
AGENDA  
 

City Council Spring Retreat 
Friday, May 15th, 2015 

9:00 AM to 5:00 PM 
HopeWest Hospice Care Center 
3090 North 12th Street, Unit B 

 
9:00 am – 10:00 am – (Council, City Manager, City Attorney) 

 Council/Staff Communication  

 
10:00 am – Policy Discussion - Areas of Emphasis – Economic Development, 
Public Safety and Infrastructure. (Council, Department Heads and Select Staff) 
 
Economic Development 

 North Star Update - Elizabeth 

 Next Steps  
o Broadband/Wireless – Rich/John/Elizabeth/Jim  
o Events Center – Rich           Attachment 

 ED Plan  Review – Rich/Elizabeth           Attachment 
o Council to add/delete/give direction   

 
Public Safety 

 Communication Center Update/Next Steps - Chief Camper 

 Training Facility Update – Chief Camper/Chief Watkins       Attachment 

 Annex Building Location Update – Deputy Chief Nordine 

 Fire/EMS Facilities Location Master Plan - Chief  Watkins       Attachment 

 Council to add/delete/give direction   
 
Infrastructure  

 Capital Plan              Attachment 
o 2016 Process for Establishing a short-term (3-5 Year) Plan – Rich/Jay/Sonya 
o Current 3 Year Capital Funds Project List (Sales Tax, Drainage, TCP) – Rich/Jay 

 2040 Plan/Pavement Index – Greg 
o Current 3 Year Utilities Fund Project List - Greg 
o Council to add/delete/give direction  

 Whitman Park – Rich – Marty/Bennett/Duncan   
o Council Discussion of Role in Vagrancy  



o Park Design Update - Rob           Attachment 

 Drainage – Duncan/John/Greg          Attachment 

 Comprehensive Plan – Council Discussion on Next Steps       Attachment 

 Development Fees – Council Policy Discussion  

 
Round Table/Operational Discussion – (City Council and Department Heads) 

 
 2016 Budget Process 

o Visit Reserves/Requirements 
o Auditor Report to Council End of June/Beginning of July 

 Open Dialog on Operational Questions  - (All Departments) 
o Fire and Police Staffing Levels 
o Body Cameras  
o Community Polling            Attachment 

 
Council Comments 
 
Other 
 
5:00 pm Adjourn



 
 
 
Mayor and Council, 
  
Attached are the documents that pertain to the events center discussion for Friday.  For this topic, a power point presentation will 
present: 
  
Time Frame To-Date 
Review of the 2003 Analysis 
Discussion on: 
   Hockey Franchise  
   Assessment Next Steps 
   Location 
   Public Comment 
   Public Process 
   Decision Date. 
  
The letter from Rick Kozuback of International Coliseums Company ICC is a follow up to the April 13th work session with more 
detailed information on the hockey franchise, ICC's view on the feasibility and the location.  The two support letters are from DDA 
and Horizon Drive BID that were sent to the Council previously supporting their desires regarding the location of the building while 
considering the idea.  
  
Also attached is the executive summary of a comprehensive feasibility report that was commissioned by the Chamber, GJEP, City 
and County in 2003.  We will discuss the summary and the relevance of this proposal.  I think it is important that you look over the 
2003 report since this may influence the next steps.  
  
The staff will be seeking input and direction as we proceed with this project. 
  
Thank you. 
  
Rich 
  
   

 

 

 

Events Center 









 





 



 

 























 

ED Plan Review 

 
Last year with the adoption of the Council's Economic Development Plan, Council requested an annual review an update of the Plan.  This Friday, we 
will be presenting the draft Section 2 and Section 3 updates.  Section 2 covers demographics and section 3 covers land use.  On Friday, we will also 
be seeking your guidance and direction on Section 1: Strategy and Action Plan.   
  
Attached is the draft for Section 2 and a highlights of accomplishments for section 1.   
  
We look forward to your guidance and review.   
 

 
Elizabeth Tice 
Management and Legislative Liaison 
City of Grand Junction 
250 North 5th Street 
Grand Junction, Colorado 81501 
Phone: (970) 244-1598 
Fax: (970) 256-4078 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 

 



 

3 

 

 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Land Use 
 

 

Zoning Summary 

Residential Summary 

Commercial Summary 

Industrial Summary 

 

 



 

3 
Land Use 

3.1 Zoning Summary 

The City’s land use regulations play a key role in determining the potential for 

economic development. In many communities uses are only allowed within specific 

zones - residential uses only in residential zones, commercial uses only in commercial 

zones and industrial uses only in industrial zones. However, within the City of Grand 

Junction, residential uses are allowed in commercial zones, commercial uses are 

allowed in industrial zones and industrial uses are allowed in commercial zones. This 

type of zoning places Grand Junction in a very unique position allowing for many 

opportunities that comparable cities are unable to permit. 

The City has five districts (residential, mixed use, industrial, form and planned 

development) made up of 27 zones. The residential districts contain the largest 

number of properties (15,633), followed by planned development (8,030), mixed 

use/commercial (3,649), industrial (1,017) and form districts (9).  

The following is a list of the zone districts, the number of properties associated with 

each zone, the total acreage of the properties and the total square footage of all 

existing buildings. Although the Community Services and Recreation zone allows a 

variety of uses, including commercial, it has been separated from the mixed use district 

due to the parks and open space uses typically associated with the zone. 

 Residential Districts Properties Acreage Square Feet 

 Residential-Rural (R-R) 52 310 242,741 

 Residential-Estate (R-E) 21 184 51,373 

 Residential-1 (R-1) 264 467 700,043 

 Residential-2 (R-2) 934 792 2,015,593 

 Residential-4 (R-4) 3,205 1,742 6,706,829 

 Residential-5 (R-5) 3,326 1,205 6,058,933 

 Residential-8 (R-8) 6,675 1,959 9,812,234 

 Residential-12 (R-12) 301 88 494,476 

 Residential-16 (R-16) 476 138 1,509,585 

 Residential-24 (R-24) 379 188 1,416,271 

 Mixed Use/Commercial Districts  

 Residential Office (R-O) 454 95 1,043,764 

 Neighborhood Business (B-1) 250 117 919,077 

 Downtown Business (B-2) 898 143 2,918,082 

 Light Commercial (C-1) 1,267 1,147 8,657,997 

 General Commercial (C-2) 748 814 4,264,316 

 Mixed Use (M-U) 22 296 64,021 

 Business Park Mixed Use (BP)  10 121 244,132 

 Industrial districts  

 Industrial/Office Park (I-O) 149 459 1,270,948 

 Light Industrial (I-1) 649 1,713 3,596,059 

 General Industrial (I-2) 219 603 2,768,959 

 Form Districts 

 Mixed Use Residential (MXR) 0 0 0 

 Mixed Use General (MXG) 6 29 4,548 

 Mixed Use Shopfront (MXS) 3 0 0 

 Mixed Use Opportunity Corridor (MXOC) 0 0 0 

 Planned Development 

 Planned Airport District (PAD) 163 2,421 791,498 

 Planned Development (PD) 7,867 3,622  13,941,488 

 Community Services and Recreation (CSR) 198 2,153 1,928,626 



 

Residential Zone District Description 

The residential zone districts typically allow detached single family residences in the lower 

density zones (RR, R-E, R-1, R-2, R-4, R-5 and R-8) and multifamily development in the 

higher density zones (R-5, R-8, R-12, R-16 and R-24). The number associated with the zone 

describes the density or units per acre (e.g., 2 refers to 2 units per acre and 12 refers to 12 

units per acre). With very few exceptions, commercial uses are not allowed in residential 

zones. 

Commercial Zone District Description 

The mixed use/commercial zone districts are Grand Junction’s most accessible zone 

districts. In addition to typical commercial uses, the mixed use zones allow single-family 

detached in the R-O zone and multifamily development in all of the mixed use zones. 

Furthermore, indoor industrial operations and storage are allowed in the B-1, C-1, C-2, MU 

and BP zones and indoor operations with outdoor storage are allowed in the C-1, C-2, MU 

and BP zones. The variety of allowed uses makes the mixed use districts the most 

advantageous zones within the City. 

Industrial Zone District Description 

In addition to typical industrial uses, industrial zone districts allow many commercial uses 

include lodging, offices, restaurants and vehicle repair. Retail is allowed in the industrial 

zones but a retail use is limited to 10% of the gross building area. 

Planned Development District Description 

When applied, the planned zone district can contain a mixture of uses (residential, 

commercial or industrial) or be a single use development. A developer applies for a 

planned zone when there is a need for flexibility that the other zone districts cannot allow. 

The desired flexibility may be requested for building dimensions, uses or density and can 

only be approved when a long-term community benefit is present. 



 



 

3 
Land Use 
      

3.2 Residential Summary 

Residential Summary 

There are over 1,400 vacant properties that are ready for residential development in 

Grand Junction.  Over the last 15 years, 457 residential properties on average per year 

have been developed.  However, since 2009 that average has dropped to 185.  Based 

on these averages there is between three and five years’ worth of residential inventory. 

Residential Zoning 

The City has 11 zones that allow residential development. The residential zones and 

the associated properties, total acreage and total square footage of all existing 

buildings are listed below: 

 Residential Districts Properties Acreage Square Feet 

 Residential-Rural (R-R) 52 310 242,741 

 Residential-Estate (R-E) 21 184 51,373 

 Residential-1 (R-1) 264 467 700,043 

 Residential-2 (R-2) 934 792 2,015,593 

 Residential-4 (R-4) 3,205 1,742 6,706,829 

 Residential-5 (R-5) 3,326 1,205 6,058,933 

 Residential-8 (R-8) 6,675 1,959 9,812,234 

 Residential-12 (R-12) 301 88 494,476 

 Residential-16 (R-16) 476 138 1,509,585 

 Residential-24 (R-24) 379 188 1,416,271 

 Planned Development (PD) 7,675 2,420 12,518,026 

Total 23,308 9,493 41,526,103 

Build-Out Analysis 

There are a total of 23,308 properties that are zoned residential covering 9,493 acres. 

Of the 23,308 properties, 1,405 properties have been identified as being vacant. The 

vast majority of the vacant properties are sites ready for residential development. 

Ninety-one of these properties are greater than two acres (totaling 1,145 acres) and 

could be further subdivided. Since 2000, 6,853 residential properties have been 

developed averaging 457 properties per year.  However, since 2009 that average has 

dropped to 180. Using these two averages led to the conclusion that there is between 

three and five years’ worth of residential inventory. 



 

Future Residential Properties 

In addition to the properties that are ready for residential development inside city limits, 

there is another group of properties that have the potential of being annexed and zoned 

residential due to their residential designation on the Future Land Use Map. There are 

approximately 13,673 properties that have a Future Land Use designation of residential 

and are outside the city limits and inside the Persigo 201 Boundary. Of the 13,673 

properties, the Mesa County assessor indicates that 297 or approximately 2,065 acres are 

vacant. These properties would be considered future residential properties for long-term 

demand. Since 2000, 6,904 residential units on 1,516 acres have been developed within the 

City. This is an average of 460 units on 101 acres per year. Based on these averages there 

is up to 20 years of future residential inventory. 



 



 

3 
Land Use 
   

3.3 Commercial Summary 

Commercial Summary 

With a vacancy rate of 6% and over 541 acres of readily developable property, Grand 

Junction is in a great position for commercial development over the next several years. 

Commercial Zoning 

The City has eight zones where commercial, some industrial and residential uses are 

allowed. The commercial zones and the associated properties, total acreage and 

square footage of existing buildings are listed below: 

 Mixed Use/Commercial Districts  

 Residential Office (R-O) 454 95 1,043,764 

 Neighborhood Business (B-1) 250 117 919,077 

 Downtown Business (B-2) 898 143 2,918,082 

 Light Commercial (C-1) 1,267 1,147 8,657,997 

 General Commercial (C-2) 748 814 4,264,316 

 Mixed Use (M-U) 22 296 64,021 

 Business Park Mixed Use (BP)  10 121 244,132 

 Planned Development 78 304 13,242,240 

Total 3,727 3,037 31,353,629 

Build-Out Analysis 

A major factor in the future competitiveness of Grand Junction’s commercial base is 

the supply and quality of its vacant commercial lands. There needs to be a balanced 

inventory of “ready to develop” vacant commercial properties that are sufficient to 

meet market demand in the short to medium term and properties held in reserve for 

long-term demand.  



 

Of the 3,727 commercial zoned properties, 344 parcels or 540 acres are vacant and ready 

to develop. Over 100 of these vacant and ready-to-develop properties are between 1 and 

15 acres and 13 properties are greater than 15 acres. Most of the larger properties are 

located along the 24 Road corridor.  To give this some perspective, since 2000, 501 acres 

of commercial land was developed or an average of 33 acres per year. The average size of 

the developed properties was approximately 1 acre. Using the 15-year average, Grand 

Junction has up to a 16-year inventory of vacant, ready-to-develop commercial property. 

Future Commercial Properties 

In addition to the properties that are ready to develop, there is another group of 

properties that are either zoned appropriately, but lack needed infrastructure, or have the 

potential of being annexed and/or zoned commercial due to the commercial designation 

on the Future Land Use Map. This group of approximately 104 properties containing 4 

acres would be considered future commercial properties for long-term demand. 

Vacant Commercial Zoned Buildings 

The Planning Division conducts a vacant building survey twice a year. At the end of 2014, 

the survey identified 234 commercial buildings that have a total of 1,046,894 square feet 

of vacant space. Based on the total amount of commercial zoned and used building space 

(16,908,174 square feet), Grand Junction has a vacancy rate for commercial buildings of 

approximately 6%. 



 



 

3 
Land Use 
  

3.4 Industrial Summary 

Industrial Summary 

With a vacancy rate of 4% and over 600 acres of readily developable property, Grand 

Junction is also in a great position for industrial development over the next several 

years. 

Industrial Zoning 

The City has three industrial zones. The industrial zones and the associated parcels, 

total acreage and total square footage of existing buildings are listed below: 

 Industrial districts  

 Industrial/Office Park (I-O) 149 459 1,270,948 

 Light Industrial (I-1) 649 1,713 3,596,059 

 General Industrial (I-2) 219 603 2,768,959 

 Planned Development (PD) 4 20 871,200 

Total 1,021 2,795 8,507,166 

Build-Out Analysis 

A major factor in the future competitiveness of Grand Junction’s industrial base is the 

supply and quality of its vacant industrial lands. There needs to be a balanced 

inventory of “ready to develop” vacant industrial properties that are sufficient to meet 

market demand in the short to medium term and properties held in reserve for long-

term demand.   



 

Of the 1,021 industrial zoned properties, 168 properties or 589 acres are ready to develop. 

Over half (98) of these properties are between 1 and 15 acres. To give this some 

perspective, since 2000, over 401 acres of industrial land was developed or an average of 

27 acres per year. The average size of the developed properties was approximately 3 acres. 

Using the 15-year average, Grand Junction has up to a 23-year inventory of vacant, ready-

to-develop industrial property. It should also be mentioned that there are several 

industrial parks located outside of Grand Junction that contain large developable 

properties. 

Another aspect that needs to be taken into account is the amount of land that is available 

for sale. The Grand Junction Economic Partnership has created a website that allows 

property for sale or lease to be posted by the owner or realtor.   Currently this website lists 

22 industrial properties totaling 78 acres that are for sale. These properties range from less 

than one acre to over 16 acres.  

Future Industrial Properties 

In addition to the properties that are ready to develop, there is another group of 

properties that are either zoned appropriately, but lack needed infrastructure, or have the 

potential of being annexed and/or zoned industrial due to the industrial designation on 

the Future Land Use Map. This group of approximately 124 properties containing 733 

acres would be considered future industrial properties for long-term demand. 

Vacant Industrial Zoned Buildings 

The Planning Division conducts a vacant building survey twice a year. At the end of 2014, 

the survey identified 43 properties that have a total of 320,683 square feet of vacant space. 

Based on the total amount of building space that is zoned and used for industrial 

purposes (7,665,511 square feet), Grand Junction has an industrial vacancy rate of 

approximately 4%.
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3. Of necessity, there would be a transition period for the assumption of these 
duties and liabilities and to collect the revenues needed to fulfill the duties. 
Initially, just due to the geography, an agreement between us would transfer the 
duties for everything in the City limits north of the Colorado River. As City and 
District staff can gather the data (pipe lengths, conditions, etc.) so that we may 
agree on the costs, Orchard Mesa and Redlands could be included in the District 
service area at some future date. A fee rate adjustment might be required as well. 
Throughout the process, the District will be pleased to continue to work with the 
City to devote time and resources to improve the existing conditions. 

4. The District contemplates having the City and District staffs present to 
both elected bodies their prioritization of needed engineering studies and capital 
projects. The District would agree to follow the City's direction as to priorities 
within the City limits. If the Council agrees, we would make the Buthom drain 
system the first capital project within the City. If revenues were available in 2016, 
it is reasonable to complete the engineering by the end of 2016 and to begin the 
fust phase capital work in 2017. 

5. As soon as we can sign an agreement and have the fees in place, the 
District would be able to approve new development generating regulated water, 
without the past problems we have both faced. Of course, the developer would 
pay any adopted impact fees, as contemplated by the fmancial model with which 
City staff is familiar. 

6. We believe that the County Assessor is willing to include any storm water 
fees on the tax notices sent by the County Treasurer each January to all property 
owners. If, for whatever reason, that method of collecting the fees does not occur, 
we ask that the Council consider having the City bill the fees for the District and 
deliver the fees to the District. We would expect that the City would retain some 
percentage of the collected fees to cover its administrative costs, such as 2 %. 

7. District and City staff would draft an agreement for Council and Board 
review and approval dealing with other issues such as how to best collect storm 
water fees, when to transfer portions of the City'S system for maintenance, how to 
prioritize capital projects, when to expand the District's board to 5 or more elected 
directors as new service areas are added, and how to enforce the collection of any 
District fees. 

You are likely aware that Commissioner McInnis has graciously applied his and County 
staff efforts to begin addressing similar issues within the County. It may be that such a 
County process may take more months to complete than the District and the City would 
desire. As a result, the District believes that there is no harm done if the City and the 
District come to terms more quickly. If we can successfully work through the issues for 
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                                                                      Comprehensive Plan Update 
                                                                    May 8, 2015 
 
Staff will discuss with Council the steps necessary to provide an update to the Comprehensive 
Plan.  After meeting with a number of stakeholders, it has been suggested that due to the 
economic downturn and resulting slow growth patterns in the Grand Junction area, it may be 
premature to conduct a comprehensive review at this time.  The 5-year review was a 
commitment which the 2010 City Council made to ensure that the Plan would be reviewed 
periodically and to provide the community with opportunities to comment and suggest 
revisions to the Plan.   
 
Council input will be sought on next steps given this feedback.  If a more targeted approach is 
taken then the following are suggestions to be considered as part of that effort:    
 
Next Steps to Consider 
 

 Update current trends, including population projections, changing demographics, age of 
the population, etc.  Staff is looking into a number of approaches for gathering the 
information.  

 Consider developing and implementing a community survey similar to the one 
completed in 2010 that can be used as a baseline of information and community 
sentiment;  (this is one of the items for further discussion as a topic on the retreat 
agenda)  

 Include within the Comprehensive Plan the updated master plans for CMU Campus, St. 
Mary’s Campus, Community Hospital, the VA Hospital, and the airport; 

 Include the Wireless and Broadband Master Plan once complete; 

 Incorporate the Housing Needs Study, which is anticipated to be completed Summer of 
2015; 

 Update the Urban Trails and connections to the Colorado River Trail System; 

 Update the 24 Road Corridor Plan and Zoning Overlay, which is a high priority for 2015; 
and 

 Evaluate the Multi-Family Zone Districts to consider creating broader ranges, especially 
in the downtown area.   

 
 
What Has Been Done Since the 2010 Adoption of the Comprehensive Plan? 
 

 Updated the Zoning Code to implement the new Comprehensive Plan; 



 

 Reconciled Comp Plan land use with existing zoning on approximately 2,000 properties 
with no cost to the property owners, which was important so that as the economy 
recovered, the conflict between Comp Plan and zoning was resolved and any roadblocks 
were removed; 

 Planning Commission and City Council adopted Greater Downtown Plan and Zoning 
Overlay; 

 Revised the Orchard Mesa Neighborhood Plan pursuant to a commitment made by City 
Council to take a fresh look at the area.  Engaged hundreds of Orchard Mesa residents in 
the planning process, addressing issues and concerns at a neighborhood level.  Obtained 
funding for the B½ Road overpass improvements. 

 Constructed 22 Road and I-70 B construction, which was a $9 million joint project with 
City and CDOT to improve access and to set the stage for commercial and industrial 
development in this area.  Mesa County also performed road and bridge improvements 
to 22 Road.  Pursuant to the 2010 Comp Plan process, the development community 
identified future commercial / industrial areas as a need, so the 22 Road corridor was 
incorporated into the Comp Plan as future C-2 and/or I-1.   The result has been a 
number of commercial and industrial developments have occurred as anticipated over 
the last 5 years (i.e., Ute Water, Grand Valley Power, Schmueser, etc.). 

 Developed design plans for the Horizon Drive corridor and funding for Phase I; 

 Mesa County updated the Clifton and Whitewater Plans to conform to the Comp Plan; 

 Mesa County and CDOT are developing the US Highway 6 Study; 

 Developed the North Avenue Corridor Plan, Zoning Overlay District and adopted the 
Catalyst Program, as well as funding, design, and planned construction of North Avenue 
improvements; 

 Parks has developed a number of master plans, including Las Colonias Park, Matchett 
Park, and Mesa County Fairgrounds; and  

 Public Safety improvements were developed and include: 
o the public safety facilities (downtown);  
o a regional emergency services training facility in Whitewater; 
o implementation of the Fire Safety Study moving the Orchard Mesa fire station to 

better serve the neighborhoods of Orchard Mesa and Pear Park; and  
o Pear Park Fire and EMS plan (the GJFD and Clifton Fire discussions have been 

tabled for now). 
 

Other Elements of the Comp Plan to Consider in the Future 
 

 29 Road and I-70 future interchange: Develop a more detailed land use plan to facilitate 
future development once the interchange is completed. 

 Redlands Plan: Involves both the City and Mesa County, and could significantly change 
when two large enclaves are closed and annexed.  Recommend reviewing Redlands Plan 
after the enclaves come into the City. 

 Appleton Plan:  This area lacks needed infrastructure to develop at higher densities and, 
as a result, it is premature to make changes to the Comp Plan at this time.
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