriers pertaining to the districts.  An example is presented and used to illustrate 

how such strategies and tools would be employed for the phasing of such a key 

project.

Other strategies that encompass the entire corridor study area are also defi ned 

with recommendations.  Both, private and public leadership is necessary to 

achieve these goals and partnerships are encourages for policy and physical 

planning efforts.

All of these recommendations will serve the City of Grand Junction to have a 

defi ned document by which to solicit and guide new development in an effort to 

revive and improve the current situations facing the North Avenue Corridor.
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Historically, North Avenue was the northern most boundary of Grand Junction.  As development 

continued to grow to the north, the North Avenue corridor now fi nds itself at the center of the city 

and in great location and proximity to many great assets and amenities such as the Stocker Stadium 

and Lincoln Park and Golf fi eld, Mesa College and a wide range of community services, hospitals, 

downtown, access, etc. 

Until the 1990’s North Avenue was the primary retail tax generator for the City of Grand Junction.  

However, over the last few years it has experienced a dramatic loss in revenue in great part 

associated with the extensive development of new and large commercial and retail centers along the 

western edge of the City. 

As business is pulled to these new commercial centers, North Avenue has the opportunity to re-

establish itself with improvements and developments that support a community environment and will 

make it uniquely different.  Rather than mimic the developments occurring on the western edge, The 

North Avenue Corridor can reclaim it’s identity by promoting developments that combine retail, offi ce 

and residential with civic components to establish a distinctive sense of place and character.  This 

will provide, as supplement to downtown, an historically rich active neighborhood with a focus on 

entertainment and mixed use.

NORTH AVENUE CORRIDOR BACKGROUND
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A Kick-Off Meeting with the EDAW project team and City of Grand Junction internal 

staff served to obtain information from the Planning Department on the conditions 

of the corridor and local insights and issues to keep in mind during the planning 

process.  The following meeting notes show the items discussed and important 

information relating to the history and conditions of the corridor study area.  These 

items will help guide implementation plans and will be maintained in further 

evaluation and development of the plan. 

Primary key issues that where discussed in the Kick-Off meeting and have directed 

the progress of the corridor study and plan are as follows:

The 29th Road intersection will become a key transportation corridor with 

the new bridge planned continuing south over the railroad tracks, connecting 

to the greater business loop.  Daily trips are expected to increase and this 

development area could serve as an identifi able community node.

North Avenue has historically been a cruising street and is currently still used 

as such.  While the cruising of the corridor in itself is not a problem, associated 

problems such as the congregation and loitering in vacant parking lots is a 

safety and security problem.

No major traffi c problems where identifi ed in regards to traffi c lights, accidents, 

or problem intersections. 

Bus transportation and usage is well used within the corridor and potential “far-

side” pull-outs after intersections might be explored in future design scenarios 

to allow for buses to not impede with the vehicular fl ow of traffi c on North 

Avenue.

There is a lack of consistency in sidewalks and street design that would create 

an identifying character to make the pedestrian environment more appealing 

and usable.

•

•

•

•

•

KICK-OFF MEETING - February 7th, 2007
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The consolidation of curb-cuts would greatly improve 

access, safety and the pedestrian streetscape environment.

Utilities should be consistently located and buried when 

ever possible to further improve the visual view of North 

Avenue.

There is a great need and opportunity to provide good 

quality and affordable housing; multi-family and attached 

residential units along the corridor.

Alternative and possible methods to mitigate the issues 

surrounding the existing homeless shelter would further 

improve the perceived environment of North Avenue.

Consolidation of commercial uses into core districts 

would provide areas where the community could access 

neighborhood services with associated active public spaces 

while providing opportunities for large lot confi gurations for 

future development.

An overall re-evaluation and improvement of the signage 

standards along the entire corridor would further improve 

the visual character of the streetscape and promote a 

pleasant pedestrian and vehicular environment.

•

•

•

•

•

•

KICK-OFF MEETING - February 7th, 2007
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REGIONAL CONTEXT

The North Avenue study area 

is nearly 3 miles in length and 

contains the key intersections 

of 12th Street, 28 and 29 Roads 

that create ideal 5 minute walking 

districts. While the corridor 

is in general proximity to the 

downtown area, it is outside of 

a typical walking distance.  The 

proposed bridge at 29 Road is 

also a key factor to North Avenue 

and will increase traffi c circulation 

through this retail area.  Crucially 

important assets to North Avenue 

are the adjacent Mesa College, 

Lincoln Park and Stocker 

stadium, the multiple government 

offi ce and job employment 

centers, community centers, and 

the direct and easy access to 

I-70 to the North and I-70B to the 

South.
12

th
 S

t.

29
 R

d.
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EXISTING CONDITIONS ANALYSIS - Streetscape

An initial site visit included an inventory of the condition of sidewalks, streetscape amenities, streetscape character, building facades, types of uses, access, etc.  Photo documentation and visual 

observation illustrated the ranging physical characteristics and conditions of North Avenue.

Sidewalks
The inventory of the existing conditions for the streetscape revealed that 

there is a signifi cant discrepancy in consistent streetscape design or 

character.  

On the western end of the corridor, sidewalks are in very poor condition.  

The sidewalks are irregular in dimensions, location, and character.  

There are many instances in which pedestrian are obligated to weave 

around and through curb-cuts in order to continue following the sidewalk.  

Accessibility is also a risk as many sidewalks have fallen to disrepair and 

pose great safety hazards with cracks, holes, and lack of ADA approved 

standards. 

Progressing towards the eastern side, some sidewalks appear to be 

in better condition due to newer developments which have installed 

detached sidewalks with various buffers to the street and parking lots.  In 

these situations the new sidewalks are more accessible to pedestrians, 

bicyclist and handicap individuals; however, there is still lacking 

continuation of such amenities from lot to lot.  Unfortunately, the lack of 

accessible and continuous sidewalks creates diffi culty in accessibility and 

an unusable streetscape environment. 

On the eastern edge there are little to no sidewalks provided for 

the public and bus stop locations are haphazardly located over non 

accessible surfaces.  There is simply no pedestrian right-of-way which 

one can access and pedestrians and bicyclists are forced to use 

the vehicular street lanes or private parking areas due to the lack of 

sidewalks or designated pedestrian areas in which to easily and safely 

traverse and access the corridor.
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Bike Access
Although North Avenue is not designated as a bicycle access route, a fair 

number of bicyclists use the corridor.  Access to the major corridor from 

surrounding neighborhoods and bike routes is fragmented due to the lack of 

cohesive sidewalks and designated bike routes.

Streetscape
The streetscape along the North Avenue Corridor study area lacks any 

cohesive character.  Signage primarily consists of pole signs that dominate 

the visual environment.  Along with overhead wires and billboards, the 

signage has become indistinguishable and illegible as it is lost in such 

consuming and excessive atmosphere.

Lighting and pedestrian amenities such as bus stops, seating, and bicycle 

racks are either completely lacking or lacking in character or consistency 

along the entire North Avenue corridor.

Building Facades
While a small percentage of the buildings along the North Avenue corridor 

have fallen to disrepair, many are simply outdated and in need of general 

building improvements and upgrades.  Potential implementation tools can 

provide assistance and motivation for property owners to improve their 

buildings; however, the strongest infl uence will be the progression of new 

development and redevelopment in the surrounding area.  For this reason it is 

important for the City to support larger new developments that implement the 

vision of this corridor.

Access

EXISTING CONDITIONS ANALYSIS - Streetscape
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Studies using aerials and physical observations reveal a very high percentage of 

curb cuts through the entire corridor study area.  These curb cuts presently serve 

the businesses along North Avenue and are creating an ineffi cient and unsafe 

access on and off from North Avenue.  A strategic consolidation of such curb cuts 

would allow for the same access to businesses, greater safety by decreasing the 

areas in which traffi c enters and exits the east-west movements and improved 

sidewalk amenities. 

Street Designation
North Avenue is a four-lane roadway with a posted speed limit of 35 mph. Access 

to North Avenue is governed jointly by both the City of Grand Junction and the 

Colorado Department of Transportation (CDOT).  CDOT is involved because 

North Avenue is designated as the US 6 By-pass.  It should be noted CDOT’s 

jurisdiction over this section of North Avenue ends in the Year 2009.  At that time, 

the City will assume total control.  Currently, North Avenue is classifi ed as follows:

Major Arterial (City) – These streets are intended to accommodate trips of 

shorter length and may also serve more access functions.

Non-Rural Arterial (CDOT) – This category applies to North Avenue from 12th 

Street to Morning Glory Road (2.2 miles)  It is intended to provide service to 

through traffi c movements and also allow more direct access to occur.

Non-Rural Principal Highway (CDOT) – This category applies to North Avenue 

from Morning Glory Road to the I-70 Business intersection (0.6 miles).  This 

category is normally assigned to routes of regional signifi cance.  Direct 

access to abutting land is subordinate to providing service for through traffi c 

movements.

Many access points to abutting land within the Study Corridor are restricted to 

right in/right out driveways because of a raised median in the middle of North 

•

•

•

EXISTING CONDITIONS ANALYSIS - Streetscape
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Avenue.  Median breaks are provided at all but one of the 25 intersecting streets to allow for full movement access.  The lone exception is Pear Street.  Nine of the full movement intersections are 

controlled with a traffi c signal.  The remaining intersections have stop signs to control the movements from the intersecting streets.  

The existing access in the Study Corridor is consistent with both the City’s Major Arterial and CDOT’s Non-Rural Arterial classifi cation.  In some cases, however, the close proximity of curb cuts 

is creating an ineffi cient method of access.  A strategic consolidation of these driveways would allow for the same level of business access, improved safety for traffi c entering and exiting the 

abutting land uses, and better sidewalk continuity.

Primarily evident through the extent of the corridor are fast food restaurants, older and deteriorating strip commercial uses, automotive oriented retail, used car lots, light industrial and highway 

EXISTING CONDITIONS ANALYSIS - Transportation
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oriented retailers. Building pads are scattered and lack any cohesive layout and design.  The principle uses through the corridor appear to comply with the current and future land use code.  

Uses such as the mobile home parks may depend on older use reviews and may serve the community better if changed to higher quality, affordable multi-family homes.  Such uses are further 

elaborated on in the  recommendations.

Non compatible uses observed in the corridor are primarily single family residential and trailer parks fronting directly North Avenue and surrounded commercial and retail uses as previously 

mentioned.  

EXISTING CONDITIONS ANALYSIS - Current Land Use 
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EXISTING CONDITIONS ANALYSIS - Zoning

Current zoning fronting the North Avenue corridor is predominantly C-1: Light Commercial.  Under this classifi cation the primary uses allowed are retail, offi ce and services, with a maximum 

building size of 80,000 square feet, and a maximum density of 24 dwelling units per acre.  Under this zoning, outdoor storage and display are limited to the rear half of the lot, beside or behind 

principle structure, unless a CUP has been issued for such uses as auto dealers.  The maximum building height is 40 feet with a minimum front setback of 15 to 25 feet.  The C-1 zone district is 

consistent with the Growth Plan’s future land use classifi cation of commercial.  

These standards and restrictions will be observed and reviewed for the optimal development and implementation strategy.
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EXISTING CONDITIONS ANALYSIS - Bike Routes

The current bike routes designated in the study area appear to provide good access throughout the surrounding neighborhood, but are fragmented in relation to the North Avenue Corridor.  

Designated bike routes are lacking along North Avenue and the existing conditions of sidewalks also restrict the east - west access of this corridor.  As the streetscape and north - south 

connections are improved, the designation of additional bike routes would enhance bicycle access and mobility along the corridor.
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The fi rst Open House was held March 8, 2007 and notifi cation was sent out to the surrounding property owners and tenants of the corridor 

study area.  The EDAW team presented the land use, districtization of the corridor area and character boards to assist the public in generating 

comments to guide the vision of the study area.  

An overview analysis of traffi c and circulation for the current conditions provided guidance as to the classifi cation, peak hours, traffi c volumes, 

and accident history.  This data allowed the EDAW team to evaluate and understand the allowable increase of traffi c that would potentially be 

produced from the redevelopment of commercial and residential uses to the corridor.

The following boards and information were presented to the public based on the initial site analysis:

Barriers - photographic images of the current barrier conditions found throughout the North Avenue Corridor

Opportunities - photographic images showing the potential vision of the corridor

Transportation & Circulation

Market Conditions

•

•

•

•

1ST OPEN HOUSE - March 8th, 2007
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1ST OPEN HOUSE - Barriers
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1ST OPEN HOUSE - Opportunities
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Transportation Analysis of Conditions
Based on data collected by both the City and CDOT, average daily traffi c volumes on North Avenue 

range from 33,400 in the vicinity of 15th Street to 21,200 in the vicinity of  29 ½  Street.  On average, 

the peak hour of traffi c represents approximately eight percent of the daily traffi c.  In the AM peak 

hour, 58 percent of the traffi c is westbound and 42 percent is eastbound.  In the PM peak hour, 46 

percent of the traffi c is westbound and 54 percent is eastbound.

To determine how effi ciently and effectively the existing roadway network accommodates the existing 

traffi c volumes, all of the signalized intersections were analyzed by City staff.  The results are shown 

as Levels of Service (LOS).  Letters designate each level, from A to F. LOS A, B and C represent 

the intersection status as under capacity, LOS D is near capacity, LOS E is at capacity, and LOS F 

is over capacity.  LOS D or better is the desired operating performance at signalized intersections.  

In all cases, each signalized intersection is currently performing under capacity during each peak 

hour.  In addition, an urban street LOS analysis was completed.  This analysis is based on average 

travel speeds for through vehicles on North Avenue.  The results indicate that traffi c on North Avenue 

operates reasonably unimpeded at average travel speeds and delays at signalized intersections are 

not signifi cant (LOS A/B).

1ST OPEN HOUSE - Transportation & Circulation
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1ST OPEN HOUSE - Transportation & Circulation

Over a three year period from 2004 to 2006, there was an average of 153 accidents per year on 

North Avenue.  Seventy percent involved property damage only and the remaining 30 percent 

involved injury.  There were no fatalities.  Based on the daily usage of North Avenue, this number of 

accidents is relatively high when compared to comparable roadways throughout the state.

Approximately 70 percent of the accidents on North Avenue involve rear-end, broadside or 

approach-turn crashes.  The rear-end crashes commonly indicate differences in vehicle speed 

or sudden starting and stopping.  The numerous turning movement opportunities throughout the 

corridor provide the opportunity for broadside and approach-turn crashes.  

From 2004 to 2006, there also were 14 pedestrian and 11 bicycle related accidents.

Based on the above analysis, the following can be concluded:

North Avenue has the capacity to accommodate additional demand that may be generated from 

new projects in the corridor.

As the corridor redevelops, access points should be consolidated and properly spaced to 

minimize confl icts, especially in close proximity to the signalized intersections.

Pedestrian and bicycle related improvements should be provided to facilitate safer passage both 

along and across North Avenue.

•

•

•
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1ST OPEN HOUSE - Market Conditions

Trade Area (Mesa County and Grand Junction)

Market Analysis 
Older commercial corridors are emerging as targets for revitalization 

efforts in cities throughout the nation.  In virtually every story of success, 

these new redevelopments have been the result of a holistic approach 

which capitalizes on each segment of the project, yet positions the sum 

of the parts as a “place” in and for the community.  Experience has 

proven that forming and advancing the development agenda within these 

corridors requires a keen understanding of the goals and aspirations of 

the community, the realities of the marketplace, peculiarities of the political 

landscape and constraints of local public / private resources.  With this 

understanding, project advocates are then positioned to establish priorities 

for action that implement the vision.  

Methodology
Work completed focused on investigating physical conditions related to 

the North Avenue Corridor area and its environment, contiguous uses, and 

access and visibility from the remainder of the community and the region; 

as well as, economic, fi nancial, and market conditions in the infl uence area 

(trade area) of Grand Junction and Mesa County.  This was accomplished 

through visual inspections of the North Avenue Corridor, competitive 

development areas within Grand Junction, and analyses of primary and 

secondary data sources. 

The analysis that follows has several critical components.  The fi rst 

includes an overview of economic and demographic characteristics that 

will infl uence the type of development and/or redevelopment that occurs 

in the market and specifi cally within North Avenue Corridor.  The second 

presents a review of those market indicators and trends that provide an 

indication of the health of the market and economy, including quantifi ed 

demand by land use type.  The third offers a discussion about corridor-

wide and node-specifi c redevelopment elements that present a market 

opportunity for the study area.  
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The purpose of the market analysis is fourfold:
Provides a reality check for the land use planning component

Ensures that recommendations are grounded in market and economic reality

Sets stage for implementation and policy reform

Provides an accurate and independent story to tell potential developer / investor audiences

The market analysis attempts to answer the following questions:
For each land use, we ask…

What is the market and how will it evolve?
What is the environment today

Trade area size & shape (should include most likely customers & competitors)

Who’s in the market (describe customer base demographics/economics)

How will market be affected by “events” which occur over time

What is and will be the competition?
Types of competition

Size & performance of competitors

Potential to leverage on-going investment and existing assets

How much demand is and will be in the market?
Annual “absorption” (in units or square feet), projected forward

How much total market demand can the area “capture” and how?
Given the market, the competition, & the nature of the project

How can market demand and capture be infl uenced over time?
Impact of public and private events and actions

•

•

•

•

•

•

•

•

•

•

•

•

•

•

1ST OPEN HOUSE - Market Conditions
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Planning city core redevelopment requires an understanding of the built environment and the people within it.  The market analysis, conducted 

by Leland Consulting Group (LCG) and summarized herein, focused on identifying market opportunities within the region and representative 

infl uence or trade area.  What the analysis showed was that ongoing and projected trade area growth provides healthy levels of market 

support for a range of different land use types. Characteristics of the North Avenue Corridor, in particular offer unique opportunities for targeted 

redevelopment.  There is market demand and, with strategic public and private investment and continued policy support, North Avenue Corridor 

can be positioned to capitalize on niche and destination opportunities that can serve the community and region.  

The information below presents an overview of current and future market conditions in Grand Junction and Mesa County.  Since North Avenue 

Corridor represents a sub-market within the overall Grand Junction region (Mesa County), and, as such, will likely compete with projects from 

a broader infl uence (trade) area, indicators and conditions for both the City of Grand Junction (the City) and Mesa County (the County) were 

analyzed.  A map of the Grand Junction Trade Area is presented on the following page.

The trade area is that area from which a project (s) or area will draw the majority of its patrons (retail), residents (housing) and employees 

(offi ce) – that area which will likely be a source of competition and demand.  Trade area boundaries for individual store types and specifi c 

residential uses will vary from one another and may have irregular shapes as they are infl uenced by the following conditions:

Physical barriers

Location of possible competition

Proximity to population/employment concentrations

Zoning

Market factors

Drive times, spending 

Experience has proven that effective place-making (including revitalization of a key arterial corridor) can increase market shares and draw from 

larger than traditional trade areas, such as the greater Grand Junction region. For this reason, as well as for simplicity of interpretation and 

presentation, all market demand in this analysis is shown for either the City of Grand Junction or for Mesa County overall, with North Avenue’s 

attainable market share or “capture” shown as a percentage of this total demand.

•

•

•

•

•

•

1ST OPEN HOUSE - Market Conditions
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Economic & Demographic Indicators
Economic and demographic characteristics in the market are indicators of overall trends and economic health which may affect private and 

public sector development.  The following tables and exhibits highlight those trends expected to affect development demand within the Grand 

Junction area over the next ten years. 

Household & Employment Growth
Grand Junction is the only major metropolitan area on Colorado’s Western Slope and as such is a regional trade and service center for much 

of western Colorado and eastern Utah. Over half of the area’s employment base is concentrated in four industries – Retail Trade, Health Care, 

Leisure & Hospitality, and Government. The share of Mesa County jobs in the manufacturing sector is about equal to the state average but the 

local economy also draws substantial support from tourism and spending from relocated retirees. The mining sector’s infl uence on the local 

economy has rebounded in recent years with renewed exploration for natural gas in the Piceance Basin. While mining now represents just 2.9 

percent of local workers, it has accounted for 30 percent of the jobs added since 2002 in Mesa, Garfi eld and Rio Blanco counties. 

Strong economic activity, led by the energy sector, together with climate, scenery and other quality of life advantages, is driving robust 

population and household growth in the Grand Junction region.  ESRI (a census-based demographic data provider) projects 2.25 percent 

annual growth in households for Grand Junction and 2.47 percent growth for Mesa County over the next 5 years.  The state demographer 

projects a 2.25 percent annual growth rate for the county from 2006 to 2016. Real growth in the area has exceeded these rates in recent years 

due to regional energy-related expansion. To refl ect enhanced near term growth, leveling off somewhat in the longer-term, LCG forecasts a 

blended household growth rate of 2.5 percent annually over the next 10 years. This household growth is slightly higher than the projected 

population growth rate due to an assumption of gradually decreasing household sizes.

Western Colorado and the Grand Junction area in particular are experiencing robust employment growth driven by a strong energy sector. 

Statewide unemployment in May of 2007 was 3.3 percent, versus just 2.7 percent in Mesa County. In the past 12 months ending in May 2007, 

Mesa County’s employment base grew by 4.0 percent to 74,393 jobs – almost double the healthy 2.1 percent growth rate statewide over the 

same period. The Colorado Department of Labor and Employment forecasts statewide annual job growth of calls for from 2004 to 2014 calls for 

just over 2.1 percent, versus just almost 2.8 percent for Mesa County. Based on these sources, LCG projected 2.8 percent annual employment 

growth through 2016 for the Grand Junction Trade Area. 

Household & Population Characteristics
Demographic characteristics for Grand Junction Trade Area households are summarized in the tables below. Note that for this comparison, the 

“North Avenue Area” is defi ned as Grand Ave. to Orchard Ave, 7th Street to 30 Road.

1ST OPEN HOUSE - Market Conditions
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The map illustrates the distribution of recent household growth in the 

Grand Junction area, showing, as in many comparably sized cities, 

clusters of growth towards the fringe and relatively slow growth in the 

central city.

1ST OPEN HOUSE - Market Conditions

Household Growth
North Ave Area Grand Junction Mesa County

2000 Households 5,405 17,865 45,823
2006 Households 5,548 19,999 53,065
2011 Households 6,082 22,538 60,161

2006 - 2011 CAGR 1.85% 2.42% 2.54%

While the North Avenue vicinity is growing more slowly than the City of Grand Junction and Mesa 

County – a phenomenon common to older central urban areas – it is still growing at a healthy rate. 

Grand Junction has 37 percent of Mesa County households, and the North Avenue area has just less 

than one-third of Grand Junctions households.
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Household Characteristics
North Ave Area Grand Junction Mesa County

Pct. Non-family 47% 41% 31%
Household size (2006) 2.20 2.25 2.47

% 1 &  2 Person Households (2000) 44% 31% 23%
2006 - 2011 CAGR 69% 70% 63%

Like the immediate North Avenue vicinity, the city of Grand Junction has households that are 

smaller, more likely to rent, and more likely to be non-family in nature, versus households in the 

county overall. Ethnicity (2006)
North Ave Area Grand Junction Mesa County

White Alone 87% 91% 91%
Black Alone 1% 1% 1%

Asian/Pacifi c Alone 1% 1% 1%
Other/Multiple 10% 8% 7%
Hispanic Origin 16% 13% 12%

The North Avenue area is slightly more ethnically diverse than the city and county as a whole, 

with 16 percent of the population of Hispanic origin, up from 14 percent in 2000.

Population by Age (2006)
North Ave Area Grand Junction Mesa County

0 to 24 39% 31% 33%
25 to 34 17% 13% 12%
35 to 44 11% 12% 12%
45 to 54 12% 15% 16%
55 to 64 8% 11% 12%

65+ 13 18% 15%
median 30.4 40.8 39.8

Grand Junction has a signifi cant senior population, drawn to the area primarily for its climate. 

While the city and county have similar age distributions, the North Avenue vicinity has a 

signifi cantly younger profi le. This is due in part to the infl uence of Mesa State College and 

somewhat younger-skewing Hispanic households in the surrounding neighborhoods.

1ST OPEN HOUSE - Market Conditions
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Educational Attainment (2000)
(age 25+) North Ave Area Grand Junction Mesa County

Graduate Degree 5% 9% 7%
Bachelor’s 14% 17% 15%

Some College 32% 32% 33%
High School Grad. 32% 27% 30%
No H.S. diploma 18% 15% 15%

Education attainment in the North Avenue vicinity is somewhat lower than in the city overall, but 

more similar to the county-wide profi le. Most (58 percent) of Grand Junction adult residents have 

attended at least some college, versus 64 percent statewide.

Household Income (2006)
Ann. Household Income North Ave Area Grand Junction Mesa County

$0-25K 40% 32% 27%
$25-35K 16% 13% 13%
$35-50K 19% 19% 19%
$50-75K 17% 18% 21%
$75-100K 5% 7% 9%

$100-150K 2 8 8
$150K+ 1 4 4

Per Capita $17,500 $23,959 $22,761
Med. Household $35,316 $44,111 $49,249

Household incomes in the county are higher than those in the City of Grand Junction, which in turn 

are higher than those for the North Avenue immediate vicinity. Because household sizes are smaller 

in Grand Junction than the county overall, the city has slightly higher per capita incomes, however.

The map illustrates the geographical distribution of households by income in the area. Note that 

higher incomes are generally found toward the outer edges of the city, especially towards the north 

side.

1ST OPEN HOUSE - Market Conditions
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Psychographics
Psychographics is a term used to describe characteristics of people and neighborhoods which, instead of being purely demographic, which 

measure their attitudes, interests, opinions, and lifestyles. These more qualitative descriptions are increasingly used by marketers and planners 

to help tailor product offerings to suit the tastes of target market segments. Residential homebuilders and commercial retail developers, in 

particular, are interested in understanding a community’s psychographic profi le, as this is an indication of its residents’ propensity to spend 

across select retail categories.  Residential developers are also interested in understanding this profi le as it tends to suggest preferences for 

certain housing product types. The most widely used source of psychographic profi ling is the Tapestry - segmentation system offered by ESRI. 

In the Tapestry system, each neighborhood (census block group) in the United States is assigned to one of 64 distinct lifestyle/psychographic 

segments. 

The top Tapestry segments in Grand Junction are shown in the table below, along with a count of households represented by each segment 

and an index indicating how prevalent that segment locally as compared to nationally (an index of 100 would be expected given the population, 

while an index of 400 would be four times the national level). The segments are described in the paragraphs that follow.

1ST OPEN HOUSE - Market Conditions

Segment Trade Area Households Index to U.S.

Midlife Junction 3,655 731%
Prosperous Empty Nesters 2,912 791%

Great Expectations 2,341 660%
Retirement Communities 1,663 557%

Simple Living 1,575 543%
Exurbanites 1,148 235%
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Midlife Junction communities are found in suburbs across the country. Residents are phasing out of their child rearing years. Nearly half 

of the households are comprised of married-couple families and 31 percent are singles, living alone. The median age is 40.5 years and the 

median household income is $43,600. A third of households receive Social Security benefi ts. Nearly two-thirds of households are single-family 

structures, and the remaining dwellings are mainly apartments in multiunit buildings. These residents live quiet, settled lives. They spend their 

money prudently and do not succumb to fads. They prefer to shop by mail or phone, from catalogs such as J.C. Penney, L.L. Bean, and Lands’ 

End. They enjoy yoga, attending country music concerts and auto races, refi nishing furniture, and reading romance novels.

Prosperous Empty Nesters neighborhoods are well established, located throughout the United States; approximately one-third are on the 

eastern seaboard. The median age is 47.2 years. More than half of the householders are aged 55 or older. Forty percent of household types are 

married couples with no children living at home. Educated and experienced, residents are enjoying the life stage transition from child rearing to 

retirement. The median household income is $66,200. 

Residents place a high value on their physical and fi nancial well-being and take an active interest in their homes and communities. They 

travel extensively, both at home and abroad. Leisure activities include refi nishing furniture, playing golf, attending sports events, and reading 

mysteries. Civic participation includes joining civic clubs, engaging in fund-raising, and working as volunteers.

Great Expectations neighborhoods are located throughout the country, with higher proportions in the Midwest and South. Young singles and 

married-couple families dominate. The median age is 33.0 years. Labor force participation is high. Manufacturing, retail, and service industries 

are the primary employers. About half of the households are occupied by owners in single-family dwellings, with a median value of $100,600, 

and the other half are occupied by renters, mainly living in apartments in low-rise or mid-rise buildings. Most of the housing units in these older 

suburban neighborhoods were built before 1960.  Residents enjoy a young and active lifestyle. They go out to dinner, to the movies, to bars, and 

to night clubs. They enjoy roller skating, roller blading, playing Frisbee, chess, and pool, and attending auto races. They read music magazines 

and listen to rock music on the radio.

Retirement Communities neighborhoods are found mostly in cities scattered across the United States. The majority of households are 

multiunit dwellings. Congregate housing, which commonly includes meals and other services in the rent, is a trait of this segment dominated by 

singles who live alone. This educated, older market has a median age of 50.7 years. One-third of residents are aged 65 years or older. Although 

the median household income is a modest $45,100, the median net worth is $172,000. 

Good health is a priority; residents visit their doctors regularly, diet and exercise, purchase lowsodium food, and take vitamins. They spend their 

leisure time working crossword puzzles, playing bingo, gardening indoors, canoeing, gambling, and traveling overseas. They like to spend time 

with their grandchildren and spoil them with toys. Home remodeling projects are usually in the works.

1ST OPEN HOUSE - Market Conditions
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Simple Living neighborhoods are found in urban outskirts or suburban areas throughout the United States. Half of the households are singles 

who live alone or share housing, and 32 percent consist of married-couple families. The median age is 40.1 years. Approximately one-third 

of householders are aged 65 years or older; 19 percent are aged 75 years or older. Housing is a mix of single-family dwellings and multiunit 

buildings of varying stories. Some seniors live in congregate housing (assisted living). Fifty-fi ve percent of households are occupied by renters. 

Approximately 40 percent of households receive Social Security benefi ts. 

Younger residents enjoy going out dancing, whereas seniors prefer going to bingo night. To stay fi t, residents play softball and volleyball. Many 

households do not own a computer, cell phone, or DVD player. Residents watch hours of TV per day, especially sitcoms and science fi ction 

shows.

Open areas with affl uence defi ne these neighborhoods. Empty nesters comprise 40 percent of these households; married couples with children 

occupy 32 percent. Half of the householders are between the ages of 45 and 64 years. The median age is 43.6 years. Approximately half of 

those who work hold professional or managerial positions. The median home value is approximately $255,900; the median household income 

is $83,200. 

Financial health is a priority for the Exurbanites market; they consult with fi nancial planners and track their investments online. They own 

a diverse investment portfolio and hold long-term care and substantial life insurance policies. Residents work on their homes, lawns, and 

gardens. Leisure activities include boating, hiking, kayaking, playing Frisbee, photography, and bird-watching. Many are members of fraternal 

orders and participate in civic activities.

1ST OPEN HOUSE - Market Conditions

For North Avenue:
Of the segments described above, Prosperous Empty Nesters and Retirement 

Communities indicate a particular opportunity for senior-oriented residential
development along the North Avenue Corridor. Such development would not 

need to be age-restricted, but could capitalize on pedestrian-friendly amenities,
opportunities for outdoor activities and proximity to convenience-good shopping
and medical facilities. The Great Expectations segment, with its relatively high 
proportion of renters and young couples, would be a promising target for more 

dense mixed-use residential and retail development along the corridor, particularly 
in the vicinity of Mesa State College.
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Market Demand Estimates
Critical to interpreting The North Avenue Corridor’s competitive position within the region is an understanding of the characteristics of land uses within a defi ned trade area.  In order to identify 

potential development opportunities among these uses (given the area’s competitive position and prevailing market conditions) demand estimates were prepared.  

As stated earlier, because The North Avenue Corridor may have the ability to draw from a larger trade area, demand estimates by land use type were prepared for the broader region. Because 

of the urban nature of the corridor, residential demand is assumed to be a function of household growth in the City of Grand Junction itself, while retail and offi ce demand is a function of growth 

in the county as a whole (and beyond, in the case of certain retail types).  What follows is a discussion of recent and projected demand conditions for residential, retail, and offi ce uses, along with 

estimates of attainable capture for redevelopment parcels within the corridor itself.   

Residential
With strong residential growth over the past several years Mesa County is permitting an average of 1,430 units per year since 1999 and saw record construction of 1,589 units in 2005.  There has 

been relatively little variation in level of construction in general, with the low point in 2001 seeing 1,253 permits issued. In part because of lower than average interest rates, multifamily construction 

has accounted for less than 10 percent of this total. Given that increases in energy-sector employment tends to be led by relatively itenerant single males, and that interest rates have been 

trending upwards, the share of rental units, especially in Grand Junction itself, should increase over time to closer to the existing overall rate of just over 30 percent. 

Residential vacancy rates in Grand Junction and Mesa County are among the lowest in the state. Jim Coil Research & Consulting estimates January 2007 vacancy rates of 0.8 percent for 

ownership units and 2.5 percent for rental units – both well below equilibrium rates and indicative of housing shortages, especially at lower income points.

Demand for new residential units is primarily a factor of the growth in income-qualifi ed households within a trade area.  For parcels along North Avenue, this trade area is realistically restricted 

to growth within the municipal limits of Grand Junction. Projected trade area household growth was analyzed along with historical patterns of single- and multi-family development to arrive at an 

estimated average annual demand for housing in the City of Grand Junction of approximately 600 units per year over the next 10 years. 

1ST OPEN HOUSE - Market Demand Estimates

Residential Demand – Grand Junction Trade Area
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Approximately 1,862 units (or approximately 30 percent) of the Trade Area’s 10-year demand could be in the form of rental units.  Attached 

ownership housing (condominiums and townhomes) appears to be underrepresented in Grand Junction compared to other cities of its size.  

Of the 3,350 units of ownership demand for those making $15,000 and above, up to 20% could be delivered in the form of an attached product 

(assuming appropriate marketing) based on demographic and consumer preferences. 

Assuming quality design effort, support from the city in assemblage, regulatory improvements and development incentives, the North Avenue 

corridor could realistically absorb approximately 200 apartment units and 140 single family attached (condo, loft, townhome, rowhome) units 

over the next 10 years, as shown in the following tables. Note that this represents a capture rate of roughly 17 percent of market rate (income 

$15,000 and up) units in the city as a whole.

1ST OPEN HOUSE - Market Demand Estimates
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Retail
Demand for new retail space is determined by future retail expenditures 

by new households. This demand was determined by multiplying growth in 

households with that portion of household income spent on general retail 

purchases.  An additional adjustment was made to allow for demand from 

space turnover and obsolescence.  Because of Grand Junction’s role as a 

regional hub, its retail inventory is supported by rooftops well beyond Mesa 

County itself. We estimate that for 100 square feet of store space supported 

by Mesa County residents, an additional 80 square feet are supported by 

residents outside the county. As shown in the following table, Mesa County 

household growth alone would support approximately 900,000 square feet of 

new retail demand over ten years. Adding in demand from outside the county 

(at varying rates depending on the category) and replacement of obsolete 

space (at a rate of 1 percent annually), Mesa County could see demand for a 

total of 1.6 million square feet of new retail space by 2017.

Assuming a 15% to 20% capture rate of Trade Area retail demand, The North 

Avenue Corridor could be expected to add approximately 240,000 to 325,000 

square feet of new retail space (again, assuming quality design, marketing, 

and city support). This demand would likely take the form of neighborhood 

serving dining and specialty retail in the key nodes around the college and 

hospital, but could have a signifi cant region-serving component in the area 

around the improved 29 Road intersection.

1ST OPEN HOUSE - Market Demand Estimates
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Offi ce
Demand for new offi ce space is derived from two primary sources:  expansion of existing industry and the relocation of new companies into the 

market.  Employment projections by industry classifi cation for the Trade Area were used to estimate demand over the next ten years.  Assuming 

a 2.7 percent annual growth rate in overall employment, the analysis revealed demand for almost 1,000,000  square feet of new offi ce space 

over this period. Assuming a 10 percent capture rate, the North Avenue corridor could absorb approximately 95,000 square feet of new offi ce 

space over the next 10 years.

This demand could take the form of medical, educational and other primarily professional offi ce space at key nodes along the western portions 

of the corridor, and could be in the form of fl ex offi ce basic employment space nearer to the 29 Road junction. 

1ST OPEN HOUSE - Market Demand Estimates

Offi ce Demand – Grand Junction Trade Area

Packet Page 115



North Avenue Corridor Plan

42

Absorption Summary
The table below summarizes potential North Avenue Corridor absorption of land uses over the next 10 years. 

Summary of Potential Absorption – North Avenue Corridor 
10 Year Demand Summary for North Avenue Corridor

Level of Public Sector Support/Investment
none moderate high

Residential (units)
Single Family Attached ? 140 200
Multifamily Apartments ? 200 300

Retail (s.f.) 100,000 240,000 325,000
Offi ce (s.f.) 25,000 95,000 150,000

1ST OPEN HOUSE - Market Absorption

Strategy Considerations
As market opportunities for residential, retail and offi ce space in The North Avenue Corridor occur over the next 10 years, the following strategic implications should be considered:

Residential
Trend towards town home / condo products in downtown neighborhoods

Appeals to buyers seeking amenities without maintenance hassles

Targets empty nesters, young professionals and single parents – the majority of downtown housing residents

Some more affl uent students (and recent students) may have interest in ownership housing near the college

As interest rates climb, the trend may shift towards apartments -- less investment appeal, but greater fl exibility and less commitment

Conversion of vacant downtown offi ce space into apartment and condominium residential units has been very successful in many urbanizing markets

Open question as to whether Grand Junction has critical mass of residents with urban tastes to succeed with certain attached residential products

Will depend heavily on design quality, experience of developer and education of community to overcome any negative attitudes about downtown living

Investment in infrastructure, streetscape, and other pedestrian amenities also key – including investment in “soft spaces” 

College area near N. 12th Street represents a strong opportunity for vertical mixed use including both ownership and rental residential

Veterans hospital area near 23rd Street has opportunity (with relocation of some big box retail) for mixed use including senior-oriented housing and even extended stay lodging

targeting hospital patients and their families

Workforce housing price points should be in strong demand throughout the corridor

•

•

•

•

•

•

•

•

•

•

•

•
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1ST OPEN HOUSE - Market Absorption

Retail
Levels of retail demand suggest support for a range retail product types

Greatly enhanced connectivity around 29 Road will lend support to some regional retail – not mall scale, but two to three medium to large box tenants with pads and in-line

complements

Neighborhood-supporting services, dining (both limited and full-service) and specialty retail -- in a mixed-use urban environment – could make sense over time around nodes to 

the west

Ground-fl oor retail with offi ce and attached residential above would add overall pedestrian appeal and be mutually supporting

Offi ce
Major offi ce development anywhere in Grand Junction carries the boom-bust risk

Professional, medical, education and other small fl oor-plate offi ce tenants could be attracted to coordinated developments on the west side of the corridor

Sites further east along the corridor are more amenable to fl ex offi ce and other employment-generating uses

Mixed-Use
For new construction, three to four-story densities (in appropriate locations), at a human scale, with streetscaping and a mix of uses, would create a more user-friendly 

experience for:

Employees

Prospective residents

Visitors

Shoppers

•

•

•

•

•

•

•

•

•

•

•

•
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1ST OPEN HOUSE - Public Comment Summary

In order to obtain the most information from the public during the open house, the following board 

and questionnaire were used.  The EDAW team along with City staff collected commentary on the 

boards and concepts presented.  The public was able to comment directly and were asked to also fi ll 

out the questionnaire in order to obtain the best guidance and direction for the project.
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The Open House served as a workshop where the public was able to discuss with the EDAW team and City Staff items of concern as well as their desires for the improvement of the North Avenue 

corridor.  The following list presents the primary items expressed by the public.

1ST OPEN HOUSE - Public Comment Summary

NEIGHBORHOOD CONCERNS:
Aesthetics

Safety

Impact of Development on Neighborhood

Homeless Shelter

Current Lack of Identity

Financial Impact to Business

Incentives

Loss of Neighborhood Identity

Illicit Activity

Dark Sky / Environmental Practices

ISSUES:
Homeless Shelter

Trailer Parks

Undesirable Residential Homes / Lots

Cruising of Large Empty Parking Lots

Fence Height of Golf Park

Bus Stop Locations

North Access to Patterson

Right Turns

New Medians

ADA Accessibility

DESIRED IMPROVEMENTS / CHANGES:
Sidewalks

Landscaping

Traffi c / Crossing at 12th Street

Signage

Ditches

Overhead Utilities

Access to Business (Vehicular and Pedes-

trian)

Bike Paths

Senior Affordable Housing

Consolidate Curb Cuts

USES LACKING:
Retail Anchor

Neighborhood Serving Retail

Quality Sit-Down Restaurants

Affordable Quality Housing

Mixed Housing Opportunities

Quality Senior Housing Near Amenities

Quality Grocer

Quality Hotel

Entertainment (After 5) Opportunities
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The following document refl ects the summary information 

attained at the fi rst open house workshop.  It includes the 

summary information from all of the public commentary received 

verbally and written.  All of this information will help guide the 

approach scenarios of the potential districts and implementation 

strategies that the North Avenue corridor could take.

1ST OPEN HOUSE - Public Comment Summary

Packet Page 120



North Avenue Corridor Plan

47

APPROACH

The fi rst Open House provided the team with insight on the public priority goals and expectations for the project.  (See Open House Notes)  The 

Team proceeded with preparation of three alternative plans.  

Common features carried through the alternative plans:

Senior Housing

Residential Multi-Family

Grocer

Big Box Retail

Hotel

Civic

The unique features within each alternative include:

Student District

Entertainment District

Residential Apartments

Regional Retail

Neighborhood Retail

Lifestyle Center

Light Industrial

Following are three alternatives presented illustrating the proposed districts and their connections to the surrounding neighborhood.  These 

boards depict potential uses (commercial, residential, offi ce, etc.) in three alternative layouts along with character images to depict that 

portrayed potential building mass and architectural character style. 

•

•

•

•

•

•

•

•

•

•

•

•

•
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The predominant elements of this alternative are:

An Entertainment District in proximity to the students at Mesa College

A Public Civic Open Space in correlation with Senior Housing, Grocer and a Hotel to create a focus at the intersection of 28th Rd.

A high concentration of Offi ce acts as a transition to the Regional Retail uses

The Regional Retail would be a focus for the intersection of 29 Rd. serving as a retail gateway for higher intensity Big Box Retailer on the north and a Light Industrial Park to the south.

•

•

•

•

APPROACH - District Alternative 1

12
th
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The predominant elements of alternative two are:

A Neighborhood Retail Use in proximity to the students at Mesa College mixed with Residential as it continues to the east

The 28 Rd. intersection focuses on combining Senior Housing with Retail and Grocer along with a Civic component

Offi ce and Residential transition the neighborhood services to the primary focus of Offi ce and Hotel with some lighter retail uses along the 29 Rd. intersection

The far eastern edge of the corridor places Residential uses to continue from the neighborhood on the north side and a Big Box retailer to take advantage of the southern large property area

•

•

•

•

APPROACH - District Alternative 2

12
th
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 R
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The predominant elements of alternative three are:

A Residential District near the Mesa College to transition to Neighborhood Retail uses

The Neighborhood Retail uses would then be combined with Senior Housing, a Grocer and Hotel and minimal Offi ce at the 29 Rd. intersection

A Residential district would include a greater Regional Lifestyle Center component transitioning to Retail and Civic uses to establish the 29 Rd. intersection

From the 29 Rd. intersection eastward a large Big Box district would transition to the bypass connection

•

•

•

•

APPROACH - District Alternative 3

12
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During the 2nd Open House, the attending public was asked to place preferencing dots on those images which where 

preferred (green) and not preferred (red).  These preferencing boards will help further guide the direction of one preferred 

alternative of districts to North Avenue.

Alternative 1 appeared to have greater preference of student housing, retail and entertainment district, as well as the senior 

housing and grocer.  District not preferred in this alternative were the greater regional retail, big box and light industrial 

concepts.

Alternative 2 obtained greater preference for the more residential neighborhood and apartments rather than the larger big box 

and higher density apartments.

Alternative 3 again reiterates the desire from the public to have more neighborhood scale apartments rather than the larger 

scale apartment buildings.  Again the desire for a retail and civic component that speaks to a neighborhood scale instead of a 

large retail component that is more regional in nature was evident.

Based on this information obtained a preferred district alternative plan was created to further guide the appropriate 

revitalization on the North Avenue Corridor.  This preferred alternative is presented in the Summary and Recommendations 

portion of this report.

Additional Public Comment
Public comment received during the open house was consistent with that heard at the fi rst Open House.  Additional comments 

received included; the need and desire for more high quality restaurants, the need for quality senior housing in proximity to 

grocery amenities, improved streetscape and pedestrian realm.  Additionally the proposed student housing and entertainment 

district was well received along with greater mixed use development that would promote a neighborhood and community 

district where amenities and services are in proximity to housing.

Public Comments regarding the realization of improvements and redevelopment to North Avenue spoke of the need for the 

City to actively be involved in land assembly and incentives to propel any development.  Incentives as corridor-wide enterprise 

zone, tax rebates and mixed use zoning, where voiced,  The investigation of current disincentives that prohibit residential on 

commercial properties was also noted.

2ND OPEN HOUSE - Preferencing Boards

Alternative 1

Alternative 2

Alternative 3
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SUMMARY & RECOMMENDATIONS - Preferred Alternative

The predominant elements of the preferred alternative are:

A Student and Entertainment District in proximity to Mesa College would also provide student housing, after 5 activities and the opportunity for a quality Hotel to serve the area

A Neighborhood Center where Senior Housing located in proximity to a quality Grocer, Neighborhood Retail, and the potential for a Hotel to serve the hospital and surrounding neighborhood

A Multi-Family and Attached Residential district connecting to the neighborhoods to the north, and potential for Offi ce space to the south

A Mixed Use area with residential over retail incorporated with the Governmental Functions and Public Plazas to create a gateway for the 29 Rd. intersection

Regional retail to anchor the east end of the corridor

•

•

•

•

•
12th St. 28 Rd. 29 Rd.
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Key Projects
The Key Projects board presented the three 

catalytic areas identifi ed that would provide the 

greatest results for improvement and attraction of 

the North Avenue corridor.  These Key Projects are 

the primary areas in which investment can best 

empower the revitalization of North Avenue.  

Concentrated efforts in streetscape treatment, 

community identity, way fi nding, signage and 

architecture at the key intersections of 12th 

Street, 28 and 29 Roads would launch the future 

development of the corridor area. 

The overall improvements of the streetscape, 

primarily around the community / development 

nodes would set a foundation that is enticing for 

new development and improves the reputation and 

use of North Avenue.

Areas surrounding the Key Development 

Nodes provide the greatest opportunity for land 

consolidation and large development projects that 

would create the greatest impact and results.

Artist renderings provide a visual character and 

feel for these key development concepts proposed.

SUMMARY & RECOMMENDATIONS - Key Projects
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The illustration above presents a vision of a civic 

plaza where the intersection treatments would 

provide for clear and safe pedestrian traffi c 

movement.  The civic space would serve as a 

gathering space and as an entry marker giving 

the North Avenue Corridor an identity.  Existing 

restaurant spaces could be maintained while new 

residential development would be tucked around 

existing building pads.

Such projects could be realized at the intersection 

of North Avenue and 12th Street, where a student 

and entertainment district would create a marker 

and gathering space for students as well as the 

surrounding community.  This potential project 

could serve the needs for higher quality restaurants, 

entertainment, and a student housing district.

This key project ultimately could serve as the 

catalyst to entice development and the further 

revitalization of the greater North Avenue Corridor.

Improvements to the streetscape are another key 

project that would further promote the revitalization 

of this corridor.  A pedestrian friendly environment 

using native, xeric plant materials that are easily 

maintained while yet providing an appealing and 

beautiful streetscape are important to attract 

pedestrian traffi c.

Median cuts and numerous parkinglot accesses will 

be consolidated.  Traffi c level of service and access 

will not be impacted.

Intersections and medians would be improved while 

a cohesive kit-of parts would bring character to 

the corridor.  Improved sidewalks, lighting, street 

furniture and signage will improve the pedestrian, 

bike and vehicular access allowing for retail and 

commercial to thrive in a safe environment.

Finally, the assembly of parcels of land where a 

large development can build momentum and entice 

greater investment would bring the vitality back to 

North Avenue.  The illustration presents retail and 

commercial uses with residential above combined 

with a plaza and patios.  Senior housing, a grocer 

and neighborhood retail provide an environment to 

attract individuals interested in living within a vibrant 

community.  Surrounding neighborhoods would 

further sustain the community node.

Infi ll development as this, will assist in a 

neighborhood center as well as a regional 

destination promoting activity beyond 5:00 pm and 

on weekends.

SUMMARY & RECOMMENDATIONS - Key Projects
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SUMMARY & RECOMMENDATIONS - Phasing Concept

The phasing of development would allow for existing buildings and uses to slowly become integrated into the larger vision of the North Avenue Corridor.  

Illustrated below is an example of how such phasing could occur:

 Ph

1 2 3

4 5 6
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There are 25 intersections within the North Avenue study area, not including driveways to abutting property.  Sixty percent are T-intersections 

(a three-leg intersection) and 40 percent are cross-intersections (a four-leg intersection).   Intersections, by their very nature, create 

numerous confl icts between vehicles, bicycles, and pedestrians.  For instance, there are 32 vehicle/vehicle confl ict points and 16 vehicle/

pedestrian confl ict points at every four-leg intersection.

The design of an intersection requires a balance between the needs of vehicles, pedestrians, bicyclists, freight and transit.  The following 

are attributes of good intersection design for pedestrians, as documented in AASHTO’S Guide for the Planning, Design and Operation of 

Pedestrian Facilities (2004).

Clarity – Making it clear to drivers that pedestrians use the intersections and indicating to pedestrians where the best place is to cross;

Predictability – Drivers know where to expect pedestrians;

Visibility – Good sight distance and lighting so that pedestrians can clearly view oncoming traffi c and be seen by approaching motorists;

Short Wait – Providing reasonable wait times to cross the street at both unsignalized and signalized intersections;

Adequate Crossing Time – The appropriate signal timing for all types of users to cross the street;

Limited Exposure – Reducing confl ict points where possible, reducing crossing distance and providing refuge islands when necessary; 

and

Clear Crossing – Eliminating barriers and ensuring accessibility for all users.

Signalized intersections typically have marked crosswalks, Walk/Don’t Walk indications, and regulatory signing.  Motorists expect 

pedestrians and pedestrians are reasonably well protected when crossing at these locations. The study corridor currently has nine signalized 

intersections.  Most of these signals are located at one quarter mile intervals.  The most notable exception is between 12th Street and 23rd 

Street, where there is no signalized intersection for approximately three quarters of a mile.  In urban areas, pedestrians must be able to 

cross streets at regular intervals.  They rarely will go more than 300 to 400 feet out of their way to take advantage of a controlled intersection.  

Consequently, the crossings at uncontrolled locations deserve serious consideration as urban arterial corridors redevelop.  Treatments 

commonly used on higher-volume multilane streets throughout the United States include: high-visibility markings with double-posted 

pedestrian crossing signs; refuge islands; fl ags; and fl ashing beacons.  Signals that are used just for pedestrian crossings are used primarily 

at mid-block crossings.

•

•

•

•

•

•

•

SUMMARY & RECOMMENDATIONS - Transportation
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Recommendation For Streetscape Kit-Of-Parts 
The following illustration and images serve as a guidie of how the streetscape character using amentities can create a cohesive and 

unifi ed streetscape.

SUMMARY & RECOMMENDATIONS - Streetscape Kit-Of-Parts
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The creation of a more unifi ed street edge condition along North Avenue will improve the overall character of the corridor.  This can be 

accomplished by consolidating existing curb cuts and parking lots, providing more defi nition to vehicular entry ways, and adding walks and 

plantings. The addition of pedestrian scale street lights, trees, benches and other amenities will create a more pedestrian friendly environment, 

and encourage local residents to walk or bike along the corridor. Most of these improvements can be made within the existing street ROW. 

Suggested improvements outside of the ROW can be made without the removal of existing structures. 

Drainage Way Adjacent To Street
In areas where there are open concrete channels adjacent to the street, suggested improvements include the creation 

of a generous vegetated swale to collect, fi lter, and  distribute stormwater, as well as provide an irrigation source for 

planted trees. The addition of an attached walk , defi ned curb cut entrances, and pedestrian light fi xtures will also 

enhance and defi ne the street edge.

An alternative would be to provide a covered pipe to convey this drainage.  This proves less advantageous relative to 

cost, construction caused delays to traffi c and the loss of utilizing this run off for future plantings.

ROW

Existing Condition

Asphalt 
Concrete Channel

NORTH AVENUE

Proposed Condition

Building

NORTH AVENUE

Construct Vegetated 
Swale with Trees

Existing Condition

SUMMARY & RECOMMENDATIONS - Streetscape

Building
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Building Adjacent To Street
In areas where buildings front the street, suggested improvements include sidewalks that connect building entrances to walks along North 

Avenue, defi ned curb cut entrances, and the relocation of parking between buildings. These improvements will enhance the street edge by 

reducing the number of parked cars in front of building entrances, provide space for street tree plantings, and reduce the expanse of asphalt. 

This makes the buildings easier to see and identify from North Avenue. Additional sidewalks provide a clear, safe pedestrian path between 

parking lots to building entrances, and provide pedestrian connections to North Avenue. 

Existing Condition

Existing Condition

Building

Building

NORTH AVENUE

Asphalt Parking

Asphalt Parking

Proposed Condition

NORTH AVENUE

Building

Building

No Parking in Front of Buildings

Pedestrian
Light Fixture

Parking Located
Perpendicular to 
Street Adjacent to 
Building

Street
Trees

Walk 
Connection 
to Street

Detached 
Walk N O R T H   A V E N U E

ROW

No Parking 
in Front of 
Buildings

Walk

SUMMARY & RECOMMENDATIONS - Streetscape
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Parking Lot Adjacent To Street
In areas where parking lots front the street, suggested improvements include defi ned curb cut entrances, added sidewalks, and additional 

plantings to defi ne parking lot circulation and enhance way fi nding. Tree plantings can be added to existing parking lots by removing asphalt 

at the end of the parking bays, defi ning an entrance into the lot (Option B). Another option is to include planted islands between parking bays, 

which is especially effective in reducing the expanse of paved areas and urban heat islands often found in large parking lots (Option A). 

Attached or detached sidewalks can be added adjacent to North Avenue, depending on the specifi c condition and width of the ROW. 

Fencing, 42” tall, can also add positive streetscape character.  The fencing should be steel and open, and may be an opportunity to incorporate 

art, static or kinetic and color.

SUMMARY & RECOMMENDATIONS - Streetscape

Existing Condition

Wheel 
Stops

Asphalt Parking

Building

Existing Condition

ROW

Proposed Condition - Option B

Parking
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Building

Detached Sidewalk

Building
Construct New Planting 
Islands within Existing 
Parking Lots to Provide 
Additional Shade and 
Enhance Way-fi nding

Planting Zone 
Between Walk and 
Parking

Attached Sidewalk

Parking

Proposed Condition - Option A

Walk and 
Plantings Orient 
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Building Entrances

Islands and 
Plantings Defi ne 
Circulation Patterns, 
Reduce Expansive 
Paved Areas, Aid 
in Way-fi nding, and 
Provide Shade in 
Parking Areas

Building

Defi ned Entrance 
Into Parking Lot

Attached Sidewalk

Parking
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Curb Cut Consolidation
Reducing the quantity of curb cuts along North Avenue will greatly enhance the overall character of the corridor, and improve vehicular & 

pedestrian circulation. Curb cuts can be consolidated in areas where parking lots can be linked and shared by adjacent uses. Consolidating curb 

cuts also provides additional space for plantings and sidewalks adjacent to North Avenue within the ROW and less discontinuity of the sidewalk.

SUMMARY & RECOMMENDATIONS - Streetscape

1 2 3 4 5 6
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at Selected 
Entrances
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Only at Selected 
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NORTH AVENUE
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Areas identifi ed for redevelopment along the corridor provide 

an opportunity to greatly enhance the character of the corridor, 

by creating pockets of redevelopment that will stimulate 

further improvements. As shown on the land use plans, these 

areas of redevelopment will consist primarily of additional 

residential, offi ce, retail/commercial areas, or new regional store 

developments. 

In all cases, each undertaken project should provide connectivity 

to the pedestrian network and include public open space.

Residential
Clustered townhome developments adjacent to North Avenue, 

will provide a distinct  living option for residents along the 

corridor that is currently unavailable in the region.  Located 

within walking distance of shopping, restaurants, bus service, 

and employment opportunities, townhomes offer a very desirable 

alternative to single family housing.  A green corridor in a walking 

environment creates a pedestrian connection between the 

existing neighborhoods and North Avenue, providing convenient 

access to the street for existing residents. On-street parking 

provides parking for visitors. 

SUMMARY & RECOMMENDATIONS - Streetscape New Development
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Commercial / Retail
New commercial/retail uses along North Avenue are located 

close to the street, which helps to activate the street edge. 

Generous sidewalks with spaces for outdoor seating, active 

open space, pedestrian lights, and street trees enhance the 

character of the corridor. Building signage can be located directly 

on the face of the buildings, which can be readily identifi ed 

from passersby on North Avenue. Front door access to retail/

commercial uses is provided on the interior side, providing easy 

access from nearby parking, with back door service access 

provide along North Avenue. Civic spaces such as plazas, 

corridors, or pocket parks create a permeable frontage along 

North Avenue that provides easy pedestrian fl ow between the 

street and commercial or retail uses. 

SUMMARY & RECOMMENDATIONS - Streetscape New Development
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Regional Store
New regional store developments, proposed as infi ll projects, along North Avenue can 

be designed to minimize the impacts of large expanses of asphalt parking. This can 

be accomplished by locating retail stores at the edge of North Avenue, which activates 

the street edge, and screens the expansive parking lots from view from North Avenue. 

Interior Parking lots can be shared between the super store and retail uses. Architectural 

elements such as canopies, columns, and articulated roof forms help to defi ne the 

building entries of the super store, and reduce the scale of large facades. This approach 

will provide a more pedestrian scaled environment for merchants, and create a more 

inviting facade. Entrances to the super store should be located from a side street, which 

will prevent excessive traffi c build up along North Avenue. 

SUMMARY & RECOMMENDATIONS - Streetscape New Development
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Signage
Improvements to signage along North Avenue can be 

accomplished by minimizing the quantity of pole mounted 

signs, and replacing them with monument signs. This will aid in 

reducing the visual clutter of the pole mounted signs, and also 

provide an opportunity for street trees to be planted. Because 

monument signs are low, they are not in confl ict with the larger 

canopy of the street trees, and can be readily seen from passing 

traffi c. Further detail on signage and recommended adjustments 

to the Grand Junction Sign Code are provided.

This philosophy supports the neighborhood or district concept, in 

that distinctions are to areas and not individual pad development.  

This encourages the walking environment and provides for a 

group of retailers to engage the property as a whole. 

SUMMARY & RECOMMENDATIONS - Streetscape Signage

Existing Pole Sign 

Existing Pole Mounted Signs   
Dominate North Avenue 
Corridor

Proposed Monument Sign

Sign is not Taller than 
Building

Proposed Monument Sign. Monument 
Base Refl ects Architectural Materials 
of Building

Low Monument Signs Reduce Visual Clutter Along Street 
Edge, and Allow Street Tree Plantings While Maintaining 
Sign Visibility 

Existing Pole Sign

Large Sign Dominates 
Corridor and is Not 
Pedestrian Friendly

No Relationship 
to Architecture of 
Associated Buildings

Proposed Monument Sign

M
ax

im
um

 1
8’

 H
ig

h

One Sign per Lot or 
Development

Ground Mounted Sign with 
Planting 

All Features of Sign Match 
the Primary Finishes and 
Materials of the Building it 
Serves

Packet Page 140



North Avenue Corridor Plan

67

Summary of Grand Junction Sign Code Strategies and Recommended Improvements

Summaries of particular sections from the Grand Junction Sign Code are provided below, indicating where the current Grand Junction sign regulations could be strengthened or amended to 

improve the overall visual quality and pedestrian scale of North Avenue.   Currently, the majority of signs along North Avenue fall within these existing regulations: 

Sign Location  4.2G1e(3)
Code Summary: 

Grand Junction’s current sign regulation allows signs most anywhere on the property being advertised, and the total square footage allowed for 

a single sign is not to exceed 300 sf.  

Recommended Improvements:

No signs permitted at the right-of-way

Establish setbacks from the right-of-way

Limit square footage of signs based upon to-be-established criteria

Building Mounted Signage 4.2G1e(5)
Code Summary: 

There is no overall maximum square footage for wall mounted signs, although the formula is similar to other sign code regulations.  Each 

building will have its own maximum square footage, rather than a universal not-to-exceed size.  

The language also allows for wall mounted signs on any side of the building facing a street, thus a corner lot could have two signs, each with a 

different sign allowance.

The regulation allows for roof signs, up to 40 feet above grade in height.  In addition, the regulation permits more than one building mounted 

sign (wall mounted, roof sign, or projecting) per structure as long as the maximum square footage is not exceeded. 

Recommended Improvement:

Limit square footage for building mounted signs based upon to-be-established criteria.

Limit number of signs to 1 per building or tenant.

Prohibit roof signs.

•

•

•

•

•

•

SUMMARY & RECOMMENDATIONS - Sign Code
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Projecting Signage 4.2G1e(6)
Code Summary: 

A minimum size (12 sf.) is given for projecting signs rather than a maximum, if the projecting sign is 

the only sign on the building.

Recommended Improvement:

Limit square footage of projecting signs based upon to-be-established criteria.

Freestanding Signage 4.2G1e(7)
Code Summary: 

The square footage and height limitations are calculated similar to other sign code regulations, 

but allow for greater height (25’ for 2 traffi c lanes and 40’ for 4 traffi c lanes) and maximum square 

footage than other regulations.  The sign square footage is also calculated based upon property 

frontage rather than building face frontage.

Signs are allowed to be installed at the right-of-way, with no setback requirements.

Recommended Improvement:

Limit square footages and heights of signs based upon to-be-established criteria based upon 

building linear feet rather than property linear feet.

Lower heights of signs from what is now permitted.

No signs permitted at the right-of-way.

Sign design refl ects the associated building architecture.

Signs shall be attached to the ground or with minimal space between the sign and the ground.

•

•

•

•

•

•

Off-Premise Signage 4.2G1e(8)
Code Summary: 

Off-premise signage (building mounted, freestanding, or roof signs) is allowed in C-2 

(General Commercial) and I-1 and I-2 (Industrial) zones.  Maximum height is 40 feet, 

and square footage must be between 15 sf. and 300 sf.  Some municipalities are not 

allowing any off-premise signs within the City limits.

Recommended Improvement:

Prohibit off-premise signage.•

SUMMARY & RECOMMENDATIONS - Sign Code
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Recommended Sign Implementation Measures from other Municipal Sign Codes:
The following are representative regulations found within the Sign Codes from Denver, Fort Collins, Longmont, Greeley, and Loveland.  Typically, it was found that heights and square footages 

were regulated; often based on a formula determined by the setback distance from the face of curb or edge of pavement and/or the linear feet of building facing the street.  This summary does not 

provide that level of detail, but rather an overview of suggested strategies. 

General
Existing on-premise signs which have become nonconforming because of subsequent Code amendments shall be brought into conformance 

within 15 years of the date of amendment.

All features of the sign, including illumination, sign cabinet, base, color, lettering, and materials shall match the primary fi nishes and colors of 

the associated building(s) which it serves.

All signs which are greater than 4 SF in area, except ground signs or signs that replicate a business logo must be comprised only of 

individual letters or cabinets where only the letters are illuminated.

Signs shall be professionally designed and fabricated from quality, durable materials.

No roof signs.

Lighting shall be indirect.

Maximum size of letters:

Use MAXIMUM LETTER 

HEIGHT

MAXIMUM LOGO 

HEIGHT

MAXIMUM BACINET 

HEIGHT
Auto-related, 

roadside, and 

business services

12” 18” 18”

Convenience 

shopping center

18” 24” 24”

Neighborhood 

services center, 

neighborhood 

commercial district

24” 30” 30”

•

•

•

•

•

•

SUMMARY & RECOMMENDATIONS - Sign Code
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Sign Location
Signs will be set back from the right-of-way based upon the sight distance triangle requirements, zoning district, or size of sign.

No signs allowed within the right-of-way, with the exception of projecting signs which meet all requirements set forth in the regulations.

No off premises signs.

All freestanding signs shall be located to be compatible with required landscaping, including street trees at maturity, so that the public views of the sign will not be 

obstructed.

Freestanding / Ground Signage
Freestanding or ground signs comply with the following requirements:

USE MAXIMUM AREA 

PER SIGN FACE

MAXIMUM NUMBER 

OF SIGNS PER 

STREET FRONTAGE

MAXIMUM HEIGHT

Auto-related, 

roadside commercial, 

and business 

services

Primary – 32 SF Primary – 1 Primary – 5 ft.

Convenience 

shopping center

Primary – 40 SF Primary – 1 Primary – 8ft.

Neighborhood 

services center, 

neighborhood 

commercial district

Primary – 55 SF

Secondary – 32 SF

Primary – 1

Secondary – 1

Primary – 10 ft.

Secondary – 6 ft.

Freestanding signs only permitted with a supporting sign structure, the width of which exceeds 70% of the width of the sign face.  

Freestanding or ground signs shall have no more than 2 faces.

Maximum height for freestanding signs shall be 18 feet above grade; and for ground signs shall be 12 feet above grade. (Another code said max. 6’ height for freestanding.)

All freestanding signs shall be of a monument design including a monument base attached to the ground with no or minimal space between the sign cabinet and the 

monument base.  (no pole signs)

Monument bases shall be equal or greater (up to 20% greater) in width and length than the sign cabinet.  Sign cabinets for freestanding signs shall not exceed 24 inches in 

width.

Multi-tenant buildings or developments are allowed one sign per lot or development parcel (no individual freestanding or ground signs).

•

•

•

•

•

•

•

•

•

•

•

SUMMARY & RECOMMENDATIONS - Sign Code
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Projecting Signage
Not allowed to be located on the same street frontage as a freestanding sign

Shall not exceed 30 sf. for all faces

Shall not extend more than 5 feet from the building face nor extend beyond the curbline of any street or parking area

Minimum of 8 feet of clearance from the ground, and a maximum of 25 feet, and shall not extend beyond the roofl ine or parapet wall

Only 1 per building or tenant

Not allowed on a wall that already has a wall mounted sign

Building Mounted Signage
No building mounted sign shall exceed 100 sf.

Multi-tenant buildings allowed one wall sign per street frontage of business

Only one building mounted sign per building (single tenant).  Shall not project above the roofl ine

Awning Signage
Signs on canopies or awnings are limited to the name of the building, business and /or address of the premises

Shall not exceed 50 sf. per face in area

Only allowed on fi rst story of a building

Minimum clearance shall be 8 feet

•

•

•

•

•

•

•

•

•

•

•

•

•

SUMMARY & RECOMMENDATIONS - Sign Code
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Suggested Steps to Implementing New Signage Approach Along North Avenue:

The following steps are suggestions for implementing a new signage strategy along the North Avenue corridor. This strategy will require amending the existing 

sign code to incorporate the appropriate level of restrictions within the corridor. 

1. Determine Desired Signage Aesthetic 
Determine the appropriate level of regulations for signage based upon other similar Colorado communities, as well as the desired aesthetic and scale of the 

signs within the corridor

2. Determine How to Approach Existing Non-conforming signs 

Decide whether to require existing non-conforming signs to be improved within an appropriate time frame, and/or require compliance to new sign code 

amendments at time of business transition or sale. For example, Fort Collins requires all existing signs to be in compliance with the updated sign code within 

15 years. 

3. Amend the Sign Code Appropriately
Determine if this is a City-wide amendment, or limited to a special zoning district for North Avenue.  Amend the City Sign Code with the desired adjustments, 

and begin transitioning out the old signs.   

SUMMARY & RECOMMENDATIONS - Sign Code
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SUMMARY & RECOMMENDATIONS - Implementation Strategies

Market
West Central East

Barriers Central GJ losing ground to fringe for commercial 

development

Retail and commercial uses too spread out -- lacking 

critical mass

•

•

Central GJ losing ground to fringe for commercial development

Veterans hospital may not generate enough demand for spin-off 

med. Offi ce development

Retail and commercial uses too spread out -- lacking critical 

mass

•

•

•

Central GJ losing ground to fringe for 

commercial development

Retail and commercial uses too spread out 

-- lacking critical mass

•

•

Strategies Capitalize on proximity to college and downtown 

through marketing efforts, product mix and 

positioning

Educate Council about this market reality and 

prepare them for “fi lling the gap” of catalyst projects 

resulting from infl ated land prices and other factors

Consider an urban renewal district to assist with on-

site and off-site costs for qualifying elements

•

•

•

Capitalize on proximity to hospital and park through marketing, 

product mix and positioning (including actual physical 

connectivity)

Encourage hospital, or unrelated clinics, to explore partnership 

opportunities

Encourage mixed uses including affordable residential and multi-

family

•

•

•

Capitalize on substantial infrastructure 

investment in north-south connection (along 

with presumably softer land assembly costs) 

to pursue regional retail opportunity

•
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SUMMARY & RECOMMENDATIONS - Implementation Strategies

Financial
West Central East

Barriers Fragmented Ownership/diffi culty in assembly

Unsupportable Land Costs

•

•

Strategies Work with private and non-profi t interests to assemble and hold opportunity sites;

Share market opportunities with various audiences to encourage investment

Use range of mechanisms – land swaps, low-interest loans, acquisition / write-down

Consider establishing appropriate districts as holding entities

•

•

•

•

Problem is less severe near logical 

development node – probably can use 

traditionally land assembly

•
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SUMMARY & RECOMMENDATIONS - Implementation Strategies

Physical
West Central East

Barriers Inadequate size and shape of lots for redevelopment

Building relationship to the street (inconsistent setbacks)

Balancing the role of the street (cars vs. peds)

•

•

•

Strategies Maintain (City) fl exible position on the use and width of alleys (if relevant) in select locations

Create street standards for building setbacks, sidewalk width, signage, awnings, etc. sensitive to the feasibility of the remaining building envelope

For stores that require surface parking in front, require heightened landscaping or pad site development with interior parking – remaining sensitive to sight-lines

Establish street standards – defi ne the street’s role by district based on the vision and desired character

Update any transportation plans relative to desired district functions, including encouraging public transportation through increased comfort and security of stops

Link parking lots, minimize curb cuts and consolidate driveways – selectively – where feasible

Redesign intersections and access points within the nodes to simplify and coordinate signal sequences 

•

•

•

•

•

•

•
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SUMMARY & RECOMMENDATIONS - Implementation Strategies

Regulatory 
West Central East

Barriers Over-zoned for commercial – limiting development of housing•

Strategies Consider overlay district that is more supportive/encouraging of mixed-use

Revise regulations to eliminate barriers to investment in neighborhoods on the corridor; promote density and greater variety of residential products (i.e., density bonuses)

Encourage the introduction of residential development within nodes and at key locations; fi ll fi nancial gaps, and support demonstration projects (look for institutional partners)

Where necessary, assist with assembling properties to accommodate a range of product types (workforce, student, senior, etc.)

Eliminate regulatory barriers which preclude or delay redevelopment buildings for residential use (building codes, limits on adjacency among uses, etc.)

Work with private and non-profi t interests to provide opportunity sites for residential development

•

•

•

•

•

•
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SUMMARY & RECOMMENDATIONS - Implementation Strategies

Political
West Central East

Barriers Lack of committed “cheerleader”

Limited Examples of Creative Financing Strategies (lack of catalyst / demonstration projects)

Homeless shelter is a deterrent to redevelopment

•

•

•

Strategies Request Council support for participation in at least two demonstration projects – enlisting the participation of existing property owners (if feasible), identifying partners, 

soliciting lender support, and committing a range of tools to assist with fi lling the gap

Once a “tool box” of incentives have been assembled, publish a request for development, non-parcel specifi c to encourage investment

Through this corridor plan process, identify individuals and organizations which have the desire and resources to continue this effort and ensure the implementation strategy 

is implemented

Develop a range of “stories” which speak to the interests of different audiences – physical, fi scal, market, fi nancial, etc. – educating about the opportunities and commitment 

to overcome barriers

Encourage transitional programs (e.g. job-training, adult education) that provide positive daytime activities for homeless shelter population 

•

•

•

•

•
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Roles and Responsibilities

Community

City Leadership

Implementing Entities (i.e., City 
Staff, Advocacy Entities, etc.)

Investors / Private Sector

Support at least two demonstration projects 
(catalyst projects) – commit support for the 
use of a range of “gap filling” tools
Once potential incentives are identified –
publish a request for development
Consider the range of district mechanisms 
which could potentially fund improvements 
in the corridor

Continue to monitor the market and 
development climate – establish benchmark 
database
Develop targeted marketing materials –
solicit regional retail opportunity
Establish street standards
Link parking lots, minimize curb cuts and 
consolidate driveways – within nodes
Complete regulatory review – eliminate 
“gaps and barriers”

Host developer / lender (“delivery system”) 
information meetings – progress updates
Share development challenges – open book 
and open dialogue

Continue to participate – get educated
Support leadership decisions which advance 
the vision

New Initiatives

SUMMARY & RECOMMENDATIONS - Implementation Priorities
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Strategy Layers

City Leadership

Implementing 
Entities 

Guiding Principles

Catalyst Projects

Tool Kit (3 Ps – Projects, 
Programs and Policies)

Investors / 
Private Sector

Realized Vision

Community Support

Study Area

Tool Kit (3 Ps – Projects, 
Programs and Policies)

Realized Vision

SUMMARY & RECOMMENDATIONS - Implementation Framework
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CITY OF GRAND JUNCTION, COLORADO 
 

ORDINANCE NO. 4486 
 
 

AN ORDINANCE ADOPTING THE GRAND JUNCTION NORTH AVENUE WEST 
CORRIDOR PLAN 

 
AS AN ELEMENT OF THE COMPREHENSIVE PLAN FOR THE AREA GENERALLY 

LOCATED ALONG NORTH AVENUE WEST OF 12TH STREET 
 
Recitals. 
  
The North Avenue area is experiencing deterioration due to aging and dilapidated 
structures, movement of businesses to the western areas of Grand Junction and high 
turnover in area businesses.  Because North Avenue has been primarily zoned for 
commercial use, the result has been sporadic disinvestment, underutilized buildings, old 
strip malls and vacant property.   
 
To remedy this and to reinvigorate the area, the City has undertaken a planning effort in 
two phases, one for the east end of the North Avenue Corridor, and one for the west end.  
The first phase occurred when the City Council adopted the North Avenue Corridor Plan 
(for the east end of the corridor beginning at 12th Street) in December 2007.  The second 
phase is the North Avenue West Corridor Plan, which includes that area from 12th Street 
west to I-70B. 
 
The North Avenue West Corridor Plan has been developed based on input from focus 
group meetings with property owners, residents and Colorado Mesa University 
representatives and input received through an online survey, a questionnaire, two open 
houses and a Technical Advisory Committee made up of representatives from CDOT, 
Grand Valley Transit, and City staff.  The Plan was developed during a year of extensive 
public involvement and deliberation. The City Planning Commission has forwarded a 
recommendation of adoption of the Plan for the future growth of lands within the North 
Avenue West Corridor Plan planning area.   
 
The Grand Junction North Avenue West Corridor Plan does the following: 
 
1. Focuses on the Comprehensive Plan’s vision for the community “To become the most 

livable community west of the Rockies”; 
 

2. Identifies four Guiding Principles that will shape the planning area’s growth.  Those 
Principles are: 

 Safety – establishing a multi-modal approach to pedestrian, bicycle, transit 
and vehicular safety. 

 Aesthetics – creating standards that support the vision and corridor as a 
destination and a crossroads. 
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 Placemaking – envisioning North Avenue as a corridor that is a destination 
itself, not simply a street to travel through. 

 Neighborhood Impacts – minimizing impacts to existing neighborhoods as 
growth occurs in the corridor. 
 

3. Recommends the two block area of 3rd Street between North Avenue and Sherwood 
Park as the neighborhood core area for the neighborhood center established with the 
Comprehensive Plan. 
 

4. Recommends a future street cross section for the entire length of North Avenue that 
includes narrowing the travel lanes, adding bike lanes on each side and expanding 
pedestrian amenities on both sides of the street. 
 

5. Includes an Implementation Plan that recommends creating and establishing an 
Overlay Zone district to include the entire four miles of North Avenue. 
 

6. Respects individual property rights. 
 
The Grand Junction North Avenue West Corridor Plan will amend the Grand Junction 
Comprehensive Plan and completes the corridor planning for North Avenue that was 
started with the 2007 North Avenue Plan encompassing that area of North Avenue east of 
12th Street which is also an element of the Comprehensive Plan. 
 
The Planning Commission is charged with the legal duty to prepare and recommend for 
adoption to City Council master plans for the City.   
 
The North Avenue West Corridor Plan was heard in a public hearing by the Grand 
Junction Planning Commission on July 26, 2011 where the Planning Commission 
recommended that the City Council adopt the Plan. 
 
 
NOW THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION: 
 
 
That the North Avenue West Corridor Plan, City of Grand Junction, Colorado, in the form 
of the document attached hereto, and as recommended for adoption by the Grand 
Junction Planning Commission is hereby adopted.   
 
The full text of this Ordinance, including the text of the North Avenue West Corridor Plan, 
in accordance with paragraph 51 of the Charter of the City of Grand Junction, shall be 
published in pamphlet form with notice published in accordance with the Charter.  
 
INTRODUCED on first reading the 17 day of October, 2011 and ordered published in 
pamphlet form. 
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PASSED and ADOPTED on second reading the 2nd day of November, 2011 and ordered 
published in pamphlet form. 
 
 

        
 /s/:  Tom Kenyon 
 President of City Council 
 

 
 
ATTEST: 
 
  
/s/:  Stephanie Tuin 
City Clerk 
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CITY OF GRAND JUNCTION, COLORADO 
ORDINANCE NO. 4571 

AN ORDINANCE ADOPTING THE GRAND JUNCTION 
GREATER DOWNTOWN PLAN AND AMENDING THE FUTURE LAND USE MAP 

AND TEXT OF THE COMPREHENSIVE PLAN 

AS AN ELEMENT OF THE COMPREHENSIVE PLAN FOR THE AREA 
GENERALLY INCLUDING THE ORIGINAL SQUARE MILE, SOUTH AVENUE TO 

THE COLORADO RIVER AND RIVERSIDE NEIGHBORHOOD TO 28 ROAD 

RECITALS. 

A Strategic Downtown Master Plan that encompassed the original square mile was 
developed through the Downtown Development Authority (DDA) and the guidance of a 
steering committee of interested downtown merchants, property owners and 
policymakers during 2007-2008. The Plan defined an overall vision and goals for 
downtown and included implementation strategies such as a zoning overlay. The 
Strategic Downtown Master Plan was considered by City Council on September 14, 2009 
but, due to pending adoption of the Comprehensive Plan, Council voted to continue the 
Plan to an unspecified future date. 

A South Downtown Neighborhood Plan encompassed the area between the railroad 
tracks and the Colorado River and the Riverside neighborhood on the west to 28 Road on 
the east. A plan for the area was developed from 2006-2008 with 15 community focus 
group meetings, 3 public open houses with 80-100 people in attendance at each open 
house. The Plan included a circulation and trails plan, economic development strategies, 
rezoning some properties and zoning overlay. The South Downtown Neighborhood Plan 
was considered by City Council on June 16, 2008 but was not adopted. 

A Westside Downtown Redevelopment Plan was adopted by the City in January 2004. 
This plan included the area bounded on the north by Main Street, on the east by 5 t h 

Street, on the south by South Avenue, and on the west by the Railroad. A preferred plan 
for redevelopment defined redevelopment of various land use and presented concepts for 
a circulation plan. Design guidelines and standards for the area were considered and 
incorporated as appropriate within the Greater Downtown Plan. Adoption of the Greater 
Downtown Plan will repeal and replace the Westside Downtown Redevelopment Plan. 

The Greater Downtown Plan (Exhibit A) integrates elements of the three previous 
planning efforts as well as includes areas that had not been covered by either of those 
plans into a single plan for the downtown area. In addition, the Greater Downtown Plan 
incorporates elements of the Downtown Development Authority's potential projects in 
order to support the DDA's Downtown Plan of Development. For planning purposes, the 
Greater Downtown area has been divided into three sub districts: the Downtown, Rail 
and River Districts. 
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The public participation process involved community evaluation of various design and 
planning concepts to determine which of these are most important to the community and 
should be addressed in greater detail in the Greater Downtown Plan. The concepts 
addressed four major topics relative to an area plan: land use, circulation, economic 
(re)development and visual character. The results, along with previous information for 
the CBD, show strong community support for ideas that were translated to the goals listed 
below for the Greater Downtown Plan. 

Area-Wide Goals and Policies 

Goal 1: Enhance the transportation system to accommodate automobiles, bikes and 
pedestrians, and provide adequate, convenient parking. 

Goal 2: Establish and improve entry points into the Greater Downtown area. 

Goal 3: Promote downtown living by providing a wide range of housing opportunities, 
primarily in the Downtown District 

Goal 4: Redefine the land use along key corridors to provide a mix that will offer the most 
opportunities for redevelopment and revitalization. 

Downtown District Goals and Policies 

Goal 1: Maintain and enhance the economic, cultural and social vitality of the Downtown 
District. 

Goal 2: Require density/intensity in downtown as prescribed by the Comprehensive Plan, 
primarily within the Central Business District (CBD). 

Goal 3: Develop a pedestrian-oriented, walkable downtown. 

Goal 4: Stabilize and enhance the historic residential neighborhoods. 

Goal 5: Recognize and promote opportunities to build sub-districts/neighborhoods, each 
with a unique identity. 

Goal 6: Jump-start the revitalization and reinvestment in the Downtown District with 
strategic catalyst projects. 

Rail District Goals and Policies 

Goal 1: Preserve the opportunity for heavy industry and rail service that supports it. 

Goal 2: Recognize distinction between "industrial" streets such as 9 t h and 12 t h Streets 
and "public" streets 7 t h Street and Riverside Parkway. 
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Goal 3: Promote higher quality, customer and pedestrian friendly development along 7 
Street and Riverside Parkway. 

Goal 4: Re-establish and improve a street grid in the Rail District. 

River District Goals and Policies 

Goal 1: Create/maintain/enhance a green waterfront 
Goal 2: Create retail, general commercial and mixed use opportunities that complement 
the riverfront use. 

Goal 3: Create/enhance redevelopment opportunities and partnerships 

In addition to identifying goals and policies for the area, the Greater Downtown Plan does 
the following. 

1. Includes an amendment to the Comprehensive Plan text (refer to Exhibit B) and 
amendments to the Comprehensive Plan Future Land Use Map (refer to Exhibit C). 

2. Includes zoning changes as required to create better areas of transition between land 
uses, ensure that the zoning is consistent with the future land use designation and begin 
to define the intended character of development in some areas. 

3. Includes Circulation and Trails Plans that depict future street and trail systems for the 
area and outlines more specific multimodal transportation improvement concepts that 
serve as future guidance as development and redevelopment occurs in the area. 

4. Includes a zoning overlay that provides guidance and criteria for the planning, design 
and implementation of public and private improvements in the Greater Downtown area. If 
properly administered and adhered to, the standards and guidelines should result in 
public and private development improvements (or a combination thereof) that achieve, as 
a minimum, a common level of quality in terms of site design, architectural design, 
landscaping and other site improvements. 

5. Outlines other implementation tools such as economic development and 
redevelopment strategies and improvements to the public parks within the Greater 
Downtown area. 

The Grand Junction Planning Commission is charged with the legal duty to prepare and 
consider and recommend action to City Council regarding master plans for the City. 

The Greater Downtown Plan was heard in a public hearing by the Grand Junction 
Planning Commission on March 12, 2013 where the Planning Commission recommended 
that the City Council adopt the Plan. 
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NOW THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION: 

That the Greater Downtown Plan, City of Grand Junction, Colorado, in the form of the 
document attached hereto, and as recommended for adoption by the Grand Junction 
Planning Commission is hereby adopted. 

The full text of the Ordinance, including the text of the Greater Downtown Plan, in 
accordance with paragraph 51 of the Charter of the City of Grand Junction, shall be 
published in pamphlet form with notice published in accordance with the Charter. 

INTRODUCED on first reading the 6 t h day of March, 2013 and ordered published 
pamphlet form. 

PASSED and ADOPTED on second reading the 20 t h day of March, 2013 and ordered 
published in pamphlet form. _ 

ATTEST: 

Packet Page 257



I HEREBY CERTIFY THAT the foregoing Ordinance, 

being Ordinance No. 4571 was introduced by the City Council of the 

City of Grand Junction, Colorado at a regular meeting of said body 

held on the 6 t h day of March, 2013 and that the same was published in 

The Daily Sentinel, a newspaper published and in general circulation 

in said City, in pamphlet form, at least ten days before its final 

passage. 

I FURTHER CERTIFY THAT a Public Hearing was held on the 

20 t h day of March, 2013, at which Ordinance No. 4571 was read, 

considered, adopted and ordered published in pamphlet form by the 

Grand Junction City Council. 

IN WITNESS WHEREOF, I have hereunto set my hand and 

affixed the official seal of said City this _ J day of April 2013. 

Stephanie Tuin, MMC 
City Clerk 

Published: March 8, 2013 
Published: March 22, 2013 
Effective: April 21, 2013 
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1. STUDY AREA CONTEXT 

The Grea te r D o w n t o w n p lann ing area is c o m p r i s e d of t h r e e sub-d is t r ic ts : the D o w n t o w n , Rail and River 

Distr icts. The areas are d ist inct ly d i f fe ren t due to the i r l oca t i on , in f luences and h is tor ic d e v e l o p m e n t but 

c o m p l e m e n t each o the r to f o r m a d e v e l o p e d area that is cent ra l to the c o m m u n i t y w i t h uses tha t range 

f r o m single fami ly res ident ia l to ra i l -o r ien ted heavy indust r ia l . 

2. PLANNING BACKGROUND 

A Strategic D o w n t o w n M a s t e r P lan ( S D M P ) tha t e n c o m p a s s e d the or ig inal square mi le was d e v e l o p e d 

t h rough the 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 (DDA) a n d the gu idance of a s tee r i ng c o m m i t t e e of 

i n te res ted d o w n t o w n merchan ts , p rope r t y o w n e r s and po l i cymake rs dur ing 2 0 0 7 - 2 0 0 8 . The S D M P 

de f i ned an overa l l v is ion and goals fo r d o w n t o w n and i nc luded i m p l e m e n t a t i o n s t ra teg ies such as a z o n i n g 

over lay . 

The v is ion of t he S D M P a d d r e s s e d : the t r anspo r ta t i on n e t w o r k and o the r i n f ras t ruc tu re , i n t roduc t i on o f 

g reen t r ea tmen ts , c rea t ion o f des ign s tandards and s t ra teg ies for c o m m u n i t y m a r k e t i n g and p r o m o t i o n 

ef for ts . The goals of the S D M P w e r e to : 

Greater Downtown Plan 
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• M a i n t a i n and e n h a n c e the e c o n o m i c , cu l tura l and soc ia l v i ta l i ty of d o w n t o w n 

• P r o m o t e d o w n t o w n l iv ing by p rov id ing a w ide range o f hous ing oppor tun i t i es 

• Enhance the t ranspo r ta t i on sys tem to a c c o m m o d a t e a u t o m o b i l e s , bikes and pedes t r ians , and 

p rov ide a d e q u a t e , conven ien t park ing 

• Stabi l ize and e n h a n c e the h is tor ic res ident ia l n e i g h b o r h o o d s 

• Establ ish and p r o m o t e a un ique ident i ty 

• Jump-s ta r t t he rev i ta l iza t ion and re inves tmen t in t h e d o w n t o w n area w i t h st rategic cata lys t 

pro jects 

The Strategic D o w n t o w n M a s t e r P lan was cons ide red by C i ty Counc i l on S e p t e m b e r 14, 2009 but , d u e t o 

pend ing a d o p t i o n of t he G r a n d Junc t ion C o m p r e h e n s i v e P lan (Comprehens i ve Plan), Counc i l v o t e d t o 

con t i nue the S D M P to an unspec i f i ed fu tu re da te . 

A Sou th D o w n t o w n N e i g h b o r h o o d Plan (South D o w n t o w n Plan) e n c o m p a s s e d the a rea b e t w e e n the 

ra i l road t racks and the C o l o r a d o River and the Rivers ide n e i g h b o r h o o d o n the wes t to 28 Road o n the 

east . A p lan fo r t he a rea was d e v e l o p e d f r o m 2006 -2008 w i t h 15 c o m m u n i t y focus g roup mee t i ngs , 3 

pub l ic o p e n houses w i t h 8 0 - 1 0 0 peop le in a t tendance at e a c h o p e n house . The Sou th D o w n t o w n P lan 

inc luded an ex is t ing cond i t i ons ana lys is , goals and i m p l e m e n t a t i o n inc lud ing a c i rcu la t ion and trai ls p l an , 
e c o n o m i c d e v e l o p m e n t s t ra teg ies, rezon ing s o m e p roper t i es a n d zon ing over lay . The goals o f t h e S o u t h 

D o w n t o w n Plan w e r e t o : 

• C rea te , ma in ta in and enhance a g reen wa te r f r on t 

• Recogn ize ex is t ing heavy indust ry and rail serv ice t ha t suppor t s it 

• Recogn ize t h e d is t inc t ion b e t w e e n " i ndus t r i a l " s t ree ts and " p u b l i c " s t reets 

• P r o m o t e h igher qual i ty , " c l e a n e r " uses in the a rea genera l l y b e t w e e n 7 t h and 9 t h S t ree ts 

• Improve en t ry po in ts and connec t i ons to d o w n t o w n 

• Increase l ight indust r ia l oppo r tun i t i es 

• Crea te areas o f m i x e d uses to sc reen and t rans i t i on to t he heavy indust ry 

• Crea te and e n h a n c e r e d e v e l o p m e n t oppo r tun i t i es and par tnersh ips 

The Sou th D o w n t o w n N e i g h b o r h o o d Plan was cons ide red by Ci ty Counc i l on June 16, 2 0 0 8 but w a s not 

a d o p t e d . 

The p lann ing p rocess fo r the G r e a t e r D o w n t o w n Plan r e a n a l y z e d the t w o prev ious p lann ing e f fo r ts and 

m a d e rev is ions as cond i t i ons have c h a n g e d , i nc luded a reas t ha t had not been cove red by e i the r o f t h o s e 

p lans, and in teg ra ted t h e m in to a s ingle p lan fo r the d o w n t o w n a rea . In add i t i on , t he G rea te r D o w n t o w n 

Plan i nco rpo ra tes e l e m e n t s o f the 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 potent ia l pro jects in o r d e r t o 

suppo r t the D D A ' s D o w n t o w n Plan o f D e v e l o p m e n t , as w e l l as i nco rpora t ing e l e m e n t s o f t he 

C o m p r e h e n s i v e Plan d i scussed b e l o w . 

3. COMPREHENSIVE PLAN 

The G r a n d Junc t i on C o m p r e h e n s i v e Plan is based on ex tens i ve pub l ic input tha t ident i f ies w h a t k ind o f 

c o m m u n i t y w e w a n t t o have and ident i f ies ways to ach ieve o u r v i s ion . It char ts the cou rse to he lp us 

b e c o m e the mos t l ivable c o m m u n i t y w e s t of t he Rock ies . It es tab l i shes a v is ion tha t f ocuses the 

c o m m u n i t y o n w h a t it s h o u l d do to susta in t he qua l i ty of l i fe t ha t al l res idents des i re and expec t . The 

C o m p r e h e n s i v e Plan es tab l i shes the f o l l o w i n g gu id ing p r inc ip les t ha t wi l l shape g r o w t h , all of w h i c h app l y 

to d e v e l o p m e n t o f t he G r e a t e r D o w n t o w n a rea . 
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A. Concentrated Centers - The Plan cal ls f o r th ree types o f cen ters ; the Ci ty Cen te r , V i l lage Cen te rs and 
N e i g h b o r h o o d Cen te rs . 

B. Sustainable Growth Patterns - Fiscal susta inabi l i ty w h e r e w e g r o w ef f ic ient ly and cos t -e f fec t i ve ly . 
Encourage infil l and r e d e v e l o p m e n t . 

C. Housing Variety - A l l o w , encou rage m o r e var ie ty in hous ing types tha t wi l l be t te r m e e t t he needs o f 
o u r d iverse popu la t i on . 

D. A Grand Green System of Connected Recreational Opportunities - Take advan tage o f and t ie t o g e t h e r 

t he excep t iona l o p e n space assets of G r a n d Junc t i on , inc lud ing the C o l o r a d o River, ou r exce l len t park 
s y s t e m , trai ls and ou r su r round ing o p e n spaces . 

E. Balanced Transportation - A c c o m m o d a t e all m o d e s of t r anspo r ta t i on inc lud ing ai r , t rans i t , f re ight , 
a u t o , b ike and pedes t r i an . 

F. A Regional Center - Preserve G r a n d Junc t i on as a p rov ide r o f d iverse goods and serv ices and 
res ident ia l ne ighbo rhoods . 

Spec i f i c pol ic ies w i th in the C o m p r e h e n s i v e Plan fu r ther suppo r t the concep ts o f the G r e a t e r D o w n t o w n 
P lan as ou t l i ned be low . 

Goal 4. Suppor t the con t i nued d e v e l o p m e n t of the d o w n t o w n area o f the Ci ty Cen te r in to a v ib ran t and 
g r o w i n g area w i th j obs , hous ing and tou r i s t a t t rac t ions. 

Goal 5. To prov ide a b roader mix of hous ing types in the c o m m u n i t y to m e e t t he needs o f a var ie ty o f 

i n c o m e s , fami ly t ypes and life s tages. 

Goal 6. Land use dec is ion wi l l encou rage preserva t ion of h is tor ic bui ld ings and the i r app rop r i a t e reuse . 

For pu rposes of t he G rea te r D o w n t o w n P lan and Over lay Distr ic t , a h is tor ic bu i ld ing is de f i ned as o n e tha t 
w o u l d be e l ig ib le fo r inc lus ion o n the Ci ty Regis ter of H is tor ic S i tes , S t ruc tu res and Distr ic ts acco rd i ng t o 

cr i te r ia ou t l i ned in t he Zon ing and D e v e l o p m e n t Code . 

Goal 8. Crea te a t t rac t ive pub l ic spaces and enhance the v isua l appea l of t he c o m m u n i t y t h r o u g h qua l i ty 
d e v e l o p m e n t . 

Goal 9. Deve lop a we l l - ba l anced t r anspo r ta t i on sys tem tha t suppo r t s a u t o m o b i l e , local t rans i t , 

pedes t r i an , b icyc le , air and f re ight m o v e m e n t wh i l e p ro tec t i ng air, w a t e r and natura l resources . 

4. SITE ANALYSIS 

A. Downtown District 

The D o w n t o w n Distr ic t e n c o m p a s s e s t h e or ig ina l square m i l e , t he a rea sou th o f No r th A v e n u e b e t w e e n 1 s t 

St ree t and H ighway 6 & 50 , a smal l t r iang le of p roper t ies no r th of G r a n d A v e n u e and w e s t o f H i g h w a y 6 & 

50 , and the area sou th of G r a n d A v e n u e b e t w e e n 1 s t S t ree t and the ra i l road t racks (see m a p o n f o l l o w i n g 
page). 
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The D o w n t o w n Distr ict shou ld retain its role as the 

Ci ty 's cen te r and a reg ional des t ina t ion . W i t h a 

d iverse mix of land uses, civic and publ ic amen i t i es , 

art and cu l tura l fac i l i t ies, the D o w n t o w n Distr ict 

o f fers a hub of act iv i ty that suppor ts and ref lects 

the regional d e m o g r a p h i c s . Every e f for t shou ld be 

m a d e to keep and ma in ta in ex is t ing publ ic 

amen i t ies and serv ices in the D o w n t o w n Distr ict . 

These uses at t ract large n u m b e r s of res idents and 

v is i tors to d o w n t o w n w h i c h con t r ibu tes to its 

e c o n o m i c vi tal i ty. 

The D o w n t o w n Distr ict benef i ts f r om a n u m b e r of 

character is t ics tha t make it app rop r ia te fo r 

d e v e l o p m e n t of re ta i l , o f f i ce , res ident ia l , 

ins t i tu t ional and c o m m u n i t y uses as desc r ibed b e l o w . 

• O n average , u rban res idents s p e n d a g rea te r percen tage o f h o u s e h o l d i ncome on retai l 

expend i tu res , par t icu lar ly on i tems such as appa re l and f o o d a w a y f r o m h o m e . This ind icates an 

oppo r tun i t y for add i t i ona l spec ia l ty retai l and e n t e r t a i n m e n t space in t he D o w n t o w n Distr ict . 

• Hous ing w i t h i n the D o w n t o w n Distr ict has b e e n and is e x p e c t e d to con t i nue to increase in dens i ty 

w i th sma l l e r househo lds c o m p r i s e d of y o u n g and o ld , and m o d e r a t e and l o w e r - i n c o m e res idents . 
H o w e v e r , w i t h a g row ing concen t ra t i on of m i d d l e - a g e d , m o d e r a t e - to h igh - income househo lds in 

the City as a w h o l e , t he re is an o p p o r t u n i t y fo r t h e D o w n t o w n Distr ic t to at t ract m o r e d iverse, 

h ighe r - i ncome res ident base. The en t i re ty o f G r a n d Junc t ion (urban and fr inge) faces a g row ing 

shor tage of qua l i ty a f fo rdab le hous ing for its very low- and m o d e r a t e - i n c o m e res idents , as we l l as 

wo rk i ng -wage fami l ies . This p lann ing p rocess e m p h a s i z e d the n e e d fo r a set of s t ra tegies ta i l o red 

spec i f ica l ly to the hous ing cha l lenges p resen t w i t h i n the D o w n t o w n Distr ict . 

• D o w n t o w n c o m m e r c i a l vacancy and renta l rates are a p p r o a c h i n g levels requ i red to suppor t n e w 
d e v e l o p m e n t a n d / o r r e d e v e l o p m e n t . H o w e v e r , " s e e d " m o n e y wi l l l ikely be necessary to leverage 

pr ivate i nves tmen t in pro jects tha t w i l l ca ta lyze re inves tmen t act iv i ty t h r o u g h o u t the D o w n t o w n 
Distr ict . 

• A m o n g the h igher g r o w t h e m p l o y m e n t sec to rs in M e s a C o u n t y are serv ice indust r ies o f t en 

cons is t ing of smal l bus inesses. This represen ts an oppo r tun i t y f o r t h e D o w n t o w n Distr ict to 

deve lop not on ly add i t i ona l l i ve /wo rk uni ts , but a lso to p r o m o t e the adap t i ve re-use of h is tor ica l ly 

s igni f icant bui ld ings and less t rad i t iona l spaces inc lud ing f o r m e r chu rch faci l i t ies. 

• Forecasts ind ica te tha t mo re t han one mi l l i on squa re feet of e m p l o y m e n t space (off ice), m o r e 

than 1.6 mi l l ion square fee t of retai l space and near ly 1,100 res iden t ia l uni ts cou ld be a b s o r b e d in 

t he marke t ove r t he next ten years , f r o m w h i c h t h e D o w n t o w n Distr ic t cou ld benef i t . The deg ree 

to w h i c h the D o w n t o w n Distr ict is ab le to cap tu re new d e m a n d w i t h i n the t rade a rea and b e y o n d 

wi l l be a f unc t i on of t he r e d e v e l o p m e n t p rocess itself. R e d e v e l o p i n g key catalyst areas as 

res iden t ia l , re ta i l , e m p l o y m e n t and c o m m u n i t y des t ina t ions wi l l necessar i l y increase its abi l i ty to 

cap tu re not on ly a g rea te r share of t rade a rea d e m a n d , but a lso to reach b e y o n d those 

bounda r ies . 
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• The D o w n t o w n Distr ict is compr i sed of many uses tha t resul t in a n u m b e r of d iverse 

ne ighbo rhoods . Wh i l e s o m e areas w i th in d o w n t o w n a re compr i sed of one single use, such as 

res ident ia l o r b u s i n e s s / c o m m e r c i a l , there are m a n y areas that inc lude a range of uses, such as 

a long G r a n d A v e n u e . In o rder to mo re ful ly u n d e r s t a n d speci f ic issues fac ing the many , d iverse 

ne ighbo rhoods w i th in d o w n t o w n , the D o w n t o w n Dist r ic t was d iv ided into seven suba reas : 

Cent ra l Business Distr ict (CBD), Cent ra l Business Dis t r ic t Core Area ( D o w n t o w n Core ) , T rans i t i ona l , 

Res iden t ia l , Nor th 1 s t St reet N e i g h b o r h o o d C e n t e r ( N e i g h b o r h o o d Center ) , Exist ing C o m m e r c i a l , 

and the Nor th Seven th Street Histor ic Res ident ia l Dist r ic t . 

D o w n t o w n S u b a r e a s : : Central Business District Cor* Central Business District North 1st St Neighborhood Easting Commercial Residential Area Translional Area ™ Street HI stone 

Downtown District Subareas 

Central Business District (CBD). The C B D conta ins p r imar i l y c o m m e r c i a l 

uses and is l oca ted genera l l y sou th of Ouray A v e n u e . The C B D also con ta ins 

a s igni f icant n u m b e r of publ ic and civ ic faci l i t ies. W h i l e m u c h o f the CBD is 

z o n e d to pe rm i t a w ide range of uses, t he re are severa l n e w pro jec ts tha t 

have in tegra ted uses into one cohes ive project . Pedes t r i an access ib i l i ty and 

amen i t i es , pub l ic fac i l i t ies, t raf f ic pat te rns , bu i ld ing he igh ts and c o m m e r c i a l 

d e v e l o p m e n t dens i t ies c o m b i n e to c rea te an urban c h a r a c t e r t ha t at t racts 

local bus inesses , e m p l o y e e s , res idents and vis i tors to t he C B D . W i t h i n the 

C B D , t he D o w n t o w n Core inc ludes the s t reets and d e v e l o p m e n t pat terns 

tha t mos t d e p e n d on and are de f i ned by the heav ies t p e d e s t r i a n act iv i ty . 

Main Street Character 
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Transitional Subarea. The Trans i t iona l areas of d o w n t o w n con ta in a mix of res iden t ia l , c o m m e r c i a l and 

ins t i tu t iona l uses. D e v e l o p m e n t dens i t ies and bu i ld ing he ights are not as e x t r e m e as in the CBD and 

res ident ia l uses, w h i c h inc ludes s ingle fami l y homes a d a p t e d to mu l t i fami ly uses, are preva lent 

t h r o u g h o u t the Trans i t iona l a reas. W i t h the excep t ion of t he ma in ar ter ia l G r a n d A v e n u e , t raf f ic is less 

conges ted and park ing is ava i lab le , bo th on-s t ree t and in pub l ic ly - and p r i va te l y -owned sur face park ing 

lots. 

Exist ing h o m e o w n e r s in the Trans i t iona l a reas , espec ia l ly a l o n g G r a n d A v e n u e , exp ressed conce rn ove r t he 

rap id ly expand ing commerc i a l cha rac te r of the a rea . Traf f ic conges t i on , park ing issues, veh ic le 

access ib i l i ty , l ight ing and signage w e r e each c i ted as an adve rse impac t tha t ex is t ing single fami ly 

res ident ia l h o m e o w n e r s w e r e g rapp l ing w i th as m o r e h o m e s are c o n v e r t e d to bus iness uses. 

New Infill Development Building on Right Residential Subarea Character 

Residential Subarea. A s igni f icant a m o u n t o f the D o w n t o w n Core con ta ins s ingle fami ly res ident ia l uses. 
The large n u m b e r of o lder , h is tor ic s t ruc tu res resul ts in a def in i t i ve a rch i tec tu ra l charac te r tha t local 

res idents w a n t p rese rved . The No r th S e v e n t h St reet H is tor ic Res ident ia l Distr ic t con ta ins 34 histor ic 

h o m e s w i t h a high concen t ra t i on of ear ly T w e n t i e t h Cen tu r y a rch i tec tu ra l s ty les and cons t ruc t i on 

m e t h o d s . The distr ict covers f ive b locks of Nor th Seven th St reet and is the m o s t intact h is tor ical 

res ident ia l area in G r a n d Junc t ion w i t h a var ie ty of Q u e e n A n n e , Co lon ia l Rev iva l and M i s s i o n style h o m e s . 

A de ta i led analysis of ,and spec i f ic gu ide l ines and s tandards app l i cab le on ly to , p roper t ies w i th in the N o r t h 
Seven th St reet Histor ic Res ident ia l Distr ic t w e r e a d o p t e d in 2012 and thus , t he Distr ict is not fu r ther 

add ressed in the G rea te r D o w n t o w n P lan . 

A l o n g the edges of the d o w n t o w n res ident ia l a reas , c o m m e r c i a l act iv i ty is e n c r o a c h i n g o n es tab l i shed 

s ing le- fami ly res ident ia l n e i g h b o r h o o d s . A l t h o u g h ex is t ing res idents e x p r e s s e d the i r sa t is fac t ion w i t h 

ex is t ing d e v e l o p m e n t and uses a long No r th 1 s t S t reet and No r th A v e n u e , m a n y par t ic ipants exp ressed 

c o n c e r n ove r fu ture expans ion and po ten t ia l rezon ing a l o n g these edges and w a n t e d to see the G rea te r 

D o w n t o w n Plan respect ex is t ing zone dist r ic ts and d e v e l o p m e n t pa t te rns and proh ib i t any fu r the r 

rezon ing o r var iances . 

North 1 s t Street Neighborhood Center. This suba rea of t h e D o w n t o w n Distr ic t is an ex tens ion of the 

N e i g h b o r h o o d Cen te r de f i ned a long the No r th A v e n u e co r r i do r . The in tent o f t he N e i g h b o r h o o d C e n t e r is 

to p rov ide for l im i ted e m p l o y m e n t , res iden t ia l , o p e n space and l im i ted retai l uses tha t pr imar i l y p rov ide 

c o n v e n i e n c e to the i m m e d i a t e n e i g h b o r h o o d . W h i l e m u c h o f the a rea is a l ready d e v e l o p e d w i t h 

c o m m e r c i a l a rea , t he re is a n e e d to c rea te a be t te r t rans i t i on b e t w e e n the c o m m e r c i a l uses fac ing N o r t h 

1 s t S t reet and the s ide s t reets to the res ident ia l areas on t h e east s ide o f N o r t h 2 n d St reet . 
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Existing Commercial. This subarea of the D o w n t o w n Dist r ic t co r responds w i th d e v e l o p e d c o m m e r c i a l 

cor r idors o n the n o r t h / n o r t h w e s t and sou th s ides of the Dist r ic t that have a d i f fe rent charac te r t han the 

t ype of uses that exist in the o the r subareas . 

B. Rail District 

The Rail Distr ict is t he area b o u n d e d by Sou th A v e n u e a n d the ra i l road t racks to the no r th , R ivers ide 

Pa rkway and C - 1 / 2 Road a long the wes t and sou th and 28 R o a d on the east . The m a n - m a d e f r a m e w o r k of 

the a rea cons is ts o f t he bui ldings and in f ras t ruc ture tha t a l r e a d y exist, s o m e of w h i c h is very o l d , and 

s o m e of w h i c h w a s recent ly cons t ruc ted . The ra i l road t racks a long the nor the rn por t ion of the Rail Distr ict 

as we l l as the s id ings tha t c o m e into the a rea are very i m p o r t a n t cons idera t ions . Severa l spurs c o n t i n u e to 

be heavi ly used by the industry in the a rea , wh i l e o the rs have been a b a n d o n e d but may be ava i lab le fo r 

fu tu re use. The f o r m e r Grand Junct ion Stee l s i te, l oca ted in the cen te r of the Rail Distr ict h is tor ica l ly 

rece ived th ree to f ou r rail cars per w e e k of raw mate r ia l a n d f in ished p roduc ts w e r e t hen t r ucked f r o m the 

s i te . Cast ings, Inc. hand les approx ima te l y 4 8 0 , 0 0 0 p o u n d s of mater ia ls and products in con ta iners by rail 
each week . Thus , as in the past and as long as it c o n t i n u e s to be used as a means of t ranspor t , t he ra i l road 

is a va luab le asset to this area and to the c o m m u n i t y as a w h o l e . 

Existing Sidings in the Rail District 
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The exist ing st reet ne twork in the Rail Distr ict is i n c o m p l e t e . The plan for the a rea addresses h o w the 

ex is t ing s t reets shou ld be used and h o w new st reets shou ld be p lanned in t he eas te rn and wes te rn ends 

of the Rail Distr ict to con t inue to p rov ide and e n h a n c e access fo r many m o d e s of t ranspor ta t i on to , f r o m 

and th rough the a rea . Present ly , 9 t h , 1 2 t h and 1 5 t h S t reets are the p r imary no r th - sou th streets ut i l ized by 

the heavy c o m m e r c i a l and industr ia l uses in the a rea . 7 t h S t ree t is genera l l y pe rce i ved by the c o m m u n i t y 

as the " p u b l i c " access to and f r o m the Rail Distr ict and po in ts sou th . Cer ta in ly , t he c o m p l e t i o n of the 

Rivers ide Pa rkway t h rough and a long the sou the rn edge o f the Rail Distr ict has had a major impact on the 

area w i th a posi t ive in f luence. 

Part of the ex is t ing cond i t ions of the bui l t e n v i r o n m e n t is the pat tern o f land o w n e r s h i p and use. In the 

cent ra l part of the Rail Distr ict t he re are n u m e r o u s smal l parce ls . S o m e have been aggregated into large 

hold ings such as for the larger indust r ies in the area inc lud ing the f o r m e r G r a n d Junc t i on Steel s i te, 

W h i t e w a t e r Bui ld ing Ma te r ia l s Cast ings, Inc. and M u n r o e P u m p . The ra i l road has large landhold ings in the 

area as do var ious publ ic ent i t ies . C i t y - o w n e d proper t ies pr imar i l y inc lude r e m n a n t parcels that we re 

acqu i red fo r cons t ruc t i on of the Parkway . M e s a Coun t y recen t l y d i sposed o f severa l smal l parcels and the 

State of Co lo rado has the D e p a r t m e n t o f T ranspor ta t i on c o m p l e x on the east s ide of 9 t h St reet and D 
Road . To the east , the parcels are larger but s o m e are no t con f igu red very c o n d u c i v e to d e v e l o p m e n t . 

There are also stil l r emnan ts of the ear ly days of th is a rea . There are s o m e rema in i ng pockets of occup ied 
single fami l y res ident ia l h o m e s . 

There are also a f e w iso la ted c o m m e r c i a l s t ruc tures w i th 

histor ic s ign i f i cance, mos t no tab ly the one p ic tu red b e l o w 
w h i c h is a r emnan t o f a sugar beet fac to ry c o m p l e x . The 

bu i ld ing was prev ious ly mos t v is ib le f r o m the r iver f ront t ra i l 

and O rcha rd M e s a but it is n o w very v is ib le f r o m the R ivers ide 

Parkway . As this area b e c o m e s m o r e fami l ia r to peop le 
pass ing t h rough o n the trai l and on the Parkway , perhaps 

s o m e of the bui ld ings l ike this one can b e c o m e a m o r e 

integral part of r e d e v e l o p m e n t . 
Existing Single Family Residence 

It is es t ima ted tha t the re is a day t ime popu la t i on of ove r 1,000 e m p l o y e e s in t he Rail Distr ict that have 

very litt le ava i lab le in the w a y of goods , serv ices , res taurants and o the r c o m m e r c i a l uses in c lose 
prox imi ty . There appea rs to be a n e e d and a des i re to p r o m o t e and d e v e l o p uses tha t cou ld not on ly 

serv ice the day t ime w o r k i n g popu la t i on but a lso suppo r t t h e rec rea t iona l and park users in even ings and 
on w e e k e n d s . 

Remnant Building from Sugar Beet Factory Existing Business on South 7 Street 

Greater Downtown Plan 
Page 8 

Packet Page 268



There are su r round ing in f luences that impact the Rail Dis t r ic t such as the prox imi ty of the a rea to the 

D o w n t o w n Distr ict . This p lan cons iders the ma in e n t r a n c e s and connec t ions to the o the r Distr ic ts w i th in 

t h e Grea te r D o w n t o w n area and h o w they can be i m p r o v e d as we l l as de te rm ine if or w h e r e t he re are 

barr iers such as the ra i l road c ross ing and h o w those can be mi t iga ted . 

A n inven to ry of ex is t ing land uses w i th in the Rail Distr ict w a s c o m p l e t e d as part of the p lann ing p rocess , 

iden t i f y ing pat terns o f d e v e l o p m e n t and arch i tec tura l cha rac te r . Exist ing land use in t he m o r e d e v e l o p e d 

cen t ra l area of the Rail Distr ict is and has histor ical ly been pr imar i l y heavy c o m m e r c i a l and indust r ia l w i t h 

r e m n a n t pockets of res ident ia l . The area b e t w e e n 5 t h S t r ee t and 9 t h St reet is charac te r i zed by sma l le r 

parce ls w i th o lder s t ruc tures . A f e w businesses have agg rega ted parcels into larger parcels w h i c h are 

m o r e conduc ive to fu tu re i m p r o v e m e n t a n d / o r r e d e v e l o p m e n t . This area presents the best oppo r t un i t i e s 

w i t h i n the Rail Distr ict fo r r e d e v e l o p m e n t that cou ld be a c c o m p l i s h e d th rough creat ive incen t i ves and 

par tnersh ips . 

The heavy indust r ies are pr imar i ly loca ted b e t w e e n 9 t h a n d 1 5 t h St reets , c lus tered a r o u n d the ex is t ing 
ra i l road spurs on larger parce ls . S ince the rail and its users are va luab le assets to the area and the 

c o m m u n i t y as a w h o l e , t he core of th is area is un l ike ly t o c h a n g e . Howeve r , the re appears t o be s o m e 

o p p o r t u n i t y and c o m m u n i t y suppo r t to c reate t rans i t iona l a reas of va r ied land uses in a t ie r s u r r o u n d i n g 

the core industr ia l a rea . These t rans i t iona l areas can be used t o c reate compat ib i l i t y b e t w e e n ad jacen t 

uses such as the park and the heavy industr ia l as we l l as he lp v isual ly sc reen the industr ia l a reas . 

Existing Heavy Industrial Uses 

O n the eas te rn s ide of t he Rail Distr ict , m u c h of the p r o p e r t y is held in larger owne rsh ips and is vacan t o r 

underu t i l i zed . The re is a lso a smal l pocke t of ex is t ing res iden t i a l use a long 27 -1 /2 Road just s o u t h of t h e 

Rivers ide Pa rkway but wh i ch have been z o n e d for fu tu re c o m m e r c i a l / i n d u s t r i a l uses for m a n y years . 

M u c h of t he eas te rn a rea presents the greatest o p p o r t u n i t y f o r increas ing heavy c o m m e r c i a l and 

indust r ia l use w i th in the Rail Distr ict and the G rea te r D o w n t o w n area as a w h o l e . 

C. River District 

The River Distr ict is l oca ted o n e i ther side of the c o n f l u e n c e of the G u n n i s o n and C o l o r a d o Rivers , rough ly 

b e t w e e n the R ivers ide n e i g h b o r h o o d to the no r thwes t t o 28 Road o n the east and the R ivers ide P a r k w a y 

to the C o l o r a d o River . A t this "g rand j u n c t i o n " , the area t r a n s f o r m e d f r o m an agr icu l tura l based 

c o m m u n i t y into the c o m m e r c i a l and industr ia l a rea it is t o d a y . Ove r t ime , t he area has been used to s to re 

mi l l ta i l ings a long the r iver, p rocess sugar beets in the h is to r i c beet pack ing comp lex , and m o r e recen t l y 

t he c o m m u n i t y has red i scove red its natura l va lue fo r g r e e n space , t rai ls and publ ic uses such as the 

Bo tan ica l G a r d e n s . The major i ty of the p roper ty in the R ive r Distr ict is publ ic ly o w n e d inc lud ing the Las 
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Co lon ias Park s i te, the Botanica l G a r d e n s proper ty , the Jarvis p roper ty , s o m e remnants of land tha t w e r e 

acqu i red fo r cons t ruc t ion of the Pa rkway and State Parks p roper t ies o n the east end of the Distr ict . 

The re is an exist ing trai l t h rough the area that must be recogn ized as the a rea deve lops and redeve lops . 

The p lan cons iders tha t the trai l wi l l even tua l l y be e x t e n d e d to the east a l ong the r iver and tha t i m p r o v e d 

pub l ic access to the trai l sys tem t h r o u g h o u t the area is a necess i ty . 

R « U 

River District 

Loca ted w i th in wa lk ing d is tance f r o m the o the r d o w n t o w n areas , the River 

Distr ict o f fers both easy access to rec rea t iona l amen i t i es a l o n g the r iver, as 

we l l as conven ien t access to shopp ing and bus inesses in t h e ad jacen t 
Cen t ra l Business Distr ict. It also func t ions as a ga teway into d o w n t o w n 

f r o m H ighway 50. Its locat ion and con tex t es tab l ishes it as one of the mos t 

impo r t an t p laces in the City. 

The River Distr ict is a cri t ical a rea of the c o m m u n i t y . It v i r tua l ly is THE 

G r a n d Junc t i on . The Co lo rado River has a big in f luence o n the area w h i c h 

p resen ts bo th const ra in ts and oppo r tun i t i es . The f l oodp la in assoc ia ted 

w i t h the C o l o r a d o River has been a l te red by cons t ruc t ion o f a levee tha t 

p ro tec ts a large part of the River Distr ict f r o m f l ood i nunda t i on but t he re 

are s o m e areas that are still i m p a c t e d by po ten t ia l f l ood ing o f t he C o l o r a d o 

River . 

O n the o the r hand , the Co lo rado River does 

p resen t exce l len t oppor tun i t i es to ma in ta i n and 

e n h a n c e amen i t i es that have a l ready been 

p laced a long the Co lo rado River inc lud ing the 

Bo tan ica l G a r d e n s , the r iver f ront t ra i l s y s t e m , 

t he O l d M i l l pedes t r ian br idge and the 

c o m m u n i t y i nves tment of the R ivers ide 

Pa rkway . 

The p rox im i t y of the area to O rcha rd M e s a 

in f luences the plan bo th physica l ly and v isual ly . 

The re are also rec rea t ion and o p e n space uses 

Botanical Gardens 
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wi th in and nearby - Eagle Rim Park on O rcha rd M e s a a n d the Botan ica l Ga rdens a long the C o l o r a d o River . 

The Grea te r D o w n t o w n Plan addresses h o w these spaces shou ld be c o n n e c t e d , e n h a n c e d and in teg ra ted 
into r e d e v e l o p m e n t of the a rea . 

The t o p o g r a p h y o f the site is a lso an impo r tan t c o n s i d e r a t i o n . W h i l e the River Distr ict area itself is f lat , it 

is s ign i f icant ly l ower t han Orcha rd M e s a to the sou th . Th is makes it a very v is ib le a rea as we l l as p resen ts 
s o m e un ique oppor tun i t i es for v iews and v is tas. 

In add i t i on , t he p lan cons iders the p lann ing ef for ts tha t have been c o m p l e t e d for a reas w i th in the River 

Distr ict inc lud ing the Botan ica l G a r d e n s , Las Co lon ias Park and the C i t y - o w n e d Jarvis p roper ty . The 

Grea te r D o w n t o w n Plan in tegrates w i th the ad jacent uses to t he east tha t w e r e inc luded in the Pear Park 
N e i g h b o r h o o d P lan . 

Severa l des ign concep ts have been d e v e l o p e d for the Las Co lon ias Park si te w h i c h lies sou th of the 

Rivers ide Pa rkway (Parkway) f r o m 9 t h St reet to 2 7 - 1 / 2 R o a d . A trai l has been cons t ruc ted t h rough the 
p roper t y and n o w tha t the Pa rkway has been in use, t h e r e is r e n e w e d in terest in deve lop ing a m o r e 

spec i f ic p lan . S o m e amen i t ies be ing cons ide red are pa rk ing , res t rooms , she l te rs , play a rea , o p e n s p a c e , 

e x p a n d e d w a l k / b i k e trai ls, o p e n space for fest ivals, mus i c , and educa t i ona l p resen ta t i ons , var ious 

we t l ands and a rbo r educa t i on oppor tun i t i es , a kayak park, t ree wa lk and a d isc golf course . 

The Jarvis p rope r t y was histor ical ly used as a 

sa lvage yard unt i l pu rchased and c l eaned up by the 

Ci ty in the late 1980s. Since t h e n , the p roper t y has 

been vacan t w i t h the excep t ion of the recent trai l 
cons t ruc t i on t h r o u g h the si te. O the r uses o n the 

w e s t e n d o f t he River Distr ict are indust r ia l a long 

the sou th s ide of t he ra i l road t racks. A m ixed use 

concep tua l p lan has been d e v e l o p e d fo r the Jarvis 

p roper t y w h i c h w a s cons ide red th rough the 
d e v e l o p m e n t o f the Grea te r D o w n t o w n P lan . 

There are areas of l ow dens i ty res ident ia l uses 

a long the sou th s ide of C -1 /2 Road just wes t of 28 

Road . These uses are i n tended to r e m a i n , a l ong w i t h f u tu re d e v e l o p m e n t of the r iver f ront trai l s ys tem 

f r o m 2 7 - 1 / 2 R o a d to 28 Road . The C o l o r a d o State Parks has acqu i red severa l p roper t ies in this a rea in 

an t i c ipa t ion of c o n t i n u e d trai l d e v e l o p m e n t . 

5. GREATER DOWNTOWN GOALS AND POLICIES 

City staf f he ld a ser ies o f meet ings w i th p rope r t y o w n e r s , inc lud ing e lec ted City of f ic ia ls , rep resen ta t i ves 

of large indus t r ies , e c o n o m i c r e d e v e l o p m e n t in terests a n d o w n e r s of smal l bus inesses and p roper t i es . 

The mee t ings w e r e c o n d u c t e d as in fo rma l b ra ins to rm ing sess ions in o r d e r to de f ine m o r e spec i f ic i ssues , 

cons t ra in ts and oppor tun i t i es and con t inue to d iscuss t h e c o m m u n i t y ' s v is ion fo r the G rea te r D o w n t o w n 
a rea . 

In add i t i on to t hese meet ings , t w o pub l ic o p e n houses w e r e he ld ( D e c e m b e r 2011 and February 2012) a n d 

ques t i onna i res and i n fo rma t ion w e r e ava i lab le on the C i t y ' s w e b si te f o r severa l w e e k s to invi te s im i la r 

input f r o m o t h e r p roper t y o w n e r s , t enan ts and c i t izens at large. Par t i c ipants w e r e asked to eva lua te 
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var ious des ign and p lann ing concep ts to d e t e r m i n e w h i c h of these are mos t i m p o r t a n t to the c o m m u n i t y 

and shou ld be add ressed in g rea te r deta i l in the P lan . T h e concep ts add ressed f ou r ma jo r top ics re lat ive 

to an area p lan : land use, c i rcu la t ion , e c o n o m i c ( re )deve lopmen t and v isual cha rac te r . The resul ts, a l ong 

w i t h prev ious i n fo rma t ion for the C B D , s h o w s t rong c o m m u n i t y suppor t fo r ideas tha t are t rans la ted to 

the goals and pol ic ies l is ted b e l o w for the G rea te r D o w n t o w n P lan . 

A. Area-Wide Goals and Policies 

Goal 1: Enhance the t ranspor ta t ion sys tem to a c c o m m o d a t e au tomob i l es , b ikes and pedes t r ians , and 

prov ide a d e q u a t e , conven ien t park ing. 

Policy l a : S t reet des ign wi l l a c c o m m o d a t e t rave l lanes, park ing, b ike lanes , med ians , s idewa lks , 

and s t ree t t rees , appropr ia te to and c o m p l e m e n t a r y of the ad jacent land use. 

Policy l b : S t ree t des ign wi l l ach ieve a ba lance b e t w e e n t rave l mob i l i t y , land use access and 

l ivabi l i ty and imp rove connec t i ons to t he G r e a t e r D o w n t o w n area and t h e connec t i ons b e t w e e n 

subdis t r ic ts . 

Policy l c : Emphas ize "wa lkab i l i t y " of t he d o w n t o w n area th rough s t ree t des ign tha t is pedes t r ian 

f r iend ly to p rov ide a f o u n d a t i o n for a sa fe , act ive and l ivable a rea , i nc lud ing s idewa lks , 

access ib i l i ty i m p r o v e m e n t s , b icyc le fac i l i t ies, o f f -s t ree t trai l connec t i ons and safe cross ings, w h e r e 

app rop r i a te . 

Goal 2: Establ ish and imp rove en t ry po in ts into the G r e a t e r D o w n t o w n a rea ( refer to the Way f i nd i ng and 

Signage M a p in Sec t ion 6.F.). 

Policy 2a: S t reet and s t ree tscape des ign wi l l i nc lude s ignage, l andscap ing and o the r des ign 

e l e m e n t s to de l i nea te app rop r i a te en t ry po in ts in to Grea te r D o w n t o w n . 

Goal 3: P r o m o t e d o w n t o w n l iv ing by p rov id ing a w i d e range of hous ing o p p o r t u n i t i e s , pr imar i ly in the 

D o w n t o w n Distr ict . 

Policy 3a: Suppo r t a reg ional hous ing s t ra tegy w i t h an emphas i s o n inf i l l , d o w n t o w n hous ing . 

Policy 3b: P r o m o t e d e v e l o p m e n t pat terns and regu la t ions tha t a c c o m m o d a t e ver t ica l m ixed -use 

d e v e l o p m e n t , pr imar i ly in the Cen t ra l Bus iness Distr ict . 

Goal 4: Rede f ine the land use a long key cor r ido rs to p rov i de a mix tha t wi l l o f f e r t he m o s t oppo r tun i t i es 

for r e d e v e l o p m e n t and rev i ta l iza t ion . 

Policy 4a: Def ine subareas and co r r i do r areas fo r group ings of land uses tha t are c o m p l i m e n t a r y 

to the rest o f t he G rea te r D o w n t o w n a rea . 

Policy 4b: M i x e d uses, inc lud ing res iden t ia l , w i l l be encou raged in a p p r o p r i a t e subareas 

and co r r ido rs . 
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B. Downtown District Goals and Policies 

Goal 1: M a i n t a i n and e n h a n c e the e c o n o m i c , cu l tura l a n d soc ia l v i ta l i ty of the D o w n t o w n Distr ict . 

Policy l a : De f ine subareas and co r r ido r areas fo r g roup ings of land uses tha t are c o m p l i m e n t a r y 

to the rest o f t he G rea te r D o w n t o w n a rea . 

Policy l b : Imp lemen t infil l and r e d e v e l o p m e n t po l i c ies that suppor t d o w n t o w n . 

Policy l c : Encourage a w ide mix of uses, o f fe r ing reta i l and commerc i a l serv ices at g r o u n d level 

and bus iness /o f f i ce / res iden t i a l on upper f loors in all bu t res ident ia l areas. 

Policy Id: M a i n t a i n and expand publ ic amen i t i es a n d serv ices in the D o w n t o w n Distr ict . 

Policy l e : Enhance and preserve W h i t m a n and E m e r s o n Parks to in tegrate the space into the 

d o w n t o w n fabr ic and encourage use by the c o m m u n i t y . 

Policy If: The Ci ty w i t h ass is tance f rom the D o w n t o w n D e v e l o p m e n t Au tho r i t y w i l l exp lo re t h e 

a l te rna t ive s t ree t con f igura t ion to re locate the o n e - w a y coup le t of s t reets tha t are cu r ren t l y U te 
and Pi tk in A v e n u e s t o ut i l ize Pi tk in and South A v e n u e s fo r th is pu rpose . 

Policy l g : S tudy a l ternat ives for 4 t h and 5 t h S t ree ts inc lud ing re turn ing these s t reets to t he 2 -way 

grid sys tem b e t w e e n Ute A v e n u e and Nor th A v e n u e . 

Policy l h : W i t h i n t he C B D , encou rage shared pa rk ing , d iscourage s ing le-use, sur face park ing a n d 

deve lop n e w m e a n s of pay ing fo r sha red park ing (e.g. d e v e l o p a fee in l ieu o f requ i red on-s i te 

park ing tha t w i l l be used to fund sha red park ing s t ruc tu res ) . 

Goal 2: Requ i re dens i t y / i n tens i t y in the D o w n t o w n Dist r ic t as p resc r ibed by the C o m p r e h e n s i v e P lan , 
p r imar i l y w i t h i n the Cent ra l Bus iness Distr ict. 

Policy 2a: S t reng then means of i m p l e m e n t a t i o n t h a t p r o m o t e ver t ica l ly m ixed -use s t ruc tu res , 

p r imar i l y w i t h i n the C B D . 

Policy 2b: Requ i re m i n i m u m s in height and d e n s i t y / i n t e n s i t y fo r n e w d e v e l o p m e n t in t he C B D . 

Policy 2c: Requ i re m in ima l o r no bu i ld ing se tbacks w i t h i n the D o w n t o w n Core t o max im i ze si te 
i n tens i t y /dens i t y . 

Goal 3: Deve lop a pedes t r i an -o r i en ted , wa lkab le D o w n t o w n C o r e . 

Policy 3a: D iscourage uses on g round level that d o no t suppor t pedes t r ian act iv i ty . 

Policy 3b: Requ i re bu i ld ing facade deta i ls that ac t i va te the g round f loor , par t icu lar ly o n c o r n e r 

bui ld ings to ac t i va te no r th -sou th s t reets . 

Goal 4: Stabi l ize and e n h a n c e the Res ident ia l Subareas . 

Policy 4a: D iscourage fu r ther e n c r o a c h m e n t of non - res iden t i a l uses into the es tab l i shed 

res ident ia l n e i g h b o r h o o d s . 
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Policy 4b: Establ ish des ign s tandards to address conse rva t i on and e n h a n c e m e n t of t h e res ident ia l 

d e v e l o p m e n t pat terns and s t ree tscape . 

Policy 4c: Establ ish des ign s tandards fo r the Trans i t iona l Subareas to e m p h a s i z e use and 

d e v e l o p m e n t compat ib i l i t y w i t h ad jacen t res ident ia l a reas. 

Policy 4d: P r o m o t e the es tab l i shmen t of n e i g h b o r h o o d w a t c h and n e i g h b o r h o o d o rgan iza t ions . 

Goal 5: Recognize and p r o m o t e oppo r tun i t i es to bui ld s u b a r e a s / n e i g h b o r h o o d s , e a c h w i t h a un ique 
ident i t y . 

Policy 5a: Deve lop a set o f gu ide l ines w i th in each suba rea to address bu i ld ing and facade des ign , 

s t ree tscape, landscape and o t h e r e l e m e n t s of site d e v e l o p m e n t . 

Goal 6: Jump-s ta r t the rev i ta l iza t ion and re inves tmen t in t h e D o w n t o w n Distr ict w i t h s t ra teg ic cata lyst 
p ro jec ts . 

Policy 6a: P lan and budget f o r s t ra teg ic p roper ty acqu is i t i on fo r fu tu re d e v e l o p m e n t . 

Policy 6b: Identi fy locat ions fo r and p r o m o t e concep ts of cata lyst p ro jec ts , inc lud ing pub l ic 

b u i l d i n g / h o u s i n g / m i x e d use , l i ve /wo rk uni ts, m ixed -use re ta i l / res iden t ia l a n d m ixed-use 

re ta i l /o f f i ce . 

C. Rail District Goals and Policies 

Goal 1: Preserve the oppo r tun i t y f o r heavy indust ry and rai l serv ice tha t suppor t s it. 

Policy l a : The City wi l l ma in ta in indust r ia l zon ing in t hose areas se rved by rai l l ines and s id ings. 

Goal 2: Recogn ize d is t inc t ion b e t w e e n " i ndus t r i a l " s t reets such as 9 t h and 1 2 t h S t ree ts and " p u b l i c " s t ree ts 

7 t h S t ree t and Rivers ide Parkway . 

Policy 2a: Deve lop s t ree t sec t ions tha t ref lect t he d i f fe rences in d e v e l o p m e n t pa t te rns a long and 

the use of t he s t reet . 

Policy 2b: D iscourage indust r ia l and c o m m e r c i a l t ra f f ic f r o m us ing C - 1 / 2 Road and d i rec t th is 

t raf f ic to t rave l nor th and east us ing the Rivers ide Parkway . 

Goal 3: P r o m o t e h igher qual i ty , c u s t o m e r and pedes t r ian f r iend ly d e v e l o p m e n t a long 7 t h S t ree t and 

R ivers ide Parkway . 

Policy 3a: Imp lemen t des ign gu ide l ines and s tandards a l o n g cor r ido rs tha t w i l l resul t in si te a n d 

bu i ld ing des ign i m p r o v e m e n t s a l o n g the cor r ido rs . 

Goal 4: Re-es tab l ish and i m p r o v e a s t ree t gr id in the Rail Distr ict . 
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Policy 4a: The City wi l l i m p l e m e n t t he G r a n d Va l l ey C i rcu la t ion P lan in the Rail Distr ict , i nc lud ing 

cons t ruc t i on o f new st reets as d e v e l o p m e n t occu rs in the Industr ia l and Commerc ia l / I ndus t r i a l 

areas. 

D. River District Goals and Policies 

Goal 1: C r e a t e / m a i n t a i n / e n h a n c e a g reen wa te r f ron t 

Policy l a : Take advan tage of and c rea te oppo r tun i t i es and par tne rsh ips to e n h a n c e the r i ve r f ron t 

• t rai l s y s t e m . 

Policy l b : Take advan tage o f and c rea te oppo r tun i t i es and par tne rsh ips to deve lop Las Co lon ias 

Park and o p e n space areas w i t h i n the Jarvis p roper ty . 

Goal 2: C rea te re ta i l , genera l c o m m e r c i a l and m ixed use oppo r t un i t i e s tha t c o m p l e m e n t t he uses a l o n g 
the r iver f ront . 

Policy 2a: Ut i l ize zon ing , over lay distr ic ts and incen t i ves fo r d e v e l o p m e n t and r e d e v e l o p m e n t o f 

c o m p l i m e n t a r y uses. 

Goal 3: C r e a t e / e n h a n c e r e d e v e l o p m e n t oppor tun i t i es a n d par tnersh ips 

Policy 3a: The City w i l l w o r k w i t h the D o w n t o w n D e v e l o p m e n t Au tho r i t y to expand its 

bounda r i es . 

Policy 3b: The City w i l l cons ide r i m p l e m e n t a t i o n o f incent ive s t ra teg ies fo r r e d e v e l o p m e n t . 

Policy 3c: The City wi l l cons i de r r e d e v e l o p m e n t o p p o r t u n i t i e s fo r t he Jarvis p rope r t y i nc lud ing t h e 

po ten t ia l f o r pub l ic -p r iva te par tnersh ips . 

6. IMPLEMENTATION STRATEGIES 

The City has a var ie ty o f too ls ava i lab le t h rough w h i c h t h e s e goals can be i m p l e m e n t e d so tha t t he v i s ion 

fo r G r e a t e r D o w n t o w n can mate r ia l i ze and eventua l l y be rea l i zed . This P lan represen ts t he f irst phase o f 

i m p l e m e n t a t i o n and inc ludes the basic i m p l e m e n t a t i o n s t ra teg ies o f des igna t ing Future Land Use 

des igna t ions , zon ing p roper t ies accord ing ly as n e e d e d , a m e n d i n g d e v e l o p m e n t s tandards o f t he z o n i n g 

d ist r ic ts t h rough a zon ing over lay and es tab l i sh ing goals a n d po l ic ies for f u tu re phases of p lan 

i m p l e m e n t a t i o n such as e c o n o m i c ( re )deve lopmen t s t ra teg ies . 

A. Downtown District Future Land Use and Zoning 

Future Land Use. The D o w n t o w n Distr ic t is f o r m u l a t e d a r o u n d seven genera l land use des igna t i ons : 

C o m m e r c i a l , D o w n t o w n M i x e d U s e , N e i g h b o r h o o d C e n t e r M i x e d Use , U r b a n Res ident ia l M i x e d U s e , 

Res ident ia l M e d i u m High Dens i ty , Res iden t ia l M e d i u m Dens i t y and Parks and O p e n Space . These 

des igna t ions c o r r e s p o n d w i t h t hose es tab l i shed in t he C i t y -Coun ty C o m p r e h e n s i v e Plan and are i l l us t ra ted 

in Figure 1. A m o r e de ta i l ed desc r i p t i on o f t he land use des igna t i ons m a y be f o u n d in t he C o m p r e h e n s i v e 

P lan . The B l e n d e d Land Use M a p tha t is i nc luded in the C o m p r e h e n s i v e P lan and a l l ows fo r i nc reases in 

res ident ia l dens i t y in c o m p a t i b l e areas does not app ly to p rope r t i es w i t h i n the D o w n t o w n Distr ict . This is 
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due to t he s t rong publ ic sen t imen t in the D o w n t o w n Distr ic t res ident ia l n e i g h b o r h o o d s tha t the exist ing 

h is tor ic charac te r of the single fami ly d e v e l o p m e n t be p r o t e c t e d . 

Greater Downtown Future Land Use Categories 
D e s c r i p t i o n ; Resident ia l M e d i u m ( R M ) (4 -3 D U / A c r e ) | Conservat ion /Minera l Extract ion ( C O N ) (1 D U / 5 A c r e s ) 

[J ,1 Downtown M i x e d U s e ( D T M U ) (24+ D U / A c r e ) Resident ia l M e d i u m High ( R M H ) (8 -16 D U / A c r e ) 9 H C o m m e r c i a l ( C O M ) 

• g g j g j N e i g h b o r h o o d Center -Mix U s e ( N C M U ) ( 6 D U / A c r e ) Jggf Urban Resident ia l Mix U s e ( U R M U ) (24+ D U / A c r e ) WKt C o m m e r c i a l Industrial (CI) 

B u s i n e s s Park M i x e d U s e ( B P M U ) (S D U / A c r a ) flU P a * 1 * 0 MR Industrial (IND) 

Figure 1 Downtown District Future Land Use Plan 
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Zoning. P r o p o s e d zon ing w i th in the D o w n t o w n Distr ict is s h o w n in F igure 2 and inc ludes the f o l l ow ing 

zone d is t r ic ts : Resident ia l 8 units per acre (R-8), Resident ia l 24 uni ts per acre (R-24), Res ident ia l Of f i ce 

(RO), N e i g h b o r h o o d Business ( B - l ) , D o w n t o w n Business (B-2), Light C o m m e r c i a l ( C - l ) , Gene ra l 

C o m m e r c i a l (C-2), and C o m m u n i t y Serv ices and Recrea t ion (CSR). G e n e r a l l y , the zon ing is p r o p o s e d to 

rema in the same as cur rent ly exists. A m o r e deta i led desc r ip t i on o f t h e zone distr icts w i th in the 

D o w n t o w n Distr ict m a y be f o u n d in the Zon ing and D e v e l o p m e n t C o d e . 

Greater Downtown Zoning Categories 
S H R-8 (5 5-8 units/acre) |J | R - o (Residential Office) i BP (Busnless Park) U l-O (Industrial Office Park) MB C S R ( C o » » w % Serv ices & Rec I 

MM R-24 (16-24 units/acre) MM B " 1 (Neighborhood Business^ MM c " ' C->SM Commercial ) | 1-1 [Uight Industrial) / £ ] N O N E (Zoning In Process) 

B H P O (Planned Development) B H B-2 (Downtown Business) M ° ' 2 (General Commercial ) BM 1 - 2 (General Industrial) 

Figure 2 Downtown District Zoning Map 

Greater Downtown Plan 
Page 17 

Packet Page 277



B. Rail District Future Land Use and Zoning 

Future Land Use. The Rail Distr ict is s h o w n in Figure 3 a n d is f o r m u l a t e d a r o u n d f ive genera l land use 

des igna t ions : Bus iness Park M i x e d Use , C o m m e r c i a l , C o m m e r c i a l Industr ia l , Industr ial and Parks and O p e n 

Space . These des igna t ions c o r r e s p o n d w i th those es tab l i shed in the C i t y -Coun ty C o m p r e h e n s i v e P lan . A 

m o r e de ta i l ed desc r ip t i on of the land use des ignat ions m a y be f o u n d in the C o m p r e h e n s i v e P lan . 

Greater Downtown Future Land Use Categories 
D e s c r i p t i o n Resident ia l M e d i u m (RM) (4 -8 D U / A c r e ) Conservat ion/Minera l Extraction ( C O N ) (1 D U / 5 A c r e s ) 

: ^ , : ] Downtown M i x e d U s e ( D T M U ) (24+ D U / A c r e ) MB Resident ia l M e d i u m High ( R M H ) (8 -16 D U / A c r e ) MH Commerc ia l ( C O M ) 

gggjjj N e i g h b o r h o o d Center -Mix U s e ( N C M U ) ( 6 D U / A c r e ) Ml Urban Resident ia l Mix U s e ( U R M U ) (24+ D U / A c r e ) M B Commerc ia l Industrial (CI) 

B u s i n e s s Park M i x e d U s e ( B P M U ) (8 DU /Acre ) MM Pelk (PK) H Industrial (!ND) 

Figure 3 Rail District Future Land Use Plan 

Zoning. P r o p o s e d zon ing w i th in the Rail Distr ict is s h o w n in Figure 4 and inc ludes the Light C o m m e r c i a l (C-

1), G e n e r a l C o m m e r c i a l (C-2), C o m m u n i t y Serv ices and Recrea t ion (CSR), Bus iness Park M i x e d Use (BP), 

Indus t r ia l /Of f i ce Park (l-O), Light Industr ia l , and Genera l Industr ial (1-2) zone distr icts. The ma jo r i t y of t h e 

zon ing is p r o p o s e d to rema in the s a m e as cur ren t ly exists. A m o r e de ta i l ed desc r ip t i on of the zone 

dist r ic ts w i t h i n t he Rail Distr ict may be f o u n d in the Zon ing and D e v e l o p m e n t C o d e . 

Greater Downtown Zoning Categories 
R-8 (5.5-8 units acre! ! R-0 (Residential Office) j B P (Busnless Park) M l-O (Industrial Office Park) MM C S R (Community Serv ices & Rec ) 

MB R-24 (15-24 units/acre) J B-1 (Neighborhood Business) MM C-1 (Light Commercial ) | 1-1 (Light Industrial) _'1 N O N E (Zoning In Process) 

H PD (Planned Development) BH B " 2 (Downtown Business) Mi (General Ccmmerc ia l j MB ! ' 2 (General Industrial) 

Figure 4 Rail District Zoning Map 
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C. River District Future Land Use and Zoning 

Future Land Use. The River Distr ict as s h o w n in Figure 5 is f o rmu la ted a r o u n d six genera l land use 

des igna t ions : C o m m e r c i a l , C o m m e r c i a l Industr ia l , Parks and O p e n Space , C o n s e r v a t i o n , Estate and 

Business Park M i x e d Use . These des ignat ions c o r r e s p o n d w i th those es tab l i shed in t he C i t y -Coun ty 

C o m p r e h e n s i v e P lan . A more de ta i l ed descr ip t ion of the land use des igna t ions may be f o u n d in the 

C o m p r e h e n s i v e P lan . 

Greater Downtown Future Land Use Categories 
D e s c r i p t i o n j Residential M e d i u m (RM) (4 -8 D U / A c r e ) Conservat ion /Minera l Extraction ( C O N ) (1 D U / 5 A c r e s ) 

Downtown Mixed U s e ( D T M U ) (24+ D U / A c r e ) MM Residential M e d i u m High (RMH) (8 -16 D U / A c r e ) MM C o m m e r c i a l ( C O M ) 

N e i g h b o r h o o d Center -Mix U s e ( N C M U ) ( 6 D U / A c r e ) MM Urban Residential Mix U s e ( U R M U ) (24+ D U / A c r e ) MM C o m m e r c i a l Industrial (CI) 

B u s i n e s s Park C u e d U s e ( B P M U ) (8 D U / A c r e ) MM Park (PK) Mi Industrial (IND) 

Figure 5 River District Future Land Use Plan 

Zoning. P r o p o s e d zon ing w i th in the River Distr ict is s h o w n in Figure 6 and inc ludes the f o l l ow ing zone 

d is t r ic ts : Light C o m m e r c i a l ( C - l ) , Gene ra l C o m m e r c i a l (C-2), C o m m u n i t y Serv ices and Rec rea t ion (CSR), 

Business Park M i x e d Use (BP), Indust r ia l /Of f ice Park (l-O), and Light Industr ia l (1-1). The major i ty of t he 

zon ing is p r o p o s e d to rema in the s a m e as cur rent ly exists. A m o r e de ta i l ed desc r ip t i on o f the zone 

distr icts w i th in the River Distr ict m a y be f o u n d in the Zon ing and D e v e l o p m e n t C o d e . 

Greater Downtown Zoning Categories 
| R-8 (5.5-8 units/acre) R-O (Residential Omze) 3P (Busnless Park) M 1 - 0 (Industrial Office Park) MM C S R (Community Services S, Rec.) 

| R-24 (16-24 units/acre) Ml B-1 (Neighborhood Business) MM 0 - 1 ( u 9 h t Commercial ) | 1-1 (Light industrial) _ 1 N O N E (Zoning In Process) 

Ml PO (Planned Development) MM B-2 (Downtown Business) M C"2 (General Commercial ) MM ! ' ~ (General Industrial) 

Figure 6 River District Zoning Map 
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D. Development Standards 

The c o m m u n i t y des i res to i m p r o v e the v isual charac ter of t he G r e a t e r D o w n t o w n areas tha t are m o s t 

v is ib le a long ma jo r pub l ic co r r ido rs o r f r o m the major pub l i c spaces . Consequen t l y , the Plan p r o m o t e s a 

h igher qua l i ty bui l t e n v i r o n m e n t th rough i m p r o v e d a rch i tec tu ra l charac te r , r educed v isual c lu t te r and 

e n h a n c e d s t ree tscape . These e lemen ts are add ressed t h r o u g h the G rea te r D o w n t o w n Zon ing Over lay 

de ta i l ed in a c o m p a n i o n d o c u m e n t to this P lan . The e l e m e n t s o f the over lay are i n tended to a u g m e n t t h e 

zon ing distr ic t s tandards in t h e Zon ing and D e v e l o p m e n t C o d e . 

E. Conceptual Plan for Traffic Circulation in Greater Downtown 

The G r a n d Va l l ey C i rcu la t ion Plan a d o p t e d by the City o f G r a n d Junc t ion and M e s a Coun t y serves as the 

t raf f ic c i rcu la t ion p lan fo r the G rea te r D o w n t o w n area. T h e f o l l o w i n g concep tua l p lan fo r t ra f f ic 

c i rcu la t ion in G r e a t e r D o w n t o w n descr ibes the pol ic ies fo r s t ree ts and co r r ido rs in the G r e a t e r D o w n t o w n , 

dep ic ts p re fe r red concep tua l des igns and p roposes add i t i ona l unc lass i f ied s t reets w h i c h suppo r t t hose 
po l ic ies . This c o n c e p t u a l p lan fo r c i rcu la t ion does not m o d i f y t he G r a n d Va l ley C i rcu la t ion P l a n , but 

p rov ides p re fe r red concep ts and designs for fu ture c o n s i d e r a t i o n and d e v e l o p m e n t of publ ic r ights-of-

way . 

Policies: 
a. C o n d u c t a m o r e de ta i l ed t raf f ic analysis of the a rea to d e t e r m i n e n e e d e d in te rsec t ion c o n t r o l , 

s t ree t c ross -sec t ions , pedes t r ian and veh ic le fac i l i t ies , add i t i ona l s t reets and access c o n t r o l , and 
a m e n d the G r a n d Va l l ey C i rcu la t ion Plan accord ing ly . 

b. C o n t i n u e the rev iew process fo r the G r a n d Va l ley Trai ls P lan t o d e t e r m i n e n e e d e d pedes t r i an a n d 

b icyc le t r anspo r ta t i on faci l i t ies such as trai ls, pedes t r i an paths and bike lanes, and a m e n d the 

G r a n d Va l l ey Trai ls P lan accord ing ly . 

In the G r a n d Va l l ey C i rcu la t ion P lan , u rban s t reets are c lass i f ied acco rd ing to the i r f unc t i on in t h e 
t r anspo r ta t i on ne twork . The t w o c o m p o n e n t s of f unc t i on of t h e G r a n d Va l ley C i rcu la t ion P lan are (1) t o 

p rov ide access to p roper t ies and (2) to carry t raf f ic safe ly a n d e f f i c ien t ly f r o m po in t to po in t . In o r d e r t o 

p reserve sa fe ty and capac i ty and to enhance the qual i ty o f l iv ing, t hese t w o c o m p o n e n t s shou ld be 

inverse ly r e l a ted , such that bus ier s t reets have l imi ted access ( resu l t ing in m o r e e f f ic ient f low) a n d qu ie te r 

s t reets p rov ide access to p roper t ies . 

Major Street Corridors. The c o m p o n e n t s of the major s t ree t sys tem are iden t i f ied o n the G r a n d Va l l ey 

C i rcu la t ion P lan . These cor r ido rs pr imar i ly func t ion as car r ie rs of t ra f f ic f r o m po in t to po in t . The 

c o n c e p t u a l c i r cu la t ion p lan in t he Grea te r D o w n t o w n P lan inc ludes p r o p o s e d unc lass i f ied r o a d w a y s s h o w n 

in y e l l o w o n A p p e n d i x C. 

As p roper t i es d e v e l o p and r e d e v e l o p w i th in the grea ter d o w n t o w n a rea , t he G r a n d Va l ley C i r cu la t i on P lan 

wi l l be i m p l e m e n t e d th rough cons t ruc t i on or i m p r o v e m e n t o f s t reets w a r r a n t e d by the p r o p o s e d 

d e v e l o p m e n t , based o n a d o p t e d st reet cross sect ions in t h e T ranspo r ta t i on Eng ineer ing Des ign S tanda rds 

(TEDS). The c o n c e p t u a l c i rcu la t ion p lan in t he Grea te r D o w n t o w n P lan p rov ides p re fe r red a l te rna t i ves fo r 

spec i f i c des ign and layout of cer ta in s t reets , cor r idors and in te rsec t ions in t he p lann ing a rea . For e x a m p l e , 

in c o m m e r c i a l l y - z o n e d areas, t he C o m m e r c i a l St reet c ross -sec t i ons of TEDS wi l l app ly , but m o d i f i c a t i o n s 

may be m a d e acco rd i ng to t h e concep tua l c i rcu la t ion p lan i l lus t ra ted and desc r i bed here (st reet c ross -

sec t ions , i l lus t ra t ions and text) . 
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North Avenue - Ar ter ia l St reet . A po ten t ia l layout for Nor th A v e n u e b e t w e e n I s and 12 Streets 

was a d o p t e d w i th the Nor th A v e n u e W e s t C o r r i d o r P lan. The layout is i n c o r p o r a t e d into the 

G r e a t e r D o w n t o w n Plan as dep i c ted in Figure 7. 

Figure 7 North Avenue Cross-Section 

Grand Avenue - Ar ter ia l St reet . W h i l e G r a n d A v e n u e is an es tab l i shed s t ree t w i th i m p r o v e d 

s t ree tscape e lemen ts the length o f the segment w i t h i n G rea te r D o w n t o w n ( 1 s t to 1 2 t h St reets) , 

t he re cou ld be i m p r o v e m e n t s m a d e in s o m e b locks that w o u l d e n h a n c e t ra f f ic f l ow , pedes t r ian 

safe ty and v isual aesthet ics . A t yp ica l , po ten t ia l m e d i a n i m p r o v e m e n t to G r a n d A v e n u e is s h o w n 
in Figure 8. The segment of G r a n d A v e n u e b e t w e e n 1 s t S t reet and 7 t h S t ree t a lso has the po ten t ia l 

to be used as a " s h a r r o w " . A s h a r r o w is ma rked as in Figure 9 so that t h e t rave l lane may be used 

by bo th b icyc le and veh icu la r t raf f ic . 

Figure 8 Grand Avenue Cross-Section 

Figure 9 Example of a Sharrow 
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• North 1 s t Street - A r te r i a l Street . The segment o f No r th 1 s t S t reet f r o m G r a n d A v e n u e to Nor th 

A v e n u e is def ic ient in s t reet design and pedes t r ian amen i t i es . The Grea te r D o w n t o w n Plan 

env is ions even tua l r e d e v e l o p m e n t of this s t reet t o i m p r o v e safety , d ra inage, pedes t r ian 

c i rcu la t ion , access and improve on-s t ree t park ing. A po ten t ia l layout is s h o w n in Figure 10. 

Figure 10 1 Street Cross-Section 

• 1 s t Street and Grand Avenue Intersection - The C o l o r a d o D e p a r t m e n t of T ranspo r ta t i on (CDOT) 

c o m p l e t e d an E n v i r o n m e n t a l Assessmen t for t he I -70B/6 & 50 co r r i do r w h i c h recogn ized 

c i rcu la t ion needs at t h e 1 s t and G r a n d in te rsec t ion . A po ten t ia l des ign is s h o w n in Figure 11 . This 

des ign is i n co rpo ra ted into the Grea te r D o w n t o w n Plan as are any po ten t ia l i m p r o v e m e n t s CDOT 

may inc lude in th is p ro jec t on 1 s t St reet f r o m G r a n d A v e n u e to Pi tk in A v e n u e . 

Figure 11 Proposed Design I s Street and Grand Avenue 
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• 7 Street and Grand Avenue Intersection - A des ign fo r a r o u n d a b o u t was inc luded w i t h the 

p lans for 7 t h St reet i m p r o v e m e n t s tha t w e r e c o m p l e t e d in 2007 -2008 . The r o u n d a b o u t was not 

cons t ruc ted at that t ime , but the in te rsec t ion stil l wa r ran ts veh icu la r and pedes t r ian 

i m p r o v e m e n t s . The plan as or ig inal ly p r o p o s e d is s h o w n in Figure 12. 
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• West Main Street and Spruce Street Intersection - Veh icu la r and pedes t r i an traf f ic has inc reased 

on the W e s t M a i n St reet co r r ido r due to act iv i ty at the Coun t y Just ice Cen te r and the M e s a 

Coun t y Cent ra l Serv ices bu i ld ing. To ease t raf f ic f l ow th rough the a rea and improve pedes t r ian 

safety , th is potent ia l pro ject for a r oundabou t at Spruce and W e s t M a i n Streets was or ig inal ly 

c o n c e i v e d dur ing the v is ion ing of M a i n Street in 2008 (Figure 13). The roundabou t w o u l d serve as 

a v isual ancho r to the w e s t end of M a i n Street just as the one at 7 t h S t reet serves the east e n d . 

The roundabou t w o u l d a lso a l l ow for a c i rcu la tor bus to serve the M a i n St reet cor r idor f r o m 

Spruce St reet to 7 t h S t reet . 

Figure 13 Proposed Design West main Street and Spruce Street 

• Riverside Parkway - Ar te r ia l St reet . The r igh t -o f -way w i d t h va r ies ; mu l t i - l ane ; bike lanes; 

d e t a c h e d wa lk on the sou th s ide ; no on-s t ree t park ing . C o m p l e t e d in 2007 . 
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• South 7 Street - Suggest 2 lanes; bike lanes; on -s t ree t park ing both s ides; d e t a c h e d wa lks w i th 

landscap ing . The s t ree tscape plan fo r Sou th 7 t h S t ree t shou ld be e n h a n c e d w i t h a s imi la r des ign as 

was cons t ruc ted on 7 t h St reet south of G r a n d A v e n u e . Genera l l y , the des ign w o u l d con t i nue the 

7 t h S t ree t bou levard t rea tmen ts f r o m d o w n t o w n , U te and Pi tk in to the Botan ica l G a r d e n s and 

r iver f ront area w i th add i t iona l s t reet t rees , h i s to r i c street l ights, s t reet fu rn i tu re a n d pub l ic art. 

This c o n c e p t w o u l d create a m o r e cons is ten t v i sua l charac ter to connec t the River and Rail 

Distr icts to the t rad i t iona l d o w n t o w n area and i m p r o v e the v isual des ign of the co r r i do r and 

emphas i zes its use as the p r imary publ ic n o r t h - s o u t h cor r idor th rough the n e i g h b o r h o o d . The 

concep t fea tures enhanced pedes t r ian faci l i t ies w i t h co lo red conc re te , pedes t r ian safe zones at 

the " b u l b - o u t s " for eas ier c ross ing and add i t i ona l landscap ing . 

2 Story Reta i l / O f f i c e 
p o t e n t i a l for u p p e r story 
res ident ia l 

' Para l le l 
p a r k i n g 

B ike l a n e 

Wa lk 

2 Story Reta i l / O f f i c e 
p o t e n t i a l for u p p e r story 
res ident ia l 

60 ' R O W 

7th Street Section 
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South 9* Street and 27-1/2 and C-1/2 Roads - Suggest 2 lanes; on-s t ree t park ing bo th s ides; 

de tached s idewa lk p re fe r red w h e r e poss ib le . The s t ree tscape plan for Sou th 9 t h S t reet is to 

deve lop s imi lar to w h a t p resen t l y exists a long S o u t h 7 t h S t ree t w i t h a m o r e de f i ned ha rdscape of 

curb and gut ter , e n h a n c e d pedes t r i an faci l i t ies and s t reet t rees . This concep t imp roves the v isual 

qual i ty of the co r r i do r w i t h o u t requ i r ing i m p r o v e m e n t s on pr ivate p roper ty or c o m p r o m i s i n g 

ad jacent uses. The c o n c e p t a lso a l lows the s t reet to func t i on for the c o m m e r c i a l / l i g h t indust r ia l 

t raf f ic that it carr ies as we l l as prov ides fo r a m o r e c o m f o r t a b l e pedes t r ian or b icyc le e n v i r o n m e n t 

s ince Sou th 9 t h S t reet m a y be used by the publ ic t o access b u s i n e s s / c o m m e r c i a l areas and Las 

Co lon ias Park. 

2 Story Light Industrial 
Parallel 

60' ROW 

9th Street Section 

• Kimball Avenue - Suggest 2 lanes; on-s t ree t pa rk ing ; d e t a c h e d wa lks w i t h landscap ing . 
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• D Road (from 9 Street east to the Riverside Parkway) - Sec t i on yet to be d e t e r m i n e d . 

Local Streets. The c o m p o n e n t s of the local s t reet sys tem are ident i f ied on the G r a n d Va l ley C i r cu la t i on 

P lan . The p r imary func t ion of the local s t reet ne twork is t o p rov ide access to and connec t i ons a m o n g 

ind iv idua l parcels and subd iv is ions , p rov ide a safe n e t w o r k fo r m o v e m e n t of pedest r ians and b icyc les , and 

serve shor t length t r ips to and f r o m co l lec to r and h igher o r d e r s t ree ts . Tr ip lengths on local s t ree ts shou ld 

be shor t w i t h a l ower v o l u m e o f t raf f ic m o v i n g at s l o w e r s p e e d s . As proper t ies deve lop and r e d e v e l o p 

w i t h i n the grea ter d o w n t o w n a rea , the G r a n d Va l ley C i r cu la t i on P lan wi l l be i m p l e m e n t e d t h r o u g h 

cons t ruc t i on o r i m p r o v e m e n t o f s t reets w a r r a n t e d by the p r o p o s e d d e v e l o p m e n t , based on a d o p t e d 

s t ree t c ross sec t ions in the T ranspo r ta t i on Eng ineer ing Des ign S tandards (TEDS). 

Trails. The G r a n d Va l ley Trai ls P lan shows the locat ion of f u t u r e b icyc le faci l i t ies, t rai ls and pedes t r i an 

paths . As d e v e l o p m e n t o r r e d e v e l o p m e n t occurs , t ra i ls , pa ths , bike lanes and pedes t r ian fac i l i t ies wi l l be 

c o n s t r u c t e d in acco rdance w i t h the a d o p t e d G r a n d Va l ley Trai ls P lan . A lso the City m a y cons t ruc t t h e s e 

fac i l i t ies us ing T ranspor ta t i on Capac i ty Paymen ts (TCP) f unds as par t of one or m o r e cap i ta l i m p r o v e m e n t 

project(s) . The G r a n d Va l ley Trai ls P lan is cur rent ly u n d e r g o i n g rev iew by the City o f G r a n d J u n c t i o n and 

IVlesa Coun ty . The concep tua l c i rcu la t ion plan of t he G r e a t e r D o w n t o w n Plan inc ludes, in A p p e n d i x C, t he 

a p re fe r red a l te rnat ive for t ra i ls , pa ths , bike lanes and pedes t r i an faci l i t ies in the G rea te r D o w n t o w n 

p lann ing a rea . The p re fe r red a l te rna t i ve s h o w n c o m e s f r o m a 2012 draf t o f p roposed a m e n d m e n t s to the 

G r a n d Va l l ey Trai ls P lan , and it inc ludes the f o l l ow ing : 

• Ex tens ion o f R iver f ron t Trai l f r o m Las Co lon ias Park east to 28 Road (and beyond) . 

• Bike routes (signs but no separa te lane) o n G r a n d A v e n u e f r o m 7 t h S t reet east and 28 R o a d 

b e t w e e n the Rivers ide Pa rkway and C34 R o a d . 

• S h a r r o w bike routes (bikes share sl ight ly w i d e r l ane w i t h cars as dep i c ted in Figure 9) o n G r a n d 

A v e n u e b e t w e e n 1 s t and 7 t h S t reets . 

Riverside Parkway Pedestrian Overpass. This concep tua l c i r cu la t i on p lan env is ions one or m o r e 

pedes t r i an overpasses f r o m the c o m m e r c i a l areas of t he Rai l Distr ic t to the r iver f ront areas a n d Las 

Co lon ias Park. Act iv i t ies and uses in t he fu tu re park, t ypes of d e v e l o p m e n t a long the nor th s ide o f t he 
P a r k w a y wi l l d e t e r m i n e w h e r e such faci l i t ies may be n e e d e d . A n overpass on the w e s t e r n e n d in t h e 

v ic in i ty of 7 t h o r 9 t h S t ree ts c o u l d a lso serve as an en t rance fea tu re to the n e i g h b o r h o o d as f u r t h e r 

d i scussed in Sec t ion F. 

Public Transportation. G r a n d Va l l ey Trans i t (GVT) p resen t l y serves the D o w n t o w n Distr ict but d o e s not 

p rov ide serv ice in the Rail and River Distr icts. Future t rans i t needs w i t h i n the Rail and River Dis t r ic ts 

s h o u l d be m o n i t o r e d as d e v e l o p m e n t o r r e d e v e l o p m e n t occu rs in t hese areas and as Las C o l o n i a s Park 

sees m o r e act iv i ty . 
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F. Entryways and Signage 

Impor tant in tersec t ions in the s t ree t ne two rk o f fer oppor tun i t i es to d e v e l o p a un ique t h e m e and ident i ty 

fo r the G rea te r D o w n t o w n a rea . The p r imary in te rsec t ions vary in scale and inc lude ent r ies to the 

D o w n t o w n , Rail and River Distr ic ts. Each of these shou ld be d e v e l o p e d a c c o r d i n g to genera l concep ts and 

cr i ter ia tha t are appropr ia te fo r t he i r sca le , func t ion and i m p o r t a n c e . 

Downtown District Entryways and Signage 
W h i l e the D o w n t o w n Distr ict has a s t rong base of local and regional users , a p p r o a c h e s to t he Distr ict o f fe r 

no d is t ingu ish ing fea tu res or d i rec t iona l s ignage tha t o r ien t f irst t ime v is i tors . W h e n a p p r o a c h i n g o r 

t ravers ing pe r ime te r s t reets , v is i tors have no sense that t hey are w i th in eyes igh t of t he h is tor ic t o w n s i te 

o r even tha t t hey are h e a d e d in t he r ight d i rec t ion t o w a r d D o w n t o w n . C rea t i ng ga teways at key en t ry 

po in ts , as we l l as s imp le pe r ime te r ident i f ie rs , wi l l o r ien t v is i tors , as we l l as s t reng then and ce leb ra te the 

her i tage o f the D o w n t o w n Distr ic ts. Because of the d ivers i ty of uses and n e i g h b o r h o o d s w i th i n the 

D o w n t o w n Distr ict , the des ign of en t r yways shou ld inc lude a range of s izes, po les and o r n a m e n t a t i o n o f 

s ignage and va r ied landscape e l e m e n t s , l ight ing and o the r fea tu res tha t are in tegra ted w i th the s ignage. 

The p r imary ga teways to the D o w n t o w n Distr ict and b e t w e e n D o w n t o w n a n d the Rail Distr ict inc lude the 

f o l l ow ing in te rsec t ions . 

• 7 t h S t reet and Nor th A v e n u e 

• 1 s t S t reet and G r a n d A v e n u e 

• 1 s t S t reet and M a i n St reet 

• 5 t h S t ree t and Sou th A v e n u e 

• 7 t h S t reet and Pi tk in A v e n u e 

In add i t i on , t he d is t inc t ive pub l ic s ign pa le t te a l ready s ta r ted in the D o w n t o w n Distr ict shou ld be 

con t i nued and e x p a n d e d to inc lude s t reet signs and d i rec t iona l signs tha t have recogn izab le po les , 

o r n a m e n t a t i o n , co lo rs , fonts and logos. The City, t oge the r w i th the DDA, wi l l f u r the r d e v e l o p sign 

s tandards and gu ide l ines for pr iva te s ignage p laced o n bui ld ings or as f r ees tand ing signs. 
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Rail and River District Entryways 

5 l Street/Riverside Parkway. There are oppor tun i t i es t o ce leb ra te the ent ry into G r a n d Junc t i on and the 

Rail and River Dist r ic ts at the 5 t h S t reet br idge and S t ru thers A v e n u e area in con junc t ion w i t h the W e s t e r n 
C o l o r a d o Bo tan ica l G a r d e n s w i t h at t ract ive low scale s ignage and scu lp tu re . In add i t i on , t he re are sma l l e r 

m o n u m e n t s at va r ious points a long the Rivers ide Pa rkway tha t ind icate to moto r i s ts tha t they are 

a p p r o a c h i n g o r t r ave l i ng on the Rivers ide Parkway . Due t o the scale of t he 5 t h S t ree t /R i ve rs i de P a r k w a y 

in te rsec t ion and t h e pub l i c l y -owned area a round it, th is i n te rsec t ion af fords the o p p o r t u n i t y to c rea te a 

m o n u m e n t / s c u l p t u r e o f a m u c h larger scale to mark the en t r ance and give ident i ty t o t he Rail and River 
Distr icts a n d / o r to th is " G r a n d J u n c t i o n " . 

A n o t h e r poss ib i l i ty in th is v ic in i ty is if a pedest r ian ove rpass is d e s i r e d / n e e d e d near t he 7 t h S t r e e t / 

Rivers ide Pa rkway in te rsec t ion it cou ld serve severa l p u r p o s e s : pedes t r ian access across the Pa rkway , 

inc lude des ign e l e m e n t s that give a d ist inct charac ter t o t h e Rail and River Distr ic ts and in tegra te w i t h 
su r round ing o p e n s p a c e , pocke t parks a n d / o r wa te r f ea tu res at the landings o n each s ide o f t he Pa rkway . 

South 7 t h Street/Railroad Tracks. The re is an ex is t ing si lo o n t h e M e s a Feed p rope r t y tha t ident i f ies t he 

Rail Distr ict as y o u t rave l sou th on 7 th Street . It is of a sca le tha t is v is ib le f r o m the s o u t h e r n p e r i m e t e r o f 

d o w n t o w n and rep resen ts the h is tor ica l agr icu l ture and indust r ia l base upon w h i c h the Rail and River 

Distr icts have d e v e l o p e d . Such a s t ruc ture cou ld be e n h a n c e d a n d / o r rep l i ca ted to b e c o m e an even 
s t ronger e l e m e n t at th is ma jo r en t rance to the a rea . 

28 Road/Riverside Parkway. This in te rsec t ion is a sma l le r scale than the o the rs , but a n e i g h b o r h o o d en t ry 

cou ld be c rea ted , par t icu lar ly a long the nor th s ide. The sense of arr ival at th is loca t ion cou ld be c rea ted 

t h r o u g h a w a t e r f ea tu re , publ ic art, an arch i tec tura l f ea tu re w i t h s ignage pav ing pa t te rns a n d / o r 

landscap ing . The des ign of t he ent ry fea tu re shou ld be o f t h e s a m e charac te r of t hose tha t m igh t be 
c rea ted at the o t h e r ma jo r en t r y po ints . 

G. Economic Redevelopment 

Downtown District Economic Redevelopment 
W h i l e t he D o w n t o w n Distr ict is the hear t of t he c o m m u n i t y , it is but one subse t of a larger m a r k e t and has 

s t rengths w h i c h can be cap i ta l i zed o n and l imi ta t ions w h i c h shou ld be o v e r c o m e . The D o w n t o w n Distr ic t 

has a t r e m e n d o u s in f luence o n the e c o n o m i c we l l -be ing o f t he ent i re reg ion . T h e r e f o r e , it is w i d e l y 

a c c e p t e d tha t ear ly pro jects in any rev i ta l iza t ion e f for t c o u l d be publ ic ly ass is ted unt i l ma rke t c o n d i t i o n s 

reach levels w h e r e n e w cons t ruc t i on can suppor t itself. 

The G r a n d Junc t i on St ra teg ic D o w n t o w n M a s t e r Plan p r e s e n t e d gu id ing pr inc ip les w h i c h ; wh i l e genera l in 

na tu re , w e r e c o n s i d e r e d respons ive to preva i l ing cond i t i ons , marke t oppo r tun i t i es , f r a m e w o r k e l e m e n t s 

and s t a k e h o l d e r inpu t . These gu id ing pr inc ip les are sti l l r e levan t to t he G r e a t e r D o w n t o w n P lan and are 

l is ted and d e s c r i b e d b e l o w . 

• The Downtown District is one submarket that competes with other submarkets in Grand 
Junction. The d o w n t o w n e n v i r o n m e n t , wh i l e p resen t i ng t r e m e n d o u s o p p o r t u n i t y fo r i n v e s t m e n t 

in a se t t i ng un ique ly pos i t i oned to o f fe r bo th hea r t and h is tory, carr ies w i t h it ce r ta in l im i ta t ions , 

par t i cu la r ly f o r land- in tens ive non -des t i na t i on -o r i en ted land uses. Severa l marke t sec to rs , 

h o w e v e r , no t on ly surv ive , but a lso thr ive in a d o w n t o w n set t ing . Recogn ize the obs tac les 
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assoc ia ted w i t h d o w n t o w n d e v e l o p m e n t and encou rage regu la to ry and f inanc ia l so lu t ions 

inc lud ing publ ic subs id ies and creat ive f inanc ing m e c h a n i s m s . 

The Downtown District must be market-responsive to chang ing cond i t i ons , w i t h i m p l e m e n t a t i o n 

too ls and m e c h a n i s m s in p lace to both of fset compe t i t i ve d i sadvan tages and cap i ta l ize o n 

compe t i t i ve assets. M a r k e t cond i t i ons shou ld be con t inua l l y m o n i t o r e d and i n fo rma t i on 

d is t r ibu ted to a b road aud ience inc lud ing deve lope rs , bus iness and p rope r t y o w n e r s , lenders , c i ty 

staf f and e lec ted and a p p o i n t e d of f ic ia ls. 

The Downtown District infrastructure must be protected and retained i nc lud ing phys ica l 

fea tu res , serv ice o rgan iza t ions , mix of emp loye rs , h is tor ic res ident ia l n e i g h b o r h o o d s and 

c o m m u n i t y a t t i tudes t o w a r d the D o w n t o w n Distr ict . Un l i ke m a n y c o m m u n i t i e s across the 

coun t ry , G r a n d Junc t ion 's D o w n t o w n Distr ict ex is t ing in f ras t ruc tu re is m o r e t h a n suf f ic ient to 

p r o m o t e i tself as a d o w n t o w n n e i g h b o r h o o d . These assets , w h i c h p rov ide the impe tus for 

i nves tmen t , need to be p ro tec ted and p r o m o t e d . 

The Downtown District's "tool bag" must contain a variety of strategies and mechanisms to 
attract investment. These too l s can be f inanc ia l , phys ica l , marke t , o r o rgan iza t iona l in na ture and 

can be used i ndependen t l y o r in var ious c o m b i n a t i o n s . G i ven t h e obs tac les assoc ia ted w i th 

d o w n t o w n d e v e l o p m e n t , it is impera t i ve that w h a t e v e r mix of too ls is put in p lace it be 

c o m p r e h e n s i v e , f lex ib le and c rea t ive . 

Public investment must leverage private investment. H is tor ica l ly , the p lann ing , f i nanc ing and 
i m p l e m e n t a t i o n of pro jects in t he d o w n t o w n marke t w e r e the p r imary respons ib i l i t y of pub l ic 

sec to r ent i t ies such as the Ci ty and the DDA. H o w e v e r , w h i l e t he pub l ic sec to r con t i nues to play a 

s igni f icant ro le in mos t d o w n t o w n ef for ts , a cr i t ical c o m p o n e n t t o t he success o f any rev i ta l iza t ion 

s t ra tegy t o d a y is par t i c ipa t ion by bo th the pub l ic and pr iva te sec to rs . Leverag ing o f resources is 

key, as no one ent i ty , pub l ic o r pr ivate, has suf f ic ient resou rces a lone to sus ta in a l ong - te rm 

d o w n t o w n i m p r o v e m e n t e f for t . 

Public policy must support development in the Downtown District. Expe r ience has p r o v e n tha t 

d o w n t o w n d e v e l o p m e n t wi l l best succeed if reg ional g r o w t h m a n a g e m e n t p rog rams r e w a r d 

e f f ic ient d e v e l o p m e n t pa t te rns . If g row th is a l l o w e d to o c c u r in a land ex tens i ve , ine f f i c ien t w a y 

that e f fec t ive ly subs id izes l o w e r dens i t ies , d o w n t o w n d e v e l o p m e n t wi l l o p e r a t e at a compe t i t i ve 

d isadvan tage . G i ven G r a n d Junc t ion ' s ex is t ing land use pa t te rns , t he D o w n t o w n Distr ict is 

suscep t ib le to con t i nued d i lu t ion of its role as the c o m m u n i t y ' s cent ra l bus iness and s h o p p i n g 

distr ict . 

Public-private partnerships are essential. U n d e r any i n v e s t m e n t s t ra tegy, local g o v e r n m e n t 

needs to have s t rong i n v o l v e m e n t , a v is ib le p resence , pe rhaps be the en t i t y t ha t p rov ides 

con t i nu ing leadersh ip , regu la to ry incent ives , and s e e d cap i ta l f o r ear ly p ro jec ts . No t on ly does 

g o v e r n m e n t have the legal respons ib i l i t y to address m a n y o f t he i m p l e m e n t a t i o n c o m p o n e n t s , but 

it is a lso the logical condu i t to loca l , reg iona l , s ta te and fede ra l f u n d i n g sou rces . 
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Rail and River District Economic Redevelopment 
The changes tha t have occu r red in por t ions of Grea te r D o w n t o w n such as c o m p l e t i o n o f the Rivers ide 

Pa rkway and p lann ing fo r the fu tu re d e v e l o p m e n t of Las Co lon ias Park have a l ready had a posi t ive 

in f luence o n the River and Rail Distr icts. M a n y proper t ies have been r e n o v a t e d o r r edeve loped , n e w uses 

are re loca t ing t o the area and p roper ty va lues are genera l l y o n the r ise. The Grea te r D o w n t o w n Plan 

env is ions this t r end con t inu ing and be ing e n h a n c e d by the f o l l ow ing r e d e v e l o p m e n t concep ts : 

• A l l o w ex is t ing heavy indust ry to r e m a i n , tak ing advan tage o f rail spurs w i th in the a rea . 

• Intensi f ied c o m m e r c i a l edge a long the nor th s ide o f the R ivers ide Parkway w i th oppor tun i t i es fo r 

m ixed use d e v e l o p m e n t . 

• N e w genera l c o m m e r c i a l , retai l and res ident ia l uses wi l l p rov i de act iv i ty at the edge o f t he park 

a f te r bus iness hours t o c rea te a safe park e n v i r o n m e n t tha t g ives " o w n e r s h i p " of the park t o t h e 

ad jacen t local bus iness o w n e r s and res idents . 

• N e w retai l and c o m m e r c i a l uses such as res taurants , shops a n d serv ices a long South 7 t h S t ree t t o 

serve the e m p l o y e e s , recrea t iona l users and res idents of t h e n e i g h b o r h o o d . 

• C o m m e r c i a l Industr ial uses br idge the ex is t ing indust r ia l a n d the c o m m e r c i a l cor r idors . 

In add i t i on , d iscuss ions w i th the G r a n d Junc t ion E c o n o m i c Pa r tne rsh ip , Bus iness Incubator , 

M a n u f a c t u r e r s ' Counc i l and C h a m b e r of C o m m e r c e dur ing d e v e l o p m e n t o f t he G rea te r D o w n t o w n P lan 

b rough t to l ight m a n y oppor tun i t i es fo r the a rea , t he major i ty o f w h i c h is w i th in the es tab l i shed M e s a 
C o u n t y Enterpr ise Zone . The Grea te r D o w n t o w n Plan ou t l i nes goa ls , po l ic ies and st rategies that can be 

used to fu r the r the e c o n o m i c ( re )deve lopmen t of the Rail and River Dist r ic ts . 

• N e e d fo r f lex space fo r d i f fe ren t t ypes of smal l bus iness - n e w to a rea o r g raduat ing f r o m the 

Bus iness Incubator . Oppo r tun i t y fo r these bus inesses to se rve e m p l o y e e base, res idents and 

rec rea t iona l users in the a rea . 

• O p p o r t u n i t y to deve lop add i t iona l incent ives for r e d e v e l o p m e n t tha t has taken advan tage o f 

pa r tne rsh ips a n d / o r a s s e m b l e d parce ls of land to ta l i ng a m i n i m u m of Vi acre o r m o r e 

• A l l o w fo r l i ve-work oppor tun i t i es 

• O p p o r t u n i t y to deve lop par tnersh ips 

H. Greater Downtown Area Parks 

The fou r d o w n t o w n parks w e r e inc luded o n the or ig inal t o w n plat c r e a t e d by the G r a n d Junc t ion T o w n 

C o m p a n y in 1882 . A l l f ou r parks stil l exist as d o w n t o w n o p e n space . T h e Ci ty acqu i red Las Co lon ias Park 

f r o m the Sta te Parks D e p a r t m e n t in 1997. It e n c o m p a s s e s the mi l l ta i l ings c lean-up s i te . 

1. Hawthorne Park - 400 Gunnison Avenue 

• N e w r e s t r o o m / s h e l t e r cons t ruc ted 2010 

• Sou th p icn ic she l te r requ i res n e w roof; s c h e d u l e d 2 0 1 3 

• P layg round sur fac ing rep laced in 2012 

• P layg round e q u i p m e n t o n a 5 to 7 year r e p l a c e m e n t s c h e d u l e 

• I rr igat ion is g o o d , 10-15 year r e p l a c e m e n t 

Greater Downtown Plan 
Page 31 

Packet Page 291



2. Washington Park - 1 0 Street and Gunnison Avenue 

• No res t rooms or she l te r at th is park 

• P layg round e q u i p m e n t schedu led fo r r e p l a c e m e n t in 2013 

• P layg round sur face schedu led fo r r e p l a c e m e n t every 2 years 

• Irr igat ion wi l l be rep laced every 5 to 7 y e a r s 

3. Whitman Park - 5 t h Street and Pitkin Avenue 

• R e s t r o o m schedu led for r ep lacemen t in 2 0 1 3 

• D e v e l o p m e n t of a n e w master p lan fo r t h e park r e c o m m e n d e d (see po ten t ia l concep ts 
be low) 

4. Emerson Park - 9 t h Street and Pitkin Avenue 

• R e s t r o o m s c h e d u l e d for r ep lacemen t in 2 0 1 3 

• P layg round area for ages 2-5 is g o o d 

• P layg round fo r ages 5-15 schedu led fo r r e p l a c e m e n t in 5 to 7 years 

• P layg round sur fac ing rep laced in 2012 

• D e v e l o p m e n t of a n e w master p lan fo r t h e park r e c o m m e n d e d (see po ten t i a l concep ts 

be low) 
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Potential Concepts for Whitman and Emerson Parks 

• Prov ide for a d ivers i ty o f uses to c reate a h igher level of u t i l i za t ion . 

• M i n i m i z e the impact of ad jacen t s t reets and a u t o m o b i l e t ra f f ic . 

• Ac t i va te the edges of t he parks w i th m i x e d use. 

• C o n t e m p l a t e p r o g r a m m e d , act ive use. 

• Redeve lop as m o r e act ive , f lex ib le u rban o p e n space ra ther t han as pass ive, green parks . 

5. Las Colonias Park - Struthers Avenue and 7 t h Street 

• A mas te r p lann ing p rocess for the park is an t i c ipa ted to occu r in 2013 

• S o m e amen i t ies be ing cons ide red are park ing , r es t rooms , she l te rs , play a rea , o p e n space , 

expanded w a l k / b i k e t ra i ls , o p e n space fo r fest iva ls , mus ic , and educa t i ona l p resen ta t i ons , 

var ious we t l ands and a rbo r educa t i on oppo r tun i t i es , kayak park, t ree wa lk and a disc go l f 

course . 

I. City-Owned Jarvis Property 
The Ci ty c o m p l e t e d an init ial p lann ing analys is for the C i t y - o w n e d p roper ty o n the w e s t side of 5 t h S t ree t 

b e t w e e n the C o l o r a d o River and the Rivers ide Pa rkway k n o w n as the Jarvis P rope r t y . The p roper ty is 

c o n s t r a i n e d by natura l fea tures and the e n c r o a c h m e n t of the Pa rkway , but does have app rox ima te l y 4 3 
acres of deve lopab le land. 

The init ial s tudy was to chart a d i rec t ion for rev i ta l iza t ion o f t he p roper ty . It s u m m a r i z e d the key assets , 

iden t i f ied s o m e impor tan t issues and po ten t ia l i m p e d i m e n t s to d e v e l o p m e n t , ana lyzed cur rent marke t 

cond i t i ons and ou t l i ned a concep t fo r o rgan iz ing po ten t ia l d e v e l o p m e n t o f t he p roper ty . The p roper t y 

and po ten t ia l p ro jec t are v i e w e d as a un ique o p p o r t u n i t y fo r the City to char t t he fu tu re of a rare p rope r t y 

t ype , a p lace w h e r e it may be poss ib le to p rov ide a mix o f uses, i nc lud ing res idences , a long the bank o f t he 

C o l o r a d o River. The ma jo r oppo r tun i t i es and const ra in ts iden t i f ied fo r po ten t ia l d e v e l o p m e n t of the Jarv is 

P rope r t y w e r e to : con t inue the r iver f ront g r e e n w a y t h r o u g h the p roper t y , res tore habi ta t , re locate the 

high vo l tage p o w e r faci l i t ies tha t run t h rough the s i te , and prov ide f l ood p ro tec t i on fo r the p roper ty . 
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APPENDICES 

A. Future Land Use Map 

B. Zoning Map 

C. Conceptual Plans for Traffic Circulation and Trails 

D. Developnnent Concepts 
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Greater Downtown Future Land Use Categories 
Description BBJI Residential Medium (RM) (4 -8 DU/Acre) Conservation/Mineral Extraction (CON) (1 DU/5 Acres) 

L':';L<k1 Downtown Mixed Use (OTMU)(24+ DU/Acre) H J Residential Medium High (RMH) (8 -IS DU/Acre) • • ] Commercial (COM) 

ggggj Neighborhood Center-Mix Use (NCMU)(6 DU/Acre) H Urban Residential Mix Use (URMU) (24+ DU/Acre) H Commercial Industrial (CI) 

Business Park Mixed Use (BPMU) (8 DU/Acre) |HJ Park (PK) | Industrial (IND) 
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Appendix B - Zoning Map 

Greater Downtown Zoning Categories 
JJ R-8 (5.5-8 units/acre) | R-0 (Residential Office) 

| R-24 (16-24 units/acre) 

| PD (Planned Development) 

B-1 (Neighborhood Business) | 

B-2 (Downtown Business) 

BP (Busniess Park) 

| C-1 (Light Commercial) 

| C-2 (General Commercial) 

l-O (industrial Office Park) 

1-1 (Light Industrial) 

1-2 (General industrial) 

£ CSR (Community Services & Rec.) 

I NONE (Zoning In Process) 
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Appendix C - Conceptual Plans for Traffic Circulation and Trails 

Road Classifications 
——— Principal Arterial 

Minor Arterial 

Major Collector 

Minor Collector 

Proposed Road Unclassified 

Riverfront Trail 

C o n c e p t u a l Traf f ic C i r cu la t i on Plan 
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Appendix D - Development Concepts 

7th and Struthers Redevelopment 
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H I G H Q U A L I T Y F A C A D E 

A T S T R E E T 

M o n u m e n t s i g n 

I P a r k i n g i n r e a r 

- B i k e l a n e 

- W a l k 

- L a n d s c a p e b u f f e r 

6 0 ' - 0 " m a x . s e t b a c k 

Riverside Parkway Between 27 Vz and 28 Road 
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P A R A L L E L P A R K I N G 

C O M M E R C I A L F R O N T A G E 1-3 S T O R I E S 

T H F M A T I C 1IGHTS . " # | ! 1 ^ 

2 S t o r y R e t a i l / O f f i c e 

p o t e n t i a l f o r u p p e r s t o r y 

r e s i d e n t i a l 

I " P o c k e t " p a r k i n g w e s t o f 7 t h s t r e e t 

I I m p r o v e d g r a i n e l e v a t o r a n n o u n c e s 

I a r r i v a l i n t o S o u t h D o w n t o w n D i s t r i c t 

7th Street Looking North 

6 0 ' R O W 

7th Street Section 
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EXHIBIT B: Amendment to the text of the Comprehensive Plan 

Existing Text: 

Downtown Mixed Use (DMU) 

Density: 24+du/aere 

Employment, residential, retail, office/business park 
uses allowed. A mix of uses (2 to 8 stories), either 
horizontal or vertical is expected. Residential densities 
may exceed 24 du/acre. 

Applicable Zones 
R-16 
R-24 
B-2 
C-l 
MXR -3,5 ,8 
MXG -3 ,5 ,8 
MXS -3,5 ,8 

Proposed Text: 

Applicable Zones 
R-16 
R-24 
RO 
B-2 
C-1 
M X R - 3 , 5 , 8 
M X G - 3 , 5 , 8 
M X S - 3 , 5 , 8 

comprehensive Plan 
Grand )uiK tire 5 ^ 
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EXHIBIT C - GREATER DOWNTOWN PLAN FUTURE LAND USE MAP 
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CITY OF GRAND JUNCTION, COLORADO

ORDINANCE NO. _______

AN ORDINANCE AMENDING THE ONE GRAND JUNCTION COMPREHENSIVE 
PLAN (COMPREHENSIVE PLAN) BY RELOCATING MAPS, POLICIES, 

AND/OR INFORMATION FROM THE H ROAD/NORTHWEST AREA PLAN, 
NORTH AVENUE CORRIDOR PLAN, NORTH AVENUE WEST CORRIDOR PLAN, 

AND THE GREATER DOWNTOWN PLAN TO THE COMPREHENSIVE PLAN, 
TITLE 31 OF THE GRAND JUNCTION MUNICIPAL CODE (GJMC)

AND TO REPEAL PORTIONS OF GJMC TITLE 22 THE H ROAD/NORTHWEST 
AREA PLAN, RESOLUTION NO. 58-07, AND TO AMEND THE TITLE OF GJMC 

TITLE 22 AS THE 
H ROAD/NORTHWEST AREA OVERLAY AND AMEND CHAPTER 22.12 

AND REPEALING GJMC TITLE 32 NORTH AVENUE CORRIDOR PLAN 
(RESOLUTION NO. 174-07), GJMC TITLE 32 NORTH AVENUE WEST CORRIDOR 

PLAN (ORDINANCE NO. 4486), AND GJMC TITLE 36 GREATER DOWNTOWN 
PLAN (ORDINANCE NO. 4571)

AND AMENDING THE TRANSPORTATION ENGINEERING DESIGN STANDARDS 
(TEDS) MANUAL (ORDINANCE NO. 5185)

RECITALS: 

On April 18, 2007, the Grand Junction City Council adopted Resolution 58-07. That 
Resolution approved the H Road/Northwest Area Plan and adopted the plan as part of 
the Grand Junction Growth Plan.  It was later incorporated into the 2010 Grand Junction 
Comprehensive Plan and then into the 2020 One Grand Junction Comprehensive Plan.  
The Plan included the policies and performance standards of an overlay district that 
were stated in the plan and incorporated by refence as if fully set forth, by Ordinance 
No. 4066 adopted April 18, 2007.

On December 3, 2007, the Grand Junction City Council adopted Resolution 174-07. 
That Resolution approved the North Avenue Corridor Plan and adopted the plan as part 
of the Grand Junction Growth Plan.  It was later incorporated into the 2010 Grand 
Junction Comprehensive Plan and then into the 2020 One Grand Junction 
Comprehensive Plan.

On November 2, 2011, the Grand Junction City Council adopted Ordinance 4486. That 
Ordinance approved the North Avenue West Corridor Plan and adopted the plan as part 
of the 2010 Grand Junction Comprehensive Plan and was later incorporated into the 
2020 One Grand Junction Comprehensive Plan. 
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On March 20, 2013, the Grand Junction City Council adopted Ordinance 4571. That 
Ordinance approved the Greater Downtown Plan and adopted the plan as part of the 
2010 Grand Junction Comprehensive Plan and was later incorporated into the 2020 
One Grand Junction Comprehensive Plan. 

On December 6, 2023, the Grand Junction City Council adopted Ordinance 5185. That 
Ordinance repealed and replaced the 2010 Transportation Engineering Design 
Standards (TEDS) manual with the 2023 Transportation Engineering Design Standards 
(TEDS) manual for use in the City’s Urban Development Boundary.

On December 16, 2020, the Grand Junction City Council adopted Ordinance 4971. That 
Ordinance approved the 2020 One Grand Junction Comprehensive Plan 
(Comprehensive Plan).  By and with Ordinance 4971 the City council specified that the 
Comprehensive Plan “will control when area plans, adopted prior to the Comprehensive 
Plan, are inconsistent with the Comprehensive Plan (e.g., the 2007 H Road Northwest 
Area Plan, 2007 North Avenue Corridor Plan, 2011 North Avenue West Corridor Plan 
and 2013 Greater Downtown Plan).” Because the Comprehensive Plan is intended to 
serve as a guide to public and private growth decisions through the year 2040 and 
provide direction to achieve the City’s vision of its future, and because the 
Comprehensive Plan is shaped by the community’s values, ideals, and aspirations 
about the management of the community’s resources, it is proper that it should fully 
reflect and define the community’s view of its future.  The Comprehensive Plan includes 
Plan Principles, states goals and strategies, and maps intended uses, boundaries, 
opportunities, and constraints to help the community implement and achieve the desired 
future. 

Furthermore, the Comprehensive Plan contemplates and provides that the existing 
corridor and area plans are elements of the Comprehensive Plan and are reviewed with 
the Comprehensive Plan for vision and policy direction for development within the 
Urban Development Boundary (UDB) planning area.

As well, the Comprehensive Plan provides that corridor and area plans are to be 
reviewed and updated to ensure that continuing investment and maintenance of 
infrastructure and amenities are supportive of established neighborhoods and promote 
more opportunity for additional neighborhoods.

In 2023, the City began the review process of the subarea plans and is preparing 
amendments for adoption in 2024. During this second update, the 2007 H 
Road/Northwest Plan has been reviewed, and it has been determined that it may be 
retired except for Chapter 22.12, which implements the Overlay zone adopted by 
Ordinance 4066, and with the following elements from that plan retained and relocated 
within the Comprehensive Plan.  

1. Incorporating narrative summary language regarding circulation, access, 
streetscape and signage development into the Industrial Areas section found in 
Chapter 4.
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2. Adding the study area boundary to the Industrial Area-Specific Policies map in in 
Chapter 4.

The 2007 North Avenue Corridor Plan, 2011 North Avenue West Corridor Plan and 
2013 Greater Downtown Plan have been reviewed, and it has been determined that 
they may be retired as elements of the Comprehensive Plan with the following elements 
from those plans retained and relocated within the Comprehensive Plan.

1. Incorporating narrative summary language regarding mix and relationship of 
uses, circulation, access, building form and character, parking and services, 
streetscape, and signage development for the North Avenue Corridor into the 
Commercial Areas section found in Chapter 4.

2. Adding the North Avenue Corridor study area boundary to the Commercial Area-
Specific Policies map in in Chapter 4.

3. Modifying a reference in Chapter 2, Plan Principle 4, Strategy, Mix of Uses from 
“Greater Downtown Plan” to “Greater Downtown Overlay”.

4. Adding the Greater Downtown Overlay study area boundary to the Downtown 
and University Districts map found in Chapter 2 and amending the “Rail District” 
boundary to conform to the adopted boundary in the Greater Downtown Overlay 
District.

5. Attaching the Greater Downtown Maps into Appendix B following the 
Neighborhood Planning Area Map.

As a result, it is necessary that Appendix B: Technical Maps be updated to maintain and 
preserve these elements from the retired corridor and area plans to remain a part of the 
Comprehensive Plan.

With the repeal of the specified corridor and area plans, it is further necessary to retain 
and incorporate the following elements from the North Avenue West Corridor Plan 
within the Transportation Engineering Design Standards (TEDS) manual.

1. Add the North Avenue cross-section after the G Road cross-section in the 
Appendix. 

Additional amendments will occur throughout the Comprehensive Plan to indicate where 
necessary to clarify that the corridor and area plans have been repealed.

After due consideration, the City Planning Commission and City staff recommend that 
the City Council amend the One Grand Junction Comprehensive Plan to relocate, 
summarize, and clarify elements of the H Road/Northwest Area Plan, North Avenue 
Corridor Plan, North Avenue West Corridor Plan and Greater Downtown Plan, within the 
Comprehensive Plan and retire the plans by repealing Resolution 58-07, Resolution 
174-07, Ordinance 4486, and Ordinance 4571.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION THAT:
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In consideration of and with the adoption of the foregoing Recitals the following 
amendments are made to the Comprehensive Plan (with additions underlined and 
deletions appearing with strikethroughs):

GJMC TITLE 31, Comprehensive Plan of the City of Grand Junction, Colorado is 
hereby amended as follows:

A. Chapter 31.04.010

Exhibit A-1 attached hereto and incorporated herein including language of 
the plans a change of “Greater Downtown Plan” to “Greater Downtown 
Overlay” page 23.

Exhibit A-2 attached hereto and incorporated herein including language of 
the plans being repealed to Chapter 2 Plan Principle 5:  Strong 
Neighborhoods and Housing Choices page 29.

Exhibit A-3 attached hereto and incorporated herein including additional 
language explaining the North Avenue Corridor under Commercial Areas 
after the section on Commercial Corridor page 69 and revising the map to 
add the North Avenue Overlay boundary page 70.

Exhibit A-4 attached hereto and incorporated herein including additional 
language explaining the H Road/Northwest area under Industrial Areas after 
the section on Rail page 75 and revising the map to add the H 
Road/Northwest Overlay boundary page 76.

Exhibit A-5 attached hereto and incorporated herein including language of 
the plans being repealed to Appendices, Appendix A pages 93 and 94.

Exhibit A-6 attached hereto and incorporated herein adding Downtown 
District Subareas Map and the Greater Downtown Overlay Corridors Map in 
Appendix B added after the “Neighborhood Planning Map” page 98.  The 
Downtown District Subareas Map, page 99 and the Greater Downtown 
Overlay Corridors Map, page 100 are added as additional Technical Maps.

B. Amend H Road/Northwest Area Plan GJMC TITLE 22 Policies and 
Performance Standards Chapter 22.12 of the City of Grand Junction, 
Colorado to the H Road/Northwest Area Overlay is hereby repealed and 
replaced as follows:

Exhibit B-1 attached hereto and incorporated herein includes removing 
language superfluous and superseded from the Plan Chapters 22.04 and 
22.08 but preserving Chapter 22.12 Policies and Performance Standards 
that are adopted as part of the H Road/Northwest Area Overlay District 
within the H Road/Northwest Area zoning overlay district. Title 22 is renamed 
“H Road/Northwest Area Overlay.”
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With the relocation of information/policies/maps from the H Road/Northwest Area Plan, 
North Avenue Corridor Plan, North Avenue West Corridor Plan and Greater Downtown 
Plan to the Chapters referenced above, the remainder of the information and policies 
included within the plans are superfluous or have otherwise been superseded by the 
adoption of the 2020 Comprehensive Plan and amendments thereto such that the 
corridor and area plans are hereby repealed and no longer of effect. 

1. Resolution No. 58-07, is hereby repealed – H Road/Northwest Area Plan is 
retired and removed as an element of the Comprehensive Plan.

2. Resolution No. 174-07, GJMC Title 32 is hereby repealed - the North Avenue 
Corridor Plan is retired and removed as an element of the Comprehensive Plan.

3. Ordinance No. 4486, GJMC Title 32 is hereby repealed - the North Avenue 
West Corridor Plan is retired and removed as an element of the Comprehensive 
Plan.

4. Ordinance No. 45-71, GJMC Title 36 is hereby repealed – the Greater 
Downtown Plan is retired and removed as an element of the Comprehensive 
Plan.

GJMC TITLE 29, Transportation Engineering Design Standards (TEDS) manual of 
the City of Grand Junction, Colorado is hereby amended as follows:

C. Appendix
Exhibit C-1 attached hereto and incorporated herein includes adding the 
North Avenue cross section in the Appendix following the G Road cross 
section exhibit.

The full text of this Ordinance, including the amended One Grand Junction 
Comprehensive Plan and amended Transportation Engineering Design Standards 
(TEDS) Manual, as hereby adopted in accordance with paragraph 51 of the Charter of 
the City of Grand Junction, shall be published in pamphlet form with notice published in 
accordance with the Charter and ordinances of the City.

INTRODUCED on first reading the ___ day of _____ 2024 and ordered published in 
pamphlet form.

ADOPTED on second reading the ___ day of ______ 2024 and ordered published in 
pamphlet form.
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_____________________________
Abram Herman
President of the City Council

ATTEST:

__________________________
Selestina Sandoval
 City Clerk
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Exhibit A-1
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Exhibit A-2
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Exhibit A-3
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Exhibit A-4

Exhibit A-5
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Exhibit A-6
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Exhibit B-1

Title 22. H Road/Northwest Area Overlay Plan
Chapter 22.04 is repealed in its entirety.

Chapter 22.08 is repealed in its entirety.

  

Chapter 22.12. Policies and Performance Standards

Article I. Policies

§ 22.12.010. Affected area.

The following performance standards shall affect the entire H Road/Northwest Area 
PlanOverlay.

The Affected Area includes those parcels bounded in in red.

§ 22.12.030. Billboards.
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All signage as defined under the existing development codes and regulations of the City 
and County as off-premises signs are not allowed anywhere within the H 
Road/Northwest Area Overlay boundaries.

The remainder of Chapter 21.12. remains in full force and effect.
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Exhibit C-1
Title 29 – Transportation Engineering Design Standards (TEDS) Manual – Add to 
Exhibits after G Road.

North Avenue

North Avenue ROW 100'

Type

# of 
Trav
el 
Lane
s

Trav
el 
Lane
s

Media
n/ Turn 
Lane

Bike 
Lane 
(on 
Street
)

Bike 
Lane 
(Off 
Stree
t)

Bike 
Buff
er

Curb 
and 
Gutte
r

Sidewal
k 
Buffer

Sidewal
k/ Trail

Multi-
Purpose 
Easeme
nt

Fronta
ge

Minor 
Arteri
al 
with 
Trail

4 11 13 5 8 8 Not 
Require

d for 
North 

Avenue

.5
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