GRAND JUNCTION CITY COUNCIL
WORKSHOP

MONDAY, JULY 18, 2011, 5:30 P.M.
ADMINISTRATION CONFERENCE ROOM
2"P FLOOR, CITY HALL
250 N. 5™ STREET

Discussion of Zoning and Future Land Use Conflicts, the Downtown Plan
and South Downtown Plan Attach W-1



1 d ® Date:  July 12, 2011
G ra n ] l,l n c tl 0 n Author: _Kathy Portner
S < ' g Title/ Phone Ext: Neighborhood

Services Manager/1420

Proposed Schedule: Workshop

CITY COUNCIL AGENDA ITEM July 18, 2011
Attach W-1 2nd Reading
Downtown Plans Discussion (if applicable):

Subject: Discussion of Zoning and Future Land Use Conflicts, the Downtown Plan
and South Downtown Plan

File # (if applicable):

Presenters Name & Title: Tim Moore, Public Works and Planning
Lisa Cox, Planning Manager
Dave Thornton, Principal Planner
Kathy Portner, Neighborhood Services Manager

Executive Summary:

The adoption of the Comprehensive Plan created several areas throughout the
community where existing zoning is in conflict with the Comprehensive Plan. Staff will
present an overview of the areas of conflict. In addition, an overview of the prior
proposed Downtown and South Downtown Plans will be presented, as well as
alternatives for moving the plans forward.

Action Requested:

We propose covering the following topics at the July 18" workshop, and subsequent
workshops if necessary, and request City Council direction:

1. Zoning Conflicts
- four categories of conflicts
e Properties needing a Comp Plan amendment
e Properties rezoned to more density/intensity
e Areas of the City that may require rezoning to more intensive, less
intensive or a zone district with similar intensity
e Properties rezoned to a less intensive use
2. Overview of the Downtown Plan and South Downtown Plan and proposal to
combine the planning areas into a “Greater Downtown Plan” and some omitted
areas.

Attachments:

Downtown Strategic Plan and Zoning Overlay
South Downtown Plan and Zoning Overlay
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Vision for Downtown

Grand Junction

Do boeeny Gromtd Jrenetion will
e the principal center for
ecomnic, enlertatimment and
meeting activify in the
commaanity and region, Together
wiih otfer locations m the region,
the Dotentorn anll be a recelving
grvund for the region’s growih,
Llses sl nclude i mix of
commercinl, residentiil,
institutional, lodging, meeting
and public spaces. Historie
elemenis amd the Dmentown’s
wniquee chavacker will be evident
n private imvestment and the

pubiic realm. The Doontoron

ransporielion network will

counect fo e region and support

tulernal netghborhoots, shopping

and activity districts,
Tnfrastrneture will be foced
Hrronegit shared funding
mechanisims, proatively phased
and sirategically locited to
leverage privite ineestient,
Green treghments will enhanee
enmplanmertt amd conpmercial
concentritions, neighborkoods
and slreefs. Design standards
wwill be niove progressive than
other areas of Hhe conumuity,
and will be guidped by distinet
aueidelines and stondards,
Cowtmatity srarketing and
pramotion efforts will be

aggressioe mad proectioe,

targeting wsers witich advmice
spstanability and Smarl Growlh

principles,”

Overview

The Study Area. known as “The Original
Square Mile,” is bound by 1= and 12% Streets,
Morth Avenue and South Avenue, located in
the south central porbion of the City, The
Arca benefits from a number of
characteristics that make it appropriabe for
development of retail, office, residential,

institutional and community uses, including;

 Omaverage, urhan residents spend a
preater percentage of thelr househobd
income om retail expenditures,
particularly on ibems such as apparel and
food away from home. This indicates an
opparlunity for additonal specialty
retail and enlertainment space in the
Study Area,
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Downtown housing has been and s
expectsd Lo continue Lo increase in
demsity with smaller howse haolds
comprised of young and old, and
moderate and lewer-income residents,
Howewer, with a growing concentration
of middie-aged, moderate o high-
income households in the City as a
whbe, there is an opportunity for

Dow nlown Lo attract a more diverse,
Righer-income resident base. The entirety
of Grand Juncticn {urban and fringe}
faces a growing shortage of quality
alfordable housing For its very low. and
maderate-income residents, as well as
working-wage families. AL the onsel of
the planning process, participants
emphasized the need for a set of
strategies tailored specifically Lo the
housing challenges present within the
Original Square Mile.

Downtown commercial vacancy and

rental rates are approaching levels
required to supporl new development
and for redevelopment. However,
"aeed " money will likely be necessairy o
beverage private investment in projects
thiat will catalyze reinvestment activity
throughout the Study Area.

Ainang the kipher giowth employinent
seclors in the county ane srvice
industries often consisting of small
businesses. This represents an
oppartunity for Downtown o develop
aob anly additional lve S work units, but
also o promote the adaplive resuse of
historicallv-sipnificant buildings and less
raditional spaces including former

church facilities.

Forecasts indicate that mare than 1.0
million square feel of emplovment space
{office), more than 1.6 million square feet

of retail space and nearly 1,100

L

residlential units coukl be absorbed in the
market over the next len years, from
whitch the Study Area could benefit, The
epgree boowhich Dowitamin 5 able bo
capture new demand within the Trade
Area (and beyonad) will be a function of
the redevelopment process itself.
Eedeveloping kev catalyst areas as
teskdential, retail, employ ment and
conmmunity destinations will necessarily
increase its ability to capture not only a
greater share of Trade Area demand, but
also to reach beyvond those Boundaries,

Principles

& critical component of the implementation
of the Downtown Strategy was identification
of specific actions and clarification of rokes
and responsibilities. The range of actions
presented and identified o move the Plan
forward were selected based on a foundation
of guiding principles which; while general in

nature, were considered responsive to
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prvailing comlitions, market opportunities,
calalyst concepls, framework elements, and
stakeholder input, The principles are listed
and described ingreates detail below,

1) Downtown is One Sub-
Market that Competes with
the Fringe

Downtown is one sub-market, with several
districts, that competes with other sub-
markets in Grand Junction. The downtown
environment, w hile presenting tremendous
opportunity for investment in a setting,
uniquely positioned to offer both heart and
history, carries with it certain limitations,
particularly for land-intensive non-
destination-oriented land uses. Development
costs are generally higher while project
revenues are generally lower. Several market
sectors, however, not only survive, but also
thrive in a downtown setting, Hecognise the

obstacles associated with downtown

development and encourage regulatory and

financial solulions including public subsidies

and creabive financing mechanisms,

2) Downtown Must be Market-
Rezsponsive

As noted, Downtown i a competitive sub-
markel within the Grand Junction markel
As such, the Downlow n environmant must
b responsive b changing conditions, with
implementabion tools and mechanisms in
place to both offset competitive
disadvantages and capitalize on competitive
assels. Implementation of this Plan showld
include continually moniloring market
cenditions and distribuling this infermation
L a broad andience including developers,
business and property owners, lenders, city
staft, elected and appointed officials and

olher members of the delivery system.

L

3) Downtown Infrastructure
Must be Protected and
Retalnead

“Infrastructure” as it is referred o here
includes phyvsical features (parks and apen
space, public improvements), seryvice
ofgamzabions (churches, schools, goveramenk
offices), a mix of emplovers {retail, service,
government - large and small wsers). historic
resicdential neighborhoods and community
attitudes oward Downlown, Unlike many
codmnibes acress e counbry, Dawinbown
Grand Junction's existing infrastructure is
more than sufficient to promote itselfas o
downtown neighborhood, These assets,
which provide Lhe impetus for investnment,
ieed o b protecled and promoted, All too
often, communities focus effons on the
attraction of new businesses and
developments rather than on preserving and

expanding its exisling inventory.
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4) Downtown Must be Greater
than the Sum of its Parts

The synergy created by the mix and density
of land uses ina downtown environment i
unique. Within this environment, businesses,
residents and visitors are attracted to the
high concentration of activity ocourring
throughout the dav and evening, To foster
this bevel of activity and synergy, niche
strategies must be formulated to strenggthen
and link the various individual land uses and
infrastructure elements currently existing,

As new projects are introduced, careful
consideration should be given to their ability
tn further strengthen these linkages,

5) Downtown's “Tool Bag"”
Must Have Many Tools

As Downtown competes in the local and
regional marketplaces, its “ tool bag” must

contain a variety of strabegies and

mechanisms o attract investment, These
tooks can be financial (grants, lsan programs,
e, ). physical (infrastructure investment),
market (planning /feasibility assistance), or
organizational (Parinership, BID) in nature.
Theey can be used independently or in
various combinations. Given the obslacles
associated with downtown developmenl, it is
imjrera live thal whatever mex of lools §s pul
in place it be comprebensive, Aesible and

creative.

B) Public Investment Must
Leverage Private Investment

Historically, the planning, financing and
implementation of projects in the dow nlown
inarket weie thie primary responsibility of
public sector entibes, The City and the DDA
wers understood o have the largest and
longest lerm interest and responsibility for
downtown, which led o one or the other

taking e abvious kead in any revitalization

L

or investment effort, 18 wis also understood
Lo be the logical condull for local, regional,
state amd federal funding sources. However,
wihile: the public sector continues o play a
significant role in most downtown efforts, 4
critival component b the success of any
revilalization stralegy oday is participation
by Both the public and private sectors,
Leveraging of resomices 15 key, as no ome
entity, either public or private, has sufficient
resoulces alome to sustain a long-lerny

downtown improvement effort.

T) Public Policy Must Support
Downtown Development

Fxperience has proven thal main street o
dowintown developmenl will best succeed iF
regional growth management programs
reward efficient development patterns, 1F
growth is allowed to oocur in a land
extensive, inefficient way that effectively

subsidizes lower densities, main slresl
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development will operate ata competitive
disadvantage. Given the Cily's existing land
use pablerns, Downbown Grand Junction is
susceplible o continued dilubion of its role as
the communiby’s central busiess and

shopping district,

B) Solutions Must Be Holistic

Mo single progect will recreste a downtown,
Father, it is a series of projects occurring
simultanesusly over time which create
exciternent and capture the interest of
potential investment partners, Just as the
barriers to investment are multi-faceted, so
te0 must the solutions be, Some
communities consider adoption of governing
regulations as the sole strategy to encourag:
reinvestment {tools such as comprehensive
plians, zoning ordinances, planned unit
development ordinances, design

rview foverlay regulitions, and the fike),
While these regulations are necessary, they

are only the beginning of the implementation
process. Solulions need Lo be more
comprehensive in seope and e lude
conswlerably moe than just design for a

regulatory framaw ork

8) Public-Private Partnerships
are Essential

Uncler any investment strategy, local
povernment needs o have strong
involvement. a visible presence, pechaps be
e entity that provides conbinuing
leadership, and always provide repgulatory
ingentives and seed capital for carly projects.
Mot only does government have the legal
responsibility Lo address many of the
iimplemnentalion componeiils, bul it s also the
logical conduit i local, repional, state and
federal funding sowrces,

Strategies

The maticnal tend of stagnating and
declining downtowns is evident not just in
Colorado, bul throughout the Unibed States,
Facing increasing competition from
development on the "fringe,” Downtown
Grand Junction could experience a decline in
commercial property values and market
share unless specific actions are laken,
Together, the public and private sectors face
the challenge of maintaining Downtown and
the Study Area. The leadership of the
Dowwntown Partnership and the City
racognize that infill, particularly Downtown,
are at a distinet economic, sovial and markst
disadvantage compared to vacant greenfield
sites. To that end, it is their responsibility to
level the imvestment and regulatory plaving
fields. Private investment alone will not fill
the financial gap; development will simply

move elsewhere,
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Goals and Actions

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

Actions:

«  BMainlain and expand public amenities
andd services i Diow ntown

o [mplement infill and redevelopment
policies that support downlown

= Encourage a wide mix of uses, offering
retail and commercial services along
sireet level and
business office/ residential on upper
oo

= Maonitor market conditions amd actively
promaote vitality of Downtown locations

« Continoe o support and expand Art-on-
the-Corner

s Conbinoe W suppork and oxpand the
cultural offerings downtown, including
theaters, museums and festivals

o Enhance and preserve Whikman amd
Emerson Parks lo encourage use by the
community

Guoal: Promote downtown living by
providing a wide range of housing
opportunities in the Study Area.

Actions:

= Support a regional hoosing strabepy with
an emphasis on infill, downlown
housing

»  Educabe developers about resources
available for delivery of affordable units

# Amend zoning and building codes 1o
accommilate vertical mixed-ose
development

=  FEducate local appraisers and real estate
and financial institutions on
waluing fwnder-witing miced-use
projects

Cooal: Enhance the transportation system to
accommoabe automobiles, bikes and
podestrians, and provide adegquate,
convenient parking,

A bicenss

*  Partner in investments for public right-
of-way improvements

*  Encourage pedestrian movement
through good design, safe crossings, and
identifinhle connections

»  Reconfigure public thoroughfiores to
provide safe multi-maodal ansportalion

L

#  Advance and fund the Ute/Pitkin
relignment to the south

= Manage vehicular traffic in high
pedestrian areas

*  Incorporate hike routes on all residential
streehs that connect to the commercial
core

+  ['repare a long-term parking plan to
maximize shared parking facilitios

*  Modify the codes to limit the
establishmenl of private parking lots and
find wavs to fund public parking in the
downtown area

Goal: Stabilize and enhance the historic
residential neighborboods.

Aclinns:

*=  [hscourage further encroachment of non-
residlential uses into the established
resilential neighhorhoods

*  Fstablish design standards for the
tramsitional areas to include larger
sethacks, detached sadewalks,
appropriate building heighls, and
pedestrian-friend by features along the
airesl

*  Work with local lenders to offer low-
interest rehabilitation loans for upgrades
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Establish a disbursement policy for
SErVIce Organizations

Establish a replacement housing palicy
fior loss of affordable units due to
redisvelopment initiatives

Explore the eplions of a cibv-wide
housing polcy o address a variety of
enforcement issues

Promote the establishment of
neighborhood watch and neighborhood
orginizations

Explore adaption of a model blocks
program

Goal: Establish and promote a unigque
whentaty for the Downtown Area

Auctions:

Advance a fagade improvement program
Lo preserve historie character and
structures

Develop s set of puidelines to address
streelscape, landscape, building and
fagade design, as well as signage a nd
parking standards specific o downtown
Eihance the aesthetic appeal of the aiea
through gateway improvements
Identifv and promote designation of
historic structures

*  Develop a public signage palette with

virying sizes, poles and ormamentation,
colors, fonts and logos

Gl Jump-start the revitalization and
reinvestment in the downlown area with
strittegic catalyst projects (see Appendic A)

Actions:

= Plan and budget for strategic property
acquisition for future development

+  Identify locations for and promote the
conoepts of catalyst propects, including
Public Building/Housing / Mixed-Use,
Live /Work Units, Miced-Uss
Fetail / Residential, and Mixed-Use
Retail f Oifice

Conclusions

Suceeasful fmplemeiita o of the Srakeg
Dowintown Master Plan will depend on
commitied leadership from the public and

private sectors. 5o that it won't be vulnerahle

to the failure of one project, many projects

ahould always be underway alany given

L

time, and a wide variety of stakeholders
involved. Success will also be dependent on
remaving barmiers o investment therefore,
regulations wall need b allow and encourage
what the City amd Downtown advocates
want amd prohibit what they don't want,
Victories, even minor ones, should be
broadeast through a comprehensive
cofmmianications stralegy, and all policy and
regulatory documents should be aligmed

towards the common goals expressed herein.

While the Downiown is the heart of the
colmmunily, itis but one sub=et of a larger
market and as such has strengths which can
e capitalized on and lmitations which
should be overcome., Downtown has a
tremendous influence on the economic well-
being of the cntive region. Therefore, it i
widely accepted that early projects inany
revitalization effort shouwld be publicly
assisted until market conditions reach levels

where new construction can support itself.
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The proposed approach e renaissance of the
Original Square Mile is based on an approach
which encourages strategic investment in a
compact eivirenment containing an
appropriate mix of land uses, with a greater
emphasis to multiphe forms of access,
resulting in a unique sense of place. The Plan
5 intended o assist the City of Grand
Junetion and the Downlown Pailineiship
(DDA and DTA), business and property
owners, and other advocacy partners with a
technical framework for discussions
regarding market opportunities,
propramming allernatives, and partnership
strategies. The vision and directives
referenced here were developed with input
from the Steering Commities, Downtown
stakeholders, and guidance from the

Consultant Team.

The Strategic Downtown Master Plan is the
roadmap to move the community s vision

twards reality and to ensure that the

renaissance of Downtow n is acoomplished in
a way thal balances private investmenl
abjectives with communily sustainability,
Ultarmakely, the staff and cibzenry of Giand
Juncteom will sefect a fnal course of ackon for
chanpe, The information presented bere is
designed to provide for consideration and
sound decision-making. 1L is the
recomimendation of the authors of this feporl
that the information contained hemin be
reviewed and updated every three Lo five

years as conditions change.

9 Principles of Downtown Revitalization

Iake a Greal Plan

Many, Many Projects

Many, Many Stakeholdess

Commited, Ongoing Leadership

An Effective Crganizaton

Dievelopment Standards

Comrmunicaton and Marketing Programs
Supporive Govermment

Cngaing Review

B 08 o~ % h B W pha =




senmd [urcton Strategic Doaitaon Master Flan

Appendix A:

Catalyst Concepts

The strategy for renaissance of the Study
Area was based on development and
targeted investmentin key nodes, or catalyst
areas, which hold investnvent potential
despite select economis and other
development challenges. These concepts are
defined as urbanized places with
concentrations of jobs, housing units,
commercial uses, public spaces, and / or
pedestrian activity, which in combination
creabe a sense of place. Predominant land
uses can be residential and non-residential,
institutional or public. Within thesa
relatively compact geographic areas, different
land uses are found side by side or within the
same structure. The miv of uses are
frequently located in taller structures with
minimal setbacks and reduced parking

requirements, all in an effort to achieve rants

anil sale prices necessary o support higher
construction costs. These nodes of
development serve as catalvses for public and
private investmenl and economic activity,
effectively building off the strengths of the
surrounding area and connecting to adjacent
neighborhoods.

Mobe The cafalyst concepts are not sile-specific,
Rather, several concepls may Tave application i

ey o Frones weikh Hie Stady A,

Ty aorder o evaluabe a pmpmi praject’s
palential as a catalyst investment it must first
be evaluated based onaccepled criteria, The
premise behind a catalyst investment area
assiaimes concentrabing resources inselict
locations that will have a positive economic
ripple effect in surrounding arcas and
neighborhoods. In this way, public partoers
{e.g. Downtown Partnership, City of Grand
Junction, Mesa County, Library Distict,
Housing Authority, ete.} can effectively

L

leverage investment ¢fforts o overcoms

barriers and achieve desired oulcomes.

Tmpleme mlation and management of catalyst
argas is penerally the responsibility of a
combination of entities including business
organizations, special districts, neighborhood
and other interest groups, and individual
propeity awners,  Polential critesia for
catalyst pmja;-r s in dow ntowns and for wrban

redevelopment areas are outlined below:

1. Consistent with goals of plans and policy
clocunmsnts
2 Reflects findings of recent community

SHrveying

Euinforces key entryvways or gateways
Communicates community identity

3 Conmects o larger commumnily

4. Links sub-areas

5. Responds to market opportunities
6. Improves jobs-to- housing balance
7. Stremgthens public realm

&

%

1. Encourages fiscal prudence
11 Leverages public investment



Crand [unction Strategic Dewadawn Master Fian

12 Addresses demonstrated community
niseds

13, Builds upon prvailing strengths of
oy mtown and community

I4. Fecognizes / respects historic character

Faor the purposes of the Strategic Plan, four
different types of potential catalyst projects
were ilentified for Downtown Grand
Junction, Among the most significant
challenges facing potential catalvst project
are the level of market education required to
achiove project rents at the high end of the
market, higher development costs associated
with creating o “place” unigue enough o
attract fenants willing to pay a premium to
live fwork there; and the ability to overcome
investor perceptions of the projects’ lecation
a5 a transitional anea, In the context of
addressing these challenges and
understanding the frasibility of these progct
condepts, the Consultant Team prepansd a
series of eoonomic analyses designed to

quantify the crder of magnitude of &y

financial “gap” that might result from the
development and /o1 redevelopment of the
kew catalvst concepts listed above, A
summary of the economic analyses for cach

concept is presented at the end of this report

l“:'llul.]_i. i [:'II.'-jl.'l'l. #1: Public H:I.Ilhlil'l.‘-'. ¥

Housing / Mixed-Lse

The first catalyst concept is based on a
public-private partnership to include a large
puiblic building, commercial retall space, 75
units of senior hoosing, 9 unils of market-rabe
ownership housing above the retail space,
and an urban housing project consisting of 18

row houses.

Citalvat Progect 02 [ive/Work Llnits

This concept assumes development of
“hve Swork” units, which would include
work space (gallery, office, studio, etc.) on
the ground floor and living space on the
upper floors (1-2 levels).

10

L

Cabnlvst Progect 83 Mixed-Use Retail /

Residenlial

This concept assumes a mixed-use
development of retail space on the ground
floor and a combination of rental and
awiership housing on the dpper foars. This
concept envistons a mid-rise building up to &
stories in height

Catalvst Project #4: Mixed-Lise Betail /4O fce

This conce pt assumes o mixed-use
development of retail space on the ground
floor and office space on the upper floors,

This conce pt envisions a 3-story building,
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Filling the Funding

Gap

It i5 not unuswal for downtown and urban
redevelopment projects to generate economic
gaps between 25% and 40%. The
preliminary anelvsis summarized herein
reflected gaps between 32% and 80% , yel
mast still within the reasonable range for
strategic public investment. A successful
public-private partnership may require the
public sector o be a financial partner to this
fevel. A 20% investment in one of thess
calalyst projcts would leverage
approximately $4 in private invesiment for
every 51 spent by the public sector. This is
the type of ratio the public sector should

expect in a mdevelﬂpment partnership.

“Closing the gap” for these catalyst projects
will not be accomplished through the use of
one strategy or tool. Rather, many twols,

used in combination with one another, will
be necessary bo encourage or leverage private
sector investment o the level shown in the
analyses presenbed here, As shown, potential
“gap flling” tools and mechanisms could
include the following:

* Contributions to Land and Sibe
[Improvoements (Farking)

*  Tax Increment Financing

= Special Improvement DHstricts

= Steamlined Developmenl Approvals

= Low Income Housing Tax Credils
(LTHTC)

*  Historic Eehabilitation Tax Credits

= Market Bent/Sale Wrike-down

= Ohers, as appropriate

11
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Conge Catalyst Scenard
Latalysr Brofect Concepts
Public Bullding! LiveWark With Retal Mixed-Uge Mixed-Usge RefalliOffice
) S Housing’ Mixed Use RetailHousing

Eriyars Spetor Ivesirnang

Development 5g FI:

Project Land Area (Acres) a1 18 1.3 1.0
RetalRestaurant 14 400 u] 7.500 10,000
Ciffice 18,500 i] a 20,000
Residential (Renta) 0,000 o] 45 000 o
Resdental (For-Sale) 50,360 52,500 60,000 o

Total Priviate Development 153,260 52,500 112,500 30,000

Fleor Area Ratio 1M3% TES 1994 BT%

Total Project Value (@ Bulld-Cut) §15 150,825 3,137,500 $16,092,188 34,885,250

Taotal Praject Costs (@ Bulld-0ut) $37,8592 901 513,178,578 £23ETT. 1N 9,073,000

=] ($22,742,078) (55,041 ,0789) [S7.504, 314 ($4,188,750)
£l% 3R A2 A8
56,076,620 $1.383.820 §1,132530 S800,000

Site Improvemnents Confribution FT04222 5215392 833,081 815,000

Supportakls TIF (25 Years) £2,100,000 5800000 £2,400,000 §1,800,000

Sales Tax Sharing {10 Years) 500,000 $0 $300,000 $300,000

Special Improvement District (20 Years) S900,000 300,000 2500000 SE00, 000

mas Lhenone B sl Taw Cradit En " £4 757 (Y
315 037 Ad? T332 55 a5 Gl 31 515000

12
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GRAND

SUHMMARDS

Vision for Downtown Grand Junction

"Dhnertoron Grand Jienetion will be the principal center for econonic, enterfaintment and meeting activity in the commniby
and region. Together with other locations tn the region, the Downtoron will be g vevetving ground for the region’s growth,
Uses will include o mix of commercial, residential, institwetional, lodging, meeting and puiblic spaces. Historic elements and
e Donentonen’s wrnigue character will be eptdent tn privele tnpestment and the public realim, The Dotorfotm fransportation
network will conmeck to the region gnd support intamal neighborlionds, shepping and qefivity districts, Infrastructure will be
fimmtced Hrreowgh shared funding nrechanisms, proactively phased and strategteally located to leverage privite nvestrent,
Green freafments will enfiance enployimen! and conmmercial concentrations, neighborhoods and streets. Design standards
will be wore progressive than otfer areas of the commmeonify, and will be guided by distinct guidelines mnd sbandards,
Conmrmaendty wearketing and provotion efforts will be aggressive and proactive, fargefing wsers which adoance sustainability

and Smart Growth principles.”

Overview
Tha Sty Anca, known as “The Original Sguare Mile,” is bound by 1% and 12% Streets, North Avenose and South Avenue, located in the south
central portion of the City, The Area benefits from a number of characteristics that make it appropriabe for development of retail. office,

resilential, institutional and community uses.

Downtown housing has been and & expecled o continue o inceease in densily with smaller howseholds comprised of young and old, and
meocerate and lower-income residents. However, with a growing concentration of middle-aged, moderate- W high-income househobds in the City
a5 a whole, there is an opportunity for Dow nkoswn o attract s more diverse, higher-ineome resident base. Downbow n 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 reiovestment activity theoughout the Study Area, Forecasts indicate that
mare than 1.0 million square feet of employment spiace (office), mone than 1.6 million square feet of retail space and nearly 1,100 residential units
could be absorbed in the market over the nexct ten vears, from which the Stady Area could benefit. The degres o which Downtown is able to
capture new demand within the Trade Area (and bevond) will bea function of the redevelopment process itself.

Conclusions

8 Implementation Principles
Successful implementation of e Strategic Downtown Master Plan will depend on 1 Recognize that DT & one submarket that
commithd leadership from the public and private sectors. Suecess will also be dependent competes with the fringe

on removing barriers to investment; therefore, regulations will need to allow and encourage 2 Downtown must be market-responsive

whal the City and Downtown advocates wanland prohibit what they don't wanl All policy M AVEREE U NN 6 ol

retained
amd pegulatory documents should be aligned wowards the common goals expressed herein, 4 = ful downiowns are grester than the

suim of their parts
While the Downtown is the heart of the community, it is bulone subset of a larger market 5 Aneffectve arganization must have many
and has strengths which can be capitalized on and limitations which should be overcome. W

&  Puble funds should leverage private

Downtown has a tremendous influence on the economic well-being of the entive region.

investment.
Therefore, iLis widely accepted that early projects in any revitalization effort should be 7T Pubiic policy must support downtown
publicly assisted until mar ket conditions reach levels whers new construction can support develogment.

2 Soltions musl be halishic in nabene
9 Public-pravate partnerships are essential

itsell.

The proposed goals and actions are based on an approach which encourages strategic
investment in & compact environment containing an appropriate mix of land uses, with a greater Pmphas'u to mulﬂple 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 olher advocacy parlners with a technical framewaork for discussions regarding markel opportunities, programming
alternatives, and partnership strategies. The vision and directives referenced here were developed with input from the Steering Committes,

Dow ntown stakeholders, and guidance from the Consultant Team.



Goals and Actions

Guoal: Maintain and enhance the economic, cultural and social vitality of the Dhowntown Oniginal Square bile.

Actions: Maintain and ox pand public amenities and services in Agency: DA Touls: Capital improvement planning
Doy it
Implement infill and redevelopment policies that support City Establish concepts in overlay
downtown 20N
Encourage a wide mix of uses, offering retail and City Establish in vision and intent of
commercial services along streel level and overlay zone
business office S residential on upper floors in all except
for residential areas
Monitor market conditions and actively promote vitality A Cmigoing opeeational budget
of Downlown localions
Continue to support and ecpand Arton the Corner B RF.Y Chvgodng operational budget
Continue tosupport and expand the coltural offerings DDA, City Cmigoing operational budgebs
downtown, including theaters, museums and festivals
Enhance and preserve Whitman and Emerson Marks to City, DD Continuing to develop

encourage use by the commumity

alternatives, work with partmers

Goal: Promote downtown living by providing a wide range of housing opportunities in the Study Area.

Actions:

Support a regional housing strategy with an emphisis on
infill, downtown housing

Apency:

Mult-
Agency

1 esnls:

Housing Strategy




Educate developers about resources available for delivery Multi- Housing, Strategy

of affordable units Agency

Amend zoning codes to accommodate vertical mixed-use City Statement in zoning overlay to
development supplement existing zoning
Educate local appraisers and real estate and financial Multi- Housing Strategy

institutions on valuing/under-writing mixed-use projects agency

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 Agency: City, DDA | Tools: Ongoing partnerships

improvements

Encourage pedestrian movement through good design, City Ongoing directed effort on

safe crossings, and identifiable connections individual projects

Reconfigure public thoroughfares to provide safe multi- City Already reinforced through City

modal transportation transportation standards

Advance and fund the Ute/Pitkin realignment to the Multi- City-coordinated effort with

south agency DDA, CDOT

Manage vehicular traffic in high pedestrian areas City Already reinforced through City
transportation standards

Incorporate bike routes on all residential streets that City Already reinforced through City

connect to the commercial core transportation standards

Prepare a long-term parking plan to maximize shared City, DDA Ongoing partnerships, capital

parking facilities

improvement planning




Modify the codes to limit the establishment of private City Zoning overlay; consider option
parking lots and find ways to fund public parking in the of PIL to parking fund in
downtown area Central Business District
Goal: Stabilize and enhance the historic residential neighborhoods.
Actions: Discourage further encroachment of non-residential uses | Agency: City Tools: Zoning overlay
into the established residential neighborhoods
Establish design standards for the transitional areas to City Zoning overlay
include larger setbacks, detached sidewalks, appropriate
building heights, and pedestrian-friendly features along
the street
Work with local lenders to offer low-interest City Future infill/ redevelopment
rehabilitation loans for upgrades program
Establish a dispersement policy for service organization City Already addressed in current
facilities code
Establish a replacement housing policy for loss of Multi- Housing Strategy
affordable units due to redevelopment initiatives agency
Explore the options of a regional housing policy to Multi- Consider establishing a Housing
address a variety of enforcement issues agency Maintenance Code
Promote the establishment of neighborhood watch and City Neighborhood Services

neighborhood organizations




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

Actions: Advance a facade improvement program to preserve Agency: DDA Tools: Facade Improvement Grant
historic character and structures of commercial Program
structures
Develop a set of guidelines to address streetscape, City Zoning overlay, revised B-2
landscape, building and facade design, as well as zone, consider revising signage
signage and parking standards specific to downtown code
Enhance the aesthetic appeal of the area through DDA Capital improvement planning
gateway improvements and wayfinding improvements
Identify and promote designation of historic structures City Historical Preservation Board
Develop a public signage palette with varying sizes, DDA, City Wayfinding improvements for

poles and ornamentation, colors, fonts and logos

Central Business District with
possible expansion to Original

Square Mile

Goal: Jump-start the revitalization and reinvestment in the downtown area with strate

gic catalyst projects.

Actions: Plan and budget for strategic property acquisition for Agency: DDA Tools: Capital improvement planning
future development
Identify locations for and promote the concepts of Multi- Ongoing partnerships (e.g. City
catalyst projects, including Public agency Center RFP); capital

Building/Housing/Mixed-Use, Live/Work Units,
Mixed-Use Retail/ Residential, and Mixed-Use
Retail/ Office

improvement planning
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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:

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

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

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

e Stabilize, preserve, protect and enhance the downtown residential
neighborhoods

e 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
Director will make all decisions and appeals and variance requests will be heard by the
City of Grand Junction Planning Commission.
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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
e 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

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

e 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.

e 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.

e 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.

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

Facade 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
facade.

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 19™ 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.
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

South Downtown Plan



e 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.

e Roofs may be either flat or gabled.

e 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 facade.

e Asrequired on flat roofs, the minimum parapet height is 2 feet above the
rooftop.

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

e 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)

m'ﬂ* t{j"
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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 F
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

3. Landscaping

amenities in a new development or redevelopment project.

Provide streetscape details that compliment P
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.
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e Landscaping in the CBD shall reflect an urban theme, utilizing streetscape
and hardscape elements outlined above in addition to plantings.

e 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
e 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.

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

e 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
e 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.

Apartments on
Upper Floors =

Office q | civic ||

B. SITE / AREA IMPROVEMENTS

1. Streetscape along Grand Avenue and 4™ and 5% 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 4™ 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.
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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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e 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.

e 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.

e 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.

e 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.

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

e 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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e 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.
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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 (2%) 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 fagade.

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.

The area of flush wall sighs 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.

E.

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.

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

e 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).

e 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.

e Parking lots for businesses fronting on North Avenue or 1% Street may be
allowed , but must include front yard landscaped berms.

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.

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.

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

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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1 SITE CONTEXT

The South Downtown Neighborhood is located on either side of the confluence of
the Gunnison and Colorado Rivers, roughly between the Riverside neighborhood
to the northwest to 28 Road on the east and the railroad tracks to the Colorado
River. At this “grand junction”, the area transformed from an agricultural based
community into the commercial and industrial area it is today. Over time, the
area has been used to store mill tailings along the river, process sugar beets in
the historic beet packing complex, and provide a home to some of the City’s
largest industries.

Located within walking distance from Downtown, the South Downtown
Neighborhood offers both easy access to recreational amenities along the river,
as well as convenient access to shopping and businesses in the adjacent
downtown core. It also functions as a gateway into downtown from Highway 50.
Its location and context establishes it as one of the most important places in the
City.

2 PLANNING BACKGROUND

In the early 1990s a South Downtown planning process was started but never
completed since the community undertook a valley-wide land use planning
process that included looking at future land uses in the South Downtown area. In
addition, planning efforts began for the Riverside Parkway in the late 1990s —
again it did not seem worthwhile to continue with a South Downtown planning
process until the Parkway alignment was finalized.

Similarly, in 1997, a master plan was prepared for Las Colonias Park, which is
located adjacent to the Colorado River in the southern portion of the South
Downtown Neighborhood. In 2006, construction began on the Riverside
Parkway through the South Downtown area, providing a new east-west
connection for travel through the downtown area. The alignment and design of
the Parkway not only impacted the master plan for the Park but will also change
the character of the South Downtown area. Thus, it was necessary to revisit the
plan for the park as well as look at a neighborhood-wide vision for the future. A
new plan for Las Colonias Park was adopted in mid-2007.

3 SITE ANALYSIS

A consultant, EDAW, was contracted to conduct an initial site inventory and
analysis and a public forum as a kick-off for the South Downtown Neighborhood
planning process. A summary of the consultant’s overview was provided to the
City in the Fall of 2006.

NATURAL FRAMEWORK

The South Downtown Neighborhood is a critical area of the community. It
virtually is THE Grand Junction. The Colorado River has a big influence on the
area which presents both constraints and opportunities. The floodplain
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associated with the River has been altered by construction of a levee that
protects a large part of the South Downtown Neighborhood from flood inundation
but there are some areas that are still impacted by potential flooding of the River.

On the other hand, the River does present excellent opportunities to maintain
and enhance amenities that have already been placed along the River including
the Botanic Gardens, the Riverfront trail system, the Old Mill pedestrian bridge
and the community investment of the Riverside Parkway

The topography of the site is also an important consideration. While the South
Downtown area itself is flat, it is significantly lower than Orchard Mesa to the
south. This makes it a very visible area as well as presents some unique
opportunities for views and vistas.

BUILT ENVIRONMENT

The man-made framework of the area consists of the buildings and infrastructure
that already exist, some of which is very old, and some of which is still under
construction. The railroad tracks along the north edge of South Downtown as
well as the sidings that come into the area are very important considerations.
Several spurs continue to be heavily used by the industry in the area, while
others have been abandoned. Grand Junction Steel, located in the center of
South Downtown estimates they receive 3 to 4 rail cars per week of raw material
— finished product is then trucked from the site. Castings, Inc. handles
approximately 480,000 pounds of materials and products in containers by rail
each week. Thus, as in the past and as long as it continues to be used as a
means of transport, the railroad is a valuable asset to this area and to the
community as a whole.
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The existing street network in South Downtown is incomplete. The plan for the
area must address how the existing streets should be used and how new streets
should be planned in the eastern and western ends of South Downtown to
continue to provide and enhance access for many modes of transportation to,
from and through the area. Presently, 9", 12" and 15™ Streets are the primary
north-south streets utilized by the heavy commercial and industrial uses in the
area. 7" Street is generally perceived by the community as the “public” access
to and from the South Downtown Neighborhood.

Certainly, the completion of the Riverside Parkway through the area will have a
major impact on the area — likely a positive influence. Also, there is an existing
trail through the area that must be recognized as the area develops and
redevelops. The plan must consider that the trail will eventually be extended to
the east along the river and that improved public access to the trail system
throughout the area is a necessity.

Part of the existing conditions of the built environment is the pattern of land
ownership and use. In the central part of South Downtown there are numerous
small parcels. Some have been aggregated into large holdings such as for the
larger industries in the area including Grand Junction Steel, Whitewater Building
Materials and Castings, Inc. The railroad has large landholdings in the area as
do various public entities. City-owned properties include the Las Colonias Park
site, the Botanic Gardens property, the Jarvis property and some remnants of
land that were acquired for construction of the Parkway. Mesa County owns
some smaller parcels that are likely to be disposed of in the near future and the
State of Colorado has the Department of Transportation complex on the east
side of 9" Street and D Road.

To the east, the parcels are larger but some are not configured very conducive to

development. There are also still remnants of the early days of this area. There
are some remaining pockets of occupied single family residential homes.
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There are also a few isolated commercial structures with historic significance,
most notably the one pictured below which is a remnant of a sugar beet factory
complex. The building was previously most visible from the riverfront trail and
Orchard Mesa but it is now very visible with the completion of the Riverside
Parkway. As this area becomes more familiar to people passing through on the
trail and on the Parkway, perhaps some of the buildings like this one can become
a more integral part of redevelopment.

r‘ - §

It is estimated that there is a daytime population of approximately 2,000
employees in the South Downtown Neighborhood with very little available in the
way of goods, services, restaurants and other commercial uses in close
proximity. There appears to be a need and a desire to promote and develop
uses that could not only service the daytime working population but also support
the recreational and park users in evenings and on weekends.

SURROUNDING INFLUENCES

There are surrounding influences that impact the South Downtown such as the
proximity of the area to Downtown. This plan should consider the main
entrances and connections to South Downtown and how they can be improved
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as well as determine if or where there are barriers such as the railroad crossing
and how those can be mitigated.

The proximity of the area to Orchard Mesa
influences the plan both physically and
visually. There are also recreation and open
space uses within and nearby — Eagle Rim
Park on Orchard Mesa and the Botanic
Gardens along the River. The South
Downtown Neighborhood Plan should address
how these spaces should be connected, enhanced and integrated into
redevelopment of the area.

In addition the plan must consider planning efforts that have been completed for
areas within South Downtown including the Botanical Gardens, Las Colonias
Park and the City-owned Jarvis property. The South Downtown Neighborhood
Plan must also integrate with the adjacent uses to the east that were included in
the Pear Park Neighborhood Plan.

Las Colonias Park Plan
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LAND USE ANALYSIS

An inventory of existing land uses within South Downtown was completed as part
of the planning process, identifying patterns of development and architectural
character. A photographic essay of these land uses is included as Appendix A.
Distinctions between existing land uses and existing zoning demonstrate how the
South Downtown Neighborhood will continue to develop as an industrial area if
the existing plans and zoning are implemented and also highlight the
opportunities to change land use and zoning as desired by the community.

Existing land use in the more developed central area of South Downtown is and
has historically been primarily heavy commercial and industrial with remnant
pockets of residential. The area between 5" Street and 9" Street is
characterized by smaller parcels with older structures. A few businesses have
aggregated parcels into larger parcels which is more conducive to future
improvement and/or redevelopment. This area presents the best opportunities
within South Downtown for redevelopment that could be accomplished through
creative incentives and partnerships.

The heavy industries are primarily located between 9" and 15™ Streets, clustered
around the existing railroad spurs on larger parcels. Since the rail and its users
are valuable assets to the area and the community as a whole, the core of this
area is unlikely to change. However, there appears to be some opportunity and
community support to create transitional areas of varied land uses in a tier
surrounding the core industrial area. These transitional areas can be used to
create compatibility between adjacent uses such as the park and the heavy
industrial as well as help visually screen the industrial areas.

WATE

ﬂt\m‘z !‘TE RMLS

South Downtown Plan



To the west, the City-owned Jarvis property was historically used as a salvage
yard until purchased and cleaned up by the City in the late 1980s. Since then,
the property has been vacant with the exception of the recent trail construction
through the site. Other uses on the west end of the South Downtown
Neighborhood are industrial along the south side of the railroad tracks. A mixed
use conceptual plan has been developed for the Jarvis property which was
considered through the development of the South Downtown Neighborhood Plan.

On the eastern end of the South Downtown Neighborhood, much of the property
is held in larger ownerships and is vacant or underutilized. There are areas of
smaller commercial and industrial uses and pockets of residential along 27-1/2
Road just south of the Riverside Parkway and along the south side of C-1/2 Road
just west of 28 Road. Much of the eastern area presents the greatest opportunity
for increasing heavy commercial and industrial use within the South Downtown
Neighborhood.
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4 ALTERNATIVE CONCEPTS

After the kick-off efforts led by the consultant, EDAW, City staff continued with
more detailed analysis in conjunction with meetings with small focus groups of
various interests throughout the winter of 2006-2007. A series of approximately
15 meetings with groups that included elected City officials, representatives of
large industries, economic redevelopment interests and owners of small
businesses and properties. The meetings were conducted as informal
brainstorming sessions in order to define more specific issues, constraints and
opportunities and continue to discuss the community’s vision for the South
Downtown Neighborhood.

Using the results of these meetings, staff formulated a menu of design concepts
to present at a public open house held in February 2007. Participants were
asked to evaluate these ideas as to whether they agreed or disagreed with them.
The open house was attended by 80 to 100 people of which, approximately half
completed the evaluation sheets. The concepts that were presented for
evaluation are listed below. They address four major topics relative to a plan:
Land Use, Circulation, Economic (Re)Development and Visual Character.

GENERAL UNDERLYING CONCEPTS AND THEMES

Create/maintain/enhance a “green’ waterfront

Recognize existing heavy industry

Recognize existing location and use of rail spurs

Recognize primary streets used by industrial businesses (9™ and 12™)

7th Street will be primary public use and traffic to access area

Establish and improve entry points into the area

Improve connections to downtown

Recognize existing concepts for the Jarvis Property and Las Colonias

Park

e Create and take advantage of redevelopment opportunities and
partnerships

e Create a tier around the heavy industrial areas to provide opportunities
for different, mixed uses to transition and screen from Parkway to
Heavy Industry

o Improve streetscape on 7™ and 9" Streets

e Create a street system that encourages traffic to northeast

e Discourage traffic on C-1/2 Road through low-density residential area
east of 28 Road

CONCEPTS FOR VILLAGE DEVELOPMENT
e Create a wide variety of uses
¢ Increase retail opportunities
e Create areas for high density residential
e Create opportunities for mixed use (e.g. commercial/retail;
office/services)
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Minimum height of structures along north side of Riverside Parkway of
at least 3 stories

Increase light industrial and commercial uses

Keep low density residential along Colorado River east of 27-1/2 Road
Promote higher quality, “cleaner” uses of retail/commercial us in the
area generally between 7™ and 9" Streets

CONCEPTS FOR COMMUNITY INDUSTRIAL CORE

Place a greater emphasis on increasing industrial opportunities

Create more opportunities for general commercial activities

Create some transitional areas of mixed uses along 7™ Street and
Riverside Parkway

Minimal residential uses except for live-work opportunities in the mixed
use areas

Emphasis on redevelopment opportunities in the areas with smaller
parcels, primarily between 7™ and 9" Streets

Lighter industrial uses along Colorado River east of Las Colonias to 28
Road
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5 PREFERRED PLAN AND
IMPLEMENTATION STRATEGIES

The results of the evaluations and comments gathered on the alternative
concepts were tabulated as included in Appendix B. The results show strong
community support for ideas that are translated to the goals listed below for the
South Downtown Neighborhood Plan.

SOUTH DOWNTOWN NEIGHBORHOOD PLAN GOALS

¢ Create/maintain/enhance a green waterfront

o Recognize existing heavy industry and rail service that supports it

o Recognize distinction between “industrial” streets (9" and 12™ Streets)
and “public” streets (7" Street and Riverside Parkway)

e Improve streetscape on “public” streets

e Promote higher quality, “cleaner” uses in the area generally between 7™
and 9" Streets

e Improve entry points to and along major corridors within the area

e Improve connections to downtown

e Create some transitional areas of mixed uses along 7" Street and
Riverside Parkway to screen the heavy industry

e Create retail, general commercial and mixed use opportunities

e Increase light industrial opportunities

¢ Create/enhance redevelopment opportunities and partnerships

PLAN IMPLEMENTATION STRATEGIES

The City has a variety of tools available through which these goals can be
implemented so that the vision for the South Downtown Neighborhood can
materialize and eventually be realized. This Plan represents the first phase of
implementation and includes the basic strategies of designating Future Land Use
categories, zoning the properties accordingly, amending development standards
of the zoning districts through a zoning overlay, creating a circulation plan and
establishing goals and policies for future phases of plan implementation such as
economic (re)development strategies.

Future Land Use. The South Downtown Neighborhood Plan is formulated
around six general land use categories: Estate Residential, Park/Open Space,
Mixed Use, Corridor Commercial, Commercial Industrial and Industrial. These
categories are intended to replace the categories presently designated on the
City’s Growth Plan Future Land Use Map. The South Downtown Neighborhood
Land Use Plan is depicted in Appendix C and the general categories are more
specifically described as follows.

e Estate Residential — Typical “estate” style single family homes on large
lots of 2 to 5 acres. Centralized services might be needed depending on
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site conditions and proximity to existing services. Zoning will regulate the
intensity of agricultural operations permitted on Estate parcels.

Park/Open Space — Public or private lands reserved for active park and
recreation sites, open space, wildlife habitat, sensitive or hazardous land
protection, and other environmental conservation purposes. Any
commercial uses near or within these areas should enhance the riverfront
as places where people can enjoy the river such as riverfront eating
establishments, museums, outdoor amphitheaters, nature centers and
botanical gardens.

Mixed Use — Mixed use development to include employment, residential
open space, retail commercial may be appropriate as a secondary use,
integral to other uses and structures or as small village centers.

Corridor Commercial — Permits a wide range of commercial
development (office, retail, service, lodging, entertainment) with mixed use
and residential opportunities encouraged in some areas, particularly for
live-work situations. Limited outdoor storage and operations. Intended to
provide transition and screening between public spaces and corridors to
heavy industrial areas.

Commercial Industrial — Heavy commercial, offices and light industrial
uses with outdoor storage, but no outdoor operations other than sales
(e.g. office/warehouse uses, auto sales, auto repair shops, lumber yards,
light manufacturing). Some yard operations may be permitted through
Conditional Use Permits where adequate screening and buffering can be
provided to ensure compatibility with surrounding uses. Limited residential
uses may be allowed for caretaker and security purposes.

Industrial — Heavy commercial and industrial operations, particularly
those requiring rail access. Batch plants and manufacturing uses with
outdoor operations are appropriate if developed consistently with zoning
regulations. Residential uses are not appropriate.

Zoning. Within the land uses described above, the properties within South
Downtown that are presently within the City’s jurisdiction will be rezoned
according to the Plan as depicted in Appendix D. The zoning categories will be
applied to each land use category as outlined below. The South Downtown
Neighborhood Plan will serve as a guide for zoning properties as they are
(re)developed and annexed to the City of Grand Junction.

Estate Residential — These properties are not presently within the city
limits of Grand Junction thus, will retain the existing Mesa County zoning
of RSF-E. If and when the properties are annexed, a zoning consistent
with the South Downtown Neighborhood Plan would be applied.
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Park/Open Space — Areas presently in public ownership will be zoned
Community Services and Recreation (CSR). Those properties not in
public ownership retain existing zoning but the South Downtown
Neighborhood Plan Future Land Use Plan will dictate development and
zoning of these properties in the future.

Mixed Use — The area shown as mixed use on the Land Use Plan will be
zoned Mixed Use (MU) to afford the flexibility for development of a variety
of uses on the site that is presently owned by the City of Grand Junction.
Non-polluting industrial and commercial uses are encouraged adjacent to
and mixed in with residential uses.

Corridor Commercial — These areas will be zoned C-1 but the overlay
standards of the South Downtown Neighborhood Plan make revisions to
this zoning district to be more conducive to a wider range of uses and
improve the quality of the important public corridor areas. Subareas within
the Corridor Commercial are also defined on the plan and in the overlay
standards.

Commercial Industrial — Zoning of these areas will either be Light
Industrial (I-1) or Industrial/Office Park (I-O) depending on the location
within the South Downtown Neighborhood. For properties fronting the
Riverside Parkway, the Plan includes overlay standards to improve visual
character and aesthetics along this corridor.

Industrial — The areas shown as Industrial on the Plan will be zoned Light
Industrial (I-1) or Heavy Industrial (I-2), depending on the existing use
and/or adjacent zoning.

Circulation. The Circulation Plan for the South Downtown Neighborhood is
shown in Appendix E. The plan identifies a street network that includes both
existing and proposed streets and both major and minor streets. The Circulation
Plan also identifies the desired cross-sections and level of streetscape
development along the streets within the South Downtown Neighborhood to
support the proposed land uses and circulation to and from the area for
pedestrian, bicycle and vehicles. The general goals for the Circulation Plan are

to:

Re-establish and improve a street grid in the central area of the South
Downtown Neighborhood

Establish a new street grid in the eastern area of the South Downtown
Neighborhood

In as much as possible, encourage traffic generated from the eastern area
to travel north and east rather than east through the low density residential
areas
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Major Street Corridors. Major streets in the Grand Junction urbanized area are
classified according to their function in the transportation network. The two
components of function are to provide access to properties and to carry traffic
from point to point. In order to preserve safety and capacity and enhance the
quality of living, the relation of these two components should be inversely
proportionate, with the busier streets having limited access and the quieter
streets providing access to properties. The components of the major street
system have been identified on a functional classification map, known as the
Grand Valley Circulation Plan that has been adopted by the City of Grand
Junction and accepted by Mesa County. The Circulation Plan adopted for the
South Downtown Neighborhood will amend the Grand Valley Circulation Plan.

As properties develop and redevelop within the South Downtown Neighborhood,
the Circulation Plan will be implemented through construction of streets through
new subdivisions or developments or improvement of existing streets as the
properties along them are improved and/or redeveloped. The specific design of
each street is generally based on the land use and zoning of the properties along
it. For example, in areas that will be zoned Commercial, the Commercial Street
cross-section will apply, unless where modified by the South Downtown
Neighborhood Plan. Similarly, streets within Industrial areas are to be
developed/improved according to the City’s adopted Industrial street cross-
section or as modified by this Plan.

The street classifications and proposed street sections for the major corridors in
the South Downtown Neighborhood Area are described below. The concept
drawings in Appendix G further illustrate elements of the Circulation Plan.

¢ Riverside Parkway — Arterial Street constructed by the City Parkway
Project. The right-of-way width varies; multi-lane; bike lanes; detached
walk on the south side; no on-street parking.
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o 7™ Street — Collector Street. 60-foot right-of-way width; 2 lanes; bike
lanes; on-street parking both sides; detached walks with landscaping.
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o 9" Street and 27-1/2 and C-1/2 Roads — Collector Street. 60-foot right-
of-way width; 2 lanes; bike lanes; on-street parking both sides; detached
sidewalk preferred where possible.

Parallel

60" ROW

9th Street Section
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¢ Kimball Avenue — Collector Street. 60-foot right-of-way width; 2 lanes;
on-street parking on one side; detached walks with landscaping.

o D Road (from 9" Street east to the Riverside Parkway) — Arterial
Street. Section yet to be determined.

Local Streets. The Local Street network provides access to individual parcels
and serves short length trips to and from collector and higher order streets. Trip
lengths on local streets should be short with a lower volume of traffic along with
slower speeds. Design of local streets occurs through the development process
and will be in accordance with the City’s adopted Transportation Engineering
Design Standards (TEDS). It is important in the design process to provide
connections to adjacent parcels and subdivisions for efficient vehicle travel and a
safe network for pedestrians and bicycles. In the core commercial area of South
Downtown, the streets will eventually be modified to become less industrial and
more commercial in nature. In doing so, the existing streets will need to be
retrofitted for better pedestrian circulation.

Urban Trails. The Urban Trails Master Plan is a planning document that shows
the location of future bicycle facilities, trails and pedestrian paths. Implicit in the
plan is the construction of sidewalks in accordance with the adopted street cross-
sections as detailed in the South Downtown Neighborhood Circulation Plan. One
of the major purposes of the City’s Urban Trails Committee is facilitating linkages
from the riverfront trail system to the urban area. As development or
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redevelopment occurs, construction of trails, paths, bike lanes and pedestrian
facilities in accordance with the adopted plan either occurs with the development
or the City constructs the same with the collection of the Transportation Capacity
Payment (TCP) as part of a more comprehensive capital improvement project.

The Urban Trails Master Plan shows the following proposals within the South
Downtown Neighborhood.

e Bike Lanes on South 5", 7" and 9" Streets, Struthers Avenue, D
Road/Riverside Parkway, River Road/Riverside Parkway and 27-1/2 and
C-1/2 Roads

o Off-street Trails (primarily riverfront trails) connecting from the Riverside
Neighborhood, through the Jarvis Property and the Botanic Gardens/Las
Colonias Park and east to 28 Road

The South Downtown Neighborhood Plan proposes the following
additions/changes to the Urban Trails Plan. The Trails Plan adopted for the
South Downtown Neighborhood (Appendix F) will amend the Urban Trails Plan.

e The future off-street trail east of 27-1/2 Road is shown along the River
rather than alongside C-1/2 Road.

e The Plan also provides more specific guidance in terms of pedestrian
development along the streets as part of the street cross-sections
described above and included in Appendix G.

Riverside Parkway Pedestrian Overpass. It is envisioned that eventually there
may be need for one or more pedestrian overpasses from the Commercial Core
areas to the riverfront areas and Las Colonias Park. Development, activities and
uses in the future park and types of development along the north side of the
Parkway will dictate where these may be needed based on the level of
pedestrian traffic. An overpass on the western end of the area in the vicinity of
7™ or 9™ Street could also serve as an entrance feature to the neighborhood as
further discussed in Section 6.

Public Transportation (GVT). Grand Valley Transit (GVT) does not presently
serve the South Downtown Neighborhood Area. The closest stops are north of
the railroad tracks on South Avenue. Future transit needs within the South
Downtown area will need to be monitored as more areas are developed or
redeveloped and as Las Colonias Park becomes more developed and active.

Development Standards. The community desires to improve the visual
character of the South Downtown Neighborhood areas that are most visible
along major public corridors or from the major public spaces. Consequently, the
Plan promotes a higher quality built environment through improved architectural
character, reduced visual clutter and enhanced streetscape. These elements are
addressed through the South Downtown Neighborhood Zoning Overlay detailed

South Downtown Plan



in a companion document to this Plan. The elements of the overlay are intended
to augment the zoning district standards in the Zoning and Development Code.

Economic (Re)Development. The changes that are occurring in the South
Downtown Neighborhood such as completion of the Riverside Parkway and
planning for the future development of Las Colonias Park have already had a
positive influence on the area. Many properties have been renovated or
redeveloped, new uses are relocating to the area and property values are
generally on the rise. The South Downtown Neighborhood Plan envisions this
trend continuing and being enhanced by the following redevelopment concepts:

¢ Allow existing heavy industry to remain, taking advantage of rail spurs
within the area.

¢ Intensified commercial edge along the north side of the Riverside
Parkway with opportunities for mixed use development.

¢ New general commercial, retail and residential uses will provide activity at
the edge of the park after business hours to create a safe park
environment that gives “ownership” of the park to the adjacent local
business owners and residents.

¢ New retail and commercial uses such as restaurants, shops and personal
services between 7™ and 9" Streets to serve the employees, recreational
users and residents of the neighborhood.

e Commercial Industrial uses bridge the existing industrial and the new
Corridor Commercial district.

Positive changes to the South Downtown area are also expected to gain support
and momentum from the following:

o A city wide comprehensive plan that is in the initial stages and is
expected to be completed within the next two years. This plan is
expected to take into account the investment in major infrastructure
improvements such as the Riverside Parkway and is intended to provide
guidance for smart growth such as maximizing existing infrastructure.

e The South Downtown area is included in the area of the city that is
eligible to participate in an Infill and Redevelopment Program. The
program reviews requests for incentives on proposed infill and
redevelopment projects. More information about this program is available
at www.gjcity.org.

In addition, discussions with the Grand Junction Economic Partnership, Business
Incubator, Manufacturers’ Council and Chamber of Commerce during
development of the South Downtown Neighborhood Plan brought to light many
opportunities for the area, the majority of which is within the established Mesa
County Enterprise Zone. The Plan outlines goals, policies and strategies that
can be used to further the economic (re)development of South Downtown with
the following ideas.
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¢ Need for flex space for different types of small business — new to area or
graduating from the Business Incubator. Opportunity for these businesses
to serve employee base, residents and recreational users in the area.

e Opportunity to develop additional incentives for redevelopment that has
taken advantage of partnerships and/or assembled parcels of land totaling
a minimum of %2 acre or more

e Allow for live-work opportunities

e Opportunity to develop partnerships

6 OTHER PLAN ELEMENTS

ENTRYWAYS

Important intersections in the street network offer opportunities to develop a
unique theme and identity for the South Downtown Neighborhood. The primary
intersections vary in scale and include the southwest entry at 5 Street and the
Riverside Parkway, South 7™ Street at the Railroad Tracks and the Riverside
Parkway and 28 Road on the east side of the Neighborhood. Each of these
should be developed according to general concepts and criteria that are
appropriate for their scale, function and importance.

5th Street/Riverside Parkway. There are opportunities to celebrate the
entry into Grand Junction and the South Downtown Neighborhood at the 5™
Street bridge and Struthers Avenue area in conjunction with the Western
Colorado Botanical Gardens with attractive low scale signage and sculpture. In
addition, there are smaller monuments at various points along the Riverside
Parkway that indicate to motorists that they are approaching or traveling on the
Riverside Parkway (shown below). Due to the scale of the 5™ Street/Riverside
Parkway intersection and the publicly-owned area around it, this intersection
affords the opportunity to create a monument/sculpture of a much larger scale to
mark the entrance and give identity to the South Downtown Neighborhood and/or
to this “Grand Junction”.

Another possibility in this vicinity is if a pedestrian overpass is desired/needed
near the 7 Street/Riverside Parkway intersection it could serve several
purposes: pedestrian access across the Parkway, include design elements that
give a distinct character to the South Downtown Neighborhood and integrate with
surrounding open space, pocket parks and/or water features at the landings on
each side of the Parkway.

South 7th Street/Railroad Tracks. There is an existing silo on the Mesa
Feed property that marks the entrance into the South Downtown Neighborhood
as you travel south on 7th Street. It is of a scale that is visible from the southern
perimeter of downtown and represents the historical agriculture and industrial
base upon which South Downtown has developed. Such a structure could be
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enhanced and/or replicated to become an even stronger element at this major
entrance to the area.

28 Road/Riverside Parkway. This intersection is a smaller scale than the
others but a neighborhood entry could be created, particularly along the north
side. The sense of arrival at this location could be created through a water
feature, public art, an architectural feature with signage paving patterns and/or
landscaping. The design of the entry feature should be of the same character of
those that might be created at the other major entry points.

STREETSCAPE/CONNECTIONS TO DOWNTOWN

The South 7™ Street and South 9™ Street corridors are the primary street and
pedestrian links between the downtown core and the South Downtown
Neighborhood. These connections can be improved by developing an enhanced
streetscape that provides visual consistency and clearer, safe access for
pedestrians, bicyclists and vehicles. In order to improve these connections, the
South Downtown Neighborhood Plan proposes the streetscape improvements
described below and as depicted in the Development Concepts in Appendix G.

e South 9th Street Streetscape. The streetscape plan for South gth
Street is to develop similar to what presently exists along South 7™ Street
with a more defined hardscape of curb and gutter, enhanced pedestrian
facilities and street trees. This design improves the visual quality of the
corridor without requiring improvements on private property or
compromising adjacent uses. The design also allows the street to function
for the commercial/light industrial traffic that it carries as well as provides
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for a more comfortable pedestrian or bicycle environment since South 9"
Street may be used by the public to access business/commercial areas
and Las Colonias Park.

e South 7tk Street Streetscape. The streetscape plan for South 7"
Street should be enhanced with a similar design as what is currently under
construction on 7™ Street south of Grand Avenue. Generally, the design
would continue the 7" Street boulevard treatments from downtown, Ute
and Pitkin to the Botanical Gardens and riverfront area with additional
street trees, historic street lights, street furniture and public art. This
design would create a more consistent visual character to connect the
South Downtown Neighborhood with the traditional downtown area and
improves the visual design of the corridor and emphasizes its use as the
primary public north-south corridor through the neighborhood. The design
features enhanced pedestrian facilities with colored concrete, pedestrian
safe zones at the “bulb-outs” for easier crossing and additional
landscaping.

JARVIS PROPERTY MASTER PLAN

The City completed an initial planning analysis for the City-owned property on the
west side of 5" Street between the Colorado River and the Riverside Parkway
known as the Jarvis Property. The property is constrained by natural features
and the encroachment of the Parkway, but does have approximately 43 acres of
developable land.

The initial study was to chart a direction for revitalization of the property. It
summarized the key assets, identified some important issues and potential
impediments to development, analyzed current market conditions and outlined a
concept for organizing potential development of the property. The property and
potential project are viewed as a unique opportunity for the City to chart the
future of a rare property type, a place where it may be possible to provide a mix
of uses, including residences, along the bank of the Colorado River. The major
concepts for potential development of the Jarvis Property are outlined below,
excerpted from the Master Plan report. A conceptual plan is included as
Appendix H.

The Urban Village Concept. The key concept for land uses is to create a
mixed-use village, which offers the opportunity to live and work within a
neighborhood that promotes pedestrian circulation. Land uses should be
identified and configured to complement the existing Riverside residential
neighborhood. Access points and internal streets should contain streetscape
elements that result in a pedestrian-friendly environment, and on-street and off-
street parking should be strategically located to minimize the visual impact of
automobiles and service/loading zones.
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Commercial uses should be concentrated in a “Village Center” and include
mixed-use development that contains retail and restaurant uses to serve the new
development and existing Riverside neighborhood. Additional uses include
upper-story office space and residential components, as well as public open
space such as small hardscaped plazas and/or parks. The Village Center should
integrate community services and/or civic facilities, when feasible.

Residential development should be targeted along the edge of the riparian
corridor to take advantage of the proximity to the river, trail system and views.
Residential development should contain a variety of product types including lofts,
townhomes, condominiums and apartments. Flexible uses that permit light
assembly and manufacturing would be internally located in a campus-like setting
that may include some live-work opportunities. Light industrial uses would also
be targeted to the eastern edge of the site, near the railroad tracks and existing
heavy industrial uses.

The Riverside Parkway. The City is currently constructing the Riverside
Parkway that will run through the Jarvis Property. This will be a major arterial
that will carry traffic to, and through, the site. This roadway will dramatically
improve access into the area for motorists. It does, however, present some
potential impediments for pedestrians who seek to walk from the Jarvis Property
to downtown, although these will, to some extent be mitigated by the Parkway
design.

The advent of the Parkway also provides an opportunity to change the image of
the site. For some, the Jarvis Property is seen as an undesirable place, in part
because portions of it have an industrial heritage, but the Parkway will bring more
people to the area who will see it with a fresh perspective, and many will
recognize its inherent beauty and desirable location.

The Parkway also will introduce some noise. Residential uses should be located
away from the road, while special assembly and professional uses will do well
close to it. At present, one intersection is planned at Hale Avenue. Another
intersection should also be provided, at the approximate midpoint of the property.

Habitat Restoration Area. A backwater pond exists at the southeastern
edge of the property, along the river edge, which provides habitat for endangered
fish and other wildlife. The pond should be treated as an asset, a focal point for
the site, while maintaining necessary protective measures.

Riverfront Trail and Parks. The Riverfront Trail is a key asset to the Jarvis
Property and South Downtown as a whole. New development, especially
residential uses, should be constructed to overlook the trail, while providing an
appropriate landscape separation. Pocket parks that exist along the trail should
be enhanced, and additional ones should be constructed to provide a sting of
public spaces along it.
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Riverfront. The riverfront should be improved to enhance views to the river
and some access to the water edge should be created. Intrusive vegetation
should be removed and amore native system should be restored.

Power Lines. High voltage transmission lines traverse the site. The
development envisioned in the Jarvis Property Master Plan requires their
relocation.

Floodplain. A substantial portion of the Jarvis Property lies within the 100-year
floodplain as defined by FEMA maps. The land should be elevated for
development.

While the South Downtown Neighborhood Plan does not wholly incorporate the
details of the Jarvis Property Master Plan, it does acknowledge the potential for
this type of development. The South Downtown Future Land Use Map indicates
the Jarvis Property has Open Space/Park and Mixed Use. The zoning will
correspond with these land use categories, with CSR and Mixed Use zone
districts. The Mixed Use zone district would allow for development of the Jarvis
Property using concepts such as those depicted in the Jarvis Property Master
Plan but can also accommodate a different mix of uses if deemed appropriate in
the future.
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Light Industrial Land Use
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Heavy Industrial Land Use
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Recreation/Open Space Land Use and Historic Structure
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APPENDIX B
Summary of Concept Evaluation
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GENERAL UNDERLYING CONCEPTS/THEMES

1. Create/maintain/enhance a green waterfront (92% Strongly Agree/Agree)
2. Recognize existing heavy industry (61% Strongly Agree/Agree, 20% Neutral)
3. Recognize existing rail spurs (64% S Agree/Agree, 30% Neutral)

4. Recognize primary indus streets (9™ and 12™) (74% Strongly Agree/Agree)
5. 7th Street will be primary public access (94% Strongly Agree/Agree)

6. Establish and improve entry points into the area (95% Strongly Agree)
7. Improve connections to downtown (95% Strongly Agree/Agree)

8. Recognize Jarvis & Park Concepts
(67% Strongly Agree/Agree for Park, less re: Jarvis, 23% Neutral)

9. Create/enhance redev opportunities/partnerships (72% S Agree/Agree)

10. Create a tier around heavy industrial for different/mixed uses to
transition/screen Parkway to Heavy Industry (67% S Ag/Agree, 23% Neutral)

11. Improve streetscape on 7™ and 9™ Streets (74% Strongly Agree/Agree)

12. In the area between Las Colonias Park and 28 Road, create a street
system that encourages traffic to NE (46% S Agree/Agree, 38% Neutral)

13. Discourage traffic on C-1/2 Road through low-density residential
area east of 28 Road (69% Strongly Agree/Agree)

14. Discourage traffic on C-1/2 by disconnecting key streets
(51% Disagree/Strongly Disagree, 23% Neutral) Concept not supported

CONCEPTS FOR VILLAGE DEVELOPMENT

15. Create a wider variety of uses (62% Strongly Agree/Agree)

16. Increase retail opportunities (74% Strongly Agree/Agree)
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17. Create opportunities for medium/high density residential such as

townhomes, condos and apartments (49% S Agree/Agree, 33% Disagree)
Concept of separate residential areas not strongly supported

18. Create opportunities for mixed use either within a site or within a

building such as commercial/retail/resid or office/services/residential)
(77% Strongly Agree/Agree but several excluded residential)

19. Minimum height of structures along north side of Riverside
Parkway of at least 3 stories (74% Disagree/ Strongly Disagree/Neutral)

20. Minimum height of structures along north side of Riverside
Parkway of at least 2 stories (64% Disagree/Strongly Disagree/Neutral)

21. Increase light Indus/commercial uses (64% S Agree/Agree, 18% Neutral)

22. Keep low density residential on Colorado River east of 27-1/2 Rd
(64% S Agree/Agree, 23% Neutral)

23. Promote higher quality, “cleaner” uses (retail/commercial) in the
area generally between 7™ and 9™ Streets (74% Strongly Agree/ Agree)

CONCEPTS FOR INDUSTRIAL CORE DEVELOPMENT

24. Place a greater emphasis on increasing industrial opportunities
(41% Strongly Agree/Agree, 31% Disagree/Strongly Disagree)
Concept does not have strong support

25. Create more opportunities for C-1 uses (74% Strongly Agree/Agree)

26. Create some transitional areas of mixed uses along 7™ Street and
Riverside Parkway (79% Strongly Agree/Agree)

27. Minimal residential uses except for live-work opportunities in the
mixed use areas (33% Strongly Agree/Agree, 31% Disagree/Strongly Disagree)

No strong support for concept either for or against

28. Emphasis on redevelopment opportunities in areas with smaller
parcels, e.g. between 7™ and 9™ (67% Strongly Agree/Agree, 30% Neutral)

29. Lighter industrial uses along Colorado River east of Las Colonias to
28 Road (59% Strongly Agree/Agree)
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Appendix G - Development Concepts
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APPENDIX H Jarvis Property Conceptual Master
Plan

Pink — Mixed Use (Office above Commercial)

Dark Blue — Duplexes

Light Blue — Flex Space

Brown — Mixed (Office or Residential above Commercial)
Light Brown/Yellow — Condo/Townhomes

Orange — Live/Work

Purple — Restaurant

Lavender — Civic

Green — Improved Landscape

Light Green — Natural Landscape
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1 INTRODUCTION

The South Downtown Neighborhood Plan Zoning Overlay is intended to provide
guidance and criteria for the planning, design and implementation of public and
private improvements in the South Downtown Neighborhood. If properly
administered and adhered to, the 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 development concepts are
illustrated in the drawings in Appendix A. The Land Use categories and zoning
districts referenced herein are as shown on the South Downtown Neighborhood
Future Land Use Map (Appendix C) and the South Downtown Zoning Map
(Appendix D).

The general purposes of the standards are:

e To establish a practical, interconnected system of streets, pedestrian
circulation, greenways and trails that allows easy orientation and
convenient access for all modes of transportation.

e To accommodate a broad mix of development types that support and
encourage alternative transportation, especially non-motorized and transit.

e To coordinate (re)development with existing plans — Urban Trails Plan,
Las Colonias Park Master Plan, long term plans of the Botanical Gardens,
long term concepts for the City-owned Jarvis Property

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 South Downtown Neighborhood. They are adopted
through an overlay zoning district, which will establish the means by which the
standards are administered and enforced.

2 CORRIDOR COMMERCIAL

The purpose of the corridor commercial areas of the South Downtown
Neighborhood is to provide concentrated retail, service, office and mixed uses
not including major/regional shopping centers or large outdoor sales areas. The
South Downtown Corridor Commercial areas promote the vitality of the entire
South Downtown Neighborhood. Pedestrian circulation is encouraged as much
of this area provides the main link between the City’s traditional Downtown Area
and Las Colonias Park, the Botanic Gardens and the Colorado River corridor.
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The following standards apply to the Corridor Commerical (Commercial Core and
Parkway Corridor Commerical land use category and the C-1 zoning district as
shown on the South Downtown Neighborhood Future Land Use Map (Appendix
C) and the South Downtown Zoning Map (Appendix D) and generally shown on
the map below (red cross-hatching).

ALLOWED USES

The uses allowed in the Corridor Commercial areas are listed in the Table in
Appendix B. This table modifies the uses allowed in the Light Commercial (C-1)
Zone District in Table 3.5, Use/Zone Matrix of the Zoning and Development Code
to more specifically address the needs and desires of South Downtown.

INTENSITY/DENSITY
Subject to the density bonus provisions and other development standards of the
Zoning and Development Code, the following Intensity/Density provisions shall
apply:
e There shall be no maximum gross density within South Downtown
Corridor Commercial areas;
¢ Nonresidential intensity shall not exceed a floor area ratio (FAR) of 8.0;
¢ Minimum net density shall not be less than eight (8) dwellings per acre if
the only uses are residential. Minimum density shall not apply to mixed
use development.

MIXED USES
There shall be no maximum residential density for projects that have a mix of
uses in the South Downtown Corridor Commercial areas.

STREET DESIGN

Effective and efficient street design and access shall be considerations in the
determination of project/district intensity and shall be in accordance with the
South Downtown Neighborhood Circulation Plan.
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OPEN SPACE REQUIREMENT

Multifamily or mixed use developments in the South Downtown Corridor
Commercial areas shall not be subject to the open space requirements of
Section 6.3.B.7 of the Zoning and Development Code but shall be required to
pay 10% of the value of the raw land of the property as determined in Section
6.3.B of the Code.

PUBLIC PARKS AND OPEN SPACE FEE

The owner of any residential or mixed use project in the South Downtown
Commercial Corridor zone district shall be subject to the required Parks Impact
Fee.

SERVICE ENTRANCES

Service entrances, service yards and loading areas shall be located only in the
rear or side yard. In the South Downtown Commercial Core a six-foot (6') high
solid fence or wall of stone, wood or masonry shall screen: each service yard or
area from adjoining single family residential zones and uses which are not
separated by a street (not counting an alley or any easement).

BILLBOARDS

Off-premise signs and billboards as defined by the City of Grand Junction Zoning
and Development Code are not allowed within the Corridor Commercial areas of
the South Downtown Neighborhood.

PERFORMANCE STANDARDS

Development and redevelopment within the Corridor Commercial areas in the
South Downtown Neighborhood shall be designed to develop a coherent
character in site improvements, streetscape and architectural character. The
following standards are intended to create this consistency. For purposes of this
section, the South Downtown Corridor Commercial area is made up of two
subareas as shown on the Future Land Use Map (Appendix C): Commercial
Core and Parkway Corridor Commercial. The Conditional Use Permit criteria
outlined below applies to residential uses in both the Commercial Core and
Parkway Corridor Commercial.

1. Conditional Use Permits for Residential Uses

Appendix B lists the uses allowed within the South Downtown Corridor
Commercial areas zoned C-1. All residential uses in these areas require a
Conditional Use Permit. The following review criteria shall apply to residential
uses in addition to those outlined in Section 2.13 of the Zoning and Development
Code.

A. Protection of Privacy. The proposed plan shall provide reasonable visual
and auditory privacy for al dwelling units located within and adjacent to the
site. Fences, walls, barriers and/or vegetation shall be arranged to protect
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and enhance the property and to enhance the privacy of on-site and
neighboring occupants.

B. Site Planning. Structures within the proposed plan that include residential
units shall be sited and the buildings designed so as to minimize direct
views from the new residences to directly-adjacent industrial uses.

C. Protection of Use and Enjoyment. All elements of the proposed plan shall
be designed and arranged to have a minimal negative impact on the use
and enjoyment of adjoining property.

D. Compatible Design and Integration. All elements of a plan shall coexist in
a harmonious manner with nearby existing and anticipated development.
Elements to consider include: buildings, outdoor storage areas and
equipment, utility structures, building and paving coverage, landscaping,
lighting, glare, dust, signage, views, noise, and odors. The plan must
ensure that noxious emissions and conditions not typical of land uses in
the same zoning district will be effectively confined so as not to be
injurious or detrimental to nearby properties.

2. Commercial Core

For purposes of these standards, the Commercial Core area is that depicted in
the map below. The applicable areas are on either side of 7" Street and from the
Riverside Parkway north to Noland.

Landscaping. Landscaping requirements may be waived by the Director for any
property fronting on South 7" Street, and those portions of 3™ Avenue, 4"
Avenue, and Winters, Noland and Kimball Avenues between 7™ Street and 8"
Street if streetscaping exists or will be provided and/or enhanced in the adjacent
right-of-way.
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Use of Front Yard/Parking. In order to prevent parking from dominating the
visual setting of the Commercial Core, front yards shall be reserved for
landscaping, sidewalks, driveway access to parking areas and signage. Parking
is not to be located in the front yard — all parking shall be located behind or to the
side of the building.

Sites shall be designed and operated so as not to increase on-street parking in
front of neighborhood dwellings (such as along Noland Avenue). Onsite parking
shall be provided unless the lot(s) are too small to accommodate onsite parking;
in which case parking shall be provided by areas in the near vicinity that have a
sufficient number of spaces and a lease agreement is in place with the owner of
the property.

Outdoor Storage and Display. Outdoor storage and permanent display areas
shall only be allowed in the rear half of the lot, beside or behind the principal
structure. Portable display of retail merchandise may be permitted subject to the
provisions of the Zoning and Development Code.

Hours of Business. No use in the Commercial Core shall open or accept
deliveries earlier than 5:00 AM nor close later than 12:00 AM, unless modified
through a Conditional Use Permit (CUP) approval. “Close” includes no
customers on-site, no deliveries and no illumination of signs.

Signage. The Commercial Core provides a transition from the more public areas
of the South Downtown Neighborhood to areas of heavier commercial and
industrial uses. This consequently requires more restrictive sign regulations to
maintain compatibility.

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

e Location and Size. Monument signs shall be located at least five feet (5')
behind the front property line and shall not be located in the sight distance
triangle. Total sign allowance for the entire site, including flush wall and
monument signs but excluding real estate signs advertising the property
for sale or lease, shall not exceed sixty-four (64) square feet per street
frontage. The sign allowance for one (1) 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 eight feet (8’) in height.

¢ lllumination. Signs shall be externally illuminated only. lllumination

complying with Section 7.2.F. of the Zoning and Development Code shall
be limited to authorized business hours.
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Sign Area. The area of flush wall signs and monument signs shall be
calculated as per Exhibit 4.2 of 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.

Architectural Considerations. Buildings within the South Downtown
Commercial Core of South Downtown shall retain a pedestrian scale which can
be accomplished through the following standards.

Building Alignment and Orientation Along Streets. New buildings and
additions shall be located close to the street, with a maximum setback of
25 feet. Main entrances shall open onto a street and shall align with those
of adjacent buildings. Setbacks for buildings within the South Downtown
Commercial Core may be reduced to zero feet (0’) by the Director.

Building Mass, Scale and Proportion. Maximum building size shall not
exceed 10,000 square feet unless a Conditional Use Permit is issued.

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

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

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

Facade Materials. All primary buildings shall use exterior materials that
are durable, economically maintained, and of a quality that will retain their
appearance over time including but not limited to stone, wood, brick, pre-
cast concrete, stucco and architectural metals for accents. Facades of all
metal material may be used except for building facades that face public
pedestrian routes (e.g. riverfront trail) or public rights-of-way. Facades
facing the pedestrian routes and rights-of-way shall be finished with the
materials stated above.
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The drawings on the following pages illustrate the intent of these standards. The
overlay is intended to help improve the type and quality of development in the
commercial core of South Downtown; introduce and promote a wider mix of uses;
and coordinate development in the area with other existing plans such as the
Urban Trails Plan, the Las Colonias Park Master Plan, long term plans of the
Botanical Gardens and the long-term ideas for the City-owned Jarvis Property.
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7th Street Corridor Looking North
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3. Parkway Corridor Commercial

For purposes of these standards, the Parkway Corridor Commercial areas are as
depicted in the map below (red-hatched areas). The areas are generally located
on the north side of the Riverside Parkway from 9™ to 13" and south and east of
the Parkway curve as it transitions to the former D Road alignment.

el A AR T
= Industrial A2 1 f

Landscaping. The primary goal of landscaping in the Parkway Commercial
Corridor areas of the South Downtown Neighborhood is to enhance the visual
character of the Parkway streetscape.

e Parking Lot Interior Landscape. Landscaping for the parking lot interior
shall be per Section 6.5.C.1 of the Zoning and Development Code, with
the following additions:

a. Shade trees are to be provided at a rate of one (1) shade tree for every six (6)
parking spaces and distributed throughout the landscape islands, perimeter
landscape and screens to maximize shade and screening.

b. A minimum of one (1) shrub shall be provided for every twenty-five (25)
square feet of each landscape island.

¢ Parking Lot Perimeter Landscape. Landscaping for the parking lot
perimeter shall be per Section 6.5.C.2 of the Zoning and Development
Code with the following addition:

a. Turf may be allowed for up to fifty (50%) of the parking lot perimeter, at the
Director’s discretion. Low water usage turf is encouraged.

b. A minimum of seventy-five percent (75%) of the parking lot perimeter
landscape shall be covered by plant material at maturity.
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o Street Frontage Landscape. Landscaping for the street frontage shall be
per Section 6.5.D of the Zoning and Development Code with the following
additions:

a. Vegetation in the sight triangle in the street frontage must not exceed thirty
inches (30”) in height at maturity.

b. One (1) tree for every forty (40) linear feet of street frontage (excluding curb
cuts) must be provided, eighty percent (80%) of which must be shade trees.

o Side Yard Landscape. The first fifty feet (50°) of side yard (beginning at
the front property line) shall be landscaped. The minimum width of this
landscape area shall be six feet (6’) and the landscape shall include at
least one (1) shade tree, or two (2) ornamental trees, or two (2) evergreen
trees, with the remainder of the ground plane covered with shrubs that will
grow to at least 30” in height at maturity.

e Public Right-of-Way Landscape. Landscaping for the public right-of-
way shall be per Section 6.5.B.16 of the Zoning and Development Code.
Generally, this requires landscaping the adjacent undeveloped right-of-
way. Long term maintenance of this landscaping is the responsibility of
the adjacent private property owner or property owners association.

e Other Applicable Sections. The requirements of Exhibits 6.5.A, 6.5.B,
6.5.C and 6.5.D of the Zoning and Development Code shall also apply.

Use of Front Yard (along Riverside Parkway). For parcels abutting the
Riverside Parkway right-of-way, front yards shall be reserved for landscaping,
sidewalks, driveway access to parking areas, and outdoor display of retail
merchandise per standards below.

Outdoor Storage and Display. Outdoor storage is not allowed in the Parkway
Commercial Corridor. Portable display of retail merchandise may be permitted
subject to the Zoning and Development Code.

Trash dumpsters shall be fully screened and located in the rear half of the parcel
or behind the principal structure unless screening of the property is already
provided per the outdoor storage provisions above. In the instance of a double-
fronting lot, this provision shall apply only to the Parkway frontage — trash
dumpsters may be allowed in the front yard along the other street frontage.

Property Signage. Only flush wall and monument style signage shall be
allowed within the Parkway Corridor Commercial areas. Flush wall signage shall
be allowed per the Zoning and Development Code. Monument style signs shall
be a maximum of eight feet (8’) in height with a maximum total of 64 square feet

South Downtown Neighborhood Zoning Overlay



per sign face shall be allowed. Signs shall not be internally illuminated. External
illumination is allowed.

Architectural Considerations. The remnant building of the historic sugar beet
factory lends architectural elements that guide potential development in the
South Downtown Parkway Corridor Commercial areas. The architectural
standards that follow are intended to result in new structures that are compatible
with this historic structure and are applicable only to buildings on properties that
directly abut the Riverside Parkway right-of-way.

¢ Building Alignment and Orientation along the Riverside Parkway.
New buildings and additions shall be located close to the Riverside
Parkway right-of-way, with a maximum setback of 25 feet. Main entrances
shall open onto the street and shall align with those of adjacent buildings.

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).

¢ Building Mass, Scale and Proportion. Each new building, its mass in
relation to open spaces and its windows, doors, and openings shall be
visually compatible with the historic character of the remaining sugar beet
factory building. Visually compatible means compatible with adjacent and
neighboring buildings including mass, shape, window, doors, openings,
roof shape, roof pitch and orientation. For example, building footprints
should be rectangular with the longer side of the building fronting the
Riverside Parkway.

e Fenestration and Articulation. Blank, windowless walls are

discouraged. Where the construction of a blank wall is necessary, the wall
shall be articulated.
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Large, monolithic expanses of uninterrupted facades (greater than 50 feet in
length) are not allowed. Pilasters, texture transitions, windows and stepping of
the wall plane are required.

Height. In order to provide the desired visual screening to the nearby
heavy industrial uses, new buildings shall have a minimum height of 30
feet, with maximum height not to exceed 50 feet.

Roof Shape. A pitched roof similar to that of the sugar beet factory
building is most desirable. Buildings with flat roofs shall provide a parapet
with an articulated cornice.

Facade Materials. All primary buildings shall use exterior materials that
are durable, economically maintained, and of a quality that will retain their
appearance over time including but not limited to stone, wood, brick, pre-
cast concrete, stucco and architectural metals for accents. Facades of all
metal material may be used except for building facades that face the
Riverside Parkway and Struthers Avenue rights-of-way. Facades facing
the streets listed above shall be finished with the materials stated above.

The drawings below illustrate the intent of these standards. The character along
the Parkway is of a much larger scale than the commercial core. The Parkway is
wide so larger, taller structures do not feel out of scale. The existing sugar beet
factory shown in the background here with the dark gray roof, offers appropriate
architectural character that is reinforced with the standards applicable to
redevelopment in this area. The uses here could be mixed as with the other
commercial core areas but the buildings can be bigger.
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North Side of Riverside Parkway between 10™ Street and 15" Street
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3 PARKWAY CORRIDOR INDUSTRIAL

The purpose of the Parkway Corridor Industrial areas of the South Downtown
Neighborhood is to provide for a variety of light and heavy industrial uses but
reflect a higher quality visual character for the most visible properties along
Riverside Parkway. The Parkway Corridor Industrial areas are the parcels
(existing or created) that are within the Commercial/Industrial Land Use category
and have frontage along the north and south sides of the Riverside Parkway
right-of-way or have frontage along a common perimeter landscape tract along
the Riverside Parkway from approximately 12" Street east to 28 Road. There
are several zoning categories that apply to these areas but the following
development standards shall apply regardless of the zone district of the property.

ALLOWED USES AND INTENSITY/DENSITY

The uses allowed in the Parkway Corridor Industrial areas are as listed in Table
3.5, Use/Zone Matrix of the Zoning and Development Code and the
intensity/density is as stated in each zone district.

STREET DESIGN

Effective and efficient street design and access shall be considerations in the
determination of project/district intensity and shall be in accordance with the
South Downtown Neighborhood Circulation Plan.

SERVICE ENTRANCES

Service entrances, service yards and loading areas shall be located only in the
rear or side yard. In the South Downtown Parkway Corridor Industrial areas a
six-foot (6') high solid fence or wall of stone, wood or masonry shall screen: each
service yard or area from adjoining single family residential zones and uses
which are not separated by a street (not counting an alley or any easement).

OUTDOOR STORAGE AND DISPLAY

Outdoor storage and permanent display areas shall be allowed per the zone
district of the property. Any storage in the front yard adjacent to the Riverside
Parkway right-of-way shall be screened with a six-foot (6') high solid architectural
wall constructed of stone, wood, masonry or combination thereof with a minimum
14-foot landscape buffer provided outside of the wall.

PARKING
On-site parking in the front of buildings shall be minimized. Refer to Architectural
Standards, Building Setback below.

PROPERTY SIGNAGE

Only flush wall and monument style signs are allowed in the Parkway Corridor
Industrial areas. Flush wall signs are allowed per the Zoning and Development
Code. Monument signs shall be a maximum of 12 feet in height with a maximum
total of 100 square feet per sign face shall be allowed per parcel. Signs shall not
be internally illuminated. External illumination is allowed.
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BILLBOARDS

Off-Premise signs and billboards as defined by the City of Grand Junction Zoning
and Development Code are not allowed on properties within the Parkway
Corridor Industrial area of the South Downtown Neighborhood.

ARCHITECTURAL CONSIDERATIONS
Applies only to buildings and facades within the Parkway Corridor Industrial
areas that face the Riverside Parkway right-of-way.

Building Setback. Maximum building setback of 60 feet allows for the
required street frontage landscaping, a parking aisle and one row of parking and
a sidewalk or landscape strip in front of the building.

Facade Materials. All primary buildings shall use exterior materials that are
durable, economically maintained, and of a quality that will retain their
appearance over time including but not limited to stone, wood, brick, pre-cast
concrete, stucco and architectural metals for accents. Facades of all metal
material may be used except for building facades that face the Riverside
Parkway right-of-way. Parkway-facing facades shall be finished with the
materials stated above.

Roof Shape. Buildings with flat roofs shall provide a parapet with an articulated
cornice.

Other Standards. The following are adequately addressed under existing
development codes and City of Grand Junction regulations and therefore
conformance must be met through the development process under then existing
Code requirements. These include but are not limited to:

¢ Retail Sales/Wholesale Sales Area

e Parking Lots

e Vibration, Smoke, Odor, Noise, Glare, Wastes, Fire Hazards and

Hazardous Materials
e Lighting Standards
e Loading Docks
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Appendix A — Development Concepts
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Appendix B S Downtown Corridor Comm (C-1)

(7]
Use Category-Definition. See 8
Chapter Nine for complete O | Use-Specific
description. Specific Use Type Standard
RESIDENTIAL
Household LiVing - residential Business Residence A 4.3.]
?:CUpar?Cﬁé‘?f a dwelling unitby a [ Rooming/Boarding House C
ouseno Two Family Dwelling’ c
Single-Family Detached C 4.3.N
Duplex® C
Multifamily® C 4.3.0
Stacked Dwelling
Residential Subunits/Accessory Units 41.G
Agricultural Labor Housing
Single-Family Attached
Manufactured Housing Park 4.3.F
All Other Housing Living C
Home Occupation Home Occupation A 4.1.H
Group Living - residential Small Group Living Facility c 4.3.Q
gfg&’gi’;?;g;fes\;rﬁgtg;ena’ rieet Large Group Living Facility (includes
faciliti C 4.3.
the definition of "Household secure facilities) Q
Living" Unlimited Group Living Facilit C 4.3.Q

INSTITUTIONAL & CIVIC

Colleges and Vocational Colleges and Universities A
Schools - colleges and Vocational, Technical & Trade
institutions of higher learning Schools A
All Other Eduational Institutions C
Community Service - uses Community Activity Building C
providing a local service to the
community All Other Community Service A
Cultural - establishments that
document the social and religious
structures and intellectual and
artistic manifestations that ,
characterize a society I\Hﬂglf::;n ’Lﬁrrta(ﬁzge”es’ Opera A
Day Care - care, protection and
supervision for children or adults
on a regular basis away from their | Home-Based Day Care (1-12) A
primary residence for less than 24
hours per day
General Day Care A

Detention Facilities - facilities for
the detention or incarceration of

Jails, Honor Camps, Reformatories
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people

Community Corrections Facility

Law Enforcement Rehabilitation
Centers

Hospital/Clinic - uses providing | Medical and Dental Clinics A

mediqal treatment or surgical care Counseling Centers (nonresident) A

to patients Hospital/Mental Hospital C
Physical and Mental Rehabilitation
(resident) C
All Other C

Parks and Open Space - natural Cemetery A

areas consisting mostly of Golf Course A

vegetative landscaping or outdoor Campground, Primitive

recreation, community gardens, —

etc. Golf Driving Ranges A
Parks, Lakes, Reservoirs A
All Other A

Religious Assembly - meeting

area for religious activities All A 43P

Funeral Homes/Mortuaries/

Crematories All c

Safety Services - public safety

and emergency response services | Al C

Schools - schools at the primary, | Boarding Schools C

elementary, middle, junior high or | Elementary Schools A

high school level Secondary Schools A

Utility, Basic - Infrastructure

services that need to be located in | ytility Service Facilities (underground) | A

or near the area where the service

is provided All Other Utility, Basic A

Utility, Corridors - passageways | Transmission Lines (above ground) c

for bulk transmitting or Tansmission Lines (underground) C

transporting of electricity, gas, ol Utility Treatment, Production or

communication signals, or other Service Facility ’

similar services
All Other C

COMMERCIAL

Entertainment Event, Major - Indoor Facilities C

activities and structures that draw

large numbers of people to

specific events or shows
Outdoor Facilities

Lodging - hotels, motels and Hotels & Motels A

similar establishments Bed and Breakfast (1-3 guest rooms) | A 4.3.H
Bed and Breakfast (4-5 guest rooms) A 4.3.H

Office - activities conducted in an

office setting and generally )

focusing on business, General Offices A

government, professional, or

financial services Office with Drive-Through C
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Parking, Commercial - parking
that is not necessary to serve a
specific use and for which fees

may be charged All A
Recreation and Entertainment, Campgrounds and Camps (non-
Outdoor - large, generally primitive) 4.3.E
commercial uses that provide Resort Cabins and Lodges
continuous recreation or Swimming Pools, Community A
entertainment-oriented activities - ;
Shooting Ranges, Outdoor
Amusement Park C
Drive-In Theater
Miniature Golf C
Riding Academy, Roping or
Equestrian Area
Zoo
All Other Outdoor Recreation
Recreation and Entertainment, Health Club A
Indoor - large, generally Movie Theater A
commercial uses that provide Skating Rink A
indoor recreation or
entertainment-oriented activities Arcadfa A
including health clubs, movie Shooting Ranges, Indoor
theaters, skating rinks, arcades All Other Indoor Recreation A
Retail Sales and Service - firms Adult Entertainment 4.3.B
involved in the sale, lease or Alcohol Sales, retail A
rental of new or used products to Bar/Nightclub C
the general public. They may also Animal Care/Boardina/Sales. Ind A
provide personal services or nimal L-are/boarding/sales, 1ndoor
entertainment, or provide product
repair or services for consumer & Animal Care/Boarding/SaleS, Outdoor
business goods Delivery and Dispatch Services
(vehicles on-site) C
Drive-through Uses (Restaurants)
Drive-through Uses (Retail) C
Food Service, Catering A
Food Service, Restaurant (including
alcohol sales) A
Farm Implement/Equipment
Sales/Service
Farmer's Market/Flea Market A 4.3.C
Feed Store A
Fuel Sales, automotive/appliance C
Fuel Sales, heavy vehicle
General Retail Sales, Indoor
operations, display and storage A
General Retail Sales, Outdoor
operations, display or storage
Landscaping Materials
Sale/Greenhouse/Nursery A

Manufactured Building Sales and
Service
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Produce Stands? A
Rental Service, Indoor display/storage | A
Rental Service, Outdoor

display/storage

Repair, small appliance A
Repair, large appliance

Personal Services A
All Other Retail Sales and Services C

Self-Service Storage - uses
providing separate storage areas
for individual or business uses

Mini-Warehouse 4.3.G
Vehicle Repair - repair service to | Auto and Light Truck Mechanical
passenger vehicles, light and Repair
medium trucks and qther Body Shop
consumer motor vehicles Truck Stop/Travel Plaza
Tire Recapping and Storage
All Other Vehicle Repair
Vehicle Service, Limited - direct | Car Wash
services to motor vehicles where | gasoline Service Station
the driver or passengers generally Quick Lube
wait in the car or nearby while the
service is performed . ) o
All Other Vehicle Service, limited
INDUSTRIAL
Manufacturing and Production - | Indoor Operations and Storage
firms involved in the Assembly A
maqufapturing, progessing, Food Products A
fabrication, packaging, or Manufacturing/Processing C
assembly of goods - -
Indoor Operations with Outdoor Storage
Assembly
Food Products
Manufacturing/Processing
Outdoor Operations and Storage
Assembly
Food Products
Manufacturing/Processing
All Other Industrial Service, including
the storage of hazardous materials
and explosives
Contractors and Trade Shops Indoor operations and storage
including printing, publishing and
lithography A
Indoor operations and outdoor
storage (including heavy vehicles)
_ Outdoor storage and operations )
Junk Yard Junk Yard 43D
Impound Lot Impound Lot
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Heavy Equipment Storage/Pipe
Storage

All

Warehouse and Freight
Movement - firms involved in the
storage or movement of freight

Indoor Operations, Storage and
Loading

Indoor Storage with Outdoor Loading
Docks

Outdoor Storage or Loading

Gas or Petroleum Storage

Sand or Gravel Storage 43.K
All Other

Waste-Related Use - uses that Non-Hazardous Waste Transfer

receive solid or liquid wastes from | \\ojical/Hazardous Waste Transfer

others, uses that collect sanitary Station 43

wastes or uses that manufacture
or produce goods or energy from
the composting of organic material

Solid Waste Disposal Sites

Recycling Collection Point

All Other Waste-Related

Wholesale Sales - firms involved
in the sale, lease or rental of
products primarily intended for
industrial, institutional or
commercial businesses

OTHER

Wholesale Business (No Highly
Flammable Materials/Liquids)

Agricultural Products

All Other Wholesale Uses

Agricultural

Animal Confinement

Dairy

Confined Animal Feeding Operation,
Feedlot

Forestry, Commercial

Pasture, Commercial

Winery

All Other Agriculture

Aviation or Surface Passenger
Terminal - facilities for the landing
and take-off of flying vehicles or
stations for ground-based
vehicles, including loading and
unloading areas

Airports/Heliports

Bus/Commuter Stops

Bus/Railroad Depot

Helipads

All Other Aviation or Surface
Passenger Terminal

Mining - mining or extraction of
mineral or aggregate resources
from the ground for off-site use

Oil or Gas Drilling

Sand or Gravel Extraction or

Processing 4.3.K
All Other Mining
Telecommunications Facilities -
devices and supporting elements
necessary to produce nonionizing
gleec::;%rr?a?getrigdragéa;ios? nal Telecommunications Facilities &
P g fo produ 9 Support Structures 4.3.R
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Future Land Lise
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