
*** Indicates New, Moved, or Changed Item 
  ® Requires Roll Call Vote 

 

 

 

 

   

CITY COUNCIL AGENDA 

CITY HALL AUDITORIUM, 250 NORTH 5TH STREET 
 

MONDAY, SEPTEMBER 14, 2009, 7:00 P.M. 
 

 
 

Call to Order  Pledge of Allegiance  
Moment of Silence 

 
 

Proclamations 
 
Proclaiming the Week of September 17 through September 23, 2009 as ―Constitution 
Week‖ in the City of Grand Junction 
 
Proclaiming September 18, 19, and 20, 2009 as ―Colorado Pro Rodeo Finals Days‖ in 
the City of Grand Junction 
 
Proclaiming September 28, 2009 as ―Family Day – A Day to Eat Dinner with Your  
Children‖ in the City of Grand Junction 
 
Proclaiming October 2009 as ―Poverty Awareness Month‖ in the City of Grand Junction 
 
Proclaiming October 3, 2009 as ―Oktoberfest Day‖ in the City of Grand Junction 
 

Presentation 
 
Presentation to City of Grand Junction from the United States Tennis Association 
(USTA) for Honorable Mention as Best Tennis Town, by Terry Walters, Executive 
Director, USTA Intermountain Section 
 
 

Citizen Comments 
 
 

Council Comments 

 

To access the Agenda and Backup Materials electronically, go to www.gjcity.org 
 

http://www.gjcity.org/
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* * * CONSENT CALENDAR * * * 

 
 

1. Minutes of Previous Meetings                     Attach 1 
          

 Action:  Approve the Minutes of the August 31, 2009 and the September 2, 2009 
Regular Meetings 

 

2. Setting a Hearing on the Taylor III Rezone, Located at 2711 G Road [File #RZ-
2008-293]                                                                                                      Attach 2 

 
 Request to rezone 0.07 acres located at 2711 G Road, from PD (Planned 

Development) zone district to R-5 (Residential 5 du/acre) zone district. 
 
 Proposed Ordinance Rezoning a Portion of the Property Known as the Taylor III 

Subdivision from PD (Planned Development) to R-5 (Residential 5 DU/Acre), 
Located at 2711 G Road 

 
 Action:  Introduction of a Proposed Ordinance and Set a Hearing for October 5, 

2009 
 
 Staff presentation: Judith Rice, Associate Planner 
 

3. Setting a Hearing on Zoning the RQ Annexation, Located at 3131 D Road [File 
#ANX-2009-144]                                                                                           Attach 3 

 
 A request to zone the 20.02 acre RQ Annexation, consisting of one parcel located 

at 3131 D Road, to R-8 (Residential 8 du/acre) and CSR (Community Services 
and Recreation) districts. 

 
 Proposed Ordinance Zoning the RQ Annexation to R-8 (Residential 8 DU/Acre) 

and CSR (Community Services and Recreation), Located at 3131 D Road 
 
 Action:  Introduction of a Proposed Ordinance and Set a Hearing for October 5, 

2009 
 
 Staff presentation: Judith Rice, Associate Planner 
 

* * * END OF CONSENT CALENDAR * * * 

_____________________________________________________________________ 

 

 

* * * ITEMS NEEDING INDIVIDUAL CONSIDERATION * * * 
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4. Public Hearing—Fuoco Growth Plan Amendment, Located at 160 Hill Avenue 
[File #GPA-2009-147]                                                                                   Attach 4 

 
 Request approval of a Growth Plan Amendment for a 0.14 acre property located 

at 160 Hill Avenue from Residential High (12+ du/ac) to Commercial in 
anticipation of future commercial development. 

  
 Resolution No. 77-09—A Resolution Amending the Growth Plan of the City of 

Grand Junction to Designate Approximately 0.14 Acres Located at 160 Hill 
Avenue from Residential High (12+ DU/AC) to Commercial (Fuoco Growth Plan 
Amendment) 

 

®Action:  Adopt Resolution No. 77-09 
 
 Staff presentation: Scott D. Peterson, Senior Planner 
 

5. Public Hearing—Strategic Downtown Master Plan, Overlay Zone, 7
th

 Street 

Historic District Overlay Zone [File #PLN-2009-179]                     Attach 5  
 
 The Strategic Downtown Master Plan was developed through a public process 

involving a steering committee of interested downtown merchants, property 
owners, and policy makers during 2007-2008. Recognizing that a strong downtown 
core supports the economic and community development of an entire region, the 
goal of the plan was to quantify current conditions, identify opportunities, and 
recommend specific actions for the decision-makers of the Downtown Partnership 
and the City of Grand Junction. The primary implementation strategy is through an 
overlay zone and amending the 7

th
 Street Historic District Planned Development 

zoning ordinance.  
 
 Resolution No. 78-09—A Resolution Adopting the Strategic Downtown Master 

Plan as a Part of the Grand Junction Growth Plan 
 

Ordinance No. 4383—An Ordinance Amending the Zoning and Development 
Code to add Section 7.7 Strategic Downtown Master Plan Zoning Overlay Design 
Standards and Guidelines 

 
 Ordinance No. 4384—An Ordinance Amending Ordinance No. 2211 by Adoption 

of the 7
th
 Street Residential Historic District Zoning Overlay Design Standards and 

Guidelines, Amending the Zoning and Development Code to Add Section 7.7 
 
 ®Action:  Adopt Resolution No. 78-09 and Hold a Public Hearing and Consider 

Final Passage and Final Publication of Ordinance Nos. 4383 and 4384 
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 Staff presentation: Heidi Hoffman Ham, DDA Executive Director 
    Kathy Portner, Neighborhood Services Manager 
 

6. Non-Scheduled Citizens & Visitors 
 

7. Other Business 
 

8. Adjournment 



Attach 1 

Minutes 
 

GRAND JUNCTION CITY COUNCIL  

MINUTES OF THE REGULAR MEETING 

 

August 31, 2009 
 
The City Council of the City of Grand Junction convened into regular session on the 31

st
 

day of August 2009 at 7:00 p.m. in the City Auditorium.  Those present were 
Councilmembers Bonnie Beckstein, Teresa Coons, Tom Kenyon, Gregg Palmer, Bill 
Pitts, Linda Romer Todd, and Council President Bruce Hill.  Also present were City 
Manager Laurie Kadrich, City Attorney John Shaver, and City Clerk Stephanie Tuin.   
 
Council President Hill called the meeting to order.  Councilmember Pitts led in the 
Pledge of Allegiance followed by an invocation by Pastor Michael Ferguson, Providence 
Reform Evangelical Church. 
 

Proclamation 
 
Proclaiming the Month of September 2009 as ―Fire Fighters Appreciation Month‖ in the 
City of Grand Junction 
 
Proclaiming the Month of September 2009 as ―National Preparedness Month‖ in the 
City of Grand Junction 
 

Certificate of Appointment 
 
Jennifer Moore was present to receive her certificate of appointment to the Urban Trails 
Committee. 
 

Citizen Comments 
 
There were none. 
 

Council Comments 
 
Councilmember Coons thanked the Visitor and Convention Bureau for their efforts at the 
recent event in Denver promoting Grand Junction.  About 250 people showed up and a 
number of organizations from Grand Junction had booths at the event. 
 

CONSENT CALENDAR 

 



 

  

Councilmember Beckstein read the Consent Calendar and then moved to approve items 
#1 through #5.  Councilmember Palmer seconded the motion.  Motion carried by roll call 
vote. 
 
 

1. Minutes of Previous Meetings               
         

Action:  Approve the Minutes of the August 17, 2009 and the August 19, 2009 
Regular Meetings 

 

2. Assign the City’s 2009 Private Activity Bond Allocation to the Colorado 

Housing and Finance Authority              
 
 Request approval to assign the City’s 2009 Private Activity Bond Allocation to the 

Colorado Housing and Finance Authority (CHFA) for the purpose of providing 
single-family mortgage loans to low and moderate income persons and families.  
The amount of this assignment would be ―banked’ towards a future partnership 
with CHFA for a multi-family rental housing project serving low and middle income 
families. 

 
 Resolution No. 72-09—A Resolution Authorizing Assignment to the Colorado 

Housing and Finance Authority of a Private Activity Bond Allocation of the City of 
Grand Junction Pursuant to the Colorado Private Activity Bond Ceiling Allocation 
Act 

 
 Action:  Adopt Resolution No. 72-09 
 

3. Setting a Hearing Accepting Improvements and Assessments Connected 

with Alley Improvement District No. ST-09            
 
 Improvements to the following alleys have been completed as petitioned by a 

majority of the property owners to be assessed:   
 

 East/West Alley from 3rd to 4th, between Glenwood Avenue and Kennedy Avenue* 

 East/West Alley from 9th to 10th, between Main Street and Rood Avenue* 

 East/West T Alley from 17th to 18th, between North Avenue and Glenwood Avenue* 

 East/West Alley from 11th to 12th, between Hill Avenue and Teller Avenue** 

  
 * Phase A Alleys 
 ** Phase B Alley 
 
 Resolution No. 73-09—A Resolution Approving and Accepting the Improvements 

Connected with Alley Improvement District No. ST-09, Phase A, and Alley 
Improvement District No. ST-09, Phase B 



 

  

 
 Proposed Ordinance Approving the Assessable Cost of the Improvements Made in 

and for Alley Improvement District No. ST-09, Phase A and Alley Improvement 
District ST-09, Phase B in the City of Grand Junction, Colorado, Pursuant to 
Ordinance No. 178, Adopted and Approved the 11

th
 Day of June, 1910, as 

Amended; Approving the Apportionment of Said Cost to Each Lot or Tract of Land 
or Other Real Estate in Said Districts; Assessing the Share of Said Cost Against 
Each Lot or Tract of Land or Other Real Estate in Said Districts; Approving the 
Apportionment of Said Cost and Prescribing the Manner for the Collection and 
Payment of Said Assessment 

 
 Action:  Adopt Resolution No. 73-09 and Set a Public Hearing for October 5, 2009 
 

4. Vacation of Utility and Access Easements at Peppermill Lofts, Located at 

2823 North Avenue [File # SPR-2009-068]            
 
 Request to vacate a utility and access easement on lot 1 and part of lot 2 of 

Woodland Subdivision (Easement Vacation No. 1)  and a 25 foot wide utility 
easement on the north, west and south sides of Lot 2 of Woodland Subdivision 
(Easement Vacation No. 2), located at 2823 North Avenue.  The easements are 
not needed for access or utility purposes and the vacation of the easements will 
facilitate the development of the proposed Peppermill Lofts, a 48 unit, multifamily 
project. 

 
 Resolution No. 74-09—A Resolution Vacating a Utility and Access Easement 

Located in Part of Lot 1 and Part of Lot 2 of Woodland Subdivision as Part of the 
Peppermill Lofts Development 

  
 Resolution No. 75-09—A Resolution Vacating a Utility Easement on the North, 

West and South 25 Feet of Lot 2 of the Woodland Subdivision as Part of 
Peppermill Lofts Development 

 
 Action:  Adopt Resolution Nos. 74-09 and 75-09 
 

5. Purchase of Computer Aid Dispatch System/Records Management 

System/Corrections Management System and Acceptance of Energy and 

Mineral Impact Grant               
 
 Purchase of a County-wide Computer Aid Dispatch/Records Management/ 

Correction Management System (CAD/RMS/CMS) that will provide a single, 
integrated public safety solution for the City of Grand Junction, Mesa County, the 
Grand Junction Regional Communications Center (GJRCC), and all police and fire 
agencies dispatched by the GJRCC.  The systems currently in use are disparate, 
not integrated, and several are nearing the end of their vendor provided support. 



 

  

Critical data is being reentered multiple times by the various agencies.  As part of 
this project, a request is also being made to accept an Energy and Mineral Impact 
Grant. 

 Action:  Authorize the City Manager to Sign the Grant Award and Authorize the 
Purchasing Division to Award Contracts to New World Systems of Troy, MI for the 
Purchase of an Integrated CAD/RMS/CMS System and the Purchase of the 
Necessary Hardware, Software and Related Services Up to the Value of the 
Approved Grants and Authorized 911 Funding Not to Exceed $4,066,533 

  

ITEMS NEEDING INDIVIDUAL CONSIDERATION  
 

Purchase of Aquastar Contact Clarifier for Kannah Creek Water Treatment Plant 

                 
This project will provide for doubling the production capability of the Kannah Creek Water 
Treatment Plant.  The direct filtration equipment proposed to be utilized for the project is 
produced by Filter Tech Systems, Inc., the same manufacturer that produced the current 
water treatment components for the plant. 
 
Terry Franklin, Deputy Utility and Street Systems Director, presented this item.  He 
reviewed the history of the water system and how the area up in Kannah Creek obtained 
water; they originally had raw water taps and were treating the water themselves.  In 2000 
the City took over one of the private water companies that had 37 taps with plans to take 
over the other two water companies.  That occurred and the package treatment plant was 
installed but the number of water customers has increased to over 350 users.  It was in 
the business plan to add an additional clarifier to treat more water.  He explained the 
reason for the sole source purchase and noted the company is a local company. 
 
Councilmember Palmer said he doesn’t like sole source purchases but the Staff Report 
explains the rationale thoroughly.  
 
Councilmember Palmer moved to authorize a sole source purchase of a Filter Tech 
Systems, Inc.  Aquastar Contract Clarifier to be used for the Kannah Creek Water 
Treatment Plant.  Councilmember Kenyon seconded the motion.  Motion carried. 
 

Public Hearing—Maverik Annexation and Zoning, Located at 2948 F Road and 603 

29 ½ Road [File #ANX-2009-023]            

 
Request to annex and zone 3.02 acres, located at 2948 F Road and 603 29 ½ Road, to 
C-1 (Light Commercial) and R-4 (Residential 4 du/ac).  The Maverik Annexation consists 
of 2 parcels and contains 0.62 acres of the 29 ½ Road right-of-way. 
 
The public hearing was opened at 7:22 p.m. 
 



 

  

Senta L. Costello, Senior Planner, presented this item.  She described the site, the 
location and the request as well as the surrounding zoning and uses.  For the southern 
1.48 acres, the applicant is requesting a C-1 zoning but Staff is recommending a B-1 
zoning.  Staff feels it is a better fit.  The uses allowed in a B-1 zone district are more 
compatible with a residential neighborhood.  The Planning Commission also 
recommended a B-1 zoning. 
 
Don Lilyquist, Maverik Convenience Stores out of Utah, representing the applicant, said 
they are excited to come into the Grand Junction area.  They currently operate 200 
convenience stores in southwest United States.  The reason for asking for a C-1 zone is 
due to the hours of operation allowing them to be open 24 hours a day.  Their competition 
across the street is allowed to be open 24 hours (they were grandfathered in).  It would be 
hard to compete otherwise.  They are investing a significant amount of money into this 
convenience store.  He noted the concern of the Planning Commission that the C-1 zone 
would allow uses that would not be permitted use in a C-1 zone.  He offered that Council 
grant a conditional approval;  otherwise they may pursue a variance.  The store is more 
secure if open 24 hours a day.  Although they are not that busy those particular hours, 
employees can stock and clean and get ready for the next day’s business and if there are 
customers that need something during those hours, they will be open. 
 
Tina Million, 603 29 Road, said she lives across the street from a gas station and there is 
no noise, no light, and no crime.  She has no complaints having a gas station next door.  
Being adjacent to Patterson Road, the noise is not good for residential, so a gas station 
would be good there. 
 
Robert Million, 607 29 ½ Road, has seen other Maverik stations while traveling and said 
he would like to see the Maverik station go in.  The existing house draws people and 
there are problems; he would like to see that house go away.  No one will build along that 
street frontage.   
 
There were no other public comments.  Mr. Lilyquist did not want to add anything. 
 
The public hearing was closed at 7:35 p.m. 
 
Council President Hill asked John Shaver, City Attorney, to explain the issue with the 
Planning Commission recommending denial of a C-1 zoning.  City Attorney Shaver 
advised that anytime a recommendation of denial comes forward it requires a super 
majority (five votes) to overturn.  Regarding the conditional zoning, it is allowable under 
Colorado Law but he would recommend against it as there is always a question on the 
condition such as, what if the character of the store changes?  How then, does the City 
then revoke the zoning when there has been significant investment in the property? 
 
Councilmember Coons asked if there is any other C-1 zoning near this property and 
asked Ms. Costello to go into more depth about her reason for her recommendation. 



 

  

 
Ms. Costello said there isn’t any C-1 until one gets further east, it is C-1 in the County.   
There is also a planned development commercial nearby but it is not a true commercial 
zone.  As far as the analysis, the hours of operation were a big part of her 
recommendation.  Office uses would be a better fit for the residential neighborhood.  
Although a Maverik store there may work fine; other C-1 allowed uses are animal 
boarding and auto repair shops which are not compatible with residential neighborhoods. 
 
Councilmember Coons asked about the other convenience store.  Ms. Costello said it 
was annexed due to their remodel and was grandfathered in for that existing use. 
 
Councilmember Coons asked if Ms. Costello has had any complaints about the existing 
station.  She replied only since this new application has been submitted. 
 
Councilmember Palmer asked if B-1 is allowed in that land use designation.  Ms. Costello 
said a Growth Plan Amendment did change the 1.48 acres to commercial.  He asked 
about hours of operation for B-1.  Ms. Costello said that under B-1, no activity between 
11:00 p.m. and 5:00 a.m. is allowed unless a variance is granted.  Councilmember 
Palmer asked about the process for a variance.  Ms. Costello said an application is 
reviewed and then referred to the Zoning Board of Appeals who would decide. 
 
Councilmember Beckstein asked for further clarification on the hours.  All the other uses 
mentioned close at 5 p.m. or 6 p.m.  Ms. Costello noted that animal boarding would be 
allowed in C-1 and that activity would continue overnight.  Councilmember Beckstein said 
she didn’t see that much of a difference for their circumstance.  Ms. Costello said there is 
a lighting impact and a certain amount of truck noise with the station. 
 
Councilmember Pitts asked if there is a buffer between the subject property and the rest 
of the neighborhood.  Ms. Costello said that area would be zoned residential and could 
have a home constructed on it. 
 
Councilmember Kenyon noted the ordinance states a zoning for C-1.  City Attorney 
Shaver clarified that Staff brings forward the applicant’s request regardless of their 
recommendation.  
 

a. Accepting Petition 
 

Resolution No. 76-09—A Resolution Accepting a Petition for Annexation, Making Certain 
Findings, Determining that Property Known as the Maverik Annexation, Located at 2948 F 
Road and 603 29 ½ Road Including a Portion of the 29 ½ Road Right-of-Way is Eligible 
for Annexation 

 

 

 



 

  

b. Annexation Ordinance 
 

Ordinance No. 4380—An Ordinance Annexing Territory to the City of Grand Junction, 
Colorado, Maverik Annexation, Approximately 3.02 Acres, Located at 2948 F Road and 
603 29 ½ Road Including a Portion of the 29 ½ Road Right-of-Way 

 

c. Zoning Ordinance 
 
Ordinance No. 4381—An Ordinance Zoning the Maverik Annexation to C-1 (Light 
Commercial) and R-4 (Residential 4 Du/Ac), Located at 2948 F Road and 603 29 ½ Road 
 
Councilmember Kenyon moved to adopt Resolution No. 76-09 and Ordinance Nos. 4380 
and 4381 and ordered them published.  Councilmember Todd seconded the motion.   
 
Council discussion ensued. 
 
Councilmember Palmer said Council recognizes the traffic has changed in that area.  If 
they want to preserve residential along Patterson, certain areas will sustain a change, like 
a corner, but not to the level of C-1.  He said he is sorry about the issue with the 
competition but he will not support C-1. 
 
Councilmember Todd referred to the concept of walkable communities and said she does 
not have a problem with the C-1; it is on a major thoroughfare.  Regarding the lighting, 
she was not concerned. 
    
Council President Hill clarified that the Council is very dedicated to the clarity of the 
process of how properties are zoned. 
 
Motion carried by roll call vote  five to two with Councilmembers Coons and Palmer voting 
NO. 

 

Downtown Uplift Budget and Timeline             
 
The Project Team will present the revised estimated budget and recommended schedule 
for the Downtown Uplift (Main Street) Project as approved by the DDA. The Council has 
already approved the design concept and asked for more information on costs and timing 
of the project. 
 
Heidi Hoffman Ham, DDA Executive Director, presented this item.  She acknowledged 
that there has been an incredible amount of work done since the last presentation.  The 
only thing that has changed on the design is that some parking has been added back in 
to the 400 block.  Thanks to the technical planning, they have a lot more confidence in the 
details.  The Parking Management Advisory Group (PMAG) has reviewed the parking 
plan as well as the other parking in the downtown.  Parking in the downtown will be 



 

  

increased by 100 spaces.  Merchants asked them to go forward but do it quickly.  With 
the additional review, the plan was determined to be too complex to complete in one year. 
Splitting the project into two three block projects is what is being recommended by the 
Downtown Development Authority (DDA) board.  The DDA has the funds to proceed with 
the first phase next year.  The City would be providing administrative and project 
management as well as being the fiduciary agent.  The request is that the DDA will repay 
their prior loan under a separate agreement at a later time. 
 
Councilmember Palmer referred to a survey of the merchants along the 400 block that 
are opposed to losing any parking in that block.  He asked what phase the 400 block is in. 
Ms. Ham said it is in the second phase.  The intersection at 4

th
 and Main will be in the first 

phase. 
 
Councilmember Coons asked about the repayment plan; is City Staff in agreement with 
this?  Ms. Ham said they have spoken with the City Staff about that but deferred to City 
Staff for comment.  
 
City Manager Laurie Kadrich said this is almost the reverse of the proposal from before.  
The DDA has offered to reverse the payments.  The first payment was going to be closer 
to $4.5 million and the second was around $2.7 million with interest.  The current proposal 
is reversed. 
 
Councilmember Pitts asked if the City has the money to go forward.  City Manager 
Kadrich advised this is DDA’s money; they also owe the City for projects done previously. 
 
Councilmember Todd asked if the parking along Main Street will be free.  Ms. Ham said 
the PMAG has stated that doesn’t make sense but no one feels comfortable with 
charging the most for the close-in spots; it has been that way historically so she doubts 
that will change. 
 
Councilmember Pitts asked how many are for or against the project.  Ms. Ham said since 
the changes were made they have not conducted a survey but they had an open house 
and invited all the stakeholders.  There is still a diversity of opinion and there is a camp of 
people that think nothing should change.  There is diversity of opinion in the community.  
She thinks the final design reflects the diversity of opinions.  She is comfortable that the 
current design is a fair representation of what they have heard. 
 
Councilmember Palmer said most of the merchants are in favor of the overall plan but a 
group of merchants in the 400 block are against losing any parking.   
 
Councilmember Pitts said the vote is either for or against the stakeholders. 
 
Councilmember Palmer said the decision tonight is on the phasing and funding. 
 



 

  

Councilmember Coons moved to approve the project schedule, separating the project 
into two phases, to authorize Staff to proceed with the construction schedule and final bid 
documents for Phase I, approval for DDA to repay in 2009 to the City $3,021,099 of the 
$7,889,256 outstanding loan, and authorize the City Manager to execute an agreement 
with the DDA for the City to carry the remaining balance of $4,868,157 to bear interest at 
the City’s internal rate of return with payment in full, at the latest, December 31, 2012.  
Councilmember Beckstein seconded the motion.   
 
Council discussion ensued. 
 
Councilmember Beckstein said she is the City’s representative on the DDA board and at 
the meeting last week she felt the merchants are willing to give this a try and the parking 
concerns were somewhat alleviated.  The Staff listened and answered questions honestly 
and clearly.  She urged that the construction be managed for the least amount of impact.  
The parking may be an issue during construction and she has urged a plan to alleviate 
that issue as much as possible during construction.  The improvements will enhance the 
downtown and will hopefully go better than anticipated. 
 
City Manager Kadrich added that the community benefit is the repayment to the City.  
Under the State Statutes, the DDA must go into debt either by issuing bonds or borrowing 
from the City.  That is why the two methods are being used this time. 
 
Motion carried by roll call vote. 
 

Non-Scheduled Citizens & Visitors 
 
There were none. 
 

Other Business 
 
City Manger Laurie Kadrich introduced Interim Police Chief John Camper who is on loan 
from his department in Lakewood, Colorado.  She described how Chief Camper came to 
the City and then allowed him to share some comments. 
 
Interim Police Chief Camper said he was flattered to be asked and pleased that 
Lakewood sent him over.  He has felt very welcomed. 
 

Adjournment 

 
The meeting was adjourned at 8:20 p.m. 
 
Stephanie Tuin, MMC 
City Clerk 



 

GRAND JUNCTION CITY COUNCIL  

MINUTES OF THE REGULAR MEETING 

 

September 2, 2009 
 
The City Council of the City of Grand Junction convened into regular session on the 2

nd
 

day of September 2009 at 7:00 p.m. in the City Auditorium.  Those present were 
Councilmembers Bonnie Beckstein, Teresa Coons, Tom Kenyon, Gregg Palmer, Bill 
Pitts, Linda Romer Todd, and Council President Bruce Hill.  Also present were City 
Manager Laurie Kadrich, City Attorney John Shaver, and City Clerk Stephanie Tuin.   
 
Council President Hill called the meeting to order.  Councilmember Beckstein led in the 
Pledge of Allegiance. 
 

Citizen Comments 

 
Melissa LeHew, 3182 William Drive, from Mesa State College, an at-large senator for the 
associated student government, spoke to the City Council regarding a campaign to make 
Mesa State College a smoke-free campus.  They are having a forum next Thursday, 
September 10

th
 at 6:00 p.m. in the Academic Classroom Building, Room 104. 

 

CONSENT CALENDAR 
 
THERE ARE NO ITEMS FOR THE CONSENT CALENDAR 
 

ITEMS NEEDING INDIVIDUAL CONSIDERATION 
 

 Public Hearing—Regulating the Use of City Medians          
 
The incidence of persons standing on City medians has increasingly become a problem 
for motorists using the streets. Persons that stand, sit or otherwise occupy medians 
create a dangerous situation for motorists, pedestrians and traffic. City Staff 
recommends that an ordinance be adopted to regulate use of the City medians. 
 
The public hearing was opened at 7:04 p.m. 
 
John Shaver, City Attorney, presented this item.  He described the provision contained 
within the proposed ordinance; specifically, the ordinance will make it illegal to occupy a 
median except as a pedestrian.  The ordinance is very specific as to the behaviors that 
are allowed within a median.  The term median is defined by function; it is designed for 
the regulation of traffic.  The ordinance is not geared toward solicitation, although 
solicitation is not an allowed activity within the medians.  The purpose of the ordinance 
is for safety and prohibits all kinds of solicitations within medians.   
 



 

  

Councilmember Kenyon said a citizen felt the ordinance would prohibit City workers 
from being allowed to work within the median.  He asked the City Attorney to elaborate. 
City Attorney Shaver said an exception could be written into the ordinance but generally 
a worker would have safety equipment in place.  Councilmember Kenyon was 
agreeable to not including all the exceptions. 
 
Councilmember Coons inquired if holding political signs would be prohibited.  City 
Attorney Shaver said yes, including for protesting or demonstration purposes.  
Councilmember Coons asked if sidewalks are included in the ordinance.  City Attorney 
Shaver said sidewalks are not in anyway addressed in the ordinance. 
 
Karen Kulp, 581 Heidel Street, affiliated with gjresults.com, read into the record a 
statement which included a standard definition of a median.  Her concern was that the 
functional definition may encompass sidewalks.  She also took exception to comments 
made in the newspaper by Councilmember Palmer.  She then read her statement 
(Attached). 
  
She felt that if the ordinance does not include sidewalks and the grassy areas behind 
them, it should specifically exclude them. 
 
Sister Karen Bland, representing the Chiefs Advisory Council, referred to a letter the 
group sent supporting the ordinance but there were also suggestions on how to address 
the other issues regarding solicitation.  She suggested there be a ten year plan to put 
an end to homelessness.  There are models around the Country to follow. 
 
There were no other public comments. 
 
The public hearing was closed at 7:19 p.m. 

 
Councilmember Todd said the ordinance is not against free speech, it is about safety to 
protect all. 
 
Councilmember Coons said she supports the ordinance as written.  The Council found 
themselves trying to address a safety issue that did confuse the issue.  Homelessness 
is a big issue and they need to take a look at all the different things they can do as a 
community.  The ordinance deals with a very specific issue of people in the medians.  
She thanked Sister Karen for coming and addressing the issue. 
 
Councilmember Beckstein said she supports the ordinance; the ordinance does not 
need to answer every question and meet every need.  The City Council has a 
responsibility to protect citizens, having people in the median puts them and drivers in 
peril.  She is encouraging Council to pursue the problem of aggressive panhandling.  
However, the City may not have the resources nor is it the City’s responsibility to lead 
the charge on solving the panhandling problem. 



 

  

 
Councilmember Pitts said he will support the ordinance. 
 
Councilmember Kenyon thanked the Chiefs Advisory Council and said they have many 
good suggestions.  For the audience, the Police Department has advised that there are 
currently sufficient laws on the books to handle aggressive panhandling but people 
have to report it for the problem to be addressed.  The City Council is willing to let the 
Police Department and the Staff work within the existing laws. 
 
Councilmember Palmer had nothing to add. 
 
Council President Hill referred to the firefighters who in the past have solicited 
donations for MDA in the streets but they will lead by example and change their 
methods.  It is a safety issue. 
 
Ordinance No. 4382—An Ordinance Concerning the Use of City Medians   
 
Councilmember Palmer moved to adopt Ordinance No. 4382 and ordered it published.  
Councilmember Coons seconded the motion.  Motion carried by roll call vote. 
 

Non-Scheduled Citizens & Visitors 

 
There were none. 
 

Other Business 

 
There was none. 
 

Adjournment 

 
The meeting was adjourned at 7:30 p.m. 
 
 
 
Stephanie Tuin, MMC 
City Clerk 



 

  

Attachment 

What is wrong with the new City Ordinance entitled, ―An Ordinance Concerning The Use Of City 

Medians?‖ 

This ordinance is the product of an evolution.  The original purpose as stated was an emergency 

ordinance to prohibit aggressive panhandling, but there was a problem.  The courts have ruled that 

panhandling is a form of protected free speech.  In order to regulate panhandling it is necessary to define 

it as a safety hazard.  Thus it would fall under the City Council’s empowering statute of health and safety; 

there is a consequence that other forms of protected free speech would have to go along for the ride.  

That is the slippery slope.  All but forgotten is the original purpose to prohibit aggressive panhandling.  

Under the present definition, attempts to communicate are deemed a safety hazard.  Interestingly enough, 

what is prohibited and interpreted in this ordinance as a safety hazard on one side of the street would be 

perfectly legal and safe activity on the other side of the street, yet there is no material difference other than 

a constructed definition.  Omitted from this new ordinance are all the definitions of aggressive 

panhandling:  following, harassing, intimidating etc.  It would appear that the intent and the purpose of the 

new ordinance is not to stop aggressive panhandling but rather to move it to a different location and along 

with it the constitutional protected right of effective free speech now defined as ―political campaign 

activities‖ even though those activities have not included any type of solicitation but rather are prohibited 

as a safety hazard in an attempt to communicate, as defined in this ordinance which has all the earmarks 

of a camel from a Council whose original purpose was to design a horse.  Going forward down this 

slippery slope will the eye of the beholder define free speech as a prohibited attempt to communicate and 

a safety hazard to the public because it is a distraction to or may result in a slow-down of government 

activities and present as such a safety hazard to the public, but isn’t that the purpose of free speech, to 

impede and even reverse the actions of government that the people find objectionable?  And to that end 

how effective indeed, and of what use is the right of free speech, hidden away on the side streets.  I would 

ask you to weigh in and balance the destruction of effective free speech.  Even if this ordinance is 

successful and motivating aggressive panhandlers to pursue the version of free speech to the back street 

sidewalks and residential blocks which defy traffic going in opposite or different directions would it be any 



 

  

less of a distraction or less objectionable to those neighborhoods?  Certainly would be less effective as 

would non-solicitation free speech, is that the purpose of this ordinance or an unintended consequence as 

it is possible that this council is unaware of its evolutionary actions for much of the same reason that a fish 

does not realize it is wet.  There is a price that must be paid by free people for liberty and the pursuit of 

that liberty, which historically has been fraught with hazards and has never been safe.  It is not within the 

power of the government to right all wrongs, to restrict all behavior that some may find objectionable, or to 

replace individual responsibility with the force of the law.  This ordinance that City Council has embarked 

upon is systematic destruction of the foundations of our liberty.  That is the true destination of this slippery 

slope, and all in the misguided attempts to addressing minor annoyance which by conversion now hazards 

the very foundation of our beloved republic.  

  

 
 

 



 
AAttttaacchh  22  

Setting a Hearing on the Taylor III 

Rezone, Located at 2711 G Road 

CCIITTYY  CCOOUUNNCCIILL  AAGGEENNDDAA  IITTEEMM  
 

 

 

 
 

Subject:  Taylor III Rezone Located at 2711 G Road 

 

File # (if applicable): RZ-2008-293 
 

Presenters Name & Title:  Judith Rice, Associate Planner 
 

 

Executive Summary:  

 
Request to rezone 0.07 acres located at 2711 G Road, from PD (Planned 
Development) zone district to R-5 (Residential 5 du/acre) zone district. 

 

How this item relates to the draft Comprehensive Plan Goals and Policies: 

 

Goal 5:  To provide a broader mix of housing types in the community to meet the needs 
of a variety of incomes, family types and life stages. 
  

Future plans for the entire 2711 G Road property include residential 
development which will facilitate meeting future demand for housing and an 
increase in neighborhood density.  Rezone of the 0.07 area from PD to R-5 will 
provide consistency with the rest of the property’s zoning which is R-5. 

 

Goal 6:  Land use decisions will encourage preservation and appropriate reuse.  
 

Rezone of the 0.07 acres will facilitate residential use of this vacant property. 
 
 

Action Requested/Recommendation:  

 
Introduce a Proposed Ordinance and Set a Public Hearing for October 5, 2009. 

 

Board or Committee Recommendation: 

 
On September 8, 2009, the Planning Commission recommended to City Council 
approval of the requested rezone the 0.07 acre portion of 2711 G Road from PD 
(Planned Development) to R-5 (Residential 5 du/acre) district being consistent with the 

Date: ____September 1, 2009_ 

Author:  Judith Rice   

Title/ Phone Ext: Associate Planner / 

4138_ 

Proposed Schedule: September 14  2009 

  

2nd Reading (if applicable):  October 5, 

2009 



 

 

  

goals and policies of the Growth Plan and Section 2.6.A of the Zoning and 
Development Code.  
 

Background, Analysis and Options: See attached. 

 

Financial Impact/Budget: None. 
 

Legal issues:  N/A 
 

Other issues: None. 
.  

Previously presented or discussed: None 

 

 

Attachments: 
 
Site Location Map / Aerial Photo Map 
Future Land Use Map / City Zoning Map 
Ordinance



 

 

  

 

 

BACKGROUND INFORMATION 

Location: 2711 G Road 

Applicants: Marion Jacobson 

Existing Land Use: Vacant 

Proposed Land Use: Vacant 

Surrounding Land 

Use: 

 

North Vacant 

South Commercial 

East Residential, Single Family 

West Residential, Multifamily 

Existing Zoning:   PD (Planned Development) 

Proposed Zoning:   R-5 (Residential 5 du/acre) 

Surrounding 

Zoning: 

 

North R-5 ( Residential 5 du/acre) 

South C-1 (Light Commercial) 

East PD (Planned Development) 

West PD (Planned Development) 

Growth Plan Designation: RM, Residential Medium (4 to 8 du/ac) 

Zoning within density range?    

  
X Yes 

    
    
  

No 

 

 

ANALYSIS: 
 
1. Background 
 
On July 22, 2009, the 0.07 acre portion of land, for which the rezone is being 
requested, was added to 2711 G Road from 1401 Racquet Way.  The lot line 
adjustment re-plated Lot 1 (2711 G Road) of the Taylor II Subdivision adding the 0.07 
acre strip of land and creating  the Taylor III Subdivision. 
 
Annexation of 1401 Racquet Way and 2711 G Road occurred in 1978 as part of the 
Nelson Stewart Annexation. 
 
2711 G Road is zoned R-5 (Residential 5 du/acre).  The newly added 0.07 acre strip of 
land, because it was previously part of 1401 Racquet Way, is zoned PD (Planned 
Development).   In order provide consistent zoning for the 2711 G Road property, the 
Applicant is requesting that the 0.07 acre portion be rezoned from PD to R-5.   



 

 

  

  
2. Consistency with the Growth Plan 
 
The Growth Plan’s Future Land Use designation is Residential Medium, 4 to 8 du/acre. 
Therefore the proposed R-5 zoning district is consistent with the Growth Plan. 
 
 
3. Section 2.6.A of the Zoning and Development Code (Code) 
 
In order to maintain internal consistency between this Code and the Zoning Maps, map 
amendments must occur only if: 
 

1. The existing zoning was in error at the time of adoption 
 

The existing zoning of the 0.07 acres was not in error at the time of adoption.  
The area was part Lot 2 of the SS Subdivision which was zoned PD.  A lot line 
adjustment has re-plated 2711 G Road to include the 0.07 acres.  The property 
at 2711 G Road is zoned R-5. 

 

2.  There has been a change of character in the neighborhood due to installation of 
public facilities, other zone changes, new growth/growth trends, deterioration,  
development transitions, etc.;  

 

The neighborhood consists of R-5 and R-4 zoned subdivisions and individual lots 
as well as Planned Development condominiums.  The proposed zone of R-5 for 
the 0.07 acres would be consistent with the zoning of the rest of the property. 

 

3. The proposed rezone is compatible with the neighborhood, conforms to and 
furthers the goals and policies of the Growth Plan and other adopted plans and 
policies, the requirements of this Code, and other City regulations; 
 

The neighborhood is residential in character and includes R-4, R-5, multifamily 
PD and single family PD zoning.  The Growth Plan’s Future Land Use 
designation is Residential Medium which is implemented by the proposed R-5 
zoning.  

 

4. Adequate public facilities and services are available or will be made available 
concurrent with the projected impacts of development allowed by the proposed 
zoning; 
 

Services can be made available for development of the property.  There is an 
existing 18 inch Ute Water line along G Road.  The property lies within the 
Persigo 201 sewer service boundary and there is an 8 inch sewer service line 
260 feet to the west of the property along G Road.  In addition, there is an 8 inch 



 

 

  

sewer line along the south boundary of the property.  Other public facilities 
(electrical, cable, etc.) are available should development occur.   

 

5. The supply of comparably zoned land in the surrounding area is inadequate to 
accommodate the community’s needs 
 

The rest of the parcel is zoned R-5. The applicant is requesting that the 0.07 
acres be zoned R-5 in order provide consistent zoning for the 2711 G Road 
property.   

 

6. The community will benefit from the proposed zone. 

 

The applicant indicates that eventually residential development will take place 
which will provide housing for the community. 

 



 

 

  

Site Location Map 

Figure 1 

 

Aerial Photo Map 

Figure 2 
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Future Land Use Map 

Figure 3 

 

City Zoning Map 

Figure 4 
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CITY OF GRAND JUNCTION, COLORADO 

 

ORDINANCE NO.________ 

 

AN ORDINANCE REZONING A PORTION OF THE PROPERTY KNOWN AS  

TAYLOR III SUBDIVISION 

FROM PD (PLANNED DEVELOPMENT) TO R-5 (RESIDENTIAL 5 DU/ACRE) 

 

LOCATED AT 2711 G ROAD 
 

Recitals. 
 
 After public notice and public hearing as required by the Grand Junction Zoning 
& Development Code, the Grand Junction Planning Commission recommended 
approval of rezoning property located at 2711 G Road to the R-5 (Residential 5 du/acre) 
zone district, finding that it conforms with the recommended land use category as 
shown on the future land use map of the Growth Plan and the Growth Plan’s goals and 
policies and is generally compatible with land uses located in the surrounding area.  
The zone districts meet the criteria found in Section 2.6 of the Zoning & Development 
Code. 
 
 After public notice and public hearing before the Grand Junction City Council, 
City Council finds that the R-5 (Residential 5 du/acre) zone district is in conformance 
with the stated criteria of Section 2.6 of the Grand Junction Zoning & Development 
Code. 
 

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

THAT: 
 
The following portion of the property be zoned R-5 (Residential 5 du/acre): 
 
Beginning at the Southeast Corner of Lot 1 Taylor III Subdivision, and considering the 
South Line of said Lot 1 to bear South 89°57’24‖ West and all bearings contained 
herein to be relative thereto;  
thence South 89°57’24‖ West along said South Line a distance of167.97 feet to the 
Southwest Corner of said Lot 1; 
thence North 00°11’48‖ East along the West Line of said Lot 1 a distance of 19.77 feet; 
thence leaving said West Line North 89°55’25‖ East a distance of 167.15 feet to the 
East line of Said Lot 1; 
thence along said East Line South 00°19’26‖ West a distance of 19.87 feet to the 
Southeast Corner of said Lot 1, which is the Point of Beginning.  
 
Said portion of the property contains 0.07 acres, more or less, as described. 
 
Introduced on first reading this _____ day of ________, 2009 and ordered published. 
 
Adopted on second reading this  __ day of   , 2009. 
 



 

 

  

ATTEST: 
 
 _________________________ 
       President of the Council 
 
 
____________________________ 
City Clerk 

 



 
AAttttaacchh  33  

Setting a Hearing on Zoning the 

RQ Annexation, Located at 3131 D Road 

CCIITTYY  CCOOUUNNCCIILL  AAGGEENNDDAA  IITTEEMM  
 

 

 

 
 

Subject:  Zoning of the RQ Annexation Located at 3131 D Road 

 

File # (if applicable):  ANX-2009-144  
 

Presenters Name & Title:  Judith Rice, Associate Planner 
 

 

Executive Summary:  

 
A request to zone the 20.02 acre RQ Annexation, consisting of one parcel located at 
3131 D Road, to R-8 (Residential 8 du/acre) and CSR (Community Services and 
Recreation) districts. 
 

How this item relates to the draft Comprehensive Plan Goals and Policies: 

 
Goal 6:  Land use decisions will encourage preservation and appropriate reuse.  
   
 Annexation will allow appropriate residential use of this property within the City’s 

urban setting. 
 
Goal 12:  Being a regional provider of goods and services the City and County will 
sustain, develop and enhance a healthy, diverse economy. 
 

Annexation and future development will help to sustain a healthy, diverse economy 
with in the City’s urban setting. 

 

Action Requested/Recommendation:  

 
Introduce a Proposed Zoning Ordinance and Set a Public Hearing for October 5, 2009. 
    

 

Board or Committee Recommendation: The Planning Commission recommended 
approval of the requested zone of annexation to the City Council, finding the zoning to 
R-8 (Residential 8 du/acre) and CSR (Community Services and Recreation) zone 
districts to be consistent with the Growth Plan and Sections 2.6 and 2.14 of the Zoning 
and Development Code.  

Date: September 1, 2009 

Author:  Judith Rice 

  

Title/ Phone Ext:  Associate 

Planner / 4138   

Proposed Schedule: September 

14, 2009   

2nd Reading (if applicable): 

 October 5, 2009 

   

   

   

 



 

 

  

 
 

Background, Analysis and Options: See attached. 
 

Financial Impact/Budget: N/A 
 

Legal issues:  None 

 

Other issues: None 
 

Previously presented or discussed:  August 17, 2009, adopted a Resolution referring 
the petition for annexation to City Council, set a hearing date for annexation and 
exercised land use control.   
 

Attachments: 
 
1. Staff report/Background information 
2. Annexation/Site Location Map; Aerial Photo Map 
3. Future Land Use Map; Existing City and County Zoning Map 
4.   Zoning Ordinance  
 

 



 

 

  

 

STAFF REPORT / BACKGROUND INFORMATION 

Location: 3131 D Road 

Applicants:  River Trail II, Inc. 

Existing Land Use: Residential Single Family 

Proposed Land Use: Residential Single Family 

Surrounding Land 
Use: 

 

North Residential Single Family 

South Vacant / Division of Wildlife 

East Single Family and Agriculture 

West Vacant 

Existing Zoning: 
County RSF-R (Residential Single Family Rural 
and AFT (Agriculture, Forestry and Traditional) 

Proposed Zoning: 
R-8 (Residential 8 du/acre) and CSR (Community 
Services and Recreation) 

Surrounding Zoning: 

 

North County RSF-5 (Residential 5du/acre) 

South 
County  AFT (Agriculture, Forestry and 
Traditional) 

East R-8 (Residential 8 du/acre) 

West R-4 (Residential 4 du/acre) 

Growth Plan Designation: Residential Medium and Conservation 

Zoning within density range? X Yes  No 

 

 
Staff Analysis: 
 
Zone of Annexation:  The requested zone of annexation to R-8 (Residential 8 du/acre) 
and CSR (Community Services and Recreation) zone districts is consistent with the 
Growth Plan designation of Residential Medium and Conservation, respectively.  The 
existing County zoning is County RSF-R (Residential Single Family Rural and AFT 
(Agriculture, Forestry and Traditional).  Section 2.14 of the Zoning and Development 
Code, states that the zoning of an annexation area shall be consistent with either the 
Growth Plan or the existing County zoning. 
 

In order for the zoning to occur, the following questions must be answered and a 
finding of consistency with the Zoning and Development Code must be made per 
Section 2.6.A.3 and 4 as follows: 

 

 The proposed zone is compatible with the neighborhood, conforms to and 
furthers the goals and policies of the Growth Plan and other adopted plans 
and policies, the requirements of this Code, and other City regulations. 

 



 

 

  

Response: The 14 acres of the property for which an R-8 zone is being 
requested is consistent with the surrounding County and City zones in the 
neighborhood.  A County RSF-5 development lies north of the property.  To the 
west and east are properties zoned R-4 and R-8 respectively.  The proposed 
zone conforms to the Growth Plan’s designation of Residential Medium.  In 
addition, the R-8 zoning furthers the recommendation for the Pear Park 
Neighborhood Plan to develop the area for residential use. 

 

The 6 acres for which a CSR zone is requested is consistent with the Growth 
Plan’s Future Land Use Designation of Conservation and furthers the goal of the 
Pear Park Neighborhood Plan to conserve areas for wildlife and open space 
along the river corridor.   

 

 Adequate public facilities and services are available or will be made available 
concurrent with the projected impacts of development allowed by the 
proposed zoning; 

 

Response:  Adequate public facilities and services are available to 
accommodate the R-8 (Residential 2 du/acre) and CSR (Community Services 
and Recreation) zone districts.  Water and sewer service is provided along D 
Road by 10 inch lines. 

 
Alternatives: In addition to the zoning that the petitioner has requested, the following 
zone districts would also be consistent with the Growth Plan designation for the subject 
property. 
 

1. The Residential Medium Future Land Use Designation also supports the 
following zone districts: 

a. R-4 (Residential 4 du/acre) 
b. R-5 (Residential 5 du/acre) 

2. There are no other zoning districts that implement the Conservation Future Land 
Use Designation other than CSR. 

 
If City Council chooses an alternative zone designation, specific alternative findings 
must be made. 
 
 



 

 

  

Annexation/Site Location Map 

Figure 1 

 

Aerial Photo Map 

Figure 2 

 

 



 

 

  

Future Land Use Map 

Figure 3 

 
 

Existing City and County Zoning 

Figure 4 

 

 

 



 

 

  

CITY OF GRAND JUNCTION, COLORADO 
 

ORDINANCE NO. 

 

 

AN ORDINANCE ZONING THE RQ ANNEXATION TO 

R-8 (RESIDENTIAL 8 DU/ACRE) AND CSR (COMMUNITY SERVICES AND 

RECREATION) 
 

LOCATED AT 3131 D Road 
 

Recitals 
 After public notice and public hearing as required by the Grand Junction Zoning and 
Development Code, the Grand Junction Planning Commission recommended approval 
of zoning the RQ Annexation to the R-8 (Residential 8 du/acre) and CSR (Community 
Services and Recreation) zone districts finding that they conform with the 
recommended land use categories as shown on the future land use map of the Growth 
Plan and the Growth Plan’s goals and policies and is generally compatible with land 
uses located in the surrounding area.  The zone districts meet the criteria found in 
Section 2.6 of the Zoning and Development Code. 
 
 After public notice and public hearing before the Grand Junction City Council, 
City Council finds that the R-8 (Residential 8 du/acre) and CSR (Community Services 
and Recreation) zone districts are in conformance with the stated criteria of Section 2.6 
of the Grand Junction Zoning and Development Code. 
 

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

THAT: 
 
The following property be zoned R-8 (Residential 8 du/acre) and CSR (Community 
Services and Recreation). 
 
 
A certain parcel of land located in the East Half (E 1/2) of the Northwest Quarter (NW 
1/4) of Section 22, Township One South, Range One East of the Ute Principal Meridian, 
County of Mesa, State of Colorado and being more particularly described as follows: 
 
Commencing at the Northwest corner of the Northeast Quarter of the Northwest Quarter 
(NE 1/4 NW 1/4) of said Section 22 and assuming the North  line of the NE 1/4 NW 1/4 
of said Section 22 to bear S89°53’36‖E  with all bearings contained herein relative 
thereto; thence S00°13’57‖W  a distance of 30.00 feet along the West  line of the NE 
1/4 NW 1/4 of said Section 22 to the Point of Beginning; thence S89°53’36‖E  a 
distance of 602.17 feet along a line being 30.00 feet South of and parallel with the 
North  line of the NE 1/4 NW 1/4 of said Section 22, said line also being the South line 
of Snidow Annexation No. 1, Ordinance No. 3344, City of Grand Junction; thence 
S00°13’57‖W  a distance of 1590.03 feet along the West line of River Trail Annexation, 
Ordinance No. 4023, City of Grand Junction; thence N89°53’45‖W  a distance of 83.41 
feet; thence N57°27’33‖W  a distance of 598.24 feet; thence N42°32’44‖W  a distance 
of 19.34 feet to a point on the West  line of the NE 1/4 NW 1/4 of said Section 22, said 



 

 

  

point also being the Southeast corner of Heron’s Nest Annexation No. 2, Ordinance No. 
4045, City of Grand Junction; thence N00°13’57‖E  along the West  line of the NE 1/4 
NW 1/4 of said Section 22 a distance of 1254.95 feet, said line also being the East line 
of said Heron’s Nest Annexation No. 2 and also being the East line of  Heron’s Nest 
Annexation No. 1, Ordinance No. 4044, City of Grand Junction a distance of 1254.95 
feet to the Point of Beginning. 
 
CONTAINING 20.02 Acres (872,060 Sq. Ft.), more or less, as described. 
 

INTRODUCED on first reading the _____day of _______, 2009 and ordered published. 
 

ADOPTED on second reading the   day of   , 2009. 
 
ATTEST: 
  
 ____________________________ 
       President of the Council 
 
____________________________ 
City Clerk 

 

 



 
AAttttaacchh  44  

Public Hearing-Fuoco Growth Plan Amendment, 

Located at 160 Hill Avenue 

CCIITTYY  CCOOUUNNCCIILL  AAGGEENNDDAA  IITTEEMM  
 

 
 

Subject:  Fuoco Growth Plan Amendment, Located at 160 Hill Avenue 

File # (if applicable):  GPA-2009-147 

Presenters Name & Title:  Scott D. Peterson, Senior Planner 

 

Executive Summary:  

 
Request approval of a Growth Plan Amendment for a 0.14 acre property located at 160 
Hill Avenue from Residential High (12+ du/ac) to Commercial in anticipation of future 
commercial development. 

 

How this item relates to the draft Comprehensive Plan Goals and Policies: 

 
By the continued support of jobs within the downtown area of the City Center, 
appropriate reuse of an existing property and the expansion of an existing business that 
supports Grand Junction as a regional provider of goods and services to help sustain, 
develop and enhance a healthy, diverse economy.  The proposed request meets with 
Goals 4, 6 and 12 of the proposed Comprehensive Plan.   
  

Goal 4:  Support the continued development of the downtown area of the City Center 
into vibrant and growing area with jobs, housing and tourist attractions. 
 

Goal 6:  Land Use decisions will encourage preservation and appropriate reuse. 
 

Goal 12:  Being a regional provider of goods and services the City and County will 
sustain, develop and enhance a healthy, diverse economy. 
 

Action Requested/Recommendation:  

 
Conduct a Public Hearing and Adopt Proposed Resolution 

 

Board or Committee Recommendation: 

 
The Planning Commission recommended approval of the requested Growth Plan 
Amendment at their August 25, 2009 meeting, finding that the proposed request is 

Date:  August 27, 2009 

Author:  Scott D. Peterson 

Title/ Phone Ext:  Senior Planner 

1447 

Proposed Schedule:  September 

14, 2009 

2nd Reading  

(if applicable):  N/A. 

 



 

 

  

consistent with the purpose and intent of the Growth Plan and Section 2.5 C. of the 
Zoning and Development Code. 

 

Background, Analysis and Options:  

 
See attached Staff Report. 
 

Financial Impact/Budget:  

 
N/A. 
 

Legal issues: 

 
None. 
 

Other issues: 
 
None. 
 

Previously presented or discussed: 

 
None. 
 

Attachments: 
 
Staff Report / Background Information 
Site Location Map / Aerial Photo Map 
Future Land Use Map / Existing City Zoning 
Resolution 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

  

 
 

BACKGROUND INFORMATION 

Location: 160 Hill Avenue 

Applicant: 
Fuoco Investments, LLC, Owner 
River City Consultants, Inc., Representative 

Existing Land Use: Single-family residence 

Proposed Land Use: 
Excess inventory parking lot for Honda 
automobiles 

Surrounding Land 

Use: 
 

North Single-family residential 

South Fuoco Honda 

East Single-family residential 

West Fuoco Motor Company Body Shop 

Existing Zoning:   R-O, (Residential Office) 

Proposed Zoning:   C-1, (Light Commercial) 

Surrounding 

Zoning: 
 

North R-O, (Residential Office) 

South C-1, (Light Commercial) 

East R-8, (Residential – 8 du/ac) 

West C-1, (Light Commercial) 

Growth Plan Designation: Residential High (12+ du/ac) 

Zoning within density range?    

  
X Yes 

    
    
  

No 

 

1. Background: 
 
The existing property is located at the northwest corner of N. 2

nd
 Street and Hill Avenue 

and currently contains a single-family residence and detached structures and was 
recently purchased by the applicant, who desires to remove the existing structures and 
develop the property as a parking lot for excess inventory for Honda automobiles with 
no customer viewing.  Fuoco Honda, owned and operated by the applicant, is located 
directly to the south, across Hill Avenue.  Total acreage for the parcel requesting the 
Growth Plan Amendment is 0.14 acres (Lots 13 and 14, Block 33, Grand Junction).  
The applicant requests a change in the Growth Plan designation for this property so 
that the entire Block that they own can be uniform, designated Commercial.  If this 
Growth Plan Amendment request is approved by the City, the applicant plans to apply 
for a rezone to C-1, (Light Commercial) and site plan review application in order to 
develop as part of their Fuoco Honda operations. 



 

 

  

 
The existing R-O, (Residence Office) Zoning District does allow parking lots as a land 
use, however a Conditional Use Permit from the Planning Commission would be 
required and also the R-O District requires that parking be setback a minimum of 20’ 
from the front property lines, which would greatly impact the usability of this property if 
the existing zoning and Growth Plan designations were to remain.   
 

2. Section 2.5 C. of the Zoning and Development Code: 
 
The Growth Plan can be amended if the City finds that the proposed amendment is 
consistent with the purpose and intent of the Growth Plan and meets the following 
criteria: 
 

a. There was an error such that then existing facts, projects or trends (that were 
reasonably foreseeable) were not accounted for; or 

 
There was no error at the time of the adoption of the 1996 Growth Plan.  The 
property contained a single-family residence, and there is no other indication 
than an error was made in designating the property Residential High (12+ 
du/ac). 

 
b. Subsequent events have invalidated the original premises and findings; 

 
The N. 1

st
 Street area has undergone changes through the years with the 

increase and expansions of existing and new commercial land uses.  After 
adoption of the Growth Plan in 1996, this property, along with properties to 
the north was zoned to R-O (Residential Office) in 2000.  The purpose of the 
R-O District is to ―provide low intensity, non-retail, neighborhood service and 
office uses that are compatible with adjacent residential neighborhoods.‖  The 
R-O District is used with Medium to High Density Residential and Commercial 
land use designations within the Growth Plan to achieve the purpose stated 
above and to provide an adequate buffer between commercial and residential 
land uses. 
 
However, the majority of businesses along the N. 1

st
 Street corridor between 

Grand and North Avenues are retail in nature, including automotive services. 
 The existing Growth Plan did not anticipate or allow for any future expansion 
by these existing businesses.  Also, the existing residential properties which 
are located within the same block as commercial development have not 
transitioned into either offices or consolidated parcels to achieve higher 
density housing, as anticipated by the Growth Plan and the subsequent R-O 
zoning.  Therefore, subsequent events have invalidated the original premise 
and findings. 

 



 

 

  

c. The character and/or condition of the area have changed enough that the 
amendment is acceptable and such changes were not anticipated and are 
not consistent with the plan; 

 
The character of the area is a mix of commercial development along N. 1

st
 

Street and single/multi-family residential uses along N. 2
nd

 Street.  The 
proposed amendment is acceptable because the change from Residential 
High (12+ du/ac) to Commercial will not adversely affect the residential land 
supply in the community and would be more in keeping with the existing 
commercial development, which is owned by the applicant, directly to the 
west.  The small size of the property (0.14 acres – 6,098 sq. ft.) makes new 
multi-family or office development unlikely.  The small amount of land, 
together with the current Code, off-street parking, open space, landscaping 
and buffering requirements make marketing of the property as R-O difficult.    
   

 
d. The change is consistent with the goals and policies of the Plan, including 

applicable special area, neighborhood and corridor plans; 
 

The proposed amendment is consistent with the following goals and policies 
within the Growth Plan: 
 
Goal 5 from the Growth Plan is; “to ensure that urban growth and 
development make efficient use of investments in streets, utilities and other 
public facilities.”   
 
Policy 5.2 states that; “the City and County will encourage development that 
uses existing facilities and is compatible with existing development.” 
 
Goal 11 as stated in the Growth Plan is; “to promote stable neighborhoods 
and land use compatibility throughout the community.” 
 
Policy 11.2 states that; “the City and County will limit commercial 
encroachment into stable residential neighborhoods.  In areas designated for 
residential development the City and County may consider inclusion of small 
scale neighborhood commercial development that provides retail and service 
opportunities in a manner compatible with surrounding neighborhoods in 
terms of scale and impact.” 
 
Goal 18 as stated in the Growth Plan is to; “maintain the City’s position as a 
regional provider of goods and services.” 
 
Policy 18.1 states that; “The City and County will coordinate with appropriate 
entities to monitor the supply of land zoned for commercial and industrial 
development and retain an adequate supply of land to support projected 
commercial and industrial employment.” 



 

 

  

 
Goal 28 from the Growth Plan: “The City of Grand Junction is committed to 
taking an active role in the facilitation and promotion of infill and 
redevelopment within the urban growth area of the City.” 
 

e. Public and community facilities are adequate to serve the type and scope of 
the land use proposed; 

 
Existing infrastructure facilities are adequate to serve the proposed 
commercial development.  The existing property is located at the northwest 
corner of the intersection at N. 2

nd
 Street and Hill Avenue. Sufficient access is 

available from Hill Avenue.  No access would be permitted onto N. 2
nd

 Street 
for further development of this site.  Secondary access is available via an 
existing, alley directly to the north, provided that the alley is paved.  The 
paving could be accomplished by the developer, applicant or through 
establishment of an Alley Improvement District. 

 
f. An inadequate supply of suitably designated land is available in the 

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

 
The applicant owns the existing parcels on this block and has recently 
purchased this property to allow for the continued expansion of their 
automobile business.  The proposed Growth Plan Amendment request is a 
logical extension of the existing Commercial designation on this Block and will 
eliminate the remaining Residential High (12+ du/ac) designation so that the 
entire Block would become Commercial. 

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

from the proposed amendment. 
 

The adjacent neighborhood will benefit from the proposed Growth Plan 
Amendment in the respect that it may help with getting parked vehicles off the 
street and onto private property as the applicant’s automobile dealership 
continues to expand.  The Planning Commission believed that the proposed 
Growth Plan Amendment, adjacent to the applicant’s property and within one 
block of a major transportation route, N. 1

st
 Street, would be a responsible 

use of the land.  Furthermore, N. 2
nd

 Street provides an adequate buffer 
between Commercial and Residential land use designations.  
 
 
 
 
 
 
 



 

 

  

Site Location Map 

Figure 1 
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Aerial Photo Map 

Figure 2 
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Future Land Use Map 

Figure 3 
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Existing City Zoning 

Figure 4 
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SITE 
Commercial 

N. 2nd 
Street 

Residential High 

(12+ du/ac) 
Residential Medium 

(4 – 8 du/ac) 

Hill Avenue 

N. 1st 

Street 

R-8 
SITE 

R-O 
C-1 



 

 

  

 

CITY OF GRAND JUNCTION, COLORADO 

 

RESOLUTION NO. ____ 
 

A RESOLUTION AMENDING THE GROWTH PLAN OF THE CITY OF GRAND 

JUNCTION TO DESIGNATE APPROXIMATELY 0.14 ACRES LOCATED AT 160 HILL 

AVENUE FROM RESIDENTIAL HIGH (12+ DU/AC) TO COMMERCIAL 

(FUOCO GROWTH PLAN AMENDMENT)  
 

Recitals: 
 
 A request for a Growth Plan Amendment has been submitted in accordance with 
the Zoning and Development Code.  The applicant has requested that approximately 
0.14 acres, located at 160 Hill Avenue be redesignated from Residential High (12+ 
du/ac) to Commercial on the Future Land Use Map.   
 
 In a Public Hearing, the City Council reviewed the request for the proposed 
Growth Plan Amendment and determined that it satisfied the criteria as set forth and 
established in Section 2.5 C. of the Zoning and Development Code and the proposed 
amendment is consistent with the purpose and intent of the Growth Plan. 
 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION THAT THE AREA DESCRIBED BELOW IS REDESIGNATED 
FROM RESIDENTIAL HIGH (12+ DU/AC) TO COMMERCIAL ON THE FUTURE LAND 
USE MAP. 
 

Fuoco Growth Plan Amendment 

 
Lots 13 and 14, Block 33, City of Grand Junction  

 
Said parcel contains 0.14 acres (6,098 +/- square feet), more or less, as described. 

 
PASSED on this ________day of ___________________, 2009. 
 
ATTEST: 
 
 
_____________________________ ___________________________ 
City Clerk     President of Council 
 



 
AAttttaacchh  55  

Public Hearing-Strategic Downtown Master Plan, 

Overlay Zone, 7
th

 Street Historic District Overlay 

Zone 

CCIITTYY  CCOOUUNNCCIILL  AAGGEENNDDAA  IITTEEMM  
 

 

Subject:  Strategic Downtown Master Plan, Strategic Downtown Master Plan Zoning 
Overlay and North 7

th
 Street Residential Historic District Zoning Overlay 

File # (if applicable): PLN-2009-179 

Presenters Name & Title:  Heidi Hoffman Ham, DDA Executive Director  
                                            Kathy Portner, Neighborhood Services Manager 
 

 

Executive Summary:  

 
The Strategic Downtown Master Plan was developed through a public process involving 
a steering committee of interested downtown merchants, property owners, and policy 
makers during 2007-2008. Recognizing that a strong downtown core supports the 
economic and community development of an entire region, the goal of the plan was to 
quantify current conditions, identify opportunities, and recommend specific actions for 
the decision-makers of the Downtown Partnership and the City of Grand Junction. The 
primary implementation strategy is through an overlay zone and amending the 7

th
 Street 

Historic District Planned Development zoning ordinance.   

 

How this item relates to the draft Comprehensive Plan Goals and Policies: 

 
The Downtown Plan has been integrated into the Comprehensive Planning process and 
provides a more detailed strategy for the original square mile.  It supports the following 
draft Comprehensive Plan goals and policies: 
 
Goal 4:  Support the continued development of the downtown area of the City Center 
into a vibrant and growing area with jobs, housing and tourist attractions.   
 

 The City and County will support the vision and implement the goals and actions 
of the Downtown Strategic Plan. 

 
Goal 5:  To provide a broader mix of housing types in the community to meet the needs 
of a variety of incomes, family types and life stages. 
 

 Encourage mixed-use development and identification of locations for increased 
density.   

Date:  August 6, 2009  

Author:  Kathy Portner  

Title/ Phone Ext:  1420  

Proposed Schedule: Sept. 14, 

2009 

2nd Reading  

(if applicable):  Sept. 14, 2009 

 



 

 

  

 The Strategic Downtown Master Plan encourages mixed use and a variety of 
housing in the Central Business District. 

 
Goal 8:  Create attractive public spaces and enhance the visual appeal of the 
community through quality development. 
 

 Construct streets in the City Center, Village Centers, and Neighborhood Centers 
to include enhanced pedestrian amenities. 

 Encourage the revitalization of existing commercial and industrial areas. 

 The Strategic Downtown Master Plan supports streets with enhanced pedestrian 
amenities and the revitalization of the City core. 

 
Goal 9:  Develop a well-balanced transportation system that supports automobile, local 
transit, pedestrian, bicycle, air, and freight movement while protecting air, water and 
natural resources. 
 

 The Strategic Downtown Master Plan promotes a multi-modal transportation 
system in the City core. 

 

Action Requested/Recommendation:  

 
Hold a Public Hearing and Consider Adoption of Proposed Resolution and Ordinances 
for  the Strategic Downtown Master Plan, Strategic Downtown Master Plan Zoning 
Overlay and North 7

th
 Street Residential Historic District Zoning Overlay.   

 

Board or Committee Recommendation: 

 
The Downtown Development Authority Board adopted the Strategic Downtown Master 
Plan in December, 2008. 
 
The Grand Junction Historic Preservation Board, on August 11, 2009, made a motion 
indicating the Board’s ability and willingness to review proposals in the 7

th
 Street 

Historic District and finding that the North 7
th

 Street Residential Historic District Zoning 
Overlay provides the guidance and tools necessary to do the review.  
 

Financial Impact/Budget:  

 
The Strategic Downtown Master Plan was budgeted and paid for in the 2007 and 2008 
budgets of DDA and the City.   
 

Legal issues:   

 
The proposed Ordinance serves to amend Ordinance 2211, which zoned Lots 11 
through 21, inclusive, Block 39; Lots 1 through 11, inclusive, Block 40; Lots 1 through 
10, inclusive, Block 49; Lots 11 through 21, inclusive, Block 50; Lots 11 through 20, 
inclusive, Block 61; Lots 1 through 10, inclusive, Block 62; Lots 1 through 11, inclusive, 
Block 71; Lots 11 through 21, inclusive Block 72; Lots 11 through 13, inclusive, Block 
83; Lots 14 through 16, inclusive, Block 83 and all of Block 84, City of Grand Junction, 



 

 

  

Section 14 1s 1W except the right-of-way in the northwest corner, to PR-8. The 
proposed Ordinance also serves to amend the Zoning and Development Code to 
establish design standards and guidelines. Both Ordinances will be set for second 
reading and public hearing on September 14, 2009. 
 

Other issues:   

 
Citizen input includes the following concerns with the North 7

th
 Street Residential 

Historic District Zoning Overlay: 

 The lists of allowed residential uses include residential sub-units, accessory units 
and bed and breakfast (1 to 3 rooms).  Some residents would like for those uses 
to require a public hearing process. 

 The First Baptist Church representatives object to the provision limiting 
demolition. 

 

Previously presented or discussed: 

 
In February of this year, the Strategic Plan was presented to the City Council.  Direction 
was given to clarify the subareas and the implementation steps. In March, a 
neighborhood meeting was held to gather additional input from residents and in June a 
meeting was held to discuss the issues specific to the 7

th
 Street Historic District. Input 

from those meetings was considered in developing the Overlay Zone.   
 

Background, Analysis and Options:  

 
Since the establishment of the ―Original Square Mile‖ in 1881, the heart of the Grand 
Junction community has been Downtown. Operation Foresight in the early 1960’s put 
the downtown shopping park on the map for its innovative serpentine street layout and 
inviting atmosphere. The 2008 Strategic Downtown Master Plan process builds on this 
long history of vision and progress by charting a course for future development of retail, 
residential, institutional, lodging, meeting, and community spaces in this jewel of the 
Grand Valley. The goals and actions of this Plan are complementary and consistent 
with the aims of the Comprehensive Plan and previous planning efforts and support the 
vibrant historic setting as well as the economic, cultural, and social vitality of the 
Downtown. It was accepted and approved by the DDA Board in December 2008. 
 
A key goal identified in the Strategic Plan is to protect the existing residential 
neighborhoods and historic structures and districts. The implementation strategy 
proposed is through the use of overlay zones to address the unique attributes of the 
various areas.  In addition, the Downtown Strategic Plan supports two projects currently 
underway, the Main Street Uplift and the City Center Catalyst Project.   
 
The Strategic Plan and Overlay Zone establish separate and distinct areas within the 
original square mile. The Central Business District (CBD) encompasses the heart of the 
downtown retail and service area. The Transitional Area includes properties adjacent to 
the residential core that are currently zoned and/or used for non-residential uses.  The 
CBD North includes the City Center Catalyst Project three blocks, as well as additional 
properties along Grand Avenue. The Residential Core includes the well established 
neighborhoods, generally north of Grand Avenue between 2

nd
 Street and 7

th
 Street and 



 

 

  

north of Colorado between 7
th

 Street and 12
th

 Street. The 7
th

 Street Historic District 
includes all the properties listed in the National Register of Historic Places in 1984.  

 

Attachments: 
 
Citizen Comments 
Resolution adopting the Grand Junction Strategic Downtown Master Plan (which is 
attached) 
Ordinance adopting the Strategic Downtown Master Plan Zoning Overlay (which is 
attached) 
Ordinance adopting the North 7

th
 Street Residential Historic District Zoning Overlay 

(which is attached) 



 

 

  

  



 

 

  

  



 

 

  

  



 

 

  

  



 

 

  

  



 

 

  

  



 

 

  

  



 

 

  

  



 

 

  

  



 

 

  

7
th 

Street document notice:  

"Kristen Ashbeck" <kristena@ci.grandjct.co.us> wrote: > 7th Street Neighbors: > Attached is the draft document developed from 
the results of the survey that >was conducted in June/July, The City welcomes your comments and those can be >provided either 
in writing or at the upcoming City Council meetings. You >will be notified of the dates and times for those meetings. > > Thank you 
for your participation -adoption of a zoning overlay for the >District will be a large step towards preserving the neighborhood. > > 
Please let me know if you are unable to open the document. We can provide a >hard copy to you or it will be posted on the City's 
website at www.gjcity.org > > > Kristen Ashbeck > Neighborhood Services  

Downtown Overlay notice:  

You are receiving this e-mail because of your interest and participation in the Downtown Plan. At the 
neighborhood meeting in March, regarding the original square mile, and in June, regarding the 7th Street 
Historic District, we received input from those in attendance and those who inquired, regarding various 
implementation strategies for the Downtown Strategic Plan. The Plan includes the residential core, 
transition area, the 7th Street Historic District, the Central Business District and the Central Business 
District North.  

Using the feedback from the neighborhood meetings we have developed the attached recommendations 
for the overlay zone and plan that address the unique characteristics of each of the identified areas. The 
plan and overlay, when adopted, will serve to guide the growth and development of Downtown as part of 
the City's Comprehensive Plan.  

If you are unable to view the attachments, you can view the documents on the City's website, 
www.gjcity.org. If you would like a hard copy, let me know. We will receive public comment on the 
proposed plan and overlay in writing and/or comments may be presented at the City Council hearing, 
which will likely occur either on August 17th or August 31st. Once the date is firmly set we will let you 
know and it will be posted to the website.  

Kathy Portner, AICP 

Neighborhood Services 

Manager  

kathyp@gjcity.org  
(970)244-1420  

>>> Kristen Ashbeck 8/17/2009 10:14 AM >>> Joe: Thank you for taking the time to look over the proposed zoning overlay for 
the 7th Street Historic District. We appreciate your comments and will try to address them.  

Staff has re-calculated the questionnaire responses (attached) and eliminated the pie charts because they were the source of some 

confusion.  

Regarding your question on Other Allowed Residential Uses a decision on those uses would be made by the Director of Public Works 
and Planning with the Planning Commission serving to hear appeals of the Director’s decisions. An appeal could be made in 
accordance with the Zoning and Development Code. The draft overlay provides that the Historic Preservation Board would be a 
review agency on such an application. The Other Allowed Residential Uses were included in the draft in order to establish 
consistency with uses that are allowed throughout the residential zone districts in the City. From the staff perspective the Other 
Allowed Residential Uses are reasonable and should be identified in the 7th Street plan as acceptable residential uses. They are 
acceptable throughout the City and we are aware of no reason that they should not be acceptable on 7th Street. We understand 
from those folks responding to the questionnaire that they are not wholly in favor of other residential uses but because the R-8 zone 
district is the most appropriate underlying zone district and that district allows the uses it would follow that the uses should be 
allowed in the 7th Street District. This is certainly a point of discussion for neighbors and property owners to address with City 
Council when the overlay comes before Council.  
The information that appears in the appendix of the document was compiled by a summer intern. She did a good job of gathering a 
lot of data in a short time. Before the overlay plan is completed we will correct minor errors such as the spelling of your home’s 
builder. We appreciate the clarification that you offered and would ask that you feel free to offer additional comments or 
corrections.  

Hopefully this clarifies your concerns. Please let us know if you have further comments, questions or suggestions.  

Kristen Ashbeck 
Neighborhood Services  

http://www.gjcity.org/
mailto:kathyp@gjcity.org


 

 

  

 

 

 

 

 

 

 

>>> "joe hatfield" <joehatfield@bresnan.net> 8/12/2009 1:53 PM >>>  

Kristen,  

Thank you for putting this all together. I do have just a couple of 
comments/questions:  

* My home at 407 was built by Heman Bull, not Herman Bull. I would not want this to be misidentified on anything official. Thank 
you.  
* Some of the pie charts colorations do not match the percentage results given. The biggest and most crucial example is in regards 
to the land use change for a B&B. The responses are listed in numerics as 38% No and 62% Yes for the question of if a B&B 
should be allowed without public comment. However, the pie chart clearly shows a majority of residents responding "No" for this 
question. Could you please clear this up? This is on page 54.  
* Finally, in regards to the section "C. OTHER ALLOWED RESIDENTIAL USES" (pg7-8) I have 2 questions. It states: "The 
following uses are allowed within the North Seventh Street Historic Residential Uses subject to review and compliance with the 
Zoning and Development Code. The City of Grand Junction Historic Preservation Board shall be a review agency for all such 
applications." Does this mean that these uses listed would not be subject to public comment before City Council?  
 

Secondly, how was this decision determined? According to the survey, three out 
of four of those other uses were answered "No" by a majority of residents, and 
possibly all four depending on your response to my last question. Please correct 
me if I am mistaken, but it looks like our responses were disregarded in this 
case. The majority of residents said that these change of uses should require 
public comment, but the overlay would seem to indicate that they will be 
decided by the Historic Preservation Board. Could you please clarify?  

Thank you again for putting this together. If you require additional 

information to answer any of my questions, please let me know.  

Thanks....Joe Hatfield, 407  

>>> "Jan Logan" <jan.logan@bresnan.net> 8/13/2009 10:34 AM >>> 
Hi, Kristen,  

Thank you for sending me the draft of the 7th Street Historic District 
Zonine overlay. As a member of the First Baptist Church, there is 
considerable concern by the general membership that the proposed 
considerations are too restrictive and detrimental to the ownership of 
the church property, as well as other properties within the district, in 
the following sections of the proposal:  

4. Design Guidelines and Standards  

B. Architectural Considerations  
9. Repairs and Renovations  

Delete the language that "demolishing a building for any reason other than structural safety may not occur 
without consent of the City." Delete the language "no new primarily nonresidential structures shall be built in the district."  

C. Demolition  
Delete this paragraph in its entirety. This language puts potentially unlawful restrictions on the use and ownership of 

real property and should be eliminated.  

Karen, we think it is damaging to property values and to the rights of the owner to place these type of restrictions on the 
property and, specifically, to place the decisions as to demolition in the hands of any committee or permission of the city.  



 

 

  

Please enter the objections of the First Baptist Church to these proposals. If it would be helpful in your presentation, we can 
circulate a petition outlining these objections throughout our membership and present it at a future city meeting.  

Thank you for your consideration.  

Jan Logan Board of Trustees First Baptist Church  

 

 

 

 

 

 

 

>>> "Sharon Snyder" <sharonsnyder@bresnan.net> 8/10/2009 10:15 AM >>> What is meant by the statement on page 6 of the 
overlay under general purpose of the guidelines and standards  

....To stabilize and improve property values?  

Maybe you do not know the property at 536 N. 7th has sold for $399K which is a very good price in todays housing market. In the 
last five years 3 properties sold without even going on the market. According to my recent 7th. street search there is no property 
value problem in the district except for the two properties that are priced hundreds of thousands dollars above the market and/or 
tax property value. The two properties I am speaking about are 604 N. 7th. and 710 Ouray which have remained on the market for 
years because of the over pricing. 604 started at 1M. How can the city stabilize and improve the market?  

This brings me to my second question which is the overlay explains that two properties have their front door facing the side 
streets because they are on corner lots. Doesn't that mean if their front door faces a side street their lawn facing the same side 
street would be their front yard? Their is no clarification in the overlay. Why is that relevant? Because the fence codes for 
height and materials would be applied differently if it is the front yard vs the side yard. Please clarify.  

thank you and I am looking forward to hearing from you soon, Sharon Snyder  

 

 

>>> Kristen Ashbeck 8/18/2009 8:26 AM >>> Jan: Thank you for your comments on the zoning overlay for 7th 

Street. Your comments will be provided to City Council for its consideration. You are welcome to attend the City 

Council hearing on September 14th to voice your concerns as well. You will be receiving notification of the 

hearing in the mail. Please let me know if you have further questions and thank you again for your participation in 

the planning process.  

Kristen Ashbeck 
Neighborhood Services  

>>> "Jan Logan" <jan.logan@bresnan.net> 8/13/2009 10:34 AM >>> 
Hi, Kristen,  

Thank you for sending me the draft of the 7th Street Historic District 
Zonine overlay. As a member of the First Baptist Church, there is 
considerable concern by the general membership that the proposed 
considerations are too restrictive and detrimental to the ownership of the 
church property, as well as other properties within the district, in the 
following sections of the proposal:  

4. Design Guidelines and Standards  
B. Architectural Considerations  

9. Repairs and Renovations  
Delete the language that "demolishing a building for any 

reason other than structural safety may not occur without consent of the 
City." Delete the language "no new primarily nonresidential structures 
shall be built in the district."  



 

 

  

C. Demolition  
Delete this paragraph in its entirety. This language puts potentially 

unlawful restrictions on the use and ownership of real property and should 
be eliminated.  

Karen, we think it is damaging to property values and to the rights of the 
owner to place these type of restrictions on the property and, specifically, 
to place the decisions as to demolition in the hands of any committee or 
permission of the city.  

Please enter the objections of the First Baptist Church to these proposals. 
If it would be helpful in your presentation, we can circulate a petition 
outlining these objections throughout our membership and present it at a 
future city meeting.  

Thank you for your consideration.  

Jan Logan Board of Trustees First Baptist Church  

Kathy and Tim  

Now that I've been able to more closely review the Proposed Comp Plan 
Preferred Land Use Plan (map dated 8/19/09) on your website, I realize the 
propose land use category for my property at 838 White Avenue is Residential 
High MU (RH) and not Residential High Density (RHD) as it appeared to be on 
the map in the Proposed Comp Plan Community Meeting held August 19.  

The land use descriptions listed in the proposed comp plan (starting on page 
22) do not include any guiding principals for any such designation (RH-MU). I 
will need to see the guiding principles of such proposed designation. Please 
forward the proposed guiding principles to me as soon as possible.  

I am also requesting the proposed zoning standards for the Residential High MU 

(RH-MU).  



 

 

  

Neither the principles or standards can be located on your website; I have 
searched both the existing regulations and proposed comp plan documents.  

Once I receive these details, we can begin to discuss any additional concerns.  

With the City Council decision coming soon regarding the Strategic Downtown 
Master Plan and Overlays, I am anxious to attempt to understand how the 
proposed Transitional Corridor and the proposed RH-MU Guiding Principle and 
Zoning Regulation will treat my residential neighborhood. My neighbors are 
anxious, as well.  

I attempted to contact Kathy late this morning to discuss my questions, but 
since there was no answer, did not feel a phone message was appropriate.  

Thank you for your time and for e-mailing me the requested details.  

Regards, Sandra Alexander 838 White Avenue  

On 9/2/2009 at 2:27 PM, <Donwaynebell@aol.com> wrote:  

Re: comprehensive Plan  

Last Saturday, I attended a meeting which had been announced by a group of people who appear to be 
very opposed to the Comprehensive Plan.  

―I do not want any change‖ was the common refrain among many of the attendees (approximately 50). 
The problem with that attitude – if you resist the forces moving toward change, when change comes it is 
likely to come with much greater force and devastation than it would have had if it had been managed 
earlier.  

Statements were made that indicate a belief that having a business in the neighborhood necessarily 
lowers the livability of the area. That may be true in some cases. However, it certainly is not true in all 
cases. For instance, opposition to the proposed Bed and Breakfast is based on such an assumption.  

However, that is not likely the case. When my spouse and I petitioned Kitsap County (Washington State) 

for a variance to open our home to a Bed and Breakfast, 27 of our neighbors signed a petition asking that 

our variance be denied. Our request was granted over their objections. Within two years several (not all, 

but most) had apologized to us for their opposition. The basic issue had been that they did not want any 

change – until they realized the B&B caused no disturbance, and actually increased the value of their 

properties.  

The second most common refrain at the meeting Saturday was "The City is not listening" From all the 

notices I have received in the last two years regarding the Plan, it appears to me that it is unlikely the city 

is not listening. My conclusion is that those who do not like the decisions the city has made (after listening) 

simply are not willing to accept the results of the planning for inevitable change, and instead complain that 

"The City is not listening..."  

The Comprehensive Plan seems to be a reasonable approach toward managing the inevitable change 

which is caused by increased population.  

We urge adoption of the Plan. We also support the establishment of a Bed & Breakfast on 7
th

..  



 

 

  

Don Bell & Sandra Lee 315 
Ouray Ave Grand Junction, 
CO 81501 970 263 4500  

To Whom It May Concern:  

Thank you for giving me the opportunity to participate in your proceedings by email, since I 
may be able to attend the neighborhood meeting on March 24th. I own four city lots on 
White Avenue between 8th and 9th Streets. I live in one of the five one bedroom 
apartments on the property, which holds two duplexes and a separate unit. I understand 
that you are trying to determine what is best for the entire city, not for individual property 
owners, but I believe that the best way to assure a reasonable supply of well maintained 
residential property downtown is to intermix commercial development, and consequently 
support commercial rezoning of the block where I live.  

Absent various political impossible incentives and tax breaks, the market is not going to 
transform my neighborhood into an oasis of renovated, owner occupied, single family 
homes. The issue is how to assure that the area is not dominated by dilapidated eyesores. I 
have lived downtown for over ten years. According to everyone I know who owns downtown 
rental property, for all but the last year or so, it has been difficult to find good tenants who 
could pay sufficient rent to even adequately maintain the existing dwellings. Even when the 
local real estate market was strong, the market for renovated single family homes was very 
slow. None of the professionals that I have consulted have suggested that it would make 
economic sense to invest significant money in improving my properties.  

Starting at 8th Street, the block holds a low income apartment building, my rental 
properties, a restored single family dwelling, a home with a rental unit, a house that has 
been unoccupied for at least five years, and one that is currently rented. Two of the single 
family homes have been on the market in the last year, but neither has been sold. The block 
is fairly typical of the downtown area, since most blocks include rented properties, a shabby 
house or two. and perhaps one renovated dwelling. Their interests should be considered 
when various commercial proposals are reviewed, Those who currently live in the renovated 
houses will be the principal opponents of commercial rezoning, but they may be worse off if 
the surrounding rental properties continue to deteriorate. No one expects massive office 
buildings to overtake residences in this area any time soon, a commercial zoning 
designation would put future purchasers of property on notice that the future of this 
neighborhood is probably commercial.  

Irene May  

3/22/09  

Kathy,  

Thank you for the clarification that the Catalyst Project as to who was invited. However, since the library property is only one block 
from my house I am interested in the development as to what kind of an impact that is going to have in this neighborhood.  

Re the Downtown Plan. The representative that the city selected to be the neighborhood representative just didn't work out. I have 
kept in contact with several of the residents that were at the February meeting in 2008 who wanted to be kept up to date on the 
progress of the plan as it developed. The representative did not do that. Those of us who attended that meeting wanted to be kept 
in the loop. I expressed to you in a Feb. 2, 2009, e-mail that the representative had failed us. When I spoke to the neighborhood 
representative at the library meeting he said that he had not addressed our concerns in the steering committee meetings that he 
had attended. That is most unfortunate for these neighborhoods as our interests were not protected. Those who were interested in 
getting the information feedback from the neighborhood representative were from all areas of the remaining original square miles, 
not just one neighborhood. The concern of having a representative that would represent all neighborhoods was expressed to you in 



 

 

  

2008.  



 

 

  

After checking the names of those on the Steering Committee for the Downtown Plan, David Tashner, who was suppose to the 
downtown residential neighborhood representative, is the only person "living" downtown. We were grossly under-represented. We 
had no voice at all.  

But my question to Kris, "How is the public informed?" somehow got lost in the e-mail shuffle and was never "really" answered. 
Time is getting shorter and we have not been adequately involved.  

But of even more concern is your statement that both the Downtown Plan and the 7th Street Overlay will go to Council in two 
weeks. I thought there were supposed to be additional meetings on the Downtown Plan before it went to Council, and I know that 
the 7th Street Overlay was supposed to involve much more input from the neighbors. We were specifically told that at the June 24 
meeting. You assured us that it was only a preliminary meeting to gather some basic information and then we would have more 
meetings about developing the actual Overlay. The July GJ Historic Preservation meeting was cancelled because that information 
wasn't ready yet. Are you now saying that the Overlay is going to the Preservation Board and Council for final approval?? In two 
weeks? How is that possible?  

Thank you for your time on this issue, Kathy Jordan  

On Wed, 29 Jul 2009 17:35:55 -0600  
"Kathy Portner" <kathyp@ci.grandjct.co.us> wrote: > Let me try to clarify the confusion with the library catalyst project. Last 

>week's meetings with the consultants was their kick-off visit to start >gathering information and data on the three block catalyst 
project. During >their time here, they visited with representatives from the DDA, Library, >City, County, Housing Authority and the 
church property investors. They also >wanted to get a feel for some of the neighborhood issues, so we invited just >a few of the 
neighbors to the north of the property for that focus group >discussion. None of these focus groups included everyone from each of 
those >agencies or groups. As this project moves forward, there will be community >involvement at all levels. > > On the 
Downtown Plan adoption, we will be proceeding with recommendations >for overlay zones to implement the goals outlined in the 
Downtown Strategy. > Those will be in conjunction with the recommendations for the 7th Street >District, which will be available 
for review at the end of next week and will >be considered by the Historic Preservation Board on Aug. 11th. We will >notify all 
those who have been involved in the process and will post the >updated information to the City's website. The City Council will 
consider >the recommendations at the Aug. 17th or 19th hearing. > > Kathy Portner, AICP > Neighborhood Services Manager > 
kathyp@gjcity.org > (970)244-1420 > >>>> Kristen Ashbeck 7/29/2009 10:11 AM >>> > The meeting last week was not a 
neighborhood meeting, nor was it part of the >Downtown Plan so, no, nothing was published to my knowledge. The project for 
>the 3-block area is separate from the Downtown Plan. The consultant for the >3-block area was merely on an initial community 
fact-finding visit and did >not intend for the meeting last week to be anything more than that with >various small groups. I am 
certain, once this plan progresses or if further >work is done on the Downtown Plan that the public will be informed. I don't 
>believe there is any set schedule for either plan at this point. > >>>> "Kathy Jordan" <kjtj1@bresnan.net> 7/29/2009 10:04 AM 
>>> > Kris, > > I just checked the City web site to find the next schedule meeting for the > Downtown Plan and I must not be 
looking in the right place because I >couldn't > find a meeting schedule list. > > After talking with Dave, the person we were told 
was our neighborhood rep, > that the reason he didn't keep those of us who had given him our contact > information is that things 
became intense in his neighborhood and also he >had > just started a new job. I told him that it would have been good if he had 
>let > you or Kathy know this so we could have had a representative to keep us > informed. Since there have been only two 
neighborhood meetings for all the > residential neighborhoods, and one for the district we would really like to >be > able to attend 
meetings so we know what is happening to our neighborhood and > keep others informed. If the plan is adopted the residents 
really do need to > know what we are in for. > > I spoke with Dave at the library last week when I attended a meeting that I > 
had no idea was happening until Betty Fulton ask if I was going, I told her >no > because I didn't know anything about it but I 
would now attend. I ask around > the neighbors within two to three blocks of the library and they had not >been > informed of the 
meeting either. Was it published somewhere and we just >missed > it? > > > > Thanks, > Kathy > Kathy,  

 

During the meeting we had in June at the First Baptist Church we were told by city staff that that meeting was the first step, an 
information gather meeting, the information gathered at that meeting would be tabulated and another neighborhood meeting held 
to go over the results, then it would go to the Historic Preservation Board and possibly then to City Council. I think a step has been 
skipped.  

On Tue, 04 Aug 2009 16:31:24 -0600 "Kathy Portner" <kathyp@ci.grandjct.co.us> wrote:  

> At the neighborhood meetings in March and June, we received input from those >in attendance and those who inquired, 
regarding various implementation >strategies for the Downtown Strategic Plan. The Plan includes the >residential core, transition 
area, the 7th Street Historic District, the >Central Business District and the Central Business District North. > > Using the feedback 
from the neighborhood meetings we are developing >recommendations for the overlay zone and plan that will address the unique 
>characteristics of each of the identified areas. The plan and overlay, when >adopted, will serve to guide the growth and 
development of Downtown as part >of the City's Comprehensive Plan. > > John Shaver has asked me to provide him with the 7th 
Street overlay as soon >as it is available so that he may forward it to Jodi Behrman and Tom Volkman. > I know that John has 
spoken with both Jodi and Tom and asked them to ask you >and your neighbors to review and comment on the plan and overlay. I 
know >that you are especially interested in the 7th Street component but because of >your overall interest in Downtown I would 
ask that you review and comment on >the entire plan. The 7th Street plan will include a use matrix and will >clearly spell out what 
steps are required to amend the plan once it is >adopted. > > The draft plan will be available for review by the end of this week or 
early >next week. Notice will go out via e-mail and regular mail to all those who >participated in past meetings. The draft plan will 



 

 

  

also be available on the >City's website. We will receive public comment on the proposed plan and >overlay in writing and/or 
comments may be presented at the City Council >hearing, which will likely occur either on August 17th or August 31st. Once >the 
date is firmly set we will let you know and it will be posted to the >website. > > Kathy Portner, AICP > Neighborhood Services 
Manager > kathyp@gjcity.org > (970)244-1420  



 

 

  

On Mon, 02 Feb 2009 17:25:34 -0700  
"Kathy Portner" <kathyp@ci.grandjct.co.us> wrote: > Sandra--First, let me apologize for the lack of notice that the plan summary 

>is scheduled for the City Council hearing tonight. We had originally >anticipated that the plan would not move forward until the 
City's >Comprehensive Plan came before the City Council, which was planned for later >this Spring. However, the Comp. Plan 
schedule has now been bumped back to >the summer and the Council asked that the Downtown Plan move forward, since >it had 
already been considered and adopted by the DDA. > > We did take your comments on the original document into account as we 
>completed our final review, and really appreciate the time you and Kathy >spent on it. We distilled the large document down to 
the attached goals and >action items, which is what the DDA approved and the City Council will >consider tonight. The attached 
resolution also further distinguishes the >goals for the residential area and the central business district. The goals >and action 
items specific to the residential area are to strengthen the >neighborhoods that already exist. They are very broad and will 
compliment >the efforts of the Comprehensive plan and future efforts in the downtown >area. > > Again, thank you for your 
commitment to the downtown and your neighborhood. > > > Kathy Portner, AICP > Neighborhood Services Manager > 
kathyp@gjcity.org > (970)244-1420 > > >>>> "VINCENT KING" <slavak@bresnan.net> 2/2/2009 5:07 PM >>> > My husband 
and I attended both public meetings held last year introducing >the > study into the Original One Mile Square for Grand Junction. 
In those > meetings, we were encouraged to participate and assured we would receive > feedback information into the progress of 
the plan. Last summer, Kathy >Jordan > and I (with our spouses) met after finding the draft plan on the Grand > Junction website. 
It contained inaccuracies and we contacted Kris Ashbeck >to > provide direct comments and continued to reiterate our interest in 
being > updated. > > Unfortunately, I understand from Kathy Jordan a resolution to adopt the > executive summary of the 
downtown plan will be presented to City Council >this > evening. If it hadn't been for Kathy letting me know, I would not have 
been > informed of anything continuing regarding this plan and feel I as a resident > would have been wrongly represented. > > 
We are invested in our downtown residential community, both emotionally and > financially. We expect our representatives to 
maintain transparency in >their > representation to both the business and residential community. We would > expect, as we 
expressed in the original community meeting, to remain >informed. > We left our names, phone numbers, addresses and any 
pertinent areas of > interest we would like to be involved in. Neither my husband not I have > received any direct information from 
the city or other parties. > > In closing, I believe this plan to contain more emphasis on business than > established, historically 
residential neighborhoods. I expect to be >informed > of future meetings regarding my downtown in the future. > > Regards, > 
Sandra Alexander  



 

 

  

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 



 

CITY OF GRAND JUNCTION, COLORADO 

Resolution No.  

 

A Resolution Adopting the Strategic Downtown Master Plan as a Part of the 

Grand Junction Growth Plan 

 
Recitals: 
 
The Strategic Downtown Master Plan was developed through a public process involving 
a steering committee of interested downtown merchants, property owners, and policy 
makers during 2007-2008. Recognizing that a strong downtown core supports the 
economic and community development of an entire region, the goal of the plan was to 
quantify current conditions, identify opportunities, and recommend specific actions for 
the decision makers of the Downtown Partnership and the City of Grand Junction.  
 
Since the establishment of the ―Original Square Mile‖ in 1881, the heart of the Grand 
Junction community has been Downtown. Operation Foresight in the early 1960’s put 
the downtown shopping park on the map for its innovative serpentine street layout and 
inviting atmosphere. The 2008 Strategic Downtown Master Plan process builds on this 
long history of vision and progress by charting a course for future development of retail, 
residential, institutional, lodging, meeting, and community spaces in this jewel of the 
Grand Valley. The goals and actions of this Plan are complementary and consistent 
with the aims of the Comprehensive Plan and previous planning efforts and support the 
vibrant historic setting as well as the economic, cultural, and social vitality of the 
Downtown. It was accepted and approved by the DDA Board in December 2008. 
 
The Westside Downtown Redevelopment Plan, adopted by Resolution No. 06-04, 
remains in effect and is incorporated as a part of the Strategic Downtown Master Plan.  
Provisions of the Strategic Downtown Master Plan shall prevail where there are conflicts 
between the two plans.   
 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 

GRAND JUNCTION THAT: 

 
The, Strategic Downtown Master Plan included as attached Exhibit A, is hereby 
adopted and made a part of the Grand Junction Growth Plan. 
 
 
PASSED on this          day of               , 2009. 
 
ATTEST: 
 
 
 
__________________________   __________________________ 
City Clerk         President of City 
Council 



Attachment A 

 



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  

 



 

 

  



 

 

CITY OF GRAND JUNCTION, COLORADO 

 

ORDINANCE NO. ____  

 

AN ORDINANCE AMENDING THE ZONING AND DEVELOPMENT  

CODE TO ADD SECTION 7.7 

STRATEGIC DOWNTOWN MASTER PLAN ZONING OVERLAY 

DESIGN STANDARDS AND GUIDELINES 

 
RECITALS:   
 
Many of the recommendations of the Strategic Downtown Master Plan can be 
implemented through the use of an overlay zone district.  Overlay zoning is one way to 
create a more flexible and discretionary alternative to traditional zoning.  An overlay 
zone is defined as ―a mapped overlay district superimposed on one or more established 
zoning districts which may be used to impose supplemental restrictions on uses in 
these districts, permit uses otherwise disallowed or implement some form of density 
bonus or incentive bonus program‖.   
 
An overlay zone supplements the underlying zone with additional requirements or 
incentives while leaving underlying zoning regulations in place.  Examples might include 
special requirements such as design standards or guidelines, additional setbacks or 
height limits.  A parcel within the overlay zone will thus be simultaneously subject to two 
sets of zoning regulations:  the underlying and the overlay zoning requirements.   
 
Overlay zone boundaries are also not restricted by the underlying zoning districts’ 
boundaries. An overlay zone may or may not encompass the entire underlying zoning 
district. Likewise, an overlay zone can cover more than one zoning district, or even 
portions of several underlying zoning districts.   
 
The Strategic Downtown Master Plan Design Standards and Guidelines are being 
proposed as an overlay district to cover the original square mile, bounded by 1

st
 Street, 

12
th

 Street, North Avenue and South Avenue.  The overlay includes standards and 
guidelines for the residential core, the central business district, the central business 
district north and the transitional area.  Standards and Guidelines for the 7

th
 Street 

Historic District are established under separate ordinance.   
 
The Council, having reviewed and determined the uniqueness of the planning area and 
the importance of acting to specially regulate and protect the planning area, does 
hereby amend the Zoning and Development Code to add Section 7.7, Strategic 
Downtown Master Plan Zoning Overlay, Design Standards and Guidelines. 
 

NOW THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 

GRAND JUNCTION: 
 
The Zoning and Development Code is hereby amended to add Section 7.7 entitled 
―Strategic Downtown Master Plan Zoning Overlay, Design Standards and Guidelines" to 
be applied to the area shown in Attachment A and authorizes the Clerk to publish the 
amendment by pamphlet. 



 

 

  

 
Introduced on first reading this 17th day of August, 2009. 
 
Passed and adopted on second reading the ____ day of _____________, 2009. 
 
ATTEST: 
 
 
 
_______________________    _________________________ 
City Clerk         President of the 
Council 
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1   INTRODUCTION 
The Strategic Downtown Master Plan Zoning Overlay is intended to provide guidance 
and criteria for the planning, design and implementation of public and private 
improvements in the Downtown area.  If properly administered and adhered to, the 
guidelines and standards 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.     
 
The general purposes of the guidelines and standards are to support the overall goals of 
the Strategic Plan as stated in the Summary of Goals and Actions included as Appendix 
A: 
 

 Maintain and enhance the economic, cultural and social vitality of the 
Downtown Original Square Mile 

 Promote downtown living by providing a wide range of housing opportunities in 
downtown 

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

 Stabilize, preserve, protect and enhance the downtown residential 
neighborhoods 

 Promote and protect the unique identity of the Downtown  
 
The guidelines and standards were developed upon an analysis of the existing character 
of the Downtown Area.  The area was divided into sub-areas based on existing zoning, 
character of existing development and potential for redevelopment opportunities.  The 
sub-areas are shown on the map included as Appendix B.   In addition, property owners 
within the area were surveyed for their input on the important characteristics of the 
area and the concepts for the preservation and protection of those characteristics.  The 
results of the surveys are summarized in Appendix C. 
 
These standards supplement other development regulations such as the City of Grand 
Junction Zoning and Development Code, which includes detailed criteria by zone 
district, planned development regulations, design and improvement standards, 
supplemental use regulations and sign regulations and the City Transportation and 
Engineering Design Standards (TEDS).  In the instance the following standards are silent 
on a development concern, the existing regulations shall apply. 
 
The standards identify design alternatives and specific design criteria for the visual 
character and physical treatment of private development and public improvements 
within the Downtown area.  They are adopted through an overlay zoning district, which 
will establish the means by which the standards are administered and enforced.  The 
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Director will make all decisions and appeals and variance requests will be heard by the 
City of Grand Junction Planning Commission. 
 

2   AREA-WIDE GUIDELINES AND STANDARDS 
The following guidelines and standards apply to all sub-areas of the Downtown Area. 
 
A. GENERAL 

1. Due to the constraint of many downtown properties and the City’s desire to 
promote improvement and redevelopment in the Downtown Area, the Director 
may make reasonable exceptions to the provisions of the Zoning and 
Development Code and the Downtown Strategic Master Plan Overlay for 
purposes of bulk standards (except for building height), landscaping, parking or 
other use-specific special regulations. 

 
B. TRANSPORTATION 

1. Emphasize “walkability” of the Downtown Area through ongoing improvements 
for accessibility and to pedestrian crossings and bicycle facilities (e.g. bike lanes 
on streets, bike racks at strategic locations). 

 
C. ENTRYWAYS AND PUBLIC SIGNAGE 
Implementation of the following guidelines and standards shall be in coordination with 
the Downtown Development Authority (DDA), utilizing the Wayfinding and Signage 
Strategy map developed for the Downtown Strategic Master Plan as a guide (included 
as Appendix D). 
 

1. Establish and improve gateways to the Downtown Area 
 

2. Establish a distinctive public sign palette for the original square mile to include 
street signs and directional signs that have recognizable poles, ornamentation, 
colors, fonts and logos. 
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3  CENTRAL BUSINESS DISTRICT (CBD) GUIDELINES AND 
 STANDARDS 
The following guidelines and standards apply to the CBD area shown on the map 
included in Appendix A.  Further development and implementation of these concepts 
will be done in coordination with the DDA.  The guidelines and standards are intended 
to apply to new development within the area. 
 
A. LAND USE / ARCHITECTURE 
 

1. Establish a cohesive character/theme and promote infill development that 
compliments and harmonizes new structures with the existing buildings through 
common materials, scale and basic architectural details as outlined below. 

 

     
 

2. Building Height 

 Maximum building height in the CBD shall be 80 feet.   Any additional 
increase in height requires rezoning.Taller buildings will be located in the 
center and southern and western tiers of the CDB, with lower buildings 
on the northern and eastern edges of the CBD. 

 
3. Building Setbacks 

 Building setbacks from the public right-of-way of 0 to 2 feet are 
allowable.   

 Building setbacks from the public right-of-way between 2 and 8 feet are 
allowable only if there is a prescribed function for the space such as 
limited product display or seating. 

 Building setbacks from the public right-of-way between 8 and 20 feet are 
allowable if there is a prescribed function such as outdoor dining areas or 
small street parks. 
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 Building setbacks from the public right-of-way of greater than 20 feet are 
allowable only for the following uses:  additional storefront area, private 
courtyards, outdoor dining or small street parks. 

 As a general guide, no more than 20 percent of the buildings along a 
block frontage should be set back greater than 20 feet. 

 
4. Building Facades / Windows / Doorways 

 Buildings shall align with the edge of the sidewalk except as prescribed in 
the Building Massing and Setbacks section. 

 Facades shall be visually interesting.  Ornamentation such as building 
buttons, brick patterns, stone accents and window headers are 
acceptable ornamentation. 

 Fenestration along all levels of the facades shall be similar to that of 
other downtown buildings.  Primarily, windows on the street level should 
be larger than those above, with window size decreasing as the floor 
level increases. 

 The parapet of the building should be finished with an articulated 
cornice. 

 Façade detailing should be compatible with, but not be identical to, that 
of a neighboring historic building.  New facades should have their own, 
unique design.  To create continuity, horizontal lines should be in 
alignment with neighboring buildings. 

 Awnings may overhang windows and shall be constructed of canvas or 
heavy cloth or metal (no plastic), utilizing primarily neutral colors. 

 Entrances are often the primary focal point of a building and, as such, 
should be designed to fit with the overall character of the area. 

 Doorways may be finished with paints, stains, metal and aluminum 
cladding set to match the existing trim colors. 

 Single, double, revolving and corner doorways are acceptable in new 
construction. 

 Doorways can be recessed a maximum of 4 feet from the plane of the 
façade. 

 
5. Building Materials 

 Typical materials found in the CBD include brick, sandstone, stucco, 
metal cladding, tiles, wood, glazing and decorative CMU.  To facilitate the 
creation of a cohesive character/theme for buildings in the CBD, only the 
following exterior finishes are allowed:  brick, sandstone, pre-cast metal 
facades in 19th Century commercial style, stucco.  These materials are 
traditional and weather well.  They allow a broad variety of looks within a 
traditional aesthetic, and will ensure buildings will be high quality.   
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 Allowed exterior materials should remain unpainted in all renovations 
and new construction, with the only exceptions being pre-selected 
locations for art to be provided on exterior walls. 

 
 

6. Roofs and Parapets 

 Roofs and parapets are a very traditional focus for ornament in buildings 
in the CBD.  The design of every new building should use ornamentation 
of these features to enhance the building’s identity and support the 
architectural character of downtown. 

 Roofs may be either flat or gabled. 

 All mechanical units on the roof must be hidden from view from 6 feet 
above street level measured from the centerline of the adjacent street 
either by placement back from the front edge of the roof or by visual 
shielding of material matching the roof or the façade. 

 As required on flat roofs, the minimum parapet height is 2 feet above the 
rooftop. 

 Each parapet should have a cornice ranging from 2 to 4 feet in height and 
1 to 2 feet in depth or larger if needed to conceal mechanical equipment 
as above. 

 Parapets design should be articulated and unique to the building. 
 

7. Promote high density, vertically mixed use structures (e.g. retail at street level 
and residential or office above) 

 

 
 

8. Preserve and restore significant historic structures. 
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B. SITE / AREA IMPROVEMENTS  
 

1. Parking 

 In order to maintain streetscapes dominated by buildings rather than 
surface parking lots, shared parking is encouraged.  Single use, surface 
parking shall be minimized.  

 Available parking in the entire CBD area may be used towards meeting 
the parking required for new development in the CBD. 

 In order to minimize surface parking in the CBD, 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). 

 The Director may make reasonable exceptions to the provisions of the 
Zoning and Development Code and the Downtown Strategic Master Plan 
Overlay for purposes of determining parking requirements. 

 
2. Streetscape 

 Provide streetscape details that compliment the architectural character 
of downtown that includes:   

o Street trees 
o Lighting that is downlit and with 

historical style pole 
o Sitting/gathering areas such as 

small plazas, play areas and 
performance venues 

o Hardscaped areas (brick pavers or 
concrete) that also provide for 
furnishings, sculptures and planted 
areas 

o Downtown entries with landscaped medians, corner bulbs and 
special signs 

  
The Director may make reasonable exceptions to the provisions of the Zoning and 
Development Code and the Downtown Strategic Master Plan Overlay for purposes of 
providing such amenities in a new development or redevelopment project. 
 

 Provide streetscape details that compliment 
the architectural character of downtown 
Grand Junction.  The DDA’s palette of street 
furniture shall be used for all new 
development and redevelopment projects 
on private property and within the public 
spaces and rights-of-way. 

 
3. Landscaping     
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 Landscaping in the CBD shall reflect an urban theme, utilizing streetscape 
and hardscape elements outlined above in addition to plantings. 

 The Director shall determine landscaping requirements for new 
development or redevelopment, considering existing and proposed 
streetscape and/or the urban design character of the area.  

 
C. SIGNAGE ON PRIVATE PROPERTY 

1. The DDA will further develop sign standards and guidelines for private signage 
placed on buildings or as freestanding signs. 

 

 

4   CENTRAL BUSINESS DISTRICT (CBD) NORTH GUIDELINES AND 
 STANDARDS 
 
A. LAND USE / ARCHITECTURE 
 

1. Establish a cohesive character/theme and promote infill development that 
compliments and harmonizes new structures with the existing buildings within 
and adjacent to the area through common materials, scale and basic 
architectural details as outlined below. 

 
2. Building Scale, Massing and Setbacks 

 The maximum building height of 65 feet may only be allowed along the 
Grand Avenue side.  The buildings will “step down” so that the front of 
the buildings that are directly across the street from residential buildings 
or uses are a maximum of  40 feet in height or 3 stories, whichever is 
greater. 

 
 
 

 Scale and massing of 
buildings or portions of 
buildings along Ouray and 
Chipeta Avenues will be 
compatible with 
residential scale.   

 
 

 

 Buildings shall be set back a minimum of  15 feet from the rights-of-way 
on Chipeta and Ouray Avenues. 
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3. Building Materials 

 To facilitate the creation of a cohesive character/theme for buildings in 
the CBD North area, materials for new buildings will compliment those of 
the surrounding residential buildings.  Primary materials should include 
brick, wood and limited stucco.  These materials are traditional and 
weather well.  They allow a broad variety of looks within a traditional 
aesthetic, and will ensure buildings will be high quality.   

 
4. Promote high density, vertically mixed use structures. 

 
 

 
 
 
 
 
 
 
 
B. SITE / AREA IMPROVEMENTS 
 

1. Streetscape along Grand Avenue and 4th and 5th Streets north to Ouray Avenue 
will continue in a design compatible with the existing improvements along 
Grand Avenue (e.g. decorative pavement and street trees).   

 

       
 

2. The streetscape along 4th Street north of Ouray Avenue to Chipeta Avenue and 
along Ouray and Chipeta Avenues should transition between the urban 
hardscape and a more residential streetscape character. (e.g. detached 
sidewalk, landscaping in park strip between curb and sidewalk and street trees). 

 
3. Where available, some parking for non-residential uses may be on the street but 

only in front of the actual use, not in front of other properties/uses. 
 

Office Civic 

Apartments on 
Upper Floors 
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5   RESIDENTIAL AREAS GUIDELINES AND STANDARDS 
 
A. LAND USE AND INTENSITY / DENSITY 
 

1. The downtown residential core will be preserved for residential uses, with no 
further encroachment by non-residential uses, higher intensity/density uses or 
more intensive zoning. 

 
2. Where existing residential zoning allows, provide a diversity of housing types 

through development of multifamily housing that is in keeping with the 
character of the neighborhood (refer to Multifamily Development section on 
page 16).   

 
B. STREETSCAPE AND STREET / PEDESTRIAN SYSTEMS     
 

1. Enhance access to and improvements within existing public open spaces (e.g. 
parks and school grounds) within the downtown residential core such as 
enhanced pedestrian crossings and lighting for safety. 

 
2. Maintain and enhance the historic character of the streetscape with emphasis 

on the following elements:  street trees, landscaping rather than parking or 
other uses in the park strip between sidewalk and curb, distinctive street signs 
and lighting and detached sidewalks. 

 
 
 
 
 
 
 
 
 
 
 
C. ARCHITECTURAL CONSIDERATIONS 
 

1. Demolition of existing historic homes in order to construct new residential 
structures is strongly discouraged. 

 
2. Maintain the existing character of the house styles within the downtown 

residential core neighborhood.  New construction and alterations shall be 
compatible with key architectural characteristics and site elements of the 
neighborhood. 
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 Building Alignment Along Streets.  
Each new building and addition shall 
be located so that it aligns with 
existing neighborhood buildings.  
“Aligns” means elevation (e.g. 
horizontal lines of peaks of roofs, 
cornices and window sills) and plan 
(e.g. setbacks from the street and rear 
property lines and spacing between 
structures/setbacks from side 
property lines. 

 

 Building Orientation/Style.  Main entrances shall open onto a street and 
shall align with those of adjacent residential buildings.  For example, on 
many of the downtown homes, raised foundations and steps that define 
the main entrance are prevailing characteristics.  Door styles shall be 
similar to those found on residential buildings within the area. 

 

 Building Mass/Scale and Proportion.  New buildings or additions to 
existing buildings shall be visually compatible with the area.  Visually 
compatible means compatible with adjacent and neighboring buildings 
including mass and scale, shape, windows, doors, openings, roof shape, 
roof pitch and orientation.   

 

 Height.  New buildings and additions shall have the same number of 
stories and a height which is compatible with those of nearby dwellings.  
Two and one-half (2-1/2) stories shall be the maximum subject to the 
maximum height of thirty-five (35) feet. 

 

 Roof Shape.  The roofs of new buildings shall be visually compatible with 
nearby dwellings.  Roof pitch shall be at least 4:12. 

 

 Fenestration.  Structures shall be visually 
compatible with surrounding residential 
structures.  Visually compatible includes 
the relationship of width to height, and 
the spacing of windows and doors.  For 
example, tall evenly-spaced rectangular 
windows are typical of many of the 
residential styles in the downtown area. 
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 Materials.  The exterior materials of all new buildings, additions and 
alterations shall be similar in size and appearance to nearby dwellings.   

 
D. ACCESSORY STRUCTURES 
 

1. Accessory structures shall be no taller than the highest eave line of the principal 
structure. 

 
2. The footprint size of an accessory structure shall be a maximum of 35 percent of 

the footprint of the principal structure. 
 

3. Upon review and approval of the Director, new construction of accessory 
structures may be allowed to be built at historic setbacks (e.g. there could be a 
zero foot setback from the alley and 3 feet from neighboring property line). 

 
E. FRONT YARDS / PARK STRIPS / PARKING 
 

1. Maintain and enhance the pattern 
of landscaped front yards that 
gives the downtown residential 
core neighborhood a distinctive, 
friendly appearance. 

 
2. Vehicular parking in the park strip 

area between the curb and 
detached sidewalk is not allowed. 

 
3. Parks strips will be landscaped in a 

traditional style, including street trees, 
grass, and low plantings or a 
combination thereof.  Park strip 
landscaping shall include some live 
material – use of all non-living material 
such as rock is discouraged. Use of 
drought-tolerant plants is encouraged. 
       

 
4. Where available, some required 

parking may be on the street but only 
in front of the actual use, not in front of other properties/uses. 

 
 
 
 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 

F. MULTIFAMILY DEVELOPMENT 
Infill of new multifamily buildings may occur where zoning allows within the downtown 
residential core.  However, the site design and structures for this type of development 
must maintain a scale and character compatible with the area.  In addition to the 
Architectural Considerations listed in C. above, multifamily development shall follow 
the guidelines and standards below. 
 

1. Incorporate forms typical of the single family residential architecture of 
downtown including sloping roofs, porches, roof dormers and other 
architectural details. 

 
2. Break up the mass of larger buildings into forms that are similar in scale to the 

single family residential character. 
 

3. Facades must be composed of smaller sections, similar in scale and material 
finish to single family residential structures. 

 
 

4. Off-street parking for multifamily development shall not be located in the front 
yard setback.  Parking shall be in the rear or side yards. 

 
5. Develop pedestrian links between the front sidewalk and building entrances and 

between parking and rear or side entrances. 
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6   TRANSITIONAL AREAS GUIDELINES AND STANDARDS 
 
A. LAND USE / DEVELOPMENT INTENSITY 
 

1. Uses within these areas shall be as allowed by the Zoning and Development Code 
for the respective zone district(s). 

 
2. Any mix of residential and nonresidential uses on the same lot shall be located 

in the same structure. 
 

3. No uses within the downtown transitional areas shall open earlier than 7:30 am 
and shall close no later than 8:00 pm. 

 
4. Maximum building size shall not exceed 10,000 square feet unless a Conditional 

Use Permit is issued. 
 

5. Outdoor storage and display areas associated with non-residential uses in the 
downtown Transitional areas are prohibited. 

  
B. ARCHITECTURAL CONSIDERATIONS 
New construction, including additions and 
rehabilitations, in the downtown Transitional areas 
shall be designed to look residential and shall be 
consistent with existing buildings in the adjacent 
residential areas.  “Consistent” means the 
operational, site design and layout, and 
architectural considerations described below.  
 

1. Building Alignment Along Streets.  Every new building and addition shall be 
located so that it aligns with existing neighborhood buildings. “Aligns” means 
elevation (e.g., horizontal lines of peaks of roofs, cornices, window sills) and plan 
(e.g., setbacks from the street and rear property lines and spacing between 
structures/setbacks from side property lines). 

 
2. Building Orientation/Style.  Main entrances shall open onto a street and shall 

align with those of adjacent residential buildings.  For example, in areas adjacent 
to the downtown Transitional areas, raised foundations and steps that define 
the main entrance are prevailing residential characteristics.  Door styles shall be 
similar to those found on residential buildings. 

 
3. Building Mass/Scale Proportion.  Each new building, its mass in relation to open 

spaces and its windows, doors, and openings shall be visually compatible.  
Visually compatible means compatible with adjacent and neighboring buildings 
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including mass, shape, window, doors, openings, roof shape, roof pitch and 
orientation.  For example, a large building shall be compatible with surrounding 
smaller dwellings by dividing its mass into smaller components to create a 
building elevation that is more like the size and proportion of the nearby 
dwellings. 

 
4. Height.  New buildings shall have the same number of stories and a height which 

is compatible with those of nearby dwellings.  Two and one-half (2½) stories 
shall be the maximum subject to maximum height of thirty-five feet (35'). 

 
5. Roof Shape.   The roofs of new buildings shall be visually compatible with nearby 

dwellings.  Roof pitch shall be at least 4:12.    
 

6.  Fenestration.  Structures shall be visually compatible with surrounding 
residential structures.  Visually compatible includes the relationship of width to 
height, and the spacing of windows and doors.  For example, tall evenly-spaced 
rectangular windows are typical of certain residential styles near the downtown 
Transitional areas.  

 
7. Materials.  The exterior of all new buildings, additions and alterations shall be 

similar in size and appearance to nearby dwellings.  Sign materials should be 
visually compatible with materials used on the building façade. 

 
C. SIGNS 

 Development in the downtown Transitional areas may directly abut existing residential 
areas.  Thus, in order to maintain compatibility, more restrictive sign regulations shall 
apply.   
 

1. Flush wall signs and monument signs shall be the only sign type allowed.  One 
real estate sign advertising the property for sale or lease, shall not exceed 10 
square feet. 

 
2. Signs shall be located at least 10 feet behind the 

front property line.  Total sign area, excluding 
real estate signs advertising the property for sale 
of lease, shall not exceed 25 square feet per 
street frontage.  The sign allowance for one 
street frontage may be transferred to a side of a 
building that has no street frontage, but cannot 
be transferred to another street frontage.  
Monument signs shall not exceed 8 feet in 
height. 
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3. Illumination shall comply with provisions of the Zoning and Development Code 

pertaining to Nighttime Light Pollution.  Illumination of signs is limited to 
authorized business hours. 

 
4. The area of flush wall signs and monument signs shall be calculated according to 

the Zoning and Development Code.  Sign enhancement features such as bases, 
pillars, and other decorative elements as part of monument signs shall not be 
counted as part of the maximum square footage of the sign, provided such 
features do not exceed the size of the sign face. 

 
D. PARKING AND SITE DEVELOPMENT 
 

1. Parking.  Business uses in the downtown Transitional areas shall be designed 
and operated not to increase on-street parking in front of dwellings in the 
neighborhood.   

 On-site parking shall be provided pursuant to the Zoning and 
Development Code.   

 On-site parking spaces shall only be located in the side and rear yards; 
and screened from nearby residential uses by a solid wall, fence or 
vegetation having a height of not less than 4 feet nor more than 6 feet 
(vegetation may exceed 6 feet in height). 

 Where available, some required parking may be on the street but only in 
front of the actual use, not in front of other properties/uses. 

 Parking lots for businesses fronting on North Avenue or 1st Street may be 
allowed , but must include frontyard landscaped berms. 

 
2. Service Entrances.  Service entrances, loading areas and dumpster areas shall be 

located only in the rear or side yard.  Each loading area shall be screened from 
each adjacent residential use or zone. 

 
3. Use of Front Yard.  Front yards, as defined by the zone district, shall be reserved 

for landscaping, sidewalks, driveway access to parking areas and signage. 
 

4. Outdoor Lighting.  Outdoor lighting shall comply with the lighting provisions of 
the Zoning and Development Code.   

E.  RESIDENTIAL USES 
 
Residential uses within the Transitional Area shall be subject to the standards and 
guidelines of section 5.D and E for residential accessory structures and the use of front 
yards, park strips and parking.
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G R A N D  J U N C T I O N  S T R A T E G I C  D O W N T O W N  M A S T E R  P L A N          2 0 0 9  
S U M M A R Y  O F  G O A L S  A N D  A C T I O N S  

 

Vision for Downtown Grand Junction  

 

“Downtown Grand Junction will be the principal center for economic, entertainment and meeting activity in the community 

and region.  Together with other locations in the region, the Downtown will be a receiving ground for the region’s growth.  

Uses will include a mix of commercial, residential, institutional, lodging, meeting and public spaces.  Historic elements and 

the Downtown’s unique character will be evident in private investment and the public realm.  The Downtown transportation 

network will connect to the region and support internal neighborhoods, shopping and activity districts.  Infrastructure will be 

financed through shared funding mechanisms, proactively phased and strategically located to leverage private investment.  

Green treatments will enhance employment and commercial concentrations, neighborhoods and streets.  Design standards 

will be more progressive than other areas of the community, and will be guided by distinct guidelines and standards.  

Community marketing and promotion efforts will be aggressive and proactive, targeting users which advance sustainability 

and Smart Growth principles.” 

 

Overview 

The Study Area, known as “The Original Square Mile,” is bound by 1st and 12th Streets, North Avenue and South Avenue, 

located in the south central portion of the City.  The Area benefits from a number of characteristics that make it 

appropriate for development of retail, office, residential, institutional and community uses. 
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Downtown housing has been and is expected to continue to increase in density with smaller households comprised of 

young and old, and moderate and lower-income residents.  However, with a growing concentration of middle-aged, 

moderate- to high-income households in the City as a whole, there is an opportunity for Downtown to attract a more 

diverse, higher-income resident base. Downtown commercial vacancy and rental rates are approaching levels required to 

support new development and/or redevelopment.  However, “seed” money will likely be necessary to leverage private 

investment in projects that will catalyze reinvestment activity throughout the Study Area. Forecasts indicate that more 

than 1.0 million square feet of employment space (office), more than 1.6 million square feet of retail space and nearly 1,100 

residential units could be absorbed in the market over the next ten years, from which the Study Area could benefit.  The 

degree to which Downtown is able to capture new demand within the Trade Area (and beyond) will be a function of the 

redevelopment process itself.   

 

Conclusions 

Successful implementation of the Strategic Downtown Master Plan will 

depend on committed leadership from the public and private sectors.  

Success will also be dependent on removing barriers to investment; 

therefore, regulations will need to allow and encourage what the City and 

Downtown advocates want and prohibit what they don’t want. All policy 

and regulatory documents should be aligned towards the common goals 

expressed herein. 

9 Implementation Principles  

1 Recognize that DT is one 

submarket that competes with the 

fringe. 

2 Downtown must be market-

responsive. 

3 Infrastructure must be 

protected and retained. 

4 Successful downtowns are 

greater than the sum of their 

parts. 

5 An effective organization 

must have many tools. 

6 Public funds should 

leverage private investment. 

7 Public policy must support 

downtown development. 

8 Solutions must be holistic 

in nature. 

9 Public-private 
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While the Downtown is the heart of the community, it is but one subset of a larger market and has strengths which can be 

capitalized on and limitations which should be overcome.  Downtown has a tremendous influence on the economic well-

being of the entire region.  Therefore, it is widely accepted that early projects in any revitalization effort should be 

publicly assisted until market conditions reach levels where new construction can support itself.   

 

The proposed goals and actions are based on an approach which encourages strategic investment in a compact 

environment containing an appropriate mix of land uses, with a greater emphasis to multiple forms of access, resulting in 

a unique sense of place.  The Plan is intended to assist the City of Grand Junction and the Downtown Partnership (DDA 

and DTA), business and property owners, and other advocacy partners with a technical framework for discussions 

regarding market opportunities, programming alternatives, and partnership strategies.  The vision and directives 

referenced here were developed with input from the Steering Committee, Downtown stakeholders, and guidance from 

the Consultant Team.  
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Goals and Actions 

Goal:  Maintain and enhance the economic, cultural and social vitality of the Downtown Original Square Mile. 
 

Actions: Maintain and expand public amenities and 
services in Downtown 
 

Agency: DDA Tools: Capital improvement 
planning 

 Implement infill and redevelopment policies 
that support downtown 
 

 City  Establish concepts in 
overlay zone 

 Encourage a wide mix of uses, offering retail 
and commercial services along street level and 
business/office/residential on upper floors in 
all except for residential areas 
 

 City  Establish in vision and 
intent of overlay zone 

 Monitor market conditions and actively 
promote vitality of Downtown locations 
 

 DDA  Ongoing operational 
budget 

 Continue to support and expand Art on the 
Corner 
 

 DDA  Ongoing operational 
budget 

 Continue to support and expand the cultural 
offerings downtown, including theaters, 
museums and festivals 
 

 DDA, 
City 

 Ongoing operational 
budgets 

 Enhance and preserve Whitman and Emerson 
Parks to encourage use by the community 
 

 City, 
DDA 

 Continuing to develop 
alternatives, work with 
partners 
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Goal:  Promote downtown living by providing a wide range of housing opportunities in the Study Area. 
 
Actions: Support a regional housing strategy with an 

emphasis on infill, downtown housing 
Agency: Multi-

Agency 
Tools: Housing Strategy 

 Educate developers about resources available 
for delivery of affordable units 

 Multi-
Agency 

 Housing Strategy 

 Amend zoning codes to accommodate vertical 
mixed-use development 
 

 City  Statement in zoning 
overlay to supplement 
existing zoning 
 

 Educate local appraisers and real estate and 
financial institutions on valuing/under-writing 
mixed-use projects 
 

 Multi-
agency 

 Housing Strategy 

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

Actions: Partner in investments for public right-of-way 
improvements 

Agency: City, 
DDA 

Tools: Ongoing partnerships 

 Encourage pedestrian movement through good 
design, safe crossings, and identifiable 
connections 
 

 City  Ongoing directed effort on 
individual projects 

 Reconfigure public thoroughfares to provide 
safe multi-modal transportation 
 

 City  Already reinforced 
through City 
transportation standards 

 Advance and fund the Ute/Pitkin realignment 
to the south 
 

 Multi-
agency 

 City-coordinated effort 
with DDA, CDOT 

 Manage vehicular traffic in high pedestrian 
areas 

 City  Already reinforced 
through City 
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 transportation standards 

 Incorporate bike routes on all residential streets 
that connect to the commercial core 
 

 City  Already reinforced 
through City 
transportation standards 

 Prepare a long-term parking plan to maximize 
shared parking facilities 
 

 City, 
DDA 

 Ongoing partnerships, 
capital improvement 
planning 

 Modify the codes to limit the establishment of 
private parking lots and find ways to fund 
public parking in the downtown area 

 City  Zoning overlay; consider 
option of PIL to parking 
fund in Central Business 
District 

 

Goal:  Stabilize and enhance the historic residential neighborhoods. 

Actions: Discourage further encroachment of non-
residential uses into the established residential 
neighborhoods 
 

Agency: City Tools: Zoning overlay 

 Establish design standards for the transitional 
areas to include larger setbacks, detached 
sidewalks, appropriate building heights, and 
pedestrian-friendly features along the street 
 

 City  Zoning overlay 

 Work with local lenders to offer low-interest 
rehabilitation loans for upgrades 
 

 City  Future 
infill/redevelopment 
program 

 Establish a disbursement policy for service 
organization facilities 
 

 City  Already addressed in 
current code 

 Establish a replacement housing policy for loss  Multi-  Housing Strategy 
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of affordable units due to redevelopment 
initiatives 
 

agency 

 Explore the options of a regional housing 
policy to address a variety of enforcement 
issues 

 Multi-
agency 

 Consider establishing a 
Housing Maintenance 
Code  

 Promote the establishment of neighborhood 
watch and neighborhood organizations 
 

 City  Neighborhood Services 

 

Goal:  Promote and protect the unique identity of the Downtown Area 
 

Actions: Advance a façade improvement program to 
preserve historic character and structures of 
commercial structures 
 

Agency: DDA Tools: Façade Improvement 
Grant Program 

 Develop a set of guidelines to address 
streetscape, landscape, building and façade 
design, as well as signage and parking 
standards specific to downtown 
 

 City  Zoning overlay, revised B-
2 zone, consider revising 
signage code  

 Enhance the aesthetic appeal of the area 
through gateway improvements 
 

 DDA  Capital improvement 
planning and wayfinding 
improvements 

 Identify and promote designation of historic 
structures 
 

 City  Historical Preservation 
Board 

 Develop a public signage palette with varying  DDA,  Wayfinding improvements 
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sizes, poles and ornamentation, colors, fonts 
and logos 
 

City for Central Business 
District with possible 
expansion to Original 
Square Mile 

 

Goal:  Jump-start the revitalization and reinvestment in the downtown area with strategic catalyst projects. 
 

Actions: Plan and budget for strategic property 
acquisition for future development 
 

Agency: DDA Tools: Capital improvement 
planning 

 Identify locations for and promote the concepts 
of catalyst projects, including Public 
Building/Housing/Mixed-Use,  Live/Work 
Units, Mixed-Use Retail/Residential, and 
Mixed-Use Retail/Office 

 Multi-
agency  

 Ongoing partnerships (e.g. 
City Center RFP); capital 
improvement planning 
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DOWNTOWN STRATEGIC PLAN AREA-WIDE CONCEPTS/THEMES 

 
Establish and improve gateways to the Downtown Area (check those you agree with). 
  17 = 47.22% ___ 7th Street and North Avenue 
  15 = 41.67% ___ 1st Street and Grand Avenue 
  10 = 27.78% ___ 12th Street and Grand Avenue 
  17 = 47.22% ___ 1st and Main Streets 
  12 = 33.33% ___ 12th and Main Streets 
  10 = 27.78% ___ 5th Street and South Avenue 
  10 = 27.78% ___ 7th Street and Pitkin Avenue 
    6 = 16.67% ___ Other – please describe or locate on the attached map 
  ____________________________________________________________   

    7 = 19.44%     ___ No Answer 
 

Examine the possibility of making 4th and 5th Streets both 2-way streets between Grand and 
North Avenues 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  7 = 19.44%   A:  7 = 19.44%   N:  2 = 5.56%   D:  11 = 30.56%   SD:  9 = 25.00%   NA:  0 = 0.00% 

 
Establish a distinctive public sign palette for the original square mile to include street signs 
and directional signs that have recognizable poles, ornamentation, colors, fonts and logos. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  18 = 50.00%   A:  5 = 13.89%   N:  12 = 33.33%   D:  1 = 2.78%   SD:  0 = 0.00%   NA:  0 = 0.00% 

 
Emphasize “walkability” of Downtown through ongoing improvements to pedestrian 
crossings, bicycle facilities (e.g. bike lanes on streets, bike racks at strategic locations). 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  28 = 77.78%   A:  5 = 13.89%   N:  3 = 8.33%   D:  0 = 0.00%   SD:  0 = 0.00%   NA:  0 = 0.00% 
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CENTRAL BUSINESS DISTRICT (CBD) CONCEPTS/THEMES 
 

I agree with the boundaries as shown for the Central Business District. 
Yes 28 = 77.78%  No 0 = 00.00%  No Answer 8 = 22.22% 
If no, please draw your proposed revisions on the attached map.   
 
ARCHITECTURE 
Establish a cohesive character/theme that harmonizes new structures with the existing 
buildings through common materials, scale and architectural details 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  26 = 72.22%   A:  4 = 11.11%   N:  2 = 5.56%   D:  1 = 2.78%   SD:  0 = 0.00%   NA:  3 = 8.33% 

  
Promote high density, vertically mixed use structures (e.g. retail at street level and 
residential or office above) 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  19 = 52.78%   A:  11 = 30.56%   N:  2 = 5.56%   D:  2 = 5.56%   SD:  0 = 0.00%   NA:  2 = 5.56% 

 
There should not be a height restriction in the CBD provided there are guidelines in place to 
address compatibility with surrounding uses and those are met by the proposed building.  
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  5 = 13.89%   A:  9 = 25.00%   N:  4 = 11.11%   D:  11 =30.56%   SD:  5 =13.89%   NA:  2 = 5.56% 
 
 

Taller buildings should be located in the center of the CBD, with lower buildings on the edges 
of the CBD. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  14 = 38.89%   A:  10 = 27.78%   N:  6 = 16.67%   D:  4 = 11.11%   SD: 0 = 0.00%  NA:  2 = 5.56% 
 
 

Preserve and restore significant historic structures 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  30 = 83.33%   A:  2 = 5.56%   N:  2 = 5.56%   D: 1 = 2.78%   SD:  0 = 0.00%   NA:  1 = 2.78% 
 

 
Promote infill development that is compatible with the existing downtown character 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  22 = 61.11%   A:  11 = 30.56%   N:  1 = 2.78%   D:  1 = 2.78%   SD:  0 = 0.00%   NA:  1 = 2.78% 
 

SITE/AREA IMPROVEMENTS 
The streetscape will be dominated by buildings rather than parking lots 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  16 = 44.44%   A:  12 = 33.33%   N:  3 = 8.33%   D:  1 = 2.78%   SD:  0 = 0.00%   NA:  4 = 11.11% 
 

Uses and activities in the CBD will have a maximum amount of parking that can be provided 
to encourage shared parking and reduce surface parking within the CBD. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  13 = 36.11%   A:  12 = 33.33%   N:  6 = 16.67%   D: 0 = 0.00%   SD: 0 = 0.00%   NA:  5 = 13.89% 
 

Explore new ways to pay for public parking. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
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SA:  8 = 22.22%   A:  14 = 38.89%   N:  10 = 27.78%   D:  1 = 2.78%   SD:  0 = 0.00%   NA:  3 = 8.33% 
 

Provide streetscape details that compliment the architectural character of downtown Grand 
Junction.   
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  27 = 75.00%   A:  8 = 22.22%   N:  0 = 0.00%   D:  0 = 0.00%   SD:  0 = 0.00%   NA:  1 = 2.78% 
 

   
The most important streetscape characteristics to me are (check all that apply): 
24 = 66.67% ___ Downtown entries have landscaped medians, corner bulbs,  
   special signs 
27 = 75.00% ___ Hardscaped areas (brick pavers or concrete) that also provide for   
  furnishings, sculptures and planted areas 
33 = 91.67% ___ Street trees 
28 = 77.78% ___ Lighting that is down lit and with historical style poles 
24 = 66.67% ___ Distinctive street lighting for downtown residential core 
28 = 77.78% ___ Sitting/gathering areas such as small plazas, play areas and  
   performance venues 
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CENTRAL BUSINESS DISTRICT (CBD) NORTH CONCEPTS/THEMES 
 

I agree with the boundaries as shown for the CBD North area. 
Yes 26 = 74.29%  No 1 = 2.86%  No Answer 8 = 22.86% 
 
If no, please draw your proposed revisions on the attached map.   
 
ARCHITECTURE 
Establish a cohesive character/theme that harmonizes new structures with the existing 
buildings through common materials, scale and architectural details 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  23 = 65.71%   A:  6 = 17.14%   N:  3 = 8.57%   D:  1 = 2.86%   SD:  0 = 0.00%   NA:  2 =5.71%  

 
Promote vertically mixed use structures (e.g. retail at street level and residential or office 
above) 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  18 = 51.43%   A:  15 = 42.86%   N:  1 =2.86%   D:  0 = 0.00%   SD:  0 = 0.00%   NA:  1 = 2.86% 

     

The maximum building height of 65 feet shall only be allowed along the Grand Avenue side.  
The buildings should “step down” so that the fronts of buildings that are directly across the 
street from residential buildings or uses are only 35 feet in height.  
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  14 = 40.00%   A:  8 = 22.86%   N:  10 = 28.57%   D:  0 = 0.00%   SD:  0 = 0.00%   NA:  3 = 8.57% 
 
Scale and massing of buildings or portions of buildings along Ouray and Chipeta Avenues will 
be compatible with residential scale. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  28 = 80.00%   A:  3 = 8.57%   N:  3 = 8.57%   D:  0 = 0.00%   SD:  0 = 0.00%   NA:  1 = 2.86% 
 

 
 

SITE/AREA IMPROVEMENTS 
Buildings should have a maximum setback of 25 feet so that parking and delivery areas must 
be located behind rather than in front of the buildings. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  18= 51.43%   A:  8 = 22.86%   N:  7 = 20.00%   D:  1 = 2.86%   SD:  0 = 0.00%   NA:  1 = 2.86% 
 

 
Streetscape along Grand Avenue and 4th and 5th Streets will continue in a design compatible 
with the existing improvements along Grand Avenue (e.g. decorative pavement and street 
trees).  
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  23 = 65.71%   A:  4 = 11.43%   N:  6 = 17.14   D:  0 = 0.00%   SD:  0 = 0.00%   NA:  2 = 5.71% 
      

 
 
Streetscape along Ouray and Chipeta Avenue will continue in a design compatible with the 
existing residential character (e.g. detached sidewalk, landscaping in park strip between curb 
and sidewalk, and street trees).  
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
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 SA:  24 = 68.57%   A:  6 = 17.14%   N:  2 = 5.71%   D:  0 = 0.00%   SD:  0 = 0.00%   NA:  3 = 8.57% 
 

Where available, some parking for non-residential uses may be on the street but only in front 
of the actual use, not in front of other adjacent uses. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree  
SA:  16 = 45.71%   A:  7 = 20.00%   N:  4 = 11.43%   D:  3 = 8.57%   SD:  2 = 5.71%   NA:  3 = 8.57% 
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DOWNTOWN RESIDENTIAL CORE CONCEPTS/THEMES 
 

I agree with the boundaries as shown for the downtown residential core. 
Yes 28 = 77.78%  No 5 = 13.89%  No Answer 3 = 8.33% 
 
If no, please draw your proposed revisions on the attached map.   
 
No large-scale redevelopment projects will be allowed within the downtown residential core. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree  
SA:  23 = 63.89%   A:  4 = 11.11%   N:  5 = 13.89%   D:  3 = 8.33%   SD:  0 = 0.00%   NA:  1 = 2.78% 
 

The downtown residential core should be preserved for residential uses only with no further 
encroachment of non-residential uses. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  27 = 75.00%   A:  1 = 2.78%   N:  4 = 11.11%   D: 3 = 8.33%   SD: 0 = 0.00%   NA:  1 =2.78%  
 
Maintain the existing character of the house styles within the downtown residential core 
neighborhood – new construction or alteration must be compatible with key architectural 
characteristics and site elements of the neighborhood. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  29 = 80.56%   A:  4 =11.11%   N:  1 = 2.78%   D:  2 = 5.56%   SD:  0 = 0.00%   NA:  0 = 0.00% 

 
Maintain and enhance the pattern of landscaped front yards that gives the downtown 
residential core neighborhood a distinctive, friendly appearance. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  27 = 75.00%   A:  3 = 8.33%   N:  2 = 5.56%   D:  2 = 5.56%    SD:  0 = 0.00%    NA:  2 = 5.56% 
       
Regulate the scale of accessory structures to maintain their character as subordinate to the 
primary residence. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  27= 75.00%   A:  5 = 13.89%   N:  3 =8.33%   D:  0 = 0.00%   SD:  0 = 0.00%   NA:   1= 2.78% 
 
New construction of accessory structures may be allowed to be built at historic setbacks (e.g. 
there could be a zero foot setback from the alley and only 3 feet from neighboring property 
line). 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  11 = 30.56%   A:  9 = 25.00%   N:  9 = 25.00%   D:  3 = 8.33   SD:  2 = 5.56%   NA:  2 =5.56% 
     
Where existing residential zoning allows, provide a diversity of housing types through 
development of multi-family housing that is in keeping with the character of the 
neighborhood. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  13 = 36.11%   A:  12 = 33.33%   N:  6 = 16.67%   D:  1 = 2.78%   SD:  4 = 11.11% NA:  0 = 0.00% 

 Discourage tearing down existing historic homes in order to construct new residential 
structures. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  21 =58.33%   A:  7= 19.44%   N:  5 = 13.89%   D:  1 = 2.78%   SD: 2 = 5.56%   NA:  0 = 0.00% 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 

 
Regulate the spacing of non-traditional residential uses (e.g. service organizations, group 
homes) so as to equitably disburse them throughout the downtown residential area.  
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  19 = 52.78%   A:  6 = 16.67%   N:  8 = 22.22%   D:  2 =5.56%   SD:  0 = 0.00%   NA:  1 = 2.78% 
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DOWNTOWN TRANSITIONAL CORRIDORS CONCEPTS/THEMES 
 
I agree with the boundaries as shown for the downtown transitional corridors. 
Yes 21 = 60.00%  No 9 = 25.71%  No Answer 5 = 14.29% 
  
If no, please draw your proposed revisions on the attached map.   
 
Reuse of residential structures and new construction in the transitional corridors shall retain 
residential character. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree  
SA:  24 = 68.57%   A: 6 = 17.14%   N:  3 = 8.57%   D: 0 = 0.00%   SD: 0 = 0.00%   NA: 2 = 5.71% 

 
The most important residential characteristics to me are (check all that apply): 
29 = 82.86% ___ Maintain landscaped front yards (no parking in the front yard) 
24 = 68.57% ___ Setback of building from street 
30 = 85.71% ___ Small, low signage 
31 = 88.57% ___ Maintain or construct building forms that are typical of residential  
  architecture (e.g. 1-1/2 to 2 stories, sloping roofs, window  
   pattern, porches) 
28 = 80.00% ___ Use materials that are similar in color and texture as those in the   
  residential neighborhood (e.g. roofing, siding) 
29 = 82.86% ___ Minimize the visual impact of parking provided for the transitional  
   uses 
  3 = 8.57% ___  Other – Please List, Describe_______________________________ 
____________________________________________________________ 
  
Front yards of transitional uses shall be reserved for landscaping, sidewalks and driveway 
access to parking areas and signage to maintain the residential character. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:   24 = 68.57%   A:  6 = 17.14%    N: 3 =8.57%    D: 0 = 0.00%   SD: 0 = 0.00%   NA:  2 = 5.71%  
 
Keep signs for the non-residential uses subordinate to the residential character. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  27 = 77.14%   A:  6 = 17.14%   N:  1 =2.86%   D:  0 = 0.00%   SD:  0 = 0.00%   NA:  1 = 2.86% 

   
Regulate maximum building size in transitional corridors. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  24 = 68.57%   A:  6 = 17.14%   N:  1 = 2.86%   D:  3 = 8.57%   SD:  0 = 0.00%   NA:  1 = 2.86% 
 

Regulate hours of operation for transitional uses. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  13 = 37.14%   A:  6 = 17.14%   N:  11 = 31.43%   D:  4 = 11.43%  SD: 0 = 0.00%   NA:  1 = 2.86% 
 

Regulate building, site and signage lighting for transitional uses to minimize impact on 
adjacent residential core. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  26 = 74.29%   A:  6 =17.14%   N:  1 = 2.86%   D:  1 = 2.86%   SD:  0 = 0.00%   NA:  1 = 2.86% 
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Regulate parking and screening on non-residential sites to minimize impact on adjacent 
residential core. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  24 = 68.57%   A:  7 = 20.00%   N:  1 = 2.86%   D:  1 = 2.86%   SD:  0 = 0.00%   NA:  2= 5.71% 
 

Transitional uses should not be allowed to have outdoor storage areas. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree 
SA:  15 = 42.86%   A:  6 = 17.14%   N:  8 = 22.86%   D:  3 = 8.57%   SD:  1 = 2.86%   NA:  2 = 5.71% 
 

Where available, some parking for non-residential uses may be on the street but only in front 
of the actual use, not in front of other adjacent uses. 
Strongly Agree Agree  Neutral  Disagree Strongly Disagree  
SA:  16 = 45.71%   A:  6 = 17.14%   N:  6 = 17.14%   D:  3 = 8.57%   SD:  2 = 5.71%   NA:  2 = 5.71% 
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CITY OF GRAND JUNCTION, COLORADO  

 

ORDINANCE NO. ____  

 

AN ORDINANCE AMENDING ORDINANCE NO. 2211 BY ADOPTION OF THE 7
TH

 

STREET RESIDENTIAL HISTORIC DISTRICT ZONING OVERLAY DESIGN 

STANDARDS AND GUIDELINES, 

AMENDING THE ZONING AND DEVELOPMENT CODE TO ADD SECTION 7.7 

 
RECITALS:   
 
Many of the recommendations of the Strategic Downtown Master Plan can be 
implemented through the use of an overlay zone district. In 1984 the City Council zoned 
A portion of the District PR-8. Almost 25 years later the City has completed a planning 
process that includes the 7

th
 Street Historic District in its entirety. The 7

th
 Street Historic 

District would benefit from overlay zoning because: 
 

1) it is not clear whether a plan to implement the PR-8 zoning was adopted in 1984; 
2) the 1984 plan, if adopted, is not clear and does not adequately address the 

unique historic character of the neighborhood; and 
3) the planning area has not been, until now, comprehensively reviewed. 

 

The 7
th

 Street Historic District Design Standards and Guidelines are being proposed for 
the properties included in the designated National Register Historic District, which 
includes those properties adjacent to 7

th
 Street between Teller and Grand Avenue, as 

well as the properties at the southeast and southwest corners of 7
th

 Street and Grand 
Avenue. The Design Standards and Guidelines are incorporated as a part of the 
Planned Development zoning for the properties north of Grand Avenue, and as an 
overlay zone for the properties south of Grand Avenue.   
 

NOW THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION: 
 

That Ordinance No. 2211 is hereby amended to adopt, and as necessary or required, 
repeal the 1984 ―Seventh Street Planned Development District PR-8‖. Furthermore, be 
it ordained that the ―7

th
 Street Historic District Design Standards and Guidelines‖ be 

adopted and applied to the area shown In Attachment A and described as: 
 

Lots 11 through 21, inclusive, Block 39; 

Lots 1 through 11, inclusive, Block 40; 

Lots 1 through 10, inclusive, Block 49; 

Lots 11 through 21, inclusive, Block 50; 

Lots 11 through 20, inclusive, Block 61; 

Lots 1 through 10, inclusive, Block 62; 

Lots 1 through 12, +W19 ft. of lot 13, inclusive, Block 71; 

Lots 11 through 21, inclusive Block 72; 

Lots 11 through 13, inclusive, Block 83; 

Lots 14 through 16, inclusive, Block 83; and 



                                                                        

 

 

 

All of Block 84, City of Grand Junction, Section 14 1s 1W except the right-of-way in 
the northwest corner, 

All in the City of Grand Junction, Colorado. 

 

Further, that the Zoning and Development Code be amended to add Section 7.7. 

 

The City Council authorizes the Clerk to publish the amendment by pamphlet. 
 
 
Introduced on first reading this 17

th
 day of August, 2009. 

 
Passed and adopted on second reading the ____ day of _____________, 2009. 
 
ATTEST: 
 
 
 
_______________________    _________________________ 
City Clerk         President of the 
Council 
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1   HISTORY 
The North Seventh Street Historic Residential District encompasses the area as shown 
on the map below – generally 7th Street between Hill and White Avenues and the north-
south alleyways on the east and west sides of 7th Street.  The North Seventh Street 

Historic Residential District was listed in the 
National Register of Historic Places in 1984.  
The district is the most intact historic 
residential area in the community and 
includes noted architect Eugene Groves’ 1925 
Lowell School.  The District includes 34 
structures, primarily homes, that were 
constructed in the community’s early years by 
some of the most prominent and prosperous 
citizens of the time.  
 
The street itself was shown on the City’s 
original town plat as a 100-foot wide avenue 
designed to serve, as it does today, as a major 
north-south thoroughfare to the downtown 
commercial area just three blocks to the 
south.  The wide boulevard became home to 
many merchants and professional people in 
the area as they built homes along the 
corridor between the 1890s and 1930s.  The 
architecture reflects influences and 
interpretations of several popular turn-of-the-
century styles including Queen Anne, Colonial 
Revival and Mission as well as a progression 
of development from modest cottages to 
elaborate bungalows.  This resulted in a 
varied, eclectic and unique character along 
the corridor that is enhanced by the wide 
tree-lined boulevard, with its planted median. 

  
 

2   PROJECT BACKGROUND 
The City’s Strategic Downtown Master Plan identified goals, actions and tools for 
implementing the plan for the entire original square mile, including the North Seventh 
Street Residential Historic District.  Development of a zoning overlay for the area was 
identified as one of the tools that could best address many of the desired goals and 
actions.  Because the North Seventh Street District is such a unique area in the 
community and in downtown, it was suggested that a separate overlay zone be 
developed for the area.   
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It is recognized that the shady, tree-lined stretch of North 7th Street with its eclectic 
architecture deserves to be preserved yet, at the same time, this unique district is 
constantly changing.  The North Seventh Street Historic Residential District Zoning 
Overlay is intended to provide guidance and criteria for maintaining the district as well 
as accommodating reasonable change as both public and private improvements are 
made to the properties within the neighborhood.  
If properly administered and adhered to, the 
guidelines and standards of the overlay zone 
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.   
 
The general purposes of the guidelines and 
standards are: 

 To preserve the historical and/or 
architectural value of buildings. 

 To create an aesthetic appearance of the 
properties and the streetscape within the 
district that complements the historic 
buildings. 

 To stabilize and improve property values. 
 
These guidelines and standards were developed upon an analysis of the existing 
character of the District as summarized in the information developed for each property 
as included in Appendix B.  In addition, property owners within the District were asked 
to complete a questionnaire for their input on the important characteristics of the 
District and the concepts for the preservation and protection of those characteristics.  
The questionnaire process is summarized in Appendix C. 
 
The guidelines and standards of this zoning overlay supplement other development 
regulations such as the City Zoning and Development Code, which includes detailed 
criteria by zone district, planned development regulations, design and improvement 
standards, supplemental use regulations and sign regulations and the City 
Transportation and Engineering Design Standards (TEDS).  In the instance the guidelines 
and standards of this overlay are silent on a development concern, the existing 
regulations shall apply. 
 
The guidelines and standards identify design alternatives and specific design criteria for 
the visual character and physical treatment of private development and public 
improvements within the North Seventh Street District.  They are adopted through an 
overlay zoning district, which will establish the means by which the standards are 
administered and enforced. 
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3   LAND USE 
 
A. UNDERLYING ZONING 
The underlying zoning for that portion of the North 7th 
Street District that is zoned Planned Development (PD – 
Dark Green) shall be Residential 8 (R-8).  Any zoning issue 
not addressed by the following guidelines and standards 
including but not limited to Intensity/Density, Performance 
Standards and Bulk Standards shall defer to the R-8 zone 
district as outlined in the Zoning and Development Code as 
amended. 
 
Included in the District are three properties south of Grand 
Avenue:  two converted houses on the west side of 7th Street and R-5 High School on 
the east.  The houses are zoned Downtown Business (B-2 – Bright Pink) and the school 
is zoned Community Services and Recreation (CSR – Bright Green).  While the overlay 
applies to these properties, the zoning remains unchanged.  Because the zones are not 
Planned Development (PD) no underlying zoning need be identified.  

 
B. ALLOWED BASE USES 
The specific uses in the North Seventh Street Historic Residential District are as listed 
below by address. 
 
WEST SIDE     EAST SIDE 
739 7th St – Single Family   750 7th St – Single Family  
731 7th St – Daycare    726 7th St – 4 units/1 building 
727 7th St – Daycare    712 7th St – Single Family  
715 7th St – Daycare    706 7th St – Single Family  
707 7th St – Single Family    640 7th St – Boarding House 4 Rooms  
639 7th St – Single Family    626 7th St – 5 units/1 building  
625 7th St – Single Family    620 7th St – 4 units/1 building 
621 7th St – Single Family    604 7th St – Single Family  
611 7th St – Single Family    536 7th St – Single Family  
605 7th St – 2 units/2 bldgs; 1 unit each          522 7th St – Single Family 
535 7th St – Church    520 7th St – Single Family  
515 7th St – Single Family    710 Ouray – Single Family  
505 7th St – Single Family    440 7th St – 2 units / 2 bldgs; 1 unit each       
       
445 7th St – Single Family    428 7th St – Single Family  
433 7th St – Single Family    720 Grand – Church  
417 7th St – Single Family    310 7th Street – School 
407 7th St – Single Family  
337 7th St – Office – 4 units 
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327 7th St – Office – 10 units  
 
C.  OTHER ALLOWED RESIDENTIAL USES 
The following uses are allowed within the North Seventh Street Historic Residential 
Uses subject to review and compliance with the Zoning and Development Code.  The 
City of Grand Junction Historic Preservation Board shall be a review agency for all such 
applications.  
 

 Residential Sub-Units (subordinate to the primary residential use and located 
withing the principal structure) 

 Accessory Units (subordinate to the primary residential use and detached from 
the principal structure) 

 Bed and Breakfast  1 to 3 Rooms 

 Home Occupation 

 Home-based Daycare 
  

D.  ALL OTHER USES 
This Overlay Zone is not intended to categorically prevent any future use changes but to 
ensure that if they occur, they are carried out in a consistent manner and with 
appropriate opportunity for public input.  Changes to uses other than the allowed 
residential uses listed in C. above, require staff review and recommendation to the 
Planning Commission.  City Council shall be the decision maker.  The public hearing 
procedure shall be in accordance with that of a rezone application in the Zoning and 
Development Code.  The City of Grand Junction Historic Preservation Board shall be a 
review agency for all such applications.  In addition, any demolition or removal of any 
principal structure shall be reviewed in accordance with this paragraph. 
 
E.  REVIEW OF ALTERATIONS 
Alterations shall be subject to administrative review per the Zoning and Development 
Code.  Appeals of a Director’s decision and variance requests shall be heard by the 
Grand Junction Planning Commission.  The City of Grand Junction Historic Preservation 
Board shall be a review agency for all such applications.  
  

 The addition or removal of any accessory structure. 
 

 Additions or major exterior alterations, such as siding, windows, doors and 
porch enclosure on a principal structure where there is no change of use. 
 

 The addition or alteration of any major site features such as parking areas, 
accesses, fencing and signage.  
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4   DESIGN GUIDELINES AND STANDARDS 

 
A.  STREETSCAPE AND DISTRICT IDENTIFICATION 
 
1. Views.  The District’s unique buildings are bordered by a mature, tree-lined 

street, which creates an extended horizontal view.  This open view gives the 
buildings in the District visibility and provides safety.  Through application of the 
overlay property owners and the City will: 

 

 Maintain the direct visual line of sight up and down the North 7th Street corridor 
and at the cross street corners by minimizing unnecessary visual clutter and 
distraction.   
 

 Maintain and enhance the historic character of landscaping in the median and 
the park strip between the curb and sidewalk along North 7th Street.  Materials 
should be primarily grass, street trees and low ornamental plants.  
 

 Park strips should not be planted with dense, tall materials as they detract from 
the overall character of the streetscape and impede visibility and safety for 
pedestrians and vehicles. 
 

 Parking is not allowed in the park strip along 7
th

 Street or in the park strip along 
side streets.  
 

2. Landscaping.  The District’s unique streetscape enhances the architectural 
character.  Through application of the overlay property owners and the City will: 

 

 Maintain and restore where missing, the historic spacing of mature street trees 
along the North 7th Street corridor.  Street trees along North 7th Street provide 
full canopy coverage for shade for residents and pedestrians.  Street trees 
should remain intact, with new trees planted to fill in where they may be 
missing or as aging trees are replaced. 
 

 Maintain and enhance the historic 
character of landscaping in the 
median and the park strip between 
the curb and sidewalk along North 
7th Street.  Materials should be 
primarily grass, street trees and low 
ornamental plants.  Landscaping 
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these areas with no living material is highly discouraged. 
 

 Park strips should not be planted with dense, tall materials as they detract from 
the overall character of the streetscape and impede visibility and safety for 
pedestrians and vehicles.  
 

3. District Identification.  Clear, legible, unified signage allows visitors to 
immediately recognize they have entered the District.  Currently, there are 
identification signs at either end of the District but they are not consistent in 
appearance.  Through application of the overlay property owners and the City will:  

 

 Enhance the character of the District by providing clear entrance signage and/or 
other design features that clearly identifies the District.    
 
 

 Replace historic street names 
in the sidewalk at all cross-
street intersections within 
the District. 

 
 
 
B.  ARCHITECTURAL CONSIDERATIONS 
 
1. Building Proportions.  Maintaining a building’s historical massing and scale and 

a consistent building height gives the District a unique appearance that helps 
preserve its historical character and reinforces the distinct architectural period and 
style of the District.   

 

 The arrangement of building components or volumes into a whole structure 
constitutes its mass and scale.  The building’s overall massing and form should 
honor its historical style.  In the North 7

th
 Street District, the building forms have 

historically reflected a human scale. 
 

 Buildings within the district shall be no taller than three stories or 35 feet 
whichever is greater. 
 

 First floor facades that face North 7th Street shall be of a height similar to 
adjacent buildings not to exceed 35 feet to further create visual unity. 

 
2. Building Setbacks and Placement on the Lot.  Cohesiveness 

within the District begins with the alignment of individual 
properties, which gives way to cohesive blocks.  Maintaining the 
setbacks/building placement is necessary.  
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 Primary structures up and down the street shall visually align.  Maintain a 
minimum front yard setback of 20 feet and a maximum of 30 feet for all primary 
structures. 
 

 Maintain the historic pattern of side yard setbacks for principal structures that 
establish a consistent spacing of facades on the streetscape. 
 

3. Roofs.  Severely altering a building’s roof changes a building’s height, façade, 
and support structures.  This ultimately alters the building’s historic form and does 
not preserve its historic character. 

 

 Roof shape, pitch and overhang shall keep the building’s original construction 
and historical style. 
   
 
 
 

 
 

 Keeping rooftop features such as chimneys and other fixtures is encouraged to 
reinforce the building’s historical style.      

 
4. Entrances.  The buildings in the District were designed to face North 7th Street.  

This is Grand Junction’s only downtown residential example where entire blocks of 
houses face a north-south street.  This detail is a defining characteristic for the 
District and must be maintained.  Modification of the size and/or location of the 
doorway changes the overall style of a building’s façade.   

 

 Unless a building was originally designed differently on a corner property, the 
primary building entrances shall face North 7th Street. 

 

 Doorways shall keep the building’s original construction and historical style. 
 
 

 
 
 
 
 
 
 



                                                                        

North 7th Street Historic Residential District Zoning Overlay 

 

 
5. Windows.  Modification of the size and/or location of a building’s windows 

changes the overall style of its façade.  Window shape, alignment and style must be 
protected to preserve the building’s historic character. 
 

  Maintain the historic pattern of windows and 
their vertical and horizontal rhythms.  
Openings should not be enlarged, closed off 
or otherwise altered in form. 
 

  Repair and maintenance of windows is a 
primary need.  Replace window sashes and 
frames with components that match the 
originals as closely as possible. 
 

  Shade structures such as awnings are appropriate additions to windows 
provided materials are consistent with the architectural style.  Primary materials 
shall be cloth and wood.  Plastic, vinyl and metal shade structures are not 
allowed. 
 

6. Porches, Stairs and Entry Platforms.  A key characteristic of many of the 
buildings in the North 7th Street District is the pattern and prominence of the raised, 
first floor porches, regardless of the architectural style or period.  This important 
element of the streetscape and its components of construction must be maintained. 

 
 

 
 
 
 
 
 

 Maintain porches as integral parts of the overall building character and style. 
 

 The ground plane of any entry platform or stairs should stand no higher than 
one-half a story. 
 

 Avoid enclosing a porch whenever possible.  If it must be done, design the 
enclosure so that the original lines of the porch roof, eaves and supports are 
preserved. 

 
7. Accessibility and Fire Escapes.  For certain types of building uses, handicapped 

access and/or fire access may be required. 
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 For accessible ramps, use the same materials and design ramps to be compatible 
with the architectural style of the building.  The ramp should provide a non-skid 
surface and have no greater than a 1 to 12 slope. 

 

 For fire access, there are design alternatives available which are inexpensive and 
unobtrusive.  Avoid construction of a large, intrusive metal or wooden structure 
on the front or visible side of a building whenever possible.  A simple metal pole 
or ladder attached to a rear or secondary façade and painted in the wall or trim 
color is the recommended solution. 

 
8. Exterior Materials.  As historic homes age, exterior materials inevitably need 

replacing.  Whether scientific advancement has deemed a certain material unsafe or 
a material is simply worn, it is important to replace these materials in a manner that 
reflects the building’s historical style in order to preserve the district’s overall 
character. 

 

 Exterior surfaces should be replaced with historically accurate materials. 
 

 If the former is not possible, exterior wall surfaces, foundation, roofing, trim, 
gutters, downspouts, exterior lighting and other unique detailing can be 
replaced with modern materials provided that the appearance is consistent with 
the historical character. 

 

 Hazardous materials that do not pose a threat can remain a part of the 
structure.  Hazardous materials that must be replaced should be done in a 
manner that keeps a building’s historic style. 

 
9. Repairs and Renovations.  As historic homes age, repairs and renovations are 

inevitable.  It is important to maintain a building’s historic style in order to preserve 
the overall historic character of the District.   Demolishing a building for any reason 
other than structural safety may not occur without consent of the City. 

 

 Repairs and renovations may employ modern materials provided they blend in 
and do not detract from a building’s historical style. 

 

 Use of modern materials may be allowed provided they are not permanent and 
can be removed without damage to the underlying materials or structure of the 
building. 
 

 No new primarily nonresidential structures shall be built in the District. 
 
10. Additions and Secondary Buildings.  The primary structures along North 7th 

Street historically define the District.  Each primary structure must be maintained 
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and each building’s historical form should not be severely altered to preserve the 
character of the district. 

 

 Secondary structures shall not be taller than the highest eave line of the primary 
structure. 
 

 Additions shall not exceed 35 percent of the gross square footage of the 
principal structure and not be visually prominent.  Position and design additions 
so that they are subordinate to and do not alter the original proportions of the 
front façade.  
 

 Maintain the historical alignment of buildings when constructing additions. 
 

 If additional floors are constructed, set back the addition to preserve the historic 
eave or roof line of the original structure. 
 

 The height of the addition shall not exceed the overall height (roof peak) of the 
original structure. 
 

 The materials used for additions should be similar to materials used on the 
original building. 
 

 Respect the character of existing openings and continue the pattern where 
feasible. 

 
C.  DEMOLITION 
Designation of a structure within the North 7th Street Residential Historic District does 
not mean that  it cannot be demolished.  The following shall be considered when 
determining whether or not a structure may be demolished. 
 

 Whether the structure is contributing and has significant historical importance. 
 

 Whether the structure is an essential part of a unique street section or block 
and whether that can be appropriately reestablished by a new structure. 
 

 The state of repair and the structural stability of the building. 
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D.  SIGNAGE AND SITE IMPROVEMENTS   
 

1. Fencing.  Fencing in the front yards of properties along North 7th Street limits 
the north-south views and detracts from views of the architectural facades of the 
buildings. 

 Fencing is allowed on all sides 
of the property according to 
the Zoning and Development 
Code.   

 
 

 Fencing in rear and side yards shall be subject to the regulations of the Zoning 
and Development Code. 
 

 Front yard fencing within the 7th Street District shall not exceed 36 inches in 
height and be of an open design.  On a corner lot, this shall apply to both the 7th 
Street frontage as well as the side street frontage.  Along the side street, fencing 
from the rear corner of the principal structure to the north-south alleyway, may 
exceed 36 inches in height and be of a material acceptable under the Zoning and 
Development Code.  
 

 Front yard fencing materials should be in keeping with the building’s historical 
style.  The color and texture of the materials should be coordinated with the 
adjacent structures.  Wood, brick and wrought iron are the most appropriate 
front yard fencing materials.  The use of split rail, chain link and wire mesh is not 
allowed. 
 

2. Parking.  Front driveways and on-street parking along 7th Street are not allowed. 
  
 

 For all uses within the District, maintain the historic pattern of automobile uses 
at the rear of the lot or off side streets.  No parking is allowed in the front yard 
setback except on side streets if located in the rear half of the parcel.   

 

 Commercial parking, paved parking lots and accessory parking structures shall 
be screened from views from 7th Street. 

 
3. Individual Building Signage.  Modern signage detracts from a building’s visual 

impact and overshadows architectural detail.   
 

 Signage shall blend with the historical style of the building to reflect the district’s 
overall historic character of the District. 
 



                                                                        

North 7th Street Historic Residential District Zoning Overlay 

 

 Design of a sign shall reflect the unique details, materials and colors of the site’s 
architecture and landscape. 
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Zoning Overlay Questionnaire for the North 7th Street  

Historic Residential District 
 
Uses of buildings will remain as they currently are. 
Strongly Agree/Agree: 78% Neutral: 11% Disagree/Strongly Disagree: 11% 

 
Any change in use, with the exception of establishment of a home occupation and a home-
based daycare as allowed per City Code, will require public input.   
Strongly Agree/Agree:  89% Neutral: 0% Disagree/Strongly Disagree: 11% 
 
Should any other uses currently allowed in residential zones also be allowed in the residential 
area of 7th Street without a public hearing such as: 
 
Residential Sub Units:  18% support, 82% no  Duplex:  12% support, 88% no 
Accessory Units:  6% support, 94% no   B&B 1-3 rm:  29% support, 71% no 

 
1. Site Planning 
 
A.  Setbacks 
Each lot’s primary structure should be in alignment.  
Strongly/Agree:  71% Neutral: 18% Disagree/Strongly: 0%   No Answer: 11% 
 
This alignment should continue immediately beyond the district’s borders.   
Strongly/Agree: 35% Neutral: 29% Disagree/Strongly: 12%     No Answer: 24% 
 
B.  Building Placement 
Primary buildings should be designated to a certain area on the lot. 
Strongly /Agree: 71% Neutral: 0% Disagree/Strongly: 12%   No Answer: 17% 
 
Which placement looks most appropriate? 
Placement A : 12% Placement B : 0% Placement C : 29% No Answer : 59% 
 
C.  Street Edge 
The street edge is clearly defined and well maintained. 
Strongly/Agree:  100% 
 
D.  Views 
North-south views along North 7

th
 Street are important. 

Strongly /Agree:  100% 
 

East-west views along cross streets are important 
Strongly/Agree:  100% 
 
E.  Entrances 
Key entrances are clearly marked. 
Strongly/Agree: 71% Neutral: 24% Disagree/Strongly: 0%  No Answer:  5%  
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Entrance signage is both visible and readable. 
Strongly/Agree: 71% Neutral: 24% Disagree/Strongly: 0%  No Answer: 5% 
 
Entrance signage has a cohesive look. 
Strongly/Agree:  77% Neutral:  0% Disagree/Strongly:  18%  No Answer: 5% 
 
F.  Placement of Secondary Buildings 
Secondary buildings should be restricted to certain areas of the property. 
Strongly/Agree:  53% Neutral:  5% Disagree/Strongly:  18%  No Answer:  24% 

 
Which placement is most appropriate? 

Placement A :  59% Placement B :  6% Placement C :  6% No Answer :  29% 
 
G.  Additions 
Additions are appropriate. 
Strongly/Agree:  41% Neutral: 23% Disagree/Strongly:24%  No Answer:  12% 
 
Additions should have limited heights and square footages. 
Strongly/Agree:  59% Neutral:  5% Disagree/Strongly:  24%  No Answer:  12% 
 
H.  Parking and Parking Lots 
Residential parking should not be visible from North 7th Street. 
Strongly/Agree:   59% Neutral:  12% Disagree/Strongly:  29% 
 
Parking lots should not be visible from North 7th Street. 
Strongly/Agree:  76% Neutral:  6% Disagree/Strongly:  18% 
 
I.  Sidewalks 
Sidewalks are properly maintained. 
Strongly /Agree:  100%   
 
Labeling street names on the sidewalks should be restored/continued. 
Strongly/Agree:  76% Neutral:  18% Disagree/Strongly:  6% 
 
J.  Fencing 
Fencing should be allowed on all sides of a property. 
Strongly/Agree:  76% Neutral:  0% Disagree/Strongly:  24% 
 
Height restrictions are needed. 
Strongly/Agree:  95% Neutral:  0% Disagree/Strongly:  5% 
 
Fencing materials should be regulated. 
Strongly/Agree:  47% Neutral:  29% Disagree/Strongly:  34% 
 
K.  Trash Collection 
Trash collection should be screened. 
Strongly/Agree:  11% Neutral:  24% Disagree/Strongly:  65% 
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2. Building Proportions 
 
A.  Building Height 
Total building height should be no higher than three stories. 
Strongly/Agree:  95% Neutral:  0%      Disagree/Strongly:  5% 
 
Secondary structures should be no taller than the main building. 
Strongly/Agree:  84% Neutral:  11% Disagree/Strongly:  5% 
 
B. Façade Proportions 
First floor facades of buildings should be of similar height. 
Strongly/Agree:  53% Neutral:  12% Disagree/Strongly:  35% 
 
3. Massing 
 
A.  Form  
The building’s overall form should honor its historical style. 
Strongly/Agree:  95% Neutral:  0%  Disagree/Strongly:  0%    No Answer:  5% 
 
B. Orientation 
Primary building entrances should face North 7th Street. 
Strongly/Agree:  53% Neutral:  18% Disagree/Strongly:  24%  No Answer:  5% 
 
4. Roof 
 
A.  Roof Shape, Pitch, and Overhang 
Roof shape, pitch, and overhang should honor its historical style. 
Strongly/Agree:  76% Neutral:  19% Disagree/Strongly:  0%  No Answer:  5% 
 
B. Chimneys and Fixtures 
Chimneys and fixtures should honor the building’s historical style. 
Strongly/Agree:  71% Neutral:  25% Disagree/Strongly:  0%  No Answer:  5% 
 
5. Windows 
 
A.  Shape and Alignment 
Window shape should honor the building’s historical style. 
Strongly/Agree:  53%  Neutral:  37% Disagree/Strongly:  5%  No Answer:  5% 
 
Windows should maintain vertical and horizontal rhythms. 
Strongly/Agree:  59% Neutral:  31% Disagree/Strongly:  5%  No Answer:  5% 
 
B. Shade structures and Awnings 
Shade structures and awnings are appropriate. 
Strongly/Agree:  54% Neutral:  35% Disagree/Strongly:  6%  No Answer:  5%
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6. Doorways 
Doorways should honor the building’s historical style. 
Strongly/Agree:  71% Neutral:  18% Disagree/Strongly:  6%  No Answer:  5% 
 
7. Exterior Architectural Elements 
 
A.  Porches 
Porches should honor the building’s historical style. 
Strongly/Agree:  76% Neutral:  14%  Disagree/Strongly:  5%  No Answer:  5% 
 
The ground plane of the porch should stand no higher than half a story. 
Strongly/Agree:  41% Neutral:  41% Disagree/Strongly:  6%  No Answer:  12% 
 
B. Entry Platforms and Stairs 
The ground plane of entry platforms and stairs should stand no higher than half a story. 
Strongly/Agree:  53% Neutral:  35% Disagree/Strongly:  6%  No Answer:  6% 
 
Handicap accessibility should be provided if the building’s primary use is not single-family 
residential. 
Strongly/Agree:  42% Neutral:  11% Disagree/Strongly:  41%  No Answer:  6% 
 
C. Individual Building Signage  
Signage should reflect the historical style of the district. 
Strongly/Agree:  89% Neutral:  0% Disagree/Strongly:  11% 
 
8. Materials 
 
A.  Wall Surfaces, Foundation, Roofing, Trim, Gutters and Downspouts, Exterior Lighting 
These items should be replaced and maintained with historically accurate materials. 
Strongly/Agree:  41% Neutral:  24% Disagree/Strongly:  29%  No Answer:  6% 
 
These items can be replaced with modern materials given that the historical look is still 
consistent. 
Strongly/Agree:  76% Neutral:  12% Disagree/Strongly:  6%  No Answer:  6% 
 
B.  Hazardous Materials 
Hazardous materials that do not pose an immediate threat can remain a part of the structure. 
Strongly/Agree:  82% Neutral:  18% Disagree/Strongly:  0% 
 
Hazardous materials should be replaced in a manner that upholds the building’s historical style. 
Strongly/Agree:  64% Neutral:  18% Disagree/Strongly:  18%  
 
9. Color 
 
A.  Color Palette 
The district should define a set color palette for the dominant color of each house. 
Strongly/Agree:  5% Neutral:  11% Disagree/Strongly:  79%  No Answer:  5% 
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The district should define a secondary color palette for accents and trim. 
Strongly/Agree:  5% Neutral:  11% Disagree/Strongly:  79%  No Answer:  5% 
 
10. Landscaping 
 
A.  Street Trees and Mature Trees 
Street trees should provide full canopy coverage that shades North 7

th
 Street. 

Strongly/Agree:  83% Neutral:  0% Disagree/Strongly:  6%  No Answer:  11% 
 
Street trees should be one uniform species. 
Strongly/Agree:  79% Neutral:  5% Disagree/Strongly:  5%  No Answer:  11% 
 
Mature trees should be protected. 
Strongly/Agree:  84% Neutral:  5% Disagree/Strongly:  0%  No Answer:  11% 
 
B.  Median Plantings 
The median strip down the center of North 7

th
 Street needs planting regulations. 

Strongly/Agree:  67% Neutral:  11% Disagree/Strongly:  11%  No Answer:  11% 
 
The space in between the sidewalk and the street needs planting regulations. 
Strongly/Agree:  48% Neutral:  6% Disagree/Strongly:  35%  No Answer:  11% 
 
C.  Residential Landscaping 
Landscaping should mostly reflect species that are native or adaptive to western Colorado. 
Strongly/Agree:  30% Neutral:  24% Disagree/Strongly:  35%  No Answer:  11% 
 
Landscaping should reflect historically accurate styles. 
Strongly/Agree:  41% Neutral:  24% Disagree/Strongly:  29%  No Answer:  6% 
 
11. Repairs and Renovations 
 
A.  Modern Materials 
Repairs and renovations will allow modern materials that blend in and do not impose on the 
building’s historical style. 
Strongly/Agree:  71% Neutral:  11% Disagree/Strongly:  18% 
 
Modern materials that are not permanent (can be removed) should be allowed. 
Strongly/Agree:  53% Neutral:  5% Disagree/Strongly:  42% 
 
B.  New Buildings and Demolition 
No new primary residential structures should be built in the district. 
Strongly/Agree:  53% Neutral:  23% Disagree/Strongly:  24% 
 
Existing buildings should not be demolished unless there is a reason of structural safety. 
Strongly/Agree:  65% Neutral:  17% Disagree/Strongly:  18% 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 

 



                                                                        

Strategic Downtown Master Plan Zoning Overlay 

 

 

 
 


