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RESOLUTION

APPROVING THE

DOWNTOWN DEVELOPMENT AUTHORITY STRATEGY PLAN

AS AN ELEMENT OF THE
MASTER PLAN OF THE

CITY OF GRAND JUNCTION, COLORADO

WHEREAS, it is the duty of the Planning Commission of Grand Junction,

Colorado, to adopt a Master Plan pursuant to C.R.S. 1973, 531—23—206, subject

to approval by this Council; and

WHEREAS, the Planning Commission is allowed to adopt such a Master

Plan in successive parts dealing with major geographical sections of the

City, and it appears that the downtown area is such a geographical section;

and

WHEREAS, on November 24, 1981, the Planning Commission, after a Public

Hearing about which notice had been given by one publication in a newspaper

of general circulation, endorsed to this Council for an inclusion as an

element of the Master Plan, the Downtown Development Strategy Plan, as

amended, subject to legal review of such Plan, and such endorsement was by

unanimous action of the Planning Commission; and

WHEREAS, legal counsel for the Planning Commission has reviewed the

amended Downtown Development Strategy Plan; and

WHEREAS, an attested copy of the Downtown Development Strategy Plan has

been certified to this Council by the Planning Commission; and

WHEREAS, this Council has reviewed the Downtown Development Strategy

Plan as endorsed by the Planning Commission; and

WHEREAS, the Council finds that the Downtown Development Strategy Plan

is in conformity with the previous policies of this Council toward the

downtown area;

THEREFORE, SE IT RESOLVED, that:
a”

1. The Downtown Development Strategy Plan as amended is hereby approved

as an element of the Master Plan for the City of Grand Junction, Colorado,

and the Planning Commission is authorized to file such element of the Master

Plan with the Mesa County Clerk and Recorder.

PASSED and ADOPTED this 2nd day of December, 1981.

/ -

_-/Chairmanof the Council

/
/

: .

Clerk of the Council -
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In 1962, in response to issues similar to today’s concerns, a downtown
revitalization effort was undertaken by the City and the Main Street mer
chants. This was called Operation Foresight and led Grand Junction to be
named an All—American City. However, the downtown business area has recently
begun losing businesses to shopping strips and newer centers located along
the main traffic arterials of the City. The downtown must now consider the
nature of its changing commercial role, and its future direction.

The Downtown Development Strategy for Grand Junction provides both the
framework and a schedule of implementation for the revitalization of the
City’s core. As a framework, this strategy contains the basis for decisions
which can be made in land use, circulation, housing, comerce and other types
of land use development. As a schedule for implementation, this strategy
charts a path by which the City’s agencies of implementation can achieve the
goals described in the plan.

The Downtown Development Strategy does not exist in isolation, however. The
downtown is an integral part of the community and what happens in the communi
ty as a whole and what happens in the downtown are closely linked. Completion
of this strategy is the first step in an ongoing process of continuing
review and modification, and we should be willing to modify it as opportuni
ties, growth, and positive change arise.

The Development Strategy recognizes that implementation cannot occur all at
one place and at one time. Implementation is a progression of steps and each
step sets the stage for the next. It is very important that as we take each
step, we continue to move ahead and that we see the need to constantly
re—valuate how far we have come and how far we have yet to go.

This Downtown Development Strategy is based on studies of land use, urban
design, parking, traffic, and market conditions completed during 1980 and
1981. Most importantly, it is founded on the active involvement, in a lengthy
planning process, of many of the people who live, work and do business in the
downtown and who make decisions about the future of Grand Junction.

The Development Strategy establishes a long—range land use and circulation
framework plan for the future of the downtown. Within each of fifteen
Districts, development is intended to be predominantly concentrated within a
certain type and to allow and provide for the redevelopment of properties at
levels of intensity and density appropriate for the commercial and office
center of the community. The Plan presents a flexible management concept for
the downtown; the boundaries of the proposed districts make sense in light of
today’s opportunities, but should be regarded as indications of an intended
future, not their literal representation.
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The downtown needs to accommodate growth and change in two ways: by
providing for the renovation and creative use of adaptable structures and
properties which continue the community’s heritage; and by providing for the
redevelopment of properties unsuitable to further productive use and not
providing a strong link to our heritage. We need to balance our downtown
growth along both of these paths and develop policies and programs which
provide investment opportunities and returns to the comunity along both.

Within each of the various districts of the Plan, growth management policies
need to reflect the community’s interests in sound property development.
Sound principles of land planning need to be applied, and development concepts
for district—wide areas need to be examined and re—examined.

The Shopping Park along Main Street is best designated as a renovation
district rather than redevelopment area, since the structures on Main provide
strong opportunities for renovation rather than replacement. Historic
district designation should be investigated, with the preservation of key
structures a possibility in this area. Good building rehabilitation oppor
tunities do exist in the downtown area. Restorations need to preserve
architectural integrity, materials, sense of color, signage and the alignment
of similar building elements.

Two Rivers Plaza provides an appropriate focus for a mixed-use development at
the western terminus of the Shopping Park. The Plan calls for the combination
of hotel, office and convention facilities in a multiblock property, and
proposes the use of parking lots for the staging and phasing of development
and to insure flexibility in the trade and exchange of land. A multiblock
project in this location could also provide for the performing arts or new
State Office facility. However, major projects in the multiblock area will
require an upgrading and replacement of current utility systems.

Significant opportunities exist for the development of a governmental office
complex north of Rood between Third and Fifth Streets. The impressive build
ings currently in the area, including Valley Federal, the Courthouse, the
Federal Building, and the Post Office, offer the opportunities for significant
massing of new government office related buildings, the establishment of
promenades and skyways connecting these buildings, and the location of a
high—rise element for the skyline.

The coninunity goal of increased housing opportunity in the downtown area can
be achieved with the establishment of a Housing Redevelopment District in the
vicinity of Whitman Park. This area is currently in a deteriorating condition
and contains a small number of residential units and various warehousing and
commercial facilities. The area is large enough to provide somewhere between
250 and 500 housing units, depending on the intensity and pattern of develop
ment used.
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The large parcel of property bounded by State Highway 340 on the north, First
Street on the east, and the railroad on the south and west, provides signifi
cant long term opportunity for the improvement of the downtown. This property
is well enough located and large enough for development of a research or
office park, a regional transportation center, and a downtown food market. As
an office or research park, it can provide a significant buffer for the
downtown and the industrial activity to the west. It could provide a comple
ment to the Two Rivers Plaza and Pufferbelly area immediately to the south.
As a redeveloped parcel, it should be planned as a complete unit, with full
mind given to the views it can provide of the downtown to those arriving from
the west.

Several major revisions to the circulation system are proposed in this
downtown development Plan, including two alterations in the one—way traffic
system. Rood and Colorado should be returned to the two—way system in the
near future. In the longer term, Fourth and Fifth from Grand to South Avenue
should be returned to the two—way system to simplify turns and access to
parking areas. Vehicular circulation through the Shopping Park is advantage
ous and should be continued. The extension of Horizon Drive to First,
allowing access from the northeast to the downtown along First, is a sound
concept and should be achieved in the future.

The current intersection at First Street with Ute and Pitkin Street needs
redesign to improve flow, access and safety. It is also proposed to improve
signalization and adjust turn restrictions along Main Street to allow for
two-way movement.

The community should move to install a tree canopy on both Rood and Colorado
Streets. This will involve redesign of the street cross—section to 12—foot
lanes and alteration of parking in certain locations. It is also recommended
that Seventh Street, from Grand to South, be boulevarded, as is Seventh
north of Grand.

Several specific public improvement projects in support of downtown develop
ments are recommended for implementation in the next eight years.

Renovation of the Main Street Shopping Park, including improvements
to the landscaping, street furniture, and lighting.

Improvements to alleyways, including placing utility systems under
ground, clean up, repaving, and pedestrian paths and parking areas.

The improvements to Rood and Colorado Avenues, including narrowing
traffic movement lanes, adding canopy trees, and widening sidewalks
to improve pedestrian safety.

Improvements to Seventh Street including the extension of the
boulevard from Grand to South.

Restoration of Whitman and Emerson Parks, including clean up, and
improvements in the landscaping and lighting.
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The designation and securing of general locations for future
parking decks.

Acquisition and development of new park land at the corner of Ute
and Second, to provide a setting for the expansion and improvement
to the Pufferbelly station area and a transition between that area
and the neighborhood housing development area.

Preliminary cost estimates are supplied, and provide the basis for capitol
improvement programming and other project financing measures.

In addition, a detailed agenda of administrative implementation strategy
actions which need to occur are charted over a period between now and late
1984. These are scheduled in four stages. The first concentrates mainly on
the establishment of a tax increment financing district, which is viewed as a
primary implementation device for downtown improvements. The second involves
the establishment of alternative financing mechanisms as well as achieving
initial movement on major redevelopment projects. The third involves the
implementation of additional renovation financing improvements from both the
public and private sector. The final involves the long term implementation of
financing and administrative action techniques.
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INTRODUCTION

What Is The Development Strategy?

The Downtown Development Strategy for Grand Junction provides both the

U framework and a schedule of implementation for the revitalization of the
City’s core. As a framework, this strategy contains the basis for deci
sions which can be made in land use, circulation, housing, comerce and

U
other types of land use development. As a schedule for implementation,
this strategy charts a path by which the City’s agencies of implementation
can achieve the goals described in the plan.

U The Downtown Development Strategy does not exist in isolation, however.
The downtown is an integral part of the coimnunity and what happens in the
comunity as a whole and what happens in the downtown are closely linked.
This strategy is the first step in an ongoing process that needs to be

J subject to continuing review and modification as a flexible guideline. It
is essential that the plan be modified as opportunities, growth, and
positive change arise.

Where Should It Apply?

U The Development Strategy addresses more than just the connercial core of
the downtown. It makes a call for the strengthened integration of the
conmercial and business core with the neighborhood surrounding it. The
strategy addresses the area bounded by Ouray, Twelfth, South Avenue and the

I railroad. Within this area, people not only shop, they live. There are
U properties that need conservation as well as those that can now be devel

oped. There is a need for historic preservation as well as conmiercial

U vitality. There are jobs as well as homes. The strategy needs to recog
nize the validity of all of these and create a way that all can exist in
harmony.
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Where Does It Start?

The Development Strategy recognizes that implementation cannot occur all at
one place and at one time. Implementation is a progression of steps and
each step sets the stage for the next. It is very important that as we
take each step, we continue to move ahead and that we see the need to
constantly re—evaluate how far we have come and how far we have yet to
go. The time to take the first step is now.

What Is its Purpose?

This strategy’s purpose is to provide a framework within which public and
private decisions for the revitalization and redevelopment of downtown
Grand Junction can be made. It intends to point to those areas where

U primary potential for redevelopment and constructive and beneficial uses
for all of Grand Junction should occur. It identifies locations where
simple strategies for the packaging and acquisition of land need to happen.

J
It identifies areas where historic character is of utmost importance
and where the simple conservation and renovation of a home is vital to the
preservation of our heritage. The strategy establishes an agenda for
improvement which we as a comunity can continue to follow and change as we
see fit.

Why Do We Need It?

An improvement strategy for the downtown is needed, quite simply, because
we face the challenges of change throughout our connunity. Within the
downtown area, there exist clear measures of blight and deterioration,
which require improvements to ensure the economic well being and quality of
life of all our residents. We have a substantial number of deteriorating
structures; some of these suffer from structural blight, some from func
tional blight. Although our street system is generally wide and adequate,
we face circulation problems which call for simplification. The utility
systems serving our downtown must be replaced both for our safety and our
future growth. Most of all, we need to grasp the opportunity to bring life
back into the downtown area through the addition of sound housing and
attractive comercial and office spaces.
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THE BASIS FOR THE STRATEGY

This Downtown Development Strategy is based on studies of land use, urban
design, parking, traffic, and market conditions completed during 1980 and
1981. Most importantly, it’s based on the active involvement, in a lengthy
planning process, of many of our people who live, work and do business in
the downtown and who make decisions about the future of Grand Junction.

Context

Grand Junction is the principal city of western Colorado with a 1980
population of 28,000. Our “metropolitan” area is expected to contain over
100,000 people by 1985. We have become, and will continue for the fore
seeable future, to be a major financial and business center for the western
slope. We’re located at a strategic intersection of Interstate Highway 70,
which runs east and west from Denver and Utah, and U. S. Highways 50 and
550, which serve southwestern Colorado’s major communities. Walker Field
is the largest airport between Denver and Salt Lake City.

Grand Junction was established in 1881 and became an important transporta
tion hub in western Colorado. Retail and hotel activities were established
soon after to serve both the railroads and growing agricultural activities.
Later on, Grand Junction became a commercial and financial center as well.
During the first half of the 1900’s, growth and development generally
followed the fortunes of agriculture and industry. In the 1970’s the
increased demand for coal and the potential for oil shale development again
raised the issue of significant growth.

In 1962, in response to issues similar to today’s concerns, a downtown
revitalization effort was undertaken by the City and the Main Street
merchants. This was called Operation Foresight and led Grand Junction to
be named an All—Mierican city. However, the downtown business area has
recently begun losing businesses to shopping strips and newer centers
located along the main traffic arterials of the city. The downtown must
now consider the nature of its changing commercial role, and its future
direction.
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Land Use Sunnary

The major types of land use currently within the downtown area include
retail sales, offices, residences, schools, churches, parks, industries,
warehousing, streets and parking areas. Within the downtown, retail sales
uses are located almost exclusively along the Main Street Shopping Park
between Third and Seventh Streets, the historic shopping center of the
region.

Auto oriented commercial uses, including gas stations, auto and auto parts

U
sales and repairs, and drive—in restaurants, ring the CBD on First Street,
Ute, Pitkin and Colorado Avenues and along Seventh Street. Office uses,
including professional, financial, and governmental activities, generally

U
concentrate north of Main Street. These are found both in multi—story and
small one—two story buildings and often generate heavier concentrations of
traffic than other downtown areas.

U The most stable areas of residential use in the downtown lie east of
Seventh Street and are mostly single family houses. There have been major
recent office developments and conversions of homes in this area. This
change threatens the stability of these residential neighborhoods and also
has the effect of dispersing downtown growth.

Industrial and warehouse uses are located primarily west of First Street

U and south of Pitkin, and most have access to the railroad system. Streets
and parking areas consume nearly 40% of all downtown land, with the major
ity of off—street public parking located south of Main Street.

5
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Ownership of the property in the downtown area
variety of public and private owners. In certain

Fl of Seventh Street, significant pieces of land
Li potential development. In most cases, however,

are still held by a number of individual owners
opment parcels are divided and subdivided by a
potential availability of land for development
concern in establishing a realistic development

In the Downtown, the inconsistency of land
use districts emerges as a crucial design
summarize the need and solutions:

is maintained by a large
areas, such as those west

have been aggregated for
potential development sites

and potential major devel—
ileys and streetways. The
(see Figure 2), is a major
strategy.

1. Downtown commercial activity revolves around a strong retail core.

2. A major district of stability which generates business and uses for the

U Shopping Park is the Government District centered around City Hall.
This concentration of interrelated activities should be strengthened
and built upon.

3. Land use surrounding the Central Business District is largely transi
tional and needs to be stabilized or designated for future complenen—
tary development.

4. A major transition zone paralleling, and east of, Seventh Street
threatens the stability of the primary downtown residential area.

D. The downtown does contain a small number of historic structures,
these have not been recommended to date for inclusion on the
Register. The one significant concentration of these structures

U Main Street. Many of these buildings possess much of the same
tural vernacular and contribute mightily to the image of the
Recent renovations to several buildings along Main Street have
new appreciation of the quality and flexibility of the older

use and interfaces between land
and planning challenge. These
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5. The Grand Avenue corridor needs to be stabilized to prevent continued
encroachment of nonresidential uses into the area north of Grand
Avenue. This area, if maintained as principally residential use,
comprises a major generator of users for the downtown.

6. The area bounded by First and Third Streets and bisected by Main
Street provides an excellent opportunity for future development based
upon:

a. Revitalization of growth potentials for retail, office and cultural
facilities within the downtown.

b. Provision of a western terminus to the Shopping Park.
c. Provision of a multi—mix market place anchored by the Two Rivers

Plaza.
d. Facilities which will strengthen convention potential.
e. Excellent visibility from the First Street bypass corridor.
f. Large parcels of vacant land, some of which are owned by the

City.
g. Location of several major development proposals.

7. The need to stabilize residential districts within the downtown is
vital and real, especially between Ninth and Twelfth Streets at the
eastern edge of the downtown. This area:

a. Contains pockets of deteriorating homes.
b. Contains an increasing percentage of converted multi-family

housing.
c. Is threatened by encroachment of small businesses; the edges of the

neighborhood are becoming more difficult to define.
d. Has many streets lined with shade trees which reinforce the neigh

borhood character.
e. Contains a large park and school.
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f. Is characterized by small older homes which are similar in scale
yet rich in variety and would be attractive with today’s attitudes
for historic preservation and smaller families.

g. Needs an orderly comprehensive program for stabilizing the neigh
borhood; one which preserves and even optimizes its redeeming
qualities.

8. The transition and auto—related commercial area between Colorado and
Pitkin Avenues needs to be revived as a productive sector of the
CBD.

a. Businesses along Colorado are marginal and do not significantly
strenghten the commercial core. However, access to these buildings
and the proximity of parking near them make their location and
commercial potential viable.

b. The location of the museum on Fourth and Ute needs to be streng
thened. The museum needs a stronger site identity. This can be
accomplished by expansion of the museum to the north or east.

c. Whitman Park between Ute and Pitkin Avenues is surrounded by
deteriorating housing and transitional uses.

1) It provides the potential for surrounding new housing develop
ment oriented to the open green of the park.

2) Traffic on Ute and Pitkin Avenues will influence potential for
housing but should not preclude the opportunity for multi
family homes.

3) The park provides a sense of “place” and unity for the area.

9. The light industry and warehouse uses south of Pitkin Street present a
poor image, particularly those visible from the Fifth Street entry
corridor. They could be screened or otherwise cleaned up to streng
then the southern entry to the Downtown.

9



10. The Pufferbelly station and adjacent office complex comprise the
beginnings of an excellent development which could be a link to the
downtown, thereby strengthening its marketability.

a. The site needs identity and is cut off from the CBD by First
Street/Ute and Pitkin.

b. The intersection at First Street and Pitkin Avenue should be
realigned to provide a safer and less confusing vehicular corridor
and to provide a safer, controlled crossing for pedestrians.

c. The vacant lot across First Street from this development could be
developed into a passive park to enhance and give a sense of
identity to the entire area.

Zoning Simmiary

Zoning provides a basic measure of control for the development and redevel

fl opment of the downtown. The existing zoning classifications and districts
allow for certain control of development, but some measures which encourage
the attractive redevelopment of the conmrnnity are not always possible under
the current classifications.

Six different zoning districts are currently applied within the downtown.
Those areas of multi—family residential classification permit most classes

D of residential use to a maximum density of about 60 dwellings per acre, but
these districts cover only a small portion of the downtown area along the
northern edge and in the northeastern corner. The limited business classi
fication functions primarily as a transition zone between the higher
density residential and the retail business zone. It permits service
businesses and professional offices in addition to residential and other
uses. It is a “catch—all” for interim, marginal cosunercial and business
uses, but a necessary district.

The primary shopping area along Main Street falls predominately within the
retail business zone. In this area, retail, office and restaurant activi—

U ties are permitted that provide for a multiple use, full service area.
Maximum height of structures is 65 feet and this permits substantial
opportunity for CB0 type development. Auto oriented connercial uses are

d permitted within the light conunerce district along with essentially the
same office and retail activities as in the Main Street district. Primary
emphasis in this area, however, is on gasoline stations, outside retail

10



fl sales activities and repair businesses. Those areas zoned for heavy

j conmiercial activity and light industrial use also permit the same set of
office/retail/restaurant uses permitted in the central business district
zone and the light connercial area, but they, in addition, permit manufac—

j turing activities.

Parking and Traffic Swiniary

A special study of parking, traffic volumes, and circulation patterns drew
these conclusions:

1. The total inventory of on—street and off—street parking spaces in the
downtown appears to be sufficient for present activities. Overall, an
approximately 75% utilization rate was identified. Parking spaces
north of Main Street are more heavily used than those south of Main
Street. This reflects a greater employee and user concentration north
of Main.

2. The downtown needs to provide both long and short—term parking opportu
nities. The present use of meters that permit stays of two hours or
less does not effectively provide for long—term parking, nor provide
reasonable location distribution of either long or short—term parking.
A system which provides adequate long term parking may reduce the need
for parking meters in the downtown.

3. The present one—way street system and the restricted turning motions
along Main Street create a situation where one may need to travel four
to six extra blocks to find a parking space near a Main Street destina
tion. These restrictions often prevent one from getting to visible
parking on cross streets and inhibit the ability to arrive at off—
street lots.

The City of Grand Junction has parking authority which acquires off—street
parking lots. The City manages those lots and will consider waivers or
variances in these requirements as the supply of parking and the practical
difficulty in providing well—placed parking by each development justifies.

11



Utilities Sunriary

The downtown is currently well—served with water, sanitary sewers, storm
drainage, power and telecommunication utilities. However, increased
intensity of development or redevelopment in the downtown will require the
replacement at larger capacity of the major utility systems serving the
downtown. Main utility lines are predominantly located along the public

—j right—of—ways and can be acconrodated through alternative networks should
the assembly of development parcels so require their relocation. Any major
development in the downtown area will require the replacement and upgrading

El of water and sewer lines. Construction of a major interceptor line along
U Colorado to serve northeast Grand Junction is tentatively programmed for

1983—1987.

Capital Improvements Program Swimiary

By policy, capital improvements are oriented toward those areas in the

[1 county which are receiving, and will continue to receive, the greatest
U growth pressures. City and County policy, however, also needs to reflect

those areas being most heavily affected by growth pressures. The current

U City Capital Improvements Program calls for the implementation of bikeway
systems over the next four years, for improvements to the Main Street
Shopping Park in both the current and two—year future, and improvements to

U
the landscape around City Hall in the current year. An additional $3.7
million has been requested in the future for expansion or construc
tion of the Museum of Western Colorado. rour million dollars have been
requested for City Hall improvements and expansion of Two Rivers Plaza has

U been earmarked for approximately $600,000 worth of improvements at some
date in the future.

Public Transit Suninary

The recently completed Transit Development Program proposed a multi—
phase mass transit program for the city. The primary element of this

El system would be a limited number of line haul routes oriented predominantly
around a transfer facility in the downtown area. A maintenance facility
would be located outside the downtown area on an appropriate site. The

U system would operate five vehicles in service on an average weekday over
five routes. However, the City and County have postponed action on the
proposals indefinitely. No new proposals are being considered.
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Market Conditions Suninary

The study of market conditions examined the potential demand for multi
family housing, offices, retail growth and hotel/motel activities in the
downtown.

The study indicated that there is a growing demand for multiple family

1 housing in the county and, more specifically, in the City of Grand Junction
I and the downtown area. This implies a need for higher density housing in

the downtown and the probable replacement of current low-density housing or

U
underutilized areas with higher—density housing. The study also concluded
that a redevelopment of downtown residential areas can establish an image
that will be competitive with other market areas. However, in order for
this redevelopment to be successful, changes in zoning and adjacent land

U uses may well be necessary. This may imply city or government subsidy of
land acquisition, modifications to the parking supply, and consideration of
those residents displaced by such a development.

Office Space

U
Downtown Grand Junction has traditionally been the financial, legal, and
governmental center of the county. The recent period of office construction
has brought significant changes downtown. Construction of the Valley
Federal Savings and Loan Building in 1974, additions to Mesa Federal

I Savings and Loan in 1974 and 1977 and to the new U. S. Bank Building in
U 1978 and other projects have brought approximately 160,000 square feet of

new office space to the downtown in the last six years. In the same

U
period, approximately 150,000 square feet of major office space have been
built in Grand Junction outside of the downtown. Vacancy rates currently
experienced in the Grand Junction office market appear negligible at under
5%.

As determined by the market analysis component of the Downtown Plan,
the downtown share of the office market is estimated at approximately

g 60,000 square feet per year for each of the next six years for a total of
approximately 355,000 square feet. The total city—wide additional market
over the next six years is estimated to be about 725,000 square feet for
a city—wide annual average of approximately 120,000 square feet. The

13



downtown’s advantages over other locations include its historical dominance
of the office market, its core of governmental, financial, and related
offices, its location in the population center of the county, and its
service by an established retail and service center. Its disadvantages

jj Include land prices and fragmented ownership.

General merchandise demand in the overall market area is expected to be
strong between now and 1985. Attracting a portion of this potential for
the downtown is possible, but it is likely that an “anchor department
store will be necessary if the downtown is to successfully compete with
other shopping areas. The downtown can also capture a significant portion
of increased market potential for apparel, furniture, home furnishings,
appliance and TV and stereo stores. Of course, the addition of a depart
ment store to anchor the downtown can make a higher share obtainable for
all these types of uses.

In the future, downtown is likely to provide less retail, and more service
and specialty services, primarily for expanding governmental and office
uses. These uses are likely to be directed to those that work in the
downtown, and will perhaps remain open during the day and early eve
ning.

In order for the downtown area to function as a competitive retail are, a
specific policy decisions must be made and translated into a strategy for
implementation. Zoning ordinance requirements can be amended to include
controls that will encourage retail use of the downtown. Taxation tech
niques can be implemented to favor downtown retail redevelopment or reno
vation. The Downtown Development Authority has recently initiated a loan
program for Downtown merchants to provide for the renovation and restora
tion of cowgnercial facades and interiors.

Hotel Facilities

One perceived disadvantage of the downtown in comparison with outlying
areas is its current lack of high quality lodging. There is both a need
and demand for additional and upgraded hotel facilities in the downtown.
High quuality facilities have been included in several recent redevelopment
proposals and need to be encouraged.

14



Proposals for additional lodging downtown need to be focused to higher
density and quality than the current offerings, and should maximize their
grand area coverage. There are particular advantages to be gained in the
combination of hotel activities with a convention center and office com
plex. A high—quality lodging facility located in the downtown would

______________

greatly benefit both Two Rivers Plaza and downtown retail, restaurant,
and entertainment services. The downtown currently contains several
extrenely good restaurants and the core of nighttime activities. These
need continuing encouragement.

Cultural Facilities

The Museum of Western Colorado is currently located on the corner of Fourth
and Ute. The museum leadership has expressed concerns about its insuffi
cient operating space and has identified a program for expansion totaling
approximately 60,000 square feet. The museum has considerable value as a
downtown attraction, but has certain needs that may not be feasibly met in
its current structure. In addition, proposals have been made for a per
forming arts center, most likely in conjunction with Two Rivers Plaza. In
the optimum situation, such a center might contain theater facilities,
seating from 2,000 to 2,500 people and should be located to allow overflow
use of Two Rivers.

Residential Redevelopment Downtown

Among the residential redevelopment concepts discussed to date has been
second level apartment development along the Main Street Shopping Park. A
number of buildings along the park offer opportunities for such redevelop
ment, but may provide insufficient numbers of units with which to make a
significant impact on the housing market.

Opportunities also exist for the acquisition and aggregation of land in the
downtown area for housing redevelopment. Current small lot and narrow
block configurations, however, discourage efficient planning and would
require a developer to assemble a larger number of parcels in order for
housing downtown to be successful. A new downtown image that can compete
with other market areas will need to be established. Above all, housing
downtown can provide a 24—hour life for this downtown area, and the influx
of residents can help to support the resurgence of a connuercial market.

15



Urban Design Sunnary

Within the context of urban design are many issues of visual identity and
quality which can be improved in the downtown. Visitors approaching Grand
Junction receive different impressions of the comunity depending upon the
route of entrance. The entry images when approaching Grand Junction from
the south on Fifth Street and from the west on Route 340 to Grand Avenue
are poor. These and the other entry corridors are principal locations for
competitive advertising, and thus the visitor is deluged with an excess of
information, making it difficult to find directions or particular uses.

Vertical elements such as utility poles, light poles and signs all contri
bute to a surplus of visual clutter. The addition of street trees would
significantly improve the entry image by masking some of the vertical
elements and framing key views of landmarks.

Directional signs marking key downtown districts and services are needed,
due in part to the lack of continuity in traffic control signage.

The system of one—way streets also adds to the confusion of downtown.

The Main Street Shopping Park, as earlier mentioned, is the nucleus of
downtown vitality but the entry image to the shopping park is weak and
lacks a sense of “arrival.”

The Park also lacks strong pedestrian links with other districts of the
downtown. These linkages should be strengthened in order to reinforce
current pedestrian movement patterns.

Open space exists in many forms in Grand Junction, and in many cases it is
underutilized because of a failure to recognize its value. Some open
spaces, such as parks, playgrounds and setbacks are the result of deliber
ate planning. Linear open space provided by street, railroad and river
corridors, undevelopable slopes and utility easements act as barriers, or
as transition zones between uses. Many have recreational potential.
Vacant lots, isolated parcels of land and rear lots can provide significant
development potential.

16



The general character of Grand Junction is open so that edges of various

j types of spaces are often not well-defined. There is a need for more
small scale paces in the downtown, spaces that relate to the indi
vidual. On the shopping park, widened sidewalks and sitting areas are
heavily used by pedestrians for conversations and people watching.

There may be opportunities for outdoor cafes at points along the park.
These should be located so that users can watch activities along pedestrian
ways.

Whitman Park is currently an unattractive, at times unsafe, loitering spot
for transients. It needs improvements in design and lighting, and a
return to its original function as a neighborhood park. Development of
new residential uses on its edges and removal of certain incompatible
comercial uses can achieve that goal.

The shopping park possesses the largest concentration of historic buildings
with restoration potential. This area should receive priority as an
example for all of downtown. The establisbnent of a special historic or
renovation district could promote financial incentives to offset the cost
of restoration. Excellent examples of adaptive restoration of buildings
are found in the Main Street Arcade and the Mercantile Building.

The upper stories of most downtown structures are generally underutilized
as activity generators for the downtown. Use of these spaces for storage
should be discouraged, with the development of apartments, offices and
service oriented connercial uses, which provide life and activity within
the urban core, encouraged.
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GOALS MO OBJECTIVES

Grand Junction’s recently adopted Statement of Goals and Objectives pro
vides a finn and consistent basis for improvement of the downtown. They
provide a guide for nearly all aspects of the downtown’s physical develop
ment and establish the principles on which implementation must be based.
These are especially relevant for the Downtown Development Strategy:

Goals

Maintain and improve the City of Grand Junction by making improvements
that will provide an acceptable living and working environment while
simultaneously protecting private property rights, public health and
safety, and the area’s unique natural environmental setting.

Maintain and foster a strong and balanced economy while simultaneously

O insuring that the social needs of all residents- in the planning area are
met to the maximum extent possible.

Achieve safety, convenience and cost effectiveness through the wise distri
bution and location of all land use activities.

Strengthen and revitalize the Central Business District (CBD) as a viable
comercial area, creating a positive image of the CBD by enhancing its
distinctive qualities.

Encourage the design and development of residential areas that will provide
a broad range of housing alternatives and will produce a good quality
living environment for county and conznunity residents.

Encourage and support comercial activities through renovation, improvement
of pedestrian walkways, improvement of vehicular access, provision of
adequate parking and encourage aesthetic land use and development patterns.

Achieve a well—balanced transportation system including automobile, bus,
railroad, air, pedestrian and bicycle travel.

18



Objectives

Undertake ‘necessary capital improvements with local financial resources and
apply for State and Federal assistance (grants, loans, services, technical
information, etc.) as needed for city improvements.

Establish and implement land use regulation techniques and guidelines that
will allow a degree of flexibility in the development process.

Pursue a high level of consistency between local governmental laws, regula
tions, policies, standards, and plans in order that a coordinated develop
ment pattern will emerge.

Encourage citizen participation in the planning process.

Re—evaluate and establish effective and consistent regulatory measures
(e.g., zoning ordinances, subdivision regulations and building codes).

Support an ongoing planning process to re—evaluate and update connunity
goals and plans which will serve as a general guide to future City and
County development.

Carefully monitor the economic and population growth of the City and
undertake measures that will analyze and mitigate growth effects that are
likely to occur as a result of energy and other major development activi
ties, both within and outside of Mesa County.

Encourage the preservation of open space buffers which provide recreational
opportunities, visual amenities and the protection of natural ecologic
systems.

Discourage unsightly and unmaintained land uses within the City.

New development should pay its own way and not represent a burden to the
entire conwunity of Grand Junction.

Encourage cultural facilities and activities in the CBD such as plays,
musical performances, etc.
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Encourage the preservation and renovation of historically significant
structures.

Promote office and residential uses on second-story levels of structures.

Encourage the development and expansion of offices, governmental facilities
and high—density residential areas in and adjacent to the CBD while con
tinuing to support professional services and retail uses.

Provide incentives to encourage redevelopment of existing and transitional
areas (e.g., south of Colorado) in and adjacent to the C8D.

Insure that new development is compatible with the residential areas
located in or adjacent to the £80.

Encourage the provision of safety and security measures in the CBD such as
street lighting facilities and proper police surveillance.

Encourage residential development in areas where the necessary public
facilities and services can be provided economically and efficiently.

Insure that high—density residential areas (e.g., apartment structures and
condominiums) are located near arterial and collector streets and in close
proximity to employment centers and coimnunity facilities such as parks,
playgrounds, and schools.

Support the Grand Junction Housing Authority’s plans and policies in
attempting to provide low and moderate income housing and also adequate
housing for elderly and handicapped individuals.

Investigate new types of residential development approaches such as zero
lot lines and cluster zoning in order to reduce housing costs and still
provide adequate open space.

The multiple use of structures and facilities will be encouraged whenever
this use does not create undesirable effects and does not conflict with the
intents and requirements of the Zoning Code.

Minimize any adverse traffic congestion effects of commercial development
on adjacent land uses and the road and street systens.
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Achieve convenient, safe and economical highway and street systems through
proper functional classification, design, improvements and maintenance.

Protect residential, connercial, industrial and public areas from unde
sirable and unnecessary traffic while providing proper access to these
areas without hampering traffic flow and accessibility of emergency ser
vices.

Require adequate parking facilities, particularly off—street parking, for
existing and proposed developments.

Encourage a compact development pattern which will promote better use of
the existing routes, optimize the future demand for public transit and
minimize pollution by reducing the need for auto travel.

Insure that comercial areas are compact in land arrangement as opposed to
long strip patterns contiguous to roads and streets.

Insure that convnercial areas allow free and safe circulation for pedes
tn ans.

Insure that adequate off—street parking and loading facilities are present
in any counercial area.

Insure that comercial centers are based on the concept of an integrated
business connunity and comprised of compatible establishments.

Insure that industrial areas are located with direct access to railroad,
highway or airport facilities.

Industrial uses are encouraged to locate where there is minimal adverse
impact on residential, business and public uses; where transportation
access, sewer, water and other facilities are available; where large
parcels of land can be assembled; or where industrial development is a
logical extension of existing industrial areas.

Light industrial uses are encouraged to locate where compatibility with
neighboring uses can be assured.
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Design, construct, maintain and/or upgrade facilities (e.g. water, sanitary

U sewers, storm sewers, streets, etc.) to establish a base to accomodate
existing and future residents.

H Encourage maximum cooperation between governmental jurisdictions in order
to provide facilities and services which are advantageous and economically
feasible through joint planning and cooperation.

Encourage a coordinated program of public improvements by public and
private investment.

Continue to support the capital improvement programming process. The City
should update its capital improvement program on an annual basis.

U Foster a better understanding of the interrelationships between the provi
sion of public facilities and services and appropriate land use patterns.

U
Support and utilize the adopted parks and recreation facilities master plan
as a guideline to future park and recreation development in Grand Junction
and surrounding areas in Mesa County.
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THE DEVELOPMENT PLAN FOR DOWNTOWN

The Development District Plan, shown in Figure 3, establishes a long—
range land use and circulation framework for the future of the downtown.
Within each of the Districts shown, development is intended to be predomi
nantly concentrated within a certain type and to allow and provide for the
redevelopment of properties at levels of intensity and density appropriate
for the connercial and office center of the connunity. The District Plan
presents a flexible management concept for the downtown; the boundaries of
the proposed Districts make sense in light of today’s opportunities, but
must be regarded as indications of an intended future, not their literal
representation. Within that constraint, then, certain recouriendations
regarding overall development of the downtown are made.

The Development Plan

The downtown needs to accommodate growth and change in two ways: by
providing for the renovation and creative use of adaptable structures and
properties which continue the convnunity’s heritage; and by providing for
the redevelopment of properties unsuitable to further productive use and
not providing a strong link to our heritage. We need to concurrently
balance our downtown growth along both of these paths and develop policies
and programs which provide investment opportunities and returns to the
conmiunity along both tracks.

The placement of public facilities, services and utilities needs to reflect
this dual potential and future and provide a balance of incentives and
management assistance.

Within each of the various districts shown on the plan, growth management
policies need to reflect the community’s interests in sound property
development. Sound principles of land planning need to be applied, and
development concepts for district-wide areas need to be examined and
re—examined.

The following general Districts are proposed, and referenced to Figure 3:
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1. Downtown Conrercial Center Area emphasizing retail and service uses.

2. Multi—Use Development Area, for hotel/office/convention uses.

3. Housing Redevelopment Area for cluster housing, and providing internal
circulation.

4. Primary Government Office Area, with emphasis on shared facilities with
intensive day use.

5. General Office Area, providing on-site parking and setbacks to protect
adjacent residential areas.

6. Transition business/office area, to provide cultural and neighborhood
service needs.

7. Secondary Government Office Area, for public safety services.

8. Neighborhood Housing Renovation Area to provide for conservation and
stability of the neighborhood.

9. Limited Professional Office and housing area.

10. Research/Technical/Light Industry Park, Multi—use Area, with food
market, regional transit facility.

11. Mixed Use Area, providing service and office support for Multi—Use
Developments.

12. Heavy Coninercial and Warehousing Area.

13. Light Industrial Area, maintain strong buffer.

14. Multiple Housing.

15. General Office - small center.

P — City parks, with residential usage emphasis
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q The application of sound planning and design principles can result in many
good solutions to a particular problem. In that spirit, the following
potential development concepts are presented as a flexible and workable
outline of implementation of the Downtown Development Strategy.

The project solutions presented here are illustrative options of how a
feasible development might be conceived. Each represents a different
combination of development variables: density, building height, open

j space, economies, parking, compatibility, design composition, relating to
adjacent properties, and so on. The combinations were created by “Gaming,”

U
a process in which many alternative building blocks are moved around, and
workable fits are created. Each presents certain advantages and disadvan
tages. They are presented here to show the range of solutions possible,
and to establish the precedence for planning large projects with a con—

U sciousness toward their impacts and requirements. It is hoped the City
will become actively involved in “gaming” the downtown’s future, and ensure
that its developers are following an equally thorough process of evaluating
all the alternatives for meeting their objectives.

The phasing of each concept alternative is addressed under the section on
implementation, and fits within the priorities suggested for overall
improvement of the downtown.

The illustrated plans in Figure 4 and Figure 5 represent two levels of
development in “gaming” downtown Grand Junction. Each has certain elements
In comon, but Figure 5 shows more intensive development in areas such as
the multi-use project.
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Mixed Use Development

Two Rivers Plaza provides an appropriate focus for a mixed-use development
at the western terminus of the Shopping Park. The concept calls for the
combination of hotel, office and convention facilities in a multiblock
property. The concept proposes the use of parking lots for the staging and
phasing of development and to insure flexibility in the trade and exchange
of land. A multiblock project in this location could also provide for the
performing arts or new State Office facility. However, major projects in
the multiblock area will require an upgrading and placement of current
utility systens.

It is extreuely important that a project of this nature be properly sized,
both in its facilities and in the nature of parking to be provided. First
priority in the development of a multiuse project would be the implementa
tion of an approximately 120,000 square foot, five—story, office/retail
complex In close conjunction with a 200-250 room hotel on the block bounded
by Main, Rood, Second and Third. These two facilities need to be designed
In close conjunction tQ allow close integration between the design and the
activities that will occur. As shown in the attached Figure 6, areas con
tained in the blocks south and west of this complex should be acquired and
developed in the imediate future as surface parking spaces. It is antici
pated that Main Street, between Second and Third, can be closed at some
point in the future to provide a major attraction plaza, or to extend the
Shopping Park.

A second alternative (Figure 7) could create a positive, second level
covered linkage between all three functions: Two Rivers Plaza, the Arts
Center and the hotel. This linkage could perhaps occur as a skyway,
allowing for pedestrian connections at a second level and surface
pedestrian/vehicular access below. The Performing Arts Center, hotel and
convention center could progran functions together and create an important
complex for the downtown. An additional alternative (see Figure 8) would
see the State Office Building Complex constructed on the southeast corner
of Main and Second Streets. If properly designed, such an office building
could fit into the multiuse complex and create an additional generation of
users.
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A major urban plaza with a dramatic display of water and abundant seating
located at the core of the complex could receive heavy use at lunch or
other times. The sound and visual quality of fountains could contribute to
human interest in the environment. Downtown merchants could sponsor
activities in the plaza on a regular basis to encourage use of the open
space. Of course, scale is a critical element in successful plaza design;
the plaza must be intimate enough to feel active with a small number of
people, yet large enough to accommodate festive activities for special
events, days, celebrations.

Surface parking areas should be regarded by City and local developers as
development staging areas. As suitable projects occur, surface parking can
be made immediately available for development. However, the replacement of
that parking should be the responsibility of the City and developer,
working jointly, and large projects may require construction of a parking
deck, where no other development project could logically be placed. Such
a parking deck could be located north of Rood Avenue, between Second and
Third, and could provide spaces for perhaps 500 cars.

In any case, the multiuse project area needs to be regarded as a package,
with a concept developed for the overall use of the property both in
early phases, and in the long run. Multiuse projects need professional
guidance and should be a first priority of community leadership.

Office Governmental Complex

Significant opportunities exist for the development of a cohesive govern
mental office complex north of Rood between Third and Fifth Streets. The
impressive buildings currently in the area, including the Courthouse,
Valley Federal Savings and Loan, the Federal Building, and the Post Office,
offer the opportunities for significant massing of new government office
and related buildings, the establishment of a unified system of promenades
and skyways connecting these buildings, and the location of a high—rise
element for the skyline. Several alternative development concepts might be
explored in this area as shown on Figure g.
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Alternative A: A new state office building might be located on the
corner of White and Fourth Avenues, the current parking lot serving
Valley Federal. This alternative would provide a 75,000 square foot
State Office Building consisting of 5 stories. A new parking deck for
up to 400 cars might be located north of White and serve the entire
office area. Such a deck would acconinodate the need for 250 spaces for
the new State Office Building and replace 50 spaces taken up from the
current Valley Federal surface lot. Seventy-five spaces at ground
level could be provided for the City market customers and 25 spaces
could be used for City Hall use.

Alternative B: A similar new state office building might be located
north of White on the corner of Fourth, thus allowing the maintenance
of the current surface parking lot serving Valley Federal. This
alternative does not offer the opportunity of a central promenade and
plaza core for the area, however. Surface parking could be provided
for 250 cars in place of the current City Market. Surface parking
would raiiain for the Valley Federal Building and no new parking would
be provided for the existing government buildings.

Alternative C: The third alternative might insert a new parking deck
serving all of the offices in the vicinity into the property south of
White on the corner of Fourth currently occupied by Valley Federal
parking. This concept would see the location of the parking deck at
the southeast corner of White and Fourth. Such a deck would service a
new State Office Building, Valley Federal, the Courthouse, Federal
buildings and City Hall. The difficulty with this kind of solution is
its visual enphasis on the parking deck. The State Office Building
on the northeast corner of White and Fourth could again consist of
75,000 square feet and five stories. New office development could also
occur in place of the City Market and perhaps accommodate 20,000
square feet in two stories with surface parking for 50 cars.
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Alternative 0: This alternative would offer a unified complex of
office structures linked to parking decks, and would provide an impres
sive skyline image; “a landmark for downtown.” As shown in Figure 10,
it would place a new state office building on the southeast corner of
White and Fourth and a new parking deck serving that state office
building and the additional offices in the area located somewhere in
the block between Fourth and Fifth, north of White. In addition, a new
general office tower might be located on that block, forming a concen
tration of office activity, a market for downtown convenience retail
use, and further justification for the construction of a deck. This
scheme would involve placement of the State Office Building at the
southeast corner of White and Fourth. A new office tower on the corner
of White and Fourth, consisting of perhaps 175,000 square feet with 14
stories could be constructed and a new parking deck providing perhaps 7
levels and up to 750 cars could serve the new office, State Office
Building, Valley Federal and City Hall.

Housing Redevelopment District

The conmiunity goal of increased housing opportunity in the downtown area
can be achieved with the establishment of a Housing Redevelopment District
in the vicinity of Whitman Park. This area is currently in a deteriorating
condition and contains a small number of residential units and various
warehousing and commercial facilities. The area is large enough to provide
somewhere between 250 and 500 housing units, depending on the intensity and
pattern of development used. As suggested in Figure 11, the housing
development concept can incorporate common amenities and parking within the
existing block structure, while building on a strong orientation to Whitman
Park. Housing in this downtown location can provide an excellent oppor
tunity for the elderly and help to ensure a 24-hour living convnunity in
the downtown area.

On the blocks immediately adjacent to Whitman Park, townhouses and
single—family attached housing could front the block in a manner very
similar to current streetfront housing, providing around 40 units per
block. An alternative concept, such as that shown between 2nd and 3rd, and
Ute and Pitkin, could employ an apartment block, •perhaps 10 stories in
height, contain 125 units, and provide parking for its 200 cars. A
highrise complex in this area of downtown offers fantastic views to the
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east and the west. In addition, garden apartments as shown in the concept,
can provide 24 units in a half—block, along with adequate parking. The
overall density for such a complex is approximately 15 dwelling units per
acre.

Whatever type of housing redevelopment project is proposed in the area, a
park—like buffer will be needed between the housing project and the Puffer—
belly Station. Such a park-like buffer could provide both protection for
the residential complex and an attractive transition and support element
for the convention and multi-use center located near Two Rivers Plaza.

Retention of the Museum of Western Colorado is included in the redevelop
ment concept as a means of strengthening cultural activity in the downtown.
The concept also includes retention of the neighborhood gas station on the
corner of Pitkin and Fifth as an element of necessary service to the
neighborhood. It may also be necessary and feasible to include a small
convenience retail facility somewhere in the neighborhood. The concept
also suggests that the inter—city bus station be relocated from the corner
of Ute and Fifth perhaps to a location somewhere near First and White
Streets.

The disadvantage of the concept as shown is the nearness of the one—way
bypass system of Ute and Pitkin. This requires that all circulation and
parking to the units be handled on an intra—block basis, and may necessi
tate some special handling of traffic and pedestrian circulation across
those streets.

Multiple highrise apartments can also be worked into such a housing rede—
velopment project. These might consist of 9 to 10 story complexes with
700 to 900 square feet per apartment. A one and two bedroom mix could be
worked out in an evaluation of the existing housing market. Cainon ameni
ties for the entire complex can be provided both in and outside the struc
ture. The overall density per block of such a concept is approximately 48
dwelling units per acre.
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Entry Development District

The large parcel of property bounded by State Highway 340 on the north,
First Street on the east, and the railroad on the south and west, provides
significant opportunity for the improvement of the downtown image (Figure
12). This property is well—enough located and large enough to provide
opportunities for development as a research or office park. In addition,
it offers opportunities for the relocation of a regional transportation
center and provides an ideal location for a downtown food market at the
corner of First and Grand. As an office or research park, it can provide a
significant buffer for the downtown and the bridge/railroad activity to the
west. It could provide a complement in redeveloped form to the Two Rivers
Plaza and the Pufferbelly activity area immediately to the south. As a
redeveloped parcel, it should be planned as a complete unit, with full mind
given to the views it can provide of the downtown to those arriving from
the west.

As an option, the property also offers the opportunity for the construction
of a north—south bypass along the alignment of Spruce Street to eliminate
the difficult curve at First and Pitkin. In such a mode, the bypass would
allow the aggregation of additional property west of Two Rivers Plaza and
expansion of development opportunities within the downtown. In such a
situation, the entry development parcel will still be of sufficient size to
allow adequate redevelopment.

Commercial Renovation District

The shopping park along Main Street is best designated as a renovation
district rather than redevelopment area, since the structures on Main
provide strong opportunities for renovation rather than replacement.
Historic district designation should be investigated, with preservation of
key structures a possibility in this area. Good building rehabilitation
opportunities do exist in the downtown area. Restorations need to preserve
architectural integrity, materials, sense of color, signage and the align
ment of similar building elements.
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The size and shape, scale and form of buildings contain important clues in
the renovation of coirwnercial structures (Figure 13). Renovation guidelines
should be based on restoration of original architectural integrity, the
accentuation of original details, and relative signage continuity in both
size and scale. The addition of unifying elements to the facade can
Include awnings, streetscape improvements, paint colors and street furni
ture. Key elements to be kept in mind include the pattern of building
materials and building relationships, siting and facade elements, and the
nature of facade alignment.

The Shopping Park has an excellent mature tree canopy. It provides a
refreshing shade plan and contributes to an element of human scale. The
tree canopy neutralizes the existing wide variety of architecture, mater
ials, colors, style, and signs. The deciduous shade trees are appropriate
as a tree canopy, although they need careful, selected pruning to open up
views to the store facades and coninercial signs. In support of this, the
City should establish a systematic street tree planting program along
adjacent major streets. In addition, the City should establish a coordi
nated landscape maintenance program for all city—owned and maintained
properties, and create incentives for private property owners to landscape
and maintain their property.

While land use, pedestrian and vehicular movement systems, architecture and
the spaces created by architecture are the principal elements which create
the character of a downtown, the amenities which help the downtown function
are components which affect use and visual images of a downtown. It would
be wrong to suggest that simply filling downtown spaces with items of
furniture would change the use patterns of those spaces. However, the
successful use of well—designed and functional urban furniture can enhance
the use of the downtown and make it a more pleasant place to be (Figure
14).
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The primary items of Street furniture found in Grand Junction are:

benches waste receptacles
information boards planters
paving materials fountains
bike racks telephone booths
drinking fountains pedestrian shelters
lighting

The shopping park provides the focus downtown location for street furni
ture, but its use needs to be standardized throughout the downtown.

Urban furniture should, logically, be placed in areas of high pedestrian
use. Care should be taken to locate items where they won’t conflict with

U pedestrian flow. Currently, there seems to be minimum order to placement
of furniture in the downtown. Placement of furniture in a zone along
streets would ensure an open path for pedestrians while providing continu
ity to the streetscape.

Benches or objects to sit on are probably the most important single element
of furniture in the downtown. However, conversation nodes are scattered

U throughout the Park and are heavily used. Opportunities also exist for the
development of small fountain plazas in those areas most often used by
people as conversation areas (Figure 15). As a result, people use walls

U and edges of planters as places to sit. In larger spaces, sitting areas
located next to walls or in less exposed areas seem to be used more
regularly. This is a generally observed behavior pattern and relates to
the personalities of a majority of people who seem to need a feeling of
security in larger spaces.

Paving materials used in the Park are too variable and lack strongly
fl defined patterns, and an element of contrast. This can be achieved by
U mixing materials to create patterns which define special uses and allow

manipulation of users’ impressions of space. Pavi.ng change can define
building entrance or pedestrian corridors without use of signs.
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fl Trash receptacles are located throught the downtown and seen to be well—

J maintained. A larger receptacle which does not expose waste to the ele
ments (as does the currently used wire baskets attached to light poles)

U
would be less obtrusive. Care should be taken to choose a design which is
easy to use by maintenance personnel as well as shoppers, and durability
aver a long period of time is critical. Select materials which can be
easily cleaned and are less subject to staining. The location of units too

U close to sitting areas can cause annoyance from odor and insects. Recep
tacles should be weather-protected.

U
planters should be utilized throughout the downtown to the extent that they
can be effectively maintained. These should be planted with annuals for
color accents. Low—growing shrubs should be planted in small, wide planters
to coaplenent their form. Some of the pine trees and overgrown shrubs
found in some planters on the park should be replaced.

The bulletin board is a necessary iten in the Shopping Park but should be

U of a more compatible design with other furniture elenents. The tmibrella
canopies sheltering conversation nodes are incompatible with the general
character of the park.

Major criteria for street furniture selection should consider function
first, and visual design second. The goal should be to achieve visual
uniformity through: a) standard color selection for steel, hardware
(frequently preferred are the dark, architecturally neutral tones); b) flat
and nonglossy paints which produce uniform appearance on a variety of mate
rials; c) easily matched colors to insure duplication over time; d) stan
dardization of graphics; and e) coordination of furniture placenent, light
poles, sign poles and street trees.
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It is also important to maintain a limited vocabulary of materials to
insure optimal durability, ease of maintenance, replacement and life span.
Placement of furniture with respect to patterns of activity can also
reinforce street activity and intensity. Furniture should not interfere
with pedestrian and vehicular traffic patterns. Placement of furniture
should facilitate surface maintenance and cleaning, and elements with
complementary functions should be clustered.

Connercial Redevelopment District

The coirmiercial area surrounding the Shopping Park, such as that along
Colorado and Ute, provides definite redevelopment opportunities for lighter
connercial activity. The area can serve as an expansion of the commercial
core and as a buffer between the residential redevelopment area and the
shopping park. Opportunities exist to maintain the Museum of Western
Colorado in its current location and adjacent properties in this area.
Primary uses within this area need to be smaller in scale and less inten
sive than those along the Shopping Park, and provide support services, and
a mixture of hotel/retail/service uses.

Housing Renovation District

The major stock of existing, high quality housing in the downtown area is
the single family housing located east of Seventh Avenue, north of Main, as
shown on Figure 3. The primary emphasis in this district needs to be on
housing conservation and renovation, and stabilizing and maintaining the
character of the neighborhood. Opportunities exist within the area for
historic designation and preservation of key structures. In addition, in
the area invuediately around Emerson Park, opportunities exist to increase
the density of housing.

Housing Conversion District

It is important in this area to provide for the conversion of certain
structures along major streets from their current residential function to
office use. This conversion needs to be controlled and limited at the
alley line along either of the main streets proposed and should not be
allowed to extend further east than Twelfth.
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Office District

A major entry to the downtown, Seventh Avenue, just north of Grand,
currently provides a strong and workable image of a stable residential
neighborhood. This needs to be maintained. Seventh, South of Grand,
offers potential for providing both traffic access to the downtown and a
strong edge to the coinnercial center of the downtown, perhaps with the
construction of b-rise, well designed three- and four-story general
offices.

As shown in Figure 12, these office improvements can occur within the
existing Street system and can provide sufficient parking in each block for
perhaps 200 cars and up to 60,000 square feet of office space. The guiding
concept in the development of the properties needs to be maintenance of the
design relationship to the shopping park, the establishment of a quality
image along Seventh Avenue, and preservation of the residential neighbor
hood east of Eighth. It is vital that this development provide an edge to
the comercial area and a buffer for the stable residential property east
of Eighth.
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Circulation and Parking

Several major revisions to the circulation system are proposed in this
downtown development Plan, including two alterations in the one-way traffic
system (see Figure 16).

U
Rood and Colorado should be returned to a two-way system immediately.
Current traffic volumes do not justify their continued one—way status; the
simplified circulation achieved by a return to two—way use can be a major
gain in downtown accessibility. In the longer term, Fourth and Fifth

U from Grand to South Avenue should be returned to the two—way system to
simplify turns and access to parking areas.

U The change to a two—way pattern for Fourth and Fifth should be preceded by
a professional examination of the impact of the Rood—Colorado change, the
change in volumes caused by increased development downtown, and an assess

O
ment of the impact on downtown turning movements of a changeover. Vehicu
lar circulation through the shopping park is advantageous and should be
continued. The extension of Horizon Drive to First, allowing access from
the northeast to the downtown along First, is a sound concept and should be
achieved in the future.

Primary access to the downtown from all portions of the city occurs along

U
Grand at First and Seventh; on Main at First, Seventh and from Twelfth.
along Ute and Pitkin at First, Seventh and Twelfth. Within the downtown,
the major streets are proposed as Grand, First, Ute, Pitkin, Seventh and
Twelfth. Colorado and Rood should be regarded as major streets between

U First and Seventh Streets only, in the downtown area. The traffic lanes on
both Rood and Colorado should be reduced to 12 feet.

1 In addition, improvements to access will be required for the multi—use

J project area at First and Main. Improvements in the intersection of First
and Grand, and First and Ute/Pitkin are needed, and require a detailed
traffic engineering analysis and improvement plan to address safety, flow,
and access. It is also proposed to improve signalization and adjust turn
restrictions along Main Street to allow for two-way movement. The com
munity should undertake a traffic engineering study and plan in the near

50



Figure 16

51

Gand Jundilon
Downtown Development Strategy Plan

øv. PASS ROUTE

I MAJOR ATETL4L

I - I COLLEC1OR



future to determine the engineering feasibility of various street improve
ment proposals and to establish proper signalization and turn restrictions.

The community should move to install a tree canopy on both Rood and
Colorado Streets (Figure 17). This will involve redesign of the street
cross-section to 12—foot lanes from the current 19- to 19.5-foot lanes,
minor removal or alteration of parking in certain locations, installation
of major trees at certain street corners, the widening of walks, and the
Installation of a parkway system. It is also recomended that Seventh
Street, from Grand to South, be boulevarded, as is Seventh north of Grand.

j The concept for improved intersections calls for the reduction of auto
mobile and safety conflicts and the provision of room for shade trees at
key corners (Figure 18). Parking need not be significantly reduced and

U pedestrian safety and movement can be encouraged by narrowing the streets.
Maintenance of existing traffic flows can be accomplished by extending the
curb to the areas currently marked with paint to reduce the crosswalk width
and allow for safer pedestrian crossings.

Goals for parking improvement include the availability of adequate parking
in key areas, the quality of access and the proximity to business. It is
important: 1) to provide direct links in primary parking lots to conner—
cial areas through the alleys or buildings designed as walk—through ar
cades; 2) to provide clear, clean definitions of pedestrian systems; 3) to
provide shade tree canopy in certain parking areas; 4) to use trees to
soften the edges of parking areas; and 5) to consider the consolidation of
private parking to benefit all adjacent businesses.

The City should analyze and reassign municipal lots to achieve a larger
proportion of long-tern parking. The assignment of on-street parking to
short—term, primarily one— and two—hour periods as opposed to the 24—minute
period currently in use is also preferred. Within the Main Street shopping
park renovation district, it is proposed that no off—street parking be
required for renovations or improvements to existing structures.
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g. Free parking for shoppers is encouraged; however, the key issue is
control. The institution of free parking will need to be accompanied by
alternative control measures in place of meters. Significant costs will be
involved in the renoval of parking meters, and these need to be weighed

I I along with the evaluation of the effectiveness of the alternative con
trols. The removal of parking meters in the downtown will need to be
accompanied by policies and programs to ensure that the spaces are still
used for short—tern parking. Alternative ways of accomplishing this can
Include designated parking areas for long—tern use for the employees of the
downtown some blocks from the area.

The comunity should begin to acquire land for parking, and plan to use
this property for development exchange, or for deck parking should the need

O
arise later on. The general potential location of major deck parking
needs to be detennined now, and used as a tool to shape circulation and
land use density and intensity in the future.

O Three general locations are proposed for future parking structure develop
ment, to provide a three—minute walking access to all areas of likely
Intensive future downtown development (Figure 19). The optimun parking

U
deck in each of these locations might be five levels, sized to approxi
mately 250 feet by 125 feet. The construction of parking decks should be
phased to meet perceived need and can be used as a catalyst to further
future development.

In addition, the downsizing of cars and parking space dimensions can
allow more capacity out of existing parking lots by merely restriping.
Parking lot/traffic experts anticipate at least a 10% downsizing gain.
This can be fairly significant: 400 to 500 cars/spaces.
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Figure 19
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Urban Design

A wide diversity of styles in lighting fixtures and levels of illumination
exist in the downtown area. An important goal is to provide continuity in
these styles and the levels of illumination in different locations.
Pedestrian lighting plans need to include optimal color rendition, even
distribution and uniformity of illumination, appropriate scale of lights or
spacing, design style compatability and coordination of placement with
plant material location. We should retain existing pedestrian scale lights
such as those on Seventh Street in the median. These can help to preserve
the traditional character of street lighting in residential neighborhoods.
If possible we should identify pedestrian zones in the downtown with
standardized luminaires. Multiple luminaires may be used on a single pole
to emphasize and articulate special areas. Fixtures in lots visible from
the street should be identifical with or similar to those used along
roadways. Mounting height and space requirements depend primarily on lot
size and the adjacent land use.

We should encourage decorative or dramatic light fixtures at building
entrances. Plaza lighting can create a mood or define a space as well as
project the individuality of that space. We should consider all—mounted
fixtures; hidden fixtures can highlight landscaping or other features of a
structure. Mounting heights of street lamps should be uniform; thirty—foot
minimum mounting height is reconnended on direct buried concrete poles or
carbon steel poles or uniform color. Rectangular cut—off fixtures, offered
by several manufactureres, make replacement by competitive bid advantage
ous. Lighting sources should be uniform. Different types of lighting give
different color reproduction. High-pressure sodium lighting is energy
efficient, but color rendition is poor. New color corrected high—pressure
sodium lamps should be considered.

Cut—off luminaires offer advantages over “cobra head” or “coolie hat”
fixtures. More architecturally pleasing, these also offer a simple design
that is compatible with most architecture, provides more control of glare
and stray light. Light is directed to the ground and concentrated in the
imediate vicinity, thereby reducing the visual impact of the fixture from
a distance.
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The historical lighting fixtures which appear on White Avenue near City
Hall and on the Seventh Street median are inefficient, but should be
retained because of their rich detail, human scale and historical relevance.
Light fixtures of this scale are appropriate for residential areas and
pedestrianways where lower light levels are appropriate. Special develop
ments have adopted custom fixtures which are part of the architectural
statement. This is to be encouraged in the future.

The City should move to gradual replacement of the overhead wires, with
underground utility corridors encouraged. Location of wires and along
alleys is preferable to street side locations but is still unsightly
especially where alleys are used for pedestrian corridors. Utility lines
can be attached to light poles or free standing units. Free standing units
can be secured to pavement to discourage vandalism.

Signage

Signage control is traditionally a very difficult urban design problem
because, in an effort to unify a downtown image, many solutions propose
signage controls, resulting in dullness and lack of vitality. From the
outset, it has been assumed that this problem should be approached with
primary consideration and sensitivity given to the merchants’ need to
advertise. Signs are important elements through the downtown. Directional
signs need to help the user negotiate, and need to define districts,
facilities, key landmarks and directions. Within the principal street
corridors, too many signs distract the driver’s attention from the road,
traffic and signals.

The competition to attract customers leads each business to build bigger
and brighter signs, resulting in signage overkill and graphic confusion.
Guidelines are necessary to place some controls on size and placement of
signs. The goals should be clarity and direction rather than discourage
ment of signage innovation and creativity. Innovative use of graphic
symbols rather than words to project a message should be encouraged,
particularly with overhanging pedestrian scaled signs. Often several
businesses are located in a single building. Encourage the coordination of
signage on a single facade so that size and colors of the various signs are
compatible. Emphasize simplification of messages which make it much easier
for the passerby to identify a business or service.
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U
Public signs are also confusing and chaotic. Public signs, whether direc—
tional, informative or traffic control, should be color coded to facilitate
recognition of a particular type. Directional signs are lacking at major
entrance corridors to Grand Junction. These should clearly mark the routes
to the major shopping district, parking, and other key downtown districts.

U Low profile signs easily read from the automobile which do not block
views are suggested.

Planting

One of the most effective methods of unifying the image of a downtown is
through the effective use of landscaping. Planting has many applications
in urban design and, next to architecture, is the most conanon means of
defining space. Plant materials on the mall are generally well-
maintained. The street canopy trees prevalent in the residential areas
create a sense of human scale and neighborhood. A quality image should
continue into the CBD area where appropriate.

The shade provided by trees during the hot months is a desirable element in
the downtown. Because streets in Grand Junction are wide and open, they
can accomodate rows of canopy trees at the edges or in a boulevard treat
ment without loss of traffic carrying capacity. Rows of canopy trees are
needed to define edges of districts as well as primary streets.

Parking lots throughout the downtown are poorly landscaped, providing
unobstructed views of masses of cars. Buffering of parking lot edges
should be accomplished with pockets of landscaping rather than a con
tinuous, unbroken linear hedge or wall of plant material. Small flowering
trees in planters along parking lot edges provide little shade relief for
automobiles. Intersections should not be obstructed by plant materials.
But if carefully placed, trees can be planted close to intersections
without obstructing views.

59



Special spaces in the downtown need enrichment by smaller masses of plant
ings for texture, color and fragrance. Use of plantings to frame important
views, particularly at entrance corridors to Grand Junction, is needed.
Concentrate on landscaping the entrance corridors and principal arterials
first, leaving lesser used areas to a later phase. Reinforce entry image
of Seventh Street by continuing the median and rows of canopy trees through
the downtown. The park—like setting of the City/County Complex provides an
excellent amenity for the downtown. Pedestrian ways need to be reinforced
and delineated through increased use of shade and flowering trees. Several
key buildings need development of site identity through addition of plant
ings and open lawn.

Street tree planting programs should be regarded as a unifying element for
the downtown and can help to unify roadway corridors, minimizing visual
clutter, defining special areas, and enhancing visual image views. Decidu
ous trees provide shade in sunnier and allow penetration of warming sun in
winter. Reduction of heat buildup in landscaped areas by shading surfaces
reduces uncomfortable radiant heat in sumner months. Shading of buildings
can reduce load on air conditioners as well. Shade on paving surfaces
reduces glare. The selection of a variety of shade trees for use as street
trees will avoid mass depletion of vegetation due to unexpected disease.
Keep plantings uniform by street for continuity of form and texture. Alter
species by direct or alternate streets. Establishment of planting ease
ments can reduce conflicts with utility corridors. Plants can also be used
to reduce or direct wind. Plants as filters for particular pollutants is
questionable. Plants help curb erosion by stabilizing soil and swales and
on stream banks and by reducing the impact of rain on soils. Plant materi
als should be used in scale with the problen to encourage dramatic planting
and massing as opposed to isolated solutions.
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The Development Strategy For Downtown



1
THE DEVELOPMENT STRATEGY FOR DOWNTOWN

Policies for Implementation

Statements of Policy adopted by a public body provide a firm basis and

guidance for planning and implementation decisions. A number of those most

pertinent to the downtown’s revitaHzation are included below, and are

incorporated herein to the Downtown Development Strategy. It is vital that

in both conception and application policies drafted for the downtown and

those drafted for other areas of the community be complementary and suppor

tive of the total community interest. Downtown interests are integrally

linked with all of Grand Junction, by law, by history, by financial base,

by politics, and by need.

The Policy Statement on Downtown Development, adopted by the Grand Junction

City Council in April 1981, contains these specific policies and actions,

suitable for implementation policies as an element of the Downtown Develop

ment Strategy:

1. Redevelopment of and reinvestment in the downtown is a major
priority for the City over the next five years. The City will
encourage and assist the private sector in such redevelopment and

reinvestment.

2. The City, with the assistance of the Downtown Development Au

thority, will actively pursue appropriate new commercial and
residential developments, necessary public improvements and
mechanisms to assist with the renovation or restoration of older

properties.

3. Redevelopment of the downtown should occur in concert with

developtient in other areas of the City and should not be adverse
ly affected by new development outside of the downtown.

4. The City will assist the DDA, downtown merchants and downtown

property owners to establish a downtowfl Parking District as
authorized by Ordinance No. 1807 of April 1979, and to improve

the landscaping and management of public parking lots, parking

signage, and traffic circu’ation and signage.
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5. The City will assist the State to develop a State Office Building
in the downtown.

6. Industrial Development Revenue Bond financing will be provided
to downtown developers for appropriate economically feasible
projects in accordance with state and federal statute.

7. Tax Increment Financing will be implemented to complement appro
priate economically feasible private development projects in
accordance with state law.

8. Alleys will be vacated to acconmiodate new development provided
that such vacation is necessary for the successful development
of a project where the developer holds title to adjacent proper
ties and construction is imminent.

9. Air rights or easements over street rights-of-way will be pro
vided, provided such vacation, air right or easement is necessary
for the successful development of a project when the developer
holds title to adjacent properties and construction is imminent.

10. The City will apply for federal and/or state financial assistance
to complsnent private development efforts when the development
and application are consistent with the conditions of the federal
or state assistance program.

11. The City will revise zoning, land use and building regulations in
accordance with the recommendations of the Downtown Development
Strategy to facilitate downtown redevelopment provided such
revisions do not adversely affect the health or safety of the
downtown coanunity, e.g., height, setbacks, mixed uses, etc.

12. Parking requirements will be negotiated for downtown development
projects considering the availability of public parking, the
economics of the project and the parking needs as determined by
the lender and tenants.
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13. Municipal utilities will be relocated to accmnodate new devel
opment, and the City will continue to implement the agreement
with Public Service Co. of Colorado and Mountain Bell to under
ground their utilities.

14. The City will finance public improvements in conjunction with
private development projects through special improvement dis
tricts, revenue bond financing, tax increment financing, grants
or, when appropriate, general fund financing.

15. The City will continue the Main Street drainage and lighting
improvements considering the design recommendations of the
Downtown Development Strategy.

16. The City will consider the designation of a historic district in
the downtown and the adoption of design guidelines in accordance
with the recommendations of the historic structure survey and the
Downtown Development Strategy.

17. The City will consider the utilization of the property tax
deferral mechanism authorized by Section 39—5—105, CRS 1973, as
anended, to encourage the renovation and restoration of older--
more than 30 years old——properties, residential and commercial
(with Council designation).

18. The City wil extend Horizon Drive frcmi 7th to 1st Street and
upgrading Horizon Drive and 1st to arterial status.

19. The City will pursue the preliminary design and feasibility
analysis on a community performing arts/civic events center for
eventual location in the immediate vicinity of Two Rivers Plaza.

These policies adopted by the City Council, as an element of Ordinance No.
1967, on May 20, 1981 are also appropriate for action here. Those most
relevant are as follows:

63



20. New and exciting developments are encouraged to provide for
beautification and enhancement of the climatic environment to
establish a pride of coarunity, maintain acceptable air quality
and assist in energy conservation. This will be considered of
special importance along major transportation corridors.

21. Land in close proximity to jobs, services and public facilities
will be encouraged to develop more intensively and at greater
densities.

22. All ordinances which affect land use and development, such as
subdivision and zoning regulations, housing and building codes,
and any other local land use related regulations will be period
ically reviewed.

23. In order to insure public safety and minimize public costs,
proposed land uses will respond to the soil, erosion, and surface
geologic characteristics of the development site by proper
design, engineering and construction.

24. Multiple use structures and the development or redevelopment of
large parcels is encouraged.

25. Develop and support design guidelines that will provide assis
tance regarding design considerations such as: restoration of
historic or architecturally significant structures, renovation of
rear facades facing alleys, signage programs, lighting, trash
containers, etc.

26. Develop and support a parking system which will acconwodate the
multi—purposes of the C8D, e.g,, provision of employee parking,
shopper and visitor parking, with concern for encroacFmient upon
the periphery residential areas.

27. Periodically re—evaluate and establish circulation patterns in
the CBD to insure the best integration of pedestrian bicycle and
motorized traffic.
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28. Clustering residential uses through planned redevelopment is
encouraged to retain open space areas, harmonize development with
the landscape, insure compatibility with adjacent uses, minimize
the cost of public service delivery, provide a variety of resi
dential lifestyles, permit imaginative design and prevent waste
ful fuel conswiption.

29. Building and occupancy codes as well as approved development
plans will be strictly enforced.

30. Renovation of existing comercial areas and structures is encour
aged. Strip conunercial developments are discouraged and should
be avoided whenever possible. It is also the policy to reinforce
existing counnercial areas which are associated with servicing
population centers, new communities or new subcommunities.

31. Comercial developments should be aesthetically pleasing and
special attention should be given to parking, traffic circulation
and safety for both motorists and pedestrians.

32. Industrial development is encouraged; however, this land use will
be compatible with surrounding uses and the natural environment.
Special consideration will be given to transportation access, the
provision of public facilities and services, and environmental
characteristics (smoke, particulate matter, dust, odor, noise,
funes, vibration, radiation and water pollution).

33. Arterial streets will serve through traffic, and provide mimimal
and safe access to abutting properties. Little or no parking
will be allowed along an arterial street.

34. High voliane and fast moving traffic through residential neighbor
hoods will be discouraged.

35. Alternative modes of transportation are encouraged and feasible
alternatives will be supported.
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D

36. Street and road systans will be designed and enjineered to ke
safe, efficient, cost effective and efficient to maintain.

37. Concentration of drive-up facilities should he discouraged, with

U the impact on adjacent uses — especially in regard ti residential
areas - considered for each use in a case-by-case basis.

U 38. Drive—up window’s vehicular traffic pattern should nit cinflict
with other vehicular and pedestrian traffic (for example, sit—
down restaurant traffic). This includes control if the speed of

U
the traffic, as well as the flow.

39. Drive—up facilities should not require traffic to travel com
pletely around the facility and egress at the point of ingress.

U 40. The area between the front of the building and the street should
have buffer areas (i.e., landscaping, etc.).

El

J 41. Drive cuts in proximity to major intersections should not be
permitted if they are deened hazardous.

U 42. Traffic circulation should be designed to prevent undue traffic
burdens at median breaks or intersections (U—turns, etc.).

[1 43. The First Street Corridor, from Kennedy to South Avenue, and
J from Spruce Street to Second Street, requires special attention:

A. Because First Street is a heavy traffic carrier, the follow—

9 ing should be considered;

(1) A raised median should be considered fir parts if First
Street with turn bays when necessary.

(2) Curb cuts should be limited and consolidated.

1 (3) Parking should nit be permitted to back into First
Street.

j (4) Uses deated to be traffic hazards should be discouraged.

1
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B. All utilities in the corridor should be put underground.

C. Cooperative parking should be encouraged to the rear of the
businesses whenever possible.

0. Pedestrian circulation should be accommodated and protected
along and across First Street with sidewalks constructed and
expanded.

E. Incentives should be explored and developed to encourage
redevelopment along First Street.

F. The First Street corridor should be aesthetically treated so
as to assLine a positive character.

G. Second Street should be designated as a street with bikeway
in this area.

H. The area of the corridor south of Grand should be rejuvenated
such that redevelopment would be compatible with the “Super—
block” proposal between First and Third Streets and between
Rood and Colorado.

I. Business and retail uses are the highest priority uses in the
corridor south of Colorado, but high density residential uses
should also be encouraged.

J. High—rise (10—12 story) structures may be appropriate in this
corridor if they are not incompatible with the adjacent uses
or scale.

44. The Seventh Street Corridor, from North Avenue to Struthers
Avenue, should retain existing uses and zones.

45. All local government entities should coordinate identified short
and long term capital improvement needs, plans and projects. The
City and County should work together in coordinating their
respective capital improvement progr&ns. Coordination with other
local governmental entities and special purpose districts is also
supported as an integral part of the capital improvement process.
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46. Make every attenpt to install capital improvnents with local
financial resources. However, due to the magnitude of needed
capital improvements, the City will apply for State and Federal
assistance.

47. The provision of utilities should guide the location of new
development and should be supportive of planned land use pat
terns. The use of existing facilities and services should be
maximized to insure the use of present public investments before
undertaking new ones.

48. Land needed now and in the future for recreation and open space
purposes should be preserved.

In addition, these particular policies not covered in the previously
adopted documents need to be incorporated into the Downtown Development
Strategy.

49. Development and construction within the downtown area will be
subject to site plan review and approval. This will require an
expanded and improved zoning ordinance and development controls
for the downtown. The Downtown Development Authority will
participate in review and coment on development and construc
tion in the downtown.

50. The Commercial Renovation District is intended to provide a
concentration of pedestrian oriented businesses. Since space is
limited within the District, parking is not the most appropriate
use, and provision of parking as required by ordinance will not
be required within the District.

51. The City should assume responsibility for providing adequate
parking for uses located within the Commercial Renovation Dis
trict, including replacenent of current spaces within the Dis
trict lost due to expansion or new development should be met by
the development on property outside the District but within 500
feet of the developed property.
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52. The City should work with the developers of proposed projects in
the Commercial Renovation District to accommodate replacement and
new parking needs.

53. Outside the Commercial Renovation District, the City should
assist business to meet parking requirements through land assen—
My, financial or technical assistance, or waiver of a portion of
requirement when special conditions warrant, or when opportuni
ties for sharing due to nighttime or weekend use are present.

54. The Museum of Western Colorado is an appropriate downtown cul
tural resource; the City will assist the Museum in achieving its
goals by whatever means possible to maintain the institution
downtown.

55. A Performing Arts Center is an appropriate downtown Grand Junc
tion activity, and should be developed in proximity with suppor
tive uses and activity centers.

56. Conversion of historic or landmark residences to cofmllercial uses
is not encouraged except within designated Districts and Sites,
as a necessity to ensure their preservation.
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Zoning For Implementation

The current zoning ordinance does not provide for review of proposed
developments for site plan concerns except in those cases requiring major
rezoning. It would be advantageous for the Downtown Development Authority
to serve as the site plan review agency on all major developments in the
downtown area.

A potential method of achieving site plan review is to amend the Downtown
Commercial Zoning district regulations by incorporating a site plan
submission requirement. In this way, any expansion or new construction
would be reviewed by appropriate agencies in order to assure compliance
with downtown plans.

Concurrently, a planned unit development ordinance should be prepared and
adopted by the City. Identified as a special use within the downtown
zoning district, this ordinance would allow flexibility from the standard
design requirements typically applied in downtown development. When
reviewed as a special use, site plan submission continues to be a require
ment with variation from standard controls an option, subject to approval.

Planned development controls in the downtown, if they are based on a
variation of the current Planned Development Control ordinance, might be
applied as shown in Figure 20, and contain the following “sub—lots.”

PB lot 1 Renovation Area, emphasizing 8—3 uses.

PR lot 1 Housing Redevelopment Area, emphasizing cluster development
and internal circulation.

PR lot 2 Neighborhood Housing Renovation and Conservation Area,
intended to prevent further office conversion.

PB lot 2 Multi—Use Development Area, emphasizing hotel/office/
convention uses.

PB lot 3 Transition Business/Office Area, providing support
services.
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PB lot 4 Coninercial Area, upgraded from C—i to 8-3, to include
cultural and neighborhood services.

PB lot 5 Mixed Use Area, providing support for the multi—use
developnent activities.

PB lot 6 Professional Small Office Area, providing a transition
from coarercial center to the residential areas.

PB lot 7A Primary Government Office Area, with emphasis on shared
facilities and intensive day use for government services.

PB lot 78 Secondary Government office area, for public safety
services.

PB lot SA,B Mixed Light Intensity Professional Office Area, providing
a limited area for conversion of homes to small offices.

PB lot 9 General Office Area, providing opportunities for 3—4
story structure, with on-site parking and setbacks to
preserve residential areas.

PB lot 10 General Office, providing a small center for light uses.

PC lot I Research/Technical/Light Industry Park, providing
multi—use area, and opportunities for a food market,
regional transit facility.

PC lot 2 Heavy Connercial, Warehousing Area.

P1 lot 1 Light Industrial Area, with a need to maintain a strong
buffer.

PREC City Parks, with residential usage euphasis.
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Implenentatlon Tasks

The process of redevelopment impleuentation is an ongoing one, and one not
achieved overnight. The significantly wide range of activities involved in
implsnentation include the following:

1. Planning and Design Services: These include not only generalized
planning and design tasks, but the detailed architectural and
engineering design involved in the construction of new facilities and
structures. These are usually provided by private professionals, but
require review and coordination by City departments..

2. Establish Organizations: In addition to the Downtown Development
Authority and Downtown Associations, it may be advisable to establish
local development corporations, authorities, or ad hoc groups whose
sole purpose is acquisition of land and project dëi’elopment for
specific projects.

3. Legal and Technical Services: These most frequently include the
surveys to establish title and those engineering surveys necessary to
establish clear access, knowledge of utility systems, and determination
of costs involved in a project. These are usually provided by private
professionals, but require review and coordination by the City depart
ments.

4. Land Option, Assembly, and Acquisition: In most multi—property
projects, the problem of acquiring clear title to the land may well
involve all of these activities These can be done by both private
developers and City departments or Authorities, and require a clear
plan and awareness of the goals of both the public and private sectors.

5. Property Sale, Purchase, Exchange, and Lease: In some cases, it may
be necessary to exchange or sell property to allow the assemblage of
significant parcels. This is an appropriate activity for both private
and public sectors.
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6. Property Clearance and Demolition; This involves the demolition of
structures and utility systems which may be underground. It is an
often overlooked task, and one which can lead to unexpected delays and
costs.

7. Site Improvements and Installation of Utilities: Preparation of land
to allow construction and occupancy of a project includes reconstruc
tion and upgrading of utility systems to serve the project. Special
environmental concerns can appear here, and need to be anticipated.

8. Relocation and Moving: This may involve assistance to current resi
dential, coniiercial, or industrial owners or tenants. Movement of a
structure, to achieve clearance, or to provide a more developable
parcel. Move—in costs and time for new occupants, once construction is
achieved, needs to be considered as well.

9. Construction: Usually done by private professionals, but occasionally
with public—private sharing of tasks where special expertise is needed.

10. Financial Assistance: The DDA may be useful in steering a prospective
developer to conventional financing, or in preparing a package of joint
public and private financing prograns.

D li. Bond Issuance and Redemption: This is required when public improve
ments, or public guarantees of private improvements through IRB’s, are
an element of the project. It requires skilled professionals.

12. Bidding and Construction Contract Award: Depending on the nature of
the project, this may be best handled by public or private profes
sionals.

13. Development Control and Monitoring: The City and DDA need to insure
their involvement at all stages of a project and apply lessons learned
to subsequent efforts. This includes zoning, permits, environmental
safeguards, financing monitoring, and contract monitoring. It requires
cooperation between the private and public sectors.
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14. ConstructIon Management: This is provided by either a skilled public
agency or private sector specialists. It can help to assure completion
of a project on time and within budget, and on complicated projects may
become an absolute necessity.

15. Supervision of Project Planning and Design: The responsibility of the
City and ODA, this calls for the establishment of a close working
relationship between public and private professionals, and an under
standing by both of the goals and performance needs of the other.

16. Leadership: The most important task facing the implementation team.
The City has a key role here, and needs to designate this responsi
bility to one agency. The ODA can best serve this function, but will
need the full support of City leadership, management and technical
departments.

D
17. Recruitment and Promotion: The Downtown Development Authority Work

Progran for 1981 is solidly based on appropriate policies for the
downtown, and contains a number of other tasks of recruitment and
promotion. Annual updating of the work program should continue, and
should contain implementable task elements.
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Implementation Tools

A wide variety of tools are available to the City of Grand Junction and
the Downtown Development Authority for the implementation of this and
additional planned improvements in both the public and private sector.
These tools vary in their complexity and their usefulness to the comunity.

1. Most important of these to the implementation of this development plan
is the Downtown Development Authority. Under Colorado legislation,
the Downtown Development Authority has the power to acquire by pur
chase, lease, license, option or otherwise, any property and to
improve land and to construct and operate buildings and other improve
ments on it as well as to act as solicitor by any property owned by or
under its control. The Authority can issue revenue bonds for the
purpose of financing its development facilities. In addition, the
most important of the Authority’s current powers is Tax Increment
Financing.

2. Industrial development bonds, issued by the City after review by the
industrial bond conunittee, are also an extremely powerful tool, which,
to date, have not been directed in significant form to the downtown
area. Although maximum and minimum loan or bond amounts change for
industrial development bonds, they currently allow bonding for pro
jects up to 20 million dollars in size if combined with an Urban
Development Action Grant. To date, the Downtown Development Authority
can only act as a finder for feasible projects. These industrial
development bonds are currently available for projects in the down
town.

3. Tax Increment Financing is an extremely important tool for the imple
mentation of this plan. Tax increment financing can provide for the
construction of public improvements in a project area. A TIF district
can he established by the City Council and the ODA, and requires an
election to authorize issuance of bonds.
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4. General improvement districts offer an opportunity to fund public
improvements in a larger, generalized area and can be of use for the
overall downtown. General improvements districts may be of importance
here as an overlay to allow wider improvement throughout the downtown
area. General improvement districts become a taxing unit with the
power to construct or install public improvements including off—street
parking facilities.

5. The City also has the power to establish and maintain a pedestrian
mall under the Public Mall Act of 1971. This act provides for both
fully pedestrian, or pedestrian/vehicular transit malls such as the
existing Shopping Park. The City could conceivably employ this act to
provide for the construction and payment for improvements throughout a
general improvement district or a smaller conniercial renovation area.
The statute authorizes the City to levy a special assessment against
property within the district to be expended for the maintenance,
operation, repair or improvement of the mall.

6. Parking revenue bonds can be issued by the City to provide for the
construction, maintenance and operation of public parking facilities,
buildings, stations or lots and to pay for their costs by a general
tax levy or otherwise by the issuance of revenue bonds. The principal
and interest on such revenue bonds can be paid for solely out of
revenues assessed and collected as rentals, fees, or charges from the
operation of such facilities or from parking meter renewals, rentals,
or charges.

7. The City also has the authority, under the Public Parks Act, to
establish, maintain and acquire land necessary or proper for boule
vards, parkways, avenues, driveways and roadways, or for park or
recreational purposes for the preservation and conservation of sites,
scenes, open space, and vistas of scientific, historic, aesthetic or
other public interest. Monies in the park fund can also be used for
the maintenance and improvement of parks, parkways, boulevards,
avenues, driveways, and roads.

8. The City and the DDA have the authority to enter into long-term
rentals and lease—holds, both for undeveloped or improved property.
In addition, intergovermental cooperation agreements can be used to
establish and provide for joint use of public services or facilities.

77



9. A local, nonprofit development corporation may be necessary to provide
coordination for large, private, multi—property developments. Indus
trial developments, Inc. is currently established as a nonprofit
development corporation but additional corporations such as this may
be necessary and should be encouraged if coordination can be ensured.

10. The Capital Improvements Program established by the City and the
County is a major tool for insuring that public improvements are
installed and maintained consistent with the goals and priorities of
the convnunity. The CIP process needs to be formalized, and structured
in such a way that recommended needs and projects are consistently and
thoroughly evaluated in light of City priorities over a five year
period. The UP needs to become a stable groundwork for municipal
capital expenditures. Downtown projects should be set aside in a
separate category, and prioritized on an annual basis.

11. By State statute, tax deferral or short term abatement of property tax
assessments is available to owners of certain older buildings who
improve their property through renovation. This is available for
private home owners without special designation of their areas as a
renovation district. For commercial property owners, a commercial
renovation district must be established to allow deferral.

12. General expenditures of the community’s budget to provide, technical
assistance for developed property usually take the form of reviews of
compliance with development control regulations, or for connection or
alteration of City services. These usually can be structured with a
fee schedule to be self supporting.

13. Careful review and application of the zoning and development control
ordinances can be a major tool in achieving a downtown that looks good
and works well. Zoning must be founded on a well founded plan and a
strong set of policies approved by elected officials.
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Lt 14. Urban development action grants, and cormnunity development block
grants are federal programs offering assistance for a wide range of
development and renovation activities. There are strict qualification
requirements, and each years funding level is subject to changes in
federal policy and national economic shifts.

15. Main Street program technical assistance, and historic structure
designation are programs under the auspices of National and State
Historic groups. Incentives for the preservation and judicious re—use
of historic buildings are available, and geared to the needs of
private owners.

16. Conventional financing is the normal course for most development
projects. Recent interest rate fluctuations have led to greater use
of devices such as the reduced rate loan pool established by the
DDA.

17. Various other Federal and State agencies offer specialty grant or
technical assistance services for public improvement. Here, these can
include:

Federal Highway Administration and Urban Mass Transit Administration

Joint budget convnittee decision and expenditure

Housing authority at the local, state and federal level

Highway users trust fund
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Implementation Strategy: First Phase
YEAR 1 YEAR 2 YEAR 3

As shown on the accompanying chart, certain of these implementation
strategy actions need to occur between the current period and January 1,
1982. The remainder of these implementation steps are scheduled to occur
over a period, between now and late 1984. These activities are shceduled
in four major stages. The first is titled “Tax Increment Financing Start

Li Up Period.” It concentrates mainly on the establisi-mient of a tax increment
financing district, which is viewed as a primary implementation device for

U downtown improvements. Phase I, following the HF Start Up involves the
establishment of alternative financing mechanisms as well as achieving
initial movement on major redevelopment projects. The second phase in—

U
volves the implementation of additional renovation financing improvements
from both th epublic and private sector. The third phase involves the YEAR I YEAR 2 YEAR 3
long—term implementation of financing and administrative action techniques.

1. The first step in the implementation strategy is the adoption of the p

Downtown Development Strategy Plan and the continuation of the city-
wide planning process. The agencies primarily responsible for this are
the City and the Downtown Development Authority. Special studies and

_________ ______

plans need to be developed for the following:

a. Tax Increment Financing Plan
b. Design Guidelines for Downtown Se
c. Parking Management
d. Traffic Management —:e. Zoning and Development Control Revisions
f. Housing Rehabilitation
g. Landscape and Street Lighting Plan
h. Detailed Improvement Designs
i. Retail Mix and Recruitment

TIF START-UP TASKS, STAGE ONE

2. The City should designate the Downtown Development Authority as the
Planning Implementation agency for these improvements.
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YEAR 1 YEAR 2 YEAR 3
3. The City and ODA need to develop a detailed downtown impleuentation

strategy and an annual work program based on fundable projects and
activities.

4. The ODA needs to designate its ultimate boundary as that for the
downtown.

5. The DDA and the City need to develop and adopt a tax increment financ
ing plan and freeze the assessments at the January 1981 level.

6. The City and the ODA will have to hold tax increment financing bond
elections.

7. The DDA should establish and implement a tax increment financing
district and establish a commercial renovation district for that area
within the TIF district along the Main Street Shopping Park, and
designated renovation sites.

STAGE TWO

8. The DDA and the City should prequalify for selected State and Federal
Assistance Programs. Although the exact use of these programs at the
moment may not be clear, it is important that the City establish itself
as qualified and interested in these funding programs.

9. The DDA and the City should select and establish funding mechanisms
for the commercial renovation district. These include those programs
currently in place, such as the Loan Pool and others which require
certain administrative and City actions such as the designation of the
commercial renovation district to allow the tax deferral program. In
addition, the Mall Act of 1970 may offer opportunities which the City
and the DDA should explore. The establishment of a special assessment
district for the commercial renovation district will allow the funding
of public improvements.
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YEAR 1 YEAR 2 YEAR 3

10. The City and the DDA need to prepare and adopt Planned Unit Development
Districts or other revisions to the zoning ordinance. At this time,
the DDA needs to be installed as the Site Plan Approval Agency for all
activities in the downtown.

11. The City, with DDA assistance, needs to provide Industrial Development
Bond financing for projects in the downtown.

12. The DDA and the City should coordinate market analysis studies, site
plan designs, and packaging for projects such as the multi—use
office/hotel/convention center.

U 13. The DDA, the City, and the Grand Junction Housing Authority should
coordinate the development of market analysis studies, design studies,
and packaging of properties for the Housing Redevelopment Project.

14. The DDA and the City should coordinate the market analysis, design
planning, and packaging for the Entry Development Project area.

15. The City, the DDA and the Joint Budget Committee of the State Legisla
ture will need to coordinate selection of the site and provide planning
assistance for the State Office Building.

16. The DDA will need to coordinate design and development in a number of
other project areas, and should be aware and anticipating the develop
ment of these.

STAGE THREE

D 17. The DDA should implement major Commercial Renovation District finan
cing. In addition to the currently available Loan Pool, this can
include the special assessment district, the Mall Act of 1970, or the
tax incentives under the Historic Preservation Act of 1978
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18. The DDA and the City should designate the Neighborhood Renovation
District as one in which special tax deferral incentives as well as
incentives under the Historic Preservation Act of 1978 are available
and encouraged. This designation is not necessary to allow access to
these programs by homeowners; however, the designation itself may prove
an incentive to greater rehabilitation and renovation of the area.

19. The DDA and City should establish public and private financing mechan
isms for the neighborhood renovation district and the downtown area as
a whole. In addition to those tax deferral incentives mentioned above,
these may include: the establishment of a general improvement bond
district for the area; use of Grand Junction Housing Authority incen
tives and programs; and those financing techniques available through
the Colorado Division of Housing, Colorado Housing Finance Authority,
as well as Federal Programs such as the Connunity Development Block
Grant.

STAGE FOUR

20. The private sector, with DDA assistance, may need to establish and
incorporate a local, private, non-profit development corporation. This
corporation may be established for special projects, or may in fact
begin to serve as an overall private partner to the Downtown Develop
ment Authority.

21. The Local Development Corporation may begin to coordinate implementa
tion of the development of the downtown, taking some of the burden
from the publicly financed DDA.

22. The City and DDA should adopt a parking management plan and may need to
develop, adopt, and implement a parking district and a future parking
development plan. Financing mechanisms for this include parking
revenue bonds. In addition, a special study should be conducted
to ensure that parking is provided and financed in a way amenable to
downtown redevelopment.

YEAR 1 YEAR 2 YEAR 3
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23. The City should implement parking district improvements funded by
the parking revenue bonds.

24. The City, the DIM, the County, State, Federal, and the School Board may
all wish to establish inter—governmental cooperation agreements for the
joint provision and use of facilities and services. Such an example
may occur in the governmental office district for the provision of
parking or other maintenance, or property/street improvement activi
ties.

25. The DDA, City and the County may establish and monitor the Capital Im
provements Projects and process. The Capital Improvements process
needs to be priority based and needs to reflect solid input of the
DIM.

26. The ODA, with the cooperation of the City and County, needs to estab

lish
priorities and funding for Federal, State urban transportation

systems requirements. These may include improvements to those major
state highways bypassing or going through the downtown. It may require

U application or involvement with the Federal Highways Administration,
the State Highway Users Trust Fund, the Colorado Department of High
ways, the Federal Urban Mass Transportation Administration and perhaps
the State’s Energy Impact Assistance Funds.

27. City and DIM should establish financing for park, boulevard, median and
landscaping improvements. The funding mechanisms for these, in addi
tion to highway construction sources, may include the Public Parks Act
which would allow this kind of construction. The City does not cur
rently take advantage of this program.

28. The City and the DDA should evaluate and develop special land develop
ment regulations in addition to the implementation of planning and
development or acceptable and legal alternatives in the downtown. This
could include exploration of feasibility of transferrable development
rights, condominiinn law applications to private home improvements, and
the use of air rights in certain congested areas of the downtown.

YEAR 1 YEAR 2 YEAR 3

••i •i ••i ••• e.
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Public Improvement Projects

The primary implementation district at the start of Phase One Implenenta—
tion is the existing jurisdiction of the Downtown Development Authority.
The implementation strategy calls for the ultimate expansion of the
DDA boundary to include that area currently regarded as the overall down
town, bounded by Ouray, Twelfth,and by the railroads and on the south and
west to allow the inclusion of property outside the current DDA boundary in
the tax increment financing district.

In addition, special areas such as the Coanercial Renovation District, or
Sites, shown in Figure 21, should be established to provide for the appli
cation of special incentives and improvement in that area where improvement
will be built primarily around renovation of existing structures. Within
that area, special improvements such as tax deferral, not available in the
other areas, will need to be applied. The area west of Eighth Street
should be designated by the Downtown Development Authority, as a neighbor
hood renovation district and targeted for special residential maintenance
and stabilization programs.

Implementation responsibility for the downtown development strategy should
be vested primarily in the Downtown Development Authority. The DDA,
working with the City, should take imediate responsibility for major
actions, including these:

1. Land acquisition and exchange for designated develoxient projects;

2. Planning and coordination for the provision of utilities for
private development proposals;

3. Providing assistance to •the State to insure the location of the
State Office Building facility in the downtown area;

4. Assisting the Museum of Western Colorado in finding suitable
expansion space in the downtown area.
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In addition to these general actions, a series of physical improvement
projects are contemplated in the downtown area to complement and provide
incentive and conditions to private development. These are proposed in two
major phases, the first scheduled for an approximate three (3) year period
(Figure 22).

PROJECTS

1. Renovation of the Main Street Shopping Park. In addition to the
improvement of facades along the shopping core now being funded
by the loan pool administered by the Downtown Development Au
thority, it is recommended that improvements to the landscaping,
and street furniture, and lighting be accomplished, as described
herein.

2. Improvements to Alleyways. The improvements in alleyways pro
posed herein include utility systems underground, a general clean
up of the area, resurfacing, and improvements to pedestrian
through-paths and parking areas.

3. Improvements to Rood Avenue. The 19.5 foot traffic lanes should
be narrowed to 12 feet, and canopy trees and the improvements
described herein should be added. The street should be returned
to two-way traffic.

4. Improvements to Colorado Avenue. Traffic movement lanes should be
narrowed from 19.5 to 12 feet, canopy trees and the street
improvements described herein added, and the one—way traffic be
changed to two—way.

5. Improvements to Seventh Street. This involves the extension of
the boulevard from Grand to South. This will require minor
alterations to parking along Seventh and the installation of a
landscaped boulevard down the center of Seventh. It will require
minor narrowing of the traffic lanes and will improve the move
ment of traffic along Seventh.
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6. Restoration of Whitman Park. The improvements proposed to
Whitman Park include clean up and modification of the landscape
and improvements to the lighting to improve safety and reduce
loitering, these improvements will enhance its use as a neigh
borhood park for the contemplated future housing development
project.

7. Construction of Pufferbelly Park. This will involve the acquisi
tion of land and clearance of several buildings to create a park
buffer for the residential development area, and improve the
setting for the Pufferbelly Station projects.

8. Construction of a plaza at Second and Main to include a large
sculpture fountain. This project is anticipated as a public
improvement to provide incentive for the future development of a
multi—use hotel and office facility in close proximity to Two
Rivers Plaza and to provide incentive for a performing arts
complex at that location.

9. Relocation of Regional Bus Terminal. This terminal needs to be
relocated to a site more appropriate for regional transportation,
and to allow improvements in the neighborhood of its current site
to occur. The project will involve site selection, acquisition
and development, plus clearance and acquisition of its current
property.

10. Image Improvement at Seventh and Main. This project involves
improvements in parking, lighting, landscape, and signage at the
entry to the Shopping Park. In the future, the site can serve as
a Comunity Bus transfer point, dependent upon installation of a
line haul bus facility progr&n in Grand Junction.

11. Identify and Designate Future Deck Locations. It is recomended
that the City and DDA identify specific locations for future
parking decks and acquire and maintain these properties as
development staging areas to encourage and provide incentive to
future development.

12. Restoratton of Emerson Park. Similar landscape, lighting and
facility improvements as reconended in Whitman-Park are proposed
here.



PRELIMINARY COST ESTIMATES

The following cost estimates are for typical block or work areas and are
based upon current (October 30, 1981) construction costs. The individual
unit costs used are slightly inflated to include approximately 10% contin
gency to cover related work not itemized. These estimates were prepared
without the aid of accurate existing condition surveys or detailed develop
ment plans. The estimates do not include any allowance for major under
ground work except as noted, or for unforeseen construction problems.

The final cost figures are given in a range from the base estimated cost to
a figure escalated 25% to cover many of the unknown conditions and require
ments that often occur on projects of these types.
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MAIN STREET SHOPPING PARK UPGRADE
COST ESTIMATE — TYPICAL BLOCK
28 OCTOBER 1981

Item Units Cost/Unit Total

I. WORK ITEMS

Remove dead trees 6 EA $ 50.00 EA $ 300.00
Install low plantings in

planters 6 EA 150.00 EA 900.00
Remove existing planters 6 EA 150.00 EA 900.00
Prune existing trees 12 EA 80.00 EA 960.00
Paint existing shelters Allow 500.00 500.00
Reconstruct brickwork Allow 2,000.00 2,000.00

SUBTOTAL: $ 5,560.00
+ 25% contingency and general conditions: 1,390.00

$ 6,950.00

Say; $ 7,000.00

II. CONSTRUCT SMALL FOUNTAIN FEATURE

Allow $12,000 to $25,000 each
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I tern

I. SITE IMPROVEMENTS

Site Preparation

Units

TYPICAL ALLEY TREATMENT
COST ESTIMATE - TYPICAL BLOCK
28 OCTOBER 1981

Cost/Unit Total

Utilities

Entry trellis
Entry directory
Pedestrian lights

940 SY $ 6.00 SY
Allow 1,000.00

15.00 SY
5.00 SF

180.00 LF
50.00 LE

Allow 5,000.00
Allow 3,000.00

2,000.00 EA

$ 5,640.00
1,000.00

S 6,640.00

500.00
3,000.00

$ 3,500.00

9,300.00
14,500.00
37,800.00
10,500.00
5,000.00
3,000.00

14,000.00

$ 84,100.00

Remove alley pavement
Miscellaneous removals

Adjust existing mit covers
New inlets

Sit ework

5 EA
2 EA

100.00 EA
1,500.00 EA

New bituminous paint 620 SY
New special concrete 2,900 SF
Screen wall 210 LF
Curb/seat wall 210 LF

7 EA
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TYPICAL ALLEY TREATMENT
COST ESTIMATE - TYPICAL BLOCK
28 OCTOBER 1981

Item Units Cost/Unit Total

Landscape/Furnishings

Flowering trees 10 EA 200.00 EA 2,000.00
Planting bed 1,260 SF 4.00 SF 5,040.00
Bench units 5 EA 400.00 EA 2,000.00
Irrigation Allow 4,000.00 4,000.00

$ 13,040.00

TOTAL: $ 107,280.00

Budget ranges from $105,000 to $135,000 per block.

Item Units Cost/Unit Total

II. PUT OVERHEAD ELECTRICAL AND PHONE UNDERGROUND

Combination Electrical and
Phone duct bank 400 LF $ 35.00 LF $ 14,000.00

Utility manholes 3 EA 5,000.00 EA 15,000.00
Transformers 2 EA 4,000.00 EA 8,000.00
Secondary Distribution Allow 7,000MO 7,000.00

$ 44,000.00

Budget ranges from $45,000 to $55,000 per block.
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ROOD AND COLORADO AVENUE IMPROVEMENTS
COST ESTIMATE - TYPICAL BLOCK
28 OCTOBER 1981

Item Units Cost/Unit Total

I. SITE IMPROVEMENTS (Figure 24)

Site Preparation

Remove existing street 1,130 SY $ 8.00 SY $ 9,040.00
Renove existing curb 1,040 LF 4.00 LF 4,160.00
Remove existing walks (20%) 180 SY 5.00 SY 900.00
Remove existing lights 10 EA 250.00 EA 2,500.00

$ 16,600.00

Utilities

Adjust existing m.h. covers 16 EA 100.00 EA 1,600.00
Abandon existing inlets 6 EA 150.00 EA 9,000.00
New inlets and pipe 14 EA 1,500.00 EA 21,000.00
Miscellaneous Allow 3,000.00 3,000.00

$ 26,500.00

Sitework

Concrete curbs 1,060 IF 10.00 LF 10,600.00
New brick/concrete walks 7,800 SF 4.50 SF 35,100.00
Concrete replacement 1,600 SF 2.00 SF 3,200.00
Street patching 100 SY 15.00 SY 1,500.00
30’ lights 10 EA 3,000.00 EA 30,000.00
Brick crosswalks 1,600 SF 8.00 SF 12,800.00

$ 93,200.00
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ROOD AND COLORADO AVENUE IMPROVEMENTS
COST ESTIMATE - TYPICAL BLOCK
28 OCTOBER 1981

Item Units Cost/Unit Total

Landscape/Furni shings

Street trees 36 EA 500.00 EA 18,000.00
Tree grates 36 EA 350.00 EA 12,600.00
Benches 6 EA 800.00 EA 4,800.00
Trash receptacles 6 EA 350.00 EA 2,100.00
Low planters 8 EA 1,000.00 EA 8,000.00

$ 45,500.00

SUBTOTAL: $ 182,000.00

Budget ranges frm $180,000 to $225,000 per block.
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SEVENTH STREET BOULEVARO IMPROVEMENTS
COST ESTIMATE - TYPICAL BLOCK
28 OCTOBER 1981

Item Units Cost/Unit Total

I. SITE IMPROVEMENTS (Figure 25)

Site Preparation

Remove existing street 1,450 SY $ 8.00 SY $ 11,600.00
Remove existing curb 800 LF 4.00 LF 3,200.00
Remove existing walks (20%) 180 SY 5.00 SY 900.00

$ 14,800.00

Utilities

Adjust existing m.h. 10 EA 100.00 EA 1,000.00
Abandon existing inlets 6 EA 150.00 EA 9,000.00
New inlets and pipe 8 EA 1,500.00 EA 12,000.00
Miscellaneous Allow 2,000.00 2,000.00

S 24,000.00

Sitework

Concrete curbs 1,300 LF 10.00 LF 13,000.00
New brick/concrete walks 7,200 SF 4.50 SF 32,400.00
Brick crosswalks 2,400 SF 8.00 SF 19,200.00
30’ lights 6 EA 3,000.00 EA 18,000.00
Median lights 4 EA 2,000.00 EA 8,000.00
Irrigation Allow 4,000.00 4,000.00

$ 94,600.00
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SEVENTH STREET BOULEVARD IMPROVEMENTS
COST ESTIMATE - TYPICAL BLOCK
28 OCTOBER 1981

Item Units Cost/Unit Total

Landscape/Furni shings

Street trees (5” cal.) 18 EA 500.00 EA 9,000.00
Tree grates 18 EA 350.00 EA 6,300.00
Benches 4 EA 800.00 EA 3,200.00
Trash receptacles 4 EA 350.00 EA 1,400.00
Lawn planting 300 SY 3.00 SY 900.00
Low planters 6 EA 1,000.00 EA 6,000.00

$ 21,400.00

SUBTOTAL: $ 154,800.00

Budget ranges from $155,000 to $195,000 per block.

II. NEW TRAFFIC SIGNALIZATION

Budget ranges from $25,000 to $32,000 per block.
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WHITMAN AND EMERSON PARK IMPROVEMENTS
COST ESTIMATE
28 OCTOBER 1981

Item Units Cost/Unit Total

I. SITE IMPROVEMENTS

Site Preparation

Clear and grub shrub masses Allow 500.00 $ 500.00
Remove existing interior

walks 150 SY $ 5.00 SY 750.00
Remove existing rest rooms

(20 x 20) Allow 1,500.00 1,500.00

$ 2,750.00

Site Improvements

New walks 1,400 SF 3.00 SF 4,200.00
Pedestrian lighting 9 EA 2,000.00 EA 18,000.00
Lawn restoration 600 SY 3.00 SY 1,800.00
Benches/trash/signage Allow 5,000.00 5,000.00
Additional planting Allow 3,000.00 3,000.00

$ 32,000.00

TOTAL: $ 34,750.00

Budget ranges from $35,000 to $42,000.
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PUFFERBELLY PARK DEVELOPMENT
COST ESTIMATE
28 OCTOBER 1981

Item Units Cost/Unit Total

I. SITE IMPROVEMENTS

Site Preparation

Remove existing buildings
(120 x 60 x 20 high) 140,000 CF $ .12 CF 16,800.00

Miscellaneous removals Allow 2,000.00 2,000.00

$ 18,800.00

Site Improvements

Partial new curb 100 LF 10.00 LF 1,000.00
Earthwork 3,000 CY 2.00 CV 6,000.00
Concrete walks 8,000 SF 2.50 SF 20,000.00
Brick walks 5,000 SF 7.00 SF 35,000.00
Fountain feature

(40’ dia.) 1,250 SF 50.00 SF 62,500.00
Pedestrian- lights 8 EA 2,000.00 EA 16,000.00
Lawns and topsoil 1 AC 5,000.00 AC 5,000.00
Planting Allow 15,000.00 15.000.00
Site furnishings Allow 5,000.00 5,000.00

TOTAL: $ 165,500.00-

Budget ranges fran $165,000 to $205,000.
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First Phase

First Phase attention should be given to a concentration of improvenents
designed to upgrade the image and operations of the core connercial area.
On a year-by-year basis, these projects are recomended. Detailed explana
tions of the cost estimates are provided in the following section. All
cost estimates are preliminary and expressed in current $.

Year One:

a. Shopping Park Improvements, for the four block area on Main
between Seventh and Third, including two small fountains:

$22,000 - $28,000
24,000 - 50,000

$46,000 - $78,000

b. Planning and detailed design for services for Alleyway Improve
ments for years two and three:

$45,000 - $60,000

c. Miscellaneous planning and design studies described elsewhere:

$72,000 - $100,000

Year Two:

a. Alleyway Improvements, for the four blocks of alleys north and
south of Main between Fourth and Sixth.

$420,000 - $540,000

b. Planning and design for Rood/Colorado improvements for years
three and four.

$85,000 - $110,000
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Year Three:

a. Rood Avenue Improvements between Fourth and Sixth

$360,000 - $450,000

b. Colorado Avenue Improvenents between Fourth and Sixth

$360,000 - $450,000

c. Alleyway Improvements north and south of Main betweeen Sixth and
Seventh, and Third and Fourth

$420,000 - $540,000

d. Planning and design for Seventh Street Boulevard Improvements
for years four and five

$65,000 — $80,000

Total Cost Estimate

Year One $166,000 - $238,000
Year Two 505,000 - 650,000
Year Three 1,205,000 - 1,520,000

Phase One $1,876,000 — $2,408,000
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Second Phase

Second Phase attention (Years 4-8) should be given to completion of
downtown core area improvements, plus groundwork for major developnent
projects. The attached list of projects is incomplete past Year Five, and
should annually be completed and updated for the ensuing five years.

Year Four:

a. Seventh Street Improvements, from Grand to Colorado, not including
signal support changes

$620,000 — $780,000

b. Rood Avenue Improvements between Seventh and Sixth, and First and
Fourth

$720,000 — $900,000

c. Planning and design for Whitman and Emerson Park Improvements in
Year Five

$15,000 - $25,000

d. Planning and design for Pufferbelly Park development in Year
Six

$15,000 — $25,000

Year Four Total: $1,370,000 — $1,730,000
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Year Five:

a. Colorado Avenue Improvements between Seventh and Sixth, and First
and Fourth

$720,000 - $900,000

b. Seventh Street Improvements, from Colorado to Railroad Tracks

$550,000 - $685,000

c. Whitman and Emerson Park Improvements

$70,000 - $85,000

d. Planning and design for Main Street Improvements along a program
to be determined by development proposals in Years One through
Four, for the area from First to Third Streets

$40,000 - $60,000

Year Five Total: $1,380,000 - $1,730,000

Year Six:

a. Pufferbelly Park Development

$165,000 - $205,000

b. Land acquisition for parking- or development parcel assembly
assistance, to promote development

c. Planning and design for traffic engineering improvements at major
intersections
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d. Main Street improvements, from First to Third, including major
plaza dependent on stage of adjacent developments

e. Relocation studies, planning, design for Regional Bus Terminal

Year Seven:

a. Relocation of Regional Bus Terminal

b. Planning and design for First Parking Deck

c. Street traffic engineering improvements for selected locations

d. Planning and design for alleyway improvements north of Rood from
Seventh to First

e. Continued land acquisition and exchange to promote development

Year Eight:

a. Construction of First Parking Deck

b. Alleyway improvements for selected areas

c. Continued land acquisition and exchange to promote development

d. Planning, design and construction of cormnunity bus system transfer
point, or image improvements at downtown locations
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